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Mary Lou Johnson, Chair
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Sujendra Mishra
Perry Petersen
Joe Sammut

MINUTES
PLANNING COMMISSION MEETING

September 15, 2015

7:00 p.m.

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

CALL TO ORDER at 7:04 pm.

ROLL CALL

STAFF PRESENT:
Planning Division:

Community Development Director: David Woltering
Senior Planner: Micahel Smith
Associate Planner: Matt Neuebaumer
Contract Associate Planner: Paula Bradley
Community Development Technician: Brian Paland

ROLL CALL

PLEDGE OF ALLEGIANCE: Commissioner Chase

1. APPROVAL OF MINUTES (August 18, 2015) – Chase/Biasotti
VOTE: 6-0
AYES: Commissioners Chase, Sammut, Biasotti, Petersen, Mishra, Johnson
NOES: None
ABSTAIN: None

2. COMMUNICATION –
-Staff will be recommending continuance of item 5c.
-Director Woltering introduced new Senior Planner, Michael Smith.
-Director Woltering noted that Chair Johnson may need to recuse herself from item 5a.

Present Absent
Chair Johnson X
Vice Chair Chase X
Commissioner Biasotti X
Commissioner Mishra X
Commissioner Petersen X
Commissioner Sammut X



Planning Commission Meeting 9/15/2015

2

3. PUBLIC COMMENT – None

4. ANNOUNCEMENT OF CONFLICT OF INTEREST – Chair Johnson will recuse herself from
the hearing item 5A, due to having business within 500 feet of the subject site.

5. PUBLIC HEARINGS:

A. 173 San Benito Avenue
Request for a Use Permit to allow the construction of a new two-family residence which
exceeds the maximum permitted floor area guideline of .55 (.59) per Section 12.200.030.A.1
of the San Bruno Municipal Code.  Spiros Kakoniktis (Applicant and Owner) UP14-014.

Associate Planner Neuebaumer: Presented Staff Report.

Staff recommends that the Planning Commission approve Use Permit 14-014, based on Findings
1-6 and Condition of Approval 1-26.

Questions for Staff: None

Sprios and Kosta Kakoniktis (Applicant): Spoke about proposed duplex and how the project will
improve the neighborhood.

Commissioner Sammut: Clarified that one unit will have an address on San Benito Avenue and
the other on San Anselmo Avenue.

Kosta Kakoniktis (Applicant): Correct.

Motion to approve Use Permit 14-014, based on Findings 1-6 and Condition of Approval 1-
26.

Commissioners Sammut/Mishra

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

Findings

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 two-
family dwelling will be constructed according to the California Building Code (CBC) and,
therefore, will not be detrimental to the health, safety and general welfare of the persons
residing in the neighborhood.
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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 applicant is proposing a new two-family dwelling that complies with the lot coverage,
setbacks, and height limits of the Municipal Code.  The second story is utilizing a varying setback
from the first story below, which provides façade articulation and reduces the mass of the overall
structure.  Additionally, the applicant is proposing to incorporate horizontal hardiplank siding, a
stucco finish, and an asphalt shingle roof, which is consistent with the overall neighborhood.

Regarding parking, the applicant is proposing two-car garages for both units, which meets code
requirements.

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
proposed two-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 will
be complementary to other residential land uses 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-family dwelling will not unreasonably restrict or interfere with light and air on
the properties in the neighborhood since the structure will meet the required setback requirement
and is within the allowed height limit.  Specifically, the home will have a 15’-0” front setback, 15’-
0” street side setback, 10’-0” interior side setback, and a 10’-0” rear setback.  The overall height
twill be 25’-9”, which is less than the 28’-0” height limit.  The second story will also be set back
from the first story below.

The two-family dwelling would be 3,372 square feet in total area, resulting in a .59 FAR
calculation where .55 is the guideline.  The neighborhood consists of a wide range of residential
land uses ranging from one-and two-story single family homes to multifamily residential
structures.  Staff finds that the proposal incorporates design features that appropriately mitigate
the mass of the structure, including construction materials and second-story setbacks.  Therefore,
staff finds that the proposal is consistent with the design and scale of the neighborhood.

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 proposal is designed to meet the majority of the development standards in the Municipal
Code and Residential Design Guidelines.  The addition will incorporate exterior materials that are
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found with the surrounding neighborhood.  Specifically, the applicant is proposing horizontal
hardiplank siding, a stucco finish, and asphalt shingle roofing.  Additionally, the second story
incorporates varying setbacks from the first story below, which provides additional façade
articulation and architectural interest.  Staff finds that the general appearance of the proposed
structure will be in keeping with the character of the neighborhood and will not be detrimental to
the City.

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 proposed two-family structure conforms to the basic design principles of the
Residential Design Guidelines.  In an effort to reduce the overall mass of the structure, the
applicant has set back portions of the second floor from the first floor below, which is a common
facade articulation technique.  The new two-family home also incorporates a prominent
porch/entry feature along the south and east side elevation, which provides additional
architectural interest, provides useable outdoor space in the front yard area, and helps de-
emphasize the appearance of the garage.  Additionally, staff finds that the trellis feature directly
above the garage also adds additional architectural interest.

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
14-014 shall not be valid for any purpose. Use Permit 14-014 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 on a full size
page in the Building Division set of drawings.

3. The request for a Use Permit shall be built according to plans approved by the Planning
Commission on September 15, 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 residence shall be used only as a two-family dwelling.  No portion of the two-family
dwelling shall be rented out as an additional residential dwelling unit. The rental of a room
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does not qualify as an additional dwelling unit. Any attempt to construct an illegal dwelling
unit will result in Code Enforcement action by the City.

7. Both garages 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. The residence must have the
ability to park the required number of vehicles in the designated garage area.  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.

8. Prior to securing a building permit, the applicant, owner, and general contractor shall meet
with Planning and Building staff to ensure compliance with the conditions of approval during
the construction process.

9. Prior to Final Inspection, the site shall be landscaped according to the plans approved by the
Planning Commission on September 15, 2015 and any site landscaping damaged during
construction shall be replanted to the satisfaction of the Community Development Director.

10.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.

11.The developer 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 developer’s application for development.

Public Services Department
12. If the project results in more than 2,500 square feet of new or replaced impervious surfaces,

the applicant shall incorporate one of the required C.3.i site design measures as required by
the Municipal Regional Permit at the time of building permit submittal.

13.Please note that the front property line is located 2.0 feet behind the sidewalk along San
Benito Avenue and San Anselmo Avenue.  No fences, retaining walls, or other permanent
structure shall be placed or constructed within 2.0 feet from back of sidewalk along San
Benito Avenue and San Anselmo Avenue. S.B.M.C. 8.08.010.

14.The Applicant shall provide 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
applicable California Building Code 2013.

15.An Encroachment Permit from Public Services Department is required 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.

16.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 location where there are any raised or offset concrete sections greater
than or equal to 3/4 –inch.  S.B.M.C. 8.12.010.

17.Developer of the site is required to plant one thirty-six-inch box size tree for every fifty linear
feet of parcel street frontage.  Tree(s) shall be located on San Benito and San Anselmo
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Avenue per S.B.M.C. 8.24.060. At the current rate, the impact payment required is $540 per
street tree.  A separate tree-planting permit is required from Parks and Recreation Services
for any new street tree.

18. If not present, the applicant shall install a sanitary sewer lateral clean-out at property line per
City standards detail SS-02 dated August 2011.  Older clean outs not meeting current city
standards shall be replaced.

19.Prior to final inspection, paint address number on face of curb near driveway approach.
Lettering shall be black, 4 inches or larger, and painted on a white background.  Indicate the
location of the address numbers on the site plan.

20.An Erosion control plan and storm water pollution prevention plan is required. The plan must
show existing storm drain inlets and other storm water collection locations protected by silt
screens or silt fence. Work shall conform to the current NPDES requirements. S.B. Municipal
Code 12.16.020.

21.Storm water from downspouts and other on-site drainage shall be 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. Indicated any pipes, swales, or applicable ground percolation treatments as
necessary.

22.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% or 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.MC. 12.16.020

23.Perform water demand calculation based on the requirements in Chapter 6 of the California
Plumbing Code to confirm that the existing water meter is sufficient to serve proposed water
demand.  If existing meter is undersized, a larger meter is required. Applicant shall pay water
and sewer capacity charges based on the size of the water meter installed along with
materials and installation of an upgraded water meter and lateral.  S.B.M.C. 10.14.020/110.
Indicate on the plans the location of the existing water meter and the available water pressure
at the property.

Fire Department
24.A NFPA 13D fire sprinkler system shall be required for the project.  The coverage shall

include standard 13D fire sprinkler requirements, plus coverage to the garage and a single
pilot head to the attic.  The Fire Sprinkler Permit shall be approved prior to issuance of a
building permit.

25.Address numbers to be at least four (4) inches in height, of a contrasting color to the
background, and must be lighted during the hours of darkness.

26.Provide hard-wired smoke detectors with battery backup as required by building code.
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B. 2001 Rollingwood Drive
Request for a Use Permit to establish a new 699 square foot restaurant within a gas
station, per Section 12.80.080 of the San Bruno Municipal Code. Reza Mahmoodi
(Applicant), Marsha Fontes and Mike Agil (Property Owners) UP15-005.

Contract Associate Planner Bradley: Presented Staff Report.

Staff recommends that the Planning Commission approve Use Permit 15-005, based on Findings
of Fact 1-3 and Conditions of Approval 1-15.

Questions for Staff

Commissioner Sammut: Asked for clarification on the removal of service bays.

Contract Associate Planner Bradley: The approval of this use permit will clear any code
violations from the previous property owner.

Director Woltering: There had been work done at the property without benefit of permits.  The
Code Enforcement Division has worked with the current owner to clear these issues.

Senior Planner Smith: The previous project that came before the Commission in 2001 was to
create the convenience market.  At that time the previous owner went beyond the scope of work
and removed two service bays. The Use Permit that is being review today will allow for the
restaurant use at the convenience market and additionally legalize the previous work without
permits.

Commissioner Petersen: Noted the possibility for increased trash with the addition of the
restaurant use and suggested an added condition regarding trash pick-up.

Contract Associate Planner Bradley: Conditions number 5 and 9 address trash pick-up and site
maintenance.

Commissioner Petersen: Suggested that the language “throughout the property” be added to the
existing conditions.

Director Woltering: Staff supports adding that language to the conditions.

Commissioner Sammut: Asked if there are security cameras operating on the premises.
Suggested adding security cameras if there are none existing.

Director Woltering: Suggested adding a condition, “The security camera system on the property
shall be upgraded to the satisfaction of the Police Chief.”

Vice Chair Chase: Suggested allowing the applicant to answer the Commission’s questions.

Commissioner Biasotti: Asked if future proposed signage would be reviewed separately.
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Contract Associate Planner Bradley: The applicant would be required to apply for Sign Permits,
separate from the use permit review.

Director Woltering: Noted that it is standard procedure for signs to be reviewed separately
through the Sign Permit process.

Ali Mahmoodi (Applicant representative): The food sales at the restaurant use will be geared
toward take-out.  Currently the employees are instructed to walk the site multiple times a day to
ensure there is no litter.  There are cameras currently in use on the site.  An additional camera
will be added to the restaurant use.

Commissioner Biasotti: Clarified that all three uses (gasoline, convenience market, and
restaurant) will be managed by the same people.

Commissioner Sammut: Asked about the indemnity condition and why it was not applied to the
project.

Director Woltering: The indemnity clause is included in the application form and signed by the
applicant. However, staff will be more consistent in applying the indemnity condition. Discussed
the proposed modifications to the conditions for litter clean up and security cameras.

Motion to approve Use Permit 15-005 based on Findings of Fact 1-3 and Conditions of
Approval 1-17, which includes added condition.

Commissioner Chase/Petersen

VOTE: 6-0
AYES: All Commissioners present
NOES: None
ABSTAIN: None

Findings

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)

The proposed use of the property as a restaurant in conjunction with a gas station is compatible
with the commercial nature of the surrounding uses at the intersection of Sneath Lane and
Rollingwood Drive, which include another restaurant (Sharis), and another gas station (76) with
accessory convenience store.

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

The proposed restaurant would not require the expansion of the existing building but would
instead go into the existing volume of the building that formerly was used for automotive service
bays.  The restaurant is intended to be a convenience use to primarily serve gas station patrons,
however, if it becomes more popular than anticipated and results in negative impacts on
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surrounding uses, the Community Development Director has the ability to call this application
back to the Planning Commission for review, to address any unforeseen impacts that may occur.

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

The general plan describes the Neighborhood Commercial District as one that is intended to
permit  convenience  and  retail  commercial  uses including,  but  not  limited  to:  grocery  and
drug  stores; eating  and  drinking  establishments;  apparel  and  accessory  stores;  personal
and  business  services;  professional and medical offices; financial, insurance, and real estate
offices; and auto repair and services.  Therefore, the establishment of a new restaurant within the
district is consistent with the intended purpose of the C-N District as outlined in the general plan.

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 Hearing to the Community Development Department within 30
days of approval.  Until such time as the Summary is filed, Use Permit 15-005, shall not be
valid for any purpose.  Use Permit 15-005 shall expire one (1) year from the date of approval
unless the plan is executed.

2. Use Permit 15-005 shall be built and operated by the owner and any successor in interest,
according to plans approved by the Planning Commission on September 15, 2015 labeled
Exhibit C, except as required to be modified by these Conditions of Approval.  Any
modification to the approved plans or any deviation or change in the business activities shall
require prior approval by the Community Development Director.  Failure to comply with these
requirements may result in the City of San Bruno instituting revocation hearings.

3. Prior to Final Inspection of the tenant improvements, all pertinent conditions of approval and
all improvements shall be completed to the satisfaction of the City.

4. Applicant must obtain a business license though the Finance Department.

5. The applicant shall conduct regular maintenance of the site to maintain the premises and
remove debris and litter at the front, and rear of the building and throughout the site.

6. The hours of operation shall be limited to 11:00 am – 10:00 pm daily. Any changes from these
stated hours of operation shall require prior authorization of the Community Development
Director.

7. The security camera system on the property shall be upgraded to the satisfaction of the Police
Chief.

8. The applicant or property owner will clean graffiti on the property and/or paint over it within 24
hours of its appearance.  This condition also gives the City of San Bruno consent to have the
graffiti painted out for the applicant. If the graffiti is not removed within 24 hours, the City’s
graffiti removal vendor will be instructed to remove the graffiti and provide a detailed
accounting of the cost to the property owner, who will be responsible for reimbursing the City
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for the graffiti removal.

9. The Community Development Director may call this back to the Planning Commission if
he/she finds that the business is not complying with the required performance standards or
conditions of approval.

10.The restaurant operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.

11.The applicant shall obtain a City sign permit for installation of new signs pursuant to City sign
regulations.

12.The applicant shall secure proper building permits for all existing and proposed interior and
exterior tenant improvements.

13. The applicant shall secure proper Health Department approvals prior to Building Permit
issuance.

14.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 establish a restaurant
within a gas station.

Fire Department

15.Applicant shall include documentation on the location of the proposed grill, including distance
from most proximal fuel pump.

16.The location of the vapor processing system must be identified on all plans.

17.The proposed restaurant requires a Type 1 hood above the cooking appliances and a UL-300
Suppression system which must be installed and tested under separate fire permit. The
kitchen must also include a Class K fire extinguisher.
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C. 1230 El Camino Real #Q
Request for a Use Permit to allow alcohol beverage sales in conjunction with a restaurant
per Chapters 12.84.210 and 12.96.190.C of the San Bruno Municipal Code.  Wilton M.
Guevara, La Salsa Fresh Mexican Grill (Applicant); San Bruno Towne Center Ptp. (Owner)
UP-15-014.

Director Woltering – Staff Recommends continuing the item to a later date.

Opened Public Hearing - None

Motion to continue Use Permit 15-014 to a later date.

Commissioner Biasotti/Petersen

VOTE: 6-0
AYES: All Commissioners present
NOES: None
ABSTAIN: None

6. DISCUSSION

A. CITY STAFF DISCUSSION:

Volunteers for the October 15, 2015 ARC meeting: Commissioners Sammut, Chase, and Biasotti
identified.

Director Woltering gave an update on San Bruno’s Walk & Bike Plan.

B. PLANNING COMMISSION DISCUSSION:

Commissioner Petersen: Asked if the City had received applications for the Planning
Commission.

Director Woltering: Four applications have been received and have been referred to the City
Council sub-committee for review.

Commissioner Biasotti: Noted that he appreciates Commissioner Petersen’s eye for accuracy in
the Staff Reports.

7. ADJOURNMENT
Meeting was adjourned at 7:42 pm
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David Woltering
Secretary to the Planning Commission
City of San Bruno

Mary Lou Johnson, Chair
Planning Commission
City of San Bruno

NEXT MEETING: October 20, 2015


