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EXECUTIVE SUMMARY
Community Porch – Nightime Entry View

Park Lanterns – Nightime Entry View

EXECUTIVE SUMMARY
BACKGROUND AND OVERVIEW

The recovery and rebuilding process for a new recreation center is a high
priority for City Council. The City began the community participatory
process on August 9, 2016, with a special meeting at City Hall to
discuss ideas for amenities and services at Millbrae’s new recreation
center. In March, 2017, the City Council approved an Agreement with
Group 4 Architecture, Research, + Planning (Group 4) for architectural
planning and design services. The first milestone was a master plan
recommendation developed after significant community outreach.
The master plan recommendation included the new recreation center,
future gymnasium, and Central Park improvements.

May 2018 Farmers’ Market kiosk event

The master plan, completed in January of 2018, laid the groundwork
for the new recreation center and campus vision, with programming,
operational, and site recommendations. The new 25,900 square foot
recreation center is envisioned as a flexible, vibrant facility and multigenerational hub for the community, supporting recreational and social
needs of all kinds. Operations and ongoing maintenance are important
considerations in the planning and design process. The recreation
center is designed to support independent use of various activity
spaces that minimize operational costs and provide increased benefits
to the entire community.
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The 15,800 square foot (SF) Millbrae Community Center located in
Central Park at 477 Lincoln Circle was tragically lost to a major structural
fire on July 21, 2016. Since the fire, the City has set up an interim
Community Center located in a modular complex near City Hall, and
has coordinated with partners to maintain ongoing programs.
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The City of Millbrae has long been dedicated to promoting vibrant
community life through lifelong learning, cultural events, and a broad
array of recreational activities. The Millbrae Recreation Department
provides an impressive selection of classes and programs to residents
of all ages, including quilting, line dancing, Tiny Tot programming,
adult sports leagues, as well as other diverse programming.
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Recreation Center Scope Site Plan

In February 2018, the City amended Group 4’s contract to include
the conceptual design phase of the new recreation center, and
to also refine the overall Central Park campus plan to the next
level. The conceptual design phase, which commenced in
March 2018 and was completed in February 2019, engaged the
public through a highly participatory process, with two rounds
of community outreach where community members were asked
to weigh in on design values to develop the character of the
building and site, and give input on conceptual design options
and exterior materials. In addition to invaluable community
feedback, the conceptual design of the new recreation center
was also built on guidance and input from a project advisory
committee, City Council and Commissions, technical meetings
with City staff, and a project management team.
Based on the preferences and comments from the second
round of community outreach, two refined design options were
developed to a higher level of detail: the “Community Porch”
and “Park Lanterns”. The Community Porch features a single
sweeping roof over the two-story portion of the building that
overhangs and protects the second floor balcony and angles
up at the lobby to create a grand front entrance. This option
was praised as being warm and inviting with modern lines and
an open and transparent feel. The Park Lanterns design breaks
up the volume of the two-story wing with north-south oriented
shed roofs that alternate in angle to emphasize key interior
spaces – the main entrance, the art classroom, and the second
floor large classroom. This option was praised for its unique
and dynamic rooflines, approachable scale, and fit into the park
setting. The community room on both options is similar, with a
roof that angles up to the east, offering extensive views out to
Central Park.

Community Porch – Entry View

Park Lanterns – Entry View

A comprehensive cost model with both hard and soft costs was
developed for both the Community Porch and Park Lanterns
designs. Due to its inherently simpler roof form and underlying
structure, the Community Porch option is approximately $800k
less expensive than the Park Lanterns option in today’s dollars.
A cost comparison summary for the two options is located in
the Conceptual Design Options section of this report.
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Both design options were developed with the same floor plan,
and site plan. The sustainable opportunities for the landscape,
site, stormwater, building systems, daylighting, finishes, and
water conservation for both options are equal. Both design
options can accommodate rooftop solar panels; the Community
Porch design has a more optimal solar orientation and larger
congruous roof areas that are not in the shadow of other roofs,
giving this option a greater energy generation potential.

Other add alternates include a green roof over the staff area and
preschool classrooms, electric vehicle charging stations, a VRF
(variable refrigerant flow) mechanical system, and infrastructure
for rooftop photovoltaic panels. The City is exploring different
procurement strategies for the photovoltaic panels, including a
power-purchase agreement.
The current project design includes conceptual floor plans;
two design options with preliminary exterior materials palettes;
preliminary selection of structural and building MEP systems;
and a site plan with preliminary landscape, hardscape, parking,
planting, and stormwater management design.
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During the cost budgeting stage, the community hall, including
its adjacent outdoor terrace and the commercial kitchen
equipment, was identified as a bid add alternate for the project.
Since inclusion of and funding for the community room is a high
priority for the City as a central part of the planned recreation
center programming, this bid add alternate is included within
the base project budget total, but as a separate line item. In
addition, the cost of the preschool classrooms and play yard
was identified as a source of alternate funding through a thirdparty operator.

1.15.19
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S I T E A N D E N V I R O N M E N TA L A S S E S S M E N T S

Concurrent with design work and as part of the conceptual design scope, the following
site and environmental work was completed:
▪▪ CEQA Categorical Exemption Memorandum (November 2018) – The CEQA
Categorical Exemption Memorandum and Notice of Exemption were filed by the
City in January 2019.
▪▪ Geotechnical Investigation Report (October 2018) – The geotechnical report
informed the preliminary civil, foundation, and structural design of the building.
▪▪ Parking and Site Plan Review Study (July 2018) and Traffic Impact Analysis (August
2018) – Combined on-site and nearby street parking is adequate for the size and
type of building planned. Nearby traffic intersections will continue to operate at an
acceptable level of service during peak hours with the new recreation center; no new
traffic signals are needed to control traffic.
▪▪ Tree Inventory and Assessment (April 2018) – The inventory and health of trees
assessed on the site informed the civil and landscape design, as well as the trees
identified for removal, as part of the recreation center project or part of a separate City
maintenance project.
Full reports of the above site and environmental work are included in the Appendix.
M A R K E T A N D O P E R AT I O N A L A N A LY S I S
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Both a market analysis and an operational analysis were completed by Ballard*King &
Associates in conjunction with the programmatic refinements for the building, and
functional and operational input from Recreation staff. Full reports of the market and
operational analyses are included in the Appendix.
Market Analysis

The findings of the market analysis concluded that the population and demand in the City
of Millbrae is large enough to support a new public recreation center of the magnitude
that is being proposed (25,900 sf), without having to draw users from outside of the City.
The population is anticipated to continue to grow at a steady pace in the market area,
which further supports the need for a facility of this size.
In terms of the community make-up, an analysis of “tapestry segments”, a classification
based on demographics and socioeconomic characteristics, indicates that the market
population values recreation activities, with specific interests in being physically fit, health,
nutrition, and sports, as well as interests in the arts, culture, and nature/the environment.
The community’s focus on these interests further strengthens the market for a recreation
center. The demographic characteristics of Millbrae and the secondary service area
(distance people will travel on a regular basis to utilize recreation facilities) indicates
households with high income levels and high level of disposable income for recreation
purposes. There are also an acceptable number of households with children and a strong
market for preschool programs, which supports the two proposed preschool classrooms,
potentially run by a third-party operator.
It will be important for the new recreation center to differentiate itself from adjacent and
nearby communities with similar facilities and tailor programs and services to the Millbrae
market area – for example, there is a large Asian and Hispanic population in the market
and these ethnic groups should be targeted for programs and services. Participation in
both active and passive recreational pursuits is generally lower with this ethnic group.
There will also be large growth in the senior population in the coming years and offering
amenities as well as services that appeal to this age group will be important.

Operational Budget Summary

EXECUTIVE SUMMARY

There is strong demand for rental space for meetings, activities, and events within a
larger geographic area that has been identified as the “rental market.” Although there
are a variety of venues nearby that offer rentable event space, including private event
centers, hotels, and nearby community and recreation centers, the demand outweighs
the supply. The new Millbrae Recreation Center will need to have an upscale look to
the facility and its furnishings as well as views to the park area to enhance their rental
market opportunities. The center will need to have an adequate advertising budget,
allow alcohol, and promote the fact that independent caterers can be used.

The operational analysis was performed with the assumption that the first year of
operation will be early 2022. The program fees and rental rates were determined
based on the market for similar facilities in the area, which differs from the current
fee schedule and rental rates of the previous Community Center. The operational
expenses and revenues also reflect a building that will see increase in programs
and services based on the increased building size and newer facility amenities. The
operations analysis assumes the City will host 1400 more individual classes/camps
annually compared to the current interim community center, and anticipates serving
an additional 5,000 individuals. Additional information on the operations analysis
assumptions and summary documents can be found in the appendix.
Projected Hours of Operation

OPERATIONAL ANALYSIS AND ASSUMPTIONS
Assumptions for the Operational Analysis for the proposed new Millbrae Recreation Center:
– Facility expense budget includes full and part time staff, utilities, operating supplies,
repair, and maintenance
– Operating hours: ~76 hours/week
– Proposed program fees and rental rates based on comparable market rates – differing
from the City’s current fee schedule

5

– The preschool program will be operated by an outside organization; operational
revenues are not included in operations summary
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The new Recreation Center will be open 7 days a week for a total of 76 hours per week.
The 76 operational hours is an increase of 13 hours per week compared to the previous
Community Center, and 33.5 more hours per week than the interim Community Center.
Any additional hours will be based on rentals or revenue generating programs and are
planned to be covered by part-time staff.

M I L L B R A E R E C R E AT I O N C E N T E R

EXECUTIVE SUMMARY

Projected Fee Schedule – Classes

The first year of operation will be FY 2022/2023 and the expected fees, expenses, and
revenues are tied to this date. Therefore, some of the fees are higher than the fees in
the City’s currently adopted fee schedule. These fees and this analysis may need to
be adjusted based on changes to the City’s pending Master Fee Study/Update, once
it is approved by Council.

Rental Rates

The projected rental rates are divided into a fee structure based on group and Millbrae
residential status.
Category A: Millbrae Resident, Business/Commercial
Category B: Non-Resident, Business/Commercial
Category C: Millbrae Resident, Non-Profit Civic Organizations
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Category D: Non-Resident, Non-Profit Civic Organizations
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EXECUTIVE SUMMARY

EXECUTIVE SUMMARY

Park Lanterns – Entry View
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R E C O M M E N D AT I O N S A N D N E X T S T E P S

In a City Council study session on February 26, 2019, the City
Council selected the Park Lanterns as the preferred design
option. The Council members cited the dynamic roof forms,
timeless and contemporary feel, and appropriate look and
scale for the neighborhood and park setting as the reasons for
their selection.
The Millbrae Recreation Center Conceptual Design Report
was presented to Council for their acceptance on April 9, 2019.
Next steps for the project include starting the schematic design
phase for the project where the City will be refining the project
design, project budget, and funding strategy.

EXECUTIVE SUMMARY
May 2018 Taylor Middle School Outreach

COMMUNITY OUTREACH

Over 1,900 community members participated in the two rounds of community
outreach, Round 1 – Design Values and Round 2 – Conceptual Design Options.
Each round of community outreach included an online survey, a drop-in open house,
formal community workshop, and intercept kiosks at a variety of events, including the
local farmers’ market, senior lunch, movie night in the park, teen and family library
programs, the Carriage House Grand Opening, the Lion’s Pancake Breakfast, and the
Millbrae Art and Wine Festival.
During Round 1 – Design Values, community members were asked for input on the
exterior building character and site. The highest ranked design values for the building
were Park Context followed by Traditionally Inspired. Images that polled most highly
amongst community members had strong integrations of the building and site, followed
by images that create a clear entry focal point and areas around the building that are
human scaled. The top site design values were curvilinear, natural, and freeform with
community members preferring images that showed active outdoor spaces around
the building, and engaging places to gather both formally and informally.
In Round 2 – Conceptual Design Options, the community weighed in on three designs
that were inspired by the recommended design values, but interpreted in unique ways
through their differences in massing, entries, roof form, and how they engage the
park. The results of the community outreach informed the development of the two
refined options – the Community Porch and Park Lanterns.

9

The conceptual design for the Millbrae Recreation Center Rebuild project was
developed with broad participation from the community at large, City Council, Parks
and Recreation Commission, Planning Commission, City staff, an advisory committee,
a community center sub-committee, and a project management team that included
key City leadership.
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PARTICIPATION

EXECUTIVE SUMMARY
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M I L L B R A E R E C R E AT I O N C E N

An advisory committee comprised of City commission,
committee, and local organization leaders assisted in guiding
the project, providing oversight, and served as a sounding board
and resource for the project design team. Another key role for
committee members was to be project ambassadors, relaying
and updating the status of the Recreation Center project back
to their respective committees, councils, organizations, and
commissions.

P A R T I C I P AT I O N

ADVISORY COMMITTEE

May 2018 Community Workshop

J O I N T C I T Y C O U N C I L PA R K S & R E C R E AT I O N C O M M I T T E E
+ COMMUNITY WORKSHOPS

The City Council and Parks and Recreation Commission hosted
two community workshops to provide input and direction
at each milestone during conceptual design. The meetings
had a structured presentation followed by interactive break
out sessions, and concluded with a report back to summarize
community, Council, and Commission members input.

June 2018 Movie in the Park

I N T E G R AT E D D E S I G N W O R K S H O P

An all-day integrated design workshop was held in November
2018 with City staff and the project’s architectural, structural,
mechanical, plumbing, electrical, landscape, civil, and food
service consultants to review the site and building design,
preliminary building systems, and green building and
sustainability opportunities. The meeting reaffirmed the City’s
commitment to the environment through both the building and
site design.

PROJECT MANAGEMENT TEAM

At the core of participation, the project management team,
composed of key City staff, the City’s consulting project
manager, and Group 4, met at regular intervals throughout the
project to track progress in every aspect of the project. The
project management team took the input gathered from each
participatory group and meeting throughout the process to
incorporate into the overall conceptual design.

May 2018 Farmers’ Market kiosk event
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Technical meetings with the City’s Building Department,
Planning Department, Police Department, and Central County
Fire Marshal were held at key project milestones to review
the site and building for code, fire, and safety compliance. In
addition, technical meetings with Recreation staff were held
to provide guidance on the programmatic and functional
requirements for the building as well as review the floor plans
and adjacencies as they progressed.

MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT

TECHNICAL MEETINGS
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[ T H I S PA G E I N T E N T I O N A L LY L E F T B L A N K ]

P A R T I C I P AT I O N

Central Courtyard and Outdoor Terrace

Entrance Plaza Precedent

Entrance Plaza Precedent

In Round 1 of community outreach, a curvilinear, free-flowing,
and natural site design rose to the top as the preferred design
value, over an angled or geometric design. The community, as
well as the advisory committee, appreciated the way a curved
site design creates a softer, more inviting look and feel, and
fits more cohesively into Central Park than a geometric design,
which seems better suited for a more urban site.
The landscape architecture consultant, RHAA, took this
inspiration and developed a conceptual site strategy centered
on a central east-west curved paseo that ties together the
recreation center, future gymnasium, and Central Park while
creating a functional pathway in and through the site. The
paseo curves around the angled building footprint of the
recreation center, drawing visitors from the Lincoln parking lot
and adjacent Taylor Middle School around to the building entry
and through the landscape to the park beyond. The gentle arc
of the paseo brings a rich contrast and softness to the angled
nature of the recreation center, and grounds the building in its
park setting. Patio spaces carved from the inside of the paseo’s
curve create a dynamic indoor-outdoor connection with the
fitness and wellness studio and game room, while a central
heritage tree forms the site’s primary focal point and informal
community gathering space. Poured-in-place or pre-cast seat
walls shape the arc of the paseo, define the edges of patios and
gathering spaces, and delineate hardscape from landscape.
The community room terrace, located at the eastern edge of the
site and overlooking Central Park, includes an indoor-outdoor
seating platform and a BBQ to support parties and events.
The community terrace is planned to be available for rental in
conjunction with the community room. The children’s play yard,
located on the north side of the site, tucked into the volume of
the building on three sides, supports the preschool classrooms,
enlivens the first floor hallway of the recreation center and
brings added interest to the view from Lincoln Circle.
The hardscape of the central paseo, patio areas, and community
room terrace are planned to be colored concrete, accented with
concrete pavers. Color selections will complement the building
exterior.

Native and Climate Appropriate Planting

S I T E D E S I G N A N D PA R K I N G

In the conceptual design phase, the design team built upon the
foundational work of the Master Plan to create a cohesive site
plan for both the full master plan build-out (future gymnasium
and Central Park improvements) as well as the recreation center
scope.

MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT

SITE DESIGN CONCEPT
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SITE DESIGN AND PARKING

S I T E D E S I G N A N D PA R K I N G

V E H I C U L A R A C C E S S A N D PA R K I N G

Vehicular access to the recreation center site is planned at both Lincoln Circle and Laurel Avenue, each to a
respective surface parking lot. The new Lincoln parking lot is planned for 78 spaces, and the existing Laurel
parking lot is planned to be restriped to accommodate 47 spaces for a total of 125 on-site spaces. Additional
neighborhood street parking is available on Lincoln Circle, Laurel Avenue, and Palm Avenue. The parking
lot will include five accessible parking spaces (one of these will be a van space) as required by code, and
infrastructure for seven electric vehicle charging spaces as required by CALGreen. A drop-off zone will be
provided close to the primary building entrance.
A parking and site plan review study completed by Hexagon Transportation Consultants during conceptual
design analyzed the parking demand anticipated by the new recreation center. Based on the ITE (Institute of
Transportation Engineers) Parking Generation rate of 5.03 spaces per 1,000 square feet of building space for
community centers, 130 on-site spaces would be needed at the peak demand hour for the project. However,
since nearby street parking is plentiful, even if the street parking was not managed to facilitate turnover,
there would be adequate street parking within the neighborhood support the designed on-site quantity of
125 spaces.
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While not required, the parking study recommended that the City consider street parking turnover
management through metering, signage, or other means to ensure that street parking is available to the
recreation center and Central Park visitors during open hours. The study also noted that the existing Lincoln
parking lot is frequently used for student drop-off/pick-up for Taylor Middle School, as well as for overnight
parking by residential neighbors. Management of the parking lot for these purposes will be determined
by City staff as the project progresses. For the future full master plan build-out, with construction of the
gymnasium, an updated parking study is recommended, with the recreation center parking demand analyzed
at that time as an existing condition.
In addition to the parking study, Hexagon also completed a traffic impact analysis to assess the project
impacts on the surrounding transportation system at three study intersections: 1) Lincoln Circle (west) and
Richmond Drive, 2) Lincoln Circle (east) and Richmond Drive, and 3) Laurel Avenue and Hazel Avenue. Each
intersection was evaluated based on two scenarios: 1) existing traffic volumes and 2) existing plus anticipated
project conditions. The impacts of the new recreation center project found that under both existing and
existing plus project conditions, all the study intersections would operate at an acceptable level of service
during both AM and PM peak hours. In addition, a traffic signal peak hour warrant analysis determined
that none of the study intersections would warrant a traffic signal under existing or existing plus project
conditions during AM or PM peak hours.

Recreation Center Site Plan

S I T E D E S I G N A N D PA R K I N G

PEDESTRIAN AND BICYCLE ACCESS

The project site encourages pedestrian access into and through
the site with a combination of walkways, ramps, and the central
paseo. New walkways will connect pedestrians coming from
both Lincoln Circle and Laurel Avenue into the site and to the
building entrance. A new stair and ramp from Taylor Middle
School to the site is planned for students walking between the
recreation center and school. A walkway and ramp from Lincoln
Avenue directly to the preschool play yard will be provided for
convenient street-side drop-off/pick-up, as well as loading/
unloading for the community room and commercial kitchen.

Full Master Plan Build-out Site Plan
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A future bicycle route is planned along Lincoln Circle as well as
Palm Avenue by the City as part of the draft Active Transportation
Plan. Safe access for cyclists to the site from both Lincoln and
Laurel is provided, as well as short-term bicycle parking close
to the building entrances. Thirteen bicycle parking spaces
required by City of Millbrae code will be provided, with space
for future expansion. In addition, space for bicycle and scooter
share drop-offs are being considered. One long-term bicycle
locker will be located within the building at a secure location
easily accessible to staff.

S I T E D E S I G N A N D PA R K I N G
MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT
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LANDSCAPE PLANTING

The site landscape will include drought-resistant, climate-appropriate, and native plantings that articulate
and bring layered richness to each outdoor space. The planting palette will focus on selections with a variety
of color that complement the building’s architecture and selected exterior materials.
While some trees are planned for removal due to low suitability for preservation, per findings in the tree
assessment, or due to location within the new building footprint, many of the existing trees will be preserved
on the recreation center site, including a line of young redwood trees in the Lincoln parking lot. Central
gathering trees are planned as the focal point for both the paseo and the preschool play yard. To accommodate
the reduced irrigation needs of the landscape, the project plans to implement a high-efficiency drip/bubble
irrigation system and smart controllers that adjust based on the weather.

S I T E D E S I G N A N D PA R K I N G

Additionally, the site design plans to utilize existing and
new trees as part of the stormwater design. Specific areas of
hardscape, parking, and landscape will be graded to direct
stormwater to interceptor trees and bioswales, which will be
planned for stormwater treatment and groundwater recharge,
reducing the size needed for the bio-retention basin and overall
load on the public stormwater system.

MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT

The site design of the new recreation center integrates a variety
of low impact development strategies to eliminate stormwater
runoff, reduce water pollution, and recharge groundwater
supplies. The project’s site grading and drainage design
integrates a single bio-retention basin, located to the east of the
community room, adjacent to Central Park, to efficiently capture
and remove pollutants, and cleanse the stormwater onsite. The
bio-retention basin is planned to include a permeable base to
allow treated stormwater to recharge the groundwater, thus
reducing the stormwater load entering the public storm drain
system.
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S T O R M W AT E R M A N A G E M E N T

S I T E D E S I G N A N D PA R K I N G

RECREATION CENTER PROGRAM

3

~25,900 SF
2-Story
Recreation Center Program
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BUILDING PROGRAM AND FLOOR PLAN

1.15.19

7

M I L L B R A E R E C R E AT I O N C E N T E R

The floor plans developed for the new, two-story 25,900 square foot Millbrae Recreation
Center are based upon the space requirements and building program established
during the master plan phase, and were refined by both City staff through technical
meetings at each stage of the conceptual design process.
The main entrance and lobby is situated on the southwest corner of the building, in
close proximity to both the Lincoln and Laurel parking lots. The lobby marks the start
of the paseo on the exterior and welcomes visitors on the interior with an airy, doubleheight space. The front service desk is planned to be prominently located in the lobby
with the staff area, including staff workspaces, offices, breakroom, restroom, shower,
and storage located directly behind the front desk to the north of the lobby, centrally
located within the building for staff convenience and surveillance. A conference room
with doors that open to both the lobby and into the staff area will have the flexibility
of being accessed and used by staff and invited visitors, as well as available to the
general public at staff discretion. A multi-use game room located directly adjacent to
the lobby is planned with sliding glass doors that can open up to further expand and
activate the lobby. The game room will also have direct exterior access to an outdoor
patio off the paseo. The primary vertical circulation to the second floor for the public
– both a main staircase and an elevator – are also located in the lobby.
At the commencement of Schematic Design, the project team will confirm the floor
plan layout with recreation staff and key stakeholders to ensure programatic and user
needs are met.

IN PROGRESS

B U I L D I N G P R O G R A M A N D F LO O R P L A N

PROGRAM DIAGRAM – SECOND FLOOR

Program Diagram - Second Floor

IN PROGRESS

M I L L B R A E R E C R E AT I O N C E N T E R
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PROGRAM DIAGRAM – FIRST FLOOR
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The preschool suite, with both preschool classrooms designed off a side hallway
with a common “point of control,” is located on the north side of the building and
includes the classroom spaces, office, rest area, shared restrooms for the children, and
associated storage space. The shift from just one preschool classroom programmed
in the master plan phase to two classrooms in the conceptual phase is the result of
the exceptionally high demand for preschool space in and nearby the City of Millbrae,
as well as discussions with potential third-party operators who prefer at least two
preschool classrooms. Each preschool classroom opens out onto a shared play yard
that is secured with a fence and gate.
The fitness and wellness studio is located adjacent to the game room, along the main
first floor hallway, and similar to the game room, opens out onto a patio off the paseo.
The first floor hallway leads to a small secondary lobby, community room, restrooms,
commercial kitchen, and back-of-house spaces at the other end of the building, with
the length of the hall broken up with views out to the preschool play yard.
The secondary lobby has its own exterior entrance off the paseo for after-hours access
when the rest of the recreation center is closed. A roll-down grille at the east end
of the first floor hallway will close off access to the rest of the building during afterhours events. Next to the secondary building entrance are park restrooms, which are
accessible from the exterior paseo and will give Central Park users convenient facilities
without having to enter the building. The park restrooms are planned to be secured
at nighttime.
The large community room, with high ceilings, sweeping views of Central Park, an
indoor-outdoor platform, and moveable partitions that can divide the room into
thirds, will be outfitted to be programmed daily by recreation staff and also rentable
on evenings and weekends for large events, lectures, and weddings. Ample storage
for each divisible space in the community room is provided, along with a door that
leads directly into the commercial kitchen, which is planned to include equipment for
a full-service kitchen as well as provisions for catering companies servicing events in
the community hall. Back-of-house spaces on the first floor include an electrical room,
telecommunication room, building storage, janitorial closet, and fire riser room.
The main staircase and elevator bring visitors to the second floor, with views to the
open lobby below. The second floor includes both small and large conference rooms,
senior lounge, art classroom, a large divisible classroom, restrooms, and support and
storage spaces. The art classroom is located on the north side of the building to take
advantage of indirect northern light and overlooks Lincoln Circle. The senior lounge,
large conference room, and classroom all have direct exterior access onto a second
floor balcony that overlooks the paseo and provides views to Central Park and beyond.
An exit stairway at the end of the second floor hallway leads directly to the building
exterior.
The floor plans were developed in concert with the site design, building massing, and
the exterior design options – the first and second floor plans, with minimal shifts, are
designed to work equally well with both conceptual design options.

SF/ SPACE

1
1
1
1
1

500 SF
200 SF
500 SF
500 SF
250 SF

1,950 SF
500 SF
200 SF
500 SF
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1
1
1
1
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500 SF

6,500 SF
5,000 SF
500 SF
500 SF
500 SF

2
2
1
1
1
1
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1,000 SF
150 SF
500 SF
200 SF

3,830 SF
1,800 SF
180 SF
1,000 SF
150 SF
500 SF
200 SF

24 people

2
1
1
1
1

900 SF
200 SF
100 SF
50 SF
100 SF

2,250 SF
1,800 SF
200 SF
100 SF
50 SF
100 SF

RECREATION CENTER

1

ENTRY
1a Lobby & Informal Gallery
1b Reception
1c Community Lounge
1d Senior Lounge
1e Snack Bar + Coffee

2

COMMUNITY ROOM
2a Community Room (Divisable x3)
2b Raised Platform
2c Storage, Alternate EOC Closet
2d Commercial Catering Kitchen

3

CLASSROOMS
3a Classroom
3b Classroom Storage
3c Game Room
3d Game Room Storage
3e Conference Room
3f
Conference Room

15-20 people
15-20 people

Maximum
500 seats

Typical
333 seats

30-36 people each
25-33 people
16-20 people
2-6 people

PROPOSED SF

4

Preschool Classroom (licensed)
4a Preschool Classroom Activity Area + Support
4b Preschool Restroom
4c Preschool Office
4d Preschool Isolation/Rest Area
4e Storage

5

CREATIVE ARTS
5a Art Classroom
5b Art Classroom Storage

34-40 people

1
1

1,200 SF
180 SF

1,380 SF
1,200 SF
180 SF

6

FITNESS+ WELLNESS
6a Fitness + Wellness Studio
6b Storage

40-50 people

1
1

2,000 SF
300 SF

2,300 SF
2,000 SF
300 SF

7

STAFF
7a Staff Workroom + Offices
7b Staff Meeting Room (public access)

1
1

1,500 SF
150 SF

1,650 SF
1,500 SF
150 SF

1
1
2
1
1
1
1
1
1
1
1

400 SF
450 SF
150 SF
90 SF
80 SF
100 SF
150 SF
500 SF
100 SF
50 SF
400 SF

2,620 SF
400 SF
450 SF
300 SF
90 SF
80 SF
100 SF
150 SF
500 SF
100 SF
50 SF
400 SF

8

SUPPORT SPACES
8a Men's Restrooms
8b Women's Restrooms
8c Park Restrooms
8d Staff Restroom + Shower
8e All-Gender/Family Restroom
8f
Janitors Closet
8g Electrical Room
8h Mechanical Room
8i
Telecommunications Room
8j
Fire Riser Room
8k Building Storage

9

NON-ASSIGNABLE
9a Circulation & Walls

RECREATION CENTER SUBTOTAL

2-6 people

3,370 SF
3,370 SF

25,850 SF

B U I L D I N G P R O G R A M A N D F LO O R P L A N
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Occupancy
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B U I L D I N G P R O G R A M A N D F LO O R P L A N

OVERVIEW

Three conceptual design options were presented in the second round of community outreach for input
– community members were asked if they liked each option (they could like more than one) and provide
additional comment for the reasoning. While all three options were well-received, the “porch” design
achieved the highest number of votes. However, there were aspects of the other two designs – the “offset
gable” and the “split gable” – that resonated with many community members. Based on the input from the
community as well as the advisory committee, two preferred options were developed to a greater level of
detail: the “Community Porch” design as a refinement of the “porch”, and the “Park Lanterns” design, which
integrated key features and characteristics of the “offset gable” and “split gable” into a distinct new option.
The Community Porch and Park Lanterns options were both designed with the same floor plan, with minor
differences, as well as the same site plan. In addition, both employ a similar overall massing strategy. The
overall building massing for both options creates two “wings” to the building – a two-story volume with the
main entrance, majority of public and staff space, and a second floor balcony; and a one-story volume which
houses the large community room. In plan, the two wings are angled slightly toward each other to serve the
dual purpose of creating a wider central gathering space along the outdoor paseo and also protecting the
paseo and building entrance from the northwest prevailing winds. The optimal angle of the building was
explored through a series of wind studies early on in the design process.

CONCEPTUAL DESIGN OPTIONS

CONCEPTUAL DESIGN OPTIONS

Park Lanterns – Parkside vVew

25

Community Porch – Parkside View

MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT

With nearly an identical floor plan, site plan, and massing strategy, the distinction between the two design
options lies primarily in the articulation of the roofs and expression of structure, which also drives differences
in façade and location and extent of the trellises.

CONCEPTUAL DESIGN OPTIONS
MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT
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Community Porch – Night Time Parkside

Community Porch – Lincoln Circle East

Community Porch – Entry View

COMMUNITY PORCH

The Community Porch design features a large overhanging roof on the two-story wing of the building that
on slopes up to the east, toward the park, and also tips up at the main entrance to define a grand overhang
and entry “porch” for the community. The simplicity of the roof brings the expression of the other building
elements – the glass, accent materials of the walls, and the second floor balcony – into greater prominence.
In this option, the roof structure is concealed under a wood-look soffit for a clean and contemporary look
that further emphasizes the overall roof form and focuses attention on the articulation of each façade and
each of the programmatic spaces within. The uniformity of the roof allows for balanced daylighting in each
of the public spaces and an optimally oriented surface for photovoltaic panels. The community room wing
also angles up to face Central Park, as it does in the Parks Lanterns design; however, in this option, since
the wings of both roofs are angled in a similar way, with the community room tucked slightly under the twostory main building wing, they together form a cohesive language reminiscent of two intersecting hillsides,
inspired from the site’s and the City’s rolling terrain.

CONCEPTUAL DESIGN OPTIONS
Park Lanterns – Entry View

Park Lanterns – Lincoln Circle East

The Park Lanterns design features multiple north-south shed roofs on the two-story wing that alternate in
orientation of slope to accentuate key interior spaces within the building. The shed roofs slope up to identify
and articulate the main entrance and lobby, art classroom, and north-facing divisible classroom respectively.
The large windows on each rooftop pop-up, or “lantern”, take advantage of natural daylighting opportunities
and give the building a glowing effect at night. The multiple shed roofs break up the mass of the second
story wing in scale and also provide additional visual interest to the north side of the building. The Park
Lanterns design also includes an expressed roof structure, with beams and some cross-members clearly
visible on the exterior soffit, and in some interior conditions, such as the lobby and community room. Both
the Community Porch and Park Lanterns options include a vertical stone element off the lobby, which houses
the main staircase to the second floor and further emphasizes and identifies the main entrance to visitors.
However, in the Park Lanterns design, this vertical element punctures through the roof of the building to
become a taller “chimney” feature, harkening to inspiration from adjacent residential neighbors and this
option’s warm and inviting feel.

MILLBRAE RECREATION CENTER CONCEPTUAL DESIGN REPORT

PA R K L A N T E R N S
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Park Lanterns – Night Time Parkside View

CONCEPTUAL DESIGN OPTIONS

D E S I G N C O M PA R I S O N

Exterior Finishes

Both conceptual design options feature the same exterior finish palette, including stucco
or EIFS (exterior insulation finishing system), glazing, stone, and wood or wood-look
trellises and soffits. The stucco or EIFS is planned to be at least two colors to emphasize
and differentiate the different volumes of the building. The building’s glazing highlights
the primary building entrances; frames views out to special site features, such as the
paseo, preschool play yard, community room terrace, and Central Park; emphasizes
indoor-outdoor connections to patios and balconies; and promotes natural daylighting.
The community and advisory committee weighed in on the exterior accent finish and
stone was selected as the preferred accent, over masonry and concrete.
The roof of the Community Porch design is planned as TPO (thermoplastic polyolefin; a
reflective roofing membrane) since the roof slopes are relatively shallow with low visibility
of the roofs from the ground or from the building’s second floor. However, due to the
steep and highly visible slopes of the Park Lantern roofs, the lantern roofs in this scheme
are planned to be standing seam metal.
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Sustainability

Both the Community Porch and Park Lanterns design options are planned to take advantage
of sustainable design strategies within the building via energy efficient mechanical and
lighting systems, natural daylighting strategies, low-flow water fixtures, low-e glazing, a
staff shower, and green building materials. Overhangs, trellises, and exterior and interior
shading devices will shade the windows and further reduce solar heat gain within the
building. Materials and furnishings will be selected for sustainable production practices
and preservation of indoor air quality. Sustainable site features will include responsible
stormwater management strategies, bioretention areas, bicycle parking, and droughttolerant landscaping.
As an add alternate, natural ventilation through operable windows and ceiling fans in the
larger public spaces will allow for improved air quality as well as lower cooling loads. Other
sustainable add alternates that will be included if funding allows are EV charging stations,
all electric building systems, a VRF (variable refrigerant flow) HVAC system, and green roof
over the staff area and preschool classrooms. The City is exploring the procurement of
photovoltaic panels and possibly parking canopies as an alternate funding strategy.
While both design options are equal in nearly all sustainable opportunities, due to the
simplicity of the Community Porch roof, this design option has a larger percentage of roof
area suitable for photovoltaic panels than the Park Lanterns option. In addition, the tilt of
the Community Porch roof at an optimal solar orientation will maximize energy generation
of the panels that are installed; whereas in the Park Lanterns option, portions of the roof
are sloped in a north or northwest direction. These roof areas of the Park Lanterns design
are still appropriate for photovoltaic panels as the slope is not so steep as to negate
energy generation; however, these panels will not be as efficient in energy production.

Community Porch – Lincoln Circle West

Park Lanterns – Lincoln Circle West

Conceptual level project budgets were developed for both the
Community Porch and Park Lanterns options in November 2018.
These budgets are comprehensive and include both hard costs (e.g.
building materials, labor, and contractor overhead and profit) as well
as soft costs (e.g. professional fees, construction management fees,
City fees/permits, testing, and soft costs contingency). An escalation
range to the currently anticipated midpoint of construction, between
July 2021 and December 2021, is included as a separate line item
under the total cost in today’s dollars. A design contingency (to
accommodate potential changes in project scope as the project is
designed to a higher detail) and an overall project contingency are
included in the construction cost figures.
The community room, with its associated outdoor terrace and site
work, is identified as a potential bid add alternate and is listed as
a separate line item in the project budgets. The City has decided
to prioritize inclusion of and funding for the community room, as
it is a central part of the planned recreation center programming;
therefore, this bid add alternate is included within the base project
budget total.

CONCEPTUAL DESIGN OPTIONS

PROJECT BUDGETS

While both conceptual options were designed to be approximately
equal in cost, the Community Porch option is approximately $800k
less expensive due to a simpler structure and roof form. The following
summary of project budgets for each conceptual design option were
developed to be a tool for the next steps of implementation.
MILLBRAE RECREATION CENTER

DRAFT

DESIGN AND BUDGET OPTIONS

1. RECREATION CENTER,
$22.1 M TODAY’S DOLLARS
COMMUNITY ROOM + SITE
Escalation: ~$2.1 – 2.5 M
A. ~17,850 sf Recreation Center Total: ~$24.2 – 24.6 M
(includes design fee for Community Room bid
and associated site
alternate)

B. BID ALTERNATE:
~5,800 sf Community Room
and associated site
(infrastructure for the community room is
included in item 1.A above)

$6 M

TODAY’S DOLLARS

Escalation: ~$0.7 – 0.8 M
Total: ~$6.7 – 6.8 M

PARK LANTERNS

$22.7 M

TODAY’S DOLLARS

Escalation: ~$2.2 – 2.6 M
Total: ~$24.9 – 25.3 M

(includes design fee for Community Room bid
alternate)

$6.2 M

TODAY’S DOLLARS

$2.1 M

TODAY’S DOLLARS

Escalation: ~$0.7 – 0.8 M
Total: ~$6.9 – 7 M

2. FUNDING ALTERNATE:
PRESCHOOL
~2,250 sf Preschool classrooms
and play yard

$2.1 M

(includes design fee)

(includes design fee)

TOTAL

$30.2 M

$31 M

TODAY’S DOLLARS

Escalation: ~$0.2 – 0.3 M
Total: ~$2.3 – $2.4 M
TODAY’S DOLLARS

With Escalation: ~$33.2 – 33.8 M

Escalation: ~$0.2 – 0.3 M
Total: ~$2.3 – $2.4 M
TODAY’S DOLLARS

With Escalation: ~$34.1 – 34.7 M

NOTES: Budgets include both hard costs and soft costs. Escalation range shown for construction midpoint is July 2021 – December 2021
1.15.19
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The preschool classrooms and associated play yard are also included
as a separate line item in the project budgets as the City has identified
the preschool for alternate funding, potentially through a third-party
operator. The City has issued a request for statements of interest to
identify potential partners for a preschool program.

CONCEPTUAL DESIGN OPTIONS

Cost Model Inputs

Site costs include the demolition of the existing building foundations remaining infrastructure, site preparation,
site electrical and mechanical utility work, and site improvements, including parking, hardscape, landscape,
and site features.
Building costs include the foundation, superstructure, exterior enclosure, roofing, interior construction,
vertical circulation, interior finishes, and building systems, including plumbing, HVAC, fire protection,
electrical, lighting, equipment, and furnishings.
FF&E (fixtures, furnishings, and equipment), signage, and technology costs for the project budgets have
been developed on a cost-per-square-foot basis. These costs are considered to be sufficient for medium to
high quality finishes and furnishings.
Add Alternates

During conceptual design several additional bid add alternates were identified that the City would like to
include in the project if funding allows; the cost of these alternates are excluded from the project budgets.
Bid add alternates include:
▪▪ Net-zero energy building systems– includes natural ventilation, fans, and all electric building systems
(this add alternate is intended to be combined with photovoltaic panels to achieve net-zero)
▪▪ Infrastructure for photovoltaic panels
▪▪ EV charging stations
▪▪ Battery back-up
▪▪ Green roof over the staff and preschool classrooms
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▪▪

VRF (variable refrigerant flow) HVAC system

Alternate Funding

One of the City’s sustainability goals is to achieve net zero through rooftop photovoltaic panels, procured
through alternate funding, such as leasing or a power purchase agreement. The EV charging stations,
currently listed as add alternate, also may have the potential to be procured through alternate funding
means, such as grant funding.
Exclusions

The project budget figures exclude land and off-site utility costs. The City already owns the land for the
new recreation center, which was also the site of the City’s previous community center. On-site utility costs
to existing points of connection are included in the project. New off-site utility work and potential new
connection points at adjacent streets are excluded. In addition, the project budget excludes moving costs.

R E C O M M E N D AT I O N S + N E X T S T E P S

As the design proceeds into the schematic design phase, City Council would like to further understand the
energy generation potential, lifecycle costs, and procurement options of either purchasing or entering a PPA
for the rooftop photovoltaic panels, which are currently a project add alternate.
The Millbrae Recreation Center conceptual design report was presented to City Council for their acceptance
in April 2019, along with approval for the project to proceed to schematic design. The schematic design
phase is anticipated to span approximately four months, from April through the middle of July. In schematic
design, the site, floor plans, building exterior and interior, and building systems will be designed to the
next level of refinement, with continued input from City staff and the City Council, and with updates to the
Planning Commission, Parks and Recreation Commission, and the community. A second integrated design
workshop is planned to refine sustainability goals, building systems, and City specification standards while
also addressing maintenance, functionality, and lifecycle recommendations.
Concurrent with schematic design, and extending into the early fall, the City plans to refine the funding
strategy for the project. The project is planned to be funded through a multiple sources, including insurance
funds from the fire and the City’s general funds. The City is also applying for multiple grants, especially at
the statewide level. In addition, the design team will compile a list of project elements, such as furniture and
signage, that local organizations, businesses, and individuals can sponsor as part of a community fundraising
effort.
At the completion of the schematic design and funding alignment phases, the project will be presented to
the City Council for acceptance. The next steps of the project will be determined at that time.
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The recommended design option was selected in a City Council study session on February 26, 2019, when
the Council voted to proceed with the Park Lanterns design. While both options were well-received by City
Council, they determined that the Park Lanterns best fit the community and the neighborhood park setting
with its overall look, scale, and unique roof forms.
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