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SUBJECT: DESIGN REVIEW, CONDITIONAL USE
PERMIT, PARKING and HEIGHT VARIANCE and LOT
MERGER/ SUBDIVISION to allow the demolition of a
paved, surface parking lot and construction of a 4-story, 8
residential unit, one office space and two commercial
space, condominium building on a 5,807 square foot site,
located in a Commercial (C) Zoning District. The
Planning Commission has recommended approval to the
City Council, which takes final action on subdivisions.
(Public Hearing)
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Finance Review:
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REPORT TYPE: ACTION X INFORMATIONAL

ITEM TYPE: CONSENT PUBLIC HEAMNG X_ EXISTING BUSINESS _ NEW BUSmESS_
RECOMMENDATION

Staff recommends the City Council conduct a public hearing and consider adopting the attached
Resolution with Conditions of Approval approving a Design Review, Conditional Use Permit, Height and
Parking Variance and Lot Merger/Subdivision to allow the demolition of a paved, surface parking lot and
construction of a four-story, eight residential unit, one office and two commercial space condominium
building on a 5,807 square foot site, located in a Commercial (C) Zoning District at 480 El Camino Real.
The Planning Commission has recommended approval to the City Council, which takes final action on
subdivisions.
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The existing site currently contains a vacant paved surface parking lot with approximately 24 delineated
parking stalls. The parking lot was formerly used for a San Francisco Airport rental parking business.
Along this area of El Camino Real, there are a variety of retail uses, such as restaurants, general retail
establishments and medium density residential buildings. Adjacent and to the east is vacant lot approved
for a multi-family building at 30 Hermosa Avenue. Further to the east is a residential neighborhood with
frontage on Hemlock Avenue and the San Francisco International Airport located approximately 2,200
feet further to the north east of the subject property.
Site and Building Metrics

The 5,807 square foot property includes of four lots, each lot is approximately 25 feet wide ranging in
depth from approximately 40 feet to 67 feet and is located within the Commercial (C) Zoning District.
The applicant is requesting a lot merger of the four lots to create a single lot for the proposed four-story,
mixed use, residential, office and commercial building. The site is located on the corner of El Camino
Real to the west and Hermosa Avenue to the north. The site would have 114.38 feet of frontage on El
Camino Real 67.08 feet of frontage along Hermosa Avenue with the lot merger.

The proposed building would be four stories, 43'-6' in height and would have a total 17,835 square feet,
including covered ground floor parking. Therefore, the total floor area ratio (FAR) for this building would
be 3.07, which is compliant with the C Zoning in that there is no limitation on FAR pursuant to Article X,
10.05.1020. For reference, FAR is defined as the ratio of total gross area of all floors of a building
compared to the total net lot size. Therefore, for this site, the ratio is 17,835 sf(bldg.) divided by 5,807 sf
(lot size) to determine the 3.07 FAR. Furthermore, in terms of density with 8 units on a 5,807 sf parcel, the
equivalent density would be 1 unit per 725.87 square feet or 60 units per acre of land.
PREVIOUS MEETINGS

12/18/17: Planning Commission Hearing on the proposed project with Conditions of
Approval.

The Planning Commission approved the proposed 480 El Camino Real project on December 18, 2018
with the following additional conditions of approval for staff design review:
1. Scaled plans and elevations to show the location of lattice along the railing of the exterior
walkways, at all levels and at each location where windows are located between 30 Hermosa
Avenue and 480 El Camino Real. Illustrate the location of windows on the adjacent property
at 30 Hermosa Avenue as well; and

2. Plans showing the location of a soundless warning system at the garage entrance to warn
pedestrians of oncoming vehicles and the product type to be installed.
11/28/18 A design review meeting with staff and applicant to discuss the City's
request for minor design improvements to the project including adding ground floor
commercial space, second floor office and streetscape improvements.

City staff met with the applicant to discuss additional design modifications needed for the project in
order to conform to the goals for the Priority Development Area (PDA) along El Camino Real,
currently under development. These improvements include: a wider sidewalk on El Camino Real
frontage, score pattern design sidewalk, full bulb-outs and ADA curb ramps at the Hermosa Avenue
and El Camino Real intersection, adding ground floor corner commercial space, second floor office
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space, awning for commercial corner area, street trees and grates, sidewalk lighting, public art
locations and stormwater treatment measures.

The applicant revised project plans to include these improvements and submitted the plans for staff
review on February 26, 2019. Staff deemed that all requested design changes were addressed in the
revised plans submitted February 26, 2019 which are now before the City Council for consideration.
PROPOSAL

The proposal involves the proposed demolish the existing surface parking lot and construction of a fourstory, 17,835 square foot (sf), mixed-use building. The composition of the proposed building would
include commercial office space, ground floor retail spaces, and eight residential condominium units. The
four floors would consist of the following:
First Floor

The first floor would consist of two ground floor commercial areas totaling 640 square feet (sf) and a
13,543 sf parking area with 13 parking spaces, including 2 mechanical lift parking spaces.
Second Floor

The second floor would consist of a 1,200 sf office space, lobby, stairwell, elevator, and two (2) units with
private porches. There would also be 1,156 sf common open space area for all condominium owners along
Hermosa Avenue and at the rear of the property adjacent to the 30 Hermosa Avenue property.
Third and Fourth Floors

The third floor consists of three (3) units with private porches, lobby, hall, elevator and stairwell. The
fourth floor consists of three (3) units with private porches, lobby, hall, elevator and stairwell.
The proposed asymmetrical building would follow the shape of the existing site and be approximately 65
feet deep along the westerly (side) property line, fronting on Hermosa Avenue and 39 feet deep along the
easterly (side) property line. The width of the building will be approximately 114 feet wide, fronting on
El Camino Real.

The main lobby would be located along El Camino Real, and will also be accessible to the indoor parking
garage area and include an elevator and stairs to all floors. The garage entry will be on Hermosa Avenue
and be 20 feet wide. The four-story building will incorporate staggered setbacks from the second floor to
the roof, along the northerly comer of the building, facing Hermosa Avenue and the adjacent multi-family
building at 30 Hermosa Avenue. The staggered setback of the building will act as a transition between the
two multi-dwelling stmctures.

The proposed building will be a contemporary design and will include landscaping along the periphery of
the building as well as a common space, terrace garden on the second level within the staggered setback
portion of the building.

The project is zoned Commercial and requires the approval of a Conditional Use Permit to allow
residential uses within this District and a Use Permit to allow condominiums. Per Conditions of

Approval, the proposed building complies with all minimum and maximum development standards for the
C District as follows:
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5,663 sf
43 ft.- 6 in.*

No Limit
None
None
None

3.07
None
None
None

1.5 spaces/unit
8 units * 1.5=12 spaces

12 spaces

1 space/200 (640/200 sf) = 3 spaces
1 space/300 sf (1,200/300 sf) = 4 spaces

1 space*

10% of auto parking= 2 spaces

10 bicycle racks
2 spaces provided

Minimum Front setback
Minimum Side setbacks
Minimum Rear setback

Parking Residential
Parking Commercial/Retail
Parking Office
Bicycle Parking
Motorcycle Parking

Proposed

Required
2,500 ft.
40ft.
100%

Development Standard
Minimum parcel size
Maximum Height
Maximum Lot coverage
Floor Area Ratio (FAR)

Minimum of 2 spaces

100%

o*

*HEIGHT AND PARKING VARIANCE REQUESTED: A height and parking variance is requested to
allow height exceeding the 40 ft. height requirement by 3 ft. - 6 inches in order to install two mechanized
lift parking spaces. A parking variance is requested to allow less than the minimum parking spaces
required for commercial spaces.

The proposed project will be consistent with the existing Commercial (C) Zoning District accept for the
height and parking variance requested to accommodate the mechanical lift system for the residential
parking and the parking variance to allow less than the required parking for office and commercial uses.
The parking standard is 1.5 spaces per unit for multi-family buildings, 1 space per 300 square feet of
office space, and 1 space per 200 square feet ofcommercial/retail. The proposal requires the approval of a
variance to allow the building to exceed the maximum allowable height of 40 feet by three (3) feet and six
inches (total 43 feet-six inches). The additional height is required for the installation of mechanical car
lifts needed to accommodate the on-site residential parking.

In addition, the proposal requires the approval of a variance to allow 13 parking spaces in-lieu of the 19
spaces that are required. The Variance is, in part, due to the small lot size that does not have enough depth
to allow for subterranean parking. Additionally, the City desires increased ground floor activity, beyond
the design approved by the Planning Commission, by including more active space along the frontage.
Added design enhancements have decreased the area allowed for parking on the ground floor. Parking
would be provided in whole for the residential units, while the Variance would be primarily for the
commercial and office parking spaces. Specifically, the request is to allow 1 parking space instead of 3
spaces required for commercial/retail use, and 0 parking spaces instead of 4 required spaces for office use.
Part of the justification for the Variance request is due, in part, to the fact that the site is located within one
block of public transit and '/2 mile of regional public transportation for customers, employees and office
tenants. The site is at least one block away from local Samtrans bus stop on El Camino Real and '/2 mile
from the Millbrae BART/Caltrain Station. Two standards must be met in order for any proposed variance
to be approved. See variance findings required below.
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ANALYSIS:
General Plan Consistency

The project site is designated General Commercial within the General Plan which describes this
designation under Policy LU3.3 as follows:

"General Commercial includes the full range of retail commercial uses including apparel
and accessory stores, food stores, banks, personal and professional services, hospitals,
offices, furniture stores, restaurants, wholesale-retail trade, and auto-related uses.

Apartments and outdoor sales are allowed as Conditional Uses."
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In addition. Land Use Policy LU3.5 includes Special Land Use Policy Area El Camino Real Frontage
Area to:

"Develop exceptions criteria for parking requirements for properties along El Camino Real,
including exceptions for mixed use (commercial/residential) projects, off-site parking and other
shared parking options."

The proposed mixed use commercial/housing project is consistent with the General Plan land use
designation for both the proposed multi-family residential and commercial uses and the height and parking
variance findings required to allow less than the minimum on-site parking spaces required for commercial
and office uses.
Design Review

Section 10.05.1150 (Architectural, Landscaping and Site Plan Consideration) of the Millbrae Municipal
Code requires Design Review, pursuant to the City's adopted Residential Design Guidelines, to allow the
construction of new residential structures. The Design Guidelines include generalized review criteria that
seek to integrate new structures into the existing character of the neighborhood, and minimize the bulky
appearance ofmulti-story structures, while respecting the privacy, views, and solar access of neighboring
properties. The proposed mixed use and multi-family residential building with eight residential units,
office and retail complies with these Design Guidelines and would be compatible with the residential
neighborhood.
Height and Parking Variance

Height Variance:

The proposal will result in a new four-story mixed use structure consisting of 8 residential units, two
ground floor commercial areas, second floor office and 13 parking spaces. The proposal requires the
approval of a variance to allow the building to exceed the maximum allowable height of 40 feet by three
(3) feet and six inches to ensure adequate height for mechanical car lifts needed to comply with the on-site
residential parking requirements. The mechanical car lifts will allow for a total of 13 parking spaces to be
provided, 12 for residential use and 1 for commercial use.
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Parking Variance:

The applicant is seeking a parking variance to allow it to provide less than required by Code. Code
requires a total of 19 spaces, where only 13 are proposed. The 6 space shortage would be for the
commercial and office spaces. All residential units would have parking.

Due to the proximity of local and regional public transit lines including Samtrans and Millbrae
BART/Caltrain Station and existing surface parking along El Camino Real, the lack of office parking and
provision of 1 commercial parking space will not negatively impact the neighborhood.
The project meets the findings required under Section 10.05.2540 Variances. The approval of a height
and parking Variance to allow increased height and less than the minimum parking required sets out two
standards for any proposed Variance:

1. Any variance granted shall be subject to such conditions as will assure that the deviation thereby
authorized shall not constitute a grant of special privilege inconsistent with the limitations upon
other properties in the vicinity and zoning district in which the subject property is situated; and
The subject lot contains 114 feet of frontage along El Camino Real, 67 feet along the north side
property line, fronting along Hermosa Avenue, 109 feet along the rear property line to the east and 39
feet at the side property line, to the south. The south side property line is substantially shorter than the
north side property line making this an asymmetrical lot. The remaining lots located on this block
fronting along Hermosa Avenue are generally 25 feet by 100 feet. The majority of the lots on this
block that front along El Camino Real area approximately 45 feet by 100 feet. The subject property is
the only lot on the block and within the immediate area with this uncommon asymmetric
configuration. Therefore, the deviation thereby authorized shall not constitute a grant of special
privilege inconsistent with the limitations upon other properties in the vicinity and zoning district.
The parking standard is 1.5 spaces per unit for multi-family buildings, 1 space per 300 square feet of
office space and 1 space per 200 square feet of commercial space. The applicant is requesting a height

variance to provide the required residential parking with two mechanical lifts which require the
building height to exceed the required 40 feet by 3 feet and 6 inches. In addition, a parking variance is
requested to provide less than the minimum required commercial parking of 3 spaces (640- sf/200 sf)
and less than the minimum required office parking of 4 spaces (1,200 sf/300 sf) of 4 parking spaces.
The applicant would provide 1 of the 3 required spaces for the commercial use and 0 of the 4 required
parking spaces for the office use. The subject property has similar commercial and office use
buildings nearby on the block north of Hermosa Avenue that do not have the required minimum
parking for their uses. Therefore, the deviation thereby authorized shall not constitute a grant of
special privilege inconsistent with the limitations upon other properties in the vicinity and zoning
district.

2. That because of special circumstances applicable to the subject property, including size, shape,
topography, location, or surroundings, the strict application of zoning regulations is found to
deprive the subject property of privileges enjoyed by other properties in the vicinity and under
the identical zoning classification.

Due to the shape of the subject lot as well as the atypical nature of the site, findings can be made that
special circumstances exist wherein strict application of zoning regulations is found to deprive the
subject property of privileges enjoyed by other properties in the vicinity and under the identical zoning
classification. For example there are commercial uses (620 El Camino Real, "Check n Go") and office
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uses (700 El Camino Real, "Law Offices") on El Camino Real north of the subject site, that do not
provide the minimum required parking for the commercial and office uses. Therefore, due to the
special circumstances applicable to the subject site, specifically the configuration, the strict application
of zoning regulations is found to deprive the subject property of privileges enjoyed by other properties
located within the vicinity and under the same zoning classification.
Conditional Use Permit to Allow Residential Development

MMC Chapter 10.05 requires approval of a Conditional Use Permit for multiple-family dwellings within a
Commercial (C) Zoning District and Section 10.25.2520 sets out the standards to be met for any proposed
development:

1. The establishment, maintenance, or operation of the use applied for will not, under the circumstances
of the particular case, be detrimental to the health, safety, morals, comfort, and general welfare of the
persons residing or working in the neighborhood of such proposed use; and

2. The establishment, maintenance, or operation of the use applied for will not, under the circumstances
of the particular case, be detrimental to property and improvements in the neighborhood of such
proposed use.

The project complies with the standards, or a condition of approval has been included to ensure that the
project meets all of the standards and would not be detrimental to the health, safety, morals, comfort, and
general welfare of the persons residing or working in the neighborhood of such proposed use or to
property and improvements in the neighborhood.
Use Permit to Allow Condominium DeyeLopment

MMC Chapter 10.25 requires approval of a Conditional Use Permit for condominium development and
Section 10.25.050 sets out the two standards to be met for any proposed condominium:

A. The overall impact on schools, parks, utilities, neighborhoods, streets, traffic, parking and
other community facilities and resources will not be detrimental;

The proposed construction of a four-story, eight residential unit, one office and two commercial
space condominium building at the project site will not negatively impact schools, parks, utilities,
neighborhoods, streets, traffic, parking and other community facilities and resources. The project
complies with the residential parking requirements and provides streetscape improvements along
the El Camino Real frontage including: widened sidewalks, score pattern sidewalk surface, comer
bulb-outs, street trees, stormwater treatment measures and pedestrian lighting.

B. The project development plan and proposed improvements meet the design standards
adopted by the city, or there are unusual circumstances regarding the development's
location, site or configuration, and that the project is in substantial compliance with both
the standards and criteria, and that there are mitigating features incorporated in the
project. (Ord. 427, § 2; 1976 Code § 10-5.05).
The project meets the City's design standards and, as conditioned, the project meets the zoning
development standards. The frontage improvements are already in place and the site's storm
drainage will be designed to meet City site improvement requirements, to be confirmed at the
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time of building permit, as required by a condition of approval; and through the Design Review
process, the project will be required to comply with the Residential Design Review Guidelines.
Tentative Subdivision Map

The proposal is that the property be subdivided so that each residential unit and the second floor office
space could be owned separately. The two ground floor commercial spaces would be for rental. The
overall site would be held in common by the owners of the eight condominiums who would own their
respective individual unit and share in the common spaces such as the lobby, garage, and hallways.
Codes, Covenants & Restrictions would be prepared and recorded with the Final Map that would specify
the shared ownership and maintenance of the property and building.

There would be no physical difference in the building whether the units are rented or offered for sale,
and the additional multi-family condominiums would add to the variety of housing available in the City.
MMC Section 10.15.330 requires that a Tentative Subdivision Map cannot be approved unless it is
consistent with the General Plan and the provisions of the Subdivision Map Act. California Government

Code, Section 66474 sets out required findings that direct that a tentative map cannot be approved if any
of the following findings can be made:
a. That the proposed map is not consistent with applicable general and specific plans as
specified in Section 65451.

As described earlier in this staff report, the proposed map is consistent with the city's General
Plan.

b. That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans.

As evaluated in the staff report for this application, the proposed design and improvements for
the project are consistent with the General Plans.
c. That the site is not physically suitable for the type of development.
The proposed site is physically suitable for the proposed development because the site is level,

adjacent to a major roadway that is designated for commercial development, and the proposed
development would provide a transition from commercial development along El Camino Real to
the existing neighborhood.
d. That the site is not physically suitable for the proposed density of development.

The site is physically suitable for the proposed density because the site is level and stable, it is
located within one-half mile of the Millbrae BART station which would provide good access to
public transit, and it is adjacent to a commercial area to provide goods and services to future
residents.

e. That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.
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The design of the subdivision or its proposed improvements are not likely to cause
environmental damage because the existing site has no vegetation, has been paved over and used
for commercial purposes; and the site is surrounded by existing urban development.
f. That the design of the subdivision or type of improvements is likely to cause serious public
health problems.

The design of the subdivision or its proposed improvements are not likely to cause public health
problems because the development will be served by public water and sewer systems, connected
into the City's drainage system, and is located in an area served by Fire and Police services.
g. That the design of the subdivision or the type of improvements will conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision. In this connection, the governing body may approve a map if it finds that
alternate easements, for access or for use, will be provided, and that these will be
substantially equivalent to ones previously acquired by the public. This subsection shall
apply only to easements of record or to easements established by judgment of a court of
competent jurisdiction and no authority is hereby granted to a legislative body to
determine that the public at large has acquired easements for access through or use of
property within the proposed subdivision.

There are no easements for public access or use of the property shown on the Preliminary Title
Report submitted by the applicant and no such easement is shown on the Tentative Subdivision
Map which was prepared by a Registered Professional Engineer.
PLANNING COMMISSION ACTION:
The Planning Commission held a public hearing on the proposed development on December 18, 2017. A
total of three residents spoke at the public hearing.

The first resident expressed support for the project. A second resident of the adjacent property at 30
Hermosa Avenue expressed concern regarding potential negative impacts to existing vistas as well as lack
of street parking on Hermosa Avenue. A third resident expressed support for the project citing the City's
need for housing and commented the project was in a good location in that it is within walking distance to
shops. The resident also commented that on-site parking should not be required for this project.
Staff has provided the following information in response to the cited concerns:

The structures along Hermosa Avenue are single-family and duplex residential buildings; many with
extensive driveway areas. Each building contains the required on-site parking with many vehicles also
utilizing the driveways. The proposed project at 480 El Camino Real will have the required on-site
parking. Therefore, the proposed project would not create an additional hardship to the existing street
parking on Hermosa Avenue.

The Planning Commission expressed concern regarding privacy issues between the subject building and
the building to the rear, located at 30 Hermosa Avenue. The applicant will be installing lattice on top of
railings located at the exterior walkways between 480 El Camino Real and 30 Hermosa Avenue to
mitigate any potential negative impact to privacy for residents within both structures. A 2'-0" lattice
would be attached on top of the 4'-9" railing on second level, for a total height of6'-9". A 3'-0" lattice
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would be attached on top of the 3'-6" railing located on the third and fourth levels, for a total height of 6'6". The lattice would begin approximately 16 feet from the side property line at 30 Hermosa Avenue and
mn approximately 77 feet parallel with the rear property line. A condition of approval has been added to
reflect this modification.

The Planning Commission expressed concern regarding the safety of pedestrians passing the garage
entrance of the project. The applicant will be installing a soundless warning system at the entrance of the
proposed garage, to warn pedestrians of oncoming vehicles. The warning system includes a pedestrian
alert system with an option for a voice and visual alert to pedestrians and street traffic when a vehicle exits
a parking facility to prevent collision. The Planning Commission recommended a soundless system to
mitigate any potential noise disturbance to nearby residents. A condition of approval has been added to
reflect this modification.
Project Revisions

This project requires final approval from the City Council, since the project involves a subdivision map
for the lot merger and condominium. Since the time of the Planning Commission action, City Planning
staff was concerned with the ground floor design. Therefore, staff worked extensively with the project
applicant to improve the design of the proposed building which has, partially, resulted in the delay
between the Planning Commission action and the City Council hearing. Specifically, staff has been
working with the applicant to enhance the design and increase the amount of ground floor activity and
pedestrian oriented design, including a storefront design and display space. These revisions also further
impacted the area for parking resulting in the need for a Variance, given the small lot size.
FISCAL IMPACT:
There is no fiscal impact on this item.
ENVIRONMENTAL REVIEW:

This project has been determined to be Categorically Exempt pursuant to Section 15332, Infill
Development Projects, of the California Environmental Quality Act (CEQA) Guidelines.
COUNCIL ACTION:

Staff recommends the City Council conduct a public hearing and adopt the attached Resolution with
Conditions of Approval approving a Design Review, Conditional Use Permit, Variance and Lot
Merger/Subdivision to allow the demolition of a paved, surface parking lot and construction of a fourstory, eight residential unit, one office and two commercial space condominium building on a 5,807 sf
site, located in a Commercial (C) Zoning District, located at 480 El Camino Real.
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CITY OF MILLBRAE, COUNTY OF SAN MATEO
STATE OF CALIFORNIA
***

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILLBRAE APPROVING
A DESIGN REVIEW, CONDITIONAL USE PERMIT, HEIGHT AND PARKING
VARIANCE AND LOT MERGER/ SUBDIVISION TO ALLOW THE DEMOLITION OF
A PARKING LOT AND CONSTRUCTION OF A 4-STORY, 8 RESIDENTIAL UNIT,
ONE OFFICE SPACE AND TWO COMMERCIAL SPACE CONDOMINIUM
BUILDING ON A 5,807 SQUARE FOOT SITE, LOCATED AT 480 EL CAMINO REAL
IN A COMMERCIAL (C) ZONING DISTRICT
RESOLUTION NO.

WHEREAS, the applicant has filed PA 1509-002 for Design Review, Conditional Use
Permit, Height and Parking Variance and Tentative Subdivision Map approval for a site located in
the Commercial (C) Zoning District at 480 El Camino Real; and
WHEREAS, The proposal is for the construction of a four-story, 43-foot and six inches
tail building containing eight residential condominiums, second floor office, over a ground floor
which contains two commercial areas, lobby, garage parking, a lobby storage, and utilities; and
WHEREAS, the Planning Commission held a properly noticed public hearing on
December 18, 2017 at which time the Planning Commission heard all persons wishing to speak
and considered all pertinent information; and

WHEREAS, the Planning Commission found that this project is consistent with the City's
General Plan, and Municipal Code; and

WHEREAS, The Planning Commission determined that the project is Categorically
Exempt pursuant to Section 15332, Infill Development Projects, of the California Environmental
Quality Act (CEQA) Guidelines; and

WHEREAS, this Planning Commission, having considered the evidence received at the
public hearing, took action to recommend that the City Council approve the project based on
findings and conditions of approval; and
WHEREAS, the City Council held a properly noticed public hearing on April 23, 2019 at
which time the Council heard all persons wishing to speak and considered all pertinent
information; and

WHEREAS, the staff report for this action and all its attachments are hereby incorporated
by reference;
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NOW, THEREFORE, BE IT RESOLVED that the City Council of the City ofMillbrae
hereby approves PA 1509-002 for Design Review, Conditional Use Permit, Height and Parking
Variance and Tentative Subdivision Map approval for a site located in the Commercial (C) Zoning
District at 480 El Camino Real, based on the following findings and subject to the following
conditions.

FINDINGS
Design Review

The following four findings are required under Section 10.05.2500. C. 2 of the Millbrae Municipal
Code to approve the Design Review for the proposed project:
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 building's design includes balconies and exterior walkways at the front and back of the building
to create variation in the facades. The front facade also includes projecting -window areas and panels
to create an undulating element. The frontage along El Camino Real and Hermosa Avenue will
include low growing landscaping and will include street trees along both streets. Along the sides of
the buildings, the use of horizontal plank detailing and variation in the height of the parapet also serve
to break up the building mass. The building design includes a terrace garden on the second level
within the staggered setback portion of the building. The remaining building retains the staggered
setbacks at this location. Streetscape improvements will include: a wider sidewalk (doubling from 8
ft. to 16ft. wide) on El Camino Real frontage, score pattern design sidewalk, full bulb-outs and ADA
curb ramps at the Hermosa Avenue and El Camino Real intersection, adding ground floor corner
commercial space, awning for commercial corner area, street trees ("trident maple ") and grates,
sidewalk lighting, public art locations and stormwater treatment measures.
The building would serve as a transition from the more intense commercial development along El
Camino Real to the existing residential neighborhood to the rear of the site. Two ground floor
commercial spaces totaling 640 square feet and, one 1,200 square foot office space on the corner of
Hermosa Avenue and El Camino Real, on the second level is proposed.
The exterior of the building is well designed, -with a variety of durable materials and articulation to
the building facades to be visually interesting. The proposed development respects the privacy of the
adjacent residential neighborhood by installing landscaping, a garden terrace and open walkways.
The new exterior color and materials include exterior wood at railings, exterior wood tone cladding
vertical panels facing El Camino Real, grey tone porcelain tile cladding at the parking garage level,
grey tone metal trellis and garage louvers and paint colors to include Tranquil Taupe, Winter 's Park,
Swiss Coffee, Inglenook Olive and Phoenix Rising. The ne'w roof area -will be a light color membrane
roofing material.
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b. The project complies with all applicable development regulations;

The proposed demolition of the concrete surface parking lot and new construction of an eightunit residential building with two ground floor commercial spaces and one second floor office
space complies with all applicable development regulations accept for the height and parking
requirements. The applicant is applying for a height and parking variance.
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 new construction of a four-story multi-use structure -will result in an overall

building height of approximately 43 feet and six inches (at its highest point measured from
finished grade). The proposed project -will not cause a significant visual impact to neighboring
views from principal rooms of a residence.

The applicant held a community outreach meeting on Wednesday, April 26, 2017 from 5 p.m.
to 7 p.m. at the subject property. Community outreach notices -were sent to all properties
located on both sides of Hermosa Avenue, between El Camino Real and Hemlock Avenue,
which exceeds the City requirement for Neighborhood Notifications. To date, Staff has not
received any comments or Neighborhood Notification forms. The existing views in the
neighborhood are of other residential and commercial buildings along and El Camino Real,
with the exception of the houses across from the project site, which currently have views across
the project site of commercial development along El Camino Real, with glimpses of the hills
beyond between commercial buildings. The new building will not impair any existing views.
The on-site parking is enclosed and screened from the view of foot and auto traffic along El
Camino Real and Hermosa Avenue.

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 new four-story mixed-use structure. As conditioned, the project
•would comply with all standards as identified in the Zoning Code, and will be required to
comply -with all applicable building and fire safety codes. This building -will serve as a
transition from the existing neighborhood to the commercial development along El Camino
Real. The site would not interrupt the development of commercial uses along El Camino Real.
The proposed building's design is sensitive to its setting adjacent to existing residential
development as well as commercial development along the El Camino Real corridor.
Therefore, based upon the above findings, the addition will not decrease the desirability of the
neighborhood or disrupt the orderly development of the City.
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ConditionalUse_Permit to Allow Residential Development

MMC Chapter 10.05 requires approval of a Conditional Use Permit for multiple-family dwellings
and Section 10.25.2520 sets out the standards to be met for any proposed development:
1. The establishment, maintenance, or operation of the use applied for will not, under the
circumstances of the particular case, be detrimental to the health, safety, morals, comfort,
and general welfare of the persons residing or working in the neighborhood of such
proposed use; and

The project is zoned Commercial and requires the approval of a Conditional Use Permit to
allow residential uses within this District. Per Conditions of Approval, the proposed building
complies with all minimum and maximum development standards for the C District.
2. The establishment, maintenance, or operation of the use applied for will not, under the
circumstances of the particular case, be detrimental to property and improvements in
the neighborhood of such proposed use.

The project, as conditioned, will be consistent with the existing C zoning and will not be
detrimental to property and improvements in the neighborhood of such proposed use.
Height and Parking Variance

Section 10.05.2540 Variances requires approval of a Variance to allow increased height and less
than the minimum parking requirements and sets out two standards for any proposed Variance:
1. Any variance granted shall be subject to such conditions as will assure that the deviation
thereby authorized shall not constitute a grant of special privilege inconsistent with the
limitations upon other properties in the vicinity and zoning district in which the subject
property is situated; and

The subject lot contains 114 feet of frontage along El Camino Real, .67 feet along the north
side property line, fronting along Hermosa Avenue, 109 feet along the rear property line to
the east and 39 feet at the side property line, to the south. The south side property line is
substantially shorter than the north side property line making this an asymmetrical lot. The
remaining lots located on this block fronting along Hermosa Avenue are generally 25 feet by
100 feet. The majority of the lots on this block that front along El Camino Real area
approximately 45 feet by 100 feet. The subject property is the only lot on the block and -within
the immediate area with this uncommon asymmetric configuration. Therefore, the deviation
thereby authorized shall not constitute a grant of special privilege inconsistent with the
limitations upon other properties in the vicinity and zoning district.
The parking standard is 1.5 spaces per unit for multi-family buildings, 1 space per 300 square
feet of office space and 1 space per 200 square feet of commercial space. The applicant is
requesting a height variance to provide the required residential parking with two mechanical
lifts which require the building height to exceed the required 40 feet by 3 feet and 6 inches. In
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addition, a parking variance is requested to provide less than the minimum required
commercial parking of 3 spaces (640- sf/200 sf) and less than the minimum required office
parking of 4 spaces (1,200 sf/300 sf) of 4 parking spaces. The applicant would provide 1 of
the 3 required spaces for the commercial use and 0 of the 4 required parking spaces for the
office use. The subject property has similar commercial and office use building on the block
north of Hermosa Avenue that do not have the required minimum parking for their uses.
Therefore, the deviation thereby authorized shall not constitute a grant of special privilege
inconsistent with the limitations upon other properties in the vicinity and zoning district.
2. That because of special circumstances applicable to the subject property, including size,
shape, topography, location, or surroundings, the strict application of zoning regulations
is found to deprive the subject property of privileges enjoyed by other properties in the
vicinity and under the identical zoning classification.

Due to the shape of the subject lot as well as the atypical nature of the site, findings can be
made that special circumstances exist wherein strict application of zoning regulations is found
to deprive the subject property of privileges enjoyed by other properties in the vicinity and
under the identical zoning classification. Therefore, due to the special circumstances
applicable to the subject site, specifically the configuration, the strict application of zoning
regulations is found to deprive the subject property of privileges enjoyed by other properties
located within the vicinity and under the same zoning classification.
Use Permit to Allow Condominium Development

MMC Chapter 10.25 requires approval of a Conditional Use Permit for condominium development
and Section 10.25.050 sets out the two standards to be met for any proposed condominium:
A. The overall impact on schools, parks, utilities, neighborhoods, streets, traffic, parking
and other community facilities and resources will not be detrimental;
The proposed construction of a four-story, eight residential unit, one office and two commercial
space condominium building at the project site will not negatively impact schools, parks, utilities,
neighborhoods, streets, traffic, parking and other community facilities and resources. The project
complies with the residential parking requirements and provides streetscape improvements along
the El Camino Real frontage including: widened sidewalks, score pattern sidewalk surface, corner
bulb-outs, street trees, stormwater treatment measures and pedestrian lighting.
B. The project development plan and proposed improvements meet the design standards
adopted by the city, or there are unusual circumstances regarding the development's
location, site or configuration, and that the project is in substantial compliance with both
the standards and criteria, and that there are mitigating features incorporated in the
project. (Ord. 427, § 2; 1976 Code § 10-5.05).
The project meets the City 's design standards and, as conditioned, the project meets the
zoning development standards. The frontage improvements are already in place and the site 's
storm drainage will be designed to meet City site improvement requirements, to be confirmed
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at the time of building permit, as required by a condition of approval; and through the Design
Review process, the project will be required to comply with the Residential Design Review
Guidelines.

Additionally, MMC Section 10.25.120 requires that the following additional finding also be made:
A. The project conforms to all of the requirements of the zoning district in which it is
located.

B. There are not less than one and one-half off-street parking spaces per living unit,
including at least one covered vehicle parking space per unit.

C. Each unit within the project shall have enclosed, weatherproofed and lockable private
storage space for the sole use of the unit owner.
D. The structure shall conform to all interior and exterior sound transmission standards of
the Uniform Building Code, state laws and/or regulations and city ordinances. The
interior noise level shall be less than 45 CNEL. Sound control between units and between

units and public areas shall provide an airborne sound insulation equal to that required
to meet a Sound Transmission Class (STC) of 43 by field testing. Impact Insulation Class
(IIC) of 43 by field testing is required. Entrance doors and perimeter seals shall meet a
rating of not less than 26 STC. To assure compliance with the above, all units must be
field tested and certified by an approved testing agency. In such cases where present
standards cannot reasonably be met and if an exception is granted, the planning
commission or city council, as the case may be, must require the applicant to notify
potential buyers of the noise deficiency currently existing within the units.

E. The roof and perimeter walls of the building shall be insulated to conform with Energy
Conservation requirements of Title 24.

F. Each unit shall have separate utility meters for gas and electricity.
G. The project shall conform with the minimum building security regulations adopted by
the city, and the costs of any security measures required by the city shall be paid for by
the person seeking approval of the map.

H. Walls and floor/ceiling separating dwelling units shall be two-hour fire-resistive
occupancy separations.

I. Every dwelling unit shall be provided with a smoke detector conforming to Uniform
Building Code Standard No. 43-6 and as required by the city fire department, and the
structure which is the subject of the project shall be equipped with life safety and fire
protection systems approved by the city fire department. Sprinklers shall be provided as
required by the applicable Fire Prevention Code as adopted by the city at the time of
approval of the map.
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J. Provision shall be made for an enclosed trash area within the proposed structure.
K. The city may require structural or mechanical changes reasonably necessary to
adequately protect the public health, safety and welfare.
L. A knox box with a master key shall be provided for each building in order to permit Hre
department access to all common areas, including hallways, storage areas, social rooms,
equipment rooms, garbage rooms, garage and recreation areas.
M. Guest parking will be considered for each project.
N. The planning commission shall review the adequacy of open space in terms of area, and
privacy standards. Private outdoor space shall be provided for each unit, where practical.
The amount of space shall be determined in each case by the size of the unit and amount
of common open space.

0. All permanent mechanical equipment such as motors, compressors, pumps and
compactors which is determined by the building official of the city to be a source of
structural vibration or structure borne noise shall be shock mounted in inertia blocks or

bases and/or vibration isolators in a manner approved by the building official.
P. Greater consideration will be given independent systems for heating, ventilating and air
conditioning (HVAC) so that each unit can be controlled and regulated by the occupants
and the energy required for operation can be billed separately. (Ord. 427, § 2; 1976 Code
§ 10-5.12).
The project complies with the standards, or a condition of approval has been included to
ensure that the project meets all of the standards.
Tentative Subdivision Map

MMC Section 10.15.330 requires that a Tentative Subdivision Map cannot be approved unless it
is it is consistent with the General Plan and the provisions of the Subdivision Map Act. California
Government Code, Section 66474 sets out required findings that direct that a tentative map cannot
be approved if any of the following findings can be made:
a. That the proposed map is not consistent with applicable general and specific plans as
specified in Section 65451.

The proposed map is consistent -with the city 's General Plans.
b. That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans.

Evaluated within the staff report for this application, the proposed design and improvements
for the project are consistent with the General Plans.
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c. That the site is not physically suitable for the type of development.
The proposed site is physically suitable for the proposed development because the site is level,
adjacent to a major roadway that is designated for commercial development, and the proposed
development would provide a transition from commercial development along El Camino Real
to the existing neighborhood.
d. That the site is not physically suitable for the proposed density of development.
The site is physically suitable for the proposed density because the site is level and stable, it is
located within one-halfmile of the Millbrae BART station which would provide good access
to public transit, and it is adjacent to a commercial area to provide goods and services to
future residents.

e. That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat.

The design of the subdivision or its proposed improvements are not likely to cause
environmental damage because the existing site has no vegetation, has been paved over and
used for commercial purposes; and the site is surrounded by existing urban development.
f. That the design of the subdivision or type of improvements is likely to cause serious public
health problems.

The design of the subdivision or its proposed improvements are not likely to cause public health
problems because the development will be served by public water and server systems,
connected into the City 's drainage system, and is located in an area served by Fire and Police
services.

g. That the design of the subdivision or the type of improvements will conflict with
easements, acquired by the public at large, for access through or use of, property within
the proposed subdivision. In this connection, the governing body may approve a map if
it finds that alternate easements, for access or for use, will be provided, and that these
will be substantially equivalent to ones previously acquired by the public. This subsection
shall apply only to easements of record or to easements established by judgment of a
court of competent jurisdiction and no authority is hereby granted to a legislative body
to determine that the public at large has acquired easements for access through or use of
property within the proposed subdivision.

There are no easements for public access or use of the property shown on the Preliminary Title
Report submitted by the applicant and no such easement is shown on the Tentative Subdivision
Map which -was prepared by a Registered Professional Engineer.
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NOW, THEREFORE, BE IT FOUND, DETERMINED AND RESOLVED BY THE CITY
COUNCIL 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 City Council finds that the project is categorically exempt per Section 15332, Infill Projects,
of the California Environmental Quality Act (CEQA) Guidelines.

3. The City Council approves the Design Review, Conditional Use Permits, and Tentative
Subdivision Map applications for the proposed project at 480 El Camino Real, subject to the
conditions attached to this Resolution.

4. This resolution shall be effective immediately.

REGULARLY PASSED AND ADOPTED this 23rd day of April 2019.

MAYOR
ATTEST:

CITY CLERK
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CONDITIONS OF APPROVAL
480 El Camino Real

Date: April 23, 2019

GENERAL REQUIREMENTS:
1. Approved Plans: Plans submitted for building permits, grading permits and improvement
plans, and construction shall be in substantial compliance with the following plans, which are
marked Exhibit "A" and are on file with the City of Millbrae Community Development
Department, except as modified by and subject to the conditions herein:
a. Architectural Plans identified as Sheets AO.O through A3.1 prepared by Dinar &
Associates and dated February 5 and Febmary 12, 2019;

b. Civil Engineering Plans identified as Sheets C1-C3 prepared by Yaghoub Saidain Civil
Engineers and dated February 6, 2019;and
c. Tentative Map - TM-1 prepared by SMP Engineers and dated October 25, 2017.
2. Approved Exterior Colors and Materials: Plans submitted for building permits, and
construction shall be in substantial compliance with the exterior color and materials board
prepared by Dinar & Associates architects, marked Exhibit "B" and are on file with the City of
Millbrae Community Development Department, except as modified by and subject to the
conditions herein.

3. Approval of Minor Changes: The Community Development Director may approve minor
changes in the project, such as changes necessary to comply with City requirements or the
Building Code or refinements in the design as construction drawings are prepared, provided that
such changes shall not change the building height, setbacks, number of parking spaces, location
of garbage pickup, or open space and would not result in a change in the findings made to
approve this project. Any changes which the Community Development Director determines are
substantial are subject to review and determination by the City Council, with the
recommendation of the Planning Commission.

4. Expiry and Vesting: This approval and all rights hereunder shall be effective for a period of
one (1) year from the date of approval in accordance with Millbrae Municipal Code (MMC)
Sections 10.05.2550 and 10.15.200. If both a building pennit application and a Final Map in
accordance with Millbrae Municipal Code (MMC) Section 10.15.200 are not submitted within
one year, then the Design Review, Conditional Use Permits and Tentative Subdivision Map
shall become null and void without further action. An extension of time of not more than

eighteen months to make these submittals may be granted by the City Council at a noticed
public hearing upon the recommendation of the Planning Commission, provided that a written
request is made and submitted by the property owner prior to the expiration of the initial oneyear approval period.
5. Indemnification: As a condition of this approval, and to the fullest extent permitted by law,
applicant shall indemnify, defend and hold harmless City, its City Council, its boards and
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commissions, officials, officers, employees, consultants, and agents from and against any and
all claims, demands, obligations, damages, actions, causes of action, suits, losses, judgments,
fines, penalties, liabilities, costs and expenses (including without limitation, attorney's fees,
disbursements and court costs) of every kind and nature whatsoever which may arise from or
in any manner relate (directly or indirectly) to City's approval of the project including the
City's related California Environmental Quality Act determinations. This indemnification

shall include, but not be limited to, damages awarded against the City, if any, costs of suit,
attorneys' fees, and other expenses incurred in connection with such claim, action, causes of
action, suit or proceeding whether incurred by applicant. City, and/or the parties initiating or
bringing such proceeding. The applicant shall indemnify the City for all of City's costs,
attorneys' fees, and damages which City incurs in enforcing the indemnification provisions
set forth in this condition. The applicant shall pay to the City upon demand any amount owed
to the City pursuant to the indemnification requirements prescribed in this condition. If the
applicant is required to defend the City as set forth above, the City shall retain the right to
select the counsel who shall defend the City.
6. 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
theCityofMillbrae.
7. 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.
8. Site development, including landscaping, shall conform to Exhibit A, 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 Staff.
9. All landscaped areas must be maintained in a neat, healthy, and growing condition, including
landscaping around building perimeter and street trees.

10. 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.

11. Any off-site improvements found to be damaged as the result of the construction of the project
approved herein shall be repaired and/or replaced as required by the City ofMillbrae Director
of Public Works. The applicant shall document the existing pavement conditions and submit
pre-consti^iction street conditions report to the City Engineer for review. The review shall
include the streets in the vicinity of the project and along the route that trucks and construction
equipment would use to reach the project site from Highway 101 or Highway 280. Upon
completion of construction the applicant shall re-inspect street conditions and submit a postconstruction street condition to the City Engineer. Any damage determined to be as the result
of the construction activity for the project shall be repaired by the applicant. A repair plan shall
be submitted to the City Engineer for review and approval prior to the applicant making the
repairs.
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12. All required utility easements shall be provided as indicated by the department or agency
having jurisdiction.

13. The project shall comply with all applicable "City of Millbrae Public Works General
Conditions of Approval" (copy provided to applicant and available online at:
http://www.ci.millbrae.ca.us/deDartments-services/public-works/public-works-general-

conditions-of-approval). 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.

14. 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.
15. The plans submitted for issuance of building permits for this project shall comply with all
applicable building and fire safety codes, and the following specific requirements:
a. The maximum cross slope shall not exceed two percent through the accessible parking
stall, off-load aisle and path of travel to the elevator.
b. Show the required accessible units on the Floor Plans and demonstrate that each unit meets
the requirements for accessibility adaptability.
16. Erosion and Sedimentation Control Plans: Prior to the commencement of construction

activity on the project site, the applicant shall submit a plan of erosion control measures to
prevent soil, dirt and debris from entering the storm drain system, in accordance with the
practices outlined in the ABAG Erosion and Sediment Control Handbook, California Storm
Water Best Management Practice Handbooks, and the Regional Water Quality Control
Board's Erosion and Sediment Control Field Manual. The erosion control measures shall be

to the satisfaction of the Public Works Director and shall be complied with during
construction.

17. Storm drainage service from the project shall be provided as directed and approved by the
City Engineer. The site shall be graded to maximize runoffover grassed and landscaped areas
and eliminate direct connections to the storm system and to ensure no runoffonto neighboring
properties.

18. All drainage design shall comply with Provision C3 of the San Francisco Bay Region
Municipal Regional Stormwater Permit issued on October 14, 2009 and all subsequent permit
amendments from the State.

19. Site Improvement Plans for all on-site improvements and street improvement plans for offsite improvements shall be prepared by a Registered Civil Engineer and approved by the City
Engineer prior to approval of the Final Map. All improvements shall be designed and
constructed in accordance with the City's Design Standards, Specifications and Standard
Plans, unless otherwise specifically approved by the City Engineer. On Site and Off-site
improvements include, but are not limited to, the following: storm drainage, street
improvements, street lighting, utilities and landscaping; water mains and fire hydrants;
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sanitary sewer; utility undergrounding; and any other off-site improvements listed herein, and
necessary for a complete and acceptable public improvement project.
20. All typical street fixtures, including but not limited to fire hydrants, electroliers, signs, and
utility boxes, shall be located behind the sidewalks.

21. The applicant shall obtain an Encroachment Permit from the Department of Public Works
prior to beginning any work within any public right-of-way.
WATER SYSTEM

22. Water service to the project is proposed by connection to City water facilities. A water
demand projection shall be prepared and submitted to the City Engineer for review and
approval.

23. A separate fire service connection shall be established in accordance with City' standard
specifications and plans. Domestic water and fire service cannot be combined. A back flow
preventer is required at the fire service coimection.
24. A separate irrigation service connection shall be established. Domestic water and irrigation

service cannot be combined. A back flow preventer is required at the irrigation connection.
SANITARYSEWER SYSTEM

25. Sanitary sewer service to the project is proposed by connection to City sanitary sewer
facilities. The Applicant shall calculate the projected waste water to be generated from the
project and verify that the existing sanitary sewer system will have sufficient capacity to
convey the additional sewage flow generated from the project. In the event that the existing
sanitary sewer collection system does not have sufficient capacity the Applicant is required
to upgrade the existing sanitary sewer system. All required improvements are subject to the
review and approval of the City Engineer and shall be constructed prior to issuance of
occupancy certificate.

26. All sanitary sewer main shall terminate with a manhole. Manholes are also required where
there is an abmpt change in grade or direction of the main.
27. Sanitary sewer lateral shall be connected to the sanitary sewer main line. Direct connection
into sanitary sewer manhole will not be permitted. Only one sanitary sewer lateral connection
is allowed unless otherwise specifically approved in writing from the City Engineer.
UNDERGROUNDING OF UTILITIES

28. The Applicant shall place all utility services for the project underground, including service
connections to any existing overhead utilities.
WASTE PREVENTION AND RECYCLING

29. Building materials and components containing recycled material shall be incorporated and
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used in the design of the project to the maximum extent possible.
30. Trash enclosures with recycling area(s) must be provided and be completely covered; no other
facilities shall drain onto this area. Drains in any wash or process area shall be discharged to
the sanitary sewer system, not into the storm drain system. The plans shall include sufficient
accessible space and signage for storage and collection of recyclables and shall include
notations indicating use of the space (e.g. containers, balers). For additional information
regarding appropriate sizing of space for garbage and recycling containers, contact John Rossi
at the South San Francisco Scavenger Company at jrossi@ssfscavenger.com or 650-5894020, extension 114.

31. Applicants are required to follow the CalGreen Building Code requirements for reusing and
recycling materials generated from projects as implemented by the City's Building Division.
32. The Applicant shall prepare and submit for approval a Solid Waste Management Plan that
details the anticipated reuse, recycling, and disposal of materials from the project. The Plan
shall be submitted to and approved by the City's Environmental Programs Manager prior to
the approval of a building permit.

33. The Applicant shall achieve and document a recycling rate of at least 50% of all waste
generated for the project by weight, with at least 25% achieved through reuse and recycling
of materials other than dirt, concrete and asphalt.
34. The Applicant shall submit monthly reports and one final report on disposal and reuse and
recycling activities in a format and schedule provided by the City (Report form available).
The reports shall detail recycling rates and activities and summarize all tonnages disposed,
reused, and recycled, and shall include receipt documentation from disposal, reuse and
recycling facilities. These reports shall be submitted to and reviewed and approved by the
City's Enviromnental Programs Manager prior to final project approval.

35. The City has an exclusive franchise agreement for garbage and recycling services including
hauling and dumpster or roll-offbin services with South San Francisco Scavenger Company.
All solid waste removal including debris box must be contracted through South San Francisco
Scavenger Company.
36. Prior to the issuance of a building permit the applicant shall provide written confirmation from
the City's franchise waste hauler in that the proposed waste handling facilities included in the
project are satisfactory in terms of size, location, and proposed method of access for regular
trash collection. See Trash Enclosure Guidelines attached as Exhibit C.

FIRE
37. The building shall be equipped with an approved NFPA 13 Sprinkler System throughout.

Sprinkler drawings shall be submitted and approved by the Central County Fire Department
prior to installation.
38. The applicant shall ensure property drainage in accordance with the City of Millbrae
Engineering Standards is available for the fire sprinklers main drain and inspector test on the
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building plumbing drawings. These items may drain directly to landscape or in the sewer
with an air gap.

39. The building shall be equipped with an approved Class I NFPA 14 Standpipe System. Outlets
within the stairwell shall be located at intermediate landings. The standpipe system shall be
submitted and approved by the Central County Fire Department prior to installation. The
system shall be installed and operable prior to construction of the fourth story of the
structure if combustible materials are utilized.

40. The fire protection underground shall be submitted and approved by the Millbrae Building
Department prior to installation.

41. The fire sprinkler system and fire standpipe system will not be approved by the Central
County Fire Department until the fire protection underground has been submitted and
approved by the Millbrae Building Department.
42. Fire alarm system shop drawings shall be submitted for review and approval by the Central
County Fire Department prior to installation. Fire alarm system shall include monitoring of
the fire protection system. Annunciation panel location shall be approved by the fire
department.

43. Notification of electronic monitoring of the fire sprinkler system shall be submitted and
approved by the Central County Fire Department prior to installation. The system shall
indicate water flow by floor.
PUBLIC WORKS

48. Site Improvement Plans for all on-site and off-site improvements shall be prepared by a
Registered Civil Engineer and approved by the City Engineer prior to approval of the Final
Map. All improvements shall be designed and constructed in accordance with the City's Design
Standards, Specifications and Standard Plans, unless otherwise specifically approved by the
City Engineer. Off-site improvements include, but are not limited to, the following: drainage,
sidewalk, utilities and landscaping; fire hydrants; sanitary and storm sewer systems; utility
undergrounding; and any other off-site improvements not listed herein, and necessary for a
complete and habitable building.

49. Any proposed Conditions, Covenants, and Restrictions (CC&Rs) for the project shall be
reviewed and approved by the City prior to approval of the Final Map and shall be recorded
prior to the sale of the first residential unit. The CC&Rs shall specify responsibilities of the
Homeowners' Association, including but not limited to, inspection and maintenance of common
property, landscaped areas, fire access, gates (if any), perimeter fencing, the private storm drain
and samtary facilities. The CC&Rs shall also describe how the stormwater BMP's associated
with privately owned improvements and landscaping shall be maintained by the association.
50. Prior to the recordation of the Final Map with the San Mateo County Recorder, the Developer
shall submit to the City Engineer a computer disk with a file of the points and lines of the final
map in an AutoCAD readable format compatible with the City's Automated Mapping System.
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51. All certifications and approvals as required by the Floodplain Administrator in accordance
with local state and federal requirements shall be in place prior to the approval of the Final
Map.

52. The vesting tentative map is a general plan of development. All details of construction,
including, but not limited to, on-site pavement slopes, pavement section design, illumination,
drainage, etc., are subject to the approval of the City Engineer.

53. All storm water runoff from the project shall be collected and treated prior to conveying the
mnoff into any existing storm drain system. Hydrologic and hydraulic calculations shall be
reviewed and approved by the City Engineer. The Developer shall comply with the San Mateo
County Water Pollution Prevention C3 requirements in particularly the Site Design Measures,
Treatment Measures and Hydromodification Management Plan. Copy of the program flyer is
attached.

54. Prior to the approval of the Improvement Plans, the Developer shall submit all information
including a Grading Plan accompanied by Soils Engineering and Engineering Geology Reports,
in the accordance with requirements of the City ofMillbrae Municipal Code, Chapter 9.45 and
obtain a grading permit and pay all fees.

5 5. The Developer shall comply with the regulations and provisions contained in the City' s Grading
Ordinance, the San Mateo Countywide Water Pollution Prevention requirements (National
Pollutant Discharge Elimination System Municipal Regional Permit MRP 2.0) to the
satisfaction of the City Engineer and the Regional Water Quality Control Board.
56. The Clean Water program requires that, to filter and remove pollutants, impervious surfaces
do not connect directly to the storm drain system and flow over grassed areas be increased.It
is also recommended that the engineer explore other methods of increasing flow through
grassed and landscaped and/or use of pervious pavements where feasible.
57. The project Storm Water Pollution Prevention Plan (SWPPP) shall include stormwater
pollution prevention and control measures for the operation and maintenance of the project
during and after constmction for the review and approval by the City Engineer. The SWPPP
shall identify Best Management Practices (BMPs) appropriate to the uses conducted on-site
in order to limit to the maximum extent practicable the entry of pollutants into stormwater
runoff.

58. All on-site storm drain inlets must be labeled "No dumping - Drains to Bay" or equivalent using
methods approved by the City. Small trash capture devices shall be installed on all new storm
drain inlets. All on-site storm drains must be cleaned at least twice a year and immediately prior
to the rainy season. Additional cleaning may be required by the City Engineer.

59. Prior to approval of the Improvement Plans and Final Map, the Developer shall provide written
evidence from utility companies that satisfactory arrangements, including necessary payments,
have been made to ensure undergrounding or removal of existing overhead utility lines through
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the site. The Developer shall place all utility services for the project underground, including
any service connections to the existing overhead utilities.
60. Applicants are required to follow the CalGreen Building Code requirements for reusing and
recycling materials generated from projects as implemented by the City's Building Division.
61. Adequate space shall be provided for storage of garbage and recycling containers. Recycling
containers (toters) are available for cans and bottles, and for mixed paper. Cardboard is also
collected. Information is available on South San Francisco Scavenger's website at
www.ssfscavenger.com and includes pictures and sizes of containers.
67. Public Works Standards for Construction: An Encroachment Permit application and the
Public Works standard plans can be located on the City's website at:
http://www.ci.millbrae.ca.us/departments-services/public-works/administrationengineering/public-works-standards/part-iii-standard-plans or call (650) 259-2339.
CONDOMINIUM STANDARDS REQUIRED BYMM^SECTION 10.25.120
68. The structure shall conform to all interior and exterior sound transmission standards of the

Uniform Building Code, state laws and/or regulations and city ordinances. The interior noise
level shall be less than 45 CNEL. Sound control between units and between units and public
areas shall provide an airborne sound insulation equal to that required to meet a Sound
Transmission Class (STC) of 43 by field testing. Impact Insulation Class (IIC) of 43 by field
testing is required. Entrance doors and perimeter seals shall meet a rating of not less than 26
STC. To assure compliance with the above, all units must be field tested and certified by an
approved testing agency. In such cases where present standards cannot reasonably be met and
if an exception is granted, the planning commission or city council, as the case may be, must
require the applicant to notify potential buyers of the noise deficiency currently existing
within the units.

69. The roof and perimeter walls of the building shall be insulated to conform with Energy
Conservation requirements of Title 24.

70. Each unit shall have separate utility meters for gas and electricity.
71. The proj ect shall conform with the minimum building security regulations adopted by the city,
and the costs of any security measures required by the city shall be paid for by the person
seeking approval of the map.

72. Walls and floor/ceiling separating dwelling units shall be two-hour fire-resistive occupancy
separations.

73. Every dwelling unit shall be provided with a smoke detector conforming to Uniform Building
Code Standard No. 43-6 and as required by the city fire department, and the structure which
is the subject of the project shall be equipped with life safety and fire protection systems
approved by the city fire department. Sprinklers shall be provided as required by the
applicable Fire Prevention Code as adopted by the city at the time of approval of the map.
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74. A knox box with a master key shall be provided for each building in order to permit fire
department access to all common areas, including hallways, storage areas, social rooms,
equipment rooms, garbage rooms, garage and recreation areas.
75. All permanent mechanical equipment such as motors, compressors, pumps and compactors
which is determined by the building official of the city to be a source of structural vibration
or stmcture borne noise shall be shock mounted in inertia blocks or bases and/or vibration

isolators in a manner approved by the building official.
76. The building shall provide independent systems for heating, ventilating and air conditioning
(HVAC) so that each unit can be controlled and regulated by the occupants and the energy
required for operation can be billed separately, unless the applicant demonstrates to the
satisfaction of the Community Development Director that shared systems will be significantly
more energy efficient.
77. Prior to the issuance of a building permit, the applicant shall submit a written security plan
for the building, which shall be to the satisfaction to the satisfaction of the Police Chief and
that the plan be implemented through the building plans and building management.
SUBMITTAL AND RECORDATION OF THE FINAL MAP
78. The applicant shall submit the Final Map for review and approval by the City Engineer and
the Community Development Director in accordance with the requirements ofMMC Section
10.15.160 etseq.
79. Prior to recordation of the Final Map, the applicant shall submit the proposed Covenants
Conditions and Restrictions (CC&Rs) for review by the Community Development Director.
The CC&Rs shall be satisfactory to the Director and shall be recorded with the Final Map.
80. Prior to the recordation of the Final Map with the San Mateo County Recorder, the applicant
shall submit to the City Engineer an electronic file of the points and lines of the final map in
an AutoCAD readable format compatible with the City's Automated Mapping System.
81. Prior to the approval of the Final Map for recordation, the applicant shall provide the City
Engineer with an updated Preliminary Title Report, prepared within three months prior to the
submittal of the Final Map to the City Engineer for review, for all lands contained within the
boundary of that Final Map.
SPECIAL CONDITIONS:
A. Parking: As a condition of this project approval, on-site parking is required to be allocated to
on-site residents and on-site businesses only and may not be leased to other off-site businesses
or off-site uses at any time. A minimum of 13, on-site parking spaces shall be provided as
shown on plans submitted to the City ofMillbrae and date stamped February 15th, 2019.
B. Maximum project height: The maximum building height including parapets for the building
shall not exceed 43 feet six inches above finished grade. Any roof mounted equipment,
mechanical penthouses for the elevator or access hatch to reach the roof shall not exceed these
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height limitations. The project approvals shall require an amendment by for any portion of
the building or roof mounted equipment to exceed these height limits.
C. Landscaping: No London Plane trees are to be used as street trees installed in sidewalk areas.

Use Crepe Myrtles as substitutes. Remove existing street trees on El Camino Real sidewalk.
Install irrigation to street trees, city spec of 2 rain bird RWSBC1402 root watering system per
tree installed on each side of root ball. Do not use DG in tree well, use City ofMillbrae spec
Ironsmith M4886 Mirage Tree Grate W/4800F frame. Use City spec Grae Stake tree staking
system from J.R. Partners 209-634-7791. Use 24" - 36" Root barrier control along outside
perimeter of tree well. Owner to maintain street trees to City standard. Prior to approval of
occupancy for the building, the applicant shall submit written verification from the landscape
architect that the planting was installed as shown on the approved landscape plans and that
the planting and irrigation comply with the State's Model Water Efficient Landscape
Requirements.

D. Fair Share Contribution to Traffic Improvements: Prior to the issuance of the building permit,
the applicant shall submit a report prepared by a qualified Transportation Engineer, which
quantifies the project's contributions to intersections along El Camino Real from the project
site to Millbrae Avenue, and along Millbrae Avenue from El Camino Real to the ramps with
Highway 101. Based on the cost estimates for traffic improvements prepared as part of the
update to the Millbrae Station Area Specific Plan, the report shall provide an estimate of the
project's fair share contribution for the required traffic improvements. The report shall be to
the satisfaction of the Public Works Director. The applicant shall pay the amounts identified
in the report prior to the issuance of a building permit. Alternatively, if the City adopts a
Citywide traffic impact fee, then payment of that fee shall satisfy this condition.
E. Impact Fees: The applicant shall pay the Parks and Recreation Fee for Multi-family in the
amount of $2,488 per dwelling unit set out in the City ofMillbrae Service and Fee Schedule.
The City of Millbrae is in the process of developing and updating development impact fees
for parks, infrastructure, and public safety services. The project shall be required to pay any
new or increased impact fees which are approved by the City Council and go into effect before
the recordation of the Final Map and the issuance of a building permit whichever is later.
F. Garage: the applicant shall install a soundless warning system at the garage entrance to warn
pedestrians of oncoming vehicles.

G. Windows: the applicant will be installing a 2'-0" lattice on top of the 4'-9" railing on second
level, for a total height of6'-9". A 3'-0" lattice would be attached on top of the 3'-6" railing
located on the third and fourth levels, for a total height of 6'-6". The lattice would begin
approximately 16 feet from the side property line at 30 Hermosa Avenue and run
approximately 77 feet parallel with the rear property line.
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