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Kevin Chase
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Sujendra Mishra
Perry Petersen
Joe Sammut

MINUTES
PLANNING COMMISSION MEETING

June 21, 2016

7:00 p.m.

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

CALL TO ORDER at 7:03 pm.

ROLL CALL

STAFF PRESENT:
Planning Division:

Long Range Planning Manager: Mark Sullivan
Senior Planner: Michael Smith
City Attorney: Marc Zafferano

ROLL CALL

PLEDGE OF ALLEGIANCE: Commission Sammut

1. APPROVAL OF MINUTES (April 19, 2016) – Kayal/Johnson
VOTE: 4-0
AYES: Commissioners Biasotti, Sammut, Johnson
NOES: None
ABSTAIN: None

2. COMMUNICATION – None

Present Absent
Chair Biasotti X
Vice Chair Kayal X
Commissioner Chase
Commissioner Johnson

X
X

Commissioner Mishra X
Commissioner Petersen X
Commissioner Sammut X
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3. PUBLIC COMMENT – None

4. ANNOUNCEMENT OF CONFLICT OF INTEREST – None

5. PUBLIC HEARINGS:

A. 260 Del Norte Drive (APN: 017-401-170)
Request for a Use Permit to allow a large family daycare operation in a single-family
residential zone; per Section 12.84.200 & 12.96.060C.6 of the San Bruno Zoning Ordinance.
Yunhan and Michael Shen (Applicant/Owner), UP-16-010.

Contract Assistant Planner Matt Jones: Presented Staff Report.

Staff recommends that the Planning Commission approve Use Permit 16-010 based on Findings
1-4 and Conditions of Approval 1-24.

Questions for Staff - None

Public Hearing Opened

Yunhan (Rachael) and Michael Shen/Applicants: Discussed their background in early childhood
development.  They would have a maximum of 11 children including their own.  They met with all
their neighbors to discuss their plans and have support from the neighborhood.

Cecilia/Neighbor on Del Norte: Next door neighbor of applicant express support for project and
has not experienced any noise impacts.

Commissioner Johnson: Asked Cecilia if she would be willing to allow the use of her driveway for
drop offs.

Cecilia/Neighbor on Del Norte: Yes.

Commissioner Johnson: Expressed her concerns about the lack of outdoor play time.

Cecilia/Neighbor on Del Norte: Due to the slope of their backyard, they are concerned about the
safety of having an outdoor play area.  Instead, they have a large open living room with sliding
doors out to the back yard.  The large open living room allows for “active” indoor activities.

Public Hearing Closed

Motion to approve UP-16-010 based on Findings 1-4, and subject to Conditions of
Approval 1-24.

Commissioners Johnson/Chase

VOTE: 4-0
AYES: All Commissioners present
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NOES: None
ABSTAIN: None

Findings

1. The proposed facility meets the locational standards of subsection B:
a. Location within a residential district:

The subject property is located within the R-1 (Single Family Residential) District, therefore this
finding can be made. Staff would like to point out that LUD-10 of the General Plan recommends
“revis[ing] the Zoning Ordinance to allow child care services in all residential and commercial
zones, so that they are distributed throughout San Bruno to reduce commute times and costs to
working parents”.

b. The proposed facility will not result in undue negative impacts upon the
neighborhood vicinity. Factors to be considered shall include traffic, parking,
noise and the spacing and concentration of similar facilities within the vicinity
of the proposed facility. The Planning Commission may impose reasonable
conditions in order to mitigate potential undue negative impacts.

The proposed use will not significantly increase negative impacts with the conditions set forth in
this staff report.

As described by the applicant, the subject property is able to accommodate two cars in the
garage and two cars in the driveway. Del Norte Drive is located in the Portola Heights area of the
city, one of the newer neighborhoods in San Bruno. As such, homes include two-car garages and
driveways that meet or exceed the municipal code minimum of 20 feet. Del Norte Drive is not
located along a major thoroughfare, though it is bounded by Amador Avenue to the North, which
receives cars that are headed to Portola Elementary. While the property is located near Church of
the Highlands school, traffic primarily arrives from Sneath Lane and onto Monterey Drive. There
have been no neighbor complaints about the existing small family daycare, including traffic and
parking comments.

The applicant has prepared a drop-off and pick-up policy, which states that all parents and
guardians must use the garage or the driveway of 260 Del Norte Drive when picking up or
dropping off their children. Staff has included a condition of approval that allows the City to
enforce this rule by requiring the applicant to notify parents and to notify the City of any changes
to the schedule. Additionally, parents and guardians shall comply with all traffic laws, and shall
not use the neighbors’ driveways to turn around. This will ensure that the use does not
significantly impact on-street parking, or traffic, and will also ensure the children’s safety by not
requiring the children to walk on the street to be picked up and dropped off. Staff has also added
a condition that the applicant shall have staggered drop-off and pick-up times, and shall revise
this schedule during periods of turnover. The applicant has provided a copy of the pick-up and
drop-off schedule to staff, which is included in this staff report.

Children will not be allowed to play outside due to the steep slope of the lot. There are no outdoor
requirements from the state requiring outdoor time for large family daycares. Since activity will be
limited to indoors only, noise should not be a concern for this project.
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There are no other large family daycares in the Portola Heights neighborhood. Church of the
Highlands also provides childcare and school for children aged one to five, but staff finds that the
applicant’s Montessori bilingual program would offer a different option for parents.

Lastly, only five large family daycares have been heard before the Planning Commission in the
past 10 years. All five were approved, the last coming in 2008. Of these, none are located in the
applicant’s neighborhood. Additionally, none of the properties have required code enforcement
action or required revisions to the original conditions of approval from the Community
Development Department.

2. The operator of the facility will provide an area on the lot for parking or stopping of
vehicles to allow children to be picked up or dropped off within thirty (30) minutes
before and after the hours of the day when day care will be provided.

Staff verified during a site visit that the applicant is able to park two cars in the driveway. The
applicants have provided pictures showing that the garage is free and clear to park vehicles. The
applicants will park their personal cars in the garage, leaving two driveway parking spaces
available for drop-off and pick-up purposes. The applicant has expanded their drop-off and pick-
up hours to alleviate neighbor concerns about traffic and parking and to ensure that only two cars
are dropping off and picking up children at the same time.

3. The proposed facility complies with applicable off-street parking standards of the
zoning ordinance.

The subject property contains a two-car garage, which meets the Municipal Code requirement for
number of covered parking spaces. The driveway is approximately 25’ deep, which is sufficient
for pick-up and drop-off and exceeds the 20’ garage setback for single-family homes. Staff has
added conditions of approval to ensure that parking will be off-street to minimize neighborhood
impacts.

4. The proposed facility complies with applicable building and fire code provisions,
and with the applicable building standards adopted by the State Fire Marshal.

Fire Department staff granted conditional approval pending final inspection with additional
Conditions of Approval listed below. The applicant has addressed comments from Building—see
Exhibit E.

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 Hearing to the Community Development Department within 30
days of approval. Until such time as the Summary is filed, Use Permit 16-010 shall not be
valid for any purpose. Use Permit 16-010 shall expire one (1) year from the date of approval
unless the plan is executed.

2. Use Permit 16-010 shall be operated by the owner and any successor in interest, according to
plans approved by the Planning Commission on June 21, 2016, labeled Exhibit D, except as



Planning Commission Meeting 10/20/2015

5

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. Clearly show or provide two (2)  means of egress (minimum net clear width of 32") on floors
serving the proposed large family day care area in accordance with Section 1015.6 and
1015.7 2013 CBC.

4. Clearly show guards and handrails at elevated decks and stairways in conformance with 2013
CRC R311 and R312 of 2013 CRC.

5. The hours of operation shall be limited to 7:30am to 6:40pm. Any changes from the hours of
operation shall require prior authorization of the Community Development Director.

6. The applicant shall submit a business license application with the Finance Department if they
have not already done so.

7. Parents and guardians dropping off and picking up children from the home must park in the
driveway. Parents and guardians shall obey all traffic laws and not double park nor turn
around in neighbors’ driveways at any time.

8. If future employees are hired that drive to work, they must receive approval for a revised
parking configuration from the Community Development Director.

9. The applicant shall obtain a license from the State of California to operate a large family day
care center.

10.The number of children shall be limited to a maximum of fourteen (14) at any one time,
including any children that live at the home.

11.The applicant shall park their personal vehicle(s) in the garage during daycare hours. The
driveway must be left open for the drop off and pick up of children.

12.Applicant shall stagger drop off and pick up times to the maximum extent feasible.

13.The applicant will revise the pick-up and drop-off schedule as children enroll and leave the
program to ensure consistency with a 2-car, 20 minute interval schedule.

14. If the Community Development Department receives a complaint about parents from this large
family daycare parking in non-approved locations, the Department has the right to ask the
applicant to resubmit their drop-off and pick-up schedule. Further noncompliance from the
applicant to adhere to drop-off and pick-up schedule may result in the City revoking the Use
Permit.

15.The garage shall be used for the storage of motor vehicles and shall not be used as habitable
living space as defined in the Uniform 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.
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16.The Community Development Director may call this use permit project back to the Planning
Commission if he/she finds that the business is not complying with the required performance
standards or conditions of approval or if unforeseen negative neighborhood impacts result
from the project.

Fire
17.Applicant must request a site inspection visit prior to Fire Department clearance.

18.Provide minimum 4” illuminated address numbers.

19.Provide a pull station with a horn and strobe. Obtain fire alarm permit.

20.Provide smoke detectors in all bedrooms and exit corridors/hallways.

21.Provide one fire extinguisher, minimum 2A 10 BC, per floor.

22.No secondary locking devices are permitted on doors.

23.Provide second exit with signage and a minimum 36” wide path to a public way.

24.Provide copy of Community Care Licensing exit plan with all above conditions noted on plans.

7. DISCUSSION

A. CITY STAFF DISCUSSION:

Staff asked for volunteers for the July 14, 2016 ARC meeting: Commissioners Kayal, Chase, and
Biasotti identified.

B. PLANNING COMMISSION DISCUSSION:

None

8. ADJOURNMENT
Meeting was adjourned at 7:26 pm

David Woltering
Secretary to the Planning Commission
City of San Bruno

Rick Biasotti, Chair
Planning Commission
City of San Bruno

NEXT MEETING: July 19, 2016


