
ENVIRONMENTAL ASSESSMENT 
The project is Categorically Exempt from the California Environmental Quality Act (Public Resources 
Code Section 21000 et seq. ("CEQA") pursuant to CEQA Guidelines Sections 15195 (residential infill 
exemption), 15302 (replacement or reconstruction of existing structures and facilities) and 15303(a) 
(construction and location of single-family residence on a legal parcel in a residential zone). 

RECOMMENDATION 
Staff recommends the Architectural Review Committee forward the plans to the Planning Commission 
with staff recommendations. 

REVIEWING AGENCIES 
Community Development Department 
Public Services 
Fire Department 

REQUEST 
Request for an Architectural Review Permit for the construction of ten individual replacement single 
family dwellings on ten pre-existing lots within the Crestmoor neighborhood. City of San Bruno & 
PG&E (Property Owners), Castle Companies, Inc. (Applicant). 

PROJECT LOCATION 
1. Address: 1100 Glenview Drive, 1110 Glenview Drive, 1115 Fairmont Drive, 1655 Claremont Drive, 

1641 Claremont Drive, 2735 Concord Way, 1721 Earl Avenue, 991 Glenview Drive, 981 Glenview 
Drive, 951 Glenview Drive 

2. Assessor's Parcel Numbers: 019-014-170, 019-014-180, 019-014-150, 019-023-280,019-023-250, 
019-023-080, 019-041-030, 019-043-010, 019-043-020, 019-043-460 

3. Zoning District: R-1-G: Single-Family Residential, Glenview Rebuild Overlay District 
4. General Plan Classification: Low Density Residential 

ATTACHMENTS 
A: Location Map 
B: Site Photographs 
C: Site Plan, Floor Plan, Elevations 

ARCHITECTURAL REVIEW COMMITTEE 
STAFF REPORT 

AGENDA ITEM NO. 1.A. 
February 12, 2015 

COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

PLANNING COMMISSION 
Mary Lou Johnson, Chair 
Kevin Chase, Vice Chair 

Joe Sammut 
Sujendra Mishra 

Rick Biasotti 
Perry Petersen 

STAFF 

David Waitering, 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 Chui, Contract Assistant Planner 
Marc Zafferano, City Attorney 

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



COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

PROJECT DESCRIPTION & ANALYSIS 
The applicant proposes to construct ten replacement single-family dwellings on ten pre-existing lots 
within the Crestmoor Neighborhood. Individual lot sizes vary from 5,000 s.f. to 7,495 s.f., with an 
average lot size of 6,057 square feet. A total of four home designs are proposed, which would range 
from 2,656 square feet to 3, 160 square feet, including garages. The four home designs are mixed 
throughout the neighborhood. The exact location of each site and corresponding plan type can be found 
on the attached site plan, included within Exhibit C. 

Site Layout 
All homes are proposed to be detached with side yards ranging from 5'-0" to 18'-0", and rear yards 
ranging from 13'-0" to 61-4". The front yards range in size from 9'-0" - 15'-0" (measured to the front 
porch). Within the front yard, all plan types incorporate front porches, ranging from 7'-0" deep to 12'-0" 
deep. Staff finds that the front porches add additional architectural interest, create useable outdoor 
space within the front yard, and help de-emphasize the appearance of the two car garage. Additionally, 
all but one of the ten lots will incorporate a California Room in the rear yard area. A California Room is a 
covered porch that provides additional useable outdoor space. Each California Room would incorporate 
an outdoor fireplace. 

Through the RFP process, the City selected Castle Companies, Inc. to develop the ten single family 
replacement homes on the ten existing vacant lots. Since that time, the City has entered into a 
Development Agreement with Castle Companies, Inc. The Development Agreement was formally 
adopted by the City Council at the January 27, 2015 City Council meeting. The Development 
Agreement includes specific milestones for the entitlement phase, building plan check phase, and 
construction phase. Additionally, the Development Agreement specifies that all ten replacement 
homes shall abide by all development standards specified within the San Bruno Municipal Code. 

On August 21, 2013, the City issued Request for Proposals (RFP), seeking qualified 
homebuilder/developers to construct up to ten single-family replacement homes on three parcels 
currently owned by the City located at 981 Glenview Drive, 1110 Glenview Drive and 1641 Claremont 
Drive, and seven parcels currently owned by PG&E located at 951 Glenview Drive, 991 Glenview 
Drive, 1721 Earl Drive, 1655 Claremont Drive, 1115 Fairmont Drive, 2735 Concord Way and 1100 
Glenview Drive. 

PROJECT HISTORY & EXISTING CONDITIONS 
The Crestmoor Neighborhood is the site of the September 2010 Pacific Gas and Electric Company 
(PG&E) gas line explosion and subsequent fire that resulted in the loss of eight lives, injured more 
than 50 other individuals, destroyed 38 homes and severely damaged 17 homes. Since the gas 
pipeline incident, reconstruction of the neighborhood has been ongoing, with 21 destroyed homes 
having been rebuilt or under construction. The City is currently in the process of completing 
reconstruction of utilities and other infrastructure to serve the Crestmoor Neighborhood and 
anticipates that all phases of such reconstruction will be finished by the end of 2016. 

Plymouth Avenue - R-1 (Single Family Residential) 
Estates Drive - R-1 (Single Family Residential) 
Crestmoor Canyon - 0 (Open Space) 
Skyline Boulevard - R-1 & C-N (Single Family Residential & Neighborhood Commercial) 

North: 
South: 
East: 
West: 

SURROUNDING LAND USES 
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Plan 2 is utilized for Lot 10 (951 Glenview Drive). Lot #10 is steeply sloped, which an average slope of 
32.6%. A series of retaining walls are proposed along the front, side, and rear yard area. Plan type 2A 
includes 2,350 square feet of livable space with a 458 square foot two-car garage, resulting in a total floor 

COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Plan 1 includes two architectural variations and two floor plan types (1A and 1 B). Plan type 1A includes 
2,259 square feet of livable space with a 432 square foot two-car garage, resulting in a total floor area of 
2,691 square feet. The first floor is proposed at 1,646 square feet and would include the two-car side 
loading garage, one bedroom, one bathroom, kitchen, and a great room. The second floor is proposed at 
1,045 square feet and would include three bedrooms, two bathrooms, and a laundry room. The 
proposed exterior materials include a stucco finish, horizontal cement board siding, and a stone veneer 
base. Plan type 1 B includes 2,224 square feet of livable space with a 432 square foot garage, resulting 
in a total floor area of 2,656 square feet. The first floor is proposed at 1,667 square feet and would 
include a two car garage, one bedroom, one bathroom, kitchen, and a great room. The second floor is 
proposed at 989 square feet and would include three bedrooms and two bathrooms. The proposed 
exterior materials include a stucco finish, and cement board and batten siding. The following lots utilize 
Plan type 1: 

• Lot #2 - 1100 Glenview Drive (Plan Type 1 A) 
• Lot #1 - 1110 Glenview Drive (Plan Type 1 B) 
• Lot #3 - 1115 Fairmont Drive (Plan Type 1 B) 
• Lot #6 - 2735 Concord Way (Plan Type 1 B) 

Plan Types 
A total of four different plan types are proposed, with some containing two facade variations for each plan 
type. One feature prevalent amongst all plan types is that a first floor bedroom and bathroom are 
proposed for all designs. All ten homes would also provide a two car garage. 

Staff is requesting that a clarifying note be incorporated within the fencing plans to identify the specific 
location of the side yard gates and associated fencing. 

Retaining Wall & Fencing 
All ten lots will incorporate retaining walls throughout each site due to existing topography. Some lots 
would contain retaining walls that are within the front yard area, or side yard area, which would be visible 
from the public right-of-way. Staff recommends that a decorative stone veneer treatment be utilized for 
all retaining walls that are visible from the public right-of-way. Staff also recommends that stairs be 
incorporated into the retaining wall system for Lot #7 (1721 Earl Avenue) to provide access to the rear 
yard. Additionally, staff recommends that the proposed left side yard retaining wall be located at least 2'- 
0" from the left side property line for Lot #7 (1721 Earl Avenue) and Lot #8 (991 Glenview Drive). This 
will ensure adequate space to incorporate landscaping treatments between the top of retaining wall and 
the proposed perimeter fencing. A 6'-0" fence is proposed along all side and rear lot lines for all ten lots. 

Landscaping 
All ten lots will be fully landscaped throughout the front and rear yard area. A variety of landscaping 
materials, inclusive of drought tolerant and native vegetation, are proposed ranging from flowering trees, 
small evergreen trees, a variety of different shrubs, grass like plants, vines, and ground cover. Staff is 
recommending that each lot utilize different landscaping treatment measures to ensure aesthetic variety 
among the various lots. 
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A summary of the lot size, plan number, and floor areas are presented in the following table: 

COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

As proposed the floor area exceeds the .55 FAR threshold for Lot #7. As such, the plans would have to 
be modified by reducing the overall square footage by 24 square feet. The following lots utilize Plan 
Type 4A: 

• Lot #4 - 1655 Claremont Drive 
• Lot #7 - 1721 Earl Avenue 

Plan 4 contains one architectural variation and one floor plan type (4A). Plan type 4A includes 2,725 
square feet of living area with a 435 square foot two-car garage, resulting in a total floor area of 3, 160 
square feet. The first floor is proposed at 2,345 square feet and includes a two-car garage, two 
bedrooms, two bathrooms, laundry room, kitchen, and a great room. The second floor is proposed at 
815 square feet and includes three bedrooms and one bathroom. The proposed exterior materials for 
Plan type 4A include a stucco finish, horizontal cement board siding, and a stone veneer base. 

Plan 3 contains two architectural variations and two floor plan types (3A and 38). Plan type 3A and 38 
both include 2,4 72 square feet of livable space with a 435 square foot two-car garage, resulting in a total 
floor area of 2,907 square feet. The first floor is proposed at 1,669 square feet and includes a two-car 
garage, one bedroom, one bathroom, kitchen, and a great room. The second floor is proposed at 1,238 
square feet and includes four bedrooms, two bathrooms, and a laundry room. Plan type 3A includes a 
side loading garage. The proposed exterior materials for Plan type 3A include a stucco finish, horizontal 
cement board siding, and a stone veneer base. The proposed exterior material for Plan type 38 include 
a stucco finish, and cement board and batten siding. The following lots utilize Plan type 3: 

• Lot #8 - 991 Glenview Drive (Plan Type 3A) 
• Lot #5 - 1641 Claremont Drive (Plan Type 38) 
• Lot #9 - 981 Glenview Drive (Plan Type 38) 

As proposed, the floor area exceeds the .55 FAR threshold. As such, the plans would have to be 
modified by reducing the overall square footage by 50 square feet. Staff is also recommending that a 
hipped roof design be incorporated along the front elevation. Staff finds that the hipped roof element 
would further reduce the overall mass of the building. 

area of 2,808 square feet. The first floor contains a split level design proposed at 2, 133 square which 
includes a two car garage, one bedroom, one and a half bathrooms, laundry room, kitchen, and a great 
room. The second floor is proposed at 672 square feet and would include three bedrooms, and one 
bathroom. 
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Neighborhood Meeting 
A community meeting was held on January 21, 2014 at the John Muir Elementary School to discuss 
the reconstruction of the ten existing lots. All property owners within the greater Crestmoor 
neighborhood were provided notice of the community meeting. Approximately 40 people were 

COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Compliance with Residential Design Guidelines: 
• Neighborhood Compatibility- The homes in the immediate neighborhood are a mix of one and 

two story with stucco and wood siding exterior finishes. The applicant has proposed homes with 
similar scale, and is proposing to include exterior materials ranging from stucco, horizontal cement 
board siding, and cement board and batten siding. All homes would incorporate asphalt shingle 
roofing, which is commonly found throughout the neighborhood. 

• Architectural Style - The proposed home design represent traditional architectural style 
commonly found in San Bruno and is compatible with the neighborhood in terms of overall 
massing. 

• Second Story Treatment - The applicant has incorporated second story setbacks from the first 
story below for all ten lots. This is a common fa9ade articulation technique, which is outlined 
within the Residential Design Guidelines. Staff finds the second story setbacks help to reduce 
overall massing. 

• Entries -All ten replacement homes contain front porches ranging from 7'-0" deep to 12'-0" deep. 
Staff finds that the front porches add additional architectural interest, create useable outdoor 
space within the front yard, and help de-emphasize the appearance of the two car garage. 

• Colors -A wide variety of color are proposed for all ten lots. A total of six different color schemes 
are proposed. No color scheme would be used more than two times. 

• Door & Windows - Consistent door and window types are proposed for all ten lots. Staff is 
recommending that all door and window trim be consistent on all exterior elevations. Staff 
recommends incorporating wood window trim, or a material similar to wood, such as a cement 
board for all windows and doors. 

• Open Space and Landscaping - There is considerable open space throughout all ten lots. All 
ten lots would be fully landscaped within the front and rear yard areas. A variety of landscaping 
materials are proposed throughout all ten lots. 

* Lot 7 & Lot 10 currently exceed the maximum permitted floor area. 

Lot Address Lot Adj. Lot Home Living Garage Total 
number Size size plan area (s.f.) floor 

(s.f.) (s.f.) (s.f.) area 
(s.f.) 

1 1110 Glenview 5,150 5,150 Plan 1 B 2,224 432 2,656 
2 1100 Glenview 6,014 5,653 Plan 1A 2,259 432 2,691 
3 1155 Fairmont 5,000 5,000 Plan 1 B-R 2,224 432 2,656 
4 1655 Claremont 7,495 6,370 Plan 4A 2,725 435 3,160 
5 1641 Claremont 5,893 5,539 Plan 38 2,472 435 2,907 
6 2735 Concord 5,293 5,133 Plan 18-R 2,224 432 2,656 
7 1721 Earl 7,129 6,273 Plan 4A 2,725 435 3,160 
8 991 Glenview 6,005 5,644 Plan 3A 2,472 435 2,907 
9 981 Glenview 5,490 5,325 Plan 38 2,472 435 2,907 
10 951 Glenview 7,108 6,255 Plan 2A 2,350 458 2,808 
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COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

The following information shall be incorporated within the plan submittal: 
• The plans shall identify the existing side yard setback for the following addresses: 

o 1101 Fairmont Drive and 1121 Fairmont Drive 
o 1661 Claremont Drive and 1645 Claremont Drive 
o 2741 Concord way and 2731 Concord Way 
o 971 Glenview Drive and 941 Glenview Drive 

• Ensure the location of the retaining walls are accurately represented throughout the entire plan 
submittal. 

• Include the proposed exterior material for the proposed columns located at the front porch. 
• The garage shall contain a 20' x 20' clear zone. The water heater shall be relocated for all 1 O 

homes to ensure the 20' x 20' free and clear zone. 

The plans shall be modified as further described below to ensure compliance with all 
development standards: 

• The landings and stairwells for the following properties shall be modified to ensure they do no 
encroach further than six feet into the required front setback: 

o Lot #1 - 1100 Glenview Drive 
o Lot #2 - 1100 Glenview Drive 
o Lot #3 - 1115 Fairmont Drive (Landing Only) 
o Lot #4 - 1655 Claremont Drive 
o Lot #5 - 1641 Claremont Drive (Landing Only) 
o Lot #6 - 2735 Concord Way 
o Lot #7 - 1721 Earl Avenue 
o Lot #9 - 981 Glenview Drive (Landing Only) 

• The overall square footage shall be reduced for the following lots to ensure compliance with the 
FAR thresholds: 

o Lot #7 - 1721 Earl Avenue (24 square foot reduction required) 
o Lot #10 - 951 Glenview Drive (50 square foot reduction required) 

• Clear story obscured windows, shall be incorporated on the second story left side elevation of Lot 
#10 - 951 Glenview Drive. 

Staff also sent a public meeting notice to all property owners within the greater Crestmoor 
neighborhood on February 2, 2015. The public meeting notice included information about the 
February 12, 2015 Architectural Review Committee meeting. Staff has not received any direct 
questions from the public regarding the reconstruction of the ten existing lots, as of the date of writing 
this report. 

Recommendation 
Staff recommends the Architectural Review Committee forward the plans to the Planning Commission 
with the following staff recommendations: 

present at the community meeting. The initial neighborhood reaction to the reconstruction of the ten 
vacant lots was positive overall. There were a number of questions regarding a variety of topics, 
such as: overall construction schedule, hours of construction, dust control, site cleanliness, target 
price range, proposed landscaping, and number of proposed bedrooms and bathrooms. Some 
neighbors expressed concern with overall safety in the neighborhood and requested that all 
construction workers be informed to abide by all vehicle and traffic regulations. 

Crestmoor Lots 
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COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Date of Preparation: February 9, 2015 
Prepared by: Matt Neuebaumer, Associate Planner 

Full findings for approval and conditions of approval will be presented to the Planning Commission 

Staff has the following architectural and site planning recommendations: 
• Incorporate consistent window and door trim for all exterior elevations. Staff recommends 

incorporating wood window trim, or material similar to wood, such as a cement board. 
• Incorporate a hipped roof design for Lot #10 (951 Glenview Drive) for the front elevation. 
• Retaining walls visible from the public right-of-way shall incorporate a decorative finish, such as 

stone veneer. 
• Incorporate stairs within the proposed retaining wall system to provide access to the rear yard 

for Lot #7 (1721 Earl Avenue). 
• Modify the location of the proposed left side yard retaining wall so that it is located at least 2'-0" 

from the left side property line for Lot #7 (1721 Earl Avenue) and Lot #8 (991 Glenview Drive). 
• For homes utilizing a stone veneer base, consider incorporating natural stone veneer, rather than 

manufactured stone veneer. 
• Continue the stone veneer base for Lot #8 (991 Glenview Drive) along the right side elevation. 

Staff recommends the stone veneer base continue just beyond the window located within the 
great room, closest to the garage. 

• All landscaped areas shall contain a ground cover, such as mulch. 
• Each lot shall utilize different landscaping treatment measures to ensure aesthetic variety among 

the various lots. 

• Ensure the landscaping plans print legibly. 
• The landscaping plans shall identify proposed treatments (landscaping, walkways, etc.) within the 

side yard area for all ten lots. 
• The fencing plan shall clearly indicate that fencing will not be installed along the front property line. 
• Provide details on the retaining wall design (finish materials, pilasters, caps, etc.) 
• The fencing plan for Lot #8 (991 Glenview Drive) shall be updated to accurately reflect the location 

of the proposed driveway. 
• Ensure the parcel dimensions for Lot #8 (991 Glenview Drive) accurately reflect the parcel 

dimensions reflected within the lot surveys. 
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COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Exhibit A: Site Location 

Location Map - 1 O Lots 
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COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Lot #3 - 1115 Fairmont Drive 

Exhibit B - Photographs 

Lot #1 and Lot #2 - 1110 and 1100 Glenview Drive 
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Lot #5 - 1641 Claremont Drive 

Exhibit B - Photographs 

Lot #4 - 1655 Claremont Drive 
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Lot #7 - 1721 Earl Avenue 

Exhibit B - Photographs 

Lot #6 - 2735 Concord Way 
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COMMUNITY DEVELOPMENT DEPARTMENT CITY OF SAN BRUNO 

Exhibit B - Photographs 

Lot #10 - 951 Glenview Drive 

Lot #8 and Lot #9 - 981 and 991 Glenview Drive 

Crestmoor Lots 
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