
   “““TTThhheee   CCCiiitttyyy   WWWiiittthhh   aaa   HHHeeeaaarrrttt”””      
  

  

AGENDA  
 

PLANNING COMMISSION MEETING  
 

May 19, 2015 
 

7:00 p.m.  
 

Meeting location: Senior Center, 1555 Crystal Springs Road, San Bruno 
 

Planning Commission meetings are conducted in accordance with Roberts Rules of Order Newly Revised.  You may address any 
agenda item by approaching the microphone until recognized by the Planning Commission Chair. All regular Planning Commission 
meetings are recorded and televised on CATV Channel 1 and replayed the following Thursday, at 2:00 pm. You may listen to 
recordings in the Community Development Department.  Complete packets are available online at www.sanbruno.ca.gov and at the 

library.  In compliance with the Americans with Disabilities Act, individuals requiring reasonable accommodation for this meeting 
should notify us 48 hours prior to meeting.  Notices, agendas, and records for or otherwise distributed to the public at a meeting of the 
Planning Commission will be made available in appropriate alternative formats upon request by any person with a disability.  Please 
make all requests to accommodate your disability to the Community Development Department 650-616-7074.   
 

ROLL CALL  
 
PLEDGE OF ALLEGIANCE 
 

1.   APPROVAL OF MINUTES:  April 21, 2015  
 
2. COMMUNICATIONS 
 

3. PUBLIC COMMENT ON ITEMS NOT ON AGENDA  Individuals allowed three minutes, groups in attendance, 

five minutes.  If you are unable to remain at the meeting, ask the Recording Secretary to request that the Planning Commission 
consider your comments earlier.  It is the Planning Commission’s policy to refer matters raised in the forum to staff for investigation 
and/or action where appropriate.  The Brown Act prohibit the Planning Commission from discussing or acting upon any matter not 
agendized pursuant to State Law. 

 
4. ANNOUNCEMENT OF CONFLICT OF INTEREST 
 
5. PUBLIC HEARINGS  Note: If you challenge the below actions in court, you may be limited to raising only those issues 

you or someone else raised at the public hearing described in this agenda, or in written correspondence delivered to the 
Planning Commission at, or prior to, the public hearing. 

 
A. 3189 Moreland Drive (APN: 017-513-310) 

Zoning District: R-1 (Single Family Residential) 
Recommended Environmental Determination: Categorical Exemption 
Request for a Use Permit to exceed the maximum permitted floor area allowed of 3,686 
square feet; a Use Permit to exceed the 35% lot coverage requirement (36%), and a Use 
Permit to exceed the maximum allowed garage size of 600 square feet, according to Sections 
12.200.030.A.1; 12.200.030.A.2, and 12.200.080.B, respectively, of the San Bruno Municipal 
Code. Sky Uotani, KB Designs (Applicant), Angel W. Hong (Owner) UP-15-002. 

 

Mary Lou Johnson, Chair 
Kevin Chase, Vice Chair 
Rick Biasotti 
Sujendra Mishra 
Perry Petersen 
Joe Sammut 
 

http://www.sanbruno.ca.gov/


Planning Commission Meeting – Agenda 
May 19, 2015 
Page 2 of 2 
 

 

6.   DISCUSSION 
 

A. CITY STAFF DISCUSSION  

 Select the June 11, 2015 Architectural Review Committee members 
 

B. PLANNING COMMISSION DISCUSSION   
 
7. ADJOURNMENT  
 

The next regular Planning Commission Meeting will be held on June16, 2015 at 7:00 p.m. at the 
Senior Center, 1555 Crystal Springs Road, San Bruno.  

 
 

 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Agenda Posted on: May 15, 2015 



            “““TTThhheee   CCCiiitttyyy   WWWiiittthhh   aaa   HHHeeeaaarrrttt”””      

 
                                                                                                            Mary Lou Johnson, Chair  
          Kevin Chase, Vice Chair 

Rick Biasotti 
                                                                                                            Sujendra Mishra 
                                                                                                            Perry Petersen 
                                                                                                            Joe Sammut 
 
 

MINUTES 
PLANNING COMMISSION MEETING 

 
April 21, 2015 

 
7:00 p.m. 

 
Meeting location: Senior Center, 1555 Crystal Springs Road, San Bruno 

 
 
CALL TO ORDER at 7:00 pm. 
 
ROLL CALL 

 

  
STAFF PRESENT:  
 Planning Division:  
    Long Range Planning Manager: Mark Sullivan 
    Associate Planner:  Matt Neuebaumer  
    Community Development Technician: Brian Paland    
 
 Pledge of Allegiance:   Commissioner Sammut 

 
1. Approval of Minutes (March 17, 2015) – Petersen/Biasotti 

VOTE: 5-0 
AYES:  Commissioners Sammut, Biasotti, Johnson, Petersen, Mishra 
NOES:   None 
ABSTAIN:  None 

 
2. Communication – None 

 
3. Public Comment – None 
 
Christine Price (823 Mills Ave.) – Noted that the streets on the East side of El Camino Real 
are in need of repaving. 

 Present Absent 

Chair Johnson X  

Vice Chair Chase                     X 

Commissioner Biasotti  X  
Commissioner Mishra X  

Commissioner Petersen X  
Commissioner Sammut X  
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4. Announcement of Conflict of Interest – None 

 
5. Conduct of Business – Introduction and verbal report from Leslie Hatamiya, 

Executive Director of the San Bruno Community Foundation. 
 

Mark Sullivan: Introduced Leslie Hatamiya, Executive Director of the San Bruno Community 
Foundation.  She will be leading the foundation which was established for the long term benefit of 
the San Bruno community with 70 million dollars in funding. 
 
Leslie Hatamiya: As a twelve year resident of San Bruno, she is honored to serve as the first 
Executive Director of the San Bruno Community Foundation, a non-profit fund established to 
administer the 70 million dollars received in restitution from PG&E for the 2010 pipeline 
explosion.  Currently the foundation is in the start-up phase.  First they will need to set up an 
investment strategy that will be approved by the City Council before the balance of the funds are 
released to the organization.  They will be launching a community engagement and listening 
campaign at the end of this month.  There will be three town hall meetings in May and June for 
the community to give input on how best to administer funds.  They will then be developing a 
programmatic strategy and a grant making policy that will also go before the City Council for 
approval.  They hope to be able to begin dispersing grants in 2016. 
 
Commissioner Mishra: Asked if the foundation will be reaching out to Cappuccino High School or 
any other schools in the community.  Also, asked if they will be setting up a Twitter Account for 
community outreach. 
 
Leslie Hatamiya: The first Town Hall meeting will be a Cappuccino High School.  The second will 
be at Belle Air Elementary School.  They will also be conducting focus groups in order to reach a 
demographic they may not attend the Town Hall meetings, which will include one for teenagers 
and young adults. 
 
Commissioner Petersen: Asked who decides which grants are selected. 
 
Leslie Hatamiya: Ultimately it will be the decision of the foundation board. 
 
Sharon Baum (Glenview Drive): Asked if the City Council would have to approve the distribution 
of grants. 
 
Leslie Hatamiya: The grant making policy has to be approved by the City Council.  The 
distribution of grants under that policy is decided by the foundation board. 
 
Christine Price (Mills Avenue): Asked how the public will be informed about this. 
 
Leslie Hatamiya: There will be a mailing to every San Bruno address at the end of this month. 
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6.  Public Hearings 

 

A.  APN 019-043-490 (Caltrans Property at corner of San Bruno Avenue West and 
Glenview Drive) 
Request for a Temporary Use Permit to allow off-site construction staging areas within 
the Crestmoor neighborhood per Section 12.84.030 of the San Bruno Municipal Code.  
City of San Bruno (Applicant); State of California (Owner) TUP-15-003. 

  
Associate Planner Neuebaumer:  Entered staff report.   
 
Staff recommends that the Planning Commission approve Temporary Use Permit 15-003 based 
on Findings of Fact (1-3) and Conditions of Approval (1-13). 
 
Questions for Staff  
 
Commissioner Mishra: Asked if condition number 13 is the only added condition from previous 
approvals.  Also asked if there were any neighborhood complaints. 
 
Associate Planner Neuebaumer: There are no new conditions.  Condition 13 is due to 
neighborhood concerns of weeds within the 45’ setback. 
 
Commissioner Biasotti:  Asked if Church of the Highlands leases all 7.5 acres. 
 
Associate Planner Neuebaumer: They lease the entire 7.5 acres. 
 
Commissioner Petersen: Condition number 3 states: The storage yard entryway on Glenview 
Drive shall be decomposed granite or other rock that will prevent soil tracking onto Glenview 
Drive.  It appears the entrance area is not within the 45’ setback.  Does staff contend that 
decomposed granite will prevent soil tracking. 
 
Associate Planner Neuebaumer: Condition of approval number 11 allows for the entrance area to 
be within the 45’ setback.  They are using some type of granular material which is working to 
prevent soil tracking. 
 
Public Comment Opened 
 
Sharon Baum (Glenview Drive): Today on Glenview the dirt is being tracked along Glenview 
Drive.  Asked if this area will be used for construction workers parking, how many workers will be 
in the area at one time.  Neighbors are also concerned with speed limits being observed, dirt and 
dust tracking, and trash pick-up. 
 
Open Planning Commission Discussion 
 
Commissioner Mishra: In regards to conditions of approval #3 and #10 may be in conflict with 
NPDES regulation.  Suggest staff modify the condition to whichever is more restrictive. 
 
Commissioner Petersen: The conditions of approval associated with the 10 Crestmoor 
replacement homes approved at the last Planning Commission hearing addresses many of the 
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neighborhood concerns addressed by Ms. Baum. 
 
Commissioner Biasotti: Clarifies that this item is in regards to the infrastructure improvements, as 
opposed to the construction of the new homes. 
 
Motion to approve Temporary Use Permit 15-003 based on Findings of Fact (1-3) and 
Conditions of Approval (1-13). 
 
 
 Commissioner Petersen/Biasotti 
   
  VOTE: 6-0 
  AYES:  All Commissioners present 
  NOES:   None 
  ABSTAIN: None 
  
FINDINGS OF FACT 
 

1. Will not under the circumstances of the particular case, be detrimental to the health, safety, 
morals, comfort and general welfare of the persons residing or working in the neighborhood of 
such proposed use. (SBMC 12.112.050) 
 

2. Will not be injurious or detrimental to property and improvement in the neighborhood or to the 
general welfare of the city. (SBMC 12.112.050) 

 

3. Will not be inconsistent with the general plan.  (SBMC 12.112.050) 
 

CONDITIONS OF APPROVAL 
 

1. The applicant shall file a declaration of acceptance of the following conditions by submitting 
a signed copy of the Summary of Hearing to the Community Development Department within 
30 days of Planning Commission approval. Until such time as the Summary is filed, 
Temporary Use Permit 15-003 shall not be valid for any purpose.  Temporary Use Permit 15-
003 shall expire on May 20, 2016.  

 
2. The request for a temporary construction staging area shall be operated according to written 

statement approved by the Planning Commission on April 21, 2015, labeled Exhibit C, 
except as required to be modified by these Conditions of Approval.  Any modification to the 
approved plans shall require prior approval by the Community Development Director. 

 
3. The storage yard entryway on Glenview Drive shall be decomposed granite or other rock 

that will prevent soil tracking onto Glenview Drive. 
 
4. At all times, the storage yard gates shall be secured due to potentially high winds in the 

neighborhood. 
 

5. The applicant shall maintain the construction staging area in a clean and orderly condition.  
Any trash, dirt, and debris shall be cleaned and removed on a daily basis and cannot be 
stored on-site. 

 

6. The applicant shall not perform any maintenance of equipment at the subject site.  
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7. The applicant shall remove all equipment and materials and thoroughly clean the staging 

area and any immediate properties affected by dust or debris within 14 days of the contract 
notice of substantial completion. 

 
8. Loose material storage shall be covered with a tarp except during construction hours of 

Monday to Friday from 8 am to 5 pm.  Contractor shall use all best practices consistent with 
BAAQMD to minimize dust impacts to nearby residential properties. 

 
9. The applicant shall repair any damage to the public right of way in the area used for 

construction staging at the end of construction. 
 
10. The applicant shall comply with all best management practices for stormwater prevention as  

 required by the National Pollutant Discharge Elimination System (NPDES) Permit. 
 
11. For Storage Lot 2, the applicant shall maintain a minimum of a 45’ setback from the 

residential properties along Estates Drive and a minimum of a 45’ setback from the sidewalk 
along Glenview Drive except for required clearance at the driveway entrance.  The applicant 
shall not utilize the setback area for unloading or as a secondary access to the staging area.  
Access shall be through the designated driveway on Glenview Drive.  

 
12. The parking area at the corner of Glenview Drive and San Bruno Avenue shall remain 

available for residents that use the nearby trail and for Church of the Highlands.  
 

13. The applicant shall be responsible for keeping the 45’ setback areas clear of weeds and 
debris and maintained in a fire safe manner. 

 
B:  1701 Earl Avenue  
Request for a Temporary Use Permit to allow an off-site construction staging area 
within the Crestmoor neighborhood per Section 12.84.030 of the San Bruno Municipal 
Code.  Castle Companies, Inc. (Applicant), City of San Bruno (Owner) TUP-15-001.  
 

Associate Planner Neuebaumer:  Entered staff report.   
 
Staff recommends that the Planning Commission approve Temporary Use Permit 15-001 based 
on Findings of Fact 1-3 and Conditions of Approval 1-18.  
 
Questions for Staff  
 
Commissioner Petersen: Condition number 15b refers to a “hard duty feeder cable.”  Asked for 
definition of “hard duty feeder cable.” 
 
Associate Planner Neuebaumer: This condition was included at the request of the Building 
Official.  It runs from temporary electric power pole to the construction trailer. 
 
Commissioner Biasotti: Asked if there is a more attractive screening material, as opposed to the 
proposed green fabric material, that can be used on the fence. 
 
Commissioner Petersen: Upon conducting internet research and a site inspection on alternative 
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screening material, found inexpensive potted Cypress trees. 
 
Associate Planner Neuebaumer: Staff is supporting the screening as proposed, since this is a 
temporary construction staging area that would be on site for approximately one year. 
 
Commissioner Johnson: Noted the high winds prevalent in the Crestmoor neighborhood and any 
screening material will need to take that into consideration. 
 
Commissioner Petersen: Asked for a valuation on the ten replacement homes. 
 
Associate Planner Neuebaumer: Staff does not have any information on the valuation, but the 
applicant will be available to answer the question during public comment. 
 
Dan Boatwright (Castle Companies): Appreciates the cooperative relationship with staff, the 
Architectural Review Committee, and the Planning Commission.  They are agreeable to all of the 
Conditions of Approval.  There will be a telephone number posted on site that the neighbors can 
call when and if concerns arise.   
 
Commissioner Petersen: Noted the high quality of the presentation and the homes.  Asked that 
they consider landscaping for the site office. 
 
Dan Boatwright (Castle Companies): The challenge with landscaping is the continued required 
maintenance. 
 
Public Comment Opened 
 
Sharon Baum (Glenview Drive): Concerned about traffic, parking, and other issues previously 
mentioned. 
 
Public Comment Closed 
 
Open Commission Discussion 
 
Motion to approve Temporary Use Permit 15-001 based on Findings of Fact 1-3 and 
Conditions of Approval 1-18. 
 
 
 Commissioner Petersen/Mishra 
   
  VOTE: 5-0 
  AYES:  All Commissioners present 
  NOES:   None 
  ABSTAIN: None 
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Findings of Fact 
 
1. Will not under the circumstances of the particular case, be detrimental to the health, safety, 

morals, comfort and general welfare of the persons residing or working in the neighborhood of 
such proposed use. (SBMC 12.112.050) 

 
2. Will not be injurious or detrimental to property and improvement in the neighborhood or to the 

general welfare of the city. (SBMC 12.112.050) 
 
3. Will not be inconsistent with the general plan. (SBMC 12.112.050) 
 
CONDITIONS OF APPROVAL 
 
Community Development 

1. The applicant shall file a declaration of acceptance of the following conditions by 
submitting a signed copy of the Summary of Hearing to the Community Development 
Department within 30 days of Planning Commission approval. Until such time as the 
Summary is filed, Temporary Use Permit 15-001 shall not be valid for any purpose. 
Temporary Use Permit 15-001 shall expire one (1) year from the date of Planning 
Commission approval. 

 
2. The signed copy of the Summary of Hearing shall be photocopied and included on a full 

size page in the Building Division set of drawings. 
 

3. The request for a Use Permit shall be operated and built according to plans approved by 
the Planning Commission on April 21, 2015, labeled Exhibit C, except as required to be 
modified by these Conditions of Approval.  Any modification to the approved plans shall 
require prior approval by the Community Development Director. 

 
4. The applicant shall obtain a City of San Bruno building permit before construction can 

proceed.  Hours of construction shall be limited to 8:00 am – 6:00 pm, Monday through 
Friday. All construction related activities, including set up, staging, deliveries, etc. shall not 
occur before 8:00 am or after 6:00 pm Monday through Friday.  The operation of any 
equipment or performance of any outside construction related to the ten replacement 
homes shall not exceed a noise level of 85 decibels (as measured at 100 feet) during the 
hours of 8:00 a.m. to 6:00 p.m.  Community Development Director approval shall be 
required to deviate from the approved hours of construction. 
 

5. Prior to Final Inspection, all pertinent conditions of approval and all improvements shall be 
completed to the satisfaction of the City of San Bruno. 

 
6. Prior to securing a building permit, the applicant, owner, and general contractor shall 

participate in a pre-construction meeting with Planning and Building staff to ensure 
compliance with the conditions of approval during the construction process. 
 

7. At all times, the storage yard gates shall be secured due to potentially high winds in the 
neighborhood. 
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8. The applicant shall maintain the construction staging area in a clean and orderly condition.  
Any trash, dirt, and debris shall be cleaned on a daily basis. 
 

9. The applicant shall remove all equipment and materials and thoroughly clean the staging 
area and any immediate properties affected by dust or debris within 30 days after the last 
Certificate of Occupancy has been issued, or by the end of the allowed one year 
Temporary Use Permit period, whichever comes first.   

 
10. The applicant shall not perform any maintenance of equipment at the subject site. 

 
11. Loose material shall be covered with a tarp, except during construction hours of Monday to 

Friday 8:00 am to 6:00 pm.  Contractor shall use all best management practices consistent 
with BAAQMD to minimize dust impacts to nearby residential properties. 
 

12. The City is planning to replace curb, gutter, sidewalk, and construction of new roadways 
on frontages adjacent to homes within the Crestmoor neighborhood.  This work in most 
likelihood would not be complete until after the completion of the ten single family 
replacement homes.  In the event the applicant damages the existing curb, gutter, 
sidewalk, driveway approaches, or the existing roadway, the applicant shall reconstruct in 
a temporary manner to the satisfaction of the City Engineer. 

 
13. The applicant shall comply with all best management practices for stormwater prevention 

as required by the National Pollutant Discharge Elimination System (NPDES) Permit. 
 

14. The applicant shall install a 6’-0” high chain-linked fence surrounding the staging area.  
The fence shall be located at least 3’-0” in the easterly direction from the shared property 
line between 1701 & 1711 Earl Avenue.  The fence shall also be installed in a manner to 
maintain adequate site distance at the corner of Earl Avenue and Glenview Drive. 

 
15. The applicant shall provide the following information regarding the construction office at 

the time of building permit submittal: 
 

a. Provide and show foundation plan with details of methods and materials for 
temporary foundation.  Provide all State approval documentation including 
approved seismic and wind tie down system. 

b. Cleary show the location of the main electrical panel.  Specify hard duty feeder 
cable to temporary electrical power pole. 

c. Provide and show conforming stairway access and handrails. 
d. Clearly specify that no plumbing fixtures are proposed within the manufactured 

building installation. 
e. The proposed manufactured building and branch circuits shall be bonded and 

grounded.  Provide a single line drawing with panel schedule including (GEC) to 
driven ground rod.  A continuity test shall be performed for all receptacles. 

 
16. Address numbers for the property shall be mounted on the exterior of the fence by the 

entrance and be at least 6” high on a contrasting background, easily visible from the street.  
The address numbers shall be visible at night. 
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17. The applicant shall provide emergency contact information to the Police Department and 

list personnel that will be able to respond to the location 24 hours a day and seven days a 
week, if a problem arises.  
 

18. All construction materials and supplies shall be located on the subject site behind the 6’-0” 
fence.  No construction material or supplies shall be left outside the storage area or on the 
street. 

 
C – Review of 2015-2023 Housing Element  
Request Consideration of an Ordinance to Amend Title 12 Land Use of the San Bruno 
Municipal Code to Add an Emergency Shelter Overlay District to Allow Emergency 
Shelters for the homeless as a Permitted Use within a portion of the M-1 Industrial 
Zoning District, Subject to Design and Performance Standards.  

 
Long Range Planning Manager Sullivan:  Entered staff report.   
 
Staff recommends that the Planning Commission adopt Resolution No. 2015-03 (Exhibit B), 
based on Findings of Fact 1-3, recommending that the City Council adopt an Ordinance 
amending Title 12 (Land Use) of the San Bruno Municipal Code to implement Program 6-D in the 
City’s 2009-2014 Housing Element to make the following changes:   

1. A General Plan text amendment revising the Industrial Land Use designation to include 
emergency shelters as a permitted use within an Emergency Shelter Overlay Zone; and 

2. Amend Chapter 12.80 (Definitions) to add a definition for Emergency Shelters, to comply 
with the definitions found in State law and to conform to the requirements of Government 
Section Code 65583; and 

3. Amend Sections 12.96.010 (Established) to add “ES Emergency Shelter Overlay District” 
and 12.96.150 (Land Uses for M-1 Industrial District) to add Emergency Shelters for the 
homeless as a permitted use in the Emergency Shelter Overlay District; and 

4. Add Section 12.96.205 (Emergency Shelter Overlay) to Title 12 (Land Use) of the San 
Bruno Municipal Code to allow emergency homeless shelters as a permitted use subject to 
performance and design standards. 

 
Questions for Staff  
 
Commissioner Mishra: Asked if the current Municipal code allows for liquor stores in the area.  
Additionally, asked if staff would include a condition to allow for Closed Circuit Television on sites 
that are developed with a shelter.  Also, asked if there is a regulation on the distance between 
shelters. 
 
Long Range Planning Manager Sullivan:  Current code does not allow liquor stores in the area.  A 
condition requiring CCTV can be added.  The maximum number of beds is 32, to meet the 
identified need in San Bruno.  Generally, cities require a 300 foot radius between shelters.       
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Commissioner Biasotti: Exhibit A shows the M1 district and TOD district.  Clarified two items: 1. In 
making the decision tonight, the commission will be eliminating the TOD district for the potential 
siting of an Emergency Shelter.  2. The total number of beds provided would be 32. 
 
Commissioner Petersen: Staff handed the Commission a packet of communications dating from 
April 13.  Inquired as to why they were not included in the Commission packet. 
 
Commissioner Biasotti: Asked for a few minutes to review the communications. 
 
Open Public Comment  
 
Christine Price (Mills Avenue): The community is confused by the notice which stated that the 
Planning Commission would consider the TOD as an alternative to M1.  Wanted a record 
showing the TOD was not being considered. 
 
Commissioner Biasotti and Staff confirmed that the TOD is not being considered. 
 
Nick Grasso (Masson Avenue): Would like to go on record that the TOD or Commercial Zone is 
not appropriate for a shelter.  The majority of the police calls in the Downtown Business District 
are related to the homeless.  He feels that a shelter would attract more homeless to San Bruno. 
 
Eris Raxton (Montgomery Avenue): As a longtime resident and small business owner in San 
Bruno, he has observed the disappearance of opportunity for small businesses.  He is concerned 
that this type of zoning would diminish those opportunities for small businesses. 
 
Christopher Blancarte (Kains Avenue): Asked if the 32 beds included the 10 beds currently 
provided at St. Bruno’s Church.  These two neighborhoods take the impact of the homeless 
people.  Asked them consider another location. 
 
Long Range Planning Manager Sullivan:  San Bruno identified a need for an additional 32 beds 
over the 10 provided at St. Bruno’s Church.       
 
Von Gregory (Green Avenue): This neighborhood has withstood impact from the homeless for a 
number of years with homeless people living in Forrest Lane Park. 
 
Shirley Allen (Mills Avenue): This area has been overly impacted for a number of years with 
BART and Caltrain construction. 
 
Chair Johnson: Reaffirmed that the Commission has reached a point where a decision, while 
difficult, must be made in order to move forward with the Housing Element.  Asked Mr. Sullivan to 
address some of the requirements of the state law. 
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Long Range Planning Manager Sullivan:  The State Law is written in such a way to distribute the 
responsibility throughout the county.  The homeless count includes sheltered homeless and 
unsheltered homeless.  The idea is to accommodate the unsheltered homeless in each 
community.  San Bruno’s share is 32 out of the 1300 in San Mateo County.  Reaffirmed that this 
is not a requirement to build homeless shelters.  A great deal of the funding is being devoted to 
treatment and support services, particularly to military veterans.  In fact, the number of veterans 
on the street has declined dramatically in the last few years.  Adopting this ordinance does not 
mean a shelter will be built, it only allows for a shelter to be built if one is proposed.  No shelters 
have been built in the County in the past five years.     
 
Commission Discussion 
 
Commissioner Mishra: Would like to add a condition for a provision for closed circuit television for 
security purposes on any proposed facilities. 
 
Commissioner Sammut: Does not like the location.  It is not appropriate for a shelter of any kind.  
The location is not close to transportation or schools.  Homeless people are not all undesirable 
people, they just may be out of a home for whatever reason.  He will not be voting for this 
location. 
 
Commissioner Petersen: He will be voting for this because the State of California is essentially 
holding our Housing Element hostage until this is approved.  He does not believe that a shelter 
will be built in the immediate or even more distant future.  
 
Motion that the Planning Commission adopt Resolution No. 2015-03 (Exhibit B), based on 
Findings of Fact 1-3, recommending that the City Council adopt an Ordinance amending 
Title 12 (Land Use) of the San Bruno Municipal Code to implement Program 6-D in the 
City’s 2009-2014 Housing Element to make the following changes:   
 

1. A General Plan text amendment revising the Industrial Land Use designation to 
include emergency shelters as a permitted use within an Emergency Shelter Overlay 
Zone; and 

2. Amend Chapter 12.80 (Definitions) to add a definition for Emergency Shelters, to 
comply with the definitions found in State law and to conform to the requirements of 
Government Section Code 65583; and 

3. Amend Sections 12.96.010 (Established) to add “ES Emergency Shelter Overlay 
District” and 12.96.150 (Land Uses for M-1 Industrial District) to add Emergency 
Shelters for the homeless as a permitted use in the Emergency Shelter Overlay 
District; and 

4. Add Section 12.96.205 (Emergency Shelter Overlay) to Title 12 (Land Use) of the San 
Bruno Municipal Code to allow emergency homeless shelters as a permitted use 
subject to performance and design standards. recommend that the San Bruno City 
Council approve the Initial Study/Negative Declaration (IS/ND) (State Clearinghouse 
#2014122066) for the 2015-2023 Housing Element Update and adopt the updated 
Housing Element of the General Plan (dated March 2015) as a General Plan 
Amendment (GPA15-002), pursuant to Article 10.6 (Sections 65580-65589.8) of the 



Planning Commission Meeting 4/21/2015 

 12 

 

California Government Code.  

 
 Commissioner Mishra/Petersen 
 

Vote: 4-1 
 

AYES: Chair Johnson, Commissioners Petersen, Biasotti, Mishra 
NOES: Sammut 
ABSTAIN: None 

 
7. Discussion 
 

A. City Staff Discussion:   
 
Volunteers for the May 14th ARC meeting: Commissioners Sammut and Biasotti identified.  Staff 
will need to contact Commissioner Chase. 

 
B. Planning Commission Discussion:  

 
Commissioner Petersen: Reiterating that it is un-businesslike to continue without a seventh 
Planning Commissioner.  He would like staff to do whatever possible to expedite filling the vacant 
seat. 
 
Commissioner Sammut: The sub-committee for the process for filling the vacant Commission 
seat is underway.  Additionally, wanted to ask staff about the Pine Trees on Huntington that he 
mentioned previously.  There are a number of trees along San Antonio that are dead and are in 
need of removal. 
 
Commissioner Biasotti: Thanked Mark Sullivan for his hard work on the Emergency Shelter 
Ordinance. 
 
8. Adjournment 

Meeting was adjourned at 8:50 pm 

 

 

David Woltering 
Secretary to the Planning Commission 
City of San Bruno 

 Mary Lou Johnson, Chair 
Planning Commission 
City of San Bruno 

NEXT MEETING:  May 19, 2015 



CITY OF SAN BRUNO COMMUNITY DEVELOPMENT DEPARTMENT 

 
 
567 El Camino Real 
San Bruno, CA 94066 
Voice: (650) 616-7074 
Fax: (650) 873-6749 
www.sanbruno.ca.gov 

 STAFF 

David Woltering, AICP, Community Development Director 

Mark Sullivan, AICP, Long Range Planning Manager 

Matt Neuebaumer, Associate Planner 

Brian Millar, AICP, Contract Senior Planner   

Paula Bradley, AICP, Contract Associate Planner 

William Chiu, Contract Assistant Planner 
Marc Zafferano, City Attorney 

 
 

PLANNING COMMISSION 

Mary Lou Johnson, Chair 

Kevin Chase, Vice Chair  

Rick Biasotti 

Sujendra Mishra 

Perry Petersen  

Joe Sammut  

  

 

PLANNING COMMISSION 

STAFF REPORT 

AGENDA ITEM NO. 5.A  

May 19, 2015 

 

PROJECT LOCATION 
1. Address: 3189 Moreland Drive 
2. Assessor's Parcel No:  017-513-310 
3. Zoning District: R-1 (Single Family Residential) 
4. General Plan Classification: Low Density Residential 
 

EXHIBITS 

A:  Site Location 

B:  Photographs 

C:  Site Plan, Floor Plans, Roof Plan, Elevations, Preliminary Landscape Plan,  

D:  Colors and Materials 
 

REQUEST 
Request for a Use Permit to exceed the maximum permitted floor area allowed of 3,686 square feet; a 
Use Permit to exceed the 35% lot coverage requirement (36%), and a Use Permit to exceed the 
maximum allowed garage size of 600 square feet, according to Sections 12.200.030.A.1, 
12.200.030.A.2, and 12.200.080.B, respectively, of the San Bruno Municipal Code.  

Sky Uotani, KB Designs (Applicant), Angel W. Hong (Owner) UP-15-002.  
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 15-002 based on Findings of Fact 
1-6 and Conditions of Approval 1-37. 
 

REVIEWING AGENCIES  
Community Development Department 
Public Services Department 
Fire Department 
 

ENVIRONMENTAL ASSESSMENT 
This project is Categorically Exempt according to the California Environmental Quality Act (CEQA) 
Guidelines Class 1, Section 15303: New construction of a Single Family Residence. 
 

PROJECT HISTORY AND EXISTING CONDITIONS 
The subject property is located to the northeast of Moreland Drive in the Portola Highlands Number 
Six Subdivision.  This proposed project involves the construction of a new, 3,980 square foot single-
family residence on two levels, including a 707 square foot two-car garage.  The lot is generally 
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rectangular in shape, with the boundary along Moreland Drive creating two side property lines. The 
rear property line abuts Skyline Boulevard to the northeast and will be will be screened by the 
existing eucalyptus trees.  The lot is currently vacant, although there was a previous Use Permit (UP-
09-014) granted for a single-family residence on this property.  There was some previous foundation 
excavation work as well as piers partially set into the slope, but the project was abandoned and the 
permit since expired.   
 

ADDITIONAL INFORMATION 
 

 Code Enforcement:  There are no active code enforcement cases. 
 

 Easements:  There is a 5’-0” Public Utility Easement located along the front property line.  Along 
the rear property line, next to the Skyline Boulevard property, are ten-foot and six-foot wide private 
storm drain easements.  There is a five-foot wide private storm drain easement along the 
southwest side property line.  There is also a 15-foot wide tree preservation easement along the 
northeast/rear property line where the eucalyptus trees are located.  Along the edge of the rear 
property line is 15-foot a City-owned sanitary sewer easement. 

 

 Heritage Trees:  There are no heritage trees located on the property. 
 

SURROUNDING LAND USES 
West:  Longview Drive – R-1 (Single Family Residential) 
Northeast:  Skyline Boulevard – State Highway 
Southwest:  Yuba Court – R-1 (Single Family Residential) 
 

PROJECT DESCRIPTION  
The applicant is proposing to construct a new 3,980 square foot home on two levels, including a 707 
square foot two-car garage, on a 14,577 square foot vacant lot.  The entry and second floor are at the 
street level, appearing as a one-story home, with the ground floor below built into the hillside.  The rear of 
the property to the northeast abuts Skyline Boulevard and will be screened by the existing eucalyptus 
trees.  No trees are proposed to be removed.  The proposed residence meets the setbacks and height 
requirements of the zoning district.  The proposed residence would exceed the 35% lot coverage allowed 
by 131 square feet; exceed the 2,949 square foot floor area allowed by 294 square feet; and exceed the 
allowed garage area of 600 square feet by 107 square feet.  If approved and constructed, this would be a 
four-bedroom, three and one-half bathroom home.   
 
The site design will include a three-foot high wood horizontal slatted fence with stucco (off-white) posts 
design along the front property line. The front entry is designed with metal fencing combined with stucco 
finish walls, metal gate and planters.  The front entry walkway from the street is separate from the 
driveway and both the driveway, front walkway and patio areas will have special pavers.  The front door 
entry is set back three feet from the front wall plane and includes a gable roof.  The front driveway and 
entry area will be paved with tan charcoal concrete decorative pavers.  Two three-foot retaining walls are 
proposed in the rear yard, to be constructed of tan stacked concrete bricks.   
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Project details are shown in the following table: 
 

SITE  

CONDITIONS 

ZONING 

REQUIREMENTS 

EXISTING 

CONDITIONS 

PROPOSED 

CONDITIONS 

Land Use R-1 R-1 Same 

Lot Area 5,000 s.f. 14,577 s.f. Same 

Lot Coverage 2,949 (35%) NA 3,080 (36%) 

Gross Floor Area 3,686 s.f. NA  3,980 s.f. 

Floor Area Ratio 0.436 NA 0.47 

Building 

Setbacks 

Front 15’-0” NA 23’6” 

Rear 10’-0” NA 
 

10’-0” 
 

40’ 

R Side (2) 5’-0” NA 5’3” and 39’3” 

L Side  5’-0” NA 8.0’ 

Building Height 26’-0” NA 19’ 

Covered Parking 2 spaces NA 2 spaces 

 

Notes:  

 Use Permit required for exceeding the 35% lot coverage requirement. 

 Use Permit required for exceeding the maximum floor area. 

 Use Permit required for exceeding 600 s.f. maximum garage area. 
 

Square Footage Breakdown: 

 

                             1st Level        2nd Level      Garage        Total 

Total 1,642 1,631 707 3,980 

 
Notes:  

 3,272 s.f. living area proposed, with 707 s.f. two-car garage. 

 
The exterior materials and colors for the second-floor body of the residence will be a combination of light 
gray color stucco with cedar color wood siding on separate wall planes.  The ground floor and rear 
elevation will be dark gray stucco.  The proposed colors are considered harmonious with adjacent homes 
and the applicant toned down the proposed white front wall color in response to staff’s recommendations. 
All windows will be vinyl clad wood with dark gray color frames and wood trim.  Both the sides and the 
rear two-story elevation wall planes are broken up by offsets and a horizontal roof separating the two 
stories.  Second floor articulation to decrease the mass and bulk includes stepped-back elevations, 
varied roof forms, windows and second floor decks.  Decks on the west and southeast (rear) elevations 
will be wood to match the cedar wood siding with tempered glass panels for railings.  A variety of quality 
materials will be utilized including wood siding, wood garage doors, glass deck panels, and a clay tile 
roof.   
 
The roof facing Moreland Drive will be a hip roof form with cross gable roofs on the sides and rear 
elevations.  The neighboring three homes are predominantly gable roof forms; however, the proposed 
roof form is compatible with the adjacent homes and with the character of the area.  The roof has a 4:12  
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pitch over the living area and a 3.25:12 pitch over the garage with 18 inch eaves.  Three skylights in the 
roof are proposed.   
 

PUBLIC COMMENT 
Staff sent a legal notice to all property owners within 300’ of the subject site on May 8, 2015.  No  
comments have been received as of the writing of this report.   
 

ANALYSIS AND RECOMMENDATION 
 

Analysis: 
The applicant is proposing to construct a new 3,980 square foot home on two levels, including a 707 
square foot two-car garage, on a 14,577 square foot vacant lot.  The proposed residence meets the 
setback and height requirements of the zoning district.  The front setback is 23’6” where fifteen feet is 
required.  The rear yard area setback is 39’3” from the property line.  The height is 25’-4” feet based on 
the average level of the highest and lowest portion of the lot covered by the structure, where 26’-0” is the 
height limit.  From the lowest to highest point, not considering average, the height is 26 feet at the street 
elevation and 38 feet at the rear elevation.  Landscaping proposed is 31.5% of the total lot area where 
15% is required.  A Use Permit is required as the floor area exceeds the 35% lot coverage requirement, 
and it exceeds the 2,949 square foot floor area allowed.  A Use Permit is also required for the garage 
which exceeds 600 square feet.   
 
The proposed floor area exceeds the maximum allowed of 3,686 square feet (0.43 FAR) by 294 square 
feet, which corresponds to a 0.47 FAR.  This would be a larger home on a large steep lot and is designed 
to minimize the bulk and mass of the home by stepping the ground floor level into the hillside.  The home 
will appear as one-story from the street and the front driveway slopes 10% into the site, further 
decreasing the mass as viewed from Moreland Drive.  The site is sloped 34%, therefore the lot coverage 
allowed is less than for a flat lot.  The lot to the northwest is similarly steeply sloped with the lower story 
of the home stepped into the hillside.  The two-story rear elevation of the home won’t be visible from 
Skyline Boulevard as it will be screened by the existing grove of eucalyptus trees.  The rear property line 
includes a 15-foot Tree Preservation easement along Skyline Boulevard and no trees will be removed.   
 
A summary of the lot size, floor area and lot coverage, both the maximum allowed and the approximate 
floor areas (according to the San Mateo County Assessor’s Office records) are presented in the following 
table: 
 

APN Address Lot 

Size 

(s.f.) 

Adj. Lot 

size 

(s.f.) 

Max 

FAR 

 

Max 

Floor 

area (s.f.)  

Total 

floor area 

(s.f.) 

FAR Max Lot 

Coverage 

Max Lot 

Coverage 

017-513-320 3199 Moreland  12,420 7,700 44% 3,357 2,962 39% 2,686 35% 

017-513-310 3189 Moreland  14,577 8,455 44% 3,686 3,980 47% 3,080 36% 

017-513-300 3179 Moreland  5,498 5,333 55% 2,933 2,950 55% 2,347 44% 

017-513-290 3169 Moreland  12,818 7,819 41% 4,300 3,180 41% 3,440 44% 

017-513-280 3159 Moreland  8,694 6,868 55% 3,776 3,380 49% 3,022 49% 
 
 

Although the proposed floor area and lot coverage (in bold) exceed the maximums allowed without the 
approval of a use permit, they are similar to the floor area and lot coverage of the adjacent properties in 
this five-lot subdivision and the homes in the neighborhood are generally large two-story homes on large 
lots. 
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Proposed is lot coverage of 36% where a maximum of 35% is allowed.  Staff finds that with the additional 
131 square feet, there would still be a relatively large amount of useable yard area with a front setback of 
23.6 feet, a 40-foot rear setback and one of three side setbacks is 39’-3” feet.  The lot coverage includes 
731 square feet of second story decks ( there is a small ground floor deck of 97 square feet covered by 
the upper deck) the 707 square foot garage.  The landscaping area currently exceeds the Municipal 
Code requirement with 31.5% proposed where 15% is required.    
 
The adjacent homes and homes in the neighborhood are large two-story homes.  Across the street is a 
steep slope covered with brush and eucalyptus trees, the rear property line of the homes on Longview 
Drive above, barely visible through the trees.  On the subject section of Mooreland Drive where the 
proposed home will be located, are only three homes on irregularly-shaped, large parcels.  Homes on 
nearby Yuba Court and Longview Drive are large, two-story homes on large rectangular generally uniform 
lots in the style of tract subdivisions built in 1960’s.   
 
Two lots to the southwest and the southeast are developed with two-story single family dwellings as is 
the lot to the northwest.  The adjacent homes on two sides have non-conforming side setbacks of less 
than five feet and there is no uniform lot shape or front setback.  The placement on the site of the subject 
home is offset from the sides of these two neighboring homes.  The proposed residence has no windows 
on the elevation facing the residence to the northwest, where there are windows more than ten feet from 
the property line.  The home to the southeast has no windows on the side elevation, ten feet from the 
side property line and adjacent to the proposed second floor deck.  
 
The garage area is actually 595 square feet but with the two storage areas and area for recycling and 
potentially a motorcycle parking space within the angled wall corner of the garage, it exceeds the 
maximum garage size of 600 square feet by 107 square feet.  The garage door is side loading to 
minimize the prominence of the garage.  Due to this and the orientation of the lot, the garage doors will 
not be highly visible from the street.  The garage doors will be cedar color wood as is the third center-
opening third door.   
 
Staff finds that the proposed residence is compatible with the character and design of the surrounding 
single-family dwellings and is consistent with the Residential Design Guidelines.  The design minimizes 
the bulk and mass of the home and will appear as a one-story home from the street.  Both the sides and 
the rear two-story elevation wall planes are broken up by offsets and a horizontal a roof separating the 
two stories.  The second floor treatment incorporates articulation to decrease the mass and bulk 
including stepped-back elevations varied roof forms, windows and second-floor decks. On the rear 
elevation, the second floor is stepped back three feet on more than 50% of the elevations.  A variety of 
quality materials are utilized including wood siding, wood garage doors, and a clay tile roof.  The roof 
facing Moreland Drive has a hip roof form with cross gable roofs on the sides and rear elevations. The 
adjacent three homes are predominantly gable roof forms; however, the proposed roof form is 
considered compatible with the adjacent homes and the character of the area.  The garage door is side 
loading to minimize the prominence of the garage.  The second floor treatment incorporates articulation 
to decrease the mass and bulk is provided by stepped-back elevations varied roof forms, windows and 
second floor decks.  The design includes a defined front entry in proportionate scale to the residence and 
neighboring homes.  
 
Originally, the applicant proposed to exceed the maximum impervious surface area allowed (60%) but 
revised the plans to conform to the requirement (proposed is 55.7%).  A proposed six-foot fence with 
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gated entry along the front property line was required to be lowered to three-feet high, the maximum 
allowed in the front yard setback.  Additional windows and additional wood siding were integrated into the 
design to add more articulation and visual interest at staff’s recommendation.  Garage door details 
include cedar color wood with lights, and the third door was stepped back three feet from the front 
facade. 
 

Architectural Review Committee 
The Architectural Review Committee (ARC) reviewed the architectural elements of the home at its 
April 16, 2015 meeting.  The ARC forwarded the project to the Planning Commission with the 
following staff and ARC recommendations: 

 Correct the height shown on the plans. 

 Present the deck railing type that the applicant would like to propose. 
 

Since the ARC review meeting, the applicant decided to propose a different style of wood garage door. 
The new design is the same wood and color with lights, but it no longer has the arched detail at the top. 
Staff believes the garage door style is complementary to the style of the home which had no other curved 
elements. The applicant also decided to propose clear tempered glass panels for deck railings. Glass 
panels are clear, so they do not visually stand out or block the elevations of the home and are a high 
quality material and consistent with the architectural style. 
 

Findings: 
Pursuant to the City’s Municipal Code, the Architectural Review Committee shall grant the Use Permit if it 

makes the following findings.  Required findings are in bold followed by staff’s analysis of the merits of 
the project and how the findings can be made. 
 

1. Will not under the circumstances of the particular case, be detrimental to the health, safety, 

morals, comfort and general welfare of the persons residing or working in the 

neighborhood of such proposed use.  (SBMC 12.112.050.B.1) 
 

With the condition that the applicant obtain a building permit prior to construction, the home would be 
constructed according to the California Building Code (CBC) and, therefore, would not be detrimental to 
the health, safety and general welfare of the persons residing in the neighborhood.  
 

2. Will not be injurious or detrimental to property and improvement in the neighborhood or to 

the general welfare of the city.  (SBMC 12.112.050.B.2) 
 

The architectural design, scale and features of the project are compatible with the surrounding 
neighborhood.  The project meets the setbacks, and height requirements of the zoning district.  With the 
proposed lot coverage of 36% and a floor area of 47% there would still be a relatively large amount of 
yard area with a front setback of 23’-6”, a 40-foot rear setback and one of three side setbacks is 39’-3”.  
The front setback is 23’6” where fifteen feet is required.  The landscaped area proposed exceeds the 
Municipal Code requirement.  The home is designed to appear as one-story from the street with the 
ground floor stepped into the hillside.  The adjacent three homes are predominantly gable roof forms; 
however, the proposed roof form is considered compatible with the adjacent homes and the character of 
the area.  A variety of quality materials are utilized including: wood siding; wood garage doors; glass deck 
panels; and a clay tile roof, and the colors are harmonious with the neighborhood.  The proposal would 
benefit the City and the surrounding neighborhood by constructing a new home on a vacant, infill-lot in a 
well-designed manner and by its conformance to all of the development regulations as set forth in the 
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Municipal Code.  Therefore, staff determines that the project would not be detrimental to improvement in 
the neighborhood or to the general welfare of the City. 
 

3. That the proposed development is consistent with the general plan. (SBMC 12.108.040.H) 
 

The San Bruno General Plan designates the property as a Low-Density Residential district.  The existing 
single-family dwelling is consistent with the General Plan designation.  
 

General Plan Policy LUD-3 states, “protect the residential character of established neighborhoods by 
ensuring that new development conforms to surrounding design and scale.”  The proposal would be 
complementary to other single-family homes in the area.  The design of the project reinforces the 
residential character of the neighborhood.   
 

4. That the proposed development, as set forth on the plans, will not unreasonably restrict or 

interfere with light and air on the property and on other property in the neighborhood, will 

not hinder or discourage the appropriate development and use of land and buildings in the 

neighborhood, or impair the value thereof; and is consistent with the design and scale of 

the neighborhood. (SBMC 12.108.040.D) 
 

The proposed two-story residence meets the setbacks and height requirements of the zoning district.  
The front setback is 23’-6” feet where fifteen feet is required.  With the proposed is lot coverage of 36%, 
a floor area of 47%, and a 707 square foot garage, there would still be a relatively large amount of 
useable yard area with a front setback of 23’-6”, a 40-foot rear setback and one of three side setbacks is 
39’-3”.  The second floor treatment incorporates articulation to decrease the mass and bulk including 
stepped-back elevations varied roof forms, windows and second-floor decks.  On the rear elevation, the 
second floor is stepped back three feet on more than 50% of the elevations.  The impervious surface 
area in the front setback conforms to the required maximum allowable of 60%.  The height is 25’-4” 
where 26’-0” is the height limit.  Therefore, the structure should not unreasonably restrict or interfere with 
light and air on the adjacent properties.  The overall design and scale of the home is consistent with the 
neighborhood, which consists primarily of two-story homes. 
 

5. That the general appearance of the proposed building, structure, or grounds will be in keeping 

with the character of the neighborhood, will not be detrimental to the orderly and harmonious 

development of the city, and will not impair the desirability of investment or occupation in the 

neighborhood. (SBMC 12.108.040.G) 
 

The applicant proposes to construct a new 3,980 square foot single-family home with a 707 square foot 
garage on two levels, on a large, vacant, steeply slopped lot.  The design will minimize the bulk and mass 
of the home and will appear as a one-story home from the street.  Both sides and the rear two-story 
elevation wall planes are broken up by offsets and a horizontal a roof separating the two stories.  The 
second floor treatment incorporates articulation to decrease the mass and bulk including stepped-back 
elevations, varied roof forms, windows and second floor decks.  A variety of quality materials are utilized 
including wood siding, wood garage doors, glass deck panels and a clay tile roof.  The roof facing 
Moreland Drive has a hip roof form with gable roofs on the sides and rear elevations and is considered 
compatible with the neighboring homes and the character of the neighborhood.  The garage door is side 
loading to minimize the prominence of the garage.  The design includes a defined front entry in 
proportionate scale to the residence and neighboring homes.  Staff finds that the general appearance of 
the residence would be in keeping with the neighborhood and would not be detrimental to the City.   
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6. That any proposed single-family or two-family dwelling conforms to the basic design 

principles of the residential design guidelines as adopted by resolution by the city council 

and as may be revised from time to time. (SBMC 12.108.040.1) 
 

Staff finds that the new home conforms to the basic design principles of the Residential Design 
Guidelines.  The proposed residence would respect the scale, bulk, and character of the immediate 
neighborhood and adjacent homes.  It incorporates second floor treatment articulation to decrease the 
mass and bulk by stepped-back elevations varied roof forms, windows and second floor decks.  The 
design utilizes a variety of consistent construction materials throughout including wood siding, wood 
garage doors and a clay tile roof.  The project maintains both building and roof forms common to other 
two-story homes throughout the neighborhood.  
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 15-002 based on Findings of 
Fact 1-6 and Conditions of Approval 1-37.  Staff’s recommendations have been incorporated into the 
project.   
 

Findings of Fact 

 

1. That the proposed home, as set forth on the plans, will not unreasonably restrict or interfere with 
light and air on the property and on other property in the neighborhood, will not hinder or 
discourage the appropriate development and use of land and buildings in the neighborhood, or 
impair the value thereof; and is consistent with the design and scale of the neighborhood.  
 

2. That the proposed homes will not excessively damage or destroy natural features, including trees, 
shrubs, creeks and rocks, scenic corridors, and the natural grade of the site.  
 

3. That the general appearance of the proposed buildings, structures, or grounds will be in keeping 
with the character of the neighborhood, will not be detrimental to the orderly and harmonious 
development of the city, and will not impair the desirability of investment or occupation in the 
neighborhood. 

 

4. That the proposed home are consistent with the general plan.  
 

5. That the proposed homes conform to the basic design principles of the residential design 
guidelines adopted by resolution by the City Council and as may be revised from time.  

 

CONDITIONS OF APPROVAL 

 

Community Development Department 
1. The applicant shall file a declaration of acceptance of the following conditions by submitting a 

signed copy of the Summary of Hearing to the Community Development Department within 30 
days of Planning Commission approval. Until such time as the Summary is filed, Use Permit 15-
002 shall not be valid for any purpose.  Use Permit 15-002 shall expire one (1) year from the date 
of Planning Commission approval unless a building permit has been secured prior to the one (1) 
year date. 
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2. The signed copy of the Summary of Hearing shall be photocopied and included as a full size page 
in the Building Division set of drawings. 

 
3. The request for a Use Permit to construct a new 3,980 square foot home on two levels, with a 707 

square foot garage shall be built according to plans approved by the Planning Commission on 
May 19, 2015, labeled Exhibit C except as required to be modified by these Conditions of 
Approval.  Any modification to the approved plans shall require prior approval by the Community 
Development Director. 

 
4. The applicant shall obtain a City of San Bruno building permit before construction can proceed. 

The operation of any equipment or performance of any outside construction related to this project 
shall not exceed a noise level of 85 decibels (as measured at 100 feet) during the hours of 7:00 
a.m. to 10:00 p.m. or exceed 60 decibels (as measured at 100 feet) from 10:00 p.m. to 7:00 a.m. 

 
5. Prior to Final Inspection, all pertinent conditions of approval and all improvements shall be 

completed to the satisfaction of the City of San Bruno. 
 
6. The home shall be used only as a single-family residential dwelling unit.  No portion of any 

residence shall be rented out as a secondary residential dwelling unit.  The rental of a room does 
not qualify as a secondary dwelling unit.  Any attempt to construct an illegal dwelling unit will result 
in Code Enforcement action by the City.  This condition of approval shall be disclosed at the point 
of sale to the consumer and shall be recorded against each property. 
 

7. The garage shall be used for the storage of motor vehicles and shall not be used as habitable 
living space as defined in the California Building Code.  Failure to conform to this condition is 
grounds for code enforcement action, which may result in substantial code compliance costs to 
bring the garage back into conformance.  This condition of approval shall be disclosed at the point 
of sale to the consumer and shall be recorded against each property. 

 
8. Prior to securing a building permit, the applicant, owner, and general contractor shall meet with 

Planning, Building, and Public Services staff to ensure compliance with the conditions of approval 
during the construction process.   

 
9. FAA notification and approval is required prior to building permit issuance.  Alternatively, the City 

has established an exemption form, which may be submitted to the City in-lieu of FAA notification. 
 
10. The landscaping plans shall be consistent with the preliminary landscaping plans approved by the 

Planning Commission on May 19, 2015.  Prior to Final Inspection, the site shall be landscaped 
according to the approved landscaping plans.  Any changes to the approved landscaping plans 
shall require review and approval from the Community Development Director.  

 
11. Planting of one 36-inch box size approved tree or payment to the in-lieu replacement tree fund 

per most current fee schedule is required.  Tree shall be located on adjacent lot frontage per 
SBMC 8.24.060.  At the current rate, the impact payment required is $540.  A separate tree-
planting permit is required from Parks Division for any new street tree. 

 
12. The applicant shall indemnify, defend, and hold harmless the City, its officers, employees and 
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agents, from any and all claims and lawsuits from third party(s) involving or related to the City’s 
consideration and/or approval of the applicant’s application to construct ten single-family 
replacement homes. 

 

Public Services 
13. The front property line is located 3.5 feet behind the sidewalk at 3189 Moreland Drive.  No fences, 

retaining walls, or other permanent structure shall be placed or constructed within 3.5 feet from 
the back of sidewalk along 3189 Moreland Drive.  S.B.M.C. 8.08.010. 

 
14. The building permit plans shall include a site plan that shows all properly lines, setbacks and 

easements, and all existing and proposed grading and drainage improvements.  All unpaved 
areas shall be graded to slope at 1% of more.  All paved areas shall be graded to slope at 0.5% 
or more.  All grading and drainage work shall conform to the current NPDES requirements.  
S.B.M.C. 12.16.020.   

 
15. Show on the plans flow line diagrams for cold water lines, hot water lines, gas lines, and sanitary 

sewer lines to include all existing and proposed systems in accordance with the California 
Building Code 2013.  

 
16. The Applicant shall identify the proposed tie-ins into the City’s water, sewer, and storm distribution 

system.  The City will review and determine if improvements to the City’s infrastructure is required 
in order to accommodate the project.  The Applicant shall be solely responsible for any costs 
associated with the necessary infrastructure improvements.   

 
17. The applicant shall install a sanitary sewer lateral clean out at property line per City Standards 

Detail SS-02, dated Aug 2011.   
 
18. Planting of one 36-inch box size approved tree or payment to the in-lieu replacement tree fund 

per most current fee schedule is required.  Tree shall be located on 3189 Moreland Drive per 
SBMC 8.24.060.  At the current rate, the impact payment required is $540.  A separate tree-
planting permit is required from Parks Division for any new street tree. 

 
19. All damaged curb, gutter, sidewalk or driveway in the public right-of-way fronting the property shall 

be removed and replaced.  Remove and replace all damaged and/or broken sidewalk at front of 
property for all locations where there are any raised or offset concrete sections greater than or 
equal to ¾-inch.  S.B.M.C. 8.12.010. 

 
20. Prior to final inspection, paint the address number on face of the curb near the driveway approach 

with black (4 inch or larger) lettering on a white background.  Add a note showing the location 
where the street address will be painted. 

 
21. Obtain an Encroachment Permit from Public Works Department prior to commencing any work 

within the City’s public right-of-way.  S.B.M.C. 8.16.010.  The Encroachment Permit shall be 
issued prior to issuance of a building permit.   

 
22. An erosion control plan and storm water pollution prevention plan is required.  The applicant shall 

show existing storm drain inlets and other storm water collection locations protected by silt 
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screens or silt fence.  The work shall conform to the current NPDES requirements.  S.B.M.C. 
12.16.020.  
 

23. Show on plans how storm water shall be collected from downspouts and other on-site drainage 
and drained into landscaping or collected through an under sidewalk curb drain to the gutter per 
City Standard Detail ST-03.  Foundations shall be protected from storm water.  Drainage into 
adjacent properties shall not be allowed.  Indicate any pipes, swales, or applicable ground 
percolation treatments as necessary. 
 

24. Should the project create and/or replace 2,500 square feet or more of impervious surface, the 
project must include one of the required C.3.i site Design Measures as required by the Municipal 
Regional Permit.  A C.3.i. Checklist must also be completed and submitted for review.  

 
25. Perform a water demand calculation based on the requirements in Chapter 6 of the California 

Plumbing Code.  Applicant shall pay water and sewer capacity charges based on the size of the 
water meter installed along with materials and installation of a new water meter. S.B.M.C. 
10.14.020/110.  Indicate on the plans the proposed location of the water meter.   
 

Building Department 
26. Add: “2013 California Green Building Standards Code to list of Applicable Building Codes on 

Cover sheet.  All Mandatory Measures per Chapter 4 shall apply.”  
 

27. A height conformance survey shall be required prior to obtaining approval for roof cover.  
(Licensed Land Surveyor shall conduct verification and provide formal results). 
 

28. Sleeping rooms (bedrooms) shall provide emergency egress openings conforming with 2013 CRC 
Chapter3, Section R310.  
 

29. Natural light and ventilation is required in all habitable rooms, a minimum 8% natural light, 4% 
natural ventilation.  Provide for Library/den.  
 

30. An Automatic Fire sprinkler system conforming with NFPA 13D shall be installed in accordance 
with 2013 CRC Section R313.  
 

31. A minimum Class B roofing material is required. 
 

32. Recommended:  Installation of one dedicated 40A, 240V branch circuit with single receptacle 
installed in the garage for future Electric vehicle charging station. 
 

33. Newly constructed residential dwellings shall conform with 2013 California Energy Efficiency 
Standards in accordance with section 110.10.   

 
34. The home shall be constructed so that it is solar ready. 

 
35. The applicant shall submit a geotechnical/soils investigation report at the time of building permit 

submittal.  The geotechnical/soils investigation report shall provide data to evaluate the 
geotechnical conditions of the site and provide seismic, landslide and mudslide evaluation, and 
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recommendations for appropriate soil engineering to reduce seismic hazards.   
 

36. All construction and grading shall be performed in compliance with the 2013 California Building 
Code (CBC).  All geotechnical recommendations and requirements of the CBC shall be 
incorporated into the individual lot design and become part of the grading and construction 
specifications.  The Geotechnical Engineer who prepared the geotechnical report shall review all 
construction plans prior to submittal of plans to the City and conduct any inspections, testing and 
other actions during construction that are called for in the geotechnical report, provided the 
inspector is a qualified special inspector in accordance with CBC Chapter 17 Section 1704.   

 
37. Engineered retaining walls over 3 feet in height shall be constructed of approved durable material, 

to the satisfaction of the City Engineer, Community Development Director, and Building Official. 
The top of all retaining walls shall be designed to ensure proper drainage and maintenance.   

 
 

Date of Preparation: May 13, 2015 
Prepared by: Paula Bradley, MCP, AICP, Contract Associate Planner 
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Exhibit A: Site Location 

 
 

  

 
3189 Moreland Drive 

017-513-310 

UP-15-002 
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Exhibit B: Photographs 

 

 
 

 

 
 

Subject Site: View from Moreland Drive and  

from inside the existing perimeter fence 
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Residence to the Northwest - 3199 Moreland 
 

 
 

Two residences to the southwest and southeast - 3179 and 3169 Moreland 



3189 Moreland Drive (UP-15-002) 
Planning Commission 
May 19, 2015 - Page 16 
 

 

 
CITY OF SAN BRUNO COMMUNITY DEVELOPMENT DEPARTMENT 

 

 
 

Adjacent home to Southwest on private driveway off  
Moreland Drive - 3179 Moreland Drive 

 

 

Adjacent home to Northwest –  
3199 Moreland Drive 
























