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RECOMMENDATION:
Staff recommends that the City Council adopt a Resolution to approve an amendment to the Millbrae
Station Area Specific Plan (MSASP).
BACKGROUND:
During the course of the development review process for Millbrae Serra Station project, it has been
determined that the proposed project does not adhere to the Transition to Single Family Neighborhoods
standard as written on page 5.15 of the Millbrae Station Area Specific Plan (MSASP) and as denoted on
Figure 5-3 on page 5.12 (Attached). The standard requires that new buildings stepback along a 45 degree
angle starting at the edge of the residential building's parcel line. For the Serra Station project, this
MSASP standard applies to the R2 building because a residential building and zoning district is located
across California Drive to the north. However, the building has been designed with a stepback in the
spirit of what is required from floor 7 and above, but it does not meet the exact standard. To further help
with the transition to the residential neighborhood, the applicant agrees to conditions #17 through #26
contained within the Resolution associated with the Design Review Permit. These conditions provide
several additional conditions to help alleviate the impact of the R2 building on the Hemlock
Neighborhood, located directly across California Drive to the north.
With the incorporation of the Conditions #17 through #25 in the Council Resolution for the Design
Review Permit for the Serra Station project, staff recommends approval the MSASP amendment and
adoption of Resolution 19-xx.
Project / Site Information
The site comprises approximately 3.6 acres west of and directly adjacent to the Millbrae Intermodal
Station, generally located north of Millbrae Avenue and bounded by El Camino Real and Serra Avenue
to the west; Linden Avenue to the south; the Millbrae Station to the east; and single family homes on
Hemlock Avenue and a commercial property located at 210 El Camino Real to the north. The property
is zoned Transit-Oriented Development (TOD) within the Millbrae Station Area Specific Plan, which
sets forth all property development standards for the subject property.
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CEQA Status

The adoption of the Specific Plan Amendment does not: (1) trigger the need for subsequent
enviroiunental review pursuant to Section 21166 of the Public Resources Code and Section 15162 of the
CEQA Guidelines; (2) require major revisions of the Final EIR for the Millbrae Station Area Specific
Plan due to new or substantially increased significant environmental effects; or (3) result in any
substantial changes with respect to the circumstances under which the project will be undertaken that
would require major revisions of the Final EIR due to new or substantially increased significant
environmental impacts; and there has been no discovery of new information of substantial importance
that would trigger or require major revisions of the Final EIR due to new or substantially increased
significant environmental effects.

ANALYSIS:
The image below indicates the approximate area of the building that is not compliant with the Transition
to Single Family Neighborhood standards in the MSASP. As shown in the image, the Hemlock
Neighborhood is located to the right (North) of the R2 Residential Building. As can also be seen in the

image, is the building stepback above the 6th floor. Building stepbacks, such as shown in the drawing,
are a common building design to help alleviate building massing and to create further separation
between buildings, sidewalks, roadways, and sensitive areas.
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In addition to the proposed building stepback, certain conditions and physical improvements have been
agreed to by the neighbors of the Hemlock Neighborhood and the project applicant, in order to create
more standards, than required in the MSASP, to help with the transition between the building and the
neighborhood, which would justify the MSASP amendment for this property only. The following are the
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conditions, memorialized in the Resolution for the Design Review Permit, which would be required as
part of the Design Review Permit, if approved.
17. The final design of the R-l and R-2 buildings for the Millbrae Serra Station (MSS) project shall
eliminate all north facing balconies along the proposed California Drive extension on floors 6
and below in accordance with the final design review drawings approved by the Planning
Commission in the Design Review Public Hearing of March 18, 2019. Specifically, north-facing
balconies adjacent and across from all residential properties on Hemlock Avenue shall only be
allowed on floors 7 and above. Balconies on Building R-l shall be allowed on all floors for the
portion of the building between El Camino Real and a southern extension of the rear property
lines for the homes on the western side of Hemlock Avenue consistent with the final design
review drawings described above.
18. The current design of Building R-2 does not meet the 45 degree set back requirements as defined
in Chapter 5 of the Millbrae Station Area Specific Plan (MSASP). The Design Review approval
will be conditioned on a subsequent amendment to the MSASP to allow the currently designed
R-2 building to exceed the 45 degree set back. Under no circumstances shall the R-2 building
exceed the height and step back from California Drive from the approved Design Review
drawings referenced above.

19. To address the impacts of the proposed development (the project approved by the Planning
Commission in the Design Review Public Hearing of March 18, 2019), MSS shall provide a cash
payment of $199,500 to the owners of the 500 Hemlock property for new landscaping and site
improvements. This cost is based upon mutual agreement between MSS and the owners of 500
Hemlock Avenue. Payment of these funds shall be made within thirty five (35) days of the latter
of the final approval of the Design Review permit of the project or the signature of the resolution
approving the amendment of the MSASP by the City Council.
MSS shall also provide a cash payment of $25,000 to the owners of the 503 Hemlock property as
detailed in Exhibit A. This cost is based upon mutual agreement between MS S and the owners
of 503 Hemlock Avenue. Payment of these funds to the 503 Hemlock owners shall be made
within fifteen (15) days of the issuance of a demolition permit for the project by the City.
20. The MS S project shall build a new, reinforced, split-face concrete block, sound wall ("Wall")
along the entire northern boundary of the MS S project between the California Drive extension
and the existing Hemlock Avenue properties ("Hemlock Properties") and the existing Taco Bell
property at 210 El Camino Real. The portion of the wall immediately adjacent to the south edge
of lots 500 and 503 Hemlock Avenue shall be eight feet (8') in height as measured from the
California Avenue side. The wall on the Hemlock properties side may be as tall as eleven feet
(11') in some areas due to the difference in elevation between the existing properties and the new
California Drive extension. The wall height will be transitioned from eight feet (8') in height at
the common boundary between 503 Hemlock and 210 El Camino Real to four feet (4') in height
to a point 15' east of the curb at El Camino Real. The length and slope or step down of this
transition shall be approved by the City. The final color of the split-face concrete block wall
shall be approved by the City. The California Drive side of the wall shall be planted with a
climbing vine ("Potato vine" or other as approved by the City) to provide cover to the wall. All
existing fences that will abut the new wall shall be permanently secured and anchored at the
interface between the new wall and the fence. This may require additional end posts or other
attachment details and will be subject to review and approval by the City.
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During construction of the Wall, MS S and its contractors shall provide protective measures and
use its best efforts to not damage or otherwise harm the existing mature jade tree located
approximately 2' from the new wall location within the 500 Hemlock property.
21. Prior to the start of construction of the Wall adjacent to the 500 Hemlock property, MSS shall
install a temporary sound barrier between the existing residence (home and deck area) and the
work zone required to install the new trees and Wall. The barrier shall extend from the backyard fence to the front curb in Hemlock Avenue along the southern side of the existing home and
deck. The barrier will be located no more than three feet (3') north of the southern property line
of the 500 Hemlock property. All efforts will be made to place the wall as close to the property
line as possible or at a location mutually acceptable to the owners. The barrier shall be a
minimum of eight feet (8') in height and shall consist of quilted sound absorbing panels designed
for outside use on construction related applications. Adequate measures shall be put into place to
ensure the security of the Hemlock properties for the duration that the temporary barrier is in
place. This shall include solid (opaque) panels at each end of the barriers for privacy as well as
secured connections to existing fences or other structures to keep pedestrians or others from
entering the property from the project side of the barrier.
During site demolition the MS S project shall also provide a temporary sound barrier between the
project site and the Hemlock properties. The barrier shall be as close to the existing property line
as possible with a minimum of eight feet (8') in height and shall consist of sound absorbing
panels as described above. The sound barrier shall be placed as close to the existing fence on the
MS S Project side as feasible to provide maximum effectiveness to alleviate impacts to the
Hemlock properties. If the new Wall is constructed and in place prior to on-site demolition, this
temporary barrier shall not be required.
Upon the completion of the new Wall the owners of 500 and 503 Hemlock Avenue shall provide
both MS S and the City written notice of the owner's acceptance of the wall installation and
associated property restoration. If there is any dispute between the owners and MS S regarding
satisfaction of said work, the City will provide interpretation and guidance to help reach
resolution.

22. MSS will need to obtain a right-of-entry from the owners of 500 and 503 Hemlock and 210 El
Camino Real to perform the work described herein (Wall, landscaping, temporary barrier, etc.).
The right-of-entries will allow and authorize MSS and/or its agents ("MSS") any and all
reasonably necessary access to their three adjoining properties for MSS to be able to build the
Wall as described above including: entry to remove the existing boundary fence with 210 El
Camino Real and any existing trees and vegetation along that existing fence line, and to permit
the grading, adding soil or rocks, framing, installation of rebar, pouring and curing cement and
concrete blocks of the Wall and MSS's delivery of any required materials and their installation
with the right to use and access any reasonable or necessary equipment and/or workers on both
the Hemlock Side properties and 210 El Camino Real. It is assumed, work on the Wall and
installation of the trees be coordinated and done continuously once demolition of the existing
fence is begun until completion. Work will occur only during City permitted hours and days of
work barring reasonable interruptions due to weather, late deliveries, and delay due to any
reasonably unforeseeable events or causes.
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If the adjacent property owners refuse to grant MS S a right of entry to perform the work, MS S
shall be relieved of the obligation to perform said work within that property. A reasonable
amount of time shall be allowed to obtain any right-of-entries and the City may intervene to
assist in securing the required access permission. MSS shall not be relieved of their obligations
herein unless such direction is provided by the City in writing.
23. An existing storm drain line crosses the 500 Hemlock property parallel to the new '\Vall and
beneath the proposed new tree installation. MSS shall construct a new storm drain line that will
bypass the existing storm drain alignment. The new storm drain will extend south from the
existing catch basin in front of 500 Hemlock into the east/west portion California Drive
extension and then eastward to intersect the existing storm drain line in the north/south portion of
California Drive. MSS shall abandon in place the exiting storm drain that crosses 500 Hemlock
property by filling the pipe with 2-sack slurry from the existing catch basin to the manhole
behind the rear fence of the property. This cost is to be reimbursed or credited to the project from
City impact fees as applicable.
24. At all times during the construction by MS S of the new Wall, landscaping and trees, storm drain
realigirment and other improvements the private properties shall remain secure and no access
shall be permitted between the project site and Hemlock Avenue. Twenty four hour (24-hour)
video surveillance shall be provided along the common boundary between the project and
Hemlock properties during new Wall construction and shall remain in place until the Wall is
completed. During construction, should this boundary between the project site and the Hemlock
neighborhood be found to not be adequately secured, as determined by the City, MS S shall
provide 24-hour manned security until such time that the final wall and improvements are in
place and completed.
25. All work for the MSS project shall be subject to the requirements of the City of Millbrae
Municipal Code. This includes specific work hours and the prohibition of working on holidays.
MS S shall provide two-week "look ahead" notices to the Hemlock residents during construction
to alert them of any proposed Saturday work and extra hours work as allowed and approved by
the City.

FISCAL IMPACT:
There would be no fiscal impact associated with the proposed MSASP amendment in that represents a
amendment to a policy document and is limited in applicability to the Serra Station project site.

COUNCIL ACTION:
Adoption of a Resolution approving an amendment to the Millbrae Station Area Specific Plan (MSASP)
to revise figure 5-3, (Attached), on page 5.12 of the MSASP removing the designation of "transition to
single family neighborhoods," as denoted on figure 5-3, (map), that is located on the north side of
proposed California Drive between El Camino Real and the BART/CALTRAIN railway tracks, which
will affect the Serra Station project, also known as TOD # 1.
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RESOLUTION 19-XX
CITY OF MILLBRAE, COUNTY OF SAN MATEO
STATE OF CALIFORNIA
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILLBRAE
APPROVING AN AMENDMENT TO THE MILLBRAE STATION AREA
SPECIFIC PLAN (MSASP) TO REVISE FIGURE 5-3, ON PAGE 5.12 OF THE
M8ASP REMOVING THE DESIGNATION OF "TRANSITION TO SINGLE
FAMILY NEIGHBORHOODS," AS DENOTED ON FIGURE 5-3 (MAP), THAT
IS LOCATED ON THE NORTH SIDE OF PROPOSED CALIFORNIA DRIVE
BETWEEN EL CAMINO REAL AND THE BART/CALTRAIN RAILWAY
TRACKS, WHICH WILL AFFECT THE SERRA STATION PROJECT, ALSO
KNOWN AS TOD #1. (PUBLIC HEARING)
***

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILLBRAE

WHEREAS, the applicant for the Serra Station Project has submitted a Design
Review Permit application for design review of the project to be approved pursuant to
Ordinance 768;

WHEREAS, the City Council finds that this project is consistent with the City's
General Plan, Zoning Code, and the intent of the Millbrae Station Area Specific Plan
(MSASP) design guidelines; however is not compliant with the, "Transition to Single
Family Neighborhoods" standards of the MSASP;
WHEREAS, the City Council has also determined that an amendment of the
MSASP is appropriate for the proposed project in that project improvements, such as a
buffer wall, tree plantings, elimination of balconies facing the Hemlock neighborhood
incorporated into the building design, and a temporary wall during construction are
conditions sufficient to justify altering the stepback requirements of Figure 5-3 of the
MSASP to be accomplished by the amendment;
WHEREAS, an application has been initiated to amend the MSASP by revising
Figure 5-3, on page 5.12 of the MSASP, by removing the designation of "transition to
single family neighborhoods", as denoted on the attached revised Figure 5-3 (Exhibit Amap); and
WHEREAS, this City Council, 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.

NOW, THEREFORE BE IT RESOLVED THAT THE CITY COUNCIL OF THE
CITY OF MILLBRAE
1. The recitals set forth above are tme and correct and are hereby incorporated
herein by this reference and full set forth in their entirety.
2. The adoption of the Specific Plan Amendment will not be detrimental to the
public health, safety, and general welfare.
3. The adoption of the Specific Plan Amendment does not: (1) trigger the need for
subsequent environmental review pursuant to Section 21166 of the Public
Resources Code and Section 15162 of the CEQA Guidelines; (2) require major
revisions of the Final EIR for the Millbrae Station Area Specific Plan due to new
or substantially increased significant environmental effects; or (3) result in any
substantial changes with respect to the circumstances under which the project will
be undertaken that would require major revisions of the Final EIR due to new or
substantially increased significant environmental impacts; and there has been no
discovery of new information of substantial importance that would trigger or
require major revisions of the Final EIR due to new or substantially increased
significant environmental effects.
4. This resolution shall be effective immediately.

REGULARLY PASSED AND ADOPTED this

Mayor

ATTEST:

City Clerk

day of

,2019.

EXHIBIT A

Proposed Map Revision ("zig-zag" Transition To Single-Family Neighborhoods
Removed from North Block along California Drive)
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FIGURE 5-3. Sidewalk and Setback
Requirements

ll'j MSASP Boundary Minimum Sidewalk Width*
City Boundary

\. * «\ Power Lines

6 feet if not identified

Feet I

Special Building Setback Requirements Street Wall Height Limits*

10 feet

0 feet if not identified ["^ 65'
..a^l 20 feet from Milbrae Overpass Structure [•"'/; •I 55'

12 feet

BNI 20 feet Interioir Setback E23 35'
35 feet Drainage Structure

5.12

500'

4/

t,.

MILLBRAE STATION AREA SPECIFIC PLAN // LAND USE REGULATIONS & DEVELOPMENT STANDARDS

\/\^\ Transition To Single-Family Neighborhoods
* See Table 5-3 for details.
** Within 600 feet of station, street wall

