
ACTION MINUTES 
DALY CITY PLANNING COMMISSION 

Regular Meeting 
Wednesday, November 3, 2010 

Council Chambers, Daly City 
 
 
Chair Crump called the meeting to order at 7:00 p.m. 
 
ROLL CALL: Present: Lubiano, Crump, Bautista and Kelly 

 Absent: Edelman 

 Staff Present: Berger, Fajardo, Mothershead, Naughton, and DeFries 

 
PUBLIC HEARINGS: 
 
10. Use Permit UPR-9-10-2731, Design Review DR-9-10-2732 and Environmental Assessment to 

convert an existing single family residence into a new duplex residence – 156 Miriam Street 
 

Staff report presented by: Jeannie Naughton, Associate Planner 
 
Ms. Naughton introduced the project on the west side of Miriam Street, between Vista Grande 
and Parkview Avenues.  The 7,500 square foot lot contains one single family residence, built in 
1912. The property is zoned R-1/A Single Family Duplex Residential District.  
 
There are two accessory structures located near the rear of the lot, including a garage and a 
storage shed.  The applicants are proposing the removal of the accessory buildings and the 
addition to the single family residence to create a duplex residence.  A Use Permit is required 
for the construction of a duplex structure within this zoning designation.  The surrounding uses 
are predominantly single-family residences and some duplex structures.  
 
The applicant is proposing to install new landscape paving block in the rear portion of the lot 
that will be utilized by vehicles to access the garages and for one parking space, which will 
allow infiltration of stormwater and add additional greenery to the site.  Staff is recommending a 
condition of approval that the amount of concrete be reduced in this area so that permeable 
material may be added in order to reduce stormwater runoff from the site.  
 
A total of four parking spaces are required by Code for the duplex residence.  The proposed 
garages will be separated into a two car, side by side garage for the front unit and a one car 
garage for the rear unit, all of which open to the rear of the property.  One of the four spaces will 
be uncovered.  The garages provide generous amounts of room for trash and recycling 
receptacles and additional storage for each unit.   
 
Staff received a letter from 140 Miriam Street stating concerns with the current shortage of 
street parking along this block of Miriam Street.  This resident feels that adding an additional 
unit to the property will worsen the street parking situation.  Ms. Naughton reiterated that the 
proposal meets the Code requirements for duplex parking.  Also, the applicants have not 
reduced any street parking in front of the property.  
The four bedroom, three bathroom front unit will contain approximately 2,600 square feet of 
living area.  The dining, family and living rooms, study, kitchen and one bathroom will be located 
on the first level.  All four bedrooms will be located on the second level, along with two 
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bathrooms.  The three bedroom, two bathroom rear unit will contain approximately 1,400 square 
feet of living area, all located on the first level.  
 
The existing single family residence is three stories in the rear and two stories in the front, due 
to a sloping lot.  An existing ten foot wide driveway on the north side of the building that 
provides access to the existing garage will be kept and utilized as access to the new garages 
for the duplex structure.   
 
Staff received a letter from the resident at 456 Santa Barbara Avenue who was concerned with 
view blockage.  Ms. Naughton explained that the existing residence is a two story structure 
along the street frontage and three stories at the rear and will not increase in height as a result 
of this proposal.  The rear duplex unit will be one level, located on the first floor above the 
garages.  Because the lot slopes downward toward the rear of the lot, the roofline of the rear 
duplex unit will be at a lower elevation than the roofline of the front duplex unit from the street 
view.   
 
The proposed color scheme consists of a grayish-brown, beige stucco base color, off-white trim 
and accents and a red brick veneer base along the fron façade wall.  The existing entry fence 
and gate will remain unchanged.  Staff is concerned that the base color will be too dark and is 
recommending a condition of approval that applicant chooses a lighter color.  
 
There is a diverse mix of architectural styles along the block face; both sides contain homes 
with flat and gabled roofs.  The subject residence contains a flat roof with articulated front and 
side facades, bay windows, a brick veneer base, and ornamental stucco details.  The applicant 
proposes to add entry canopies to the existing residence along the street frontage, as well as 
above the entrance to the rear unit.  Staff is recommending a condition of approval that the 
applicant replace the existing cornice at the top of the front unit with a cap similar to the top of 
the proposed canopies.  Staff is also recommending a condition of approval that similar trim be 
added above the windows on the front unit to provide a more cohesive design aesthetic.  
 
Speakers: Lisa Zhuo, applicant 
 
Commissioner Kelly questioned staff regarding the number of parking spaces being provided for 
seven bedrooms.  Ms. Naughton responded that the Code requirement for duplex structures is 
four parking spaces, regardless of bedroom count and that the proposal met that Code 
requirements.  Commissioner Kelly also asked if duplexes were required to be owner occupied 
and Ms. Naughton replied that they were not.  
 
Commissioner Lubiano asked if the proposal would block existing views for residents located on 
Santa Barbara Avenue as stated in the letter of opposition.  Ms. Naughton explained that the 
existing height of the structure would not change as part of this proposal and that the citizen that 
wrote the letter did not visit the Planning Division to review plans or leave a phone number for a 
follow up call.   
 
Commissioner Bautista asked if this proposal would require major grading operations.  The 
applicant, Lisa Zhuo, responded that because there is only an approximately two foot grade 
change in the rear, major grading operations would not be necessary.  She stated that there 
would be excavation for the foundation and footings for the new addition and that the rear yard 
would be level for the turf block pavers.  
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COMMISSION ACTION 
 
 Moved by Commissioner Kelly, seconded by Commissioner Bautista to close the public 

hearing. Motion carried 4-0. 
 
 Moved by Commissioner Bautista, seconded by Commissioner Kelly, to adopt the findings 

as outlined in the staff report of November 3, 2010.  Motion carried 4-0. 
 
 Moved by Commissioner Bautista, seconded by Commissioner Kelly, to affirm the 

Environmental Assessment.  Motion carried 4-0. 
 
 Moved by Commissioner Lubiano, seconded by Commissioner Bautista, to approve Use 

Permit UPR-9-10-2731 and Design Review DR-9-10-2732 subject to the Findings and 
Conditions as outlined in the staff report of November 3, 2010.  Motion carried 3-1 with 
Commission Kelly voting against. 

 
 
APPROVAL OF MINUTES:  Moved by Commissioner Kelly, seconded by Commissioner Lubiano, to 
approve the minutes of June 1, 2010.  Motion carried 3-0 (with Commissioner Bautista abstaining).  
 
ADJOURNMENT: 

 
 Moved by Commissioner Kelly, seconded by Commissioner Bautista, to adjourn at 7:15 p.m. 
 
 
 Respectfully submitted, 
 

  
 
 Richard Berger 
 Director of Economic and Community Development 
gd 


