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Item No. 9d   
Design Review Study 



Item No. 9d 
Design Review Study City of Burlingame 

Design Review and Front Setback Variance 
 
Address: 524 Oak Grove Avenue Meeting Date: March 23, 2015 
 
Request: Application for Design Review and Front Setback Variance to demolish the existing house at 524 

Oak Grove Avenue and replace it with an existing house to be moved from 1128 Douglas Avenue; 
the project includes a first and second story addition to the house moved from Douglas Avenue and 
construction of a new detached garage. 

 
Applicant and Architect: Dreiling Terrones Architecture, Inc.  APN: 029-083-010 
Property Owner: Zers Douglas LLC Lot Area: 8,788 SF 
General Plan: Low Density Residential Zoning: R-1 
 
Background: The proposed project includes demolishing the existing house at 524 Oak Grove Avenue and 
replacing it with an existing house to be moved from 1128 Douglas Avenue.  The proposal to move the house 
from 1128 Douglas Avenue is part of a concurrent application to build a new apartment building at 1128-1132 
Douglas Avenue.  This application for 524 Oak Grove Avenue includes a first and second story addition to the 
house moved from Douglas Avenue and construction of a new detached garage. 
 
In 2008, the City of Burlingame engaged Carey & Co. to complete an inventory of historic resources for the 
Downtown Specific Plan Area.  The purpose of this inventory was to identify properties that would qualify as 
historic resources for the City of Burlingame and appeared eligible for listing on the California Register of 
Historical Resources (CRHR) or the National Register of Historic Places (NRHP).  Carey & Co. determined that 
23 structures within the Plan Area appeared to be eligible for the CRHR or the NRHP.  1128 and 1132 Douglas 
Avenue are included on this list. 
 
Historic Resource Evaluations (Evaluation) were prepared for 1128 & 1132 Douglas Avenue by Page & Turnbull, 
Inc., dated May 14, 2013.  The results of the evaluation concluded that 1128 Douglas Avenue is eligible for 
individual listing on the California Register of Historical Resources under Criterion 1 (Events) for its association 
with early settlement patterns in the town of Burlingame.  The Evaluation notes that “Because the property was 
one of the first residences constructed in Burlingame and exemplifies an important pattern of development in 
Burlingame, the property at 1128 Douglas Avenue appears to be individually significant for its association with 
early settlement, and is therefore eligible for listing in the California Register under Criterion 1 (Events).” 
 
1128 Douglas Avenue is also eligible for individual listing on the California Register of Historical Resources 
under Criterion 2 (Persons) due to its association with James R. and Jessie N. Murphy.  The Evaluation notes 
that “James R. Murphy was living in the Burlingame area by 1900 and serving as the town’s station master.  By 
1910 he was county clerk, a position he retained through to his death in 1940. His contributions to Burlingame 
government and civic life were varied and well documented. Jessie Murphy was also active in Burlingame 
government and civic life, serving as park commissioner and acting as a lifelong advocate for trees, a subject 
integral to Burlingame’s civic identity as the “City of Trees.” Both James and Jessie Murphy lived the majority of 
their lives in their house in Burlingame and raised three children there. The Murphys’ role in the development of 
Burlingame as well as their long association with the property meet the threshold for significance for listing in the 
listing in the California Register under Criterion 2 (Persons).  The Historic Resource Study for 1128 Douglas 
Avenue is attached. 
 
The results of the evaluation for 1132 Douglas Avenue concluded that it is not eligible for individual listing on the 
California Register of Historical Resources under any criteria. 
 
The purpose of this design review study meeting is to provide initial comments on design elements as they relate 
to the project at 524 Oak Grove Avenue (compatibility of the architectural style with the neighborhood, 
architectural style and mass, parking and garage patterns, interface with structures on adjacent properties and 
landscaping).  A separate environmental scoping meeting will be held once an environmental consultant is 
chosen. 
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Project Description: The subject property is located at the corner of Oak Grove Avenue and Marin Drive.  For 
setback purposes, the shorter frontage along Marin Drive is considered to be the lot front.  The proposed project 
includes demolishing the existing two-story house, attached garage and detached shed on the site located at 
524 Oak Grove Avenue.  Rather than building a new house on the property, the applicant is proposing to move 
the existing house currently located at 1128 Douglas Avenue onto this site as part of a concurrent application to 
build a new 29-unit apartment building at 1128-1132 Douglas Avenue.  This application includes a first and 
second story addition to the house moved from Douglas Avenue and construction of a new detached garage at 
524 Oak Grove Avenue.  Planning staff would note that compliance with the R-1 District development regulations 
is based on a new house being proposed on the lot. 
 
The existing two story house currently located at 1128 Douglas Avenue contains 2,676 SF of floor area (includes 
a 100 SF covered porch exemption).  In conjunction with moving the house  to 524 Oak Grove Avenue, the 
applicant is proposing a remodel and addition to the existing house, which includes demolishing approximately 
one-half of the rear of the house (669 SF of the first floor and 524 SF of the second floor) (see Demolition Floor 
Plan on sheet A2.1d).  With the proposed first and second floor addition at the rear of the house and a new one-
car detached garage, the floor area will increase to 4,013 SF (0.45 FAR) where the zoning code allows a 
maximum of 4,037 SF (0.46 FAR).  The proposed project is 24 SF below the maximum allowed FAR. 
 
Two parking spaces, one of which must be covered, are required on site for the proposed four bedroom house. 
The applicant is proposing to build a new detached one-car garage (12’-10” x 23’-5” clear interior dimensions); 
one uncovered parking space is provided in the driveway.  The driveway and detached garage would be 
accessed off Marin Drive.  The existing curb cut and driveway apron along Oak Grove Avenue will be removed.  
All other Zoning Code requirements have been met.  The applicant is requesting the following applications: 

 
 Design Review to demolish the existing house at 524 Oak Grove Avenue and replace it with an existing 

house to be moved from 1128 Douglas Avenue; the project includes a first and second story addition to 
the house moved from Douglas Avenue and construction of a new detached garage (C.S. 25.57.010 (a) 
(1)); and 
 

 Front Setback Variance to the second floor of the house (18’-0” proposed where 20’-0” is the minimum 
required) (C.S. 25.26.072 (a) (b) (3)). 

 
The subject property contains a total of ten existing trees, six of which are of protected size (measuring 20.9 to 
52 inches in diameter).  This application includes removing three of the protected size trees, including two Olive 
trees (17.8 and 19.3-inch diameter), an 18.5-inch diameter Spanish Fir Tree and four non-protected size trees.  
A Protected Tree Permit will be required from the Parks Division for removal of the protected size trees. 
 
There are also several street trees in front of the subject property, including two Stone Pine trees along Marin 
Drive (60.4 and 54.3 inches in diameter) and an Olive tree along Oak Grove Avenue (14 inches in diameter).  
Both Stone Pine trees will remain; the Olive tree will be removed.  In his memo dated June 19, 2014, the City 
Arborist notes that the existing Olive tree has poor structure and may be removed as part of this project. 
 
An arborist report, dated August 11, 2014, was prepared by Mayne Tree Expert Company, which evaluates 
several trees on the site as well as the street trees located within the City’s planter strip an provides tree 
protection specifications (see attached).  The City Arborist/Park Supervisor reviewed and accepted the report, 
noting in his memo that “Tree Protection must be in place during all phases of construction” and that the 
applicant must “follow independent arborist report for care and maintenance of all trees on site.” 
 
 
 

This space intentionally left blank. 



Design Review and Front Setback Variance 524 Oak Grove Avenue 
 

3 

524 Oak Grove Avenue 
Lot Area: 8,788 SF Plans Date Stamped: December 22, 2014 

 PROPOSED ALLOWED/REQ’D 

SETBACKS   

Front (1st flr): 18’ to house 
(15’ to overhang) 

15'-0" ¹ 

(2nd flr): 18’-0” ² 20'-0" ¹ 
Side (interior):  

(exterior – 1st flr): 
 

(exterior – 2nd flr): 

12’-7” 
10'-0” to house 

(7’-6” to overhang) 
> 12’-0” average 

7'-0" 
7'-6" 

 
12’-0” average 

Rear (1st flr): 
(2nd flr): 

71’-0” to porch 
77’-0” 

15'-0" 
20'-0" 

Lot Coverage: 2448 SF 
27.8% 

3515 SF 
40% 

FAR: 4013 SF 
0.45 FAR 

4037 SF ³ 
0.38 FAR 

# of bedrooms: 4 --- 

Off-Street Parking: 1 covered 
(12'-10” x 23'-5”) 

1 uncovered 
(9'-0” x 20’-0”) 

1 covered 
(10'-0” x 20’-0”) 

1 uncovered 
(10'-0” x 20'-0”) 

Building Height: 26’-8” 30'-0" 

DH Envelope: complies CS 25.26.075 

¹ Since the block average calculation excludes corner lots and the highest and lowest front setbacks, there are 
no parcels remaining on the block to serve as the basis for the block average.  Therefore, the minimum 
required front setbacks to the first and second floors are 15’-0’ and 20’-0”, respectively. 

² Front Setback Variance to the second floor of the house (18’-0” proposed where 20’-0” is the minimum 
required). 

³ (0.32 x 8788 SF) + 1100 SF + 324 SF = 4037 SF (0.46 FAR) 
 
Staff Comments: See attached memos from the Building, Parks, Engineering, Fire and Stormwater Divisions. 
 
Design Review Criteria: The criteria for design review as established in Ordinance No. 1591 adopted by the 
Council on April 20, 1998 are outlined as follows: 
 
1. Compatibility of the architectural style with that of the existing character of the neighborhood; 
 
2. Respect for the parking and garage patterns in the neighborhood; 
 
3. Architectural style and mass and bulk of structure; 
 
4. Interface of the proposed structure with the structures on adjacent properties; and 
 
5. Landscaping and its proportion to mass and bulk of structural components. 
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Required Findings for Variance: In order to grant a variance the Planning Commission must find that the 
following conditions exist on the property (Code Section 25.54.020 a-d): 
 
(a) there are exceptional or extraordinary circumstances or conditions applicable to the property involved 

that do not apply generally to property in the same district; 
 
(b) the granting of the application is necessary for the preservation and enjoyment of a substantial property 

right of the applicant, and to prevent unreasonable property loss or unnecessary hardship; 
 
(c) the granting of the application will not be detrimental or injurious to property or improvements in the 

vicinity and will not be detrimental to the public health, safety, general welfare or convenience; and 
 
(d) that the use of the property will be compatible with the aesthetics, mass, bulk and character of existing 

and potential uses of properties in the general vicinity. 
 
 
Ruben Hurin 
Senior Planner 
 
c. Dreiling Terrones Architecture Inc., applicant and architect 
 Zers Douglas LLC, property owner 
 
 
Attachments: 
 
Application to the Planning Commission 
Variance Application 
Arborist Report Prepared by Mayne Tree Expert Company, Inc., dated August 11, 2014 
Photographs of Neighborhood 
Staff Comments 
Notice of Public Hearing – Mailed March 13, 2015 
Aerial Photo 
 
Separate Attachments: 
 
Historical Resource Evaluation for 1128 Douglas Avenue, prepared by Page & Turnbull, Inc., dated May 14, 
 2013 
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