MILLBRAE PLANNING COMMISSION
AGENDA

June 17, 2019
Millbrae Council Chambers – 621 Magnolia Ave., Millbrae, CA 94030
MEETING: 7:00 p.m.
1. PLEDGE OF ALLEGIANCE:
2. ROLL CALL:
3. AGENDA REVIEW:
4. MINUTES: None
5. PUBLIC COMMUNICATION: Reserved for persons wishing to comment on any item not appearing on the agenda. Fill
out a speaker request slip. Public Communication is limited to no more than thirty (30) minutes, with each speaker given
no more than three (3) minutes. If more than ten (10) speakers are present, speakers’ time shall be reduced so that all
speakers have an equal time to speak.
6. NEW BUSINESS:
a. Nomination and election of Chair and Vice-Chair
7. CONSENT CALENDAR:
a. 200 ROLLINS ROAD: Planning Commission consideration of making a recommendation
to the City Council regarding the approval of a FINAL MAP to determine whether the Final
Map, approved by the City Engineer, conforms to the requirements imposed as a
condition of its acceptance. This Final Map is for the Gateway at Millbrae Station (TOD
#2) project located at 200 Rollins Road. (Public Hearing)
8. PUBLIC HEARING:
a. 608 SANTA SUSANA AVENUE: DESIGN REVIEW to allow for the renovation of an
existing single-story residence and construction of a new second-story on a Single-Family
residence in a Residential (R-1) Zoning District. (Public Hearing)C
9. STAFF UPDATES:
10. COMMISSION COMMENTS:
11. ANNOUNCEMENTS:
12. ADJOURNMENT:

Materials related to an item on this Agenda submitted to the Planning Commission after distribution of the agenda packet are available for public inspection
at City Hall, 621 Magnolia Ave, Millbrae Monday thru Friday, 8:30 am to 5:00 pm.
If any individual with a disability requires auxiliary aids or services in order to participate in public meetings, please contact the Office of the City Clerk at
(650) 259-2334 at least 48 hours prior to the meeting and efforts will be made to provide reasonable accommodation.
Upon entering the City Council Chamber, the public is requested to turn off all personal electronic devices for the duration of the proceedings.

PLANNING COMMISSION
AGENDA RE PORT

SUBJECT: Nomination and election of Chair and
Vice-Chair

CITY OF MILLBRAE
621 Magnolia Avenue
Millbrae, CA 94030
Report No. 6.a.
For Agenda of: June 17, 2019

ATTACHMENTS:
• Planning Commission Bylaws
Originator: Tom Madalena, Community
Development Deputy Director
REPORT TYPE: ACTION
ITEM TYPE: NEW BUSINESS
RECOMMENDATION
Staff recommends that the Planning Commission nominate and elect a Chair and Vice-Chair for fiscal year
2019/2020 (FY 19/20).

DISCUSSION
As defined in the attached Planning Commission Bylaws, the Chair and Vice-Chair positions for the
Planning Commission are to be elected annually from among the membership in June. The Chair and ViceChair shall assume office at the first Planning Commission meeting of each fiscal year.
The recommendation is for the Planning Commission to nominate officers for FY 19/20 from the floor at
the June 17th meeting and then elect the Chair and Vice-Chair from nominated commissioners.

PLANNING COMMISSION

CITY OF MILLBRAE

AGENDA REPORT

621 Magnolia Avenue
Millbrae, CA 94030

Report No. 7a

SUBJECT:
DESIGN REVIEW to allow for a new addition to an existing
single-story residence in a Single-Family Residential (R-1)
Zoning District. (Public Hearing)

For Agenda of: June 17, 2019

ATTACHMENTS:

Applicant: Republic Urban

Address: 200 Rollins Road

Resolution
Resolution 18-21
Final Map

REPORT TYPE: ACTION __X____ INFORMATIONAL ______

ITEM TYPE: CONSENT __X_ PUBLIC HEARING _X__ EXISTING BUSINESS ___ NEW
BUSINESS_X__

SUBJECT:

Agreement for Completion of Public Improvements and Resolution
Approving Final Map for the Gateway at Millbrae Station project located at
200 Rollins Road.

INTRODUCTION
This report recommends that the Planning Commission recommends to the City Council
approval a Final Map for the Gateway at Millbrae Station project and authorize the City
Manager to negotiate and execute an Agreement for Completion of Public Improvements.

The Vesting Tentative Map was approved by the Planning Commission on December 14,
2017.
BACKGROUND
On December 14, 2017 the Planning Commission considered a Vesting Tentative Map
authorizing the subdivision of an approximately 16.9-acre site within the Millbrae Station
Area Planned Development District (MSAPDD) to establish four development parcels: (Lots
1, 2, 4, and 5), two lots which contain the existing Millbrae Station and parking structure
(Lot 3), and the surface parking lot in the northwest corner of the site (Lot 5), and Parcels
A and B for the public roadways Rollins Road and Garden Lane, and shows future access
and utility services for the site. The Planning Commission found that the proposed
subdivision to be consistent with the Millbrae Station Area Specific Plan and the City's Zoning
Ordinance, the Millbrae Municipal Code (MMC) Chapter 10.15, Article III, Tentative Map
or Subdivision of Five or More Lots, and the Subdivision Map Act, Section 66474 of the
California Government Code, subject to the findings and the conditions of approval set out
in that Resolution.

After a public hearing and careful review of the record and staff recommendations, the
Planning Commission recommended the Vesting Tentative Parcel Map to City Council
for approval, on December 14, 2017. The action of the Planning Commission
recommendation was based on its findings that the proposed subdivision will have no
significant environmental impact and is in conformance with all state and local laws and
regulations and the Millbrae Station Area Specific Plan. The Final Map substantially
conforms to the Tentative Map. The project has been approved by the San Mateo County
Engineer’s office and certified by the City Engineer for conformance with the Tentative
Map and conditions thereon, the Subdivision Map Act and local ordinances.
FINAL MAP
The applicant has signed the Subdivision Improvement Agreement, stating agreement
with the City to complete the required public improvements at the expense of the
applicant. The agreement has been approved as to content by the City Engineer and as
to form by the City Attorney.
The Final Map is required provide public access to ensure compliance with the Millbrae
Station Area Specific Plan Pages 7.10 and 7.26 of the Feb 10, 2016 MSASP. This can
be achieved through a Public Access Easement (PAE) or a Memorandum of
Understanding (MOU). BART at this time is not granting the PAE. Prior to Council
approval of the Final Map either the PAE or the MOU needs to be agreed to.
According to the California Government Code Section 66474.1, a legislative body shall
not deny approval of a final or parcel map if it has previously approved a tentative map
for the proposed subdivision and if it finds that the final or parcel map is in substantial
compliance with the previously approved tentative map.

BUDGET/FINANCIAL IMPACT
The recommendation presented in this report does not have a budget or fiscal impact.
RECOMMENDATION
It is recommended that the Planning Commission adopt the accompanying resolution
recommending approval to the City Council of the Final Map for the Gateway at Millbrae
Station project and authorize the City Manager to negotiate and execute the Subdivision
Improvement Agreement.

RESOLUTION NO. 19-15
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILLBRAE RECOMMENDING
APPROVAL TO THE CITY COUNCIL A FINAL MAP FOR THE GATEWAY AT MILLBRAE STATION PROJECT
LOCATED IN THE TRANSIT ORIENTED DEVELOPMENT ZONE OF THE MILLBRAE STATION AREA SPECIFIC
PLAN (ASSESSOR’S PARCEL NUMBERS 024-180-100, 110, 120, 130, 140, 150, 160, 170, 180, 190, 200,
210, 220, 230, and 240; 024-181-010 and 020; 024-108-270, and portions of 024-180-270 and 300)

WHEREAS, Republic Millbrae LLC made application for a Site Development Plan (“SDP”), a Vesting
Tentative Map (VTSM), a Conditional Use Permit (“CUP”) for Commercial Lodging, and a Development
Agreement on a 6.6-acre portion (“Project Site”) of the 16.9-acre Millbrae Intermodal Station (“Millbrae
Station”) located in the Transit Oriented Development Zone of the Millbrae Station Area Specific Plan on
the east side of the Millbrae Intermodal Station, located north of Millbrae Avenue, south of the Highline
Canal and the Bayside Manor neighborhood, east of the rail lines on the Millbrae BART site, and west of
Highway 101, with access from Rollins Road; and
WHEREAS, The SDP shows the proposed development of four buildings described as follows:
a.

Site 5A - a six-story building with 151,583 square feet of offices on the top three floors over three
levels of parking, with 22,534 square feet of ground floor retail;

b.

Site 5B - 300 market-rate housing units and 20 units affordable to moderate-income persons, in a
seven-story building with parking on the first two floors and 13,749 square feet of ground floor
retail;

c.

Site 6A - 80 affordable units in a five-story building; and

d.

Site 6B - a 164-room hotel and 7,840 square feet of ground floor retail in a five-story building.

WHEREAS, the Vesting Tentative Map would subdivide an approximately 16.9-acre site within the
Millbrae Station Area Planned Development District (MSAPDD) to establish four development parcels:
(Lots 1, 2, 4, and 5), two lots which contain the existing Millbrae Station and parking structure (Lot 3), and
the surface parking lot in the northwest corner of the site (Lot 5), and Parcels A and B for the public
roadways Rollins Road and Garden Lane, and shows future access and utility services for the site.; and
WHEREAS, the Planning Commission held properly noticed public hearings on October 16 and
December 4, 2017 at which time the Commission heard all persons wishing to speak and considered all
pertinent information; and
WHEREAS, the Planning Commission found that the proposed subdivision to be consistent with
the Millbrae Station Area Specific Plan and the City’s Zoning Ordinance; and
WHEREAS, the Planning Commission recommended that the City Council adopt a Resolution
finding that the Environmental Impact Report prepared for the Millbrae Station Area Specific Plan Update
and Transit-Oriented Development (TOD) #1 and #2 (“EIR”, State Clearinghouse (SCH) No. 2014092061),
certified and approved on January 12, 2016 by the City of Millbrae (“City”), acting as lead agency under
the California Environmental Quality Act (“CEQA”), provides adequate environmental review for the

Project; and
WHEREAS, the Planning Commission, having considered the evidence received at the public
hearing and all pertinent written materials, took action to recommend that the City Council approve the
project based on findings and conditions of approval; and
WHEREAS, the City Council held properly noticed public hearings on February 13 and March 13,
2018 at which time the Council heard all persons wishing to speak and considered all pertinent
information and then continued their consideration of the Project applications to the city council meeting
of April 10, 2018, at which the City Council adopted Resolution 18-21, approving the Vesting Tentative
Map; and
WHEREAS, the City Engineer has determined that the Final Map is consistent with the Tentative
Map; and
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Millbrae hereby
recommends that the City Council approve the Gateway at Millbrae Station Final Map pursuant to
Millbrae Municipal Code (MMC) Chapter 10.15, Article III, Tentative Map or Subdivision of Five or More
Lots, and the Subdivision Map Act, Section 66474 of the California Government Code.
PASSED AND ADOPTED as a Resolution of the City of Millbrae Planning Commission at the public meeting
held on the 17TH day of June 2019, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

______________________________
CHAIR
ATTEST:
______________________

RESOLUTION NO. 18-21
CITY OF MILLBRAE, COUNTY OF SAN MATEO
STATE OF CALIFORNIA
***

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILLBRAE APPROVING
A VESTING TENTATIVE MAP FOR THE GATEWAY AT MILLBRAE STATION
PROJECT LOCATED IN THE TRANSIT OMENTED DEVELOPMENT ZONE OF
THE MILLBRAE STATION AREA SPECIFIC PLAN (ASSESSOR'S PARCEL
NUMBERS 024-180-100,110,120,130, 140,150,160,170,180, 190,200,210,220,230, and
240; 024-181-010 and 020; 024-108-270, and portions of 024-180-270 and 300)
WHEREAS, Republic Millbrae LLC made application for a Site Development Plan
("SDP"), a Vesting Tentative Map (VTSM), a Conditional Use Permit ("CUP") for Commercial
Lodging, and a Development Agreement on a 6.6-acre portion ("Project Site") of the 16.9-acre
Millbrae Intermodal Station ("Millbrae Station") located in the Transit Oriented Development
Zone of the Millbrae Station Area Specific Plan on the east side of the Millbrae Intermodal
Station, located north of Millbrae Avenue, south of the Highline Canal and the Bayside Manor
neighborhood, east of the rail lines on the Millbrae BART site, and west of Highway 101, with
access from Rollins Road; and

WHEREAS, The SDP shows the proposed development of four buildings described as
follows:

a. Site 5A - a six-story building with 151,583 square feet of offices on the top three floors
over three levels of parking, with 22,534 square feet of ground floor retail;
b. Site 5B - 300 market-rate housing units and 20 units affordable to moderate-income
persons, in a seven-story building with parking on the first two floors and 13,749 square
feet of ground floor retail;

c. Site 6A - 80 affordable units in a five-story building; and
d. Site 6B - a 164-room hotel and 7,840 square feet of ground floor retail in a five-story
building.

WHEREAS, the Vesting Tentative Map would subdivide an approximately 16.9-acre
site within the Millbrae Station Area Planned Development District (MSAPDD) to establish four
development parcels: (Lots 1, 2, 4, and 5), two lots which contain the existing Millbrae Station
and parking structure (Lot 3), and the surface parking lot in the northwest corner of the site (Lot
5), and Parcels A and B for the public roadways Rollins Road and Garden Lane, and shows
future access and utility services for the site.; and
WHEREAS, the Planning Commission held properly noticed public hearings on October
16 and December 4, 2017 at which time the Commission heard all persons wishing to speak and
considered all pertinent information; and
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WHEREAS, the Planning Commission found that the proposed subdivision to be
consistent with the Millbrae Station Area Specific Plan and the City's Zoning Ordinance; and
WHEREAS, the Planning Commission recommended that the City Council adopt a
Resolution finding that the Enviroiunental Impact Report prepared for the Millbrae Station Area
Specific Plan Update and Transit-Oriented Development (TOD) #1 and #2 ("EIR", State
Clearinghouse (SCH) No. 2014092061), certified and approved on January 12, 2016 by the City
of Millbrae ("City"), acting as lead agency under the California Environmental Quality Act
("CEQA"), provides adequate environmental review for the Project; and
WHEREAS, the Planning Commission, having considered the evidence received at the
public hearing and all pertinent written materials, took action to recommend that the City
Council approve the project based on findings and conditions of approval; and

WHEREAS, the City Council held properly noticed public hearings on February 13 and
March 13, 2018 at which time the Council heard all persons wishing to speak and considered all
pertinent information and then continued their consideration of the Project applications to the
city council meeting of April 10, 2018; and
WHEREAS, the February 13, March 13, and April 10, 2018 staff reports for this action
and all their attachments are hereby incorporated by reference;

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of
Millbrae hereby approves the Gateway at Millbrae Station Vesting Tentative Map pursuant to
Millbrae Municipal Code (MMC) Chapter 10.15, Article III, Tentative Map or Subdivision of
Five or More Lots, and the Subdivision Map Act, Section 66474 of the California Government
Code, subject to the findings and the conditions of approval set out in this Resolution.
SECTION 1: FINDINGS

The California Government Code, Section 66474 sets out required findings and specifies that a
tentative map cannot be approved if any of the following findings can be made. The City Council
determines that none of the findings can be made, as set out in this section, and, therefore, the
Vesting Tentative Final Map is approved, subject to the conditions in Section 2 of this
Resolution:

1. That the proposed map is not consistent with applicable general and specific plans as
specified in Section 65451.
This finding cannot be made: The Project Site is designated TOD Zone in the MSASP,
and the City Council found that the Specific Plan -was consistent with the Millbrae
General Plan at the time of approval of the Specific Plan in February 2016. As shown in
the attachments to the February 13, 2018 Staff Report, the proposed subdivision is
consistent -with the policies and design standards and guidelines of the MSASP, provided
that the public easements shown on the VTSM, as described and modified in the conditions
of approval in Section 2, are included on the Final Map to be recorded.

2. That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans."
??
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This finding cannot be made: The Project Site -will have access from Millbrae Avenue
along an improved Rollins Road, and maintain public access to Aviador Avenue.
Adequate se-wer and storm drainage facilities are provided or will be constructed as a
part of the Project. The Project -will also be responsible for the payment of impact fees
adopted for the MSASP Area to fund needed improvements for transportation, server,
parks and public safety. There will be adequate water supply, except during multiple dry
years and single dry years starting in 2020 (EIR, page 4.14-21). The City will continue to
cooperate with the San Francisco Pubic Utilities Commission to identify additional -water
supply sources. Additionally, conditions of approval require the development of a
recycled water line from the City's wastewater treatment facility to the subdivision, and
the use of recycled water for all onsite landscaping and other uses as appropriate. The
development of the recycled water line -will reduce potable water demand from future
development within the subdivision, and help make recycled water available elsewhere in
the City, which will contribute to conserving potable water and lessening the extent to
•which water demand would exceed for supply during dry years.
3. That the site is not physically suitable for the type of development.
This finding cannot be made: 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 adjacent to the Millbrae Intermodal Station, which
provides access to regional public transportation. Much of the site is projected to be
within a 100-year flood plain on updated Federal Emergency Management Agency
Floodplain Maps undergoing final adoption. However, conditions of approval will
require that the project be developed at appropriate elevations and with appropriate
flood protection to ensure that future development will be adequately protected from
potential floods.
4. That the site is not physically suitable for the proposed density of development.
This finding cannot be made: The Project Site is physically suitable for the proposed
density because the site is level and stable, it is adjacent to the Millbrae Station, which
•would provide good access to public transit, is adjacent to a commercial area which
provide goods and services to future residents, and the Project will include a mix of
residential, office, retail, and hotel uses which \v ill provide the potential for employment
and business providing goods and services in immediate proximity to residential units.
The heights of the buildings will comply with the San Mateo Airport Land use
Compatibility Plan so that the heights of the buildings will comply -with the operational
needs of the San Francisco Airport.
5. 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.

This finding cannot be made: The design of the subdivision or its proposed improvements
are not likely to cause environmental damage because the existing site has been
previously developed, and has been paved over and used for public transit purposes; and
the site is surrounded by existing urban development. An Environmental Impact Report
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was prepared for the project and did not find any environmentally sensitive areas on the
site or that would likely be affected by development of the site.
6. That the design of the subdivision or type of improvements is likely to cause serious
public health problems.

This finding cannot be made: The design of the subdivision and 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. Conditions of approval
require the development of a recycled -water line from the City 's wastewater treatment
facility to the subdivision, and the use of recycled water for all onsite landscaping and
other uses as appropriate. The development of the recycled water line will reduce potable
•water demand from future development within the subdivision, and help make recycled
water available elsewhere in the City, which will contribute to conserving potable -water
and lessening the extent to which water demand -would exceed for supply during dry years.
7. 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.
This finding cannot be made: 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 Vesting Tentative Map, which ^vas prepared by a Registered
Professional Engineer.

SECTION 2: CONDITIONS OF APPROVAL
1. Approval of the Gateway at Millbrae Station Vesting Tentative Map: The Gateway at Millbrae
Station Vesting Tentative Map as shown in the following exhibit is hereby approved, subject to
the changes and conditions set out in this Resolution:
a. Plan set entitled Gateway at Millbrae Vesting Tentative Map dated 08/26/2016, revised
through 02-01-2017, prepared by HMH, consisting of 15 pages, marked Exhibit A and on
file in the Millbrae Community Development Department.
2. Definition of Terms: The following terms used in these conditions of approval shall have the
following meanings:
a. The City shall mean the City of Millbrae; and in the event of a legal challenge from a third
party regarding the City's approval of the Project, the City shall include its City Council;
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its appointed Boards, Commissions, and Committees; its agents and employees; and its
consultants.

b. The Developer shall mean Republic Millbrae LLC and its successors and assigns.
c. The Director shall refer to the Millbrae Community Development Director or designee.
d. Fire Department shall mean the Central County Fire Department.
e.

MMC shall mean the Millbrae Municipal Code.

f.

MSASP shall refer to the Millbrae Station Area Specific Plan as approved by the City
Council on February 9, 2016.

g. The Project shall refer to the Gateway at Millbrae Station project as shown on the Project
Plans and as modified by the conditions of approval herein.
h. Proiect Plans shall refer to Exhibit A as identified in Condition #1 herein.

i. Project Site shall refer to the 16.9-acre site located between the BART station and Highway
1010, north ofMillbrae Avenue and south of the Highline Canal, north of Linden Avenue,
on the West side of the Millbrae Intermodal Station, consisting of Assessor's Parcel

Numbers (APNs) 024-180-100, 110, 120, 130,140,150,160,170, 180,190,200,210, 220,
230, and 240; 024-181-010 and 020; 024-108-270, and portions of 024-180-270 and 300.
j. ROW shall refer to right-of-way.

k. TDM shall refer to a Transportation Demand Management Program.
1. TM shall refer to the Vesting Tentative Map.

3. Other Actions Required for this Approval to be in Effect: This approval shall be of no force and
effect unless and until all of the following actions have occurred. Failure to complete any of
these actions shall require an amendment of this approval for the Project to proceed without the
completion of the action.

a. The City and the Developer shall approve and execute a Development Agreement for the
Project Site and Project, and Effective Date of the Development Agreement shall have
passed.
b. The City has agreed to transfer the 0.18-acre parcel along Millbrae Avenue adjacent to Lot 1
to BART so that it can be leased to the Developer as part of the Project site.
c. The Developer shall have entered into a Ground Lease with BART, the terms of which shall
comply with the Project Plans and the conditions of approval herein, to the satisfaction of
the City.
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d. The Developer shall pay all outstanding City invoices for City staff and consultant services
related to the Project.
4. Indemnification: The indemnification shall be as specified in the Development Agreement.
5. Vesting: The time period within which the Developer must exercise this entitlement shall be as
specified in the Development Agreement for the Project and Project Site.
6. Conditions an Obligation of the Developer: The Conditions of Approval as stated herein are the
obligation of the Developer and place no obligation either express or implied on the City. These
Conditions of Approval mn with this Tentative Map as approved regardless of ownership at time
of recording.
7. Conflict Between Documents: In case of conflict between or among the various documents, the
Public Works Director or his/her designee shall have the authority to determine which document
prevails. Information shown on Exhibit A shall not preclude City enforcement of its standards or
policies.
8. Acceptance of Conditions: By accepting the benefits conferred under this TM, the Developer
acknowledges all the conditions imposed and accepts this Tentative Map subject to those
conditions. The request for any permit by Developer for any activity authorized by this TM shall
constitute acceptance of all of the conditions and obligations imposed by the City on this
Tentative Map. The Developer by said acceptance waives any challenge as to the validity of
these conditions.

9. Compliance with Subdivision Map Act Section 66436: The Developer shall transmit by certified
mail a copy of the conditionally approved Vesting Tentative Map together with a copy of Section
66436 of the State Subdivision Map Act to each public entity or public utility that is an easement
holder of record within the Project Site.

TENTATIVE SUBDIVISION MAP, IMPROVEMENT PLANS AND SUBDIVISION
IMPROVEMENT AGREEMENT
10. Final Map for Recordation: A Final Map, consistent with the Subdivision Map Act, shall be
prepared by a licensed surveyor or civil engineer authorized to practice land surveying. The
Final Map shall show all parcels, rights-of-way, and easement(s), and shall be submitted to the
Public Works Director for review. The Final Map shall be in substantial conformance with the
Exhibit A and all applicable conditions of approval. The Final Map is not valid until it has been
approved by the City and recorded. Closure calculations shall be provided at the time of initial
Final Map submittal. All calculated points within the map shall be based upon one common set
of coordinates. All information shown on the Final Map shall be directly verifiable by
information shown on the closure calculation printout. The point(s) of beginning shall be clearly
defined. All lot acreages shall be shown on the Final Map and shall be verifiable from
information shown on the closure calculation printout. A current title report (within past 30 days)
shall be submitted at the time of initial Final Map submittal.
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11. Final Map Required: The Developer shall obtain City Council approval of the Final Map prior to
issuance of a Grading Permit or Improvement Plan approval. The Final Map shall be consistent
with Exhibit A except as modified by the following requirements:

a. Rollins Road will not be abandoned and will remain a public roadway. The public
dedication of Rollins Road at the north boundary of the Project Site shall be widened to
match the widest point of the turnaround in Rollins road, extended to the north property
boundary.

b. East Station Road shall be widened to provide a 10-foot wide loading lane and two 11 -foot
wide travel lanes.

c. No abandonment of the existing Rollins Road right-of-way adjacent to Lot 2 shall be
included on the Final Map. The overhang for Building 5A over the Rollins Road ROW
may be permitted by a permanent encroachment permit.
d. All private roads and the pedestrian paseo located on Lots 1 and 2 shall include easements
for public utilities and emergency access.
e. The ROW width between the rail line and the west end of Building 5B shall be increased
by ten feet to a minimum width of 45 feet to accommodate two twelve-foot wide travel
lanes, two 6-foot wide bicycle lanes and a nine-foot sidewalk. The sidewalks on the west
and east sides of Building 5B may be reduced in width from what is shown in the Project

Plan but shall not be permitted to be less than the minimum sidewalk width required in the
MSASP. Building 5B may be required to be slightly reduced in length to accommodate
the wider ROW.

12. Improvement Agreement: Prior to recordation of the Final Map, the Developer shall construct all
of Public & Private Improvements to the satisfaction of the Public Works Director.
Alternatively, the Developer may enter into an Improvement Agreement with the City to
construct all of the Public and Private Improvements prior to approval of the first Certificate of
Occupancy within the Project Site. Such an Agreement will require the Developer to provide
bonds, proof of workers compensation insurance, and general liability insurance in the forms and
amounts as proof satisfactory in form to the City. The subdivision improvement agreement shall
be fully executed prior to start of any work.

13. Improvement Plans: Improvement Plans prepared by a Registered Civil Engineer shall be
submitted for the review and approval of the Public Works Director showing grading, paving,
utilities, drainage, structures to be built, lighting and trash collection. All improvements shall be
in accordance with the City ofMillbrae Standard Improvement Details. Improvement Plans shall
include a Storm Water Pollution Prevention Plan including winterization, dewatering, and
erosion protection.

14. Aviador Avenue: The roadway cross-section for Aviador Avenue shown as Detail G on Plan
Sheet TM 4.a is expressly not approved. The submitted subdivision improvement plans shall
show reconstruction of Aviador Avenue to City standards and as required by the MSASP, or
similar to the intent of the MSASP. The new detail shall indicate new curb and gutters, sidewalk,
bike lanes, landscaping, new pavement, lighting and pavement marking, as well as
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undergrounding of the overhead utilities and removal of the utility poles. The detail shall further
eliminate any project parking within Aviador Avenue public right of way and eliminate any
vehicle overhang on the sidewalk area. The Aviador Avenue improvements will be reviewed and
approved as part of the Design Review process.
15.

Required to be Shown on Improvement Plans: Prior to the approval and recordation of the Final
Map, and prior to the start of construction activity on the Project Site, the Developer shall obtain
approval from Public Works Director for Improvement Plans including all public and private
roads and utilities, as follows:
a.

The improvements shall be in substantial compliance with the roads and utilities as shown
in Exhibit "A".

b.

The improvement plans shall show all public services extending to each parcel including
sewer, water, drainage, and recycled water. If the service must cross one parcel to reach
another, then an easement shall be provided. All water meters shall be within the public
right-of-way unless the Public Works Director specifically approves exceptions. The City
shall not maintain water and sewer system lines outside of public ROWs or public utility
easements, unless otherwise agreed to by the City. Access easements shall be given to the
City and recorded concurrently with the Final Map for any exceptions approved by the
Public Works Director that require access to private property.

c.

Streets and parking areas. All transportation and roadway improvements shall be according
to City ofMillbrae standards and Caltrans Standard Specifications and Details.

d.

Signing and striping. All signage and striping improvements shall be according to City of
Millbrae standards and Caltrans Standard Specifications and Details.

e.

Water systems. All water and recycle water systems improvements shall be according to
the City of Millbrae standards and American Water Works Association (AWWA) and the
California Department of Public Health Drinking Water Program including vertical and
horizontal separation between utilities, curbs, gutters and monuments.

f.

Sanitary Sewer systems. All sanitary sewer improvements shall be according to the City of
Millbrae standards and American Public Works Association (APWA) Green Book.

g.

Storm drainage facilities. All storm drainage improvements shall be according to the City
of Millbrae standards and APWA Green Book. Stormwater treatment shall be provided in
accordance with the Provision C.3 of the Municipal Regional Permit and San Mateo
Countywide Water Pollution Prevention Program Guidebook.

h. Landscape and irrigation improvements shall be consistent with the City of Millbrae
standards.

i.

Joint Trench plans for electric, gas, telephone, communication and cable TV and utility
vaults/boxes. The design shall be in accordance with City standards and P.G.& E.
requirements. In addition, lighting and photovoltaics for private streets and lanes shall be
designed in accordance with the MSASP, MMC, and to the Police Department's
satisfaction. Storm drainage treatment, collection and conveyance improvements shall be
designed in accordance with the City ofMillbrae design criteria and City's Storm Drainage
Masterplan. Developer shall obtain City approval of hydrology calculations, pipe sizing
and storm drain plans.
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J.

No lot-to-lot drainage is allowed except where easements for drainage are provided. A
copy of any such easement shall be provided to the Public Works Director. No drainage
may discharge across sidewalks.

k.

Any above-ground utility boxes, cabinets or structures shall be shown on the improvement
plans and specifically approved by the City. Above ground utility structures and
appurtenances (e.g. cable TV boxes, phone splice boxes) shall be limited to 36 inches in
height, installed in a public utilities easement within the Developer's property and within
10 feet behind street face of curbs. These locations shall be screened with landscaping to
the satisfaction of the Community Development Director. The landscape screen shall not
interfere with the utility companies' or City access.

1.

The electrical and water services shall be provided to all parks, landscape medians, and
other landscape areas.

m.

The improvement plans shall show a sewer lateral to each building or lot in accordance
with City Standards.

n.

The frontage improvements along the entire frontages of Millbrae Avenue, Rollins Road,
and Garden Lane shall be shown on improvement plans.

0.

The Project site shall be served by looped water mains in order to adequately serve these
sites in compliance with City standards. The Developer shall submit hydraulic
computations for the fire flow and domestic water system and be responsible for any
improvements required to meet standards.

p-

The Improvement Plans shall show the proposed structural sections for all public and
private streets on the improvement plans. Traffic Indices shall be determined by the Public
Works Director.

q-

All property corners of lots within the subdivision shall be monumented in compliance
with city standards, except as expressly permitted in writing by the Public Works Director.

r. All public utilities shall be located within existing or proposed public street rights-of-way.
Any exception must receive prior written approval from the Public Works Director.
s. Fire Hydrant spacing and placement shall be consistent with the City of Millbrae
Standards.

t. Private roads shall have a visible demarcation between the public and private areas and
identified with signage that differentiates them from public streets. Signage for private
facilities shall be shown on improvement plans submitted for City approval.
u. Minimum interior and exterior turning radius for Fire Apparatus Access shall be all 20 feet
and 40 feet unless required otherwise by the Fire Marshall.

v. Improvements on Rollins Road and Aviador Avenue and how continued access to City
Property and San Francisco Airport will be provided, which shall be to the satisfaction of
the Public Works Director.

w. In compliance with Policy P-CP 7, Rollins Road and South Station Road shall incorporate
enhanced treatments at intersections to increase bicycle visibility. These treatments shall
be shown on the site improvement plans submitted for construction of the Project.
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16. Transfer of the Millbrae Ave. City Property. The transfer of the 0.18 acre parcel of Millbrae
Avenue from the City to BART to be included as part of the Project Site is subject to the
following requirements:
a. The City will retain easements over the portion of the area necessary to ensure adequate
access to the Millbrae Avenue Overpass for maintenance and repair purposes.
b. The improvements within the easement area shall not interfere with access for maintenance
and repair purposes, including access for construction equipment and staging areas.
17. Signalization of Garden Lane at Rollins Road: The developer shall submit signalization plan for
Garden lane and Rollins Road and be responsible for all coordination with the Millbrae and
Rollins traffic signal, permitting with Caltrans and construction.
18. Extension of Recycled Water System: A Recycled Water system shall be extended by the project
proponent to serve the proposed landscaping within the project. The extension shall connect to
existing recycle water line within Millbrae Avenue to SR 101 and connection to the City's Water
Quality Control Plant (WQCP) east of SR 101 through an existing steel casing pipe. The
connection to the WQCP shall be completed prior to final occupancy of any building within the
Project Site. Project shall also coimect across the BART tracks to Serra Station project. Project's
financial obligation shall be one half of the cost of the new line across the CALTRAIN RW,
pipeline must be built prior to Final Occupancy. Project may seek reimbursement for installation
of recycle water pipe and connection to the plant. All other Recycled Water improvements
necessary to serve the Project shall be the sole obligation of the project. The recycled water line
within Rollins Road shall be sized so that it can be extended to provide landscape irrigation
along the Highline Canal area. Improvement plans shall include the design and construction of
the recycled water extension subject to the review and approval of the City Engineer. The project
shall also accommodate connection of future users.

19. Use of Potable Water for Irrigation: Prior to activation of the Recycled Water system by the
City, the Developer may temporarily use potable water for irrigation. The in-tract portion of the
recycled water main shall be installed with the first phase of improvements to its ultimate layout
and size, to avoid cutting finished improvements at a later date. Improvements shall include
interim potable water connections as well as permanent recycled water connections to all
locations requiring the use of recycled water. Developer shall pay the water consumption charges
to City for potable water actually used at the site for irrigation.
20. Public and Private Utilities to be Clearly Labeled on Improvement Plans: All private water
mains, sewer mains and storm drains shall be clearly labeled as "Private" on the Improvement
Plans.
21.

Geotechnical Report: The design of the roadway and utilities improvements shall be consistent
with the recommendations of a Geotechnical Report submitted by the Developer, which has been
peer reviewed by the City's geotechnical engineer, which peer review shall be paid for by the
Developer. The report shall address, at a minimum, potential for liquefaction, R-values,
expansive soils and seismic risk. The improvement plans shall incorporate all design and
construction criteria recommended in the Geotechnical Report. The submittal of the
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improvement plans shall include a written acknowledgement by the Geotechnical Engineer that
the improvement plans incorporate all design and construction criteria specified in the
Geotechnical Report.
22. Vehicle Sight Distance: The Developer shall provide adequate vehicle sight distance as
specified by the State of California, Department of Transportation's Highway Design Manual
(latest edition) at all public and private street intersections. In addition, intersections and
driveways shall comply with City requirements for sight triangles. The design of the streets shall
incorporate public safety concerns, fire protection equipment movements, as well as the location
and pickup of solid waste.

23. Street Lighting: Street lighting meeting City requirements shall be provided by the Developer.
Plans for street lighting and photovoltaics shall be submitted with improvement plans.
24. Fire Protection: Fire protection shall be in accordance with the requirements of Fire Department.
With the submittal of the improvement plans, calculations shall be provided to demonstrate to
the satisfaction of the Fire Department that adequate water pressures are available to supply
hydrant flows and sprinkler flows.

25. Building Pad Elevations: The Improvement Plans and Grading Plans shall show to the
satisfaction of the Public Works Director and Building Official of the City of Millbrae that the
building pads will satisfy the following requirements:
a. Adequate protection from 100-year frequency storm per the Map # 06081 CO 132F FEMA
FIRM Map dated 8/13/15 (or as may be revised through the formal adoption process ) plus 2
feet; and

b. Feasible access during a 10-year frequency storm.
26. Improvement Plan Approval Required before Start of Construction: The Final Map may not be
approved or recorded until the Improvement Plans have been approved and signed by the Public
Works Director. No grading or other construction shall be performed prior to the approval of the
Improvement Plans. Encroachment Permits and Building Permits will not be issued prior to the
approval of the Improvement Plans. An Encroachment Permit is required for any work within
City right of way.
27. Subdivision Improvement and Inspection Agreement: Prior to the approval of the Final Map for
recordation the Developer shall enter into a Subdivision Improvement and Inspection Agreement
to the satisfaction of the City Attorney and Public Works Director. For any project requiring an
on-site inspector to monitor grading, construction and/or development, the Developer shall
deposit funds with the City to cover the full cost of an inspector prior to any land disturbance.
The Public Works Director shall be responsible for approving the deposit amounts and hiring the
inspector. The agreement will require performance bond and labor material bond equaling 200%
of the work in the public right of way or easements.
28. Developer to Secure all Necessary Rights of Wav and Easements: The Developer shall secure
all necessary rights-of-way and public and private easements for both onsite and offsite
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improvements. Rights-of-way and easements shall be dedicated on the map or granted by
separate instrument. The Developer shall prepare all necessary legal descriptions and deeds.
29. Acquisition of Property Necessary for Subdivision: To the extent any offsite public
improvements require the acquisition of property not currently owned by the Developer or the
City, the Developer shall first make a good-faith effort to acquire the necessary property rights,
however if the Developer makes such an effort and is unable to acquire such rights, then the
Developer may request the City acquire the necessary property rights through the exercise of
eminent domain provided that the Developer enters first into an agreement with the City to pay
for all costs incurred by the City to acquire such rights and if the City does not acquire the rights
necessary to allow the offsite public improvements to be completed by the Developer within
statutory timeline provided by law, then the Developer shall be relieved of the obligation to
constmct those off-site improvements only to the extent they require property not currently
owned by the Developer or the City. The Developer shall make a good-faith effort to identify
and acquire the necessary property rights at the earliest opportunity.
30. Approval of Solid Waste Pickup Locations: The Developer shall contact the solid waste
franchised hauler and obtain written approval of the proposed solid waste pickup locations. The
pickup locations shall not be located in emergency vehicle access easements. A copy of the
written approval from the solid waste franchised hauler shall be submitted with the improvement
plans for City review and approval. Provisions for paved areas for trash receptacles on certain
parcels shall be identified in the improvement plans.
31. Post-Construction Stormwater Runoff Management Plan: A detailed Post-Constmction

Stormwater Runoff Management Plan (SRMP) that identifies and sizes all post-constmction
stormwater BMPs shall be prepared and submitted for review in conjunction with the
Improvement Plans. The Plan shall be prepared in accordance with the latest edition of the San
Mateo County Post-Constmction Stormwater Pollution Prevention Design Standards and comply
with the San Mateo Countywide Water Pollution Prevent Program requirements and the
requirements of the State Water Resources Control Board Phase II Municipal Separate Storm
Water System (MS4) General Permit (Order 2013-0001 DWQ).
32. Owners' Association: Prior to approval of the Final Map, the Developer shall establish an
owners' association responsible for maintaining Rollins Road, Aviador Avenue, and Garden
Lane, the landscaping of the BART Plaza adjacent to Lots 1 ad 2, all common or shared
facilities, including but not limited to: pedestrian paseo on Lots 1 and 2, shared utilities,
landscaping in adjacent public rights-of-way (such as parkway strips or other similar areas), and
for paying for security lighting, any common garbage collection services, any security patrol
services, if provided, and any other functions of a homeowners' association. The owners'
association shall comply with all NPDES permit Best Management Practices in effect at the
time.

33. Covenants, Conditions and Restrictions (CC&R's): Prior to the approval of the Final Map the
Developer shall submit to the Community Development Director a copy of the proposed
Covenants, Conditions and Restrictions (CC&R's) for review and approval. The CC&R's shall
be consistent with the conditions herein and the MMC and shall be to the satisfaction of the
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Community development Director and City Attorney. CC&Rs shall address maintenance of
private improvements including provisions for maintenance of:
a. All private storm drain systems.
b. All private driveways.
c. Utilities within private easements or driveways.
d. Private area landscaping.
e. Sidewalks in private areas.
f. Private walkway and access easements.

The CC&R's shall prohibit the on-site parking of recreational vehicles, including boats. Parking
shall be prohibited along emergency vehicle access easements, private streets and lanes.
FOR CONSTRUCTION

34. Construction Coordination Plans: Prior to issuance of any Construction Permits including
demolition permits, the Developer shall submit and obtain approval from Public Works Director
for a construction coordination plan, which shall include the following:
a. Traffic, pedestrian, bicycle and shuttle access and control.
b. Parking management plan showing how access to structured and surface parking will be
maintained and how many spaces will be available during each construction stage.
c. Overall construction schedule and staging plan.
d. Construction de-watering and long term de-watering (including plans for disposal).
e. Delivery/Haul Route to be used by all construction traffic.
f. Material storage areas.
g. Parking areas for construction equipment and construction worker vehicles.
h. Dust control.

35. SWPPP and N01: The Developer shall prepare and submit a Notice of Intent and a Stormwater
Pollution Prevention Plan (SWPPP) to the State and obtain a Water Discharger Identification
(WDID) Number before City issuance of a Demolition and/or Grading Permit. The SWPPP shall
be kept on site and shall be updated as applicable. Developer shall submit all relevant documents
to the City.

36. All stormwater pollution prevention best management practices (BMP's) shall be installed as the
first order of work and in accordance with the State Water Resources Control Board' General

Construction Permit for Stormwater Discharges Associated with Construction and Land
Disturbance Activities (Order 2009-0009-DWQ) and the Developer's Storm Water Pollution
Prevention Plan (SWPPP). All stormwater BMP's shall be maintained to the satisfaction of the
Qualified SWPPP Developer (QSD), Qualified SWPPP Practitioner (QSP), and the Public
Works Director.

37. Notice of Intent: Developer must file a Notice of Intent to Comply with the Terms of General
Permit to Discharge Storm Water Associated with Construction Activity (N01) with the State of
California Water Resources Control Board, and obtain a permit, prior to commencement of any
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construction activity.
38. Encroachment Permits: Developer shall secure an encroachment permit from the City prior to
perform any work within the City right of way, or constructing within a City easement.
39. Demolition of Existing Buildings and Underground Structures: The Developer shall obtain a
demolition permit for any structure to be demolished. All underground structures shall be abated,
back-filled, inspected and approved by San Mateo County Environmental Health Services or the
Building Official as applicable. All septic tanks, leach fields and related items in the project area
shall be abandoned and destroyed in a manner approved by the County of San Mateo Division of
Environmental Health Services. Water wells that the Developer chooses to abandon shall be
destroyed in a manner approved by the Division of Environmental Health Services. All existing
wells and septic systems shall be abandoned in compliance with State and County codes, prior to
issuance of an initial grading permit.

40. Fire Hydrants: A completed and approved wet fire hydrants system, or other system approved
by the Building Official and Fire Marshall, and all-weather roads shall be in place prior to any
flammable or combustible material (such as wood) being brought onto the site. The Developer
may tie to the water system for fire flow only. Fire access roads shall meet the Fire Access Road
Standard. These fire access roads shall continue to be accessible until acceptance of the public
streets by the City. All new fire hydrants shall be covered with burlaps sacks until the hydrants
have been tested and found to be in conformance with City flow requirements.

41. Public Easements to be Open and Accessible: All public utilities easements (PUE) and public
access easements shall be open and accessible to the City and utility companies at all times
unless the Public Works Director approves limitation in access through an encroachment permit.
42. Obtain a Grading Permit Prior to the Commencement of Constmction: Prior to commencement

of the construction of road and utilities improvements, the Developer shall obtain the approval of
the Improvement Plans and a Grading Plan by Public Works Director and obtain a grading
permit. The grading plans shall be in conformance with the Bay Area Air Quality Management
District guidelines for reducing construction impacts and minimize dust emissions. The
Developer shall implement a dust control program as part of the measures required by the
Mitigation Monitoring and Reporting Program adopted as part of City Council Resolution
for air quality control and the requirements of the Best Available Control Measures (BACM).
The program shall ensure that, at the Public Works Director's discretion, a water vehicle for dust
control operations is kept readily available at all times during construction. The Developer shall
provide the Public Works Director and Building Official with the name and telephone number of
the person directly responsible for dust control and operation of the water vehicle.

43. Tree Preservation and Removal: A Tree Preservation and Removal Plan including a separate
tree removal and sensitive area plan shall be submitted to the Community Development
Department for review and approval in accordance with City ordinance. The plan shall show all
sensitive areas and stands of trees that are to be protected during grading operations and include,
in detail, the method proposed to protect these areas.
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44. Compliance with Demolition and Construction Recycling Requirements: All construction shall

comply with the City's demolition and construction recycling requirements.
45. Erosion and Sediment Control Plan: The Grading Plans and/or Improvement Plans shall include
an Erosion and Sediment Control Plan prepared by a professional such as a Civil Engineer or
certified Erosion Control Specialist and shall meet the requirements listed in the Municipal Code.
The plans shall provide measures to avoid the introduction or spread of noxious weeds into
previously un-infested areas. These plans are subject to review and approval by the City.
46. Revegetation Plan: All areas to be graded and left undeveloped shall have a revegetation plan as
part of the dust control program. The Community Development Director or his/her designee
shall review and approve or conditionally approve the plan. The Developer shall guarantee the
revegetation prior to issuance of grading permits.
47. Fencing of Material Storage Areas: All material storage areas shall be fenced with at least a 6foot high chain link fence with at least two 20-foot gates for emergency vehicle access

48. All Utilities to Be Underground: All existing overhead utilities and proposed utilities, both onsite and along project frontages, shall be placed underground, including all ofAviador Avenue.
Exceptions may be allowed for surface mounted transformers, pedestal mounted terminal boxes
and meter cabinets.

49. Mitigation Monitoring and Reporting: The Developer shall pay the cost to monitor the
Mitigation Measures listed in Condition 67 herein. The Community Development Director shall
request a deposit of funds, which the Developer shall provide. The City shall provide regular
accounting and may request additional deposit of funds to cover the ongoing costs of monitoring
Mitigation Measures as the work continues.
50. Water and Sewer Conuaection Fees: Prior to the issuance of a building permit, the water and
sewer connection fees shall be paid for the proposed building.
51. Permits and Fees: The Developer shall be responsible for securing all required permits for the
Subdivision including permits from the City and all other local district, county, state and/or
federal agencies. City permit fees shall be due at the time of issuance. The Developer shall pay
all application fees, plan check and inspection fees, recordation fees, encroachment permit fees,
and other fees applicable miscellaneous fees in effect at the time the fee is paid as required in the
Fee Schedule or MMC.

52. Development Impact Fees: The Developer shall pay all other Development Impact Fees
including all City Development Fees and applicable local district, county, state and federal fees
in existence and or the amounts in effect at the time the permit is requested by the date of the
final inspection, or the date the certificate of occupancy is issued, whichever occurs first, in
accordance with Government Code Section 66007.

53. Keep Adjoining Streets Clean: The Developer shall keep adjoining public streets free and clean
of project dirt, mud, materials, and debris during the construction period, as is found necessary
by the Public Works Director.
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54. Pavement Condition Index: Prior to start of demolition or construction, the Developer shall fund
a pre-project Pavement Condition Index (PCI) analysis for surrounding streets. At the
completion of construction and prior to acceptance the Developer shall improve the existing
street pavement conditions to pre-project PCI or better in confonnance with City specifications,
subject to review and approval by the City. The streets subject to this condition shall be
determined by the material delivery and haul route to be designated as part of Condition #34.
55. Encountering Hazardous ]V[aterials: If any hazardous material is encountered during the
construction of this project, all work shall be immediately stopped and the Fire Department, San
Mateo County Department of Environmental Services or other designated agency, and the City
Inspector shall be notified immediately. Work shall not proceed until clearance has been issued
by all of these agencies.

56. Underground Utilities Installed before Subgrade: Prior to final preparation of the subgrade and
placement of base materials, all underground utilities shall be installed and service connections
stubbed out behind the sidewalk. Public utilities, Cable TV, sanitary sewers, and water lines,
shall be installed in a manner that will not disturb the street pavement, curb, gutter and sidewalk,
when future service connections or extensions are made.

57. Encountering Different Soil or Geologic Conditions: Where soil or geologic conditions
encountered in grading operations are different from that anticipated in the soil and/or geologic
investigation report, or where such conditions warrant changes to the recommendations
contained in the original soil investigation, a revised soil or geologic report shall be submitted for
approval by the Public Works Director. Additionally, if field conditions warrant installation of
any subdrains, the location, size and construction details must be provided to the City for review
and approval prior to construction.
58. Video Inspection: Prior to placing the final lift of asphalt, all public storm drain and sanitary
sewer lines shall be video inspected at the Developer's expense. All video tapes shall be
submitted to the City. If any inadequacies are found, they shall be repaired prior to the
placement of the final lift of asphalt.

59. Repair of Damaged Public Facilities: All streets, curbs, gutters, sidewalks or other public
facilities damaged in the course of construction associated with this Project shall be the
responsibility of the Developer and shall be repaired to the satisfaction of the City at the
Developer's expense.

60. After all of the new underground utilities within existing public streets have been installed, the
entire affected areas shall be milled and repaved to present a neat finished pavement area.
Multiple trench patches are not acceptable.
61. Construction and grading activities on the site shall be limited to to 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 State and Federal Holidays
from 9:00 A.M. to 6:00 P.M. Upon written request from the Developer for unusual
circumstances or conditions, the Community Development Director may approve construction
activities outside of these hours.
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SPECIAL PROJECT CONDITIONS
62. Public Street and Utilities Maintenance Agreement: Developer shall enter into a maintenance
agreement with the City for maintenance of all publicly owned utilities and streets within the
development area prior to recordation of the Final Map. Maintenance shall include routine
maintenance, repair, and operation of all lighting, street sweeping, signage and traffic signals. All
other roadways and access ways within project limit shall be private and maintained privately
including street sweeping and streetlights. The maintenance agreement shall include a financial
guarantee satisfactory to the Public Works Director to provide for reimbursement to the City for
maintenance work that the City performs on these facilities. This agreement shall be recorded
with the Final Map. The maintenance agreement shall specify a minimum Street Index
Maintenance Standard for both public and private roadways within the development area.
63. Revisions to the Circulation and Access Plan: The Millbrae Station Circulation and Access Plan

adopted by BART dated June 2016 shall be updated to conform to the final approved circulation
as shown n the Final Map.
64. Landscape Maintenance Agreement: The Developer shall execute a Long-Term Maintenance
Agreement with the City covering the ongoing maintenance of landscape features within the
public right-of-way for which the Property Owners' association is responsible for maintenance.
The agreement shall transfer from the Developer to the owner's association upon termination of
the one-year warranty period following acceptance of improvements.
65. Mitigation Measures: The following mitigation measures from the certified Environmental
Impact Report shall be implemented in accordance with the Mitigation Monitoring and
Reporting Program adopted by the City Council in Resolution No. 18-18.

AQ-TOD#2-3.1: Implement Mitigation Measures AQ-TOD# 1-4. la and AQ-TOD#1-4.lb.
AQ-TOD#l-4.1a: The Applicant shall require the construction contractor to use equipment that
meets the United States Environmental Protection Agency (US EPA)-Certified Tier 3 emissions
standards for off-road diesel-powered construction equipment greater than 50 horsepower.
Additionally, any emissions control device used by the contractor shall achieve emissions
reductions that are no less than what could be achieved by a Level 3 diesel emissions control
strategy for a similarly sized engine, as defined by CARB regulations. Prior to constmction, the
project engineer shall ensure that all demolition and grading plans clearly show the requirement
for US EPA Tier 3 or higher emissions standards and Level 3 diesel emissions control for
construction equipment over 50 horsepower. During construction, the construction contractor
shall maintain a list of all operating equipment in use on the Project site for verification by the
City of Millbrae Community Development Department or their designee. The construction
equipment list shall state the makes, models, and number of construction equipment onsite.
Equipment shall properly service and maintain construction equipment in accordance with the
manufacturer's recommendations. Construction contractors shall also ensure that all nonessential

idling of construction equipment is restricted to five minutes or less in compliance with CARB
Rule 2449.
AQ-TOD#l-4.1b: Prior to issuance of any building permits, the Applicant shall prepare and
submit to the City of Millbrae Community Development Department an additional health risk
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assessment (HRA) to provide a refined evaluation of health risks impacts to the surrounding
sensitive receptors from project-related construction activities. If available, the HRA shall
include within the report a detailed list of the construction equipment mix anticipated to be
utilized in addition to construction phasing and other details of the overall construction
processes. The HRA shall be prepared in accordance with the policies and procedures of the
State Office of Environmental Health Hazard Assessment (OEHHA) and the Bay Area Air
Quality Management District. The latest OEHHA guidelines shall be used for the analysis,
including age sensitivity factors, breathing rates, and body weights appropriate for children age 0
to 16 years. If the HRA shows that the incremental cancer risk exceeds ten in one million (10E-

06), PMi.5 concentrations exceed 0.3 |^g/m3, or the appropriate noncancer hazard index exceeds
1.0, the applicant will be required to identify and demonstrate that mitigation measures are
capable of reducing potential cancer and non-cancer risks to an acceptable level (i.e. below ten in
one million or a hazard index of 1.0), including appropriate enforcement mechanisms. Mitigation
measures identified in the HRA shall be identified as mitigation measures in the environmental
document and/or incorporated into the all construction plans (e.g. demolition and grading plans)
and verified by the City ofMillbrae Community Development Department.
AQ-TOD#2-3.3: Implement Mitigation Measure AQ-TOD#1-4.2.
AQ-TOD#1-4.2: Prior to issuance of any building permits, the proposed project applicant shall
prepare and submit to the City of Millbrae Community Development Department a health risk
assessment (HRA) to evaluate the health risk impacts of all major sources ofTACs within 1,000
feet of the Project site. The HRA shall be prepared in accordance with policies and procedures of
the State Office of Environmental Health Hazard Assessment (OEHHA) and the Bay Area Air
Quality Management District. The latest OEHHA guidelines shall be used for the analysis,
including age sensitivity factors, breathing rates, and body weights appropriate for children age 0
to 16 years. If the HRA shows that the incremental cancer risk exceeds ten in one million (10E-

06), PM2.5 concentrations exceed 0.3 p.g/m3, or the appropriate noncancer hazard index exceeds
1.0, the applicant will be required to identify and demonstrate that mitigation measures are
capable of reducing potential cancer and non-cancer risks to an acceptable level (i.e. below ten in
one million or a hazard index of 1.0), including appropriate enforcement mechanisms. Measures
to reduce risk may include but are not limited to:
Air intakes located away from high volume roadways and/or truck loading zones.
Heating, ventilation, and air conditioning systems of the buildings provided with
appropriately sized Maximum Efficiency Rating Value (MERV) filters.

Mitigation measures identified in the HRA shall be identified as mitigation measures in the
environmental document and/or incorporated into the site development plan as a component of
the proposed TOD #1 project. The air intake design and MERV filter requirements shall be noted
and/or reflected on all building plans submitted to the City and shall be verified by the City of
Millbrae Community Development Department.
CULT-TOD#2-2a: Implement Mitigation Measure CULT-SP-2a.
CULT-SP-2a: If a potentially significant subsurface cultural resource is encountered during
ground disturbing activities, all construction activities within a 100-foot radius of the find shall
cease until a qualified archeologist determines whether the resource requires further study. All
developers in the Specific Plan Area shall include a standard inadvertent discovery clause in
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every construction contract to inform contractors of this requirement. Any previously
undiscovered resources found during construction activities shall be recorded on appropriate
Department of Parks and Recreation (DPR) forms and evaluated for significance in terms of
CEQA criteria by a qualified archeologist. If the resource is determined significant under CEQA,
the qualified archaeologist shall prepare and implement a research design and archaeological
data recovery plan that will capture those categories of data for which the site is significant. The
archaeologist shall also perform appropriate technical analyses; prepare a comprehensive report
complete with methods, results, and recommendations; and provide for the permanent curation of
the recovered resources. The report shall be submitted to the City of Millbrae, Northwest
Information Center (NWIC), and State Historic Preservation Office (SHPO), if required.
CULT-TOD#2-2b: Implement Mitigation Measure CULT-SP-2b.
CULT-SP-2b: The Community Development Director, or his/her designee, shall notify the
Indian Canyon Mutsun Band ofCostanoan tribe at the time final applications for future projects
under the Specific Plan Update where future development requires substantial excavation that
could reach significant depths below the ground surface where no such excavation has
previously occurred.

CULT-TOD#2-3: Implement Mitigation Measure CULT-SP-3.
CULT-SP-3: In the event that fossils or fossil bearing deposits are discovered during ground
disturbing activities, excavations within a 50-foot radius of the find shall be temporarily halted or
diverted. Ground disturbance work shall cease until a City-approved qualified paleontologist
determines whether the resource requires further study. The paleontologist shall document the
discovery as needed (in accordance with Society of Vertebrate Paleontology standards [Society
of Vertebrate Paleontology 1995]), evaluate the potential resource, and assess the significance of
the find under the criteria set forth in CEQA Guidelines Section 15064.5. The paleontologist
shall notify the appropriate agencies to determine procedures that would be followed before
construction activities are allowed to resume at the location of the find. If avoidance is not

feasible, the paleontologist shall prepare an excavation plan for mitigating the effect of
constmction activities on the discovery. The excavation plan shall be submitted to the City of
Millbrae for review and approval prior to implementation, and all construction activity shall
adhere to the recommendations in the excavation plan.

GEO-TOD#2-1: The recent geotechnical investigation of the proposed TOD #2 project site
identified settlement, including liquefaction-related settlement, as a significant geotechnical
concern. The report presented formal recommendations for project design and construction,
including site grading/soil preparation and foundation design, some goals of which were to
mitigate the potential for liquefaction-related settlement, expansive soils, and highly
compressible soils prone to settlement/subsidence. The final geotechnical report shall be
provided to the City of Millbrae for review and approval. The geotechnical engineer of record
should also review the final grading, drainage, and foundation plans to confirm incorporation of
the report recommendations. Lastly, field monitoring during project construction is warranted to
verify that the work is performed as recommended and in accordance with the approved plans
and specifications.
HAZ-TOD#2-4a: Prior to the issuance of a building permit, the agency with primary regulatory
oversight of environmental conditions at the project site ("Oversight Agency") shall have
determined that the proposed land use for that property, including proposed development features
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and design, does not present an unacceptable risk to human health, if applicable, through the use
of an Environmental Site Management Plan (ESMP) that could include institutional controls,
site-specific mitigation measures, a risk management plan, and deed restrictions based upon
applicable risk-based cleanup standards. Remedial action plans, risk management plans, and
health and safety plans shall be required as determined by the Oversight Agency for a given
property under applicable environmental laws, if not already completed, to prevent an
unacceptable risk to human health, including workers during and after construction, from
exposure to residual contamination in soil and groundwater in connection with remediation and
site development activities and the proposed land use.

HAZ-TOD#2-4b: Prior to the construction of the proposed TOD #2 project, the Project
Applicant shall prepare a vapor intrusion assessment by a licensed environmental professional. If
the results of the vapor intrusion assessment indicate the potential for significant vapor intrusion
into the proposed building, the project design shall include vapor controls or source removal, as
appropriate, in accordance with Regional Water Quality Control Board (RWQCB), the
Department of Toxic Substances Control (DTSC) or the San Mateo County Enviromnental
Health Divisions (SMCEHD) requirements. Appropriate soil vapor mitigations or controls could
include vapor barriers, passive venting, and/or active venting. The vapor intmsion assessment as
associated vapor controls or source removal can be incorporated into the ESMP (l\4itigation
Measure HAZ-TOD#2-la).
HAZ-TOD#2-4c: Prior to the import of a soil, the Project Applicant shall prepare a soil
inspection where such soils shall be sampled for toxic or hazardous materials exceeding
applicable Environmental Screening Levels by a licensed environmental professional during the
construction phase. If contaminated soils are encountered, such soils shall be handled and
disposed of in accordance with Regional Water Quality Control Board (RWQCB), the
Department of Toxic Substances Control (DTSC) or the San Mateo County Environmental
Health Divisions (SMCEHD) requirements.
NOISE-TOD#2-1: Implement Mitigation Measures NOISE-TOD#1-1.
NOISE-TOD#1-1: Development of residential uses in the project site shall conform to the
outdoor noise level goal of 70 dBA Ldn (or CNEL) for areas where a railroad is the noise source
as established in General Plan Policy N82.1. Additionally, indoor noise levels for residential uses
in the TOD #1 project site shall demonstrate an indoor noise level of 45 dBA CNEL, per
Millbrae Municipal Code standards. To achieve this goal, acoustical studies shall be prepared
during the project design phase and shall accompany the building plans submitted to the City for
approval. These studies must demonstrate that the stmcture has been designed to limit interior
noise in habitable rooms to acceptable noise levels. With such detailed acoustical studies and the
associated appropriate sound insulation design features, indoor and outdoor noise effects for
residents living in the TOD #1 project site would be less than significant.
NOISE-TOD#2-2: Implement Mitigation Measure-TOD#l-2.2.
NOISE-TOD#1-2.2: The project applicant shall submit a vibration evaluation study to the
satisfaction of the City of Millbrae Community Development Department. Site-specific reports
should contain a brief description of the project(s) and the sensitivity of the land use type to
vibration effects/impacts, an accurate map describing the setting with surrounding uses and
vibration sources identified, and a quantitative description of the vibration environment. For
multi-story structures, the report should discuss vibration effects for the upper floors. Field
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vibration level measurements should be taken over several days and at several locations to
adequately establish the in situ conditions from rail operations. If the project is located within the
vicinity of previously collected measurements, a measurement should also be duplicated at that
point for purposes of updating the database to the then-current conditions. Vibration reports shall
be prepared by an acoustical or vibrations engineer holding a degree in engineering, architecture,
physics, or allied discipline able to demonstrate a minimum of two years of experience in the
following areas: field measurement of vibration levels, transportation vibration forecasting,
building acoustics and vibration isolation, and vibration mitigation. The evaluation report shall
include design recommendations for external project features or internal project features or both
to adequately mitigate rail vibration at the receiver property. External project features could
include investigations of buffer zones near rail lines or the use of vibration-reducing trenches
between the rail line(s) and the receiving property. Internal design features could include
investigations of building designs for whole-building isolation features and/or floor stiffening
elements.

NOISE-TOD#2-4: Implement Mitigation Measure NOISE-TOD#1-4.
NOISE-TOD#1-4: The project Applicant shall implement the following measures, which shall
be identified in construction contracts and acknowledged by the contractor:
Construction equipment shall be well maintained and used judiciously to be as quiet as
practical. Equipment and trucks used for project construction shall utilize the best available
noise control techniques (e.g. improved mufflers, equipment redesign, use of intake silencers,
ducts, engine enclosures, and acoustically attenuating shields or shrouds), wherever feasible;
Utilize "quiet" models of air compressors and other stationary noise sources where such
technology exists. Select hydraulically or electrically powered equipment and avoid
pneumatically powered equipment where feasible. Impact tools (e.g. jack hammers, pavement
breakers, and rock drills) used for project demolition or construction shall be hydraulically or
electrically powered wherever possible to avoid noise associated with compressed air exhaust
from pneumatically powered tools. However, where use of pneumatic tools is unavoidable, an
exhaust muffler on the compressed air exhaust shall be used. Quieter procedures shall be
used, such as drills rather than impact equipment, whenever such procedures are available
and consistent with construction procedures;

Locate stationary noise-generating equipment as far as possible from sensitive receptors that
adjoin construction sites. Constmct temporary noise barriers or partial enclosures to
acoustically shield such equipment where feasible;
Prohibit unnecessary idling of internal combustion engines;
Prior to initiation of on-site construction-related demolition or earthwork activities, a

minimum 8-foot-high temporary sound barrier shall be erected along the project property line
abutting adjacent operational businesses, residences or other noise-sensitive land uses. These
temporary sound barriers shall be constmcted with a minimum surface weight of 4 pounds
per square foot and shall be constructed so that vertical or horizontal gaps are eliminated.
These temporary barriers shall remain in place through the construction phase in which heavy
construction equipment, such as excavators, dozers, scrapers, loaders, rollers, pavers, and
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dump trucks, are operating within 50 feet of the edge of the construction site by adjacent
sensitive land uses. This measure could lower construction noise levels at adjacent, groundfloor residential units by up to 8 dBA, depending on topography and site conditions;
To the maximum extent feasible, route construction-related traffic along major roadways and
away from sensitive receptors;
Notify all businesses, residences or other noise-sensitive land uses within 500 feet of the

perimeter of the construction site of the constmction schedule in writing prior to the
beginning of construction and prior to each construction phase change that could potentially
result in a temporary increase in ambient noise levels in the project vicinity;
Signs shall be posted at the construction site that include permitted construction days and
hours, a day and evening contact number for the job site, and a day and evening contact
number for the on-site complaint and enforcement manager, and the City's Building Division,
in the event of problems;

An on-site complaint and enforcement manager shall be available to respond to and track
complaints. The manager will be responsible for responding to any complaints regarding
construction noise and for coordinating with the adjacent land uses. The manager will
determine the cause of any complaints (e.g. starting too early, bad muffler, etc.) and
coordinate with the construction team to implement effective measures (considered
technically and economically feasible) to correct the problem. The telephone number of the
coordinator shall be posted at the construction site and provided to neighbors in a notification
letter. The manager shall notify the City's Building Division of all complaints within 24
hours. The manager will be trained to use a sound level meter and should be available during
all construction hours to respond to complaints; and

A pre-construction meeting shall be held with Building Division Staff and the general
contractor/on-site project manager to confirm that noise measures and practices (including
construction hours, neighborhood notification, posted signs, etc.) are fully operational.

TRANS- TOD#2-15.4: Implement Mitigation Measure TRANS-SP-1.6.
TRANS-SP-1.6: The City could work with Caltrans to expand the Rollins Road/Millbrae
Avenue intersection footprint. The expanded intersection footprint would add one (1) eastbound
and one (1) westbound through lane (for a total of four [4] in each direction), one (1) eastbound
left turn pocket lane (for a total of two [2]), one (1) eastbound right turn pocket lane (for a total
of two [2]), one (1) westbound right turn pocket lane (for a total of two [2]), and one (1)
southbound right turn pocket lane (for a total of two [2]). This mitigation measure would require
significant intersection expansion, which is not recommended due to the adverse secondary
impacts to pedestrians and/or encroachment into private property. Implementation of this
mitigation measure requires participation or and decisions by agencies over which Millbrae has no
authority, and it is not within the City's power to impose such mitigation. Furthermore, future
projects under the Specific Plan Update would also be required to comply with the Specific Plan
Update policies that could potentially reduce vehicle miles traveled (VMT) and vehicle
congestion in the Specific Plan Area by providing improved pedestrian, bicycle, and transit
opportunities for alternative modes of transportation for employees; however, it cannot be
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assured at this time that the reductions would sufficiently reduce the impact. For these reasons,
the impact remains significant and unavoidable.
TRA.NS-TOD#2-20: The project shall provide shuttle access on the eastside of the station as
close to the Millbrae Station entrance as possible taking into consideration the design constraints
of the proposed TOD #2 project. Cutaway shuttles (35 feet and smaller) should be allowed to use
the East Station Access Road with accommodations for four (4) bays while the three (3) bays and
two (2) layover spots included in the TOD #2 project site would provide access to larger (up to
45 feet) over-the-road (OTR) coaches and transit buses. Garden Lane east of Rollins Road shall
be widened to 12-foot travel lanes to safely accommodate bi-directional bus activity. The
intersection crossing at Garden Lane and Rollins Road shall be designed with improvements to
enhance the safety and convenience of pedestrian access to shuttle access on Garden Lane.

UTIL-TOD#2-6. Prior to the issuance of building permits, the proposed TOD #2 project
applicant, in coordination with the City, shall engineer, design and pay their fair share of the
capital improvements required to increase capacity and/or reduce Rainfall Dependent Infiltration
Inflow (RDII) for the sewer collection and treatment system, based on hydraulic studies and
agreements forthcoming by the applicant, prior to City approval of the project building permits.

REGULARLY PASSED and adopted this 10th day of April, 2018.
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Resolution No. 18-21

I do hereby certify that the foregoing Resolution was duly and regularly passed and adopted by the
City Council of the City ofMillbrae this 10th day of April 2018, by the following vote:
AYES: COUNCILMEMBERS:

Schneider, Lee, Oliva, and Holober

NOES: COUNCILMEMBERS:

Papan

ABSENT: COUNCILMEMBERS:

None

ABSTAIN: COUNCILMEMBERS:

None

EXCUSED: COUNCILMEMBERS:

None

5 U^V^^ ffi . ^K.-?^^
CITY CLERK

PLANNING COMMISSION
AGENDA REPORT

CITY OF MILLBRAE
621 Magnolia Avenue
Millbrae, CA 94030

SUBJECT:
DESIGN REVIEW to allow for the renovation of an existing
single-story residence and construction of a new second-story
on a Single-Family residence in a Residential (R-1) Zoning
District. (Public Hearing)
ATTACHMENTS:
• Project Description
• Neighbor Consultation Forms
• Site Photos
• Project Plans
• Color & Material Samples (available at meeting)

Report No. 8.a.
For Agenda of: June 17, 2019
Address: 608 Santa Susana Ave
Property Owner: Raymond Chow
Applicant: Raymond Chow
Originator: Linda Roberson,
Assistant Planner
Application submittal date:
March 15, 2019
Application deemed complete
date: May 14, 2019
Prior Planning Commission
meeting date(s): none

REPORT TYPE: ACTION __X____ INFORMATIONAL ______
ITEM TYPE: CONSENT ___ PUBLIC HEARING _X__ EXISTING BUSINESS ___ NEW
BUSINESS_X__

EXECUTIVE SUMMARY
The proposed project involves the addition of approximately 1,909 square feet to an existing onestory, 1,799 square-foot, single-family structure located at 608 Santa Susana Ave. The proposal
is subject to Planning Commission design review because it represents a substantial renovation of
more than 50% of the existing residence and proposes a second-story addition that is greater than
500 square feet in area.
The existing property is a one-story, single-family residence on an interior 7,359 square foot lot.
The 1,799 square foot ranch style house has three bedrooms, one full bathroom and one half
bathroom, a kitchen, dining room, living room, fireplace and covered front porch. There is an
existing, attached one-car garage which measures 266 square-feet. The project proposes to
renovate a substantial portion of the interior house and add a second-story therefore, requiring
Planning Commission approval.
The proposed ground floor design includes demolition of the existing fireplace and most of the
interior partitions. Square footage would infill the front of the property providing a new garage,
which accommodates three vehicles, a new entry porch to the right of the new garage and planters
to create visual interest and break up the massing of the new garage doors. A new foyer, living
1

room, dining room kitchen pantry and half-bath would be added to an existing utility room, three
bedrooms and two remodeled bathrooms.
The proposed 863 square foot second floor will be located at the center of the structure. The new
addition will include two new bedrooms and two new bathrooms and closets. The existing roof
pitch is a combination of 3:12 and 5:12 and the proposed second floor roof would be 5:12.
The addition of 1,909 square feet to an existing 1,799 square foot home, would result in a new
3,708 square foot structure. The lot coverage would increase from 27% to 40% (50% is the
allowable maximum) and the FAR will increase from 24% to 50% (55% is the allowable
maximum).
RECOMMENDATION
Staff recommends that the Planning Commission review the project, consider the public testimony
and the Findings, as presented, and consider adopting the attached Resolution approving the
application for the renovation of an existing single-story residence and construction of a new
second-story on a Single-Family residence in a Residential (R-1) Zoning District, subject to the
attached Conditions of Approval.
LOCATION AND SURROUNDING USES
The project site is located in central Millbrae in the Capuchino neighborhood approximately .25
mile north of Capuchino High School. Santa Susana Ave. is a north-west oriented neighborhood
street, connecting to Park Blvd. and Juanita Ave. The 7,359 square foot (sf) interior lot, contains
a 1,799 sf, single-family single story residence, including a one-car, attached garage, zoned SingleFamily Residential (R-1) and identified in the General Plan as Low Density Residential.
Project Address: 608 Santa Susana Avenue
Site
North
South
Low Density
General Low Density Low Density
Residential
Residential
Residential
Plan
R-1
R-1
R-1
Zoning

East
Low Density
Residential
R-1

West
Low Density
Residential
R-1

PROPOSAL
The proposed ground floor design includes demolition of the existing fireplace and most of the
interior partitions. Square footage would infill the front of the property providing a new garage,
which accommodates three vehicles, a new entry porch to the right of the new garage and planters
to create visual interest and break up the massing of the new garage doors. A new foyer, living
room, dining room kitchen pantry and half-bath would be added to an existing utility room, three
bedrooms and two remodeled bathrooms.
The proposed 863 square foot second floor will be located at the center of the structure. The new
addition will include two new bedrooms and two new bathrooms and closets. The existing roof
pitch is a combination of 3:12 and 5:12 and the proposed second floor roof would be 5:12.
2

The addition of 1,909 square feet to an existing 1,799 square foot home, would result in a new
3,708 square foot two-story structure. The lot coverage would increase from 27% to 40% (50% is
the allowable maximum) and the FAR will increase from 24% to 50% (55% is the allowable
maximum).
ISSUES & ANALYSIS
The proposed addition complies with minimum and maximum development standards as follows
(existing non-conforming in italics; proposed non-compliant in bold italics):
Interior Lot
Requirement
Existing
Proposed
Building Setbacks
1st Floor Front Setback
20 Ft.
20 Ft.
No Change
st
1 Floor Side Setback EAST
5 Ft.
5 Ft.
No Change
1st Floor Side Setback WEST
5 Ft.
5 Ft.
No Change
st
1 Floor Rear Setback
10 Ft.
27 Ft. 9 in.
16 Ft. 6 in.
2nd Floor Front Setback
10 Ft.
N/A
32 Ft.
nd
2 Floor Side Setback EAST
7 Ft.
N/A
9 Ft. 4 in.
2nd Floor Side Setback WEST
7 Ft.
N/A
7 Ft.
Allowed
Site Area
7,358 SF
No Change
Maximum Lot Coverage
50% (3,679 SF)
27% (2,015 SF) 40% (2,916 SF)
Maximum Floor Area Ratio
55% (4,047 SF)
24% (1,799 SF) 50% (3,708 SF)
Maximum Building Height
30 Ft.
16 Ft. 2 in.
26 Ft. 3 in.
Minimum Rear Yard Open Space
1,000 SF
1,744 SF
No Change
Enclosed Parking
400 SF
266 SF
616 SF

*

NOTE: Along both sides, second story portions of main buildings shall be set back a minimum of 10 feet more
than the distance of the exterior building walls below; however, second story side setbacks may be reduced
by 2 feet for each 1 foot that the ground floor side set back exceeds five feet, for a maximum reduction of six
feet, resulting in the following:
If ground floor setback is..,, 5’ 6’ 7’
Second floor setback is … 10’ 8’ 6’

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, for significant alterations to an existing development. The Design Guidelines include
generalized review criteria that seek to integrate additions into the existing character of the
structure and neighborhood, while respecting the privacy, views, and solar access of neighboring
properties.
The existing single story residence is a ranch style design home with asphalt shingled roofing,
similar to other buildings in the neighborhood. The front exterior is a light brown color with
smooth stucco and vinyl frame windows. The roof is a combination of cross-hip roof type with
slopes of 3:12 over the existing porch and 5:12 over the main structure.
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The proposed exterior finishes for the renovation and new second floor construction will be a
combination of stucco, ‘hardiplank’ siding, and new composition shingle roofing. The stucco will
be a combination of “Cocoa Berry” and “Henley Plum” with Sherwin Williams “Pure White”
exterior molding. The exterior wood siding finish will be “Sweet Beige” with “Pure White” painted
eaves and “Tricorn Black” window casings. The new front door will be painted Sherwin Williams
“Tricorn Black”. The proposed roof pitch with match the existing 5:12 slope.
Neighborhood Character
The majority of the homes within the area are one and two stories, and are generally ranch style
with cross hipped roof designs. The existing residence is situated on a neighborhood street
connecting to Park Blvd. and Juanita Ave. There are no views of the San Francisco Bay from the
existing property. The existing single-story building footprint would be enlarged by approximately
1,909 square feet including a second story. The subject building was built in 1946.
Parking
The project site contains a one-car, enclosed and attached garage containing 266 square feet. The
proposed plan provides three enclosed parking spaces and increases the area to 616 square feet.
Pursuant to section 10.05.2100 of the Zoning Ordinance, two garage spaces are required per singlefamily-dwelling under 3,000 square feet. The total square footage of the proposed project would
be 3,708 square feet. The proposed enclosed parking of 616 square feet provided on the site
exceeds the 400 square feet required by the Zoning Ordinance and conforms to the recommended
parking guidelines of three-enclosed spaces.
Public Notice Requirement
The City of Millbrae Community Development Department follows legally required public
noticing requirements outlined in the Municipal Code Section 10.05.2900 including: publishing
the Planning Commission meeting date not less than ten days prior to the hearing, in a newspaper
of general circulation in the city and mailing notice cards to property owners within a 300 foot
radius of the subject property. In addition, ten days prior to the hearing, staff posts notices in at
least three public places along the street and stakes a notice placard on the subject property. At
least three days before the meeting, staff posts the project meeting date on the City website
Planning Commission calendar; and on the bulletin boards at City Hall and the Millbrae Public
Library.

4

Neighborhood Response
In accordance with the City of Millbrae Community Development Departments’ Submittal
Requirements for Residential Development to notify each adjacent property owner abutting the
project site, a total of 7 Proof of Neighbor Consultation forms from the adjacent residences have
been submitted as follows:
Response

#

Address

Support

7

607 Santa Susana
604 Santa Susana
612 Santa Susana
607 Santa Florita
603 Santa Susana
407 Juanita Ave.
611 Santa Florita

Oppose
Unreturned

0
0

Date Applicant
Sent
1/17/19
1/17/19
1/17/19
1/26/19
5/17/19
5/17/19
5/17/19

Date Received
by Staff
3/15/19
3/15/19
3/15/19
3/15/19
5/17/19
5/17/19
5/17/19

REQUIRED FINDINGS
Pursuant to Section 10.05.2500.C.2. of the Millbrae Municipal Code the design review application
materials shall be evaluated by the planning commission. The following finding are required,
under this Section of the Code, for the Planning Commission to approve the requested Design
Review Permit:
a. The architectural, landscaping, and general appearance of the proposed building or
structure and grounds are in keeping with the character of the neighborhood;
The existing single story residence is a ranch style design home with asphalt shingled roofing,
similar to other buildings in the neighborhood. The front exterior is a light brown color with
smooth stucco and vinyl frame windows. The roof is a combination of cross-hip roof type with
slopes of 3:12 over the existing porch and 5:12 over the main structure.
The proposed exterior finishes for the renovation and new second floor construction will be a
combination of stucco, ‘hardiplank’ siding, and new composition shingle roofing. The stucco
will be a combination of “Cocoa Berry” and “Henley Plum” with Sherwin Williams “Pure
White” exterior molding. The exterior wood siding finish will be “Sweet Beige” with “Pure
White” painted eaves and “Tricorn Black” window casings. The new front door will be painted
Sherwin Williams “Tricorn Black”. The proposed roof pitch with match the existing 5:12
slope.
b. The project complies with all applicable development regulations;
The subject property is an interior lot and meets all ground floor setback and height
requirements. The addition of 1,909 square feet to an existing 1,799 square foot home, would
result in a new 3,708 square foot two-story structure. The lot coverage would increase from
5

27% to 40% (50% is the allowable maximum) and the FAR will increase from 24% to 50%
(55% is the allowable maximum).
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 applicant distributed a total of seven Proof of Neighbor Consultation forms to the adjacent
residences, all were returned in support of the project. Based on staff site visit conducted on
May 16, 2019, plan review and neighbor responses, staff found that the project meets the intent
of the design review guidelines and would not cause any negative visual impact to neighbors.
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 two-story single family residence. The project complies with all
standards as identified in the Zoning Code, and will be required to comply with all applicable
building and fire safety codes. Therefore, based upon the above findings, the addition will not
decrease the desirability of the neighborhood or disrupt the orderly development of the City.
ENVIRONMENTAL REVIEW
This project has been determined to be Categorically Exempt pursuant to Section 15301 Class 1,
(e) of the California Environmental Quality Act in that it allows additions to existing structures
provided that the addition will not result in an increase of more than 10,000 square feet if the
project is in an area where all public services and facilities are available to allow for maximum
development permissible in the General Plan. The subject property and/or structure is not listed
on the California or National Register for historic resources or is associated with any person of
historical importance.
PLANNING COMMISSION ACTION:
Staff recommends that the Planning Commission review the project, consider the public
testimony and the Findings, as presented, and consider adopting the attached Resolution to allow
for the renovation of an existing single-story residence and construction of a new second-story
on a Single-Family residence in a Residential (R-1) Zoning District, subject to the attached
Conditions of Approval.
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RESOLUTION NO.
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILLBRAE
APPROVING THE DESIGN REVIEW PERMIT FOR THE RENOVATION OF AN
EXISTING SINGLE-STORY RESIDENCE AND CONSTRUCTION OF A NEW
SECOND-STORY ON A SINGLE-FAMILY RESIDENCE IN A RESIDENTIAL (R-1)
ZONING DISTRICT AT 608 SANTA SUSANA AVENUE. (PUBLIC HEARING)
CITY OF MILLBRAE
_____________________________________________________
WHEREAS, the applicant has filed PA-2019-0015 to request the approval to allow for the
renovation of an existing single-story residence and construction of a new second-story on a
Single-Family residence in a Residential (R-1) Zoning District at 608 Santa
Susana Avenue, subject to the attached Conditions of Approval; and
WHEREAS, the proposal will consist of adding approximately 1,909 square feet onto an
existing one-story, 1,799 square-foot, single-family structure; and
WHEREAS, the Planning Commission found that this project is consistent with the City’s
General Plan, Development Code, and has determined that the project is categorically exempt per
Section 15301 Class 1 (e) of the California Environmental Quality Act (CEQA) Guidelines; and
WHEREAS, this Planning Commission, having considered the evidence received at the
public hearing duly noticed, desires to recommend approval of the project in the manner proposed
and referenced above and in accordance with the following findings;
Design Review Permit:
a. The architectural, landscaping, and general appearance of the proposed building or
structure and grounds are in keeping with the character of the neighborhood;
The existing single story residence is a ranch style design home with asphalt shingled roofing,
similar to other buildings in the neighborhood. The front exterior is a light brown color with
smooth stucco and vinyl frame windows. The roof is a combination of cross-hip roof type with
slopes of 3:12 over the existing porch and 5:12 over the main structure.
The proposed exterior finishes for the renovation and new second floor construction will be a
combination of stucco, ‘hardiplank’ siding, and new composition shingle roofing. The stucco
will be a combination of “Cocoa Berry” and “Henley Plum” with Sherwin Williams “Pure
White” exterior molding. The exterior wood siding finish will be “Sweet Beige” with “Pure
White” painted eaves and “Tricorn Black” window casings. The new front door will be painted
Sherwin Williams “Tricorn Black”. The proposed roof pitch with match the existing 5:12
slope.
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b. The project complies with all applicable development regulations;
The subject property is an interior lot and meets all ground floor setback and height
requirements. The addition of 1,909 square feet to an existing 1,799 square foot home, would
result in a new 3,708 square foot two-story structure. The lot coverage would increase from
27% to 40% (50% is the allowable maximum) and the FAR will increase from 24% to 50%
(55% is the allowable maximum).
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 applicant distributed a total of seven Proof of Neighbor Consultation forms to the adjacent
residences, all were returned in support of the project. Based on staff site visit conducted on
May 16, 2019, plan review and neighbor responses, staff found that the project meets the intent
of the design review guidelines and would not cause any negative visual impact to neighbors.
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 two-story single family residence. The project complies with all
standards as identified in the Zoning Code, and will be required to comply with all applicable
building and fire safety codes. Therefore, based upon the above findings, the addition will not
decrease the desirability of the neighborhood or disrupt the orderly development of the City.
NOW, THEREFORE, BE IT FOUND, DETERMINED AND RESOLVED BY THE PLANNING
COMMISSION THAT:
1. The recitals set forth above are true and correct and are hereby incorporated herein by this
reference and full set forth in their entirety.
2. The adoption of the Design Review Permit will not be detrimental to the public health,
safety, and general welfare.
3. This resolution shall be effective immediately.
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PASSED AND ADOPTED as a Resolution of the City of Millbrae Planning Commission at the
public meeting held on the 17th day of June, 2019 by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
______________________________
CHAIR
ATTEST:
______________________
SECRETARY
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CONDITIONS OF APPROVAL
Project: 608 Santa Susana Ave.

Date: June 17, 2019

GENERAL REQUIREMENTS:
1. This approval and all rights hereunder shall be effective for a period of one (1) year from
the date of approval. The Planning Commission may extend this approval period if a
written request is made and submitted by the property owner prior to the expiration of the
approval period and a notice of a public hearing has been made pursuant to Section
10.05.2900 of the Millbrae Municipal Code. Applicant shall photocopy these Conditions
of Approval onto the building permit application, at time of submittal, to the Building
Division.
2. Violation of any of the conditions of this permit shall be cause for the issuance of an
infraction or citation, prosecution, and/or revocation and termination of all rights under the
permit, by the City of Millbrae.
3. In the event of transfer of ownership of the property involved in this application, the new
owner shall be fully informed of the use and development of said property as set forth by
this permit together with all conditions, which are a part thereof. These specific
requirements must be recorded with all title conveyance documents at time of closing
escrow.
4. Site development, including landscaping, shall conform to the approved plans on file in the
City of Millbrae Community Development Department. No significant changes shall be
made to the approved plans without prior review and approval by the Planning
Commission.
5. All landscaped areas must be maintained in a neat, healthy, and growing condition,
including public parkways and street trees.
6. The property shall be developed and maintained in a neat, quiet, and orderly condition and
in a manner so as not to be detrimental to adjacent properties and occupants. This shall
encompass the maintenance of the exterior facades of the building and all landscaping
surrounding the building.
7. All structures shall conform to California Building Code requirements and all required
permits from the City of Millbrae Building Division must be secured prior to initiating
development under the terms of this permit.
8. Any off-site improvements found to be damaged shall be repaired and/or replaced as
required by the City of Millbrae Director of Public Works.

9. All required utility easements shall be provided as indicated by the department or agency
having jurisdiction.
10

10. The project shall comply with all applicable “City of Millbrae Public Works General
Conditions of Approval” (copy provided to applicant). This condition includes project
compliance with the Public Works Construction and Demolition Reuse and Recycling
Requirements, including submittal of planning forms to the City’s Recycling Coordinator
prior to issuance of a Building Permit.
SPECIAL CONDITIONS:
A. Any proposed deviation from the Planning Commission approved plans/exhibits shall be
shown to City staff for a determination of significance. All such deviations deemed
significant by City staff shall be reviewed and approved by the Planning Commission and
reflected in revised building plans prior to construction.
B. All exterior colors and materials shall match those submitted by the applicant, approved by
the Planning Commission, and on file with the Community Development Department.
C. If any existing roof elements or exterior walls designated on the approved plans to remain
should later need to be removed or in any way altered, the applicant shall first notify the
Building Official before undertaking such work to ensure that the construction plans are
revised accordingly. Depending upon the extent of such unanticipated work, Planning
Commission approval, in the form of an amendment to this approval, may be required prior
to revising the construction plans.
D. Prior to issuance of any building permits, all new construction shall comply with all
applicable building and fire safety codes. This condition shall also apply to the alteration
of existing construction in the event that such existing construction is not already fully code
compliant.
E. 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.
F. Prior to the framing inspection, a licensed surveyor shall shoot the height of the roof ridge
and certify in writing that the overall building height is per the approved plans. Said
certification shall be submitted to the Building Division prior to the framing inspection
being scheduled.
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608 SANTA SUSANA AVENUE
MILLBRAE , CA 94030
AP# 021-122-060

PROJECT DESCRIPTION
A proposed first addition and renovation and new second floor addition of an existing
single story second story residence. A new staggered two car garage being proposed
and the existing garage will be converted to be the main entry of the residence.
The proposal will maintain the existing roof structure with the addition the new addition
to match the existing form. Existing stucco at existing exterior walls to remain. At first floor
new addition stucco to match existing with a combination of horizontal exterior siding at
gable end, and the second floor exterior wall would be exterior siding all around.

We feel that the architectural style of the house would be compatible to neighboring
vicinity area. The house has been designed to comply with the 'Design guidelines'.
All the required sides setbacks has been complied with no special circumtances.
On the front new addtion setbacked to the requirements staggered the form with a split
two car garage to minimize bulkiness. The new second floor way setbacked to back .Overall
the structure offset and broken up to maintain less massing.

The existing house consist of about 1,533 total livable square feet (excluding the garage area
which is 266 sf). We are proposing a +-2,993 total livable square feet (excluding the new
two car garage actual area of 607 sf and the non-livable utility room area of 107 sf).
All square footage will comply per City of Millbrae Municipal Code. The new garage derived
formula with ceiling height greater 9'-0" counted to FAR.
The property sitting on a slightly slope up from the street, irrigular long, trapezoid shaped
tot with a total area total 7,359 square feet gross lot area but with a total +- 271 square feet
of easement. There is no major re-grading on the site, the new wo car garage floor elevation
would be graded down as part of the new improvement.
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