
 
 
 
 
 

 
 
   
 

PROJECT LOCATION 
1128-1132 Douglas Avenue 

 

Item No. 9c   
Design Review Study 



City of Burlingame 
Design Review, Conditional Use Permit, Front Setback Variance, Parking 

Variance and Lot Combination for New Apartment Building 
 
Address: 1128-1132 Douglas Avenue Meeting Date: March 23, 2015 
 
Request: Application for Design Review, Conditional Use Permit for building height, Front Setback Variance, 

Parking Variance for driveway width and Lot Merger for construction of a new five-story, 29-unit 
apartment building with at-grade and below-grade parking. 

 
Applicant and Architect: Dreiling Terrones Architecture Inc. APN: 029-132-180 and -190 
Property Owner: Zers Development Inc. Lot Area: 15,492 SF (combined lots) 
General Plan:  High Density Residential Zoning: R-4 
 Burlingame Downtown Specific Plan (R-4 Base District) 
Adjacent Development: Multifamily and Single Family Residential 
 
Current Use:   1128 Douglas Ave: Single family dwelling and 4-unit apartment building 
  1132 Douglas Ave: Single family dwelling 
Proposed Use:  29-unit residential apartment building. 
Allowable Use:   Multifamily, duplex, and single family residential uses. 
 
Environmental Review:  Environmental review is required for this project because the project exceeds four 
residential units (29 units proposed), and therefore does not qualify for an exemption from CEQA (California 
Environmental Quality Act).  A separate environmental scoping meeting will be held once an environmental 
consultant is chosen. 
 
The purpose of this design review study meeting is to provide initial comments on design elements as they 
relate to the proposed project at 1128-1132 Douglas Avenue (criteria include compatibility with the existing 
character of the neighborhood, respect the mass and fine scale of adjacent buildings even when using differing 
architectural styles, maintain the tradition of architectural diversity, but with human scale regardless of the 
architectural style used and incorporate quality materials and thoughtful design which will last into the future).   
 
Project Summary:  The applicant is proposing construction of a new, five-story, 29-unit residential apartment 
building with at-grade and below-grade parking at 1128-1132 Douglas Avenue, zoned R-4.  The proposed 
building would contain 29 apartment units in five floors with 12 at-grade parking spaces at the rear of the lot 
and 22 parking spaces in an underground garage.  The project includes three studio units, 18 one-bedroom 
units, seven two-bedroom units and one three-bedroom unit.  The average unit size proposed is 900 SF (1,250 
SF average maximum unit size permitted).  Staff would note that apartment projects are not required to provide 
common open space or private open spaces, as is required for condominium developments.  However, 
common spaces for residents and visitors, including an enclosed entry, lobby, community room and fitness 
room are provided on the ground floor.  In addition, balconies are provided for some of the units located at the 
front corners of the building.  The following applications are requested for this project: 
 
 Design Review for construction of a new five-story, 29-unit apartment building with at-grade and below-

grade parking (C.S. 25.29.045 and Chapter 5 of the Downtown Specific Plan); 
 

 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) (C.S. 25.29.060); 
 

 Front Setback Variance (18’-5” proposed where 19’-11” is the minimum required based on the average 
front setback of the block) (C.S. 25.29.075); 
 

 Parking Variance for driveway width (9’-0” width proposed for the driveway along the north property line 
where 12’-0” is the minimum required) (C.S. 25.70.025 (b) (2)); and 
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 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. 
 
The property at 1128 Douglas Avenue currently contains a two-story single family dwelling at the front of the 
site and a two-story four-unit apartment building at the rear of the site.  The property at 1132 Douglas Avenue 
currently contains a two-story single family dwelling at the front of the site and a detached one-car garage at 
the rear of the site.  1128 and 1132 Douglas Avenue are two independent lots owned by the same property 
owner.  The site is surrounded by single family and multifamily residential buildings. 
 
The proposed project includes demolishing the existing house and detached garage at 1132 Douglas Avenue 
and demolishing the existing four-unit apartment building at 1128 Douglas Avenue.  The rear portion of the 
existing single family dwelling at 1128 Douglas Avenue is also proposed to be demolished, however the front 
half of the house is proposed to be relocated to 524 Oak Grove Avenue.  The Planning Commission is 
reviewing a concurrent application for design review for the house to be relocated to Oak Grove Avenue, which 
includes a first and second story addition. 
 
In 2008, the City of Burlingame engaged Carey & Co. to complete an inventory of historic resources for the 
Downtown Specific Plan Area.  The purpose of this inventory was to identify properties that would qualify as 
historic resources for the City of Burlingame and appeared eligible for listing on the California Register of 
Historical Resources (CRHR) or the National Register of Historic Places (NRHP).  Carey & Co. determined that 
23 structures within the Plan Area appeared to be eligible for the CRHR or the NRHP.  1128 and 1132 Douglas 
Avenue are included on this list. 
 
Historic Resource Evaluations (Evaluation) were prepared for 1128 & 1132 Douglas Avenue by Page & 
Turnbull, Inc., dated May 14, 2013.  The results of the evaluation concluded that 1128 Douglas Avenue is 
eligible for individual listing on the California Register of Historical Resources under Criterion 1 (Events) for its 
association with early settlement patterns in the town of Burlingame.  The Evaluation notes that “Because the 
property was one of the first residences constructed in Burlingame and exemplifies an important pattern of 
development in Burlingame, the property at 1128 Douglas Avenue appears to be individually significant for its 
association with early settlement, and is therefore eligible for listing in the California Register under Criterion 1 
(Events).” 
 
1128 Douglas Avenue is also eligible for individual listing on the California Register of Historical Resources 
under Criterion 2 (Persons) due to its association with James R. and Jessie N. Murphy.  The Evaluation notes 
that “James R. Murphy was living in the Burlingame area by 1900 and serving as the town’s station master.  By 
1910 he was county clerk, a position he retained through to his death in 1940. His contributions to Burlingame 
government and civic life were varied and well documented. Jessie Murphy was also active in Burlingame 
government and civic life, serving as park commissioner and acting as a lifelong advocate for trees, a subject 
integral to Burlingame’s civic identity as the “City of Trees.” Both James and Jessie Murphy lived the majority 
of their lives in their house in Burlingame and raised three children there. The Murphys’ role in the 
development of Burlingame as well as their long association with the property meet the threshold for 
significance for listing in the listing in the California Register under Criterion 2 (Persons).  The Historic 
Resource Study for 1128 Douglas Avenue is attached for review. 
 
The results of the evaluation for 1132 Douglas Avenue concluded that it is not eligible for individual listing on 
the California Register of Historical Resources under any criteria.  The Historic Resource Study for 1132 
Douglas Avenue is attached for review. 
 
Design Review: The proposed project is subject to Chapter 5 of the Downtown Specific Plan (Design & 
Character).  Section 5.3 (pages 5-17 through 5-21) provides design guidelines specifically for residential areas 
within the Downtown Specific Plan area.  Section 5.4 (pages 5-22 through 5-27) provides more general design 
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guidelines that apply to all areas of the downtown, including residential areas.  As this application is the fourth 
residential project to be proposed since the Downtown Specific Plan was adopted in 2010 (first three projects 
were 1225 and 1433 Floribunda Avenue, and 21 Park Road), the relevant pages of the plan have been 
included as an attachment for convenience of commissioners. 
 
Materials proposed for the exterior of the building include stucco, horizontal wood and concrete siding.  The 
balconies would consist of wood railings and wood base trim.  Aluminum windows and doors would be used 
throughout the building, with powder coated steel awnings above some of the windows throughout the building.  
Concrete columns are proposed on the ground floor at the front and rear of the building.  The front entry of the 
building consists of an aluminum storefront window and door system.  A decorative concrete shear wall is 
proposed to the left of the front entry. 
 
The overall height of the building, as measured to the top of the parapet, is proposed at 56'-10" above average 
top of curb level where 75’-0” is the maximum allowed.  An application for a Conditional Use Permit is being 
requested since the building exceeds 35’-0” in height.  The Zoning Code allows 5% of the roof area, for such 
items as enclosed elevator shafts, stairways and other equipment, to project not more than 10’-0” above the 
top of parapet.  The elevator shaft and enclosed stairways to the roof level are exempt from the overall building 
height since they project 8’-0” above the top of parapet and take up less than 5% of the roof area. 
 
Off-Street Parking: Based on the number of bedrooms per unit proposed for this project, the Zoning Code 
requires a total of 34 off-street parking spaces for the residents of the units (1 space for each studio and one-
bedroom unit, 1.5 spaces for each two-bedroom unit and 2 spaces for each unit containing three or more 
bedrooms).  The project includes 12 at-grade parking spaces at the rear of the lot and 22 below-grade parking 
spaces in an underground garage, for a total of 34 off-street parking spaces.  An area for on-site deliveries is 
not required for apartment buildings and there is no guest parking required on-site for properties located within 
the Downtown Specific Plan area. 
 
Access to the below-grade parking spaces would be via a 14’-0” wide driveway located at the south end of the 
lot.  Access to the at-grade parking spaces at the rear of the lot would be via a 9’-0” wide driveway located at 
the north end of the lot.  There is an 8’-0” wide ingress/egress easement located along the north side property 
line; an extra 1’-0” is provided for the driveway width for a total of 9’-0”.  However, the applicant is requesting 
approval of a Parking Variance for the proposed driveway width along the north side property line (9’-0” 
proposed where 12’-0” is the minimum required). 
 
The Zoning Code requires that parking spaces be a minimum of 9'-0” wide x 20'-0” deep.  22 of the 34 parking 
spaces comply with this requirement.  The remaining 12 parking spaces measure 8’-6” wide x 20’-0” deep 
(code currently allows 8’-6” x 18’-0” for commercial and industrial uses).  However, as a policy the Downtown 
Specific Plan encourages “creative approaches” to providing on-site parking.  The proposed reduced parking 
space width meets the intent of the Downtown Specific Plan policy, and therefore a Parking Variance for 
parking space dimension is not required. 
 
Landscaping: Proposed landscaping throughout the site is shown on the Landscape and Irrigation Plans 
(sheets L1.1 and L1.2). The applicant is proposing 60.1% (1,174 SF) landscaping within the front setback area 
where 60% (1,171 SF) is the minimum required. 
 
An arborist report, dated August 8, 2014, was prepared by Mayne Tree Expert Company, which evaluates the 
existing trees on the site greater than 12 inches in diameter and provides tree protection specifications (see 
attached).  Several smaller trees are also proposed to be removed, however they were not evaluated since 
they do not qualify as a protected size tree.   
 
The proposed project includes removing four protected size trees, including a 20-inch diameter Chinese Tallow 
tree at the front of the site, an 18.1-inch diameter Liquid Amber tree along the right side property line, a 21.2-
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inch diameter Cottonwood tree at the rear of the site and a 16.3-inch diameter Apple tree along the left side 
property line.  A tree removal permit to remove these trees was issued by the Parks Division in January 2015 
contingent upon 1) the building and landscape plans being approved by the City (building permit issued for 
construction) and 2) that the trees would fall within the footprint of the proposed project.  Several other trees on 
the project site are also proposed to be removed; however they are not of a protected size. 
 
The existing Redwood tree (39-inch diameter) and Coast Live Oak tree (27.6-inch diameter), located at the 
front left corner of the lot, will remain and will need to be protected during construction as outlined in Mayne 
Tree Company’s arborist report.  In addition, the City Arborist notes in his memo dated December 4, 2014 that 
the Tree Protection Zone must be in place and confirmed by the City Arborist prior to construction and that the 
excavation around these trees may only be done by hand and instructed by an independent arborist report. 
 
There are four street trees in front of the subject property, including three small Purple Leaf Plums and an 18-
inch diameter Sycamore Maple tree.  The three Purple Leaf Plum trees will need to be removed during 
construction, but will be replaced with three new street trees after construction, with a species recommended 
by the City Arborist.  The existing Sycamore Maple tree will remain and will be protected during construction. 
 
In accordance with the City's requirements, each lot developed with a multifamily residential use is required to 
provide a minimum of one 24-inch box-size minimum non-fruit trees for every 2000 SF of lot coverage.  Based 
on the proposed project, a total of eight landscape trees are required on site.  The proposed landscape plan for 
the project complies with the on-site reforestation requirements.  There will be a total of nine trees on site, 
including an existing Redwood tree and Coast Live Oak trees at the front corner of the lot and seven new 24-
inch box size trees, including four Magnolia “Yellow Bird” trees at the rear of the site, two Japanese Maple 
trees at the front, left corner of the site and a Western Redbud tree at the front of the site. 
 
Affordable (Below-Market Rate) Units: The City’s previous Inclusionary Housing Ordinance has been 
replaced by a Density Bonus Ordinance consistent with State Law. The Density Bonus Ordinance is 
discretionary, and projects are not obligated to provide affordable units unless they seek to utilize development 
standard incentives offered by the ordinance. The applicant has chosen not to apply any of the development 
standard incentives offered by the Density Bonus Ordinance and therefore is not providing any affordable units 
as part of the project. 
 
 
 
 
 
 

This space intentionally left blank. 
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1128-1132 Douglas Avenue 
Lot Area: 15,492 SF Plans date stamped: January 21, 2015 
 PROPOSED ALLOWED/REQUIRED 

Front (1st flr): 
(2nd flr): 
(3rd flr): 
(4th flr): 
(5th flr): 

18'-5” ¹ 
18'-5” ¹ 
18'-5” ¹ 
18'-5” ¹ 
18’-5” ¹ 

19'-11” (block average) 
 

Left Side (1st flr): 
(2nd flr): 

(3rd flr): 
(4th flr): 
(5th flr): 

7'-0" to concrete shear wall 
11'-0" 
11'-0" 
11’-0” 
11’-0” 

7'-0" 
8'-0" 
9'-0" 
10’-0” 
11’-0” 

Right Side (1st flr): 
(2nd flr): 

(3rd flr): 
(4th flr): 
(5th flr): 

11'-0" 
11'-0" 
11’-0” 
11’-0” 
11’-0” 

7'-0" 
8'-0" 
9'-0" 
10’-0” 
11’-0” 

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

(3rd flr): 
(4th flr): 
(5th flr): 

20'-5” 
20'-0” 
20'-0” 
20'-0” 
20’-0” 

20’-0” 
20'-0" 
20'-0" 
20’-0” 
20’-0” 

 
 Lot Coverage: 

 
7746 SF 

50% 

 
7746 SF 

50% 
 

Building Height: 56'-10” ² 
 
75’-0" maximum/CUP required to 

exceed 35’-0” 
 

Off-Street Parking: 34 spaces 
80% covered 

 
 

34 spaces 
80% must be covered 

 
No guest parking or delivery space 

required 
 

Driveway Width: 9'-0” for driveway along north side 
property line ³ 

 
12’-0" required 

 
Front Setback Landscaping: 

 
60.1% 

1174 SF 

 
60% 

1171 SF 

¹ Front Setback Variance (18’-5” proposed where 19’-11” is the minimum required based on the average front setback 
of the block). 

²  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). 

³  Parking Variance for driveway width (9’-0” width proposed for the driveway along the north property line where 12’-0” 
is the minimum required). 
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Staff Comments: See attached comments from the Building, Parks, Engineering, Fire and Stormwater 
Divisions. 
 
Design Review Criteria: A design review application in multifamily residential (R-3 and R-4) Districts shall be 
reviewed by the Planning Commission for the following considerations (Code Section 25.57.030 f, 1-4): 
 
(1) Compatibility with the existing character of the neighborhood; 
 
(2) Respect the mass and fine scale of adjacent buildings even when using differing architectural styles; 
 
(3) Maintain the tradition of architectural diversity, but with human scale regardless of the architectural style 
 used; and 
 
(4) Incorporate quality materials and thoughtful design which will last into the future. 
 
Findings for a Conditional Use Permit:  In order to grant a Conditional Use Permit the Planning Commission 
must find that the following conditions exist on the property (Code Section 25.52.020 a-c): 
 
(a) 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; 

 
(b) the proposed use will be located and conducted in a manner in accord with the Burlingame general 

plan and the purposes of this title; 
 
(c) the Planning Commission may impose such reasonable conditions or restrictions as it deems 

necessary to secure the purposes of this title and to assure operation of the use in a manner 
compatible with the aesthetics, mass, bulk and character of existing and potential uses on adjoining 
properties in the general vicinity. 

 
(d) removal of any trees located within the footprint of any new structure or addition is necessary and is 

consistent with the city’s reforestation requirements, and the mitigation for the removal that is proposed. 
 
Required Findings for Variance: In order to grant a Variance, the Planning Commission must find that the 
following conditions exist on the property (Code Section 25.54.020 a-d): 
 
(a) there are exceptional or extraordinary circumstances or conditions applicable to the property involved 

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

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

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

and potential uses of properties in the general vicinity. 
 
Ruben Hurin, Senior Planner 
 
c. Dreiling Terrones Architecture Inc., applicant and architect 
 Zers Douglas LLC, property owner      
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Attachments: 
 
Application to the Planning Commission 
Explanation Letter provided by the Applicant, dated October 31, 2014 
Conditional Use Permit Application 
Variance Applications 
Downtown Specific Plan Applicable Design Guidelines 
Western Window Systems Manufacture Brochure 
Arborist Report Prepared by Mayne Tree Expert Company, Inc., dated August 8, 2014 
Letter Submitted by Jennifer Pfaff, President of The Burlingame Historical Society, dated July 2, 2013 
Photographs of the Neighborhood 
Staff Comments 
Notice of Public Hearing – Mailed March 13, 2015 
Aerial Photo 
 
Separate Attachments: 
 
Historical Resource Evaluation for 1128 Douglas Avenue, prepared by Page & Turnbull, Inc., dated May 14, 
 2013 
Historical Resource Evaluation for 1132 Douglas Avenue, prepared by Page & Turnbull, Inc., dated May 15, 
 2013 
 
 













5.0  Design & Character 

5-��

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.
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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.
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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. 








































































































































































