TOWN OF HILLSBOROUGH
San Mateo County
Planning Office
(650) 375-7411
Fax (650) 375-7415

1600 Floribunda Avenue
Hillsborough, CA 94010

Architecture and Design Review Board
Agenda
Wednesday, April 10, 2019 at 4:00 PM
Town Hall, 1600 Floribunda Avenue – Community Room

CALL TO ORDER
APPROVAL OF MINUTES – Review of March 4, 2019 Draft Minutes continued to May 6, 2019.
WRITTEN/ORAL COMMUNICATIONS
Anyone who wishes to submit written communication or speak to the Board about any item not on the
agenda may do so at this time. Materials may be submitted to the staff for the record.
PUBLIC HEARING ITEMS
Consent Calendar: The consent calendar includes routine items that do not require discussion. If a Board
member or a member of the audience wishes to discuss an item on the Consent Calendar, it can be removed
for discussion. Items on the consent calendar can be approved in one motion to expedite the meeting.
Consent Items
Additions/Remodels
1.

315 Ascot Road - Miller (Nyhus Design Group)
Request for design review approval of an addition of approximately 905 square feet for a total
proposed floor area of 5,442 square feet (19% Floor Area Ratio) on a 28,410 square foot lot.
The proposed addition is located primarily at the front and left side of the existing house,
includes a new entry porch, and is proposed to match the existing exterior colors and
materials.

Regular Items:
Additions/Remodels
2.

500 El Arroyo - Reeves (Nyhus Design Group)
Request for design review approval of an addition of approximately 180 square feet to the
main level and a new second story of approximately 866 square feet for a total proposed floor
area of 4,434 square feet (24.8% Floor Area Ratio) on a 17,869 square foot lot. The addition
proposed to match the existing exterior colors and materials.
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3.

385 Eucalyptus Avenue - Kir (TRG Architects)
Request for design review approval of an addition of approximately 498 square feet to the
main level and a new partial second story of approximately 1,035 square feet for a total
proposed floor area of 5,498 square feet (21.1% Floor Area Ratio) on a 25,988 square foot lot.
The project includes a change in architectural style from French style Ranch to Modern.

4.

40 Verbalee Lane - Delightwise Investment, LTD (LTC Design Group / Magrane Assoc.
Landscape Design)
Request for design review approval of the demolition of an existing semi-detached garage and
replacement with an attached three story addition of approximately 8,628 square feet,
comprised of a new six-car garage and utility rooms on the first floor, and second and third
floors for bedroom suites and living areas. The total proposed floor area is approximately
41,792 square feet (16.2% Floor Area Ratio) on a 5.9 acre lot. Additional proposed site work
includes a new sunken courtyard on the north side of the garage addition, realigning the
existing northern driveway, adding parking for seven vehicles, and new tree and shrub
plantings.
(The project received a preliminary review at the March 4, 2019 ADRB Meeting)

New Houses
5.

1365 Hayne Road - Narsinh (Baukunst / Landfour Landscape)
Request for design review approval of a new multi-level French Mediterranean style home with
a total proposed floor area of approximately 5,231 square feet (24.99% Floor Area Ratio) on a
20,932 square foot lot. The proposal includes a full landscape plan that consists of; new paver
driveway, walkways, stairs, tree removal, tree replacement, retaining walls, stone terraces,
new plantings and landscape enhancements.
(The project received a preliminary reviews at the July 7, 2014, March 7, 2016, June 4, 2018,
August 6, 2018, and January 29, 2019 ADRB Meetings)

PRELIMINARY REVIEW
(Not public hearing items; Board comments only.)
New Houses
6.

315 Roblar Avenue - Wong (John Chan Rchitecture)
Request for a second preliminary design review of a new two story Modern style residence
with a total proposed floor area of approximately 6,459 square feet (24.8% Floor Area Ratio)
on a 26,064 square foot lot. The preliminary landscape plan includes a new driveway, a new
pool and spa, a vehicle gate, tree removal, tree replacement, enhanced plantings, lawn area,
walkways, a stone terrace, garden walls, and a fire pit area.
(The project received a previous preliminary review at the January 29, 2019 ADRB Meeting)

Additions/Remodels
7.

125 Eucalyptus Avenue - Sinha (Nyhus Design Group)
Request for preliminary design review of a two story addition of approximately 2,870 square
feet to an existing two story residence for a total proposed floor area of approximately 6,791
square feet (19.95% Floor Area Ratio) on a 34,045 square foot lot. The addition is proposed to
match the existing architectural style, but includes a new slate roof for the entire house, as
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well as architectural detailing enhancements to the exterior and a new covered patio at the
rear. The preliminary site plan indicates that the proposal will include a new driveway
relocated to the north, fencing along the street, pedestrian and vehicle gates, paved
walkways, and enhanced planting.
8.

3650 Ralston Avenue - DRS Group (MAK Studio)
Request for preliminary design review of a two story addition of approximately 2,300 square
feet to an existing one story residence for a total proposed floor area of approximately 5,200
square feet (24% Floor Area Ratio) on a 21,550 square foot lot. The proposal includes a
change in architectural style from Ranch to Modern and a new detached accessory structure.
The preliminary site plan indicates that the proposal with include removal and relocation of the
pool, a rear terrace, retaining walls, and private courtyards within the front setback area.

9.

2419 Oakdale Road - Blankstein (Scheinholtz Associates)
Request for preliminary design review of a one story addition of approximately 1,055 square
feet to an existing one story residence for a total proposed floor area of approximately 3,843
square feet (21.9% Floor Area Ratio) on a 17,519 square foot lot. The proposal includes a
change in architectural style from Ranch to Mediterranean.

DISCUSSION ITEM(S)
ADJOURNMENT

SPECIAL ACCOMMODATIONS: If you need a disability-related modification or accommodation, including
auxiliary aids of services, to participate in the ADRB meeting, or if you need an agenda in an alternate form,
please contact the City Clerks Office at 375-7412 at least 24hours before the scheduled ADRB meeting.

3

Agenda Item #__1__
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
FORMAL DESIGN REVIEW
PROJECT:

315 Ascot Road (APN: 031-192-040)
Miller (Nyhus Design Group)

PROJECT DESCRIPTION:
Request for design review approval of an addition of approximately 905 square feet for a total
proposed floor area of 5,442 square feet (19% Floor Area Ratio) on a 28,410 square foot lot. The
proposed addition is located primarily at the front and left side of the existing house, includes a
new entry porch, and is proposed to match the existing exterior colors and materials.
___________________________________________________________________________
SUMMARY:
Request for design review approval of an addition of approximately 905 square feet for a total
proposed floor area of 5,442 square feet (19% Floor Area Ratio) on a 28,410 square foot lot.
The property is located on a corner lot at the intersection of Ascot Road and Chiltern Road. The
neighborhood is comprised of a mixture of one and two story homes with a variety of architectural
styles. The existing home is a single story, Ranch style home with a small basement area. The
front door faces Ascot Road and the garage is accessed via Chiltern Road.
The proposed addition would be primarily to the left (south) and front of the house and would
include a new entry porch. The addition is proposed to match the existing exterior colors and
materials as follows:
 Asphalt shingle roof in “Autumn Blend”
 Exterior stucco painted “Paper White”
 Shutters and front door painted “African Gray”
 Wood clad casement windows
The applicants have provided a demo plan indicating that the project is not classified as a
“teardown”, therefore, a full landscape plan is not required. The existing landscaping is proposed
to remain, so staff has included a suggested condition of approval would require restoration of
any landscaping damaged during construction.
Due to the overall height and single story nature of the addition, story poles were not required. A
public notice has been mailed to all property owners within a 500-ft. radius from the project site
and at the time of preparation of this memorandum, no public comment has been received.
Should the Board be inclined to approve the proposal, based on consistency with the Residential
Design Guidelines as discussed, the following conditions have been provided for consideration:
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1) The proposal shall be subject to the Town’s adopted Standard Conditions of Approval;
2) The exterior materials, colors, roof, windows and doors, and architectural detailing of the
project shall match the colors and materials noted on the plans and submitted materials
board. Any changes shall first be reviewed by the Planning Department. Revisions that
are substantial in nature are subject to review and approval by the ADRB, in a public
hearing; minor revisions will be subject to review and approval via Administrative Review
by staff;
3) All existing landscaping damaged during construction shall be replaced and/or restored to
match pre-construction conditions, subject to the administrative review process;
4) Submit construction drawings, permit application, and fees to the Building Department for
necessary review and permits, before initiating this project. You may contact them at
650.375.7411, if you have any questions;
5) Prior to Building Permit issuance, the applicant shall submit a construction management
plan to address construction staging, construction equipment, employee parking and truck
routing to the satisfaction of the Building Official. The plan shall also address issues
regarding noise, dust, vehicular and pedestrian safety, storage of construction materials,
clean-up areas, placement & screening of sanitary and construction facilities, and if
required shall maximize on-site construction vehicle parking, as per HMC Chapter 15.26.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Design Review Application Materials
● Color and Material Board
● ADRB Project Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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Agenda Item #__2__
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
FORMAL DESIGN REVIEW
PROJECT:

500 El Arroyo Road (APN: 031-025-010)
Reeves (Nyhus Design Group)

PROJECT DESCRIPTION:
Request for design review approval of an addition of approximately 180 square feet to the main
level and a new second story of approximately 866 square feet for a total proposed floor area of
4,434 square feet (24.8% Floor Area Ratio) on a 17,869 square foot lot. The addition proposed to
match the existing exterior colors and materials.
___________________________________________________________________________
SUMMARY:
Request for design review approval of an addition of approximately 180 square feet to the main
level and a new second story of approximately 866 square feet for a total proposed floor area of
4,434 square feet (24.8% Floor Area Ratio) on a 17,869 square foot lot.
The property is located on a corner lot at the intersection of El Arroyo Road and Bromfield Road.
The neighborhood is comprised of a mixture of one story, two story, and split level homes with a
variety of architectural styles. The existing home is a split level, Ranch style home. The front door
faces El Arroyo Road and the garage is accessed via Bromfield Road.
Due to the topography of the area, the home is sited with most of the home, other than the roof,
below street level along the El Arroyo side. Bromfield slopes down as you move to the east from
El Arroyo and both levels of the existing home are visible from Bromfield Road at the end of the
driveway, but well screened by mature landscaping as you continue down Bromfield, around the
corner. The first floor addition is proposed to the south over the garage, and would project several
feet beyond the existing garage doors, and the new second story is proposed over the north side
of the existing house.
The addition is proposed to match the existing exterior colors and materials as follows:
 Asphalt shingle roof in “Platinum”
 Exterior horizontal wood siding painted “Gossamer Veil”
 Shutters painted “Raisin”
 Wood trim and columns painted “High Reflective White”
 Wood clad double hung windows
The applicants have provided a demo plan indicating that the project is not classified as a
“teardown”, therefore, a full landscape plan is not required. The existing landscaping is proposed
to remain, so staff has included a suggested condition of approval would require restoration of
any landscaping damaged during construction.
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Due to the overall height and two story nature of the addition, story poles have been installed at
the site and are visible from the public right of way. A public notice has been mailed to all property
owners within a 500-ft. radius from the project site and at the time of preparation of this
memorandum, no public comment has been received.
Should the Board be inclined to approve the proposal, based on consistency with the Residential
Design Guidelines as discussed, the following conditions have been provided for consideration:
1) The proposal shall be subject to the Town’s adopted Standard Conditions of Approval;
2) The exterior materials, colors, roof, windows and doors, and architectural detailing of the
project shall match the colors and materials noted on the plans and submitted materials
board. Any changes shall first be reviewed by the Planning Department. Revisions that
are substantial in nature are subject to review and approval by the ADRB, in a public
hearing; minor revisions will be subject to review and approval via Administrative Review
by staff;
3) All existing landscaping damaged during construction shall be replaced and/or restored to
match pre-construction conditions, subject to the administrative review process;
4) The Town of Hillsborough requires that a statement is recorded to inform subsequent property
owners that the property is within 500 square feet of the maximum permitted for Floor Area.
Evidence of the initiation of the recording of these documents must be submitted prior to
issuance of a building permit and recorded documents must be submitted to the Town prior
to the completion of the project final by the Building Division;
5) Submit construction drawings, permit application, and fees to the Building Department for
necessary review and permits, before initiating this project. You may contact them at
650.375.7411, if you have any questions;
6) Prior to Building Permit issuance, the applicant shall submit a construction management
plan to address construction staging, construction equipment, employee parking and truck
routing to the satisfaction of the Building Official. The plan shall also address issues
regarding noise, dust, vehicular and pedestrian safety, storage of construction materials,
clean-up areas, placement & screening of sanitary and construction facilities, and if
required shall maximize on-site construction vehicle parking, as per HMC Chapter 15.26.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Design Review Application Materials
● Color and Material Board
● ADRB Project Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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Agenda Item #__3___
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
PROJECT:

385 Eucalyptus Avenue (APN: 031-361-040)
Kir (TRG Architects)

PROJECT DESCRIPTION:
Request for design review approval of an addition of approximately 498 square feet to the main
level and a new partial second story of approximately 1,035 square feet for a total proposed floor
area of 5,498 square feet (21.1% Floor Area Ratio) on a 25,988 square foot lot. The project
includes a change in architectural style from French style Ranch to Modern.
____________________________________________________________________________
SUMMARY:
Request for design review approval of an addition of approximately 498 square feet to the main
level and a new partial second story of approximately 1,035 square feet for a total proposed floor
area of 5,498 square feet (21.1% Floor Area Ratio) on a 25,988 square foot lot.
The property is located on a corner lot at the intersection of Eucalyptus Avenue and Barroilhet
Avenue. The neighborhood is comprised of an eclectic mix of one story, split-level, and two-story
homes. The existing home is a single story Ranch style home with French influences. The existing
home has a legally nonconforming setback along the Eucalyptus avenue side. The front door
faces Eucalyptus Avenue and the side-facing garage is accessed via Barroilhet Avenue.
The addition of approximately 498 square feet to the main level is located at the rear of the home
and the new partial second story of approximately 1,035 square feet of floor area is sited on the
south side of the property (left of the front door). The proposal includes a change in architectural
style from French style Ranch to Modern, inclusive of updates to all exterior colors and materials.
The applicants are proposing a modern palette of colors and materials, as follows:
 Charred wood vertical and horizontal plank siding
 Painted metal roof fascia
 Painted metal accent panels
 Smooth stucco exterior in off white
 Modern wood front entry door
 Aluminum clad wood windows in black
The applicants have provided a demolition plan indicating that the project is not classified as a
“teardown”, therefore, a full landscape plan is not required. The applicants have acknowledged
that the property would benefit from enhanced landscaping and have indicated that the property
owners intend to develop a proposed landscape plan once the remodel is complete, which would
be subject to the administrative design review process.
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Due to the legally nonconforming setbacks, the project cannot trigger a “teardown” meaning that
a minimum of 50% of the existing exterior walls of the structure must remain in place for the
duration of construction. Should more than 50% be removed at any time, the proposal will forfeit
its legal non-conforming status and all aspects of the property, including setbacks, will be required
to meet current Town standards and the project would require review by the ADRB, inclusive of
public notification, as a teardown/new residence.
Due to the overall height and two story nature of the addition, story poles have been installed at
the site and are visible from the public right of way. A public notice has been mailed to all property
owners within a 500-ft. radius from the project site and at the time of preparation of this
memorandum, no formal public comment has been received.
Staff met with the resident at 20 Tamarack Drive, who expressed concern over any tree removal
between her property and the subject addition and parking for guests visiting the property, as
there is no access from the guest parking area in the driveway and the front door. She requested
an opportunity to review the landscape plan once it is developed. Additionally, she also noted that
due to the median planter islands on Eucalyptus Avenue, the roadway becomes quite narrow and
dangerous, especially when cars are parked in the parking strip in front of the subject property.
Staff discussed the matter with the Town’s Associate Engineer and has included a recommended
condition of approval below to address the concern, which involves relocation of the mailbox to
the south (left) side of the front entry walkway and removal of the asphalt parking strip where it
aligns with the median planter island to the north of the front entry walkway. Staff has also
encouraged the applicants to incorporate a pedestrian pathway from the guest parking area in
the driveway to the front door to facilitate improved flow.
Should the Board be inclined to approve the proposal, the following conditions have been
provided for consideration:
1) The proposal shall be subject to the Town’s adopted Standard Conditions of Approval;
2) The site plan and construction plans submitted to the Building Division shall show
relocation of the mailbox to the south (left) side of the front entry walkway and removal of
the asphalt parking strip where it aligns with the median planter island to the north of the
front entry walkway, as redlined on the Planning set;
3) As the project has been noticed as a remodel and addition and due to its legal nonconforming status, a minimum of 50% of the existing exterior walls of the structure must
remain in place for the duration of construction. Removal means either that no studs
remain or that if some studs remain, the interior and exterior sheathing, except for the
studs, has been stripped bare such that one can see through the wall. Should more than
50% be removed at any time, the proposal will forfeit its legal non-conforming status and
all aspects of the property, including setbacks, will be required to meet current Town
standards and the project would require review by the ADRB, inclusive of public
notification, as a teardown/new residence;
4) Construction plans submitted to the Building Division shall include a note on all floor plan
sheets noting that “In order to avoid triggering a teardown and maintain the nonconforming setback, a minimum of 50% of the existing exterior walls of the
residence must remain in place for the duration of construction. Removal means
either that no studs remain or that if some studs remain, the interior and exterior
sheathing, except for the studs, has been stripped bare such that one can see
through the wall”;
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5) Construction plans submitted to the Building Division shall include the demolition plan
that includes calculations to demonstrate that the project does not trigger classification
as a “teardown”;
6) The materials, colors, roof, windows and doors, and architectural detailing of the project
shall match what is noted on the plans and approved colors and materials board. Any
changes shall first be reviewed by the Planning Department. Revisions that are
substantial in nature are subject to review and approval by the ADRB, in a public hearing;
minor revisions will be subject to review and approval via Administrative Review by staff;
7) Any new exterior lighting shall not be directed toward the street, the sky or neighboring
properties and shall be a maximum of 60 watts;
8) Submit construction drawings, permit application, and fees to the Building Department
for necessary review and permits, before initiating this project. You may contact them at
650.375.7411, if you have any questions;
9) Prior to Building Permit issuance, the applicant shall submit a construction management
plan to address construction staging, construction equipment, employee parking and
truck routing to the satisfaction of the Building Official. The plan shall also address issues
regarding noise, dust, vehicular and pedestrian safety, storage of construction materials,
clean-up areas, placement & screening of sanitary and construction facilities, and if
required shall maximize on-site construction vehicle parking, as per HMC Chapter 15.26.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
 ADRB Design Review Application Materials
 Architect Cover Letter
 Rendering
 Color and Materials Board & Cut sheets
 Arborist Report & Tree Inventory
 Site Photos

ATTACHMENTS AVAILABLE UPON REQUEST
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Agenda Item #__4___
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
PROJECT:

40 Verbalee Lane (APN: 038-221-150)
Delightwise Investment, LTD (LTC Design Group / Magrane Assoc.
Landscape Design)

PROJECT DESCRIPTION:
Request for design review approval of the demolition of an existing semi-detached garage and
replacement with an attached three story addition of approximately 8,628 square feet, comprised
of a new six-car garage and utility rooms on the first floor, and second and third floors for bedroom
suites and living areas. The total proposed floor area is approximately 41,792 square feet (16.2%
Floor Area Ratio) on a 5.9 acre lot. Additional proposed site work includes a new sunken courtyard
on the north side of the garage addition, realigning the existing northern driveway, adding parking
for seven vehicles, and new tree and shrub plantings.
(The project received a preliminary review at the March 4, 2019 ADRB Meeting)
____________________________________________________________________________
SUMMARY:
Request for design review approval of the demolition of an existing semi-detached garage and
replacement with an attached three story addition of approximately 8,628 square feet, comprised
of a new six-car garage and utility rooms on the first floor, and second and third floors for bedroom
suites and living areas. The total proposed floor area is approximately 41,792 square feet (16.2%
Floor Area Ratio) on a 5.9 acre lot.
The property is located on Verbalee Lane, off Tournament Drive on a 5.9 acre lot. The existing
residence at 40 Verbalee Lane (also known as Clark House, House-on-Hill, and formerly 945
Tournament Drive) is a circa 1930-31 constructed, Cotswold-style mansion designed by architect
David A. Adler. This property is listed on the Hillsborough Historical Building Survey. LTC Design
Group worked with Page & Turnbull for historic design consultation to prepare the proposed
garage addition. Additionally, the project has been reviewed by the Town’s Historical Consultant
for conformance with the Secretary of the Interior’s Standards for the Treatment of Historic
Properties Standards for Rehabilitation.
The project received a preliminary review at the March 4, 2019 ADRB Meeting and the Board
expressed overall support for the project. After installation of the story poles, it was determined
that the proposed addition does not conform to the required building height envelope on the
garage entrance side of the building. Despite the fact that the existing home is approximately
44.5-feet tall, which exceeds the allowable height limitation of 32-feet, the Town’s Municipal Code
does not permit additions to legally nonconforming structures to project outside of the building
envelope profile.
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The applicants provided a sketch of the revised proposal, which was provided to the Board for
review at the March 4 Preliminary Review. The Board’s initial feedback included;
 The Board acknowledged that the home is a jewel of Town;
 The Board expressed support for the high quality materials and attention to differentiating
the historic portions of the house from the addition;
 The Board thanked the applicants for front-loading the historic reviews and working with
a consultant during design development;
 The Board expressed concern over the introduction of a hipped roof, if not used
elsewhere;
 The Board noted the importance of having separation between the old brick and new brick;
 The Board expressed support for restoring courtyard paving and stone entry.
The applicants have prepared a revised submittal in which the addition conforms to the building
envelope profile, which has been reviewed by the Town’s Historical Consultant for conformance
with the Secretary of the Interior’s Standards for the Treatment of Historic Properties Standards
for Rehabilitation.
The proposed project includes demolition of the existing 1,624-square-foot, semi-detached
garage addition built in 1993 and constructing a new attached garage with two floors above,
totaling 8,628 square feet. The addition would consist of a new six-car garage and utility rooms
on the first floor with second and third floors above that contain bedroom suites and living areas.
Additional proposed work as part of the garage addition includes building a new sunken courtyard
on the north side of the garage addition that would require realigning the existing northern
driveway and adding parking for seven vehicles. Included in this proposed project work are new
tree plantings.
Identification of character-defining features and materials are necessary to analyze the project’s
design conformance with Secretary of the Interior’s Standards (SOI Standards) for Rehabilitation.
Below is an analysis of the Character-defining features of the property, as provided by the Town’s
historical consultant:
Character-defining features of 40 Verbalee Lane residence:
 Compound H-plan footprint with limestone and brick two- and three-story residence and
attached two-story brick service wing;
 Use of reserved Georgian architecture design on the north (primary) elevation with
Classical arched pediment over inset primary entry, gabled dormers with round finials, and
shaped parapeted end gables;
 Highly decorative Tudor Revival architecture design on the south (secondary) elevation
with projecting Gothic gable entry, gabled dormers with decorative vergeboard, egg-anddart moulding, cast decorative finials with face motifs, and plain pendils at the base of the
gables;
 Symmetrical primary and secondary elevations;
 Variegated cut limestone on the north elevation of the residence;
 Variegated cut limestone on the south elevation of the residence with wood half-timbering
and brick nogging in 10 patterns in the upper stories;
 Common bond brick on the north elevations of service wing, which are obscured from view
through intentional planting of screening vegetation;
 Variegated slate roof with minimal overhang throughout;
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 Variegated cut limestone chimneys topped with cylindrical clay chimney pots;
 Metal casement windows with leaded glass throughout.
Non character-defining features of 40 Verbalee Lane residence:
 Semi-attached 1,624-square-foot, single-story garage constructed in 1993, east of service
wing
Character-defining features of 40 Verbalee Lane site:
 Sloped site with secondary service wings partially below grade along north elevation;
 Short walled courtyard at the primary entry on the north elevation with variegated cut
limestone, accessed by a large auto court with pavers and a central, round fountain;
 Variegated cut limestone retaining walls with cast stone caps or precast balustrades,
located throughout the property;
 Limestone gate and gatehouse off Verbalee Lane to access long, private driveway;
 Paver-lined driveways to primary entry on north elevation and to south elevation service
yard and garage;
 Axial gardens and lawns with a large patio at the southwest quadrant that is balanced by
the service yard in the southeast quadrant;
 Variegated cut limestone detached pool house with wood half-timbering and brick nogging
in the east elevation gable.
Character-defining features of 40 Verbalee Lane setting:
 Sited on top of hill with steep, vegetation-covered ravine and a creek to the south;
 Mature, dense vegetation along the perimeter of the property line to obscure view of
nearby residences.
The full Historic Design Review Technical Memo dated April 1, 2019 is attached for review. In
summary, the consultant has concluded that he garage addition project has been designed to
adhere to Standards 1 through 10 of the 2017 SOI Standards Rehabilitation guidelines so that
the 1930-31 constructed, Cotswold-style Clark House mansion retains sufficient historic integrity
to convey its historic significance as a symbol of Hillsborough’s era of great estates.
Story poles have been installed at the project site which are visible from the public right-of-way.
A public notice has been mailed to all property owners within a 500-ft. radius from the project site.
At the time of preparation of this memorandum, one (attached) public comment has been received
from Tom Larsen, 1673 De Anza Blvd., San Mateo. His comments identified an error in one of
the existing elevation which represented a small portion of existing wall to have noggin and
timbering, while it in fact is brick. Additionally he suggested that the new window should conform
to those approved for the attic in 2016. His comments have been provided to the applicants for
consideration.
Staff would like to note that this property shall be limited to use for residential purposes exclusively
and not for commercial purposes, incidental or otherwise, of any kind, including any semblance
of commercial activity.
Should the Board be inclined to approve the proposal, based on consistency with the Residential
Design Guidelines as discussed, the following conditions have been provided for consideration:
1) The proposal shall be subject to the Town’s adopted Standard Conditions of Approval;
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2) The proposed floor area exceeds 8,000 square feet, therefore, unless waived, the project
must be submitted to the City Council for review and final disposition. Because there was a
unanimous vote of approval from the ADRB and there is no unresolved opposition to or
concern with the project, the Council Commissioner and Director of Building & Planning have
granted the waiver of City Council review;
3) The exterior materials, colors, roof windows and doors, and architectural detailing of the
project shall match what is noted on the plans and approved colors and materials board.
Any changes shall first be reviewed by the Planning Department. Revisions that are
substantial in nature are subject to review and approval by the ADRB, in a public hearing;
minor revisions will be subject to review and approval via Administrative Review by staff;
4) Submit construction drawings, permit application, and fees to the Building Department for
necessary review and permits, before initiating this project. You may contact them at
650.375.7411, if you have any questions;
5) Any new exterior lighting shall not be directed toward the street, the sky or neighboring
properties and shall be a maximum of 60 watts;
6) Prior to Building Permit issuance, the applicant shall submit a construction management
plan to address construction staging, construction equipment, employee parking and truck
routing to the satisfaction of the Building Official. The plan shall also address issues
regarding noise, dust, vehicular and pedestrian safety, storage of construction materials,
clean-up areas, placement & screening of sanitary and construction facilities, and if
required shall maximize on-site construction vehicle parking, as per HMC Chapter 15.26.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Design Review & Landscape Application Materials
● Historic Design Review Technical Memo dated April 1, 2019
● Neighbor Comment Letter and Materials
● ADRB Project Plans

ATTACHMENTS AVAILABLE UPON REQUEST
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November 2, 2016
Dr. Laura Jones, Ph.D.
Historic Consultant to the City of Hillsborough
Heritage Resources Consulting
Distributed to Vikki Grundmann, Planner at the City of Hillsborough, via email
[VGrundmann@hillsborough.net]

RE: Proposed Alterations to 40 Verbalee Lane (the Tobin Clark Estate)

Dear Laura,
Page & Turnbull has been hired by Oceanwide Properties (Owner) to provide historic preservation
consultation services for the proposed project at 40 Verbalee Lane (former Tobin Clark Estate) in
Hillsborough, CA, as recommended in your letter addressed to Vikki Grundmann, dated July 22,
2016. Built by Chicago-based architect David Adler in 1932, the two-and-a-half story, 12-room estate
is designed in both the Georgian/Cotswald and Tudor styles and is considered one of Adler’s
greatest works. The house is H-shaped in plan and clad in stone, brick, and wood half-timbering.
The house was documented by the Historic American Building Survey (HABS) in 1983 and was
listed in the Hillsborough Historic Inventory in 1990.
The house is currently undergoing interior alterations, which include the addition of a “Tea Room” in
the attic level of the house. Code requirements necessitate the installation of new windows in this
space in order to provide light and ventilation. In your letter response, you brought up four areas of
concern where the installation of the new windows could impact the historic character of the house.
In July 2016, we visited the site with the Owner’s representative, the executive architect (LTC
Design Group), and the contractor (Plath Co.) to assess the integrity of the property and review the
concerns outlined in your letter. Following our site visit and review of your recommendation letter, we
concur with your assessment and the associated concerns. We agree that the scope of the
proposed project does not stringently meet the Secretary of the Interior’s Standards & Guidelines for
Rehabilitation (the Standards). We also agree that the installation of new windows, if conducted in a
sensitive and thoroughly informed manner, would not “materially impair” the property, nor its ability
to convey its historic significance.
To ensure that the proposed alterations do not significantly impact the property and its eligibility for
the National Register of Historic Places, we have evaluated the alterations and are providing
assistance to LTC Design Group. Our historic preservation consultation services include:
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Reviewing original drawings and historic photos of the property.
Evaluating the proposed alterations and providing guidance on selecting appropriate
windows and replacement materials.
Site visits to observe existing conditions and hands-on assessments of investigative
openings.
Materials testing and analysis to assist in material specifications.
Surveying the existing windows and consulting with LTC Design Group on detailing.
Coordinating with the contractor on a sensitive demolition and protection plan.
Providing an exterior visual assessment report to document our visual and hands-on
assessment.
Monthly site visits to review inspection openings and mockups.

Additionally, the property is undergoing exterior masonry stabilization work. Select limestone
cladding, brick nogging panels, and timber panels are displaced and are receiving new replacement
material and repair anchors. Our services include developing repair details and material
specifications as they relate to the repair of these items. All exterior stabilization work will be in
conformance to the Standards. As part of this work, we have conducted investigative openings to
help determine existing conditions and construction methods. These inspection openings have
helped inform our decision-making on the window alterations.
This memo evaluates and addresses each of your concerns stated in you July 22 letter. We have
included photos taken during our site visits, and attached the Window Details, Demo/Protection
Plan, and Dormer Elevations for your review.

CREDENTIALS
Page & Turnbull has over 40 years of experience providing historic preservation consulting services
in cities and communities throughout the Bay Area and greater California. Our offices are staffed
with preservation architects and architectural conservators who are well-versed in building
preservation and rehabilitation. All key professional staff working on this project meets or exceeds
the Secretary of the Interior’s Professional Qualification Standards for Historic Architecture,
Architectural History, or History.
Plath & Co. has over 40 years of experience in construction, and much of their work has been
focused on the historically significant buildings throughout the Bay Area. Over the years Plath & Co.
has worked on hundreds of historic buildings and numerous landmark structures. Their projects
include the restoration of the Bourn and McMullen Mansions, the upgrade of the Gaslight Building,
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and the adaptive reuse of the Old Engine Company #2 Firehouse. They have won awards from the
California Preservation Foundation, San Francisco Heritage, and Berkeley Architectural Heritage
Association.
Thameside Masonry was established in 1999. Principal Simon Carter specializes in historic stone
restoration and is overseeing the masonry work at 40 Verbalee Lane. Mr. Carter was trained in
London and received his degree in structural masonry engineering from Poole University. His
projects include the restoration of the Salisbury Cathedral and its surrounding buildings, as well as
the San Francisco Conservatory of Flowers.

40 Verbalee Lane, Hillsborough, CA | Response to Proposed Alterations [16134]
Page 4 of 14

RESPONSE TO LETTER
Your letter outlined four (4) areas where carefully planning and execution would contribute to the
successful and historically sensitive completion of the project. Our responses are outlined below.

Concern No.1 | Window Survey
A survey showing the details of the windows on the central mass of the South Elevation showing the
materials, the width of the muntins, the depth of the sill, and other details. Some of these details will
need to be matched in the design of the new windows.

Page & Turnbull Response: The contractor conducted a survey of all of the existing windows in
Summer 2016. This window survey documented the location, condition, and type of all the windows
found throughout the house. Overall, the windows consist of fixed, single casement, and French
casement windows, with a fixed transom window above approximately half of the windows. The
windows at the central mass of the south elevation consist of casement windows with fixed transom
windows above, divided by white oak timber mullions. Each window is centered in its bay, and is set
within the brick nogging/wood half-timber pattern. The vertically-oriented lites are divided by leaded
(lead or zinc) cames (Figure 1 and Figure 2).

Figure 1: Central mass of south elevation, cropped from original drawings, dated 1930.
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Figure 2: Dormers at the central mass of the south elevation, July 2016.

Page & Turnbull took detailed field measurements of several of the existing windows in September
2016, including measurements of the caming, profiles, and sill depth of the windows in the central
mass of the south elevation (Figure 3 and Figure 4). We photo documented the existing windows,
including hardware. Detailed measurements were also taken at the attic level windows of the south
façade, at the wings to either side of the central mass. Additionally, we reviewed the original window
detail drawings in the 1930 David Adler set, which illustrate how the steel windows are set within a
wood frame and wood half-timber surround. We noted that most of the windows have been modified
with the addition of interior screens. The information gathered from the surveys was used in
selecting new steel windows.

40 Verbalee Lane, Hillsborough, CA | Response to Proposed Alterations [16134]
Page 6 of 14

Figure 3: Field measuring existing steel window, attic level of east wing. September 2016.

Figure 4: Field measuring existing steel window, attic level of east wing. September 2016.
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Concern No.2 | Replacement Window Details
A detailed drawing of the replacement windows and information on the manufacturer/fabricator of
the windows.
Page & Turnbull Response: This Material Appears in Attachments A1 and A2
Each attic dormer on the central mass of the south elevation will receive one (1) new, hot-rolled,
approximately 2’-4”’x3’-6” steel casement window by Torrance Steel Window Co., who have been
manufacturing steel windows since 1904. As a new feature, the windows are required to meet
modern-day code requirements. The new window profiles and hardware, including hinges and
locking handles, will be compatible in appearance to the existing windows, while complying with
stricter energy requirements. In speaking with Torrance Windows, we have selected the Heavy Duty
1900 series, with provides a narrow window and muntin profile (2” and 7/8”, respectively), while
accommodating 5/8” glass, to improve energy efficiency. The new window will have verticallyoriented, divided lites, separated by steel muntins and will maintain the historic look and feel of the
original windows.
The windows be painted deep gray to match the existing color, and hardware will have an antique
bronze finish. The windows will be installed within the existing brick nogging/wood trim pattern at the
south façade, and be centered within the dormer mass. The windows will be set in 2-3/4” wood
frames within the existing 9”-wide wood surrounds, similar to the existing windows. A new 8-1/2”
wood sill will be installed to match the existing wood sills. The windows will have an approximately
12” deep wood interior sill. See attachments “A1 and A2: Window Details – Existing and New.”
While the new window profiles are very similar to the historic profiles, they will not be an exact match
in appearance so that a trained professional can discern the new windows from the original. The
windows will be manufactured in Torrance, CA and delivered to the job site to be installed by Plath.
Plath has used Torrance windows and is familiar with their products.

Concern No.3 | Demolition & Protection Plan
A detailed demolition and protection plan for the area where the windows are proposed to be
inserted to [ensure] that brick removal is carefully planned (the bricks should be removed by hand,
cleaned, and saved) and executed.
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Page & Turnbull Response: This Material Appears in Attachment A3
One of the character-defining features of the house includes the brick “nogging” panels, inlaid
between white oak half-timbering. Each of the approximately 360 brick panels feature a unique
layout. The installation of the windows will require selective demolition of brick nogging panels and
wood trim. Some of the brick nogging will require reinstallation. In order to limit damage to existing
material, we have prepared a detailed demo/protection plan to ensure that existing materials are
properly documented, protected from damage during the construction, and carefully reinstalled.
Where brick must be removed, each unit will be removed by hand by Thameside, and units that
require reinstallation will be catalogued, cleaned, and carefully reinstalled. See attachment “A3:
Demolition and Protection Plan.”
Additionally, in order to better understand the existing wall construction and to assist in preparing
repair details, Page & Turnbull undertook inspection openings at the brick nogging with Thameside
Masonry. During the select removal, the brick was documented, removed carefully by hand, tagged,
and cleaned by hand using materials specified by Page & Turnbull. These materials are stored off
the ground in their original configuration, protected by plastic sheets, and will be reinstalled in their
original placement. The brick that is removed from the attic dormers will receive similar treatment.

Figure 5: Inspection opening at south elevation to observe existing wall construction, September 2016.

40 Verbalee Lane, Hillsborough, CA | Response to Proposed Alterations [16134]
Page 9 of 14

Figure 6: Brick nogging panel removed during inspection openings. Brick is tagged and kept in original
configuration for reinstallation. September 2017.

In the demo/protection plan, we have outlined specific submittal requirements for the contractor
during the demo activities. Prior to the initiation of work, the area must be photo documented, and a
detailed program schedule indicating the proposed sequence of operations for protection, removal
and salvage work shall be submitted for our review and approval. The program schedule shall
include:








A detailed description of the work, including an elevation which highlights which nogging
panels/wood trim pieces are scheduled for removal, salvage and reinstallation.
A protection narrative, outlining which areas will be protected during construction activities.
A description of the construction sequencing.
Method of marking component and its location within the assembly for accurate
reinstallation.
Material Removal Form (catalogue), to be filled out be the contractor, indicating item
description, location, condition, and identification number.
Proposed storage location, crating, packing, and storage methodology and materials.
Storage location.
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Prior to the installation of the windows, Page & Turnbull will work with the contractor and subcontractor to discuss appropriate historic treatment procedures, as the protection and appropriate
handling of these existing materials, primarily character-defining surfaces and finishes, as well as
salvaged materials – is a paramount concern. Precautions will be taken at all steps to ensure that
the existing materials and salvaged materials do not undergo any damage during the removal and
installation process associated with the project. However, in the event that materials are damaged
during the selective demolition operation, repair and restoration methods that are consistent with the
Secretary of the Interior’s Standards & Guidelines will be implemented.

Concern No.4 | Finished Brick & Mortar Details
A detailed drawing showing the finished configuration of bricks surrounding the new windows, along
with a sample of mortar for a color match.
Page & Turnbull Response: This Material Appears in Attachments A4 and A5
As described in the July 2016 letter, the ornamental brickwork at 40 Verbalee Lane is one of the
character-defining features of the property. Following careful removal and cleaning as described in
Concern #3, the brick nogging will be reinstalled at the dormers in the same pattern as the original,
with new repointing mortar to match the existing, and new supplemental stainless steel anchors
provided to support the masonry. The nogging pattern will be photo documented and recorded prior
to removal and each brick will be tagged/catalogued for proper reinstallation. Due to the installation
of the windows, the nogging pattern will be slightly different at the window, but will closely maintain
its original configuration. See attachments “A4 and A5: Dormer Elevations.”
During previous repairs, an incompatible, lighter ‘scrub joint’ mortar was installed over some areas of
the brick. This mortar was poorly applied, and in most cases the joint widths appear much larger
following these repair attempts (Figure 7). In order to avoid damaging the adjacent materials and to
maintain the historic look of the mortar joints, Page & Turnbull will work closely with the mason to
select and install an appropriate replacement mortar. Page & Turnbull conducted several materials
tests in order to better understand the existing materials. Stone (petrographic) testing was
undertaken to determine material composition, compressive strength, and absorption rates. Based
on the results of the stone testing, we have selected a mortar strength that will be compatible with
the original and replacement materials.
Prior to Page & Turnbull’s involvement in the project, two mortar samples were sent to LimeWorks
for analysis. Sample 1 was the original mortar from both the stone and brick, Sample 2 was the
‘scrub joint’ mortar. Limeworks produced a report in June 2016 which found the original mortar to be
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a lime-based mortar with a clayey sand, mixed to approximately 1-part lime to 2.5-parts sand. This
mortar is light tan/gray in color, has a moderate strength (indicating the use of a naturally hydraulic
lime binder), and a poorly graded fine aggregate. The scrub joint mortar was found to have a
composition that indicates the use of both cement and lime as a binder, the mix proportions being
something between a Type O and Type N mortar. This mortar is lighter in color than the original,
with a similar strength as the original mortar, and a well graded sand.
We are using the results of the analysis to select a repointing mortar that visually matches the
original mortar, and has a similar composition and strength so that it is compatible with the existing
masonry. The mortar’s strength will also be determined based on the results of the stone analysis.
Under Page & Turnbull’s direction, Thameside Masonry are preparing samples of mortar using St.
Astier’s Natural Hydraulic Lime 3.5 and sands selected to replicate the color and texture of the
original mortar. A pigment will be used only if sand alone cannot achieve the correct color. These
binders have the same appearance and therefore the final selection will not alter the finished
appearance of the mortar from the samples prepared.
We are currently in the process of selecting the appropriate sand for the repointing mortar. Upon
final selection, photos of the new and original mortar will be sent to you for your review.
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Figure 7: Brick nogging panel, south elevation, with incompatible (lighter) mortar from previous repair attempts.
Date of repair attempts unknown. Photo from July 2016.

SUMMARY
If the work is executed as described above, it will result in the successful and historically sensitive
completion of the window installation project at 40 Verbalee Lane. We have analyzed the historic
and character-defining qualities of the property through site visits and reviewing existing
documentation, and surveyed the existing conditions and windows. Our research and survey has
informed our selection and detailing of the new windows, our mortar selection, and the
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demo/protection plan to ensure the work is completed with minimal impact to the character-defining
materials. We believe that Plath Co. and Thameside Masonry are both experienced in historic
restoration and rehabilitation projects, and their work will be carefully planned and executed. Our
services during construction activities include the evaluation of contractor submittals, hands-on
assessments during bi-monthly site visits, and continued coordination and communication with the
contractor and mason. We believe that the work as described above will result in the property
maintaining its overall significance and eligibility for the National Register of Historic Places.

Thank you for your review of our response. Please let us know if you have any comments or
concerns.
Sincerely,

John Lesak, AIA, FAPT, LEED AP
Principal
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ATTACHMENTS






A1: Window Details 01 – Existing and New
A2: Window Details 02 – Existing and New
A3: Demolition and Protection Notes
A4: Dormer Elevations – Selective Demo and Proposed
A5: Enlarged Dormer Elevations – Brick Configuration
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Existing elevation incorrectly indicating noggin on right side of ridge

Proposed addition, continuing brick

Existing Nogging

Existing Brick

Agenda Item #_5__
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
PROJECT:

1365 Hayne Road (APN: 030-095-010)
Narsinh (Mark Bucciarelli, AIA)

PROJECT DESCRIPTION:
Request for design review approval of a new multi-level French Mediterranean style home with a
total proposed floor area of approximately 5,231 square feet (24.99% Floor Area Ratio) on a
20,932 square foot lot. The proposal includes a full landscape plan that consists of; new paver
driveway, walkways, stairs, tree removal, tree replacement, retaining walls, stone terraces, new
plantings and landscape enhancements.
(The project received a preliminary reviews at the July 7, 2014, March 7, 2016, June 4, 2018,
August 6, 2018, and January 29, 2019 ADRB Meetings)
____________________________________________________________________________
SUMMARY:
Request for design review approval of a new multi-level French Mediterranean style home with a
total proposed floor area of approximately 5,231 square feet (24.99% Floor Area Ratio) on a
20,932 square foot lot. The proposal includes a full landscape plan that consists of; new paver
driveway, walkways, stairs, tree removal, tree replacement, retaining walls, stone terraces, new
plantings and landscape enhancements.
The property is located on Hayne Road off Moseley Road in an area of Town where the
topography is challenging as properties on the south side of Hayne Road feature steep terrain
sloping up, away from the street. The homes in the area are a mix of styles and levels, many
featuring a design stepped up or down the hillside. Properties on the north side of Hayne Road
are lower in topography and sit below the street with limited visibility.
The previously existing home had been dilapidated for several years and was yellow tagged by
the Building Division, meaning that it was not suitable for occupancy. Earlier this year, they were
granted permission to demolish down to the foundation because the structure had been deemed
a hazard.
The project received a preliminary reviews at the July 7, 2014, March 7, 2016, June 4, 2018,
August 6, 2018, and January 29, 2019 ADRB Meetings. Since the fourth preliminary review, the
applicant has brought on a new architect to help facilitate the ADRB review process. The list below
outlines the Board’s comments from the most recent preliminary review at the January 29, 2019
ADRB Meeting:
 The Board stated that the most recent design is a leap forward and big improvement
over the previous preliminary reviews;
 The Board expressed support for separating the garage and ADU on opposite sides of
the entry, but encouraged adding an interior door from the office into the house;
Page 1
1365 Hayne Road – Formal Staff Memo

 The Board noted that the renderings help to convey the design;
 The Board stated that the window locations & style and overall layout have improved,
but some details need more work;
 The Board noted that the covered patio area will be very dark, but it is clearly important
to the program, since it has remained in through every prelim;
 The Board stated that the front entry with the balcony is an improvement, but that there
needs to be more wall thickness at the corners to visually support the balcony;
 The Board recommended they improve the color and detailing of the edge of the roof
band, unclear if it is a gutter or trim;
 The Board noted that the design is still a bit massive, but that revised entry with balcony
helps to break-up massing;
 The Board stated that the street view rendering portrays an unrealistic view of the
house, context of the street slope, driveway slope and topography of front yard area is
not accurate;
 The Board noted concern that there are challenges that may not be getting addressed
due to the unrealistic street view model.
The applicants are proposing the following palette of colors and materials:
 Exterior Stucco in “Nutmeg Frost”
 Exterior trim and accents in “Ancient Pottery”
 Copper gutters and downspouts
 2-piece Mission clay tile roof – US Tile in “Old World 2”
 Solid wood front entry door
 The elevations call out “Provincial Rose” sandstone veneer, but no sample has been
provided
 Dark brown steel railings
 Precast window sills
 Wood clad windows in “Portobello”
The average slope of the lot is greater than 15% and therefore the project is subject to the hillside
design guidelines, which state that a building’s mass, roof form and projecting elements should
be designed so as to minimize the visual impact of the building on the slope, volumes should step
down the hillside, that rooflines should be designed in ways that minimize interference with views
from neighboring properties, and that building height, bulk and size should respond to parcel size,
site terrain and site constraints.
The property is located within the High Fire Severity Zone, and therefore all aspects of the project,
inclusive of landscape elements shall be subject to the requirements of Chapter 7A of the
California Building Code. Staff has reviewed the minimum fire access requirements with the
applicant and they have submitted a fire access plan for review by the Central County Fire
Department (CCFD) to verify that the proposed plan can achieve the required firefighter
pedestrian access to the furthest portion of exterior wall within 150’ from the public way. CCFD
has indicated that the plan appears to meet access requirements, however final approval has not
yet been obtained. If the current plan does not meet minimum access requirements, the plan will
need to be revised.
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The TCLA reviewed the proposed landscape plan and provided a report. He noted that it is an
incomplete submittal and that applicant's Landscape Architect must submit required documents
and calculations per Town Landscape Application Packet. Below is a summary of some of the
comments and requests for information:
 Plans indicate stucco wall w/ color to match house. Recommend darker color (2 shades
on a scale of 10) than proposed house color to reduce visual mass & complement
neighborhood. This applies to walls visible to street only;
 Not all of the existing trees are shown. Existing trees w/ 6"+ trunk diameter shall be shown,
and all trees proposed for removal shall be indicated on the L1 and L2 sheets. Existing
trees shall be identified by species with trunk diameter as well as canopy outline shown
adjacent to the tree or in a table;
 Artificial turf and synthetic grass should not be visible to the street. Natural real plant
material shall be substituted in this area;
 Recommend substituting certain shrubs as they will not thrive due to shade from existing
vegetation;
 Shrubs proposed for the area in front of the proposed wall parallel to the street should not
be laid-out in a "picket" configuration. Contiguous groupings of the same shrub species,
and staggering of the shrubs is recommended;
 If there will be no landscape lighting, a note shall be included on sheet L1. If landscape
lighting is proposed, including lights mounting on retaining walls or steps, these shall be
shown on sheet L1 or a dedicated separate sheet;
 If there will be no fencing, a note shall be included on sheet L1 indicating such. If fencing
is proposed, all sections shown on sheet L1 with details.
In addition, all elements of the proposed landscape plan is subject to the requirements of Chapter
7A of the California Building Code.
Story poles have been installed at the project site which are visible from the public right-of-way.
A public notice has been mailed to all property owners within a 500-ft. radius from the project
site. At the time of preparation of this memorandum, no public comment has been received.
Should the Board be inclined to approve the proposal, based on consistency with the Residential
Design Guidelines as discussed, the following conditions have been provided for consideration:
1) The proposal shall be subject to the Town’s adopted Standard Conditions of Approval;
2) The landscape plan shall be revised to address TCLA comments, subject to the
administrative review procedures, inclusive of review by the TCLA and CCFD, and
associated additional fees;
3) Due to the property’s location within the High Fire Severity Zone, and therefore all aspects
of the project, inclusive of landscape elements shall be subject to the requirements of
Chapter 7A of the California Building Code;
4) The exterior materials, colors, roof, windows and doors, and architectural detailing of the
project shall match the colors and materials noted on the plans and submitted materials
board. Any changes shall first be reviewed by the Planning Department. Revisions that
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are substantial in nature are subject to review and approval by the ADRB, in a public
hearing; minor revisions will be subject to review and approval via Administrative Review
by staff;
5) The landscape project is classified as a Tier II landscape project and is subject to the
requirements of the Town’s amended water efficiency in landscape ordinance (WELO)
HMC 15.29. All requirements of the WELO shall be submitted as a part of the Building
Permit submittal to the Town;
6) The Town of Hillsborough requires that a statement is recorded to inform subsequent
property owners that the property is within 500 square feet of the maximum permitted for
Floor Area. Evidence of the initiation of the recording of these documents must be
submitted prior to issuance of a building permit and recorded documents must be
submitted to the Town prior to the completion of the project final by the Building Division;
7) Submit construction drawings, permit application, and fees to the Building Department for
necessary review and permits, before initiating this project. You may contact them at
650.375.7411, if you have any questions;
8) A separate building permit shall be required for the landscape plan. The Town of
Hillsborough’s Municipal Code requires that the landscaping for all new houses is installed
(according to the approved plan and with the required permit/s) and approved by the Town
within six (6) months of the issuance of the Certificate of Occupancy for the house, but by
no later than within one (1) year of the sheetrock nailing inspection. Please keep these
deadlines in mind and, if it becomes difficult to comply, contact staff well in advance of the
deadline in order to arrange for a completion bond for the landscaping;
9)

The applicant shall submit an Irrigation Design Plan to the Building Division which shall
include the location and size of water meters; location type and size of all components of
the irrigation systems including controllers, main and lateral lines, valves, sprinkler heads,
moisture sensing devises, rain switches, quick couplers, pressure regulators and backflow
prevention devices; static water pressure at the point of connection to the public water
supply; flow rate (gallons per minute), application rate (inches per hour), and design
operating pressure (pressure per square inch) for each station; irrigation schedule;

10) The installation of the project landscape plan requires certification before calling for the
Building Inspector’s Final Inspection. For Tier 2 projects, the required landscape irrigation
audit must be conducted by a certified landscape irrigation auditor after the landscaping
and irrigation system have been installed. A fairly large note, on the construction drawings
for the landscape plan, shall identify this requirement for certification;
11) Any new exterior lighting shall not be directed toward the street, the sky or neighboring
properties and shall be a maximum of 60 watts;
12) Prior to Building Permit issuance, the applicant shall submit a construction management
plan to address construction staging, construction equipment, employee parking and truck
routing to the satisfaction of the Building Official. The plan shall also address issues
regarding noise, dust, vehicular and pedestrian safety, storage of construction materials,
clean-up areas, placement & screening of sanitary and construction facilities, and if
required shall maximize on-site construction vehicle parking, as per HMC Chapter 15.26.
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ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Design Review and Landscape Application Materials
● Color and Material Board
● TCLA Report
● Arborist Report
● ADRB Project and Landscape Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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STAFF MEMORANDUM
PROJECT:

315 Roblar Avenue (APN: 032-260-030)
Wong (John Chan Rchitecture)

PROJECT DESCRIPTION:
Request for a second preliminary design review of a new two story Modern style residence with
a total proposed floor area of approximately 6,459 square feet (24.8% Floor Area Ratio) on a
26,064 square foot lot. The preliminary landscape plan includes a new driveway, a new pool and
spa, a vehicle gate, tree removal, tree replacement, enhanced plantings, lawn area, walkways, a
stone terrace, garden walls, and a fire pit area.
(The project received a previous preliminary review at the January 29, 2019 ADRB Meeting)
____________________________________________________________________________
SUMMARY:
Request for a second preliminary design review of a new two story Modern style residence with
a total proposed floor area of approximately 6,459 square feet (24.8% Floor Area Ratio) on a
26,064 square foot lot.
The property is located on Roblar Avenue, near Poett Road in an area of town with well-manicured
mature hedges along the street frontage. The neighborhood is comprised of a mix of one and two
story homes with various architectural styles. The existing home is a single story Ranch style
home with a detached guest house. The applicants are proposing to demolish both of the existing
structures and replace them with a new two story Modern Style home.
The project received preliminary review at the January 29, 2019 ADRB Meeting. The chart below
outlines the Board’s comments and the applicant’s responses:
ADRB Comments
The Board recommended looking at ways
to provide a side-facing garage, but noted
the landscape screening and driveway gate
along the street.

Architect’s Responses
The applicant has revised the proposed plan
to incorporate a 3-car side facing garage. The
driveway gate and mature screening along the
street remains in the proposal as well.

The Board noted that the second floor feels
unbalanced being concentrated at one side
of the house and that second floor creates
a two story wall, encouraged provided more
relief/recess at the second floor.

The siting and second floor has been
redesigned to respond to Board comments.
The second floor is stepped in from the first
level at the sides and architectural detailing
provides additional relief.
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The Board noted that the house is shifted
all the way to the left, creating a challenging
situation for maneuvering cars.

The siting has been redesigned to respond to
Board comments, including a side-facing
garage and auto court for back up.

The Board stated that sticking to the
existing siting is a missed opportunity to
take advantage of all the usable land and
suggested that moving away from existing
siting would allow for better flow and
improved access.

The siting has been redesigned to respond to
Board comments.

The Board requested that the applicant
retain/replace the landscape screening
along the street frontage to maintain
consistency with the neighborhood.

The existing landscaping along the street
frontage is proposed to remain, with a new
fence between the existing hedge and a new
hedge for enhanced screening.

The applicants are currently proposing the following preliminary palette of materials:
● European phenolic exterior panels
● Custom exterior powder coated metal screen
● Custom wood window trim in Denver Oak
● Painted metal-faced canopy
● Aluminum windows and doors
● Custom garage doors
The preliminary landscape plan includes a new driveway, a new pool and spa, a vehicle gate,
tree removal, tree replacement, enhanced plantings, lawn area, walkways, a stone terrace,
garden walls, and a fire pit area. None of the trees proposed for removal meet the threshold to
require a permit for removal or replacement.
Due to the overall height of the proposed home and the two-story design, story poles will be
required as a part of the formal review.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Preliminary Review Application
● Preliminary ADRB Project and Landscape Plans
ATTACHMENTS AVAILABLE UPON REQUEST

Page 2
315 Roblar Avenue – Prelim Staff Memo

Agenda Item #__7__
TOWN OF HILLSBOROUGH
Architecture & Design Review Board (ADRB)
San Mateo County
1600 Floribunda Avenue
Hillsborough, CA 94010






Consent Calendar
Public Hearing
Preliminary Review
Discussion

STAFF MEMORANDUM
PROJECT:

125 Eucalyptus Avenue (APN: 031-370-090)
Sinha (Nyhus Design Group)

PROJECT DESCRIPTION:
Request for preliminary design review of a two story addition of approximately 2,870 square feet
to an existing two story residence for a total proposed floor area of approximately 6,791 square
feet (19.95% Floor Area Ratio) on a 34,045 square foot lot. The addition is proposed to match the
existing architectural style, but includes a new slate roof for the entire house, as well as
architectural detailing enhancements to the exterior and a new covered patio at the rear. The
preliminary site plan indicates that the proposal will include a new driveway relocated to the north,
fencing along the street, pedestrian and vehicle gates, paved walkways, and enhanced planting.
____________________________________________________________________________
SUMMARY:
Request for preliminary design review of a two story addition of approximately 2,870 square feet
to an existing two story residence for a total proposed floor area of approximately 6,791 square
feet (19.95% Floor Area Ratio) on a 34,045 square foot lot. The addition is proposed to match the
existing architectural style, but includes a new slate roof for the entire house, as well as
architectural detailing enhancements to the exterior and a new covered patio at the rear.
The property is located on Eucalyptus Avenue near Farm Lane. The neighborhood is comprised
of primarily one story Ranch style homes, with a few two story homes with eclectic architectural
styles, such as the subject property. The existing house is a two story French style residence of
approximately 3,923 square feet. The existing house is setback more than 60-feet from the front
property line with a large asphalt driveway that crosses the front yard to access a side-facing
garage. The existing front yard landscaping is minimal.
The applicants are proposing a two story addition of approximately 2,870 square feet to the north
side of the home. The addition includes conversion of the existing garage to a playroom and guest
bedroom suite, a new 3-car garage, and mudroom on the first level and a new master bedroom
suite, gym, and study on the second floor.
The proposal includes a new slate roof for the entire house, new trim detailing around windows
and doors, elimination of the shutters, addition of wrought iron railings at the second floor, new
exterior lighting, a new front door, and a new covered patio at the rear
The applicants submitted the project for formal review, but staff noted several concerns about the
proposed project and encouraged that they seek preliminary review by the ADRB first. Below is
a summary of the concerns staff shared with the applicant:
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Overall mass and bulk and integration with the existing house:
The existing house is typical of the French style with a symmetrical façade and the smaller
scale garage, which is visually less prominent than the entry and main part of the home.
The proposed addition is sited in front of the existing house and two full stories;



Neighborhood compatibility:
The existing home is already one of the larger homes in the immediate neighborhood, in
terms of height and massing, and the height and siting of the addition increases the overall
visual mass. The residential design guidelines offer suggestions for modulating building
mass to minimize boxiness, which could be considered, such as; partial second story
addition; setbacks for second story volumes;



Landscape Enhancements:
The site plan shows a revised driveway, front fencing, driveway gate, and planting,
however there is no landscape plan included for consideration or to provide context. The
scale of surrounding landscape will be an important aspect for consideration of the
proposed addition. An addition of this size will necessitate meaningful and strategic
landscape screening and visual softening.
While the project is not considered a teardown and does not require a full landscape plan,
the proposed changes that are referenced on the site plan require a full landscape
application. Because landscape screening is going to be an important element of this
proposed addition, staff recommends that a more complete landscape plan should be
prepared for ADRB review.

The applicants are currently proposing the following preliminary palette of materials:
● Exterior stucco and coining painted “China Doll”
● Precast trim in “Aesthetic White”
● GAF Truslate in “Charcoal”
● Wrought Iron Railing
● Wood clad casement windows
● Wood garage doors painted white
● Stained wood French style front entry doors
Due to the overall height of the proposed home and the two-story design, story poles will be
required as a part of the formal review.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Preliminary Review Application
● Color and Materials Board & Cut Sheet
● Preliminary ADRB Project Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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STAFF MEMORANDUM
PROJECT:

3650 Ralston Avenue (APN: 030-052-060)
DRS Group (MAK Studio)

PROJECT DESCRIPTION:
Request for preliminary design review of a two story addition of approximately 2,300 square feet
to an existing one story residence for a total proposed floor area of approximately 5,200 square
feet (24% Floor Area Ratio) on a 21,550 square foot lot. The proposal includes a change in
architectural style from Ranch to Modern and a new detached accessory structure. The
preliminary site plan indicates that the proposal with include removal and relocation of the pool, a
rear terrace, retaining walls, and private courtyards within the front setback area.
____________________________________________________________________________
SUMMARY:
Request for preliminary design review of a two story addition of approximately 2,300 square feet
to an existing one story residence for a total proposed floor area of approximately 5,200 square
feet (24% Floor Area Ratio) on a 21,550 square foot lot.
The preliminary site plan indicates that the proposal with include removal and relocation of the
pool, a rear terrace, retaining walls, and private courtyards within the front setback area.
The property is located on Ralston Avenue between Remillard Drive and Mosely Road. The
neighborhood is comprised of primarily one story and split-level Ranch style homes, such as the
subject property. The existing home is a single story Ranch style home with a legal nonconforming
front setback at the garage.
The applicants are proposing an addition to the front and rear of the existing main floor, the
addition of a new partial second story, a new detached accessory structure, and a change in
architectural style from Ranch to Modern.
The applicants have provided a demolition plan indicating that the project is not classified as a
“teardown”, therefore, a full landscape plan is not required. However, given the proposed site
work and relocation of the pool a landscape plan will be necessary. Staff has encouraged the
applicants to prepare a landscape plan to provide screening and visually softening of the areas
of addition and the new detached accessory structure.
Due to the legally nonconforming setbacks, the project cannot trigger a “teardown” meaning that
a minimum of 50% of the existing exterior walls of the structure must remain in place for the
duration of construction. Should more than 50% be removed at any time, the proposal will forfeit
its legal non-conforming status and all aspects of the property, including setbacks, will be required
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to meet current Town standards and the project would require review by the ADRB, inclusive of
public notification, as a teardown/new residence.
The applicants are currently proposing the following preliminary palette of materials:
● Exterior stucco
● Cedar siding
● Wood slat accents
● Aluminum frame windows and doors
● Clear pane windows and doors
Staff has encouraged the applicants to further develop the architectural detailing, to provide
more information about the proposed color and material palette, to provide an arborist report
and full landscape plan inclusive of all site work and retaining walls, and to continue neighbor
outreach as the project moves forward to address any concerns about the proposed project.
Due to the overall height of the proposed home and the two-story design, story poles will be
required as a part of the formal review.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Preliminary Review Application
● Neighborhood Notice
● Preliminary ADRB Project Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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STAFF MEMORANDUM
PROJECT:

2419 Oakdale Road (APN: 027-312-040)
Blankstein (Scheinholtz Associates)

PROJECT DESCRIPTION:
Request for preliminary design review of a one story addition of approximately 1,055 square feet
to an existing one story residence for a total proposed floor area of approximately 3,843 square
feet (21.9% Floor Area Ratio) on a 17,519 square foot lot. The proposal includes a change in
architectural style from Ranch to Mediterranean.
____________________________________________________________________________
SUMMARY:
Request for preliminary design review of a one story addition of approximately 1,055 square feet
to an existing one story residence for a total proposed floor area of approximately 3,843 square
feet (21.9% Floor Area Ratio) on a 17,519 square foot lot.
The property is located on Oakdale Road between Baileyana Road and Summit Drive. The
neighborhood is comprised of one and two story homes with and eclectic range of architectural
styles. The existing home is a single story Ranch style home with a legal nonconforming setbacks
at the front and both sides and a detached garage with a legal nonconforming setback at the rear.
The applicants are proposing additions to the front and rear of the existing home and elimination
of square footage at the rear of the existing home and the covered deck area attached to the
existing garage to allow for more usable outdoor space for their family.
The applicants have provided a demolition plan indicating that the project is not classified as a
“teardown”, therefore, a full landscape plan is not required. Staff has encouraged the applicants
to indicate whether or not landscape changes are proposed and if so, to indicate those on the
proposed site plan.
Due to the legally nonconforming setbacks, the project cannot trigger a “teardown” meaning that
a minimum of 50% of the existing exterior walls of the structure must remain in place for the
duration of construction. Should more than 50% be removed at any time, the proposal will forfeit
its legal non-conforming status and all aspects of the property, including setbacks, will be required
to meet current Town standards and the project would require review by the ADRB, inclusive of
public notification, as a teardown/new residence.
The proposal includes a change in architectural style from Ranch to Mediterranean. The
applicants are currently proposing the following preliminary palette of materials:
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●
●
●
●
●
●
●

Two-piece clay tile roof
Smooth white stucco exterior
Copper gutters and downspouts
Bronze clad windows
Stained wood rafter tails
Painted wood shutters
Stained/painted wood front entry door

Staff has advised the applicants that the residential design guidelines specifically recommend that
clay roof tile should have a hand-made natural rather than factory-made appearance and when
feasible, the reuse of roof tiles that are recycled from another roof, or a similar solution that
provides a weathered clay appearance, is preferred. Additionally, tiles should not be of a uniform
color but should instead fall into a range of hues so that the effect, when assembled on a roof
plane, is of a modulated range of earthen tones.
Staff encouraged the applicants to further develop the architectural detailing, to provide more
information about the proposed color and material palette, to identify any landscape
enhancements that are proposed, and to continue neighbor outreach as the project moves
forward to address any concerns about the proposed project.
Due to the overall height of the proposed addition, story poles will not be required as a part of the
formal review.
ENVIRONMENTAL ISSUES: The proposal is exempt from CEQA pursuant to Section 15303,
Class 3, which includes an exemption for the construction of a single family residence in a
residential zone.
ATTACHMENTS:
● ADRB Preliminary Review Application
● Neighborhood Notice
● Preliminary ADRB Project Plans
ATTACHMENTS AVAILABLE UPON REQUEST
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