








BURLINGAME CITY HALL 

501 PRIMROSE ROAD 

BURLINGAME, CA 94010

City of Burlingame

Meeting Minutes

Planning Commission

7:00 PM Council ChambersMonday, February 13, 2017

d. 1128-1132 Douglas Avenue and 524 Oak Grove Avenue (Dreiling Terrones 

Architecture, Inc., applicant and architect; Jianguang Zhang, property owner) (307 

noticed) Staff Contact: Ruben Hurin

1.  Certification of a Final Environmental Impact Report (FEIR)

2. 1128-1132 Douglas Avenue, zoned R-4: Application for Design Review, Conditional 

Use Permit for building height, Front Setback Variance, and Parking Variance for 

driveway width for a new five-story, 27-unit multi-family residential building with 

at-grade and below-grade parking.

3. Tentative Parcel Map for Lot Combination for 52 Feet on Douglas Avenue, Portion 

of Lot 3, Block 5, Map No. 2 of Burlingame Land Co. and 50 Feet on Douglas Avenue, 

Portion of Lot 3, Block 5, Map No. 2 of Burlingame Land Company. 

4. 524 Oak Grove Avenue, zoned R-1: 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.

All Commissioners had visited the property. There were no ex-parte communications to report. 

Planning Manager Gardiner provided an overview of the staff report. 

Questions of staff and the environmental consultant (Laurie Hietter, Panorama Environmental, Inc.):

> What is the difference between potentially inconsistent, partially inconsistent, and inconsistent? 

(Hietter: Used by CEQA practitioners when a policy has multiple parts, and the project has varying 

amounts of consistency depending on which part of the policy. "Potentially inconsistent" acknowledges 

the possibility for changes to the project from the Planning Commission.) 

> Inconsistencies in the stated height of the building. (Hietter: The design had been revised between 

the Draft EIR and the Final EIR including a change in height.) 

> Is the analysis of consistency with surrounding buildings based on which buildings were subject to 

design review, or just the neighborhood as it exists currently? (Hietter: Based on the neighborhood as it 

exists currently.)(Staff note: Design Review was not required for multifamily buildings until 2011. All of 

the surrounding buildings were approved prior to Design Review being required for mutlifamily 

buildings.)

> In the discussion of privacy that mentioned stepping back floors, which floors were being referenced 

to be stepped back? (Hietter: The top floor. Stepping back more than one floor would further help with 

privacy.)

> What is the American Community Survey data that was used to determine the vacancy rate? Why 

did the vacancy rate increase? (Hietter: It is a data source that provides vacancy rates. An increase in 
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vacancies could be from new units coming on the market .)(Gardiner: American Community Survey is 

based on census data, except it is compiled on an annual basis. As census data, it is based on 

self-reported sources. It is a data set.) Would be better to have data that is specific to units that are 

vacant and available for rent, rather than vacant because of vacations, property sales, etc.

> Does the discussion of available vacant housing take into account the rents that are being paid in 

the building currently, compared to the rents of vacant units in Burlingame currently available? (Hietter: 

Determination was made based on vacancies, not rents. Census data is a standard metric used in 

CEQA analyses, but the City may establish its own metric as well provided there is consistent 

methodology using available data sources.)

> The 2010-2040 growth percentage is identified as a range from 0.5% to 0.8%. What is the growth 

percentage calculating? (Hietter: It is based on the historic data combined with projected growth.)

> School enrollment only shows up to 2015-16 enrollment, and indicates McKinley is below capacity. 

What would have happened if the number was above capacity instead? (Hietter: The school district has 

indicated that enrollment can be shifted between schools as necessary, and there would not be an issue 

with this project.) 

> The district assumes enrollment in McKinley in 2020 will be above capacity, however that does not 

account for portable classrooms. If students must be driven to another school rather than McKinley, is 

that counted in the trip analysis? (Hietter: This development is not of a size that would be considered to 

have a significant impact on the schools based on the relatively small net increase in residents. The 

increase would be considered de minimis for traffic and air quality impacts.)

> Does the water use account for all new development if there are dry years? (Hietter: For 

project-specific analysis, the study relies on growth rates anticipated in the General Plan. Based on data 

available currently and anticipated growth rates, there would be adequate water allocation to supply the 

project.)  

> Concern with traffic data being dated. (Hietter: The most recent data was referenced in the Final 

EIR. The specific plan did traffic analysis based on the anticipated development in the plan. The traffic 

consultant concluded that there were not changes in more recent data that would change the 

conclusions of the specific plan analysis.)(Gardiner: The scope of work for the traffic study was reviewed 

by Public Works/Engineering staff, and was vetted.)

> Why was Institute of Traffic Engineer (ITE) data from 2012 used? (Hietter: This is the most recent 

ITE edition available. ITE is the commonly accepted source for calculating trip generation, and is the 

source traffic engineers typically go to.)

> How does the construction management plan work for providing parking for construction workers? 

(Hietter: The plan anticipates utilizing the Caltrain parking lot. If that lot is not available, another available 

lot would be located.)(Gardiner: The construction management plan is reviewed as part of the building 

permit application and must be approved prior to issuance of a building permit.)  

> When is the water use calculation submitted? (Gardiner: Required to receive the building permit.)

> Concern with headlight glare coming from the parking area.

> Concern there is not guest parking. (Hietter: Guest parking is not required in the downtown specific 

plan area, based on proximity to transit and city parking lots .)(Gardiner: CEQA analysis cannot require 

more parking than required by code.)

> Were delivery trucks accounted for in the environmental review? (Hietter: Yes, determined USPS 

deliveries per week but could not find published data for 

> Are standard methodologies, tools and databases typically applied to CEQA analyses to rationalize 

the evaluation, and were those applied here? (Hietter: Yes.) Same as any other EIR? (Hietter: Yes, and 

even beyond in some cases.)

> Would there be additional deliveries because of the larger size of the building in the future? (Hietter: 

There may not necessarily be more delivery trucks based on the additional number of units since the 

delivery truck will often be making deliveries for multiple units already, and additional units may be 

included in the stop that would have been made already. Forecasting future trends can be problematic 

because it requires speculation. The impact of Amazon lockers, for example, is not known. Needs to get 

out of the realm of speculation and keep within accepted methodologies.)

> ITE Western District letter from November 2014 discusses updating the transportation impact 

analyses of CEQA, suggesting that current models do not achieve a desired level of accuracy.

Chair Loftis opened the public hearing.

Page 2City of Burlingame Printed on 4/19/2017



February 13, 2017Planning Commission Meeting Minutes

Jacob Furlong, Dreiling Terrones Architecture, represented the applicant.

Commission Comments/Questions:

> Have the plans been shared with neighbors? (Furlong: Not since the revisions were made to the 

design. By the time the EIR was completed and the public hearing was scheduled, did not think there 

was sufficient time to schedule a meeting with neighbors.) 

> Do other buildings in the area have a delivery bay at the back of the property, with a single drive? 

Any thoughts on putting a drive in the front? (Furlong: Looked at a number of options with Planning Staff . 

Building over the roots of the tree could damage the tree. A loop driveway would require two curb cuts, 

so would lose a street parking space and would also lose landscaping. The Downtown Specific Plan 

encourages minimizing paving and maximizing landscape. The grade change prevents connecting to the 

ramp to the underground garage.) 

> How were the number of units determined, and the height? If the intent is to maximize units, why not 

dig the garage deeper underground? (Furlong: Based on setbacks, owner's desired mix of units, what 

could fit on individual floor plates, and what would create nice units to live in. Also parking requirements 

with only having a single story of underground parking. Concerned with having a second level 

underground because of expense, water table, and impact on surrounding properties.)

> What is the rationale of deciding which portion of the building to step back? (Furlong: Has stepped 

the front back on the top floor. This was one of the alternates in the EIR. Also looked at stepping back on 

the sides but because of the width would not be able to have a double -loaded corridor. Needs to have a 

core going up through the building.) Is the intention of stepping back the fifth floor to minimize views into 

adjacent buildings, or to minimize the massing? (Furlong: Massing. Wanted to present a four-story face 

to the street.)

> Was there consideration of not making the floors all look the same? (Furlong: There were a number 

of initial studies originally but did not get traction. There are other buildings in the area with a similar 

approach.)

> Where do the bicycles park? (Furlong: On deeper parking spaces bikes can park at the front of the 

spaces. Some residents with more expensive bikes may want to park take their bikes to their units up 

the elevator. There is also a storage room that could be set up to accommodate bicycle parking.)

> What is the unnecessary hardship requiring the front setback variance? (Furlong: Function of how 

the setback is calculated which includes the existing buildings on the site, as opposed to calculating 

based on the buildings that would remain with the new project. Wants to promote the goal of density in 

the downtown, and a further setback would result in fewer units.) What is the difference between the 

required setback and the setback requested with the variance application? (Furlong: 18'-5" is requested, 

19'-11" is required.)

> What are the various widths of the driveway? (Furlong: Trying to stay clear of the tree and provide 

some landscaping against the building. At widest point is 11 feet on the property + 4 feet on the adjacent 

property = 15 feet to the chimney on the adjacent building.) Why does the driveway pinch back down at 

the back? (Furlong: Allow for the turn radius and provide some foliage. The rear of the adjacent property 

extends the width.) Can vehicles make the turn exiting from the rear parking area? (Furlong: Yes, there 

is also an easement onto the adjacent property, and both properties utilize both sides of the driveway.) 

> Why can't the design be adjusted to eliminate the 1'-6" front setback variance? (Furlong: Would 

create a lot of complexity within the structure after factoring in the various required clearances.)

> How does the design fit into the update to the General Plan currently underway? Small -town feel 

and traditional look. (Furlong: Can have a contemporary design in a small-town context. Modern 

interpretation of a traditional elements such as a base, middle and capital. Proportions and interface with 

the street are traditional. Does not turn its back to the street or hide the front door. The street is eclectic 

and there are a number of contemporary buildings on the block. This building is contemporary to its 

time.)

Public Comments:

Elsa Torres - Neighbor at 512 Primrose. The proposed building will deprive air and sun, and lose 

privacy. Bedrooms facing this building. If all 27 units have two people and two cars, there will be 54 more 
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cars, creating crowded traffic. The  back yard of 512 Primrose is approximately 25 feet from the 

construction, concern with excavation on the trees in the back yard. Median age of residents at 512 

Primrose is 60 years old, so concerns with noise and interruptions. The historical house is over 100 

years old, and moving it will destroy it - it should stay in place. Does not understand the comments of no 

children in the building. With 27 units there will be a lot of people moving in and out, lots of moving trucks 

with people moving every two years and trucks obstructing traffic.

Rusty - New resident at 512 Primrose. Concern with the height, will change the neighborhood. Most 

concerned with the surface parking in the back, will change the environment of the neighborhood . 

Bedrooms are typically in the back, but with parking there will be headlights and noise, beeping, engine 

noise, conversations around cars. Given the type of building, particularly the tenants, could have people 

working on shifts, or coming back and forth from the city late at night. Could have natural barriers such 

as large trees or large shrubs that will protect light and sound from a natural barrier.

Larry Stevenson - Guests cannot expect to park in city lots. The delivery data is four years old and a lot 

has changed since then - Amazon deliveries have doubled, USPS is up 50%. Online ordering has 

increased from 5% to 15% over this time. Roots of the tree are already the surface for the redwood, 

doesn't know how they will build the driveway. Believes there should be 46 parking spaces for the 

project, not 33. No structural engineering report has been provided showing the existing structure could 

be moved. 

John Root - Lives at 1133 Douglas. Has had very little contact with the developer. Only contact was in 

early 2015. Still thinks the building is too tall. Understands the spirit of the Downtown Specific Plan but 

this is one of the first tall buildings downtown - needs to get it right and not sure this is right. Deliveries 

need current data, does not believe one space at the back is sufficient. Believes having a curved drive 

connecting the two driveways could be worked out. Concern with tree impacts and construction activity, 

and hopes rules are followed. Does not believe the response in the FEIR is adequate for the headlight 

impacts, should adjust pitch of the driveway to prevent headlights shining into unit across the street; it is 

not set up that way now. Douglas is not a quiet street, it is a boulevard at some times of day. 

Linda Taylor - Has lived across the street for over 10 years. Does not believe a 5-story 60 foot building 

fits in with the neighborhood, even with a top floor setback. The height combined with the width yields a 

mass far beyond what would be desirable. The proposed building is 20-25 feet taller than any other 

building on the block. Would shade an area 80% greater than existing structure. Will displace 22 

neighbors. Neighbors will be inconvenienced during construction from noise, dust, dirt, electrical 

outages, traffic congestion and road closures. Needs to protect the city trees on the block when moving 

the building as well as the protected tree. Wants the contact info for the on -site construction manager 

both weekdays and weekends, daytime and evenings. Also wants a direct line to a city authority who 

can help if concerns are not listened to.

Carolyn Root - Lives across the street in a 9-unit condominium. Concerned the new structure will be in 

place for next 50-100 years and will have considerable influence on future development on Douglas 

Avenue. 27 units can house 54 people and that can generate 54 or more additional cars. Had hoped 

number of units would be further reduced, allowing for less mass and more landscaping. Also would like 

a drive-through for visitors and deliveries to reduce street congestion. Would like the design to fit in and 

be an asset to the neighborhood; the library sets a high bar for the area.

Danelle Rienk - Lives next door at 1126 Douglas Avenue. Concerned there will be garbage placed up 

against her building. Wants to push the building back 10 feet on the side to widen the driveway. 

Concerned with demolition since walls are attached currently. Wants a new traffic report - believes traffic 

has tripled in past 18 years. Expects there will be 60 more cars and people when there are only 9 now. 

Everybody drives. Will be in the dark with 5 stories, requests three stories and push back 10 feet.

Robert Brisbee - Has lived in Burlingame 49 years. 5 stories is too much on Douglas. OK on ECR or 

California Drive, and more housing is needed, but not the right thing to do on Douglas Ave. There are 

other considerations: high amount of traffic at McKinley School, and parking around Caltrain lot difficult 
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because needs to cross busy California Drive. 

Jerry Wentworth - Has lived at 1121 Douglas for 45 years, wants to know parking code requirement for 

27 units. Is it determined by the number of bedrooms in a unit, or just the number of units? 

Jacob Furlong: The plans meet the parking requirements for the Downtown Specific Plan. The EIR has a 

condition requiring contact information to be posted on the site. The meeting with the neighbors was at 

the submittal in 2015. Was waiting for the CEQA document to be completed, then made revisions to the 

project. The height is not uncharacteristic of the neighborhood, and it is a neighborhood in transition . 

Taking a lot of steps to address the trees and neighborhood, and acknowledges the concerns with 

construction. Will abide by all of the requirements in the EIR, which are extensive.

Chair Loftis closed the public hearing.

Commission Discussion:

> Should have had more interaction between the development team and the neighbors. 

> It is a handsome building but agrees that it would look better on a larger street like El Camino Real 

or California Drive. Seems a bit too much for Douglas Avenue, and for this site.

> Understands goal of making downtown more dense, but needs to meet the design guidelines. The 

EIR cites inconsistencies with the design guidelines in the articulation, architectural compatibility, large 

expanses of stucco, minimizing sightlines to the neighboring properties, etc. 

> Shared driveway provides the ability to make a bigger building than would otherwise be possible. 

> Is a great site and the design team is talented. Believes there are other ways to approach the site 

access that does not require an easement and a narrow shared driveway. 

> Although the front setback variance request is minimal, not having a variance makes the job of the 

Planning Commission easier.

> Likes the style, but it does not need to look so much like an apartment building.

> It is a good site but does not necessarily need to have 27 units. Can go further with quality than 

quantity - rework the design and articulate the faces better.

> Too big of a building. Could be stepped back on a number of the floors, and does not need to be five 

floors.

> Concern with data that is being used to support a building of this size in this neighborhood. General 

sense that the numbers are old, and will increase.  

> Should reduce the height and number of units, and eliminate front setback variance.

> Downtown Specific Plan was an extensive community process and specifies density in the 

neighborhood. The project is not overly dense; it is not asking for the maximum in height and density. 

> There is no perfect data, but has to work with the data available. Parking requirements and codified; 

can't assign different standards for each project based on what feels good. 

> The Planning Commission has approved five story buildings in other locations. This site works better 

for a five story building than the previous approvals.

> Two driveways seems much for such a small lot. Parking should all be underground. If parking were 

removed from the back there would space for more units or amenities, and have less impact on 

neighbors.

> Bicycles have been ignored. 

> The number of units is less important than the design of the building. Cannot tell how many units are 

in the building just based on the appearance of the building.

> Reasoning behind the front setback variance is weak. Eliminating the variance would not change the 

building so drastically that it changes the full design of the building. 

> School impacts have not been considered adequately.

> Needs to reconcile water supply.

> Needs to update traffic data.

> Building will fit into the neighborhood. The facade is only 58 feet wide, and 46 feet to the top of the 

fourth-story parapet - it is not a big facade, and it is well articulated. However seems to be "bursting at 

the seams," particularly with the variance.

> 27 units will not result in 54 cars. People will not rent the units if there is not a place to park their cars 
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- it is a self-selecting group of people who will rent the units.

> Living in downtown brings some inconveniences such as headlights. 

> The construction will be an inconvenience but it is not realistic to expect nothing to be built, or built 

somewhere else.

> The two driveways is odd but not unheard of; an office building was approved with two driveways. It 

is a factor of the compact sites.

> It was a good move to set back the fifth story, and will make a significant difference on the street. It 

is superior to the existing residential buildings on the street.

Commissioner Sargent made a motion, seconded by Commissioner Bandrapalli, to continue the 

item. The motion carried by the following vote:

Aye: DeMartini, Loftis, Gum, Bandrapalli, Sargent, and Gaul6 - 

Absent: Terrones1 - 
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One Embarcadero Center, Suite 740   San Francisco, CA 94111   650-373-1200 
www.panoramaenv.com 

MEMORANDUM 
 
Date: April 17, 2017 

To: Ruben Hurin 

From: Susanne Heim and Laurie Hietter 

Subject:   Additional Data for Planning Commission Regarding Douglas Avenue Project 

 

Specific Plans 
A specific plan, such as the City of Burlingame Downtown Specific Plan, allows for streamlining 
of the environmental review process. The Planner’s Guide to Specific Plans (State Clearinghouse 
2001) states: 

“Future development proposals may benefit from the foundation created by the specific 
plan. For example, a Program EIR adopted to fulfill the plan’s CEQA obligation may 
streamline the processing of subsequent discretionary projects by obviating the need for 
additional environmental documentation.” 

“CEQA and the State CEQA Guidelines include provisions for streamlined approaches 
to environmental review commonly referred to as “tiering” (CEQA Guidelines §15152). 
Tiering is commonly used to simplify the environmental review required for projects 
which follow specific plans and general plans. The result is a limited review of those 
project-specific effects which either were not examined or not fully examined in the 
specific plan EIR.” 

“These examples of tiering and exemptions underscore the advantages of preparing an 
EIR which analyzes the specific plan in enough detail to streamline the environmental 
review of subsequent projects. This is particularly important when a specific plan covers 
an extensive area or is the prelude to several development projects.” 

Pursuant to CEQA Guidelines Section 15183, streamlined environmental review is allowed for 
projects that are consistent with the development density established by existing zoning, 
community plan, or general plan policies for which an environmental document was certified, 
unless such a project would have environmental impacts particular to the project, or the project 
site. 

Section 15168 allows for the streamlining of environmental review for projects that are 
determined, pursuant to Section 15162, not to have additional environmental impacts or require 
additional information, beyond the recommendations and analysis contained in the program-
level environmental document. 
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VACANCY RATE 
To evaluate the impacts on population consistent with CEQA guidelines, it is appropriate to 
evaluate simply whether there are available units that displaced residents could move into. The 
Planning Commission requested that the analysis consider the current rents of the displaced 
units versus the available units on the market (assuming the data is available) to make a more 
informed conclusion. To support this evaluation, Panorama has evaluated units available on 
Craigslist and Zillow.  

The rental rates for apartments at 1128 Douglas Avenue are shown below, based on an internet 
search. 

Table 1 1128 Douglas Avenue Rental Rates 
Unit and Bedrooms Rate Date 

Unit 1 1 BR $1,200 2014 

Unit 3 1 BR $1,995 2016 

Source: Hotpads 2017 

Craigslist included over 160 units for rent in Burlingame on March 31, 2017. Studios were listed 
for $1,600 and $1,750 per month. Zillow showed 13 units for rent in Burlingame on March 31, 
2017, with the lowest rate $3,250 for a 2 bedroom, 1.5 bath unit. Zillow showed 46 units for rent 
in San Mateo on March 31, 2017, with the lowest rental rate $2,000/month for a studio. Millbrae 
had 15 units for rent with the lowest rental rate of $2,800 per month for a 1 bedroom 1 bath unit.  

Table 2 Zillow Rates for Apartments Similar to 1128 Douglas Avenue 

Beds Average Size Lowest Typical Premium 

Studio 432-510 Sq. Ft. $2,095  $2,890  $4,450  

1 Bed 730-736 Sq. Ft. $1,895  $2,852  $5,250  

2 Beds 959 Sq. Ft. $2,500  $3,468  $6,450  

3 Beds 1365 Sq. Ft. $4,595  $4,645  $4,695  

Source: Zillow 2017 

 

Most cities on the Peninsula, including Burlingame, do not have policies regarding displaced 
renters and comparison of rental rates.  Panorama has not addressed the rental rates of 
vacancies in any other CEQA document. The Burlingame Housing Element does not address 
displacement, though it describes the increasing rental property in the City due to increased 

https://www.apartments.com/downtown-burlingame-burlingame-ca/studios/
https://www.apartments.com/downtown-burlingame-burlingame-ca/studios/?sfmin=400&sfmax=600
https://www.apartments.com/downtown-burlingame-burlingame-ca/studios-2000-to-2900/
https://www.apartments.com/downtown-burlingame-burlingame-ca/studios-2000-to-4600/
https://www.apartments.com/downtown-burlingame-burlingame-ca/studios-2800-to-4600/
https://www.apartments.com/downtown-burlingame-burlingame-ca/1-bedrooms/
https://www.apartments.com/downtown-burlingame-burlingame-ca/1-bedrooms/?sfmin=700&sfmax=800
https://www.apartments.com/downtown-burlingame-burlingame-ca/1-bedrooms-1800-to-2900/
https://www.apartments.com/downtown-burlingame-burlingame-ca/1-bedrooms-1800-to-7500/
https://www.apartments.com/downtown-burlingame-burlingame-ca/1-bedrooms-2800-to-7500/
https://www.apartments.com/downtown-burlingame-burlingame-ca/2-bedrooms/
https://www.apartments.com/downtown-burlingame-burlingame-ca/2-bedrooms/?sfmin=900
https://www.apartments.com/downtown-burlingame-burlingame-ca/2-bedrooms-2500-to-3500/
https://www.apartments.com/downtown-burlingame-burlingame-ca/2-bedrooms-2500-to-7500/
https://www.apartments.com/downtown-burlingame-burlingame-ca/2-bedrooms-3400-to-7500/
https://www.apartments.com/downtown-burlingame-burlingame-ca/3-bedrooms/
https://www.apartments.com/downtown-burlingame-burlingame-ca/3-bedrooms/?sfmin=1300
https://www.apartments.com/downtown-burlingame-burlingame-ca/3-bedrooms-4400-to-4800/
https://www.apartments.com/downtown-burlingame-burlingame-ca/3-bedrooms-4400-to-4800/
https://www.apartments.com/downtown-burlingame-burlingame-ca/3-bedrooms-4600-to-4800/
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construction of apartments. The Downtown Specific Plan found the project would not displace 
people because additional rental housing would be built within the planning area (such as this 
project).  

Updated housing data was provided in a recent school enrollment presentation (based on 
Decision Insite 2017 report—see below). The school enrollment study (Decision Insite 2017) 
indicates 66 units would be added in 2018 and 103 added in 2019. 

The displacement would not be a significant impact in a city the size of Burlingame due to the 
number of available units on the market. The costs of new rentals will likely be higher than the 
2014 and 2016 rents cited for the existing units, but in absence of adopted displacement policies 
the variation in rents alone would not be a significant impact.  

SCHOOL ENROLLMENT 
The school enrollment figures in the EIR were obtained from published data and consultation 
with school officials including Assistant Superintendent/CBO Gaby Hellier. Table 3.12-1 of the 
Draft and Table 2.2-2 of the Final EIR provides information on school enrollment. The table was 
prepared after telephone conversations with Gaby Hellier in August 2015, Tim Ryan 
(Burlingame School District) in July 2016, Pamela Chavez (San Mateo Union High School 
District) in August 2015, and Maritsa Chew (San Mateo Union High School District) in 
November 2016.  

The Planning Commission requested updated enrollment information that extends beyond the 
2017-18 school year. An enrollment update was provided at the Board of Trustees Meeting on 
March 14, 2017, (Agenda Item 16.1).  The District’s enrollment has been steadily increasing for 
many years. In the next few years, Burlingame School District (BSD) can expect enrollment to 
level out and then start a slight decline in enrollment around year 2022.  The Annual Enrollment 
Project Report (submitted February 3, 2017) and presentation slides from the meeting show 
declining enrollment starting in 2017. A maximum increase in enrollment of 2% is projected to 
occur in 2018, which would be before residents of the project would move in and enroll 
students in the district (Decision Insite 2017).  

The enrollment projections also show that the total aggregate number of new students 
generated by residential development throughout the city would be 99 in 2026 under a 
moderate enrollment scenario and 90 under a conservative scenario, assuming build out of 550 
new residential units. This level of aggregate enrollment, which includes the proposed project, 
is less than the 124 of out-of-district students served annually, which the district has some 
control over (Decision Insite 2017).   

http://burlingame.agendaonline.net/public/Meeting.aspx?AgencyID=44&MeetingID=40680&AgencyTypeID=1&IsArchived=False


MEMORANDUM 
April 17, 2017 

Page 4 

 

 
Source: Decision Insite 2017 

Water Supply 
Commissioner DeMartini referred to slides related to the Urban Water Management Plan 
during the EIR discussion. The 2015 Urban Water Management Plan (Plan) was used as a source 
in the Douglas EIR. The General Plan slides are consistent with the analysis in Section 3.14: 
Utilities of the EIR. The Plan, as shown in the presentation to the Commission, found that water 
use has declined in the past 10 years, even though population has increased, due to water 
conservation measures. The Plan also found that there is sufficient water available for current 
and projected growth through 2040, assuming growth in demand. Only 12 of 1,232 new units 
have been built (1225 Floribunda and 904 Bayswater Avenue) in Burlingame since the Specific 
Plan was adopted in 2010. The proposed project water demand is substantially below the need 
identified for the projected growth of 1,232 new units.  

The EIR found that the project would result in a 0.06 percent growth in the City’s water 
demand. The slides support the EIR conclusion that the project impact from a 0.06 percent 
(0.003 million gallons per day) increase in water demand would be less than significant.   

Traffic/Transportation 
The Focused Trip Generation and Parking Analysis prepared by Omni-Means concluded the 
following: 

Proposed project development would be consistent with land use assumptions 
contained within the City of Burlingame’s Downtown Specific Plan that assumed 1,232 
residential units could be constructed within the Downtown area. Based on a review of 
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traffic analyses performed for the Downtown Specific Plan, the adjacent intersections 
near the proposed project site would continue to operate at acceptable levels (LOS D or 
better) during the PM peak hour under both existing and Year 2030 plus Downtown 
Specific Plan conditions. These would include the intersections of Chapin Avenue, 
Bellevue Avenue, and Douglas Avenue at Primrose Road. Due to the relatively minor 
AM and PM peak hour trip generation from the proposed project (11 AM trips, 13 PM 
trips) intersection operations would be unchanged from project levels.   

The Downtown Specific Plan factored in the units for the Douglas project under the assumed 
1,232 units to be built, and this level of development would result in a less than significant 
impact. Of these units, only 1225 Floribunda Avenue (6-unit project) and 904 Bayswater Avenue 
(6-unit project), resulting in 5 net new units, have been built since the Downtown Plan Specific 
Plan was prepared in 2011.  Projections used in the Downtown Plan were based on aggressive 
2009 ABAG projections. Decision Insite (2017) provided the following projections for new 
dwelling units. The Moderate case would result in 547 new units being occupied by 2021 and 
the Conservative case would result in 422 units. 

New Dwelling  Units Projected to be Occupied  by Year (Moderate) 
2017       2018       2019       2020       2021       2022       2023       2024       2025       2026 

Multi-family  29 84 170 168      
Attached  37 19 40       
Detached           

Totals: 0 66 103 210 168 547 0 0 0 0 
 
 

New Dwelling  Units Projected to be Occupied  by Year (Conservative) 
2017       2018       2019       2020       2021       2022       2023       2024       2025       2026 

Multi-family  16 77 135 129 94     
Attached  11 17 23 14      
Detached           

Totals: 0 27 94 158 143 94 0 0 0 0 
Source: Decision Insite 2017 

The conclusion in the EIR that the traffic would not create a significant effect remains valid. 

REFERENCES 
Decision Insite. 2017. Analysis of Enrollment Projections—Fall 2017. Prepared for Burlingame 

School District, submitted February 3, 2017. 

Hotpads.com. 2017.  https://hotpads.com/burlingame-ca/apartments-for-
rent/map?orderBy=lowPrice Accessed April 3, 2017. 

Zillow.com. 2017b. https://www.apartments.com/1128-douglas-ave-burlingame-ca/r5fxtp0/  

https://hotpads.com/burlingame-ca/apartments-for-rent/map?orderBy=lowPrice
https://hotpads.com/burlingame-ca/apartments-for-rent/map?orderBy=lowPrice
https://www.apartments.com/1128-douglas-ave-burlingame-ca/r5fxtp0/
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 CITY OF BURLINGAME 
 VARIANCE APPLICATION 
  

COMMUNITY DEVELOPMENT DEPARTMENT  501 PRIMROSE ROAD  BURLINGAME, CA  94010 
p: 650.558.7250  f: 650.696.3790   www.burlingame.org 

 
 
The Planning Commission is required by law to make findings as defined by the City’s Ordinance 
(Code Section 25.54.020 a-d).  Your answers to the following questions can assist the Planning 
Commission in making the decision as to whether the findings can be made for your request.  
Please type or write neatly in ink.  Refer to the back of this form for assistance with these questions. 
 
a. Describe the exceptional or extraordinary circumstances or conditions applicable to 

your property which do not apply to other properties in this area. 
 
 
 
 
 
 
b. Explain why the variance request is necessary for the preservation and enjoyment of a 

substantial property right and what unreasonable property loss or unnecessary 
hardship might result from the denial of the application. 

 
 
 
 
 
 
 
c. Explain why the proposed use at the proposed location will not be detrimental or 

injurious to property or improvements in the vicinity or to public health, safety, 
general welfare or convenience. 

 
 
 
 
 
 
 
d. How will the proposed project be compatible with the aesthetics, mass, bulk and 

character of the existing and potential uses on adjoining properties in the general 
vicinity? 

 

jf
Typewritten Text
The proposed project will be composed of human scale elements, that front on the street and will be built with quality materials.  The contemporary aesthetic will complement the area. The proposed structure will be larger, but allows for increased density in the neighborhood to continue to support the Downtown Area.  The project will support and mimic the existing multi-family character of the neighborhood. The proposed circular driveway is similar to other properties in the vicinity.

jf
Typewritten Text
The proposed use is in conformance with the existing zoning and the Downtown Specific Area Plan. The proposed Circular Driveway will help reduce potential impacts on properties in the vicinity, and poses no threat to public health, safety or general welfare. It is similar to other circular driveways on the same street and in the vicinity. Parking in the circular driveway will posted for limited time (perhaps 10 minutes) only so that no long term parking will occur in front of the building.

jf
Typewritten Text
We are requesting a front Landscape Variance to provide 60% impervious pavingin the front setback area, where 40% is the maximum allowed. The exceptional circumstance on this site is the existing two Historic Trees that are preserved. The circular driveway that is being encouraged/suggested by neighbors, needs to be in front of the existing trees, which creates additional impervious paving in the front setback area. 

jf
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jf
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jf
Typewritten Text
(Front Landscaping)
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jf
Typewritten Text
It appears that neighbors to the property would likely encourage/request a circular driveway for any intensification of the Site to create multi-family housing as allowed under the Downtown Specific Plan. Therefore, in order to develop the property, and keep the existing Historic Trees on site, the circular driveway is being encouraged, in order to help reduce potential impacts on the street (i.e. parking or double-parking for pick-up/drop-off or delivery vehicles.)   
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5.3	 DESIGN	STANDARDS	FOR	RESIDENTIAL	AREAS

Residential	buildings	in	Downtown	Burlingame	offer	higher	density	
development	than	elsewhere	in	the	City,	providing	a	lifestyle	for	those	who	want	
to live within walking distance of  the Downtown commercial areas and transit 
opportunities.  New buildings will mediate this density with thoughtful design 
and	details	that	create	attractive,	livable	residential	environments.		Buildings	
should contribute to an appealing neighborhood character and should employ 
recognizable	residential	design	details	such	as	visible	residential	entries,	porches,	
bay	windows	and	roof 	overhangs,	and	balconies	and	small	outdoor	areas.			

Below are recommendations for the architectural treatment and organization 
of 	buildings	and	open	space,	and	the	suggested	criteria	for	reviewing	projects	
during the design review process.

5.3.1 ARCHITECTURAl DIVERSITy
Residential	projects	should	respect	the	diversity	of 	building	types	and	
styles in the residential areas Downtown and seek to support it by 
applying the following principles: 

•	 Design buildings to maintain general compatibility with the 
neighborhood. 

•	 Respect	the	mass	and	fine	scale	of 	adjacent	buildings	even	when	
using differing architectural styles. 

•	 Maintains	the	tradition	of 	architectural	diversity,	but	with	human	
scale regardless of  the architectural style used.

•	 Create buildings with quality materials and thoughtful design to 
last into the future.

5.3.2 PEDESTRIAN USE AND CHARACTER

5.3.2.1	 Entrances	
Primary pedestrian access to all ground-level uses should be from 
the	sidewalk	along	the	public	street.	Entries	should	be	clearly	defined	
features of  front façades.  Common entrances for multiple units are 

FIGURE 5-27: Buildings should contribute to an appealing 
neighborhood character and should employ recognizable residential 
design details such as visible residential entries, porches, bay 
windows and roof  overhangs, and balconies and small outdoor areas.  

35MAYFIELD PRECISE PLAN

Low Hedges , Fences and/or entr gates should be used to define the 
edge between public and pr ivate proper ty.

Facades should inc lude prches , projecting eaves and overhangs , and 
other tradit ional architectural elements to provide a residential scale .

FIGURE 5-28: Entries should be clearly defined features of  front 
façades, and are encouraged to have appropriately-scaled, usable 
gathering spaces that invite informal social interaction with neighbors. 
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encouraged	to	have	appropriately-scaled,	usable	gathering	spaces	at	
or adjacent to entrances that invite informal social interaction with 
neighbors. 

5.3.2.2	 Ground	Level	Treatment
Residential	development	may	have	a	finished	floor	elevation	up	to	5	
feet above sidewalk level to provide more interior privacy for residents. 
Entry porches or stoops along the street are encouraged to bridge this 
change in elevation and connect these units to the sidewalk to minimize 
any physical separation from the street level. The street-level frontage 
should be visually interesting with frequent unit entrances and clear 
orientation to the street.

5.3.2.3	 Site	Access
Curb	cuts	should	be	minimized	to	promote	traffic	and	pedestrian	safety	
and create cohesive landscaping and building façades. A maximum of  
two curb cuts should be provided for projects requiring 30 parking 
spaces	or	more;	for	projects	with	less	than	30	spaces,	only	one	curb	cut	
should be provided. One-way driveways should have curb cuts with a 
fully depressed width no greater than 12 feet; two-way curb cuts should 
be no greater than 22 feet.  On-site bicycle parking for residents is 
encouraged.

5.3.3 ARCHITECTURAl ComPATIBIlITy

5.3.3.1		Development	Massing
The residential areas within Downtown Burlingame have a range 
of 	building	heights,	and	so	particular	attention	must	be	paid	to	
the massing of  new buildings to ensure an appropriate transition 
with surrounding development.  Massing and street façades shall 
be designed to create a residential scale in keeping with Burlingame 
neighborhoods. 

FIGURE 5-29: The street-level frontage should be visually interesting 
with frequent unit entrances and strong orientation to the street.

FIGURE 5-30: Articulation, setbacks, and materials should 
minimize massing, break down the scale of  buildings, and 

provide	visual	interest.	

Orient doorways and 
windows to create a 
strong relationship 
with the street.

Clearly	defined	entries	
that are proportional to 
size of  building and use.

Stoops provide transition 
to	street,	gathering	place,	
define	private	space.
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Articulation,	setbacks,	and	materials	should	minimize	massing,	break	
down	the	scale	of 	buildings,	and	provide	visual	interest.

5.3.3.2  on-Site Structured Parking
Given	the	density	and	premium	land	values	Downtown,	new	projects	
will	likely	provide	on-site	parking	in	enclosed	garage	structures,	
underground,	or	in	“semi-depressed”	garages	that	are	partially	
underground and partially above ground.  

Parking should not be allowed to dominate the character of  the project.  
Where	enclosed	parking	is	at	ground	level,	it	should	be	fronted	or	
wrapped with habitable uses when possible.  If  it is not possible to 
fully	wrap	the	parking,	it	should	be	incorporated	into	the	design	of 	
the facade.  Semi-depressed parking (partly below ground and partly 
exposed above ground) should be screened with architectural elements 
that	enhance	the	streetscape	such	as	stoops,	porches,	or	balcony	
overhangs.

5.3.3.3		Roof 	Treatment
Interesting	and	varied	roof 	forms	are	encouraged.	Rooflines	should	
emphasize	and	accentuate	significant	elements	of 	the	building	such	
as	entries,	bays,	and	balconies.	Rooftop	equipment	shall	be	concealed	
from view and/or integrated within the architecture of  the building.

5.3.4 ARCHITECTURAl DESIGN CoNSISTENCy

5.3.4.1		Facade	Design	
Facades	should	include	projecting	eaves	and	overhangs,	porches,	and	
other architectural elements that provide human scale and help break 
up building mass. All exposed sides of  a building should be designed 
with the same level of  care and integrity.  Facades should have a 
variation	of 	both	positive	space	(massing)	and	negative	space	(plazas,	
inset doorways and windows).

FIGURE 5-31: Where enclosed parking is at ground level, 
it should be fronted or wrapped with uses that can be 
occupied such as lobbies and living space when possible.  

Palo Alto: PTOD Overlay Zone - California Avenue

Section 18.66.050 Context-Based Design

d. Landscaping such as trees, shrubs,
vines or groundcover is incorpo-
rated into surface parking lots;

e. Street parking is utilized for visitor
or customer parking and is designed
in a manner to enhance tra�c calm-
ing on the street.

a. Parking is located behind buildings, below
grade or, where those options are not
feasible, screened by landscaping, low
walls, etc.;

b. Structured parking is fronted or wrapped
with habitable uses when possible;

c. Parking that is semi-depressed is
screened with architectural elements
that enhance the streetscape such as
stoops, balcony overhangs, and/or art;

6.  Parking Design

Parking needs shall be accommodated but shall not be allowed to overwhelm the character of the
project or detract from the pedestrian environment, such that:

Landscaping should be incorporated into any surface parking lots.

Parking should be wrapped by habitable uses when possible.

Semi-depressed parking can be used to raise residential uses to provide privacy and op-
portunities for stoops and porches.

Occupied space 
such as a lobby 
screens parking 
from sidewalk.

Occupied space 
screens parking 
from sidewalk.

FIGURE	5-32:	Semi-depressed	
parking should be screened 
with	architectural	elements	that	
enhance	the	streetscape	such	
as stoops, porches, or balcony 
overhangs.	

Stoop
Ventilation 
with decorative 
grillwork
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Elements	such	as	entrances,	stairs,	porches,	bays	and	balconies	should	
be visible to people on the street.  Corner parcels are encouraged to 
incorporate	features	such	as	corner	entrances,	bay	windows,	and	corner	
roof 	features,	but	should	avoid	monumentally-scaled	elements	such	as	
towers.  

5.3.4.2		Windows
Building walls should be accented by well-proportioned openings that 
provide	relief,	detail	and	variation	on	the	façade.	Windows	should	be	
inset generously from the building wall to create shade and shadow 
detail. The use of  high-quality window products that contribute to the 
richness,	detail,	and	depth	of 	the	façade	is	encouraged.	Windows	with	
mullions	should	have	individual	window	lights,	rather	than	applied	
"snap-in" mullions that lack depth and are not integral to the window 
structure.		Reflective	glass	is	undesirable	because	of 	its	tendency	to	
create uncomfortable glare conditions and a visual barrier. Where 
residential	uses	are	adjacent	to	each	other,	windows	should	be	placed	
with regard to any open spaces or windows on neighboring buildings 
so as to protect the privacy of  residents.

5.3.4.3		Materials
Building materials should be richly detailed to provide visual interest. 
The	use	of 	materials	that	are	reflected	in	the	historic	architecture	
present in the neighborhood is encouraged.  Metal siding and large 
expanses	of 	stucco	or	wood	siding	are	also	to	be	avoided.		Roofing	
materials	and	accenting	features	such	as	canopies,	cornices,	tile	accents,	
etc.	should	also	offer	color	variation.	Residential	building	materials	
should	include	quality	details	such	as	wrought	iron,	wood-framed	
windows,	wood	brackets	and	tile	roofs.

5.3.5	 SITE	AMENITIES

5.3.5.1 Setbacks
Table	3-2	in	Chapter	3	specifies	basic	building	standards	such	
as setbacks and height.  Building setbacks are intended to create 

FIGURE 5-34: Windows should be inset generously from the 
building wall to create shade and shadow detail. 

FIGURE	5-33:	Residential	facades	should	include	
projecting	eaves	and	overhangs,	porches,	and	other	

architectural	elements	that	provide	human	scale	and	help	
break up building mass.
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a	transition	between	the	hardscape,	urban	environment	of 	the	
commercial areas and the suburban setting in the surrounding 
neighborhoods.	Setbacks	have	multiple	purposes,	including	providing	
sunlight,	places	for	landscaping,	and	areas	for	activity	and	recreation.		

Building setbacks should be appropriately landscaped to provide 
screening and introduce trees and plantings in this area. Landscaped 
setback areas should be integrated with buildings by providing 
openings in the building walls that connect the perimeter landscaping 
with interior courtyards and landscape pathways. Landscaping should 
be planned in relation to surrounding vegetative types with special 
consideration being given to native species where possible. Pathways 
and courtyards should be made of  pervious materials to allow 
groundwater absorption.

5.3.5.2	 Open	Space
Private on-site open space within the Downtown area is not intended 
to	provide	recreational	space	or	large	landscaped	areas,	since	this	is	
a	more	urban	environment.	However,	open	space	is	an	important	
element for residential buildings and should be used to effectively 
articulate	building	forms,	promote	access	to	light	and	fresh	air,	and	
maintain	privacy	for	Downtown	residents.		In	residential	development,	
most open space should be used to provide attractive amenities for 
residents,	including	interior	courtyards,	outdoor	seating	options	and	
perimeter landscaping. Balconies and rooftop terraces are encouraged.

Where	open	space	is	situated	over	a	structural	slab,	podium	or	rooftop	
it should have a combination of  landscaping and high quality paving 
materials,	including	elements	such	as	planters,	medium-sized	trees,	
and use of  textured and/or colored paved surfaces.  Planters may be 
designed	to	not	only	accommodate	colorful	ornamental	landscaping,	
but could also accommodate garden plots for "urban agriculture."  
Trees should be selected from the City's tree list.

 

FIGURE 5-35: Where open space is situated over a structural slab, 
podium or rooftop it should have a combination of  landscaping and 
high quality paving materials, including elements such as planters, 
mature trees, and urban agriculture.  
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5.4	 ADDITIONAL	DESIGN	STANDARDS	FOR	ALL	AREAS	OF	
DOWNTOWN

5.4.1	 LAND	USE	TRANSITIONS
Where	appropriate,	when	new	projects	are	built	adjacent	to	existing	
lower-scale	residential	development,	care	shall	be	taken	to	respect	
the scale and privacy of  adjacent properties.

5.4.1.1	 Massing	and	Scale	Transitions
Transitions of  development intensity from higher density 
development building types to lower can be done through different 
building sizes or massing treatments that are compatible with the 
lower intensity surrounding uses.  Massing and orientation of  new 
buildings should respect the massing of  neighboring structures by 
varying	the	massing	within	a	project,	stepping	back	upper	stories,	
reducing	mass	by	composition	of 	solids	and	voids,	and	varying	sizes	
of  elements to transition to smaller scale buildings.

5.4.1.2 Privacy
Privacy of  neighboring structures should be maintained with 
windows	and	upper	floor	balconies	positioned	so	they	minimize	
views	into	neighboring	properties,	minimizing	sight	lines	into	and	
from	neighboring	properties,	and	limiting	sun	and	shade	impacts	on	
abutting properties.

5.4.1.3	 Boundaries
Where	appropriate,	when	different	land	uses	or	building	scales	are	
adjacent,	boundaries	should	be	established	by	providing	pedestrian	
paseos	and	mews	to	create	separation,	rather	than	walls	or	fences.

FIGURE	5-36:	Transitions	of 	development	intensity	from	higher	density	
development building types to lower can be done though building types or 
treatments that are compatible with the lower intensity surrounding uses.  

Boundaries can be established by providing pedestrian paseos and mews to 
create	separation,	rather	than	walls	or	fences.
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FIGURE 5-37: Transitions can also be made by stepping massing down within a 
project, with lower building elements providing a buffer between taller elements 

and	adjacent	lower-density	development.
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FIGURE	5-39:	Example	of 	two	different	land	use	intensities	joined	with	a	
common	paseo	pathway.

FIGURE 5-38: Following a cooperative, rather than defensive design approach for the spaces between buildings results in a 
more	coherent	downtown	feel,	as	opposed	to	a	collection	of 	unrelated	projects.

PL PL

DEFENSIVE
Fence separates projects

COOPERATIVE
Plaza/pathway visually unites buildings
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5.4.2 SHADoW ImPACTS
Every	building	invariably	casts	some	shadows	on	adjoining	parcels,	
public	streets,	and/or	open	spaces.		However,	as	the	design	of 	a	
project	is	developed,	consideration	should	be	given	to	the	potential	
shading	impacts	on	surroundings.		Site	plans,	massing,	and	building	
design	should	respond	to	potential	shading	issues,	minimizing	
shading	impacts	where	they	would	be	undesirable,	or	conversely	
maximizing shading where it is desired.  

As	part	of 	the	design	review	process,	development	in	the	Specific	
Plan Area that is proposed to be taller than existing surrounding 
structures should be evaluated for potential to create new shadows/
shade on public and/or quasi-public open spaces and major 
pedestrian	routes.		At	a	minimum,	shadow	diagrams	should	be	
prepared	for	9	AM,	12	noon,	and	3	PM	on	March	21st,	June	21st,	
September	21st,	and	December	21st	(approximately	corresponding	
to the solstices and equinoxes) to identify extreme conditions and 
trends.		If 	warranted,	diagrams	could	also	be	prepared	for	key	dates	
or	times	of 	day	—	for	example,	whether	a	sidewalk	or	public	space	
would be shaded at lunchtime during warmer months. 

FIGURE 5-40: Sample shadow analysis shows the range of  shading conditions 
through	the	year.
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5.4.3 SUSTAINABIlITy AND GREEN BUIlDING DESIGN 
	 Project design and materials to achieve sustainability and green building 

design should be incorporated into projects. Green building design 
considers the environment during design and construction and aims 
for	compatibility	with	the	local	environment:	to	protect,	respect	and	
benefit	from	it.	In	general,	sustainable	buildings	are	energy	efficient,	
water	conserving,	durable	and	nontoxic,	with	high-quality	spaces	and	
high recycled content materials. The following considerations should be 
included in site and building design:

•	 Resilient,	durable,	sustainable	materials	and	finishes.
•	 Flexibility	over	time,	to	allow	for	re-use	and	adaptation.
•	 Optimize	building	orientation	for	heat	gain,	shading,	daylighting,	

and natural ventilation.
• Design landscaping to create comfortable micro-climates and 

reduce heat island effects.
•	 Design	for	easy	pedestrian,	bicycle,	and	transit	access,	and	provide	

on-site bicycle parking.
• Maximize on-site stormwater management through landscaping 

and permeable pavement.
•	 On	flat	roofs,	utilize	cool/white	roofs	to	minimize	heat	gain.	
•	 Design	lighting,	plumbing,	and	equipment	for	efficient	energy	use.
• Create healthy indoor environments.
• Pursue adaptive re-use of  an existing building or portion of  a 

building as an alternative to demolition and rebuilding.
• Use creativity and innovation to build more sustainable 

environments.  One example is establishing gardens with edible 
fruits,	vegetables	or	other	plants	as	part	of 	project	open	space,	or	
providing garden plots to residents for urban agriculture.

	 To	reduce	carbon	footprint,	new	projects	are	encouraged	to	follow	
the standards and guidelines of  the Leadership in Energy and 
Environmental	Design	(LEED)	Green	Building	Rating	System,	
developed	by	the	U.S.	Green	Building	Council	(USGBC),	and	pursue	
LEED	certification	if 	appropriate.

FIGURE	5-41:	Use	of 	shading	devices	to	control	solar	loads	in	
summer	and	gain	passive	heat	in	winter.

FIGURE	5-42:	Minimize	stormwater	runoff 	to	
impermeable areas with landscaping, green roofs, and 
rain gardens when possible.

Winter Sun

Summer 
Sun

South facing windows with shading 
devices to control overheating in 
Summer

Direct sunlight through 
south facing windows would 
improve passive heating in 
Winter  
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5.4.4 lANDSCAPE TREES
The City of  Burlingame has a long history of  proactive tree planting 
and	proper	tree	care.	From	the	late	1800’s	when	trees	were	planted	
along	El	Camino	Real	and	Easton	Drive	to	the	current	day,	Burlingame	
has enjoyed the many benefits trees provide to an urban area.  
Burlingame's longtime commitment to trees is evidenced by recogni-
tion as a "Tree City USA" for 30 consecutive years. This is the longest 
streak	in	the	County,	5th	longest	in	the	State	and	one	of 	the	longest	in	
the Country for receiving this award.

In	Downtown	Burlingame,	trees	include	street	trees	lining	sidewalks	
and	roadways	(typically	within	the	public	right-of-way),	as	well	as	trees	
on	private	property	in	settings	such	as	landscaped	setback	areas,	court-
yards,	and	roof 	gardens.

Chapter 4: Streetscapes & Open Space) provides guidance for street 
trees within the public right-of-way.  Landscape trees on private prop-
erty	have	equal	importance	as	part	of 	the	"urban	forest,"	in	contrib-
uting environmental and aesthetic benefits to downtown.  Trees are 
important	for	their	beauty,	shade	and	coolness,	economic	benefits,	and	
role	in	reducing	energy	use,	pollution,	and	noise.					

The City of  Burlingame has an Urban Forest Management Plan that 
includes policies and management practices for both city and private 
trees.		Maintaining	existing	trees	is	a	priority,	and	large	trees	on	private	
property are protected by City Ordinance.  Any tree with a circumfer-
ence	of 	48	inches	or	more	when	measured	54	inches	above	the	ground	
is a "Protected Tree." A permit is required to remove or heavily prune 
a protected tree. 

Consistent	with	Burlingame's	status	as	"Tree	City	USA,"	new	projects	
are required to incorporate trees into landscape and private open space 
plans.  Property owners should consult the Burlingame Urban Forest 
Management	Plan	for	design	considerations,	planting	techniques,	and	
maintenance guidance. 

FIGURE 5-43: Consistent with Burlingame's status as "Tree City USA," 
new projects are required to incorporate trees into landscape and private 

open	space	plans. 
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FIGURE 5-44: Downtown’s late 19th and early 20th Century buildings 
contribute historic character and distinctiveness to this desirable pattern and 
mix of  buildings.

5.4.5 PRESERVATIoN oF HISToRIC BUIlDINGS
Downtown Burlingame is the symbolic and historic center of  the City. 
The	vision	for	Downtown	is	to	preserve	the	mix	of 	buildings,	the	
pedestrian-scaled environment and the carefully designed public spaces 
that contribute to its special community character. Downtown’s flex-
ible and timeless late 19th and early 20th Century buildings contribute 
historic character and distinctiveness to this desirable pattern and mix 
of  buildings. New buildings should be sensitive to the historic scale 
and architecture of  Downtown.  

Historic preservation and adaptive re-use is encouraged both to main-
tain the unique ambience of  Downtown Burlingame but also for eco-
logical benefits.  Preservation maximizes the use of  existing materials 
and	infrastructure,	reduces	waste,	and	preserves	historic	character.	
Historic buildings were often traditionally designed with many sustain-
able	features	that	responded	to	climate	and	site,	and	when	effectively	
restored	and	reused,	these	features	can	bring	about	substantial	energy	
savings. 
 
The	guidelines	in	this	chapter,	together	with	the	Commercial Design 
Guidebook for commercial and mixed use developments and the 
Inventory of  Historic Resources are intended to ensure that both new 
development and improvements to existing properties are compatible 
with the historical character of  Downtown and will be the basis of  
design review.  

Where a building is described in the Inventory of  Historic Resources,	the	
inventory should be consulted as part of  the design review.  Building 
characteristics described in the inventory should be a consideration in 
project	design	and	review,	together	with	other	design	considerations	
described in this chapter and in the Commercial Design Guidebook. 
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Planning Commission Resolutions (Proposed) 

 
- ● -  

 
1128-1132 Douglas Avenue & 524 Oak Grove Avenue 



RESOLUTION NO. 
 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BURLINGAME 

CERTIFYING THE FINAL ENVIRONMENTAL IMPACT REPORT (FEIR) AND ADOPTING 
MITIGATION MEASURES AND A MITIGATION MONITORING PLAN PREPARED FOR A 

MULTI-FAMILY RESIDENTIAL PROJECT CONSISTING OF 27 RESIDENTIAL 
APARTMENTS ON PROPERTY LOCATED AT 1128-1132 DOUGLAS AVENUE (ASSESSOR 
PARCEL NOS: 029-132-180 and 029-132-190) AND RELOCATION OF A PORTION OF THE 
EXISTING HOUSE AT 1128 DOUGLAS AVENUE TO PROPERTY LOCATED AT 524 OAK 

GROVE AVENUE (ASSESSORS PARCEL NO: 029-083-010) 

 
WHEREAS, an Environmental Impact Report has been prepared and application has 

been made for Design Review, Conditional Use Permit to allow a building height of 56’-10”, 
Front Setback Landscape Variance, Parking Variance for driveway width, and Tentative Parcel 
Map to merge the existing two parcels for construction of a new five-story, 27-unit multi-family 
residential apartment building at 1128-1132 Douglas Avenue, zoned R-4; and Design Review 
and Front Setback Variance to relocate the existing house at 1128 Douglas Avenue to 524 Oak 
Grove Avenue, which includes a first and second story addition to the relocated house and a 
new detached garage at 524 Oak Grove, zoned R-1, property owner Jianguang Zhang 
(Assessor Parcel Nos: 029-132-180 and 029-132-190 (1128-1132 Douglas Avenue) and 029-
083-010 (524 Oak Grove Avenue)); and 

 
WHEREAS, on June 15, 2015, a Notice of Preparation of an Environmental Impact 

Report (EIR) was submitted to the California Office of Planning and Research (OPR), and OPR 
notified State agencies of the preparation of the preparation of the EIR and directed that they 
make comments on the proposed project; and 

WHEREAS, this Planning Commission held a duly noticed public hearing to conduct a 
scoping session on May 11, 2015, to receive any oral or written comments that the public might 
wish to offer in defining the scope of the environmental review; and 

WHEREAS, the City retained Panorama Environmental, Inc. to prepare an project EIR; 
and 

 WHEREAS, on September 6, 2016, the City posted a Notice of Completion of the Draft 
EIR (DEIR) and duly noticed its availability for public review and comment for a 45-day period 
ranging from September 6, 2016 through October 20, 2016; and 

WHEREAS, during the public comment period, the Planning Commission held a public 
hearing on October 11, 2016, to receive any oral or written comments that the public might wish 
to offer on the DEIR; and 

WHEREAS, in response to the comments received during the comment period, the 
City’s independent consultant prepared responses to each of the comments made in the form of 
a Response to Comments document which will append the DEIR; and 
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WHEREAS, on February 3, 2017, the Response to Comments Document was made 
available to the public; and  

WHEREAS, the Final EIR (FEIR), consisting of the Draft EIR (DEIR), Responses to 
Comments and Revisions to the DEIR, clearly presents the issues involved in the development 
of these properties and identifies appropriate alternatives as required by the California 
Environmental Quality Act (CEQA) and the CEQA Guidelines (Title 14, Chapter 13 of the 
California Code of Regulations); and 

WHEREAS, the FEIR concludes that all of the potential significant impacts identified can 
be reduced to less than significant levels through implementation of the mitigation measures 
identified DEIR, as outlined in Exhibit A to this Resolution; and  

WHEREAS, the FEIR provides the Planning Commission, the City and the public with 
sufficient and thorough information regarding the potential significant environmental impacts of 
the project; and 

WHEREAS, on February 13, 2017, the Planning Commission conducted a duly noticed 
public hearing on the FEIR and on the project, at which time it reviewed and considered the staff 
report and all other written materials and oral testimony presented at said hearing, and 
continued action on the FEIR and on the project until additional information was provided by the 
applicant and staff; and 

WHEREAS, on April 24, 2017, the Planning Commission conducted a duly noticed 
public hearing on the FEIR and on the project, at which time it reviewed and considered the staff 
report and all other written materials and oral testimony presented at said hearing; and 

WHEREAS, the FEIR outlines the proposed project, presents the issues involved in the 
development of these properties, analyzes all potentially significant environmental impacts, and 
identifies appropriate mitigation measures (incorporated into the conditions of approval for the 
project – attached as Exhibit B) and alternatives as required by the California Environmental 
Quality Act (CEQA) and the CEQA Guidelines (Title 14, Chapter 13 of the California Code of 
Regulations). 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Burlingame 
that: 

1. The FEIR has been prepared and considered in conformance with CEQA and the CEQA 
Guidelines, with independent preparation by a City-retained consultant and application of 
the independent comment and judgment of both City staff and this Commission. 

2. The FEIR provides sufficient disclosure of the issues involved as required by CEQA, 
including an assessment of impacts upon:  (1) Aesthetics, (2) Air Quality, (3) Biological 
Resources, (4) Cultural Resources, (5) Geology and Soils, (6) Hazards and Hazardous 
Materials, (7) Hydrology and Water Quality, (8) Land Use and Planning, (9) Noise, (10) 
Transportation and Traffic, and (11) Utilities and Service Systems, a summary of the 
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potential environmental impacts and mitigation measures is outlined in Exhibit A to this 
resolution. 

3. The extensive public participation in the development of this Final EIR has provided 
valuable information and analysis, as well as important changes and alterations to the 
original project. 

4. The mitigation measures required by the FEIR as described in the attached Exhibit A 
have been incorporated into the conditions of approval for the project as outlined in the 
separate resolution approving all project entitlements. 

5. On the basis of the FEIR documents and comments received and addressed by this 
Commission, it is hereby found that the Final Environmental Impact Report is complete 
pursuant to CEQA Guidelines section 15090 and the Planning Commission hereby 
certifies the FEIR. 

 

 

                Chairman 

 

I,     , Secretary of the Planning Commission of the City of Burlingame, 
do hereby certify that the foregoing resolution was introduced and adopted at a regular meeting 
of the Planning Commission held on the 24th day of April, 2017 by the following vote: 

AYES: 
NAYES: 
ABSTAIN:          

     
                          Secretary 
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EXHIBIT “A” 
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION 

1128-1132 DOUGLAS AVENUE & 524 OAK GROVE AVENUE RESIDENTIAL PROJECT 
  

Impact Mitigation Measures 

Aesthetics 

Impact Aesthetics-1: Would the proposed project have a 
substantial adverse effect on a scenic vista? 

Impact Aesthetics-3: Would the proposed project 
substantially degrade the existing visual character or 
quality of the site and its surroundings? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM AES-1: The applicant shall submit revised plans for 
the proposed building at 1128-1132 Douglas Avenue to 
the City of Burlingame for design review. The Planning 
Commission as the responsible body for design review 
shall review the proposed project for compatibility with the 
City’s guidelines for a residential apartment building in the 
Downtown Specific Plan R-4 Base District. 

Impact Aesthetics-4: Would the proposed project create 
a new source of substantial light or glare that would 
adversely affect day or nighttime views in the area? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM AES-2: Prior to issuance of a building permit, a 
detailed Exterior Lighting Plan shall be provided to the 
City of Burlingame for design review. The lighting plan 
shall utilize the following standards: 

a) Control stray light through use of low-brightness 
fixtures with optical controls. 

b) Fully block all exterior light sources from off-site 
views. 

c) Do not permit any uplighting from any outdoor light 
fixture. 

d) Employ on-demand exterior lighting systems where 
feasible. Area lighting and security lighting shall be 
controlled by the use of timed switches and/or 
motion detectors. 

e) Use tinted windows in all buildings to reduce glare 
from interior lights. 

MM AES-3: Flat, non-reflective paint or integrated 
coloring shall be used in all exterior building materials 
throughout the project. 

Air Quality 

Impact Air-3: Expose sensitive receptors to substantial 
pollutant concentrations— Construction 

Impact Air-4: Conflict with or obstruct implementation of 
the applicable air quality plan—Construction 

Less Than Significant Impact with Mitigation 
Incorporated 

MM AIR-1: Construction Equipment Emissions 
Reduction 

The construction contractor shall implement the BAAQMD 
Enhanced Exhaust Emissions Reduction Measures for 
Project Construction Equipment measure that requires 
project off-road equipment greater than 25 horsepower 
(hp) that operates for more than 20 total hours over the 
entire duration of construction activities to meet the 
following requirements: 
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Impact Mitigation Measures 

 All backhoes engines shall meet CARB Tier 4 off-
road emission standards. 
 

 All other equipment engines shall meet or exceed 
CARB Tier 3 off-road emission standards or be 
retrofitted with a CARB Level 2 diesel particulate 
filter (DPF). 

Impact Air-3: Expose sensitive receptors to substantial 
pollutant concentrations—Operation 

Impact Air-4: Conflict with or obstruct implementation of 
the applicable air quality plan—Operation 

Less Than Significant Impact with Mitigation 
Incorporated 

MM AIR-2: Air Filtration 

A standard house heating, ventilation, and air 
conditioning (HVAC) system with a permanent filter of a 
minimum efficiency reporting value (MERV) of 13 or 
greater shall be installed at the relocated residence at 
524 Oak Grove Avenue. The MERV13 filter shall provide 
one air exchange per hour if the air source is 
outside/unfiltered air or four air exchanges per hour if the 
air source is inside/recirculated air to provide an 80 
percent or greater reduction of outdoor fine particulate 
matter (including DPM). 

Biological Resources 

Impact Biology-1: Would the proposed project have a 
substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife 
Service? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM BIO-1: Pre-construction Bat Surveys 

The applicant shall implement the following measures 
during demolition of structures and tree removal or tree 
pruning. 

Structures. Before demolition of existing structures, a 
qualified bat specialist shall conduct a day time search for 
potential roosting habitat and evening emergence surveys 
to determine if the structure is being used as a roost. 
Biologists conducting surveys for roost sites shall use 
naked eye, binoculars, and a high power spotlight to 
inspect buildings features that could house bats. The 
surfaces of the structure and the ground around the 
structure shall be surveyed for bat signs, such as guano, 
staining, and prey remains. Evening (i.e., dusk) 
emergence surveys shall consist of at least one bat 
specialist positioned at different vantage points from the 
structure, watching for emerging bats from a half hour 
before sunset to 1 to 2 hours after sunset for a minimum 
of 2 nights within the season that construction will be 
taking place. Night vision goggles or full spectrum 
acoustic detectors should be used during emergence 
surveys to assist in species identification. All emergence 
surveys shall be conducted during favorable weather 
conditions (i.e., calm nights with temperatures conducive 
to bat activity [55° F and above] and no precipitation 
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Impact Mitigation Measures 

predicted). If roosting, special-status bats are present, 
measures developed by the bat specialist shall be 
implemented, as needed. Measures to protect the bats 
may include postponing demolition until after the May 1st 
through October 1st roosting period. Measures may 
include monitoring roosting to determine if the roost site is 
a maternal roost by either a visual inspection of the roost 
bat pups, or monitoring the roost after the adults leave for 
the night and listening for bat pups. Eviction of a maternal 
roost cannot occur because bat pups are not mature 
enough to leave the roost. If a roost is determined not to 
be a maternal roost, eviction of bats shall be conducted 
using bat exclusion techniques developed by Bat 
Conservation International and in consultation with CDFW 
that allow the bats to exit the roosting site, but prevent re-
entry to the site. This work shall be completed by a BCI-
recommended exclusion professional. The exclusion of 
bats shall be timed and carried out concurrently with any 
scheduled bird exclusion activities. Each roost lost (if any) 
shall be replaced in consultation with the CDFW and may 
include construction and installation of BCI-approved bat 
boxes suitable to the bat species and colony size 
excluded from the original roosting site. Roost 
replacement shall be implemented before bats are 
excluded from the original roost sites. Once the 
replacement roosts are constructed and it is confirmed 
that bats are not present in the original roost site, the 
structures may be removed or sealed. 

Tree Removal. A qualified bat specialist shall examine 
trees to be removed or trimmed for suitable bat roosting 
habitat. High quality habitat features (large tree cavities, 
basal hollows, loose or peeling bark, larger snags, etc.) 
shall be identified and the area around these features 
searched for bats and bat sign (guano, culled insect 
parts, staining, etc.). The qualified bat specialist shall 
conduct evening visual emergence surveys of the source 
habitat feature, from a half hour before sunset to 1 to 2 
hours after sunset for a minimum of two nights within the 
season that construction will be taking place. If it is found 
that roosting, special-status bats are present, measures 
developed by the bat specialist shall be implemented, as 
needed. 
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Impact Biology-5: Would the proposed project conflict 
with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or 
ordinance? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM BIO-2: Tree Protection Measures 
Tree protection specifications were developed by Mayne 
Tree Expert Company Inc. for the protected trees 
surveyed at the Douglas Avenue and Oak Grove Avenue 
project sites. The applicant shall implement the following 
tree protection measures developed by Mayne Tree 
Expert Company Inc. and approved by the Arborist for 
protected trees. The Mayne Tree Expert Company Inc. 
reports shall be included on the demolition and 
construction plans of the project. 
 
Mulching. A 6-inch layer of coarse mulch woodchips 
shall be placed beneath the dripline of protected trees. 
Mulch is to be kept 12 inches from the trunk. 
 
Protective Barrier. A protective barrier or 6-foot chain 
link fence shall be installed around the dripline of 
protected trees. The fencing can be moved within the 
dripline if authorized by the Project Arborist or the City 
Arborist, but no closer than 2 feet from the trunk of any 
tree. Fence posts shall be 1.5 inches in diameter and are 
to be driven 2 feet into the ground. The distance between 
posts shall not be more than 10 feet. This enclosed area 
is the Tree Protection Zone (TPZ). Moveable barriers or 
chain link fencing secured to cement blacks can be 
substituted for “fixed” fencing if the Project Arborist and 
City Arborist agree that the fencing would have to be 
moved to accommodate certain phases of construction. 
The applicant may not move the fence without 
authorization from the Project Arborist or City Arborist. 

Construction Restrictions. During construction, the 
following restrictions shall be implemented: 

 Runoff or spillage of damaging materials to the area 
below any tree canopy shall not be allowed 

 Storing materials, stockpiling soils, or parking/driving 
vehicles within the TPZ is not allowed 

 Cutting, breaking, skinning, or bruising roots, 
branches, or trunks of protected trees is prohibited 
without first obtaining authorization from the City 
Arborist 
 

 Fires shall not be allowed under and adjacent to 
trees 
 

 Discharging exhaust into foliage shall be prohibited 
 

 Securing cables, chains, or ropes to trees or shrubs 
is prohibited 
 



EXHIBIT A – Summary of Environmental Impacts and Mitigation 1128-1132 Douglas Ave. & 524 Oak Grove Ave. 

5 
 

 Trenching, digging, or excavating within the dripline 
of the TPZ of trees is prohibited without first 
obtaining authorization from the City Arborist 
 

 Applying soils sterilants under pavement near 
existing trees is prohibited 
 

 Machine trenching is prohibited within the driplines 
of trees, only excavation by hand or compressed air 
is allowed 

 
Avoiding injury to roots. When a ditching machine, 
which is being used outside of the dripline of trees, 
encounters roots smaller than 2 inches, the wall of the 
trench adjacent to the street shall be hand trimmed, 
making clear, clean cuts through the roots. All damaged, 
torn, and cut roots shall be given a clean cut to remove 
ragged edges, which promote decay. Trenches shall be 
filled within 24 hours, but, where, this is not possible, the 
side of the trench adjacent to the trees shall be shaded 
with four layers of dampened, untreated burlap, wetted as 
frequently as necessary to keep the burlap wet. Roots 2 
inches or larger, when encountered, shall be reported 
immediately to the Project Arborist, who will decide 
whether the applicant may cut the roots as mentioned 
above or shall excavate by hand or with compressed air 
under the root. The root is to be protected with dampened 
burlap. In addition, the top 2 feet of the foundation closest 
to trees shall be air spaded or hand dug under 
supervision of a licensed arborist to locate and evaluate 
any significant roots prior to mechanical excavation. The 
licensed arborist shall be required to submit a report to 
the City regarding the findings of the excavation and 
recommend any additional actions needed to protect the 
roots to preserve the health and structure of both the 
redwood and oak trees. 

Routing pipes. To avoid conflict with routes, pipes shall 
be routed outside of an area, ten times the diameter of a 
protected tree. In addition, where it is not possible to 
reroute pipes or trenches, the applicant shall bore 
beneath the dripline of the tree. The boring shall take 
place not less than 3 feet below the surface of the soil in 
order to avoid encountering feeder roots. 

Reporting. Any damage due to construction activities 
shall be reported to the Project Arborist or City Arborist 
within 6 hours. If a protected tree is damaged, the 
applicant shall follow any remedial actions deemed 
necessary by the City Arborist, such as planting additional 
trees, consistent with Chapter 11.06.090. 
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Cultural Resources 

Impact Cultural-1: Would the project cause a substantial 
adverse change in the significance of a historical resource 
as defined in Section 15064.5? 

Less Than Significant Impact with Mitigation 
Incorporated 

 

MM CUL-1: Compatible Cladding for Historic House 
New construction on the relocated historic house shall be 
differentiated from the old and shall be compatible with 
the historic materials, features, size, scale and proportion, 
to protect the integrity of the property and its environment 
consistent with the Secretary of Interior’s standards for 
rehabilitation. The choice of materials shall be submitted 
to the City for approval as part of the design review 
process. 

Geology and Soils 

Impact Geology-3: Would the project be located on a 
geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in 
on or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse? 

Impact Geology-4: Would the project be located on 
expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial risks to life or 
property? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM GEO-1: Implementation of Geotechnical 
Recommendations 
The Applicant and their contractors shall implement the 
measures outlined and recommended in the Geotechnical 
Investigation Report Chapters 5 through 10 for the 
proposed construction at 1128-1132 Douglas Avenue. 

Hazards and Hazardous Materials 

Impact Hazards-1: Would the proposed project create a 
significant hazard to the public or the environment through 
the routine transport, use, or disposal of hazardous 
materials? 

Less Than Significant Impact with Mitigation 
Incorporated 

 

MM HAZ-1: Preparation of a Site-specific Spill 
Prevention, Control and Countermeasure Plan 
The applicant shall prepare a site-specific Spill 
Prevention, Control, and Countermeasure (SPCC) Plan 
that will identify spill prevention and response measures 
and Best Management Practices (BMPs). The plan will 
emphasize site specific physical conditions to improve 
hazard prevention (e.g., identification of flow paths to 
nearest drains) and reduce effects of accidental spills if 
they occur. The Applicant shall designate a 
representative to ensure that all hazardous materials and 
safety plans are followed throughout the construction 
period. BMPs identified in SPCC Plan shall be 
implemented during project construction to minimize the 
risk of an accidental release and to provide the necessary 
information for emergency response. A copy of the 
project SPCC shall be submitted to the City for approval 
at least 30 days prior to construction. All construction 
personnel shall be required to attend SPCC training prior 
to conducting any work on the project site. 
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Impact Hazards-2: Would the proposed project create a 
significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM HAZ-1: Preparation of a Site-specific Spill 
Prevention, Control and Countermeasure Plan 

MM HAZ-2: Soils Test 
Prior to construction, the applicant shall evaluate shallow 
soils at the structure locations for the possible presence 
of lead and pesticides. If lead or pesticides are found 
within the tested soils, the applicant shall dispose of the 
soils, consistent with federal, state and local laws 
regarding disposal of hazardous materials. 

Impact Hazards-3: Would the proposed project emit 
hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM HAZ-1: Prepare and Implement a Site-specific 
Spill Prevention, Control and Countermeasure Plan 

MM AIR-1: Construction Equipment 

Impact Hazards-7: Impair implementation of or physically 
interfere with an adopted emergency response plan or 
emergency evacuation plan? 

Less Than Significant Impact with Mitigation 
Incorporated 

 

MM HAZ-3: Project-specific Emergency Access Plan 

The Applicant shall develop and implement a Project 
specific Emergency Access Plan. The applicant shall 
submit the plan to the City and all emergency services 
within the city, including the fire department and police 
department, at least 30 days prior to construction. The 
Emergency Access Plan shall require provisions for the: 

a.  Implementation of standard safety practices, 
including installation of appropriate barriers between 
work zones and transportation facilities, placement 
of appropriate signage, and use of traffic control 
devices. 

b.  Use of flaggers and/or signage to guide vehicles 
through or around construction zones using proper 
techniques for construction activities, including 
staging yard entrance and exit. 

c.  Traffic detours for any road or lane closures with 
 appropriate signage marking the detours. 

d.  Timing of worker commutes and material deliveries 
to avoid peak commuting hours. 

e.  Timing of lane and road closures. 

f.  Plans for construction worker parking and 
transportation to work sites. 
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g.  Methods for keeping roadways clean. 

h.  Storage of all equipment and materials in 
designated work areas in a manner that minimizes 
traffic obstructions and maximizes traffic sign 
visibility. 

i.  Limiting vehicles to safe speed levels according to 
posted speed limits, road conditions, and weather 
conditions. 

j.  Coordination with public transit providers. 

k.  Repair of asphalt and other road damage (e.g., curb 
and gutter damage, rutting in unpaved roads) 
caused by construction vehicles. 

l.  Detours for cyclists and pedestrians when bike lanes 
or sidewalks must be closed. 

The Emergency Access Plan must at a minimum comply 
with the requirements of the City and must be submitted 
to the City for approval prior to commencing construction 
activities. 

Hydrology and Water Quality 

Impact Hydrology-1: Would the proposed project violate 
any water quality standards or waste discharge 
requirements? 

Less Than Significant Impact with Mitigation 
Incorporated 

 

MM HYDRO-1: Stormwater Pollution Prevention Best 
Management Practices 

The applicant will implement the following best  
management practices during construction of the 
proposed project: 

 Preserve existing vegetation where feasible 
 

 Limit disturbance to the work site 
 

 Install silt fences around the perimeter of the project 
site 

 
MM HAZ-1: Prepare and Implement a Site-specific 
Spill Prevention, Control and Countermeasure Plan 

Impact Hydrology-6: Would the proposed project 
otherwise substantially degrade water quality? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM HAZ-1: Preparation of a Site-specific Spill 
Prevention, Control and Countermeasure Plan 
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Land Use and Planning 

Impact Land Use-2: Would the proposed project conflict 
with any applicable land use plan, policy, or regulation of 
an agency with jurisdiction over the project (including, but 
not limited to the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM TRAFFIC-2: Driveway Safety Enhancements (see 
Impact Transportation 4, below) 

Noise 

Impact Noise-1: Would the proposed project expose 
persons to, or generate noise levels in excess of standards 
established in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM NOISE-1: Prepare a Relocation Plan and Obtain 
Approval from the City for Historic House Relocation 
Outside of Permitted Construction Hours 

The Applicant shall prepare a Relocation Plan and obtain 
approval from the City under Municipal Code Section 
18.07.110 for historic house relocation. The Relocation 
Plan shall include: 
 
1.  Exact procedure for cutting and dismantling the 

historic house, and loading on trucks 

2.  Specific routes for movement of the historic house 
from its existing location to 524 Oak Grove Avenue 

3.  Exact procedure for setting the house in its new 
location 

4.  Estimated duration for the various activities involved 
in the cutting, dismantling, loading, and setting of the 

 house 

5.  Coordination procedures with utilities, Caltrain, and 
 appropriate City Departments 

6.  Advance Notice to residents at each project site and 
 along the route regarding the start and duration of 
 power interruption 
 
7.  Measures to reduce impacts of power outage on 
 residents such as: 
 

a.  Power interruption phasing to reduce amount of 
 time houses are affected 

b.  Offering affected parties dry ice for freezers and 
 refrigerators 
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c.  Offering generators for life support equipment 

d.  Security lighting 

Approval from the City for relocating the historic house 
outside of permitted construction hours would be 
contingent on abiding by all the best management 
practices required under Condition of Approval 19, and 
the measures included in the Noise Management Plan for 
the project. 

MM NOISE-2: Compliance with Title 24 
Prior to issuance of a building permit, a qualified 
acoustical consultant shall review the final building plans 
to calculate expected interior noise levels. The building 
permit shall not be issued until the qualified acoustical 
consultant has reviewed the acoustical test report of all 
sound rated windows and doors and confirmed that the 
proposed building treatments will adequately reduce 
interior noise levels to 45 dBA or below. 

Impact Noise-4: Would the proposed project result in 
substantial temporary or periodic increase in ambient noise 
levels in the project vicinity above levels existing without 
the project? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM NOISE-1: Prepare a Relocation Plan and Obtain 
Approval from the City for Historic House Relocation 
Outside of Permitted Construction Hours 

MM NOISE-3: Noise Management Plan 
The applicant shall prepare a noise management plan 
that includes: 

a.  Identified routes for movement of construction-
related vehicles and equipment developed in 
conjunction with the Burlingame Community 
Development Department so that noise-sensitive 
areas, including residences and schools, are 
avoided as much as possible. 

b.  A designated “Community Liaison” for construction 
 activities. The Community Liaison would be 

responsible for responding to any local complaints 
regarding construction noise and vibration. The 
Community Liaison would determine the cause of 
the noise or vibration complaint and would 
implement reasonable measures to correct the 
problem. 

c.  Sending advance notice to neighborhood residents 
 within 50 feet of the project site regarding the 

construction schedule and including the phone 
number for the disturbance coordinator. A notice 
with the name and phone number of the Community 
Liaison shall be posted at the project site. 
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In the event that construction noise complaints are not 
resolved by scheduling, the applicant shall install 
temporary sound absorption barriers, such as noise 
control blankets, in addition to the standard noise barriers 
around the construction site required under Condition of 
Approval 19, best management practices. These 
additional barriers would be specifically designed for 
exterior use and would reduce the noise level beyond the 
fence line by at least 3 dBA.  

If noise complaints continue, the applicant shall install a 
temporary sound absorption barrier that would reduce the 
noise level beyond the fence line an additional 2 dBA, for 
a total noise reduction of 5 dBA beyond the fence line. 

Transportation and Traffic 

Impact Transportation-1: Would the project conflict with 
an applicable plan, ordinance, or policy establishing 
measures of effectiveness for the performance of the 
circulation system, taking into account all modes of 
transportation including mass transit and non-motorized 
travel and relevant components of the circulation system, 
including, but not limited to, intersections, streets, 
highways and freeways, pedestrian and bicycle paths, and 
mass transit? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM TRAFFIC-1: Construction Management Plan 
The project applicant and its construction contractor(s) 
shall develop a construction management plan for review 
and approval by the City of Burlingame. The plan must 
include at least the following items and requirements to 
reduce, to the maximum extent feasible, traffic and 
parking congestion during construction: 

a.  A set of comprehensive traffic control measures, 
including scheduling of major truck  trips and 
deliveries to avoid peak traffic hours, detour signs if 
required, lane closure procedures, signs, cones for 
drivers, and designated construction access routes; 

b.  Identification of haul routes for movement of 
construction vehicles that would minimize impacts 
on motor vehicular, bicycle and pedestrian traffic, 
circulation and safety, and specifically to minimize 
impacts to the greatest extent possible on streets in 
the project area; 

c.  Notification procedures for adjacent property owners 
and public safety personnel regarding when major 
deliveries, detours, and lane closures would occur; 

d.  Provisions for monitoring surface streets used for 
haul routes so that any damage and debris 
attributable to the haul trucks can be identified and 
corrected by the project applicant.; 
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e.  A construction parking plan to provide worker 
parking off site and generally off neighborhood 
streets, with shuttles or other transportation as 
needed to transport workers to the site; and 

f.  Designation of a readily available contact person for 
construction activities who would be responsible for 
responding to any local complaints regarding traffic 
or parking. This coordinator would determine the 
cause of the complaint and, where necessary, would 

 implement reasonable measures to correct the 
problem. 

Impact Transportation-4: Would the project 
substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM TRAFFIC-2: Driveway Safety Enhancements 

The project applicant and its construction 
contractor(s) shall implement the following safety 
enhancements: 

a. Flashing light sensors shall be placed within the 
project parking garage and rear surface parking 
areas to alert motorists outbound from the project 
parking areas that vehicles are inbound from 
Douglas Avenue (these could be video or loop 
detected); 
 

b. Signs shall be placed at the proposed project’s 
Douglas Avenue entrances that indicate: “Caution—
Watch For Outbound Vehicles”; a 
 

c.  The project design shall be modified to allow for 12-
foot access on the eastern-most driveway, except as 
necessary to avoid impact to the two significant 
trees. Toward the rear of the lot, that would require 
either loss of landscaping, further setback for the 
building (at least on the first floor), and/or loss of a 
parking space. 

Impact Transportation-5: Would the project 
result in inadequate emergency access? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM HAZ-3: Project-specific Emergency Access Plan 

Transportation and Traffic 

Impact Utilities-8: Would the proposed project impact 
residents through shutoff of electrical utilities? 

Less Than Significant Impact with Mitigation 
Incorporated 

MM NOISE-1: Prepare a Relocation Plan and Obtain 
Approval from the City for Historic House Relocation 
Outside of Permitted Construction Hours 

 



 
 
 

1 
 

EXHIBIT “B” 
CONDITIONS OF APPROVAL 

1128-1132 DOUGLAS AVENUE & 524 OAK GROVE AVENUE RESIDENTIAL PROJECT 
  
Conditions of approval for Design Review, Conditional Use Permit, Front Setback Landscape 
Variance, Parking Variance, and Tentative Parcel Map to merge the existing two parcels at 
1128-1132 Douglas Avenue; and conditions of approval for Design Review and Front Setback 
Variance at 524 Oak Grove. 
 
CONDITIONS: 
 
Conditions of Approval for 1128-1132 Douglas Avenue: 

 
1. that the project shall be built as shown on the plans submitted to the Planning Division 

date stamped April 14, 2017, sheets A0.0 through A5.1, C1, AR1.0, L1.1, L1.2, and   
GP-1;  
 

2. that prior to issuance of a building permit for construction of the project, the project 
construction plans shall be modified to include a cover sheet listing all conditions of 
approval adopted by the Planning Commission, or City Council on appeal; which shall 
remain a part of all sets of approved plans throughout the construction process. 
Compliance with all conditions of approval is required; the conditions of approval shall 
not be modified or changed without the approval of the Planning Commission, or City 
Council on appeal; 

 
3. that the maximum elevation to the top of the parapet and roof shall not exceed elevation 

80.96' and 77.71’, respectively, as measured from the average elevation at the top of the 
curb along Douglas Avenue (24.20') for a maximum height of 56'-10" to the top of the 
parapet; the garage floor finished floor elevation shall be elevation 13.30'; and that the 
top of each floor and final roof ridge shall be surveyed and approved by the City 
Engineer as the framing proceeds and prior to final framing and roofing inspections.  
Should any framing exceed the stated elevation at any point it shall be removed or 
adjusted so that the final height of the structure with roof shall not exceed the maximum 
height shown on the approved plans; 

 
4. that any changes to the size or envelope of the building, which would include expanding 

the footprint or floor area of the structure, replacing or relocating windows or changing 
the roof height or pitch, shall be subject to Planning Commission review (FYI or 
amendment to be determined by Planning staff); 

 
5. that prior to issuance of a building permit for the project, the applicant shall pay the first 

half of the public facilities impact fee in the amount of $58,138.50, made payable to the 
City of Burlingame and submitted to the Planning Division; 
 

6. that prior to scheduling the final framing inspection, the applicant shall pay the second 
half of the public facilities impact fee in the amount of $58,138.50, made payable to the 
City of Burlingame and submitted to the Planning Division; 
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7. that the guest/delivery parking stall shall be marked and designated on the plans, this 
stall shall not be assigned to any unit and shall always be accessible for parking and not 
be used for resident storage; 

 
8. that if a security gate system across the driveway is installed in the future, the gate shall 

be installed a minimum 20'-0' back from the front property line; the security gate system 
shall include an intercom system connected to each dwelling which allows residents to 
communicate with guests and to provide guest access to the parking area by pushing a 
button inside their units; 

 
9. that the trash receptacles, furnaces, and water heaters shall be shown in a legal 

compartment outside the required parking and landscaping and in conformance with 
zoning and California Building and Fire Code requirements before a building permit is 
issued; 

 
10. that trash enclosures and dumpster areas shall be covered and protected from roof and 

surface drainage and that if water cannot be diverted from these areas, a self-contained 
drainage system shall be provided that discharges to an interceptor; 
 

11. that all construction shall abide by the construction hours established in the municipal 
code;  

 
12. that during construction, the applicant shall provide fencing (with a fabric screen or 

mesh) around the project site to ensure that all construction equipment, materials and 
debris is kept on site;  

 
13. that storage of construction materials and equipment on the street or in the public right-

of-way shall be prohibited; 
 
14. that construction access routes shall be  limited  in order to prevent the tracking of dirt 

onto the public right-of-way, clean off-site paved areas and sidewalks using dry 
sweeping methods; 

 
15. that if construction is done during the wet season (October 1 through April 30), that prior 

to October 1 the developer shall implement a winterization program to minimize the 
potential for erosion and polluted runoff by inspecting, maintaining and cleaning all soil 
erosion and sediment control  prior to, during, and immediately after each storm even; 
stabilizing disturbed soils throughout temporary or permanent seeding, mulching 
matting, or tarping; rocking unpaved vehicle access to limit dispersion of mud onto public 
right-of-way; covering/tarping stored construction materials, fuels and other chemicals; 
 

16. that this project shall comply with the state-mandated water conservation program, and a 
complete Irrigation Water Management and Conservation Plan together with complete 
landscape and irrigation plans shall be provided at the time of building permit 
application; 

 
17. that all site catch basins and drainage inlets flowing to the bay shall be stenciled.  All 

catch basins shall be protected during construction to prevent debris from entering; 
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18. that this proposal shall comply with all the requirements of the Tree Protection and 
Reforestation Ordinance adopted by the City of Burlingame in 1993 and enforced by the 
Parks Department; complete landscape and irrigation plans shall be submitted at the 
time of building permit application and the street trees will be protected during 
construction as required by the City Arborist; 

 
19. that project approvals shall be conditioned upon installation of an emergency generator 

to power the sump pump system; and the sump pump shall be redundant in all 
mechanical and electrical aspects (i.e., dual pumps, controls, level sensors, etc.).  
Emergency generators shall be housed so that they meet the City’s noise requirement; 

 
20. that the project shall comply with the Construction and Demolition Debris Recycling 

Ordinance which requires affected demolition, new construction and alteration projects 
to submit a Waste Reduction  plan and meet recycling requirements; any partial or full 
demolition of a structure, interior or exterior, shall require a demolition permit; 

 
21. that demolition or removal of the existing structures and any grading or earth moving on 

the site shall not occur until a building permit has been issued and such site work shall 
be required to comply with all the regulations of the Bay Area Air Quality Management 
District; 

 
22. that the applicant shall comply with Ordinance 1503, the City of Burlingame Storm Water 

Management and Discharge Control Ordinance; 
 
23. that the project shall meet all the requirements of the California Building and Uniform 

Fire Codes, 2016 Edition, as amended by the City of Burlingame; 
 
24. that this project shall comply with Ordinance No. 1477, Exterior Illumination Ordinance: 
 
The following four (4) conditions shall be met during the Building Inspection process 
prior to the inspections noted in each condition: 

25. that prior to scheduling the foundation inspection a licensed surveyor shall locate the 
property corners, set the building envelope; 
 

26. that prior to scheduling the framing inspection, the project architect, engineer or other 
licensed professional shall provide architectural certification that the architectural details 
such as window locations and bays are built as shown on the approved plans; if there is 
no licensed professional involved in the project, the property owner or contractor shall 
provide the certification under penalty of perjury.  Certifications shall be submitted to the 
Building Division; 
 

27. that prior to scheduling the roof deck inspection, a licensed surveyor shall shoot the 
height of the roof ridge and provide certification of that height to the Building Division; 
 

28. that prior to final inspection, Planning Division staff will inspect and note compliance of 
the architectural details (trim materials, window type, etc.) to verify that the project has 
been built according to the approved Planning and Building plans; 
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Mitigation Measures from Environmental Impact Report: 

Aesthetics 

29. MM AES-1: Design Review of the Proposed Project: The applicant shall submit 
revised plans for the proposed building at 1128-1132 Douglas Avenue to the City of 
Burlingame for design review. The Planning Commission as the responsible body for 
design review shall review the proposed project for compatibility with the City’s 
guidelines for a residential apartment building in the Downtown Specific Plan R-4 Base 
District. 
 

30. MM AES-2: Exterior Lighting Plan: Prior to issuance of a building permit, a detailed 
Exterior Lighting Plan shall be provided. The lighting plan shall utilize the following 
standards: 

 
a) Control stray light through use of low-brightness fixtures with optical controls. 

 
b) Fully block all exterior light sources from off-site views. 

 
c) Do not permit any uplighting from any outdoor light fixture. 

 
d) Employ on-demand exterior lighting systems where feasible. Area lighting and 

security lighting shall be controlled by the use of timed switches and/or motion 
detectors. 

 
e)  Use tinted windows in all buildings to reduce glare from interior lights. 

31. MM AES-3: Use of Non-reflective Exterior Paint: Flat, non-reflective paint or 
integrated coloring shall be used in all exterior building materials throughout the project. 
 

Air Quality 

32. MM AIR-1: Construction Equipment Emissions Reduction: The construction 
contractor shall implement the BAAQMD Enhanced Exhaust Emissions Reduction 
Measures for Project Construction Equipment measure that requires project off-road 
equipment greater than 25 horsepower (hp) that operates for more than 20 total hours 
over the entire duration of construction activities to meet the following requirements: 
 
a) All backhoes engines shall meet CARB Tier 4 off-road emission standards. 

 
b) All other equipment engines shall meet or exceed CARB Tier 3 off-road emission 

standards or be retrofitted with a CARB Level 2 diesel particulate filter (DPF). 
 
33. MM AIR-2: Air Filtration: A standard house heating, ventilation, and air conditioning 

(HVAC) system with a permanent filter of a minimum efficiency reporting value (MERV) 
of 13 or greater shall be installed at the relocated residence at 524 Oak Grove Avenue. 
The MERV13 filter shall provide one air exchange per hour if the air source is 
outside/unfiltered air or four air exchanges per hour if the air source is inside/recirculated 
air to provide an 80 percent or greater reduction of outdoor fine particulate matter 
(including DPM). 
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Biological Resources 

34. MM BIO-1: Pre-construction Bat Surveys The applicant shall implement the following 
measures during demolition of structures and tree removal or tree pruning. 
 
Structures.  Before demolition of existing structures, a qualified bat specialist shall 
conduct a day time search for potential roosting habitat and evening emergence surveys 
to determine if the structure is being used as a roost. Biologists conducting surveys for 
roost sites shall use naked eye, binoculars, and a high power spotlight to inspect 
buildings features that could house bats. The surfaces of the structure and the ground 
around the structure shall be surveyed for bat signs, such as guano, staining, and prey 
remains. Evening (i.e., dusk) emergence surveys shall consist of at least one bat 
specialist positioned at different vantage points from the structure, watching for emerging 
bats from a half hour before sunset to 1 to 2 hours after sunset for a minimum of 2 nights 
within the season that construction will be taking place. Night vision goggles or full 
spectrum acoustic detectors should be used during emergence surveys to assist in 
species identification. All emergence surveys shall be conducted during favorable 
weather conditions (i.e., calm nights with temperatures conducive to bat activity [55° F 
and above] and no precipitation predicted). If roosting, special-status bats are present, 
measures developed by the bat specialist shall be implemented, as needed. Measures 
to protect the bats may include postponing demolition until after the May 1st through 
October 1st roosting period. Measures may include monitoring roosting to determine if 
the roost site is a maternal roost by either a visual inspection of the roost bat pups, or 
monitoring the roost after the adults leave for the night and listening for bat pups. 
Eviction of a maternal roost cannot occur because bat pups are not mature enough to 
leave the roost. If a roost is determined not to be a maternal roost, eviction of bats shall 
be conducted using bat exclusion techniques developed by Bat Conservation 
International and in consultation with CDFW that allow the bats to exit the roosting site, 
but prevent re-entry to the site. This work shall be completed by a BCI-recommended 
exclusion professional. The exclusion of bats shall be timed and carried out concurrently 
with any scheduled bird exclusion activities. Each roost lost (if any) shall be replaced in 
consultation with the CDFW and may include construction and installation of BCI-
approved bat boxes suitable to the bat species and colony size excluded from the 
original roosting site. Roost replacement shall be implemented before bats are excluded 
from the original roost sites. Once the replacement roosts are constructed and it is 
confirmed that bats are not present in the original roost site, the structures may be 
removed or sealed. 

Tree Removal. A qualified bat specialist shall examine trees to be removed or trimmed 
for suitable bat roosting habitat. High quality habitat features (large tree cavities, basal 
hollows, loose or peeling bark, larger snags, etc.) shall be identified and the area around 
these features searched for bats and bat sign (guano, culled insect parts, staining, etc.). 
The qualified bat specialist shall conduct evening visual emergence surveys of the 
source habitat feature, from a half hour before sunset to 1 to 2 hours after sunset for a 
minimum of two nights within the season that construction will be taking place. If it is 
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found that roosting, special-status bats are present, measures developed by the bat 
specialist shall be implemented, as needed. 

35. MM BIO-2: Tree Protection Measures: Tree protection specifications were developed 
by Mayne Tree Expert Company Inc. for the protected trees surveyed at the Douglas 
Avenue and Oak Grove Avenue project sites. The applicant shall implement the 
following tree protection measures developed by Mayne Tree Expert Company Inc. and 
approved by the Arborist for protected trees. The Mayne Tree Expert Company Inc. 
reports shall be included on the demolition and construction plans of the project. 
 
Mulching. A 6-inch layer of coarse mulch woodchips shall be placed beneath the 
dripline of protected trees. Mulch is to be kept 12 inches from the trunk. 

Protective Barrier. A protective barrier or 6-foot chain link fence shall be installed 
around the dripline of protected trees. The fencing can be moved within the dripline if 
authorized by the Project Arborist or the City Arborist, but no closer than 2 feet from the 
trunk of any tree. Fence posts shall be 1.5 inches in diameter and are to be driven 2 feet 
into the ground. The distance between posts shall not be more than 10 feet. This 
enclosed area is the Tree Protection Zone (TPZ). Moveable barriers or chain link fencing 
secured to cement blacks can be substituted for “fixed” fencing if the Project Arborist and 
City Arborist agree that the fencing would have to be moved to accommodate certain 
phases of construction. The applicant may not move the fence without authorization from 
the Project Arborist or City Arborist. 

Construction Restrictions. During construction, the following restrictions shall be 
implemented: 

a) Runoff or spillage of damaging materials to the area below any tree canopy shall not 
be allowed. 
 

b) Storing materials, stockpiling soils, or parking/driving vehicles within the TPZ is not 
allowed. 

 
c) Cutting, breaking, skinning, or bruising roots, branches, or trunks of protected trees 

is prohibited without first obtaining authorization from the City Arborist. 
 

d) Fires shall not be allowed under and adjacent to trees. 
 

e) Discharging exhaust into foliage shall be prohibited. 
 

f) Securing cables, chains, or ropes to trees or shrubs is prohibited. 
 

g) Trenching, digging, or excavating within the dripline of the TPZ of trees is prohibited 
without first obtaining authorization from the City Arborist. 

 
h) Applying soils sterilants under pavement near existing trees is prohibited. 

 
i) Machine trenching is prohibited within the driplines of trees, only excavation by hand 

or compressed air is allowed. 
 



EXHIBIT B – CONDITIONS OF APPROVAL 1128-1132 Douglas Ave. & 524 Oak Grove Ave. 

7 
 

Avoiding injury to roots. When a ditching machine, which is being used outside of the 
dripline of trees, encounters roots smaller than 2 inches, the wall of the trench adjacent 
to the street shall be hand trimmed, making clear, clean cuts through the roots. All 
damaged, torn, and cut roots shall be given a clean cut to remove ragged edges, which 
promote decay. Trenches shall be filled within 24 hours, but, where, this is not possible, 
the side of the trench adjacent to the trees shall be shaded with four layers of 
dampened, untreated burlap, wetted as frequently as necessary to keep the burlap wet. 
Roots 2 inches or larger, when encountered, shall be reported immediately to the Project 
Arborist, who will decide whether the applicant may cut the roots as mentioned above or 
shall excavate by hand or with compressed air under the root. The root is to be protected 
with dampened burlap. In addition, the top 2 feet of the foundation closest to trees shall 
be air spaded or hand dug under supervision of a licensed arborist to locate and 
evaluate any significant roots prior to mechanical excavation. The licensed arborist shall 
be required to submit a report to the City regarding the findings of the excavation and 
recommend any additional actions needed to protect the roots to preserve the health 
and structure of both the redwood and oak trees. 

Routing pipes. To avoid conflict with routes, pipes shall be routed outside of an area, 
ten times the diameter of a protected tree. In addition, where it is not possible to reroute 
pipes or trenches, the applicant shall bore beneath the dripline of the tree. The boring 
shall take place not less than 3 feet below the surface of the soil in order to avoid 
encountering feeder roots. 

Reporting. Any damage due to construction activities shall be reported to the Project 
Arborist or City Arborist within 6 hours. If a protected tree is damaged, the applicant shall 
follow any remedial actions deemed necessary by the City Arborist, such as planting 
additional trees, consistent with Chapter 11.06.090. 

Cultural Resources 

36. MM CUL-1: Compatible Cladding for Historic House: New construction on the 
relocated historic house shall be differentiated from the old and shall be compatible with 
the historic materials, features, size, scale and proportion, to protect the integrity of the 
property and its environment consistent with the Secretary of Interior’s standards for 
rehabilitation. The choice of materials shall be submitted to the City for approval as part 
of the design review process. 

 
Geology and Soils 

37. MM GEO-1: Implementation of Geotechnical Recommendations: The Applicant and 
their contractors shall implement the measures outlined and recommended in the 
Geotechnical Investigation Report Chapters 5 through 10 for the proposed construction 
at 1128-1132 Douglas Avenue. 
 

Hazards and Hazardous Materials 

38. MM HAZ-1: Preparation of a Site-specific Spill Prevention, Control and 
Countermeasure Plan: The applicant shall prepare a site-specific Spill Prevention, 
Control, and Countermeasure (SPCC) Plan that will identify spill prevention and 
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response measures and Best Management Practices (BMPs). The plan will emphasize 
site specific physical conditions to improve hazard prevention (e.g., identification of flow 
paths to nearest drains) and reduce effects of accidental spills if they occur. The 
Applicant shall designate a representative to ensure that all hazardous materials and 
safety plans are followed throughout the construction period. BMPs identified in SPCC 
Plan shall be implemented during project construction to minimize the risk of an 
accidental release and to provide the necessary information for emergency response. A 
copy of the project SPCC shall be submitted to the City for approval at least 30 days 
prior to construction. All construction personnel shall be required to attend SPCC training 
prior to conducting any work on the project site. 
 

39. MM HAZ-2: Soils Test: Prior to construction, the applicant shall evaluate shallow soils 
at the structure locations for the possible presence of lead and pesticides. If lead or 
pesticides are found within the tested soils, the applicant shall dispose of the soils, 
consistent with federal, state and local laws regarding disposal of hazardous materials. 

 
Hydrology and Water Quality 

40. MM HAZ-3: Project-specific Emergency Access Plan: The Applicant shall develop 
and implement a Project specific Emergency Access Plan. The applicant shall submit 
the plan to the City and all emergency services within the city, including the fire 
department and police department, at least 30 days prior to construction. The 
Emergency Access Plan shall require provisions for the: 
 
a) Implementation of standard safety practices, including installation of appropriate 

barriers between work zones and transportation facilities, placement of appropriate 
signage, and use of traffic control devices. 
 

b) Use of flaggers and/or signage to guide vehicles through or around construction 
zones using proper techniques for construction activities, including staging yard 
entrance and exit. 

 
c) Traffic detours for any road or lane closures with appropriate signage marking the 

detours. 
 

d) Timing of worker commutes and material deliveries to avoid peak commuting hours. 
 

e) Timing of lane and road closures. 
 

f) Plans for construction worker parking and transportation to work sites. 
 

g) Methods for keeping roadways clean. 
 

h) Storage of all equipment and materials in designated work areas in a manner that 
minimizes traffic obstructions and maximizes traffic sign visibility. 

 
i) Limiting vehicles to safe speed levels according to posted speed limits, road 

conditions, and weather conditions. 
 

j) Coordination with public transit providers. 
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k) Repair of asphalt and other road damage (e.g., curb and gutter damage, rutting in 
unpaved roads) caused by construction vehicles. 

 
l) Detours for cyclists and pedestrians when bike lanes or sidewalks must be closed. 
 
The Emergency Access Plan must at a minimum comply with the requirements of the 
City and must be submitted to the City for approval prior to commencing construction 
activities. 

Hydrology and Water Quality 

41. MM HYDRO-1: Stormwater Pollution Prevention Best Management Practices: The 
applicant will implement the following best  management practices during construction of 
the proposed project: 
 
a) Preserve existing vegetation where feasible. 

 
b) Limit disturbance to the work site. 

 
c) Install silt fences around the perimeter of the project site. 

 
Noise 

42. MM NOISE-1: Prepare a Relocation Plan and Obtain Approval from the City for 
Historic House Relocation Outside of Permitted Construction Hours: The Applicant 
shall prepare a Relocation Plan and obtain approval from the City under Municipal Code 
Section 18.07.110 for historic house relocation. The Relocation Plan shall include: 
 
1.  Exact procedure for cutting and dismantling the historic house, and loading on 

trucks. 

2.  Specific routes for movement of the historic house from its existing location to 524 
Oak Grove Avenue. 

3.  Exact procedure for setting the house in its new location. 

4.  Estimated duration for the various activities involved in the cutting, dismantling, 
loading, and setting of the House. 

5.  Coordination procedures with utilities, Caltrain, and appropriate City Departments. 

6.  Advance Notice to residents at each project site and  along the route regarding the 
start and duration of power interruption. 

7.  Measures to reduce impacts of power outage on residents such as: 

a) Power interruption phasing to reduce amount of time houses are affected. 
b) Offering affected parties dry ice for freezers and refrigerators. 
c) Offering generators for life support equipment. 
d) Security lighting. 
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Approval from the City for relocating the historic house outside of permitted construction 
hours would be contingent on abiding by all the best management practices required 
under Condition of Approval 19, and the measures included in the Noise Management 
Plan for the project. 
 

43. MM NOISE-2: Compliance with Title 24: Prior to issuance of a building permit, a 
qualified acoustical consultant shall review the final building plans to calculate expected 
interior noise levels. The building permit shall not be issued until the qualified acoustical 
consultant has reviewed the acoustical test report of all sound rated windows and doors 
and confirmed that the proposed building treatments will adequately reduce interior 
noise levels to 45 dBA or below. 
 

44. MM NOISE-3: Noise Management Plan: The applicant shall prepare a noise 
management plan that includes: 

 
a.  Identified routes for movement of construction-related vehicles and equipment 

developed in conjunction with the Burlingame Community Development Department 
so that noise-sensitive areas, including residences and schools, are avoided as 
much as possible. 

b.  A designated “Community Liaison” for construction activities. The Community Liaison 
would be responsible for responding to any local complaints regarding construction 
noise and vibration. The Community Liaison would determine the cause of the noise 
or vibration complaint and would implement reasonable measures to correct the 
problem. 

c.  Sending advance notice to neighborhood residents within 50 feet of the project site 
regarding the construction schedule and including the phone number for the 
disturbance coordinator. A notice with the name and phone number of the 
Community Liaison shall be posted at the project site. 

In the event that construction noise complaints are not resolved by scheduling, the 
applicant shall install temporary sound absorption barriers, such as noise control 
blankets, in addition to the standard noise barriers around the construction site required 
under Condition of Approval 19, best management practices. These additional barriers 
would be specifically designed for exterior use and would reduce the noise level beyond 
the fence line by at least 3 dBA.  

If noise complaints continue, the applicant shall install a temporary sound absorption 
barrier that would reduce the noise level beyond the fence line an additional 2 dBA, for a 
total noise reduction of 5 dBA beyond the fence line. 

Transportation and Traffic 

45. MM TRAFFIC-1: Construction Management Plan: The project applicant and its 
construction contractor(s) shall develop a construction management plan for review and 
approval by the City of Burlingame. The plan must include at least the following items 
and requirements to reduce, to the maximum extent feasible, traffic and parking 
congestion during construction: 
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a.  A set of comprehensive traffic control measures, including scheduling of major truck 
trips and deliveries to avoid peak traffic hours, detour signs if required, lane closure 
procedures, signs, cones for drivers, and designated construction access routes; 

b.  Identification of haul routes for movement of construction vehicles that would 
minimize impacts on motor vehicular, bicycle and pedestrian traffic, circulation and 
safety, and specifically to minimize impacts to the greatest extent possible on streets 
in the project area; 

c.  Notification procedures for adjacent property owners and public safety personnel 
regarding when major deliveries, detours, and lane closures would occur; 

d.  Provisions for monitoring surface streets used for haul routes so that any damage 
and debris attributable to the haul trucks can be identified and corrected by the 
project applicant.; 

e.  A construction parking plan to provide worker parking off site and generally off 
neighborhood streets, with shuttles or other transportation as needed to transport 
workers to the site; and 

f.  Designation of a readily available contact person for construction activities who 
would be responsible for responding to any local complaints regarding traffic or 
parking. This coordinator would determine the cause of the complaint and, where 
necessary, would  implement reasonable measures to correct the problem. 

46. MM TRAFFIC-2: Driveway Safety Enhancements: The project applicant and its 
construction contractor(s) shall implement the following safety enhancements: 
 
a. Flashing light sensors shall be placed within the project parking garage and rear 

surface parking areas to alert motorists outbound from the project parking areas that 
vehicles are inbound from Douglas Avenue (these could be video or loop detected); 
 

b. Signs shall be placed at the proposed project’s Douglas Avenue entrances that 
indicate: “Caution—Watch For Outbound Vehicles”; and 

 
c.  The project design shall be modified to allow for 12-foot access on the eastern-most 

driveway, except as necessary to avoid impact to the two significant trees. Toward 
the rear of the lot, that would require either loss of landscaping, further setback for 
the building (at least on the first floor), and/or loss of a parking space. 

Conditions of Approval for 524 Oak Grove Avenue: 

1. that the project shall be built as shown on the plans submitted to the Planning Division 
date stamped December 22, 2014, sheets A0.0 through A5.1, AR1.0, L1.1, L1.2, and 
GP1; 
 

2. that any changes to building materials, exterior finishes, windows, architectural features, 
roof height or pitch, and amount or type of hardscape materials shall be subject to 
Planning Division or Planning Commission review (FYI or amendment to be determined 
by Planning staff); 
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3. that any changes to the size or envelope of the first or second floors, or garage, which 

would include adding or enlarging a dormer(s), shall require an amendment to this 
permit; 

 
4. that any recycling containers, debris boxes or dumpsters for the construction project 

shall be placed upon the private property, if feasible, as determined by the Community 
Development Director; 

 
5. that demolition or removal of the existing structures and any grading or earth moving on 

the site shall not occur until a building permit has been issued and such site work shall 
be required to comply with all the regulations of the Bay Area Air Quality Management 
District; 

 
6. that prior to issuance of a building permit for construction of the project, the project 

construction plans shall be modified to include a cover sheet listing all conditions of 
approval adopted by the Planning Commission, or City Council on appeal; which shall 
remain a part of all sets of approved plans throughout the construction 
process.  Compliance with all conditions of approval is required; the conditions of 
approval shall not be modified or changed without the approval of the Planning 
Commission, or City Council on appeal; 

 
7. that all air ducts, plumbing vents, and flues shall be combined, where possible, to a 

single termination and installed on the portions of the roof not visible from the street; and 
that these venting details shall be included and approved in the construction plans 
before a Building permit is issued; 

 
8. that the project shall comply with the Construction and Demolition Debris Recycling 

Ordinance which requires affected demolition, new construction and alteration projects 
to submit a Waste Reduction  plan and meet recycling requirements; any partial or full 
demolition of a structure, interior or exterior, shall require a demolition permit; 

 
9. that the project shall meet all the requirements of the California Building and Uniform 

Fire Codes, 2013 Edition, as amended by the City of Burlingame; 
 
THE FOLLOWING CONDITIONS SHALL BE MET DURING THE BUILDING INSPECTION 
PROCESS PRIOR TO THE INSPECTIONS NOTED IN EACH CONDITION: 

10. that prior to scheduling the framing inspection the applicant shall provide a certification 
by the project architect or residential designer, or another architect or residential design 
professional, that demonstrates that the project falls at or below the maximum approved 
floor area ratio for the property;  

 
11. prior to scheduling the framing inspection the project architect or residential designer, or 

another architect or residential design professional, shall provide an architectural 
certification that the architectural details shown in the approved design which should be 
evident at framing, such as window locations and bays, are built as shown on the 
approved plans; architectural certification documenting framing compliance with 
approved design shall be submitted to the Building Division before the final framing 
inspection shall be scheduled; 
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12. that prior to scheduling the roof deck inspection, a licensed surveyor shall shoot the 
height of the roof ridge and provide certification of that height to the Building Division; 
and 

 
13. that prior to final inspection, Planning Division staff will inspect and note compliance of 

the architectural details (trim materials, window type, etc.) to verify that the project has 
been built according to the approved Planning and Building plans. 

 
Mitigation Measures from Environmental Impact Report 

Air Quality 

14. MM AIR-2: Air Filtration: A standard house heating, ventilation, and air conditioning 
(HVAC) system with a permanent filter of a minimum efficiency reporting value (MERV) 
of 13 or greater shall be installed at the relocated residence at 524 Oak Grove Avenue. 
The MERV13 filter shall provide one air exchange per hour if the air source is 
outside/unfiltered air or four air exchanges per hour if the air source is inside/recirculated 
air to provide an 80 percent or greater reduction of outdoor fine particulate matter 
(including DPM). 
 

Biological Resources 

15. MM BIO-2: Tree Protection Measures: Tree protection specifications were developed 
by Mayne Tree Expert Company Inc. for the protected trees surveyed at the Douglas 
Avenue and Oak Grove Avenue project sites. The applicant shall implement the 
following tree protection measures developed by Mayne Tree Expert Company Inc. and 
approved by the Arborist for protected trees. The Mayne Tree Expert Company Inc. 
reports shall be included on the demolition and construction plans of the project. 
 
Mulching. A 6-inch layer of coarse mulch woodchips shall be placed beneath the 
dripline of protected trees. Mulch is to be kept 12 inches from the trunk. 

Protective Barrier. A protective barrier or 6-foot chain link fence shall be installed 
around the dripline of protected trees. The fencing can be moved within the dripline if 
authorized by the Project Arborist or the City Arborist, but no closer than 2 feet from the 
trunk of any tree. Fence posts shall be 1.5 inches in diameter and are to be driven 2 feet 
into the ground. The distance between posts shall not be more than 10 feet. This 
enclosed area is the Tree Protection Zone (TPZ). Moveable barriers or chain link fencing 
secured to cement blacks can be substituted for “fixed” fencing if the Project Arborist and 
City Arborist agree that the fencing would have to be moved to accommodate certain 
phases of construction. The applicant may not move the fence without authorization from 
the Project Arborist or City Arborist. 

Construction Restrictions. During construction, the following restrictions shall be 
implemented: 

a) Runoff or spillage of damaging materials to the area below any tree canopy shall not 
be allowed. 
 

b) Storing materials, stockpiling soils, or parking/driving vehicles within the TPZ is not 
allowed. 
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c) Cutting, breaking, skinning, or bruising roots, branches, or trunks of protected trees 

is prohibited without first obtaining authorization from the City Arborist. 
 

d) Fires shall not be allowed under and adjacent to trees. 
 

e) Discharging exhaust into foliage shall be prohibited. 
 

f) Securing cables, chains, or ropes to trees or shrubs is prohibited. 
 

g) Trenching, digging, or excavating within the dripline of the TPZ of trees is prohibited 
without first obtaining authorization from the City Arborist. 

 
h) Applying soils sterilants under pavement near existing trees is prohibited. 

 
i) Machine trenching is prohibited within the driplines of trees, only excavation by hand 

or compressed air is allowed. 
 

Avoiding injury to roots. When a ditching machine, which is being used outside of the 
dripline of trees, encounters roots smaller than 2 inches, the wall of the trench adjacent 
to the street shall be hand trimmed, making clear, clean cuts through the roots. All 
damaged, torn, and cut roots shall be given a clean cut to remove ragged edges, which 
promote decay. Trenches shall be filled within 24 hours, but, where, this is not possible, 
the side of the trench adjacent to the trees shall be shaded with four layers of 
dampened, untreated burlap, wetted as frequently as necessary to keep the burlap wet. 
Roots 2 inches or larger, when encountered, shall be reported immediately to the Project 
Arborist, who will decide whether the applicant may cut the roots as mentioned above or 
shall excavate by hand or with compressed air under the root. The root is to be protected 
with dampened burlap. In addition, the top 2 feet of the foundation closest to trees shall 
be air spaded or hand dug under supervision of a licensed arborist to locate and 
evaluate any significant roots prior to mechanical excavation. The licensed arborist shall 
be required to submit a report to the City regarding the findings of the excavation and 
recommend any additional actions needed to protect the roots to preserve the health 
and structure of both the redwood and oak trees. 

Routing pipes. To avoid conflict with routes, pipes shall be routed outside of an area, 
ten times the diameter of a protected tree. In addition, where it is not possible to reroute 
pipes or trenches, the applicant shall bore beneath the dripline of the tree. The boring 
shall take place not less than 3 feet below the surface of the soil in order to avoid 
encountering feeder roots. 

Reporting. Any damage due to construction activities shall be reported to the Project 
Arborist or City Arborist within 6 hours. If a protected tree is damaged, the applicant shall 
follow any remedial actions deemed necessary by the City Arborist, such as planting 
additional trees, consistent with Chapter 11.06.090. 
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Cultural Resources 

16. MM CUL-1: Compatible Cladding for Historic House: New construction on the 
relocated historic house shall be differentiated from the old and shall be compatible with 
the historic materials, features, size, scale and proportion, to protect the integrity of the 
property and its environment consistent with the Secretary of Interior’s standards for 
rehabilitation. The choice of materials shall be submitted to the City for approval as part 
of the design review process. 
 

Noise 

17. MM NOISE-1: Prepare a Relocation Plan and Obtain Approval from the City for 
Historic House Relocation Outside of Permitted Construction Hours: The Applicant 
shall prepare a Relocation Plan and obtain approval from the City under Municipal Code 
Section 18.07.110 for historic house relocation. The Relocation Plan shall include: 
 
1.  Exact procedure for cutting and dismantling the historic house, and loading on 

trucks. 

2.  Specific routes for movement of the historic house from its existing location to 524 
Oak Grove Avenue. 

3.  Exact procedure for setting the house in its new location. 

4.  Estimated duration for the various activities involved in the cutting, dismantling, 
loading, and setting of the House. 

5.  Coordination procedures with utilities, Caltrain, and appropriate City Departments. 

6.  Advance Notice to residents at each project site and  along the route regarding the 
start and duration of power interruption. 

7.  Measures to reduce impacts of power outage on residents such as: 

a) Power interruption phasing to reduce amount of time houses are affected.  
b) Offering affected parties dry ice for freezers and refrigerators. 
c) Offering generators for life support equipment. 
d) Security lighting. 

 
Approval from the City for relocating the historic house outside of permitted construction 
hours would be contingent on abiding by all the best management practices required 
under Condition of Approval 19, and the measures included in the Noise Management 
Plan for the project. 
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RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BURLINGAME 
APPROVING APPLICATIONS FOR DESIGN REVIEW, CONDITIONAL USE PERMIT, FRONT 

SETBACK LANDSCAPE VARIANCE, PARKING VARIANCE, AND TENTATIVE PARCEL 
MAP FOR A MULTI-FAMILY DEVELOPMENT CONSISTING OF 27 RESIDENTIAL 

APARTMENTS ON PROPERTY LOCATED AT 1128-1132 DOUGLAS AVENUE (ASSESSOR 
PARCEL NOS: 029-132-180 and 029-132-190) AND APPLICATIONS FOR DESIGN REVIEW 
AND FRONT SETBACK VARIANCE FOR RELOCATION OF A PORTION OF THE EXISTING 

HOUSE AT 1128 DOUGLAS AVENUE TO PROPERTY LOCATED AT 524 OAK GROVE 
AVENUE (ASSESSORS PARCEL NO: 029-083-010) 

  
WHEREAS, on June 13, 2014, Jacob Furlong filed an application with the City of 

Burlingame Community Development Department – Planning Division requesting approval of 
the following requests: 

 
1128-1132 Douglas Avenue: 
 
 Design Review for construction of a new five-story, 27-unit apartment building with at-

grade and below-grade parking (reduced from 29 units); 
 

 Conditional Use Permit for building height (56’-10” proposed where a Conditional Use 
Permit is required if the building exceeds 35’-0” in height; 75’-0” is the maximum 
allowed); 

 
 Front Setback Landscape Variance (40% front setback landscaping proposed where 

60% is the minimum required); 
 
 Parking Variance for driveway width (9’-0” width proposed for the driveway along the 

north property line where 12’-0” is the minimum required); and 
 
 Tentative Parcel Map for Lot Combination to combine 52 feet of portion of Lot 3, Block 5 

(1128 Douglas Avenue) and 50 feet of Lot 3, Block 5 (1132 Douglas Avenue), 
Burlingame Land Company Map No 2; 

 
524 Oak Grove Avenue: 
 
 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; 
 

 Front Setback Variance to the second floor of the house (18’-0” proposed where 20’-0” is 
the minimum required); and 
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WHEREAS, on March 23, 2015 the Planning Commission conducted a duly noticed 

public hearing (design review study session) to review and comment upon the project designs at 
1128-1132 Douglas Avenue and 524 Oak Grove Avenue.  At that time direction was provided to 
the applicant for revisions to the project designs; and 

WHEREAS, on May 11, 2015 the Planning Commission conducted a duly noticed public 
hearing (environmental scoping session) to identify subjects to be analyzed in the project 
Environmental Impact Report (EIR). At that time comments were received from the Commission 
and public regarding issues to be addressed in the project EIR; and 

WHEREAS, a draft EIR was prepared to analyze project impacts; said draft EIR was 
circulated for a 45-day public review and comment period commencing on September 6, 2016 
and concluding on October 20, 2016.  During the circulation period, the Planning Commission 
conducted a duly noticed public hearing on October 11, 2016 that provided the opportunity for 
the Commission and interest members of the public to provide commentary on the analysis 
contained within the project EIR; and 

 
WHEREAS, a final EIR for the project was prepared following conclusion of the 

circulation period for the draft EIR on October 20, 2016; the final EIR containing responses to all 
comments received on the draft EIR was released for public review on February 3, 2017; and 

 
WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

February 13, 2017 at which time it considered certification of the final EIR and approval of all 
project entitlements, and continued action on the FEIR and on the project until additional 
information was provided by the applicant and staff; and 

WHEREAS, the Planning Commission conducted a duly noticed public hearing on    
April 24, 2017 at which time it considered certification of the final EIR and approval of all project 
entitlements.  Following consideration of all information contained in the April 24, 2017 staff 
report to the Planning Commission regarding the project, all written correspondence, and all 
public comments received at the public hearing, the Commission made the following findings 
regarding the project entitlements: 

 
1128-1132 Douglas Avenue 

Design Review Findings: 
 
 Compatibility with the existing character of the neighborhood, in that the project is 

consistent with existing buildings on the block characterized by simple massing, flat 
walls and roofs, and repetitive fenestration; the project mediates between existing two-, 
three- and four-story buildings in the area to create a continuous residential 
neighborhood, is well articulated and landscaped, and embraces the street and the 
pedestrian realm; 
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 Respect the mass and fine scale of adjacent buildings even when using different 
architectural styles, in that the design exhibits thoughtful massing, character and 
pedestrian scale, successfully creates a good transition between the existing two-, three- 
and four-story buildings in the neighborhood, and contains a four-story façade at the 
front of the building (fifth floor is setback 10 feet); 
 

 Maintain the tradition of architectural diversity, but with human scale regardless of the 
architectural style used, in that the architectural style blends traditional and 
contemporary design elements to be compatible with adjacent neighborhoods and the 
City as a whole, and that human scale is provided at the street level consisting of a front 
entry element, a pedestrian walk and benches, and on the upper levels individual 
balconies provide residential scale and character; and 
 

 Incorporate quality materials and thoughtful design which will last into the future, in that 
the exterior building materials include stucco, horizontal wood and concrete siding, 
balconies with wood railings and a wood base trim, aluminum windows and doors to be 
inset five inches, powder coated steel awnings above some of the windows throughout 
the building, and a decorative concrete shear wall is proposed to the left of the front 
entry. 

 
Conditional Use Permit Findings (Building Height): 
 
 The proposed use, at the proposed location, 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, in that the multiple-family residential use is 
consistent with the existing multiple-family residential uses in the neighborhood and that  
the massing satisfies the general plan objective to provide high-density residential 
development while being scaled to be compatible with existing adjacent development; 
 

 The proposed use will be located and conducted in a manner in accord with the 
Burlingame General Plan and the purposes of this title, in that it provides a multiple-
family residential use on a property determined to be suitable for such use in the Zoning 
Code and Burlingame General Plan; and 

 
 The proposed project will be compatible with the aesthetics, mass, bulk, and character of 

the existing and potential uses on adjoining properties in the general vicinity, in that 
given the existing neighborhood is generally composed of two to four story structures 
below 50 feet in height, the project is generally compatible with the surrounding 
structures in mass and scale with a proposed building height of 53’-7” to top of roof and 
56’-10” to top of parapet); and because the top (5th) floor is stepped back 10-feet from 
the face of the building, it will provide a sense of a four story building when viewed from 
nearby locations, will be a less prominent element of the front building façade, and given  
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the proximity of the project site to other buildings that exceed 35-feet in the general 
vicinity and in the Downtown area it will be compatible with the mass and character of 
buildings in the area. 

 
Variance Findings (Front Setback Landscape): 

 There are exceptional or extraordinary circumstances or conditions applicable to the 
property involved that do not apply generally to property in the same district, in that there 
are two protected sized trees located at the north east corner of the site, consisting of a 
39-inch diameter Redwood tree and a 27.6-inch diameter Coast Live Oak tree, and that 
that the applicant is proposing to retain as a part of the project; 
 

 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, in that the reduction of landscaping within the front setback 
enables a circular driveway to be added to help alleviate congestion on the street by 
allowing temporary parking for delivery vehicles, guests, and residents; 

 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, in that the proposed front setback landscaping is 
consistent with the existing multiple-family residential uses in the neighborhood; and 

 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, in that given the 
proposed front setback landscaping and circular driveway is consistent with existing 
multiple-family residential uses in the general vicinity and in the Downtown area, it will be 
compatible with the mass and character of buildings in the area. 

Variance Findings (Parking – Driveway Width): 

 There are exceptional or extraordinary circumstances or conditions applicable to the 
property involved that do not apply generally to property in the same district, in that there 
are two protected sized trees located at the north east corner of the site along the 
driveway, consisting of a 39-inch diameter Redwood tree and a 27.6-inch diameter 
Coast Live Oak tree, and that that the applicant is proposing to retain as a part of the 
project; 
 

 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, in that the reduction in the driveway width from 12 feet to 9 feet 
along portions of the driveway enables two existing protected sized trees to be retained;  
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 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, in that the reduction in the driveway width from 12 feet 
to 9 feet along portions of the driveway represents a minor reduction and permits access 
to the at-grade parking area at the rear of lot; and 

 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, in that the driveway is 
provided by an existing ingress/egress easement located along the north side property 
line which is consistent with driveway designs in the area. 

Tentative Parcel Map Findings: 
 
The proposed parcel map, together with the provisions for its design and improvement, is 
consistent with the Burlingame General Plan and consistent with the provisions of the 
Subdivision Map Act, and that the site is physically suited for the proposed type and density of 
development in that it provides a multiple-family residential use in an area identified as suitable 
for such use in the Zoning Code and Burlingame General Plan, provides vehicular and 
pedestrian circulation to serve the project, and is consistent with required development 
standards.  
 
524 Oak Grove Avenue 
 
Design Review Findings: 

 Compatibility of the architectural style with that of the existing character of the 
neighborhood, in that the architectural style, mass and bulk of the addition contains hip 
and gable roofs, composition shingle roofing, proportional plate heights, wood shingle 
siding, wood windows with wood trim, and covered porches throughout the house; 
 

 Respect for the parking and garage patterns in the neighborhood, in that the new 
detached garage, located at the rear of the site, will not be the dominant feature at the 
front of the house and that the driveway leading to the garage will provide a separation 
between the subject house and the adjacent house;  
 

 Architectural style and mass and bulk of structure, in that in that the architectural style, 
mass and bulk of the addition contains hip and gable roofs, proportional plate heights, 
and covered porches, fenestration and varied roof lines throughout the house to help 
break up the massing; 
 

 Interface of the proposed structure with the structures on adjacent properties, in that the 
windows and architectural elements of the proposed structure are placed so that the 
structure respects the interface with the structure with the adjacent property to the north 
(two other sides of triangular lot are bounded by streets); and 
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 Landscaping and its proportion to mass and bulk of structural components, in that the 
three existing protected size trees and two large street trees to remain, and four new 
trees and shrubs to be planted throughout the site will compliment and be compatible 
with the proposed addition. 

Variance Findings (Front Setback): 
 
 There are exceptional or extraordinary circumstances or conditions applicable to the 

property involved that do not apply generally to property in the same district, in that the 
triangular shape of the subject property is unusual where most of the lots in the 
neighborhood are rectangular and that the applicant is proposing to retain an existing 
40.7-inch diameter protected size tree in the rear yard as part of the project; 
 

 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 in that the encroachment into the front setback on the second 
floor (3 feet) enables an existing protected sized trees to be retained by allowing the 
building footprint to be stepped away the required distance from the tree; 

 
 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 in that the single-family residential use is consistent with 
the existing single-family residential uses in the neighborhood and that the proposed 3 
foot encroachment into the required second floor setback represents a minor 
encroachment and that the impact of the second floor is mitigated by varied rooflines, a 
dormer and chimney; and 
 

 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 in that the architectural 
style, mass and bulk of the addition contains hip and gable roofs, composition shingle 
roofing, proportional plate heights, wood shingle siding, wood windows with wood trim, 
and covered porches throughout the house, and therefore will be compatible with the 
mass and character of buildings in the area. 

 

WHEREAS, following the April 24, 2017 public hearing, the Planning Commission 
moved to certify the final EIR for the project and adopted mitigation measures and a mitigation 
monitoring plan for the project as recorded in a separate resolution adopted by the Commission.  
All mitigation measures shall be incorporated into the conditions of project approval. 

 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Burlingame, 
that the applications for Design Review, Conditional Use Permit for building height, Front 
Setback Landscape Variance, Parking Variance for driveway width, and Tentative Parcel Map at 
1128-1132 Douglas Avenue, zoned R-4; and Design Review and Front Setback Variance to 
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relocate the existing house at 1128 Douglas Avenue to 524 Oak Grove Avenue, which includes 
a first and second story addition to the relocated house and a new detached garage at 524 Oak 
Grove, zoned R-1 are hereby granted, subject to the following conditions: 

Conditions of Approval for 1128-1132 Douglas Avenue: 

1. that the project shall be built as shown on the plans submitted to the Planning Division 
date stamped April 14, 2017, sheets A0.0 through A5.1, C1, AR1.0, L1.1, L1.2, and   
GP-1;  
 

2. that prior to issuance of a building permit for construction of the project, the project 
construction plans shall be modified to include a cover sheet listing all conditions of 
approval adopted by the Planning Commission, or City Council on appeal; which shall 
remain a part of all sets of approved plans throughout the construction process. 
Compliance with all conditions of approval is required; the conditions of approval shall 
not be modified or changed without the approval of the Planning Commission, or City 
Council on appeal; 

 
3. that the maximum elevation to the top of the parapet and roof shall not exceed elevation 

80.96' and 77.71’, respectively, as measured from the average elevation at the top of the 
curb along Douglas Avenue (24.20') for a maximum height of 56'-10" to the top of the 
parapet; the garage floor finished floor elevation shall be elevation 13.30'; and that the 
top of each floor and final roof ridge shall be surveyed and approved by the City 
Engineer as the framing proceeds and prior to final framing and roofing inspections.  
Should any framing exceed the stated elevation at any point it shall be removed or 
adjusted so that the final height of the structure with roof shall not exceed the maximum 
height shown on the approved plans; 

 
4. that any changes to the size or envelope of the building, which would include expanding 

the footprint or floor area of the structure, replacing or relocating windows or changing 
the roof height or pitch, shall be subject to Planning Commission review (FYI or 
amendment to be determined by Planning staff); 

 
5. that prior to issuance of a building permit for the project, the applicant shall pay the first 

half of the public facilities impact fee in the amount of $58,138.50, made payable to the 
City of Burlingame and submitted to the Planning Division; 
 

6. that prior to scheduling the final framing inspection, the applicant shall pay the second 
half of the public facilities impact fee in the amount of $58,138.50, made payable to the 
City of Burlingame and submitted to the Planning Division; 

 
7. that the guest/delivery parking stall shall be marked and designated on the plans, this 

stall shall not be assigned to any unit and shall always be accessible for parking and not 
be used for resident storage; 

 
8. that if a security gate system across the driveway is installed in the future, the gate shall 

be installed a minimum 20'-0' back from the front property line; the security gate system 
shall include an intercom system connected to each dwelling which allows residents to 
communicate with guests and to provide guest access to the parking area by pushing a 
button inside their units; 
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9. that the trash receptacles, furnaces, and water heaters shall be shown in a legal 
compartment outside the required parking and landscaping and in conformance with 
zoning and California Building and Fire Code requirements before a building permit is 
issued; 

 
10. that trash enclosures and dumpster areas shall be covered and protected from roof and 

surface drainage and that if water cannot be diverted from these areas, a self-contained 
drainage system shall be provided that discharges to an interceptor; 
 

11. that all construction shall abide by the construction hours established in the municipal 
code;  

 
12. that during construction, the applicant shall provide fencing (with a fabric screen or 

mesh) around the project site to ensure that all construction equipment, materials and 
debris is kept on site;  

 
13. that storage of construction materials and equipment on the street or in the public right-

of-way shall be prohibited; 
 
14. that construction access routes shall be  limited  in order to prevent the tracking of dirt 

onto the public right-of-way, clean off-site paved areas and sidewalks using dry 
sweeping methods; 

 
15. that if construction is done during the wet season (October 1 through April 30), that prior 

to October 1 the developer shall implement a winterization program to minimize the 
potential for erosion and polluted runoff by inspecting, maintaining and cleaning all soil 
erosion and sediment control  prior to, during, and immediately after each storm even; 
stabilizing disturbed soils throughout temporary or permanent seeding, mulching 
matting, or tarping; rocking unpaved vehicle access to limit dispersion of mud onto public 
right-of-way; covering/tarping stored construction materials, fuels and other chemicals; 
 

16. that this project shall comply with the state-mandated water conservation program, and a 
complete Irrigation Water Management and Conservation Plan together with complete 
landscape and irrigation plans shall be provided at the time of building permit 
application; 

 
17. that all site catch basins and drainage inlets flowing to the bay shall be stenciled.  All 

catch basins shall be protected during construction to prevent debris from entering; 
 
18. that this proposal shall comply with all the requirements of the Tree Protection and 

Reforestation Ordinance adopted by the City of Burlingame in 1993 and enforced by the 
Parks Department; complete landscape and irrigation plans shall be submitted at the 
time of building permit application and the street trees will be protected during 
construction as required by the City Arborist; 

 
19. that project approvals shall be conditioned upon installation of an emergency generator 

to power the sump pump system; and the sump pump shall be redundant in all 
mechanical and electrical aspects (i.e., dual pumps, controls, level sensors, etc.).  
Emergency generators shall be housed so that they meet the City’s noise requirement; 
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20. that the project shall comply with the Construction and Demolition Debris Recycling 
Ordinance which requires affected demolition, new construction and alteration projects 
to submit a Waste Reduction  plan and meet recycling requirements; any partial or full 
demolition of a structure, interior or exterior, shall require a demolition permit; 

 
21. that demolition or removal of the existing structures and any grading or earth moving on 

the site shall not occur until a building permit has been issued and such site work shall 
be required to comply with all the regulations of the Bay Area Air Quality Management 
District; 

 
22. that the applicant shall comply with Ordinance 1503, the City of Burlingame Storm Water 

Management and Discharge Control Ordinance; 
 
23. that the project shall meet all the requirements of the California Building and Uniform 

Fire Codes, 2016 Edition, as amended by the City of Burlingame; 
 
24. that this project shall comply with Ordinance No. 1477, Exterior Illumination Ordinance: 
 
The following four (4) conditions shall be met during the Building Inspection process 
prior to the inspections noted in each condition: 

25. that prior to scheduling the foundation inspection a licensed surveyor shall locate the 
property corners, set the building envelope; 
 

26. that prior to scheduling the framing inspection, the project architect, engineer or other 
licensed professional shall provide architectural certification that the architectural details 
such as window locations and bays are built as shown on the approved plans; if there is 
no licensed professional involved in the project, the property owner or contractor shall 
provide the certification under penalty of perjury.  Certifications shall be submitted to the 
Building Division; 
 

27. that prior to scheduling the roof deck inspection, a licensed surveyor shall shoot the 
height of the roof ridge and provide certification of that height to the Building Division; 
 

28. that prior to final inspection, Planning Division staff will inspect and note compliance of 
the architectural details (trim materials, window type, etc.) to verify that the project has 
been built according to the approved Planning and Building plans; 

 
Mitigation Measures from Environmental Impact Report: 

Aesthetics 

29. MM AES-1: Design Review of the Proposed Project: The applicant shall submit 
revised plans for the proposed building at 1128-1132 Douglas Avenue to the City of 
Burlingame for design review. The Planning Commission as the responsible body for 
design review shall review the proposed project for compatibility with the City’s 
guidelines for a residential apartment building in the Downtown Specific Plan R-4 Base 
District. 
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30. MM AES-2: Exterior Lighting Plan: Prior to issuance of a building permit, a detailed 
Exterior Lighting Plan shall be provided. The lighting plan shall utilize the following 
standards: 

 
a) Control stray light through use of low-brightness fixtures with optical controls. 

 
b) Fully block all exterior light sources from off-site views. 

 
c) Do not permit any uplighting from any outdoor light fixture. 

 
d) Employ on-demand exterior lighting systems where feasible. Area lighting and 

security lighting shall be controlled by the use of timed switches and/or motion 
detectors. 

 
e)  Use tinted windows in all buildings to reduce glare from interior lights. 

31. MM AES-3: Use of Non-reflective Exterior Paint: Flat, non-reflective paint or 
integrated coloring shall be used in all exterior building materials throughout the project. 
 

Air Quality 

32. MM AIR-1: Construction Equipment Emissions Reduction: The construction 
contractor shall implement the BAAQMD Enhanced Exhaust Emissions Reduction 
Measures for Project Construction Equipment measure that requires project off-road 
equipment greater than 25 horsepower (hp) that operates for more than 20 total hours 
over the entire duration of construction activities to meet the following requirements: 
 
a) All backhoes engines shall meet CARB Tier 4 off-road emission standards. 

 
b) All other equipment engines shall meet or exceed CARB Tier 3 off-road emission 

standards or be retrofitted with a CARB Level 2 diesel particulate filter (DPF). 
 
33. MM AIR-2: Air Filtration: A standard house heating, ventilation, and air conditioning 

(HVAC) system with a permanent filter of a minimum efficiency reporting value (MERV) 
of 13 or greater shall be installed at the relocated residence at 524 Oak Grove Avenue. 
The MERV13 filter shall provide one air exchange per hour if the air source is 
outside/unfiltered air or four air exchanges per hour if the air source is inside/recirculated 
air to provide an 80 percent or greater reduction of outdoor fine particulate matter 
(including DPM). 

 
Biological Resources 

34. MM BIO-1: Pre-construction Bat Surveys The applicant shall implement the following 
measures during demolition of structures and tree removal or tree pruning. 
 
Structures.  Before demolition of existing structures, a qualified bat specialist shall 
conduct a day time search for potential roosting habitat and evening emergence surveys 
to determine if the structure is being used as a roost. Biologists conducting surveys for 
roost sites shall use naked eye, binoculars, and a high power spotlight to inspect 
buildings features that could house bats. The surfaces of the structure and the ground 
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around the structure shall be surveyed for bat signs, such as guano, staining, and prey 
remains. Evening (i.e., dusk) emergence surveys shall consist of at least one bat 
specialist positioned at different vantage points from the structure, watching for emerging 
bats from a half hour before sunset to 1 to 2 hours after sunset for a minimum of 2 nights 
within the season that construction will be taking place. Night vision goggles or full 
spectrum acoustic detectors should be used during emergence surveys to assist in 
species identification. All emergence surveys shall be conducted during favorable 
weather conditions (i.e., calm nights with temperatures conducive to bat activity [55° F 
and above] and no precipitation predicted). If roosting, special-status bats are present, 
measures developed by the bat specialist shall be implemented, as needed. Measures 
to protect the bats may include postponing demolition until after the May 1st through 
October 1st roosting period. Measures may include monitoring roosting to determine if 
the roost site is a maternal roost by either a visual inspection of the roost bat pups, or 
monitoring the roost after the adults leave for the night and listening for bat pups. 
Eviction of a maternal roost cannot occur because bat pups are not mature enough to 
leave the roost. If a roost is determined not to be a maternal roost, eviction of bats shall 
be conducted using bat exclusion techniques developed by Bat Conservation 
International and in consultation with CDFW that allow the bats to exit the roosting site, 
but prevent re-entry to the site. This work shall be completed by a BCI-recommended 
exclusion professional. The exclusion of bats shall be timed and carried out concurrently 
with any scheduled bird exclusion activities. Each roost lost (if any) shall be replaced in 
consultation with the CDFW and may include construction and installation of BCI-
approved bat boxes suitable to the bat species and colony size excluded from the 
original roosting site. Roost replacement shall be implemented before bats are excluded 
from the original roost sites. Once the replacement roosts are constructed and it is 
confirmed that bats are not present in the original roost site, the structures may be 
removed or sealed. 

Tree Removal. A qualified bat specialist shall examine trees to be removed or trimmed 
for suitable bat roosting habitat. High quality habitat features (large tree cavities, basal 
hollows, loose or peeling bark, larger snags, etc.) shall be identified and the area around 
these features searched for bats and bat sign (guano, culled insect parts, staining, etc.). 
The qualified bat specialist shall conduct evening visual emergence surveys of the 
source habitat feature, from a half hour before sunset to 1 to 2 hours after sunset for a 
minimum of two nights within the season that construction will be taking place. If it is 
found that roosting, special-status bats are present, measures developed by the bat 
specialist shall be implemented, as needed. 

35. MM BIO-2: Tree Protection Measures: Tree protection specifications were developed 
by Mayne Tree Expert Company Inc. for the protected trees surveyed at the Douglas 
Avenue and Oak Grove Avenue project sites. The applicant shall implement the 
following tree protection measures developed by Mayne Tree Expert Company Inc. and 
approved by the Arborist for protected trees. The Mayne Tree Expert Company Inc. 
reports shall be included on the demolition and construction plans of the project. 
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Mulching. A 6-inch layer of coarse mulch woodchips shall be placed beneath the 
dripline of protected trees. Mulch is to be kept 12 inches from the trunk. 

Protective Barrier. A protective barrier or 6-foot chain link fence shall be installed 
around the dripline of protected trees. The fencing can be moved within the dripline if 
authorized by the Project Arborist or the City Arborist, but no closer than 2 feet from the 
trunk of any tree. Fence posts shall be 1.5 inches in diameter and are to be driven 2 feet 
into the ground. The distance between posts shall not be more than 10 feet. This 
enclosed area is the Tree Protection Zone (TPZ). Moveable barriers or chain link fencing 
secured to cement blacks can be substituted for “fixed” fencing if the Project Arborist and 
City Arborist agree that the fencing would have to be moved to accommodate certain 
phases of construction. The applicant may not move the fence without authorization from 
the Project Arborist or City Arborist. 

Construction Restrictions. During construction, the following restrictions shall be 
implemented: 

a) Runoff or spillage of damaging materials to the area below any tree canopy shall not 
be allowed. 
 

b) Storing materials, stockpiling soils, or parking/driving vehicles within the TPZ is not 
allowed. 

 
c) Cutting, breaking, skinning, or bruising roots, branches, or trunks of protected trees 

is prohibited without first obtaining authorization from the City Arborist. 
 

d) Fires shall not be allowed under and adjacent to trees. 
 

e) Discharging exhaust into foliage shall be prohibited. 
 

f) Securing cables, chains, or ropes to trees or shrubs is prohibited. 
 

g) Trenching, digging, or excavating within the dripline of the TPZ of trees is prohibited 
without first obtaining authorization from the City Arborist. 

 
h) Applying soils sterilants under pavement near existing trees is prohibited. 

 
i) Machine trenching is prohibited within the driplines of trees, only excavation by hand 

or compressed air is allowed. 
 

Avoiding injury to roots. When a ditching machine, which is being used outside of the 
dripline of trees, encounters roots smaller than 2 inches, the wall of the trench adjacent 
to the street shall be hand trimmed, making clear, clean cuts through the roots. All 
damaged, torn, and cut roots shall be given a clean cut to remove ragged edges, which 
promote decay. Trenches shall be filled within 24 hours, but, where, this is not possible, 
the side of the trench adjacent to the trees shall be shaded with four layers of 
dampened, untreated burlap, wetted as frequently as necessary to keep the burlap wet. 
Roots 2 inches or larger, when encountered, shall be reported immediately to the Project 
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Arborist, who will decide whether the applicant may cut the roots as mentioned above or 
shall excavate by hand or with compressed air under the root. The root is to be protected 
with dampened burlap. In addition, the top 2 feet of the foundation closest to trees shall 
be air spaded or hand dug under supervision of a licensed arborist to locate and 
evaluate any significant roots prior to mechanical excavation. The licensed arborist shall 
be required to submit a report to the City regarding the findings of the excavation and 
recommend any additional actions needed to protect the roots to preserve the health 
and structure of both the redwood and oak trees. 

Routing pipes. To avoid conflict with routes, pipes shall be routed outside of an area, 
ten times the diameter of a protected tree. In addition, where it is not possible to reroute 
pipes or trenches, the applicant shall bore beneath the dripline of the tree. The boring 
shall take place not less than 3 feet below the surface of the soil in order to avoid 
encountering feeder roots. 

Reporting. Any damage due to construction activities shall be reported to the Project 
Arborist or City Arborist within 6 hours. If a protected tree is damaged, the applicant shall 
follow any remedial actions deemed necessary by the City Arborist, such as planting 
additional trees, consistent with Chapter 11.06.090. 

Cultural Resources 

36. MM CUL-1: Compatible Cladding for Historic House: New construction on the 
relocated historic house shall be differentiated from the old and shall be compatible with 
the historic materials, features, size, scale and proportion, to protect the integrity of the 
property and its environment consistent with the Secretary of Interior’s standards for 
rehabilitation. The choice of materials shall be submitted to the City for approval as part 
of the design review process. 

 
Geology and Soils 

37. MM GEO-1: Implementation of Geotechnical Recommendations: The Applicant and 
their contractors shall implement the measures outlined and recommended in the 
Geotechnical Investigation Report Chapters 5 through 10 for the proposed construction 
at 1128-1132 Douglas Avenue. 
 

Hazards and Hazardous Materials 

38. MM HAZ-1: Preparation of a Site-specific Spill Prevention, Control and 
Countermeasure Plan: The applicant shall prepare a site-specific Spill Prevention, 
Control, and Countermeasure (SPCC) Plan that will identify spill prevention and 
response measures and Best Management Practices (BMPs). The plan will emphasize 
site specific physical conditions to improve hazard prevention (e.g., identification of flow 
paths to nearest drains) and reduce effects of accidental spills if they occur. The 
Applicant shall designate a representative to ensure that all hazardous materials and 
safety plans are followed throughout the construction period. BMPs identified in SPCC 
Plan shall be implemented during project construction to minimize the risk of an 
accidental release and to provide the necessary information for emergency response. A 
copy of the project SPCC shall be submitted to the City for approval at least 30 days 
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prior to construction. All construction personnel shall be required to attend SPCC training 
prior to conducting any work on the project site. 
 

39. MM HAZ-2: Soils Test: Prior to construction, the applicant shall evaluate shallow soils 
at the structure locations for the possible presence of lead and pesticides. If lead or 
pesticides are found within the tested soils, the applicant shall dispose of the soils, 
consistent with federal, state and local laws regarding disposal of hazardous materials. 

 
Hydrology and Water Quality 

40. MM HAZ-3: Project-specific Emergency Access Plan: The Applicant shall develop 
and implement a Project specific Emergency Access Plan. The applicant shall submit 
the plan to the City and all emergency services within the city, including the fire 
department and police department, at least 30 days prior to construction. The 
Emergency Access Plan shall require provisions for the: 
 
a) Implementation of standard safety practices, including installation of appropriate 

barriers between work zones and transportation facilities, placement of appropriate 
signage, and use of traffic control devices. 
 

b) Use of flaggers and/or signage to guide vehicles through or around construction 
zones using proper techniques for construction activities, including staging yard 
entrance and exit. 

 
c) Traffic detours for any road or lane closures with appropriate signage marking the 

detours. 
 

d) Timing of worker commutes and material deliveries to avoid peak commuting hours. 
 

e) Timing of lane and road closures. 
 

f) Plans for construction worker parking and transportation to work sites. 
 

g) Methods for keeping roadways clean. 
 

h) Storage of all equipment and materials in designated work areas in a manner that 
minimizes traffic obstructions and maximizes traffic sign visibility. 

 
i) Limiting vehicles to safe speed levels according to posted speed limits, road 

conditions, and weather conditions. 
 

j) Coordination with public transit providers. 
 

k) Repair of asphalt and other road damage (e.g., curb and gutter damage, rutting in 
unpaved roads) caused by construction vehicles. 

 
l) Detours for cyclists and pedestrians when bike lanes or sidewalks must be closed. 
 



RESOLUTION NO. 
 

15 
 

The Emergency Access Plan must at a minimum comply with the requirements of the 
City and must be submitted to the City for approval prior to commencing construction 
activities. 

Hydrology and Water Quality 

41. MM HYDRO-1: Stormwater Pollution Prevention Best Management Practices: The 
applicant will implement the following best  management practices during construction of 
the proposed project: 
 
a) Preserve existing vegetation where feasible. 

 
b) Limit disturbance to the work site. 

 
c) Install silt fences around the perimeter of the project site. 

 
Noise 

42. MM NOISE-1: Prepare a Relocation Plan and Obtain Approval from the City for 
Historic House Relocation Outside of Permitted Construction Hours: The Applicant 
shall prepare a Relocation Plan and obtain approval from the City under Municipal Code 
Section 18.07.110 for historic house relocation. The Relocation Plan shall include: 
 
1.  Exact procedure for cutting and dismantling the historic house, and loading on 

trucks. 

2.  Specific routes for movement of the historic house from its existing location to 524 
Oak Grove Avenue. 

3.  Exact procedure for setting the house in its new location. 

4.  Estimated duration for the various activities involved in the cutting, dismantling, 
loading, and setting of the House. 

5.  Coordination procedures with utilities, Caltrain, and appropriate City Departments. 

6.  Advance Notice to residents at each project site and  along the route regarding the 
start and duration of power interruption. 

7.  Measures to reduce impacts of power outage on residents such as: 

a) Power interruption phasing to reduce amount of time houses are affected. 
 

b) Offering affected parties dry ice for freezers and refrigerators. 
 

c) Offering generators for life support equipment. 
 

d) Security lighting. 
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Approval from the City for relocating the historic house outside of permitted construction 
hours would be contingent on abiding by all the best management practices required 
under Condition of Approval 19, and the measures included in the Noise Management 
Plan for the project. 
 

43. MM NOISE-2: Compliance with Title 24: Prior to issuance of a building permit, a 
qualified acoustical consultant shall review the final building plans to calculate expected 
interior noise levels. The building permit shall not be issued until the qualified acoustical 
consultant has reviewed the acoustical test report of all sound rated windows and doors 
and confirmed that the proposed building treatments will adequately reduce interior 
noise levels to 45 dBA or below. 
 

44. MM NOISE-3: Noise Management Plan: The applicant shall prepare a noise 
management plan that includes: 

 
a.  Identified routes for movement of construction-related vehicles and equipment 

developed in conjunction with the Burlingame Community Development Department 
so that noise-sensitive areas, including residences and schools, are avoided as 
much as possible. 

b.  A designated “Community Liaison” for construction activities. The Community Liaison 
would be responsible for responding to any local complaints regarding construction 
noise and vibration. The Community Liaison would determine the cause of the noise 
or vibration complaint and would implement reasonable measures to correct the 
problem. 

c.  Sending advance notice to neighborhood residents within 50 feet of the project site 
regarding the construction schedule and including the phone number for the 
disturbance coordinator. A notice with the name and phone number of the 
Community Liaison shall be posted at the project site. 

In the event that construction noise complaints are not resolved by scheduling, the 
applicant shall install temporary sound absorption barriers, such as noise control 
blankets, in addition to the standard noise barriers around the construction site required 
under Condition of Approval 19, best management practices. These additional barriers 
would be specifically designed for exterior use and would reduce the noise level beyond 
the fence line by at least 3 dBA.  

If noise complaints continue, the applicant shall install a temporary sound absorption 
barrier that would reduce the noise level beyond the fence line an additional 2 dBA, for a 
total noise reduction of 5 dBA beyond the fence line. 

Transportation and Traffic 

45. MM TRAFFIC-1: Construction Management Plan: The project applicant and its 
construction contractor(s) shall develop a construction management plan for review and 
approval by the City of Burlingame. The plan must include at least the following items 
and requirements to reduce, to the maximum extent feasible, traffic and parking 
congestion during construction: 
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a.  A set of comprehensive traffic control measures, including scheduling of major truck 

trips and deliveries to avoid peak traffic hours, detour signs if required, lane closure 
procedures, signs, cones for drivers, and designated construction access routes; 

b.  Identification of haul routes for movement of construction vehicles that would 
minimize impacts on motor vehicular, bicycle and pedestrian traffic, circulation and 
safety, and specifically to minimize impacts to the greatest extent possible on streets 
in the project area; 

c.  Notification procedures for adjacent property owners and public safety personnel 
regarding when major deliveries, detours, and lane closures would occur; 

d.  Provisions for monitoring surface streets used for haul routes so that any damage 
and debris attributable to the haul trucks can be identified and corrected by the 
project applicant.; 

e.  A construction parking plan to provide worker parking off site and generally off 
neighborhood streets, with shuttles or other transportation as needed to transport 
workers to the site; and 

f.  Designation of a readily available contact person for construction activities who 
would be responsible for responding to any local complaints regarding traffic or 
parking. This coordinator would determine the cause of the complaint and, where 
necessary, would  implement reasonable measures to correct the problem. 

46. MM TRAFFIC-2: Driveway Safety Enhancements: The project applicant and its 
construction contractor(s) shall implement the following safety enhancements: 
 
a. Flashing light sensors shall be placed within the project parking garage and rear 

surface parking areas to alert motorists outbound from the project parking areas that 
vehicles are inbound from Douglas Avenue (these could be video or loop detected); 
 

b. Signs shall be placed at the proposed project’s Douglas Avenue entrances that 
indicate: “Caution—Watch For Outbound Vehicles”; and 

 
c.  The project design shall be modified to allow for 12-foot access on the eastern-most 

driveway, except as necessary to avoid impact to the two significant trees. Toward 
the rear of the lot, that would require either loss of landscaping, further setback for 
the building (at least on the first floor), and/or loss of a parking space. 

Conditions of Approval for 524 Oak Grove Avenue: 

1. that the project shall be built as shown on the plans submitted to the Planning Division 
date stamped December 22, 2014, sheets A0.0 through A5.1, AR1.0, L1.1, L1.2, and 
GP1; 
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2. that any changes to building materials, exterior finishes, windows, architectural features, 
roof height or pitch, and amount or type of hardscape materials shall be subject to 
Planning Division or Planning Commission review (FYI or amendment to be determined 
by Planning staff); 

 
3. that any changes to the size or envelope of the first or second floors, or garage, which 

would include adding or enlarging a dormer(s), shall require an amendment to this 
permit; 

 
4. that any recycling containers, debris boxes or dumpsters for the construction project 

shall be placed upon the private property, if feasible, as determined by the Community 
Development Director; 

 
5. that demolition or removal of the existing structures and any grading or earth moving on 

the site shall not occur until a building permit has been issued and such site work shall 
be required to comply with all the regulations of the Bay Area Air Quality Management 
District; 

 
6. that prior to issuance of a building permit for construction of the project, the project 

construction plans shall be modified to include a cover sheet listing all conditions of 
approval adopted by the Planning Commission, or City Council on appeal; which shall 
remain a part of all sets of approved plans throughout the construction 
process.  Compliance with all conditions of approval is required; the conditions of 
approval shall not be modified or changed without the approval of the Planning 
Commission, or City Council on appeal; 

 
7. that all air ducts, plumbing vents, and flues shall be combined, where possible, to a 

single termination and installed on the portions of the roof not visible from the street; and 
that these venting details shall be included and approved in the construction plans 
before a Building permit is issued; 

 
8. that the project shall comply with the Construction and Demolition Debris Recycling 

Ordinance which requires affected demolition, new construction and alteration projects 
to submit a Waste Reduction  plan and meet recycling requirements; any partial or full 
demolition of a structure, interior or exterior, shall require a demolition permit; 

 
9. that the project shall meet all the requirements of the California Building and Uniform 

Fire Codes, 2013 Edition, as amended by the City of Burlingame; 
 
THE FOLLOWING CONDITIONS SHALL BE MET DURING THE BUILDING INSPECTION 
PROCESS PRIOR TO THE INSPECTIONS NOTED IN EACH CONDITION: 

10. that prior to scheduling the framing inspection the applicant shall provide a certification 
by the project architect or residential designer, or another architect or residential design 
professional, that demonstrates that the project falls at or below the maximum approved 
floor area ratio for the property;  

 
11. prior to scheduling the framing inspection the project architect or residential designer, or 

another architect or residential design professional, shall provide an architectural 
certification that the architectural details shown in the approved design which should be 
evident at framing, such as window locations and bays, are built as shown on the 
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approved plans; architectural certification documenting framing compliance with 
approved design shall be submitted to the Building Division before the final framing 
inspection shall be scheduled; 

 
12. that prior to scheduling the roof deck inspection, a licensed surveyor shall shoot the 

height of the roof ridge and provide certification of that height to the Building Division; 
and 

 
13. that prior to final inspection, Planning Division staff will inspect and note compliance of 

the architectural details (trim materials, window type, etc.) to verify that the project has 
been built according to the approved Planning and Building plans. 

 
Mitigation Measures from Environmental Impact Report 

Air Quality 

14. MM AIR-2: Air Filtration: A standard house heating, ventilation, and air conditioning 
(HVAC) system with a permanent filter of a minimum efficiency reporting value (MERV) 
of 13 or greater shall be installed at the relocated residence at 524 Oak Grove Avenue. 
The MERV13 filter shall provide one air exchange per hour if the air source is 
outside/unfiltered air or four air exchanges per hour if the air source is inside/recirculated 
air to provide an 80 percent or greater reduction of outdoor fine particulate matter 
(including DPM). 
 

Biological Resources 

15. MM BIO-2: Tree Protection Measures: Tree protection specifications were developed 
by Mayne Tree Expert Company Inc. for the protected trees surveyed at the Douglas 
Avenue and Oak Grove Avenue project sites. The applicant shall implement the 
following tree protection measures developed by Mayne Tree Expert Company Inc. and 
approved by the Arborist for protected trees. The Mayne Tree Expert Company Inc. 
reports shall be included on the demolition and construction plans of the project. 
 
Mulching. A 6-inch layer of coarse mulch woodchips shall be placed beneath the 
dripline of protected trees. Mulch is to be kept 12 inches from the trunk. 

Protective Barrier. A protective barrier or 6-foot chain link fence shall be installed 
around the dripline of protected trees. The fencing can be moved within the dripline if 
authorized by the Project Arborist or the City Arborist, but no closer than 2 feet from the 
trunk of any tree. Fence posts shall be 1.5 inches in diameter and are to be driven 2 feet 
into the ground. The distance between posts shall not be more than 10 feet. This 
enclosed area is the Tree Protection Zone (TPZ). Moveable barriers or chain link fencing 
secured to cement blacks can be substituted for “fixed” fencing if the Project Arborist and 
City Arborist agree that the fencing would have to be moved to accommodate certain 
phases of construction. The applicant may not move the fence without authorization from 
the Project Arborist or City Arborist. 
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Construction Restrictions. During construction, the following restrictions shall be 
implemented: 

a) Runoff or spillage of damaging materials to the area below any tree canopy shall not 
be allowed. 
 

b) Storing materials, stockpiling soils, or parking/driving vehicles within the TPZ is not 
allowed. 

 
c) Cutting, breaking, skinning, or bruising roots, branches, or trunks of protected trees 

is prohibited without first obtaining authorization from the City Arborist. 
 

d) Fires shall not be allowed under and adjacent to trees. 
 

e) Discharging exhaust into foliage shall be prohibited. 
 

f) Securing cables, chains, or ropes to trees or shrubs is prohibited. 
 

g) Trenching, digging, or excavating within the dripline of the TPZ of trees is prohibited 
without first obtaining authorization from the City Arborist. 

 
h) Applying soils sterilants under pavement near existing trees is prohibited. 

 
i) Machine trenching is prohibited within the driplines of trees, only excavation by hand 

or compressed air is allowed. 
 

Avoiding injury to roots. When a ditching machine, which is being used outside of the 
dripline of trees, encounters roots smaller than 2 inches, the wall of the trench adjacent 
to the street shall be hand trimmed, making clear, clean cuts through the roots. All 
damaged, torn, and cut roots shall be given a clean cut to remove ragged edges, which 
promote decay. Trenches shall be filled within 24 hours, but, where, this is not possible, 
the side of the trench adjacent to the trees shall be shaded with four layers of 
dampened, untreated burlap, wetted as frequently as necessary to keep the burlap wet. 
Roots 2 inches or larger, when encountered, shall be reported immediately to the Project 
Arborist, who will decide whether the applicant may cut the roots as mentioned above or 
shall excavate by hand or with compressed air under the root. The root is to be protected 
with dampened burlap. In addition, the top 2 feet of the foundation closest to trees shall 
be air spaded or hand dug under supervision of a licensed arborist to locate and 
evaluate any significant roots prior to mechanical excavation. The licensed arborist shall 
be required to submit a report to the City regarding the findings of the excavation and 
recommend any additional actions needed to protect the roots to preserve the health 
and structure of both the redwood and oak trees. 

Routing pipes. To avoid conflict with routes, pipes shall be routed outside of an area, 
ten times the diameter of a protected tree. In addition, where it is not possible to reroute 
pipes or trenches, the applicant shall bore beneath the dripline of the tree. The boring 
shall take place not less than 3 feet below the surface of the soil in order to avoid 
encountering feeder roots. 
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Reporting. Any damage due to construction activities shall be reported to the Project 
Arborist or City Arborist within 6 hours. If a protected tree is damaged, the applicant shall 
follow any remedial actions deemed necessary by the City Arborist, such as planting 
additional trees, consistent with Chapter 11.06.090. 

Cultural Resources 

16. MM CUL-1: Compatible Cladding for Historic House: New construction on the 
relocated historic house shall be differentiated from the old and shall be compatible with 
the historic materials, features, size, scale and proportion, to protect the integrity of the 
property and its environment consistent with the Secretary of Interior’s standards for 
rehabilitation. The choice of materials shall be submitted to the City for approval as part 
of the design review process. 
 

Noise 

17. MM NOISE-1: Prepare a Relocation Plan and Obtain Approval from the City for 
Historic House Relocation Outside of Permitted Construction Hours: The Applicant 
shall prepare a Relocation Plan and obtain approval from the City under Municipal Code 
Section 18.07.110 for historic house relocation. The Relocation Plan shall include: 
 
1.  Exact procedure for cutting and dismantling the historic house, and loading on 

trucks. 

2.  Specific routes for movement of the historic house from its existing location to 524 
Oak Grove Avenue. 

3.  Exact procedure for setting the house in its new location. 

4.  Estimated duration for the various activities involved in the cutting, dismantling, 
loading, and setting of the House. 

5.  Coordination procedures with utilities, Caltrain, and appropriate City Departments. 

6.  Advance Notice to residents at each project site and  along the route regarding the 
start and duration of power interruption. 

7.  Measures to reduce impacts of power outage on residents such as: 

a) Power interruption phasing to reduce amount of time houses are affected.  
b) Offering affected parties dry ice for freezers and refrigerators. 
c) Offering generators for life support equipment. 
d) Security lighting. 

 
Approval from the City for relocating the historic house outside of permitted construction 
hours would be contingent on abiding by all the best management practices required 
under Condition of Approval 19, and the measures included in the Noise Management 
Plan for the project. 
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        ____________________________ 
                          Chairman 
 
I,    , Secretary of the Burlingame Planning Commission, do hereby 
certify that the foregoing resolution was adopted at a regular meeting of the Planning 
Commission held on the 24th day of April, 2017 by the following vote: 
 
AYES:  
NOES:  
ABSENT: 
 

        ____________________________ 
                                             Secretary 
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