


BURLINGAME CITY HALL 

501 PRIMROSE ROAD 

BURLINGAME, CA 94010

City of Burlingame

Meeting Minutes

Planning Commission

7:00 PM Council ChambersMonday, April 27, 2015

c. 12 Vista Lane, zoned R-1 - Application for Design Review, Hillside Area Construction 

Permit and Special Permits for attached garage and declining height envelope for a 

new, two-story single family dwelling with an attached garage (Jacob Furlong, Dreiling 

Terrones Architecture Inc, applicant and architect; Jiangnang Zhang, property owner )  

(33 noticed)  Staff Contact: Ruben Hurin

12 Vista Ln - Staff Report

12 Vista Ln - Attachments

12 Vista Ln - Received After

12 Vista Ln - 04.27.15 - recd after 2.pdf

Attachments:

Commissioner Terrones recused from this item because he has a business relationship with the 

applicant. Commissioner Gaul recused because he lives within 500 feet of the subject property. 

Commissioner Sargent recused for non-statutory reasons.

All Commissioners had visited the project site.  Commissioner Gum met with the neighbor across the 

street, and Commissioner DeMartini toured the property with the architect and met the property owner 

on site.

Questions of staff:

> Can electrical feed lines be discussed? The lines impact the view of the house across the street, so 

question is if they can go underground. (Hurin: It is not something the City can control in the Planning 

Commission review process. Since this is an existing neighborhood not sure if PG&E will allow a single 

lot to underground a utility. The applicant can look into it but it cannot be a condition of approval.)

> Discrepancy between declining height reduction in the staff report and the reduction cited in the 

architect's letter. (Hurtn: 28 sq ft reflects the surface area, whereas the staff report has described floor 

area.)

Chair DeMartini opened the public hearing.

Jabob Furlong represented the applicant:

> Intrested in undergrounding the wires to house if possilbe and PG&E is agreeable. Neighbor has 

reported that some newer houses in the neighborhood have done that.

> Will accept as a condition of approval using a dwarf tree in the front. Does not want to block the 

view, and is digging house low into hill to minimize impact.

> Change of materials.

Commission questions/comments:

> Appreciates reducing the plate heights.

> Anything constrianing relocating floor area from declining height envelope to rear of building? 

(Furlong: Yes - view easement extends across the site.)
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Public comments:

> None.

Commission discussion:

> Well designed, well articulated, likes materials, appreciates reduced height. 

> In the hills when there are slopes in every direction someone will loom over someone else. Given 

conditions the house is nicely settled into the site.  

> From downslope will see 23 feet of wall. Since there is room in the back and it is a big lot, would like 

to squeeze the building a bit more or reduce height to avoid encroaching declining height envelope.

> Fits into the neighborhood, colors fit in. 

> In the lot split application there were footprints could be built that would protect the trees. Given 

amount of trimming that will be needed to provide 4 feet of clearance, there will be nothing left of the 

protected tree. There was a promise it could be protected.

> Arborist report says the tree will be protected.

Commissioner Bandrapalli made a motion to approve the application, seconded by Commissioner Loftis . 

The motion failed by a vote of 2-2-3-0, with Commissioners DeMartini and Gum dissenting.

Commission discussion:

> Remaining issues are the tree and the declining height envelope. The project is otherwise 

supportable.

Commissioner Gum made a motion, seconded by Commissioner DeMartini, to continue the 

Action Item to the May 11, 2015 meeting. The motion carried by the following vote:

Aye: DeMartini, Loftis, Gum, and Bandrapalli4 - 

Recused: Sargent, Terrones, and Gaul3 - 
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BURLINGAME CITY HALL 

501 PRIMROSE ROAD 

BURLINGAME, CA 94010

City of Burlingame

Meeting Minutes

Planning Commission

7:00 PM Council ChambersMonday, March 9, 2015

e. 12 Vista Lane, zoned R-1 - Application for Design Review, Hillside Area Construction 

Permit and Special Permits for attached garage and declining height envelope for a 

new, two-story single family dwelling with an attached garage (Jacob Furlong, Dreiling 

Terrones Architecture Inc, applicant and architect; Jiangnang Zhang, property owner )  

(33 noticed)  Staff Contact: Ruben Hurin

Commissioner Terrones indicated that he would recuse himself from the discussion regarding Agenda 

Item 10e as he has a business relationship with the applicant.  He left the City Council Chambers.

Commissioner Gum noted that he had conversations with the property owners to the left and right of the 

project site.  All Commissioners had visited the project site.

Senior Planner Hurin provided an overview of the staff report.

Questions of staff:

There were no questions of staff.

Chair Bandrapalli opened the public hearing.

Jacob Furlong represented the applicant.

Commission comments/questions:

> Was any thought given to pushing back the garage in an effort to reduce the impact upon the 

declining height envelope?  (Furlong - the garage is pushed back as far as possible and already includes 

a 12% slope for the driveway.  Will need to mitigate water issues.)

> Has any thought been given to reducing parapet heights and plate heights in order to reduce mass 

along the left side?  (Furlong - these elements were pushed down from what they were in the prior 

design, but can look at further reductions.)

> Is there potential to step back the second story on the site to further reduce neighbor impacts?  

(Furlong - unable to make further changes in this area as it would eliminate a bedroom.  The story poles 

have been installed and convey the impact of the height.)

> Have there been any complaints received after installation of the story poles?  Has the applicant 

reached out to the neighbor on Hillside?  (Furlong - haven't consulted with that neighbor at this time.)

> Expressed concern about the impact of the construction debris upon the tree that is to be saved.  Is 

there the potential to retain a third stem of the tree?  (Furlong - noted that there will be an arborist on site 

during construction to assist in preserving it.)

> Shares concerns expressed regarding the plate heights.

> Not certain that the proposed design fits on the street.  May fit into the neighborhood, but needs to 

Page 1City of Burlingame Printed on 4/6/2015



March 9, 2015Planning Commission Meeting Minutes

adjust plate heights.

> Look aggressively at reducing the plate height.

> Should save as much of the tree as possible.

Public comments:

Neighbor at 2874 Hillside Drive: met with the applicant in advance of erection of the story poles.  Is 

concerned about the height of the garage.  Will vehicle lifts be installed?

Arthur Thomas, 16 Vista Lane: referenced the letter that he submitted in advance of the hearing.  Is 

concerned about shadows upon his neighboring property as well as plate heights and the potential loss 

ot the heritage treet.

Eilieen Shefsky, 24 Vista Lane:  Opposed to the Modern architecture; doesn't fit in with the other homes 

on the street.  Concerned about the mass and bulk of the home.  Feels property values in the area will 

be negatively impacted.  Concerned that the tree will eventually die.  Concerned about the location of the 

pool on the property; particularly about the safety from a structural perspective given that it will be built 

on landfill.  There are already drainage problems on the street.  The noise from the pool equipment is 

also a concern.  Feels that a full CEQA review should be required.

Michelle Menendez, 23 Vista Lane:  Doesn't feel that the architecture fits into the neighborhood.  The 

height and massing are a concern.

Chair Bandrapalli closed the public hearing.

Commission discussion:

> Installing a gable roof on the home would make it appear larger.

> Cannot prevent improvement of the property.

> Lower the plate heights.

> Development of the property will likely enhance property values.

> The design of the home properly steps down the hillside.

> Expressed concern about blockage of open space on the neighboring property to the left.

> Concerned about the stability of the property.

> Keep as much of the tree as possible.

> The declining height envelope request is completely driven by the slope of the lot.

> Is a nice piece of modern architecture.

> The project is not approvable today.

> Need a clear demonstration of view impacts upon neighboring properties.

> Could consider moving the garage further south and lower plate heights to address neighbor's 

concerns.

> A color rendering would be helpful.

Page 2City of Burlingame Printed on 4/6/2015



March 9, 2015Planning Commission Meeting Minutes

Chair Bandrapalli made a motion, seconded by Commissioner Gum, to place the project on the 

Regular Action Calendar when ready for Commission consideration0\.  The motion was 

approved unanimously by the following vote:

Aye: Bandrapalli, DeMartini, Loftis, Sargent, and Gum5 - 

Absent: Yie1 - 

Recused: Terrones1 - 
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  Secretary 

 

RESOLUTION APPROVING CATEGORICAL EXEMPTION, DESIGN REVIEW, HILLSIDE AREA 
CONSTRUCTION PERMIT AND SPECIAL PERMITS 

RESOLVED, by the Planning Commission of the City of Burlingame that: 
 
WHEREAS, a Categorical Exemption has been prepared and application has been made for Design 
Review, Hillside Area Construction Permit and Special Permits for declining height envelope and 
attached garage for a new, two-story single family dwelling and attached garage at 12 Vista Lane, 
Zoned R-1, Jianguang Zhang, 8 Vista Lane, Burlingame, CA, 94010, property owner, APN: 027-093-
320; 
 
WHEREAS, said matters were heard by the Planning Commission of the City of Burlingame on May 11, 
2015, at which time it reviewed and considered the staff report and all other written materials and 
testimony presented at said hearing; 
 
NOW, THEREFORE, it is RESOLVED and DETERMINED by this Planning Commission that: 
 

1. On the basis of the Initial Study and the documents submitted and reviewed, and comments 
received and addressed by this Commission, it is hereby found that there is no substantial evidence 
that the project set forth above will have a significant effect on the environment, and categorical 
exemption, per CEQA Section 15303 (a) of the CEQA Guidelines, which states that construction 
of a limited number of new, small facilities or structures, including one single-family residence, 
or a second dwelling unit in a residential zone, is exempt from environmental review.  In 
urbanized areas, this exemption may be applied to the construction or conversion of up to three 
(3) single-family residences as part of a project, is hereby approved. 

 
2. Said Design Review, Hillside Area Construction Permit and Special Permits are approved 

subject to the conditions set forth in Exhibit “A” attached hereto.  Findings for such Design 
Review, Hillside Area Construction Permit and Special Permits are set forth in the staff report, 
minutes, and recording of said meeting. 

 
3. It is further directed that a certified copy of this resolution be recorded in the official records of 

the County of San Mateo. 
 

 
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 11th day of May, 2015, by the following vote:



EXHIBIT “A” 
  
Conditions of Approval for Categorical Exemption, Design Review, Hillside Area Construction 
Permit and Special Permits. 
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Effective May 21, 2015 
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1. that the project shall be built as shown on the plans submitted to the Planning Division 

date stamped April 29, 2015, sheets A0.0 through A5.2, L1.1, L1.2, AR1.0, AR2.0 and 
G1.0; 

 
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 a certified arborist shall be on site during any grading or digging activities that take 
place within the designated tree protection zones, including the digging of the pier holes 
for the pier and grade beam foundation and digging for removal or installation of any 
utilities; 
 

5. that the property owner shall be responsible for implementing and maintaining all tree 
protection measures and trimming instructions as defined in the arborist report prepared 
by Kielty Arborist Services, dated January 29, 2015.  All tree protection measures shall 
be taken prior to beginning any tree removal activities, grading or construction on the 
site; 

6. that a licensed arborist, hired by the applicant, shall inspect the construction site once a 
week or more frequently if necessary and certify in writing to the City Arborist and 
Planning Division that all tree protection measures are in place and requirements are 
being met; 

7. that a licensed arborist shall provide a post-construction maintenance program to the 
property owners with instructions on how to maintain the Coast Live Oak tree and 
identify warning signs of poor tree health; the property owners shall be responsible for 
the maintenance of the tree for 3 years after construction is finalled by the City; 
 

8. that all clearing limits, easements, setbacks, sensitive or critical areas, buffer zones 
trees, and drainage courses are clearly delineated with field markers or fencing installed 
under the supervision of a licensed arborist and inspected by the City Arborist; and that 
adjacent properties and undisturbed areas shall be protected from construction impacts 
with vegetative buffer strips, sediment barriers or filters, dikes or mulching as designed 
by and installed with the supervision of a licensed arborist to standards approved by the 
City Arborist 

9. that the conditions of the Building Division’s July 7, 2014 and May 9, 2014 memos, the 
Parks Division’s February 26, 2015, February 3, 2015, July 8, 2014 and May 12, 2014 
memos, the Engineering Division’s June 19, 2014 memo, the Fire Division’s May 12, 
2014 memo and the Stormwater Division’s May 15, 2014 memo shall be met; 
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10. 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; 

 
11. that demolition for 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; 

 
12. 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; 

 
13. 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; 

 
14. 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; 

 
15. 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: 
 
16. 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;  

 
17. that prior to scheduling the foundation inspection, a licensed surveyor shall locate the 

property corners, set the building footprint and certify the first floor elevation of the new 
structure(s) based on the elevation at the top of the form boards per the approved plans; 
this survey shall be accepted by the City Engineer; 
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18. that 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; 

 
19. 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 

 
20. 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. 

 
 




