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RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BURLINGAME 
APPROVING AN APPLICATION FOR CATEGORICAL EXEMPTION, DESIGN REVIEW,   

DENSITY BONUS, AND APPROVAL OF COMMUNITY BENEFITS DEVELOPMENT UNDER 
TIER 3 DEVELOPMENT STANDARDS FOR A NEW 8-STORY, 311-UNIT RESIDENTIAL 

APARTMENT DEVELOPMENT AT 1766 EL CAMINO REAL 
 

WHEREAS, on November 17, 2021, Carmel Partners filed an application with the City of Burlingame 
Community Development Department – Planning Division requesting approval of the following 
requests: 
 
 Design Review for construction of a new 8-story, 311-unit residential apartment development 

with below grade parking (C.S. 25.40.020); 
 

 Density Bonus for 72 additional units over the density permitted for Tier 3 development (C.S. 
25.63.020(a)(2); 
 

 Density Bonus to allow an incentive/concession and waivers to development standards to 
facilitate the provision of affordable housing; request for waivers/modifications for lot coverage 
standard, open space standard, side and rear setback standards, and use of compact parking 
spaces and dimension; and 
 

 Approval of Community Benefits Bonuses for a Tier 3 development (C.S. 25.40.030(B)(3). 
 
WHEREAS, on March 28, 2022 the Planning Commission conducted a duly noticed public 

hearing (design review study) to review a new 8-story, 311-unit residential apartment development 
project. At that time the Planning Commission requested additional information and asked the applicant 
to consider making changes to the project to address their concerns; and 
 

Following consideration of all information contained in the June 13, 2022 staff report to the 
Planning Commission regarding the project, all written correspondence, and all public comments 
received at the public hearing, the Planning Commission grants approval of the 311-unit residential 
apartment development based on the following findings regarding the project entitlements: 
 
Design Review Findings: 
 

 That the proposed project supports the pattern of diverse architectural styles that 
characterize the City’s mixed-use area with the use of a variety of materials including 
composite wood panels, dark brick base materials, light brick on the upper levels, with 
stucco and metal and glass railings. This gateway property includes a corner feature piece 
that is enhanced with composite wood panels that sets apart this focal corner from the rest 
of the building. The building has massing that steps down with roof decks and is well 
articulated throughout. The façades are broken into various heights and steps to provide 
visual relief and interest.  

 
 That the design respects and promotes pedestrian activity by providing a ground floor with 

pronounced canopy and lush landscaping. The parking is not dominant on the façades as it 
is located behind the elevations and below grade. New street trees, planters, and amenities 
create activity along the route to the nearby transit opportunities, with multiple 
enhancements being development both on and off-site to improve safety. 
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 That on this visually prominent, gateway site the building has been designed with roof decks 
at El Camino Real and California Drive with an urban design that compliments both the new 
and old architectural fabric in the surrounding area; 

 
 That the building is compatible with the mass, bulk, scale, and existing materials of existing 

development in that the exterior building materials include canopies, aluminum storefront 
windows, wood composite panels, light and dark brick, and a variety of colored stucco 
finishes; and 

 
 That site features such as fencing, landscaping, and pedestrian circulation as well as off-site 

improvements to enrich the existing opportunities of the neighborhood. 
 
WHEREAS, said matters were heard by the Planning Commission of the City of Burlingame on 

June 13, 2022, 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: 
 

Section 1. On the basis of 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 15332, In-Fill Development Projects, is hereby approved. 

 
Section 2.   Said Design Review, State Density Bonus, and Approval of Community Benefits 

for development under Tier 3 development standards are approved subject to the conditions set forth in 
Exhibit “A” attached hereto. Findings for such Design Review, State Density Bonus, and Approval of 
Community Benefits for development under Tier 3 development standards are set forth in the staff 
report, minutes, and recording of said meeting. 

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

official records of the County of San Mateo. 
 
 
 

  
Chairperson 

 
 
 
 
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 13th day of June, 2022, by the following vote: 
 
 
 
 
 
 

  
Secretary 
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Conditions of Approval for Categorical Exemption, Design Review, State Density Bonus, and 
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1. that the project shall be built as shown on the plans submitted to the Planning Division date 

stamped June 2, 2022, sheets A0.1 through A5.4, sheets L-1 through L-9, and C1.0 through 
C6.0;  

 
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 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); 
 

4. the Project is located next to the Burlingame Police Department located at 1111 Trousdale 
Drive, and may potentially interfere with the Police Department's existing public safety 
communications equipment. If deemed necessary by the City and at the City’s sole 
discretion, the City will design upgraded and/or new communications equipment to be located 
solely on Police Department property, on both Police Department property and the Project 
site, or solely at the Project Site. This equipment may include wireless access points, 
antennae, and any other equipment or structure required for continued Police Department 
communications, including upgrades to existing communications equipment or structures 
located on Police Department property (collectively, the "Communications 
Equipment"). Property owner shall permit any of the Communications Equipment to be 
placed on the roof of the new Project structure as may be required by the City's design and 
as shown on the Project roof plans, sheet A1.10. Property owner shall be responsible for all 
actual costs associated with the Communications Equipment, including the City's costs to 
design the Communications Equipment and any reasonable project management costs 
(collectively, the “Communications Equipment Costs”). Property owner is responsible for all 
actual Communications Equipment Costs, except that in no event shall the property owner's 
obligation to pay Communications Equipment Costs exceed $450,000. The City shall be 
obligated to pay any Communications Equipment Costs exceeding $450,000.  Payment of 
the Communication Equipment Costs shall be made in full to the City prior to issuance of a 
building permit for the Project unless alternative timing for payment is permitted by the City in 
its sole discretion.  If any Communications Equipment will be located on the Project site, 
the property owner shall provide the electrical supply source for use by any such 
Communications Equipment and shall enter into an access and location agreement with the 
City which, among other things, permits authorized representatives of the City to gain access 
to the Communications Equipment location for purposes of construction, installation, 
maintenance, adjustment, and repair upon reasonable notice to the property owner or 
owner’s successor in interest. This access and location agreement shall be recorded prior to 
building permit issuance and shall include terms that convey the intent and meaning of this 
condition; 
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5. that prior to issuance of a building permit for the project, the project applicant shall pay the 

first half of the North Burlingame/Rollins Road Development Fee in the amount of 
$147,939.40, made payable to the City of Burlingame and submitted to the Planning Division; 

 
6. that prior to scheduling the final framing inspection, the project applicant shall pay the second 

half of the North Burlingame/Rollins Road Development Fee in the amount of $147,939.40, 
made payable to the City of Burlingame and submitted to the Planning Division; 

 
7. that prior to final inspection or the date the certificate of occupancy is issued, whichever 

occurs first, the project applicant shall pay the Public Impact Fees in the amount of 
$1,027,948.00 in full, payable to the City of Burlingame and submitted to the Planning 
Division; 
 

8. that the project shall be constructed in accordance with the “Request for Alternate Materials 
or Methods of Construction” agreement between the applicant (or any future owner) and 
Central County Fire Department dated March 30, 2022, which requires the following added 
condition: 1) that all residential unit and their adjoining corridors shall be equipped with 
residential fast response sprinkler heads; 

 
9. that the project shall include twenty-two (22) affordable units to households of “Very Low 

Income” category, as defined as earning a maximum of 50% of the San Mateo County Area 
Median Income; the City Manager shall be authorized to execute an agreement with the 
applicant and the applicant shall enter into an agreement for the administration of the renting 
or leasing of the affordable units prior to issuance of a building or construction permit for the 
project; 

 
10. that the required affordable dwelling units shall be constructed concurrently with market-rate 

units; 
 
11. that the twenty-two (22) moderate income restricted affordable units shall remain restricted 

and affordable to the designated income group for a minimum period of fifty-five (55) years 
(or a longer period of time if required by the construction or mortgage financing assistance 
program, mortgage insurance program, or rental subsidy program); 

 
12. that the twenty-two (22) restricted affordable units shall be built on-site and be dispersed 

within the development. The number of bedrooms of the restricted affordable units shall be 
equivalent to the bedroom mix and average sizes of the non-restricted units in the 
development; except that the applicant may include a higher proportion of restricted 
affordable units with more bedrooms. The design and construction of the affordable dwelling 
units shall be consistent with the design, unit layout, and construction of the total project 
development in terms of appearance, exterior construction materials, and unit layout; 
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13. that the applicant shall enter into a regulatory agreement with the City; the terms of this 

agreement shall be approved as to form by the City Attorney’s Office, and reviewed and 
revised as appropriate by the reviewing City official; this agreement will be a form provided by 
the City, and will include the following terms: 
(a) The affordability of very low, lower, and moderate income housing shall be assured in a 

manner consistent with Government Code Section 65915(c)(1); 
(b) An equity sharing agreement pursuant to Government Code Section 65915(c)(2); 
(c) The location, dwelling unit sizes, rental cost, and number of bedrooms of the affordable 

units; 
(d) A description of any bonuses and incentives, if any, provided by the City; and 
(e) Any other terms as required to ensure implementation and compliance with this section, 

and the applicable sections of the density bonus law; 
 

14. that the above noted regulatory agreement regarding the twenty-two (22) restricted affordable 
units shall be binding on all future owners and successors in interest; the agreement is 
hereby a condition of all development approvals and shall be fully executed and recorded 
prior to the issuance of any building or construction permit for the project; 
 

15. that the project shall include the Transportation Demand Management Measures as 
proposed in the Transportation Demand Management Plan, prepared by Hexagon 
Transportation Consultants, Inc., dated December 7, 2021; 
 

16. that a TDM annual report shall be prepared by a qualified, independent consultant and paid 
for by the owner and submitted to the City of Burlingame annually; with the initial, or baseline, 
commute survey report to be conducted and submitted one (1) year after the granting of a 
certificate of occupancy for 75 percent or more of the project and annually after that; 
 

17. that the TDM annual report shall provide information about the level of alternative mode-uses 
and in the event a 25 percent reduction in peak-hour vehicle trips and reduction in overall 
parking demand is not met, the report shall explain how and why the goal has not been 
reached; in such a circumstance the annual report shall identify a work plan, to be approved 
by the City of Burlingame, which describes additional or alternative measures for 
implementation that would be necessary to enhance the TDM program to attain the TDM goal 
of 25 percent mode split; 
 

18. that the City may consider whether the owner has made a good faith effort to meet the TDM 
goals and may allow the owner a six-month “grace period” to implement additional TDM 
measures to achieve the 25 percent vehicle trip reduction; 
 

19. that prior to the issuance of building permits, a covenant agreement shall be recorded office 
with the San Mateo County Assessor and Recorder’s Office to provide constructive notice to 
all future owners of the property of any ongoing programmatic requirements that discloses 
the required Transportation Demand Management (TDM) provisions and any conditions of 
approval related herein to compliance and reporting for the TDM; 
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20. that prior to issuance of a building permit, the applicant shall prepare and submit to the 

Department of Public Works – Engineering Division a sanitary sewer analysis that assesses 
the impact of this project to determine if the additional sewage flows can be accommodated  
 
by the existing sewer line. If the analysis results in a determination that the existing sewer 
line requires upgrading, the applicant shall perform the necessary upgrades as determined 
by the Engineering Division; 
 

21. that in the event that groundwater, or other subsurface contaminants, are encountered during 
excavation, grading, or any other demolition/construction activities at the project site, the 
contractor shall stop work immediately and contact the San Mateo County Environmental 
Health’s Groundwater Protection Program (GPP) for consultation and if deemed necessary 
by that agency, prepare a Construction Risk Management Plan for their approval prior to 
commencement of construction work on the project site; 

 
22. prior to issuance of a building permit, the project sponsor shall verify that the December 29, 

2021, FAA Determination of No Hazard to Air Navigation for the project is still current and 
has not expired and if expired a new FAA Determination of No Hazard to Air Navigation shall 
be submitted to the City of Burlingame prior to building permit issuance; 

 
23. that all new development shall be required to comply with the real estate disclosure 

requirements of State law and General Plan as outlined in Policy IP-1 of the SFO ALUCP. 
The following statement must be included in the notice of intention to offer the property for 
sale or lease: 

 
“Notice of Airport in Vicinity 
This property is presently located in the vicinity of an airport, within what is known as an 
airport influence area.  For that reason, the property may be subject to some of the 
annoyances or inconveniences associated with proximity to airport operations (for 
example: noise, vibration, or odors).  Individual sensitivities to those annoyances can vary 
from person to person.  You may wish to consider what airport annoyances, if any, are 
associated with the property before you complete your purchase or lease and determine 
whether they are acceptable to you.”; 
 

24. that the applicant shall submit a Construction Noise Control Plan. This plan would include 
measures such as: 
 
 Using smaller equipment with lower horsepower or reducing the hourly utilization rate 

of equipment used on the site to reduce noise levels at 50 feet to the allowable level. 
 Locating construction equipment as far as feasible from noise-sensitive uses. 
 Requiring that all construction equipment powered by gasoline or diesel engines have 

sound control devices that are at least as effective as those originally provided by the 
manufacturer and that all equipment be operated and maintained to minimize noise 
generation.  

 Prohibiting gasoline or diesel engines from having unmuffled exhaust systems. 
 Not idling inactive construction equipment for prolonged periods (i.e., more than 

5 minutes). 
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 Using “quiet” gasoline-powered compressors or electrically powered compressors and 

electric rather than gasoline- or diesel-powered forklifts for small lifting. 
 

25. that all off-road diesel-powered equipment used during construction is equipped with 
U.S. Environmental Protection Agency (EPA) Tier 4 “final” engines; 
 

26. that all construction shall abide by the construction hours in the City of Burlingame Municipal 
Code; 

 
27. 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;  
 

28. that storage of construction materials and equipment on the street or in the public right-of-
way shall be prohibited; 

 
29. that the applicant shall prepare a construction staging and traffic control plan for the duration 

of construction for review and acceptance by the City Engineer prior to the issuance of a 
building permit; the construction staging plan shall include construction equipment parking, 
construction employee parking, timing and duration of various phases of construction and 
construction operations hours; the staging plan shall address public safety and shall ensure 
that worker's vehicles and construction equipment shall not be parked in public parking areas 
with exceptions for construction parking along the street frontages of the project site; 

 
30. that 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; and 

e. 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. 
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31. that the applicant shall submit an erosion and sedimentation control plan describing BMPs 

(Best Management Practices) to be used to prevent soil, dirt and debris from entering the 
storm drain system; the plan shall include a site plan showing the property lines, existing and 
proposed topography and slope; areas to be disturbed, locations of cut/fill and soil 
storage/disposal areas; areas with existing vegetation to be protected; existing and proposed 
drainage patterns and structures; watercourse or sensitive areas on-site or immediately 
downstream of a project; and designated construction access routes, staging areas and 
washout areas; 
 

32. 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; 

 
33. 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; 

 
34. 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; 

 
35. 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; 
 
36. 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; 

 
37. 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; 

 
38. that a Protected Tree Removal Permit shall be required from the City of Burlingame Parks 

Division to remove any existing protected size trees on the subject property and that the 
project shall comply with the Tree Protection and Reforestation Ordinance adopted by the 
City of Burlingame 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; 
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39. 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; 

 
40. 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; 

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

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

Codes,  as amended by the City of Burlingame; 
 
43. that this project shall comply with Ordinance No. 1477, Exterior Illumination Ordinance; 
 
44. 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; 

 
The following conditions shall be met during the Building Inspection process prior to the 
inspections noted in each condition: 

 
45. that prior to scheduling the foundation inspection a licensed surveyor shall locate the property 

corners, set the building envelope; 
 
46. 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; 

 
47. 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; 
 
48. 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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