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Joe Sammut

MINUTES
PLANNING COMMISSION MEETING

May 19, 2015

7:00 p.m.

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

CALL TO ORDER at 7:02 pm.

ROLL CALL

STAFF PRESENT:
Planning Division:

Community Development Director: David Woltering
Contract Associate Planner: Paula Bradley
Community Development Technician: Brian Paland

Pledge of Allegiance: Commissioner Biasotti

1. Approval of Minutes (April 21, 2015) – Petersen/Mishra
VOTE: 5-0
AYES: Commissioners Chase, Sammut, Biasotti, Petersen, Mishra
NOES: None
ABSTAIN: None

2. Communication – None

3. Public Comment – None

4. Announcement of Conflict of Interest – None

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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5. 3189 Moreland
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.

Contract Associate Planner Bradley: Entered staff report.

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

Questions for Staff - None

Ben/Applicant: Presented a 3D model.  The purpose of the large addition is to accommodate their
growing family and extended family.  They plan to incorporate green building elements such as
solar power.

Commissioner Biasotti: Thanked the applicant for providing the 3D model presentation.

Public Comment Opened – None

Motion to approve Use Permit 15-002 based on Findings of Fact 1-6 and Conditions of
Approval 1-37.

Commissioner Sammut/Mishra

VOTE: 5-0
AYES: All Commissioners present
NOES: None
ABSTAIN: None

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.
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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.

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.
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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
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.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.

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

20.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.

21.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 screens or silt fence.  The work shall conform to the current NPDES requirements.
S.B.M.C. 12.16.020.

22.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.

23.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.

24.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
25.Add: “2013 California Green Building Standards Code to list of Applicable Building Codes on

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

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

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

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

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

30.A minimum Class B roofing material is required.

31.Recommended:  Installation of one dedicated 40A, 240V branch circuit with single receptacle
installed in the garage for future Electric vehicle charging station.
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32.Newly constructed residential dwellings shall conform with 2013 California Energy Efficiency
Standards in accordance with section 110.10.

33.The home shall be constructed so that, at a minimum, it is solar ready.

34.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 recommendations for appropriate soil engineering to reduce seismic hazards.

35.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.

36.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.



Planning Commission Meeting 5/19/2015

7

7. Discussion

A. City Staff Discussion:

Volunteers for the Thursday, June 11th ARC meeting: Commissioner Sammut, Biasotti, and
Chase identified.

Director Woltering: Indicated that staff provided copies to all Commissioners of the Supplemental
Environmental Impact Report (SEIR) for the Navy Site and Environs Specific Plan, which includes
the 20 acre area off of Highway 380 at El Camino Real. The SEIR evaluates a reduced size hotel
within the Plan area.  The previously approved environmental document evaluates a 500 room
hotel, whereas the current SEIR evaluates a 150+/- room hotel.  The public review draft was put
out on May 18th, and the review period ends July 2nd.  Staff asks that the Commission review the
draft and direct any comments to Long Range Planning Manager Mark Sullivan by the end of the
comment period.  Next steps will be to prepare the final SEIR, and bring it back to the
Commission for consideration and recommendation for approval.

B. Planning Commission Discussion:

None

8. Adjournment
Meeting was adjourned at 8:10 pm

David Woltering
Secretary to the Planning Commission
City of San Bruno

Mary Lou Johnson, Chair
Planning Commission
City of San Bruno

NEXT MEETING: February 17, 2015


