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“““TTThhheee CCCiiitttyyy WWWiiittthhh aaa HHHeeeaaarrrttt”””

AGENDA
PLANNING COMMISSION MEETING

December 20, 2016
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: November 10, 2016

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 prohibits 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:

A. 1785 Kains Avenue (APN: 020-044-040)
Zoning: R-1 (Single-Family Residential)
Recommended Environmental Determination: Categorical Exemption

Request for a Use Permit and Parking Exception to allow construction of a 1,533 square-foot first and
second floor front and rear addition which increases the gross floor area of the existing home by
greater than 50% (111%), per Section 12.200.030.B.1 of the San Bruno Municipal Code. Request for
a Parking Exception to allow the two-car parking requirement to be met with tandem parking, per
Section 12.200.080.C of the San Bruno Municipal Code. Ray Colline and Giovanna Ghio (Owners and
Applicants). UP-16-022, PE-16-004
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B. 731 Kains Avenue (APN: 020-076-260)
Zoning: C (Commercial)
Recommended Environmental Determination: Categorical Exemption

Request for a Use Permit to allow the East Asia Chinese Academy to operate a tutoring
program/heritage school for up to 49 children within a 3,838 square-foot commercial space located in
a C-Commercial zoning district, per Section 12.96.110.C.17 of the San Bruno Municipal Code.
Recommended Environmental Determination: Categorical Exemption. Matthew Sum and Xiu Hua Jin
(Applicants) Williams Portfolio 16 (Owner), UP-16-024.

C. Accessory Dwelling Units
(City-wide)
Recommended Environmental Determination: Not a project pursuant to CEQA.

Hold Public Hearing, receive report, take public testimony, and provide feedback to staff on proposed
zoning ordinance amendments to implement California Government Code Section 65852.2 related to
accessory dwelling units and adopt new regulations governing junior accessory dwelling units
pursuant to California Government Code Section 65852.22, and make a recommendation to the City
Council regarding adoption of the proposed amendments to replace Chapter 12.92.031 of the San Bruno
Municipal Code.

6. DISCUSSION

A. CITY STAFF DISCUSSION
 Select the January 12, 2017 Architectural Review Committee members

B. PLANNING COMMISSION DISCUSSION
 San Mateo Avenue Survey Questionnaire

7. ADJOURNMENT
The next regular Planning Commission Meeting will be held on January 17, 2017 at 7:00 p.m. at
the Senior Center, 1555 Crystal Springs Road, San Bruno.



 

PLANNING COMMISSION 

STAFF REPORT 

AGENDA ITEM NO. 5.A.  

December 20, 2016 

 
Project Address: 1785 Kains Avenue  
Assessor's Parcel No: 020-044-040 
Application No.: UP-16-022 and PE-16-004 
Zoning District: R-1 (Single-Family Residential) 
General Plan Classification: Low Density Residential 
Project Applicant: Ray Colline and Giovanna Ghio (Owners and Applicants) 
Prepared by: Megan Wooley-Ousdahl, 650-616-7038 

 

REQUEST 
Request for a Use Permit and Parking Exception to allow construction of a 1,533 square-foot first and 
second floor front and rear addition which increases the gross floor area of the existing home by greater 
than 50% (111%) (total proposed gross floor area is 2,903 square feet), per Section 12.200.030.B.1 of 
the San Bruno Municipal Code. Request for a Parking Exception to allow the two-car parking requirement 
to be met with tandem parking, per Section 12.200.080.C of the San Bruno Municipal Code. Ray Colline 
and Giovanna Ghio (Owners and Applicants).  
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 16-022 and Parking Exception 16-
004 based on Findings 1-8 and subject to Conditions of Approval 1-25. 
 

PROJECT DESCRIPTION  
In this application, the applicant is proposing the following: 

 Interior remodel and construction of a first-floor addition would add 856 square feet of living area. 
The proposal includes an addition to the front of the house to expand the living room and garage; 
the proposal also includes an addition to the rear of the house to add a new kitchen, great room, 
half bath, new bathroom, and expanded third bedroom.  

 Construction of a second-floor addition would add 547 square feet of living area. The proposal 
includes a new master bedroom and bathroom; 

 Construction of a new rear deck; and  

 Parking exception to allow for tandem two-car garage.  

 

ARCHITECTURAL REVIEW COMMITTEE 
The Architectural Review Committee (Biasotti, Chase, Kayal) reviewed the project at its November 10, 
2016 meeting. The Architectural Review Committee forwarded the project to the Planning Commission 
with the recommendations below.  
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Include/provide the following: 

 Building: 
o Replace the single-hung window on the proposed right side elevation – west (see Sheet 

A.6) that does not have the same orientation as the rest of the windows throughout the 
home.  

o Replace the proposed garage door with a carriage-style garage door that has windows to 
let in natural light.  

 The Committee asked for more information to be provided at the Planning Commission hearing 
regarding the Juliet balcony located on the east elevation and whether the sightlines are over the 
adjacent neighbor’s roof or back yard; this could be in the form of a sketch of the perspective from 
the balcony. See Exhibit H for photographs of the approximate view.  

 
Per the ARC’s recommendations, the applicant has submitted revised site plans which include replacing 
the garage door with a carriage-style door (see Sheet A.5). The applicant has also submitted 
photographs which provide a perspective of the vantage point of the Juliet balcony on the east elevation 
(see Exhibit H). Staff is seeking input from the Commission on whether or not the balcony represents a 
privacy impact to the adjacent neighbor. The adjacent neighbor in question has not commented on the 
issue.  
 
The recommendation to replace the single-hung window on the right side elevation (see Sheet A.6) was 
not incorporated into the revised western elevation; therefore, this recommendation has been made into 
a condition of approval. 
 

ENVIRONMENTAL REVIEW 
This project is Categorically Exempt per the California Environmental Quality Act (CEQA) Guidelines 
Class 1, Section 15301.e: Existing Facilities.  
 

LEGAL NOTICE 
1. Notices of public hearing mailed to owners of property within 300 feet on Friday, December 9, 

2016. 
2. Advertisement published in the San Mateo Daily Journal, Saturday, December 10, 2016.  

 

PUBLIC COMMENT 
Prior to the Architectural Review Committee meeting, staff received comments from the resident at 1789 
Kains Avenue (adjacent neighbor to the west) who expressed his concern about the scale for the 
proposed addition, especially for this neighborhood with modest homes, and whether the addition would 
block his view. Please see Exhibit E for the email from the resident.  
 

REVIEWING AGENCIES  
Community Development Department 
Public Services Department 
Fire Department 

 

EXISTING CONDITIONS 
The subject property is located on Kains Avenue between Cedar Avenue and Burrows Avenue. The 
subject lot is a larger-than-standard size measuring 6,216 square feet. The property is currently 
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developed with a one-story single-family dwelling that contains three bedrooms and one bathroom in 
1,128 square feet of living space. The residence includes a 242 square-foot one-car garage for a total 
gross floor area of 1,370 square feet. The home was constructed in 1949 and is located in the Mills Park 
subdivision. Immediately adjacent to the subject property are single-family dwellings. 
 

ADDITIONAL INFORMATION 
 

 Accessory Structures: There are no accessory structures located on the site. 
 

 Code Enforcement: There are no active Code Enforcement cases.  
 

 Easements: There is a 5’-0” public utilities easement at the rear of the property. 
 

 Heritage Trees: There are no heritage trees located on-site.  
 

 Previous additions or alterations: There have been no previous additions or alterations to the 
subject property. 

 

SURROUNDING LAND USES 
North: Holly Avenue – R-1 (Single Family Residential) 
South: Park Avenue – R-1 (Single Family Residential) 
East: Burrows Avenue – R-1 (Single Family Residential) 
West: Cedar Avenue – R-1 (Single Family Residential)  
 

PROJECT DETAILS SUMMARY 
 

SITE 

CONDITIONS 

ZONING 

REQUIREMENTS 

EXISTING 

CONDITIONS 

PROPOSED 

CONDITIONS 

Land Use R-1 R-1 R-1 

Lot Area 6,216 s.f. 6,216 s.f. 6,216 s.f. 

Lot Coverage 2,751 s.f. (44%) 1,438 s.f. (24.6%) 2,559 s.f. (43.8%) 

Gross Floor Area 3,214 s.f.* 1,370 s.f. 2,903 s.f. 

Floor Area Ratio .55 .234 .497 

Building 

Setbacks 

Front 15’-0” 22’-6”  20’-6” 

Rear 10’-0” 47’-0” 15’-0” 

R Side 5’-0” 
15’-0”  

(at closest point) 
13’-6”  

(at closest point) 

L Side  5’-0” 5’-0”  5’-0” 

Building Height 28’-0” 18’-6” 26’-0” 

Covered Parking 2 spaces 1 space 2 spaces - tandem 

 
Notes:  

*See Chart 1 in Section 12.96.060 of the SBMC for the floor area ratio adjustment factor for lot size. 
**Max. FAR = Lot size X adjustment factor X ratio  
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Square Footage Breakdown: 
 

 Ground floor Second Floor Garage Total 

Existing 1,128 - 242 1,370 

Additions 856 547 130 1,533 

Total 1,984 547 372 2,903 

 
 

STAFF’S PROJECT ANALYSIS  
The applicants for 1785 Kains Avenue are a family with three young children who have lived in San 
Bruno for ten years. They are in need of additional space for their family than they currently have and are 
requesting permits for the proposed addition to allow them to expand the existing single-family home. 
They are proposing the construction of a front and rear first- and second-floor addition that would result in 
a four bedroom, two-and-a-half bathroom, single-family residence. The design of the first- and second-
floor additions is consistent throughout the home; the architectural style is traditional modern and fits in 
with the character of the surrounding homes. 
 
The front addition proposes to extend the living room and covered porch into the front yard; this 
extension meets the front setback requirement of fifteen feet from the property line to the front of the 
structure and twenty feet to the garage. This extension includes first and second floor windows and 
proposes a standing seam metal roof over the covered porch. The color of the metal roof is to match the 
color of the shingles; see Exhibit G for examples of the metal roof – these were provided to the 
Architectural Review Committee during their meeting on November 20, 2016. The metal roof accent 
provides a modern touch over the more traditional porch and fits well with the addition and neighborhood. 
  
The proposed second-story addition is in the center of the home, thus locating the massing away from 
the front of the house. The second-story relates well to the first-floor; a nice balance is struck between 
the two levels. The second-story addition utilizes material changes between the walls and the roof which 
complement each other and add visual interest. The second-story addition integrates well with the mix of 
single-story and two-story homes found throughout the neighborhood. 
 
The lot is sloped from front to back, and the addition takes advantage of this slope by adding to the rear 
of the house and locating the second-floor at the center of the house. The building mass is stepped back 
and the façade of the first and second floors are articulated, so that house does not have a bulky, boxy 
appearance.  
 
Windows are located throughout the home which breaks up the elevations and adds architectural 
interest. Per the Architectural Review Committee’s recommendation, the applicant will be replacing a 
window in the middle of the proposed right elevation that has a different orientation than the rest of the 
windows throughout the home; once this window is replaced, all windows will match throughout the 
existing home and addition. Also per the Architectural Review Committee’s discussion, the applicant will 
also be replacing the garage door with a carriage-style garage door to let in additional natural light.  
 
A Juliet balcony is proposed for the second-story window that is off the master bedroom; while the 
Residential Design Guidelines support this element as a way to provide visual relief for two-story 
buildings, staff is concerned about the balcony’s impact on the adjacent neighbor’s privacy. The 
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Architectural Review Committee requested more information be provided at the Planning Commission 
hearing regarding the Juliet balcony and whether the sightlines are over the adjacent neighbor’s roof or 
back yard. The applicant has provided photographs from the vantage point of the balcony and has also 
revised the site plan to provide more information about the adjacent residence to provide a perspective; 
see Exhibit H. Staff has reviewed the information provided and finds that the view from the Juliet balcony 
is similar to that of the existing deck at 1785 Kains Avenue. Also, many homes within this neighborhood 
have decks, and due to the slope of Kains Avenue, it is common that one is able to see into their 
adjacent neighbor’s backyard from a deck; therefore, staff does not have concerns about the impact of 
the Juliet balcony.  
 
Staff finds that the proposed hipped roof of the addition is compatible with the existing roof style and is 
consistent with the surrounding neighborhood, which is largely characterized by hipped-roofed homes. 
The roof’s visual character integrates with the rest of the home and relates to the surrounding homes.  
 
The project requires: 

 Use permit authorization – Required because the addition would result in an increase in gross 
floor area by greater than 50% (111%); and 

 Parking exception authorization – Required because the proposal includes satisfying the two-
car parking requirement with tandem parking; a parking exception from the Planning 
Commission is required for tandem parking, provided applicant demonstrates a hardship with 
the parking standards applied to the parcel in question. 

 
The proposal would otherwise meet the lot coverage, setback, floor area ratio, and height requirements 
of the zoning district. 
 

Analysis of the Parking Exception  
In order to meet the two-car parking requirement (because the proposed addition brings the total 
habitable area to 2,531 square feet), the applicants are proposing tandem parking which requires a 
Parking Exception. The Architectural Review Committee supported this request. Staff also supports this 
request since this would create two covered parking spaces for the family’s vehicles. This design will 
utilize the existing driveway pad and garage door and will keep the garage from dominating the front of 
the home.  

 

FINDINGS 
Pursuant to the City’s Municipal Code, the Commission 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 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.  
 

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

Staff finds that the project will not be detrimental to improvement in the neighborhood or to the general 
welfare of the City. The proposed addition meets the development standards in the R-1 zoning district 
and complies with the Residential Design Guidelines.  

 

3. That the proposed development is consistent with the San Bruno General Plan. (SBMC 

12.108.050.B.3) 
 

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.” As proposed, the addition 
would not impact the character of the neighborhood. The proposal will be complementary to the other 
two-story single-family homes in the area.  
 

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 overall design and scale of the proposed addition is consistent with the neighborhood which consists 
of both one and two-story single-family homes. The proposed expansion meets the height, floor area 
ratio, lot coverage, and setback requirements of the zoning district; furthermore, the structure would not 
unreasonably restrict or interfere with light and air on the adjacent properties because it respects the 
existing building’s side setbacks and complies with the daylight plane option as outlined in the Residential 
Design Guidelines.  
 

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). 
 

Staff finds that the general appearance of the proposed addition will be in keeping with the character of 
the neighborhood and will not be detrimental to the City. The traditional modern architecture of the 
addition is compatible with the character of the neighborhood and the two-story building scale integrates 
well with the surrounding one-and two-story homes, and has a consistent design throughout the first and 
second floors. The proposed addition would have a hipped-roof form which is commonly found in the 
surrounding neighborhood; thus, the addition would fit well into the neighborhood. 

 

6. That any proposed single-family or two-family dwelling conform 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.I).  
 

Staff finds that the proposed addition conforms to the basic design principles of the Residential Design 
Guidelines. The addition continues the building form of the existing structure and proposes to use the 
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same exterior materials throughout the structure. The majority of the proposed windows throughout the 
home align well with section 3.13.2 of the Residential Design Guidelines.  
 
 
 
 

Parking Exception Findings 
Pursuant to the City’s Municipal Code, the Commission shall grant the Parking Exception 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. 
 

7. The strict application of the provisions of this chapter would cause particular difficulty or 

undue hardship in connection with the use and enjoyment of said property; 

 
The applicant is interested in expanding the existing single-family home which currently has a one-car 
garage. In order to meet the parking requirement, a second covered parking space is required. The 
addition of a second independently accessible garage parking space to the building would result in the 
removal of existing living space and result in a home that is architecturally dominated by garage doors 
within a neighborhood that is defined by homes with balanced facades that feature single garage doors. 
Furthermore, the Residential Design Guidelines promote the design of homes that do not have dominant 
garages; therefore, staff supports the applicants’ request for tandem parking especially since both cars 
will be able to fit within the covered, enclosed garage with a single door opening.  
 

8. That the establishment, maintenance and/or conducting of the off-street parking facilities 

as proposed are as nearly in compliance with the requirements set forth in this chapter as 

are reasonably possible. 

Due to the proposed addition, a second covered parking space is required because the proposed gross 
living floor area is 2,531 square feet; any single-family home over 1,825 square feet is required to have 
two covered parking spaces. The applicant is requesting to meet this requirement through tandem 
parking, which staff supports because the floor area that would be dedicated to parking is nearly in 
compliance with the 400 sq. ft. of area dedicated to parking that would otherwise be required.    
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 16-022 and Parking Exception 16-
004 based on Findings 1-8 and subject to Conditions of Approval 1-25. 

 

CONDITIONS OF APPROVAL  

 

Community Development Department – (650) 616-7038 

 
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 16-022 and 
Parking Exception 16-004 shall not be valid for any purpose. Use Permit 16-022 and Parking 
Exception 16-004 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 for an addition shall be built according to plans approved by the 

Planning Commission on December 20, 2016, 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 single-family residential dwelling unit. No portion of the 

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 designated 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 area 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. As a part of the building permit submittal, applicant shall include the replacement of the single-hung 

window on the right side elevation – west so that the window’s orientation matches those of the other 
windows throughout the home.   

 
10. Prior to Final Inspection, the site shall be landscaped according to the plans approved by the 

Planning Commission on December 20, 2016, and any site landscaping damaged during construction 
shall be replanted to the satisfaction of the Community Development Director. 

 
11. 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. 
 

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 for development. 
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13. Comply with the most current version of the California Codes, including the California Residential 
Code. 

 

 

 

Public Services Department – (650) 616-7065 
14. The front property line is located 5.5 feet behind the sidewalk at 1785 Kains Avenue. No fences, 

retaining walls, or other permanent structure shall be placed or constructed within 5.5 feet from the 
back of sidewalk along Kains Avenue. S.B.M.C. 8.08.010. 

 
15. The building permit plans shall include a site plan that shows all property line dimensions, 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. 

 
16. Show on the plans existing and proposed lateral services for domestic water (including meter size), 

and sanitary sewer in accordance with the applicable California Building Code. 
 

17. If not present, the applicant shall install a sanitary sewer lateral clean out at property line per City 
Standards Detail SS-02. Older clean outs not meeting current City standards shall be replaced. 

 

18. All damaged curb, gutter, sidewalk or driveway in the public right-of-way fronting the property not 
caused by a City street tree and curb, gutter, sidewalk or driveway not installed per City standards 
shall be removed and replaced. Show on the plans the replacement of any locations where there are 
any raised or offset concrete sections greater than or equal to ¾-inch. S.B.M.C. 8.12.010. Areas 
requiring removal and replacement have been marked at the site. 

 

 

19. 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. 

 

20. The work shall conform to the current NPDES requirements. S.B.M.C. 12.16.020. Include the 
attached County Best Management Practices (BMPs) sheet on the plans. 

 

21. Show on plans how storm water will be collected from the proposed addition and disposed of. 
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. 

 

22. 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. 

 

23. Perform a 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 new meter will be required including water and sewer capacity 
charges based on the size of the new water meter installed along with materials and installation 
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charges for an upgraded water meter. Please indicate on the plans the location and size of the 
existing water meter and service line. For additional information, attached are Calculation Procedures 
and the estimated water pressure available near the property at the fire hydrant at 1800 Kains Avenue 
is 76 psi static. 

 

 

Fire Department – 650-616-7096 
24. 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. 
 

25. Provide hard-wired smoke detectors with battery backup as required by building code. 
  

 
Date of Preparation: December 16, 2016 
Prepared by: Megan Wooley-Ousdahl, Associate Planner 
 
 
 

EXHIBITS 

A: Site Location 

B: Photographs 

C: Site Plan, Floor Plans, and Elevations 

D: Green Building Statement 
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F: Color and Materials Sample Board 

G: Examples of the Proposed Metal Roof 

H: Approximate View from the Juliet Balcony 
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Exhibit A: Site Location 
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Exhibit B: Photographs 

 
Subject Site: 1785 Kains Avenue 

 
  

Neighboring properties across the street (Photo 1 of 2) 

 
 

 

 

 



1785 Kains Ave. (UP-16-022 and PE-16-004) 
Planning Commission 
December 20, 2016 - Page 13 
 

 

 
CITY OF SAN BRUNO COMMUNITY DEVELOPMENT DEPARTMENT 

 
 

Neighboring properties across the street (Photo 2 of 2) 

 
  
Neighboring property to the right 
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Neighboring property to the left 
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Number of Covered Off-Street Parking Spaces: 2 tandem 

3,205 s.f. (51.6%) 
200 s.f. (22%) 

Area of Impervious Surfaces: . 
Impervious Area in Front Yard: . 

Floor Area Ratio Increase(%): 111.9 % 

856 s.f. 
130 s.f. 
547 s.f. 

1,533 s.f. 

2,468 s.f. 
2,903 s.f. (.497) 
2,559 s.f. (43.8%) 

1,128 s.f. 
242 s.f. 

1,370 s.f. (.234) 

Proposed Gross Living Floor Area: 
Proposed Gross Floor Area: . 
Proposed Lot Coverage: . 

Proposed Addition: 
First Floor Living Area: .......•............ 
Garage Area: . 
Second Floor Living Area: . 
Total Added Floor Area: . 

\ 

KAINS A VENUE 

Carex tumuljcola (1 GAL) 
WATERMBrER 

Betula papyrifera (:15 GAL) 

--- 

(E) DRJVEWcA Y 

(E)!AWN 
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Assessor's Parcel No.: 020 - 044 - 020 
Land Use: R-1 single-family residential 

Lot Area:......................................................... 6,216 s.f. 
Adjnsted Lot Size (6,216 x .94): 5,843 s.f. 
Permitted Floor Area (FAR): 3,214 s.f. (.55) 
Maximum Lot Coverage: 2,571 s.f. (44%) 

Existing Lot Coverage: 1,438 s.f. (24.6%) 
Existing Building Area : 

Living Area: . 
Garage Area (attached): . 

Existing Gross Floor Area: . 

Project Data 

The proposed project is a residential remodel and addition to an existing single-story 
dwelling. The existing building includes a covered front porch, living room, dining room, 
kitchen, 3 bedrooms, 1 bathroom and a one-car garage. 
The applicant proposes to add 856 s.f. at the first floor to include expanding the living room, 
a new kitchen and great room, new 1/2 bath, new bathroom and expanded 3rd bedroom. 
There is also a new deck on the rear of the building. The one-car garage will be expanded to a 
tandem garage. 
There is a new second-story master bedroom and bathroom tot.aling 547 s.f. 
The exterior materials will consist of new asphalt composition shingles, exterior plaster and 
new fiberglass/wood windows with stucco moulding trim. The new covered porch will have 
brick pavers, 8x8 wood columns and a standing seam metal roof. 
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MANDATORY 
MEASURES 
SPECIFIED 

(Please check 
boxes below)

New residential buildings shall be designed to include the green building mandatory measures specified in this checklist. 

 2013 CALIFORNIA GREEN BUILDING STANDARD CODE (CGC) 
RESIDENTIAL CHECKLIST 

This checklist shall also be applied to additions or alterations of exiting residential buildings where the addition or 
alteration increases  the building’s conditioned area, volume, or size.  The requirements shall apply only to the specific 
area of the addition or alteration. 
 

 
 

Feature or Measure 
 

Yes 
 

SITE DEVELOPMENT  
A plan has been developed and will be implemented to manage storm water drainage during construction per CGC 
4.106.2 & 4.106.3  

WATER EFFICIENCY AND CONSERVATION  
Plumbing fixtures (Water closets and urinals) shall comply with the following:  

The effective flush volume of all water closets shall not exceed 1.28 gal/flush (CGC 403.1.1)  
The effective flush volume of urinals shall not exceed 0.5 gal/flush (CGC 403.1.2)  

Fittings (faucets and showerheads) have all required standards listed on plans and are in accordance to CGC 
4.303.1.3 and CGC 403.1.4  

Automatic irrigation system controller for landscaping provided by the builder and installed at the time of final 
inspection shall comply with CGC 4.304  

ENHANCED DURABILITY AND REDUCED MAINTENANCE  
Annular spaces around pipes, electric cables, conduits or other openings in sole/bottom plates at exterior walls 
shall be rodent proofed by closing such openings with cement mortar, concrete masonry, or similar method 
acceptable to the enforcing agency per CGC 4.406.1 

 

 

BUILDING MAINTENANCE AND OPERATION  
An operation and maintenance manual will be provided to the building occupant or owner per CGC 4.410.1  

ENVIRONMENTAL QUALITY  
Any gas fireplaces shall be a direct-vent sealed-combustible type.  
Any wood stove or pellet stove shall comply with US EPA Phase II emission limits per CGC 4.503.1  

POLLUTANT CONTROL  
At the time of rough installation, during storage on  the construction site and until final startup of the heating, 
cooling and ventilating equipment, all duct and other related air distribution components openings shall be covered 
with tape, plastic, sheet metals, or other methods acceptable to the enforcing agency to reduce the amount of 
water, dust or debris, which may enter the system per CGC 4.504.1. 

 

Adhesive, sealants and caulks shall meet the VOC or other toxic compound limits per CGC 4.504.2.1.  
Paints and coatings shall comply with VOC limits per CGC 4.504.2.2.  
Aerosol paints and coatings shall meet the Product-weighted MIR limits for ROC and other requirements per CGC 
4.504.2.3.  

Documentation will be provided, at the request of the Building Division, to verify compliance with VOC finish 
materials per CGC 4.504.2.4.  

Carpet system installed in the building interior shall meet the testing and product requirement per CGC 4.504.3.  
Where resilient flooring is installed, at least 80% of the floor area receiving resilient flooring will comply with the 
requirements per CGC 4.504.4.  

Hardwood plywood, particleboard and medium density fiberboard composite wood products used on the interior 
and exterior of the building shall comply with the low formaldehyde emission standards per CGC 4.504.5.  

 

City of San Bruno 
Building Safety Division  
567 El Camino Real 
San Bruno, CA 94066

Permit Center:  (650) 616-7076
Inspection Request:  (650) 616-7074
Fax:  (650) 873-6749

BUILDING PERMIT NO.:  
ADDRESS:       
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CONSTRUCTION WASTE REDUCTION, DISPOSAL AND RECYCLING  
A minimum of 65% of the non-hazardous construction and demolition waste generated at the site shall be diverted 
to an offsite recycle, diversion, or salvage facility per CGC 4.408 

PLANNING COMMISSION APPLICATION
1785 KAINS AVENUE

MWooley-Ousdahl
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Exhibit D: Green Building Statement 



 
BLD Permit No.:        

 
  

   

Feature or Measure 
   

Yes 

INTERIOR MOISTURE CONTROL  
A capillary break shall be installed if a slab on grade foundation system is used. The use of a 4” thick base of ½” or 
larger clean aggregate under a 6 mil vapor retarder with joint lapped not less than 6” will be provided per CGC 
4.505.2 and CRC R506.2.3. 

 

Building materials with visible signs of water damage shall not be install.  Wall and floor framing shall not be 
enclosed when the framing members exceed 19% moisture content.  Moisture content shall be checked prior to 
finish material being applied  
per CGC 4.505.3. 

 

INDOOR AIR QUALITY AND EXHAUST  
Exhaust fans, which are ENERGY STAR compliant and be ducted to terminate outside the building, shall be 
provided in every bathroom per CGC 4.506.1.  

ENVIRONMENTAL COMFORT  
Heating and air-conditioning system shall be sized, designed and have their equipment selected using the 
following methods: 

1. Heat Loss/Heat Gain values in accordance with ANSI/ACCA 2 Manual J-2004 or equivalent; 
2. Duct systems are sized according to ANSI/ACCA 1, Manual D-2009 or equivalent; 
3. Select heating and cooling equipment in accordance with ANSI/ACCA 3, Manual S-2004 or equivalent.

 

INSTALLER AND SPECIAL INSPECTOR QUALIFICATION  
HVAC system installers shall be trained and certified in the proper installation of HVAC systems and equipment by 
a recognize training or certification program per CGC 702.1.  

VERIFICATION  
Upon request, verification of compliance with this code may include construction documents, plans, specifications, 
builder or installer certification, inspection reports, or other methods acceptable to the building department which 
will show substantial conformance. 

 

 
  

Responsible Designer’s Declaration Statement   

I hereby certify that this project has been designed to meet the 
requirements of the 2013 California Green Building Standards 
Code. 

Contractor Declaration Statement 
 

I hereby certify, as the builder or installer under the permit 
listed herein, that this project will be constructed to meet the 
requirements of the California Green Building Standards 
Code. 
  

Name:        Name:       
Signature:      Signature:      

Date:       Date:       

Company:       License:       

Address:       
  

Address:       

City:                                                  State:              Zip: City:                                                  State:            Zip: 
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KEN IBARRA

11/7/16
IBARRA ASSOCIATES

100 LUCIA COURT

SAN BRUNO CA 94066



Exhibit E: Public Comment  
 
Date/time: Fri 11/4/2016 7:54 AM 
From: John johnkatout@sbcglobal.net 
Re: 1785 Kains Avenue 
 
Dear Megan,  
 
 
Thank you for the information regarding 1785 Kains Ave proposed plans. Unfortunately we won't be 
able to attend the meeting on November 10 on such short notice, but we would like you to present our 
concerns during that meeting.  
 
We bought our house 13 years ago, and our biggest attraction to it - then and now - is the sunny, 
cheerful family room in the back of our house overlooking our deck and backyard with a great view of 
the airport which can also be enjoyed from the upper two bedrooms, and the fact that it has privacy. 
We spent a couple of years looking to buy a house, and when we finally found one, we purposely bought 
this house (on a hill) in order not to be looking into neighbors' windows or have their walls or roofs as 
our view.  
 
We're puzzled as to why they would buy a small house in a modest neighborhood, not live in it for 1 - 1 
1/2 years, and try to make it more than twice the size. One would think that it would be much easier for 
them and the rest of the neighborhood if they just bought a bigger house in the first place.  
 
We are very concerned about a couple of things. The main concern is the height of their addition in the 
back on the first floor especially the roof, and how that will affect the light, and the view in our family 
room. The second concern is the size of the second floor (for the same reasons), and if it has any 
windows on our side that would affect our privacy. 
 
Please take this in consideration along with the concerns of all the other neighbors that have shared 
their thoughts with us regarding this proposed project. Thank you for allowing us to express our feelings 
on this.  
 
Sincerely,  
 
John and Sahar Katout and family  
1789 Kains Ave  
San Bruno, CA 94066 
Sent from my iPhone 
 
 
Sent from my iPhone 
 

mailto:johnkatout@sbcglobal.net


100 LUCIA COURT 
650-589-4613 

SAN BRUNO CA 94066 
650-873-4560 FAX 

ARCHITECTURE & PLANNING 

Ibarra Associates 

--+-~1..-- Front Door: "Ruby Lips" (Olympic) 

Windows: White Fiberglass 
Integrity Wood-Ultrexfrom Marvin ) 

~-;;---Window & Door Wood Trim: ,_____~--------1 "Accolade" (Olympic) 

Exterior Plaster (Stucco): 
"Sandy Pail" (Olympic) 

-- Roofing: Asphalt Shingles 
"Granite" (Owens-Corning) 

I-- Gutter & Fascia: 
---~~---- "Accolade" (Olympic) 

OWNER: R. COLLINE & G. GHIO SAN BRUNO, CA. 
1785 KAINS A VENUE 

RESIDENTIAL REMODEL & ADDITION 

MWooley-Ousdahl
Typewritten text
Exhibit F: Colors and Materials Board



MWooley-Ousdahl
Typewritten text
Exhibit G: Examples of the Proposed Metal Roof





. j 
t11It1Hlillh 

mmm1ni 
'tilUHl!Ull --~ 

I l 



 

APPROXIMATE VIEW FROM PROPOSED JULIET BALCONY LOOKING DOWN AT ADJACENT SIDEYARD 

APPROXIMATE VIEW FROM PROPOSED JULIET BALCONY LOOKING DOWN AT ADJACENT BACKYARD 
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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 

Michael Smith, Senior Planner 

Matt Neuebaumer, Associate Planner 

Megan Wooley-Ousdahl, AICP, Associate Planner 

Matt Jones, Contract Assistant Planner 

Marc Zafferano, City Attorney 

 PLANNING COMMISSION, 

Rick Biasotti, Chair 

Marie Kayal, Vice Chair 

Kevin Chase  

Mary Lou Johnson 

Sujendra Mishra 

Perry Petersen  

Joe Sammut 

 

PLANNING COMMISSION 

STAFF REPORT 

AGENDA ITEM NO. 5.B. 

December 20, 2016 

 
Project Address: 731 Kains Avenue 
Assessor's Parcel No: 020-076-260 
Application No.: UP-16-024 
Zoning District: C (Commercial) 
General Plan Classification: Transit-Oriented Development 
Project Applicant: Matthew Sum and Xiu Hua Jin (Applicants); Williams Portfolio 16 (Owner) 
Staff Contact: Megan Wooley-Ousdahl, (650) 616-7038  
 

REQUEST 
Request for a Use Permit to allow the East Asia Chinese Academy to operate a tutoring program/heritage 
school for up to 49 children within a 3,838 square-foot commercial space located in a C-Commercial 
zoning district, per Section 12.96.110.C.17 of the San Bruno Municipal Code. Recommended 
Environmental Determination: Categorical Exemption. Matthew Sum and Xiu Hua Jin (Applicants); 
Williams Portfolio 16 (Owner). 
 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 16-024 based on Findings 1-3 
and Conditions of Approval 1-19.  
 

PROJECT DESCRIPTION  
The President/owner of the East Asia Chinese Academy, Xiu Hua Jin, proposes opening a tutoring 
program, licensed by the State of California (“State”) as a heritage school, at 731 Kains Avenue in the 
Mills Park Plaza development. The East Asia Chinese Academy (“Academy”) was previously located at 
the Millbrae Community Center which was destroyed by a fire in July of 2016.  
 
A use permit is required for a tutoring program at this location since this use is not permitted by right in a 
commercial zone. Past uses at the site include martial arts studios, a children’s gym/recreation center, 
and a realty firm. The issuance of a building permit will be required prior to occupancy.  
 
The maximum number of students at the East Asia Chinese Academy will be 49, and the number of staff 
will be four (4). The State has licensed the Academy as a heritage school which must adhere to the 
following guidelines: 

 Serves children who are at least four (4) years and nine (9) months of age and no older than 18 
years of age who also attend a public or private full-time day school. (Attendance at a heritage 
school does not satisfy the State’s compulsory education requirements.); 
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 Offers education or academic tutoring, or both, in a foreign language; 

 Offers culturally enriching activities such as art, dancing, games, or singing, based on the culture 
or customs of a country other than the United States; and 

 Other requirements as outlined by the State.  
 
The subject building size at 731 Kains Avenue is approximately 3,833 square feet, and the internal 
square footage is approximately 3,695 square feet.. Of that space, 1,933 sq. ft. will be used for the 
classroom use, the remainder of the space will be used for ancillary functions that support the classroom. 
The floor plan (see Exhibit D) illustrates the classroom set-up; the classroom for the children is located in 
the center of the building in the largest room and will have desks for the students. All activities will occur 
inside the subject commercial space, no outdoor activity space is provided or required by the San Bruno 
Municipal Code. 
 
The proposed hours of operation would be Monday through Friday from noon to 7:00pm. Staff 
recommends extending the hours of operation to 8:00pm in order to accommodate late pick-ups and 
clean-up. This has been reflected in the Conditions of Approval.  
 
During the school year (from September to June), the Academy will pick students up from the school they 
attend, beginning at noon and continuing until 3:30pm. The students will be brought to 731 Kains Avenue 
via Academy-owned minivans. The minivans will turn from Kains Avenue onto White Way which is a one-
way street, and the students will unload from the vans in the small parking lot behind 731 Kains Avenue. 
The students will then be escorted into the building by a staff member. The minivans will be parked off-
site in Millbrae when not in use.  
 
Parent pick-up will occur between 5:00-6:30pm. Parents/guardians will turn from Kains Avenue onto 
White Way and park in the parking lots behind 731 Kains Avenue or 751-757 Kains Avenue. The 
conditions of approval require that children be escorted to the parents’ vehicles by either a staff member 
or a parent/guardian. For an additional fee, some students are brought home via an Academy-owned 
minivan; this includes approximately seven (7) students. 
  
The State licensed the Academy as a heritage school, and heritage schools are not required to be 
licensed by the State Department of Social Services as a child day care center. The San Bruno Zoning 
Code (Section 12.100.090) requires elementary and junior high schools to provide one (1) parking space 
for each employee; therefore, the Academy must provide at least four (4) parking spaces to 
accommodate the four staff members. The parking on the site accommodates this number since the 
parking lot behind 731 Kains Avenue contains seven (7) useable parking spaces, and the parking lot 
behind 751-757 Kains Avenue contains twenty-five (25) spaces. Both parking lots are shared between 
the uses at 711, 731, and 751-757 Kains Avenue.  
 
Adjacent uses include:  

 711 Kains Avenue (building is attached to 731 Kains Avenue): Dr. Thomas Aller’s Optometrist 
Office 

 751 Kains Avenue: AccounTax (tax return preparation office) 

 753 Kains Avenue: Salon Maher (salon) 

 755 Kains Avenue: Total Concern 2 (salon) 

 757 Kains Avenue: Pink Cherry Spa 
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 759 Kains Avenue: (vacant) 

 777 Kains Avenue: Cookright Health Solutions 
 
In the past, parking exceptions have been granted for this site. In 1986, Variance 86-5 allowed a martial 
arts studio to provide six (6) parking spaces rather than the required eighteen (18) and in 1994, Parking 
Exception 94-07 allowed the Little Gym, a children’s recreational gym, to provide seven (7) parking 
spaces rather than the required eighteen (18). In 2014, the most recent use, the Hwa Rang Kwan martial 
arts studio, was not required to apply for a Parking Exception; rather, the use only required a Zoning 
Conformance Permit and Business Compliance Permit. Thus, staff determined that the Academy did not 
need to apply for a Parking Exception since the required four spaces falls below the six and seven 
spaces allowed for past uses.  
 
During the summer (from June to September), the Academy will provide half-day classes. 
Parents/guardians will drop-off and pick-up their children for these summer classes. Drop-off/pick-up will 
occur on White Way, similar to the traffic flow plan used during the school year for pick-up. The 
President/owner anticipates that summer attendance will be much lower than attendance during the 
school year.  
 
Regarding lighting on the site, two City streetlights illuminate the front of the site and are located on the 
sidewalk in front of 738 Kains Avenue which is across the street from 731 Kains Avenue. The parking lot 
behind 731 Kains Avenue is illuminated by two existing floodlights which are mounted on the rear wall of 
the building and controlled by sensors. The parking lot behind 751-757 Kains Avenue is illuminated by 
three existing floodlights which are also mounted on the rear wall of the building and controlled by 
sensors. See the site plan in Exhibit D for the locations of these lights. 
 

REVIEWING AGENCIES  
Community Development Department  
Fire Department 
Public Services Department 
 

LEGAL NOTICE 
1. Notices of public hearing mailed to owners of property within 300 feet on Friday, December 9, 

2016. 
2. Advertisement published in the San Mateo Daily Journal on Saturday, December 10, 2016. 
 

ENVIRONMENTAL ASSESSMENT 
This project is Categorically Exempt per the California Environmental Quality Act (CEQA) Guidelines 
Class 1, Section 15301.e: Existing Facilities.  
 

EXISTING CONDITIONS 
The subject property is located on the southeastern side of Kains Avenue between White Way to the 
west and El Camino Real to the east. The property is currently developed with a single-story commercial 
building that contains two commercial spaces (711 and 731). The subject building is part of the Mills Park 
Plaza development which consists of one and two-story commercial buildings with associated surface 
parking lots. There is a small parking lot for seven (7) vehicles located to the rear of the subject property 
and another twenty-five (25) parking spaces located behind 751-757 Kains Avenue which is located on 
the west side of White Way. To date, the Code Enforcement Division has not received a code 
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enforcement complaint regarding this site.  
 

SURROUNDING LAND USES 
North: Camino Plaza – C (Commercial)  
South: White Way – C (Commercial) 
East: Kains Avenue/El Camino Real – C (Commercial) 
West: Linden Avenue – C (Commercial)/R-1 (Single Family Residential) 
 
 

PUBLIC COMMENT 
No comments have been received as of the completion of this staff report. 
 

PROJECT ANALYSIS  
In order for the Academy to receive a use permit, the Planning Commission must find that this use is 
similar in nature, function or operation to the listed conditional uses in the C-Commercial zoning district 
(Section 12.96.110.C.17 of the San Bruno Zoning Code). Similar conditional uses include commercial 
recreation facilities. Previous uses at this site include martial arts studios, The Little Gym (a children’s 
gym/recreation center), and Vogel Realty. 
 
The Academy would serve a similar function to commercial recreation facilities, such a martial arts studio, 
in that it serves children and provides educational opportunities. Staff believes that this use is appropriate 
for this site because it is similar to uses that have operated at this location in the past without incident. 
Conversely, the Mills Park Plaza property manager has stated that this commercial space is not ideal for 
retail due to its poor exposure and limited parking.  
 
While the site is located near streets with high traffic volumes such as El Camino Real, staff believes that 
the pick-up and drop-off plan, which are also included in the conditions of approval, addresses concerns 
about students/traffic conflicts by having those activities occur in the parking lots off of White Way which 
will offer a higher degree of protection than having pick-up/drop-off occur along Kains Avenue. In 
addition, teachers and parents will escort the children to and from the school to vehicles; therefore, the 
children will be supervised by adults during their travel into the building.  
 
Public Services has approved the application without comment. The Fire Department has reviewed the 
application and provided comments regarding re-certification of the existing fire sprinkler system, 
providing additional fire extinguishers, requiring one centrally located pull station, adding exit lighting, and 
posting the maximum occupancy of the building. These concerns will be addressed during the Building 
Permit process.  
 

ANALYSIS AND RECOMMENDATION 
Pursuant to Section 12.111.050.B of the Municipal Code, the Planning Commission 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. 
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The proposed tutoring program will utilize the existing building at 731 Kains Avenue and does not 
propose expanding the structure. In addition, the nearby parking lots can accommodate the 
required parking needed to serve the use.  Recommended conditions of approval will regulate 
traffic and circulation for drop-off and pick-up and focuses these activities to the rear of the 
building which is away from the collector street of Kains Avenue and the arterial road of El Camino 
Real. Pick-up will be between 5:00-6:30pm; therefore, pick-up will occur over a range and will not 
be concentrated at one time. During pick-up, children will be escorted to the parents’ vehicles by 
staff and/or parents. The proposed use, as conditioned, will therefore not be detrimental to the 
health, safety, morals, comfort and general welfare of persons residing or working in the 
neighborhood. 

 

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

to the general welfare of the city. 

 

The proposed tutoring program will utilize existing facilities at 731 Kains Avenue that are currently 
vacant. No expansion of the building or parking area are proposed. Recommended conditions of 
approval will regulate traffic and circulation at the site to protect the public’s general welfare. 
Enrollment will be capped at 49 students to reduce the potential for adverse impacts on nearby 
residences on Kains and Linden Avenues. White Way, the existing one-way street, and the 
parking lots to the south of the site will provide space for drop-off, pick-up, and staff parking. 
Existing City services for water, wastewater and storm drainage will continue to be used. The 
project therefore, as conditioned, will not be injurious or detrimental to property and improvements 
in the neighborhood or to the general welfare of the City. 

 

     3.   Will not be inconsistent with the general plan. 
 

The General Plan land use designation for this area is Transit-Oriented Development, and new 
development within this area is guided by the Transit Corridors Plan. Since the Academy is 
proposing to locate within the existing structure on this site and is not proposing an expansion or 
any new development, this proposed use would not be inconsistent with the general plan and 
could be considered an appropriate interim use of the space, subject to Planning Commission 
approval of a use permit. Thus, the proposed use would, as conditioned, be consistent with the 
General Plan. 

 

RECOMMENDATION 
Staff recommends that the Planning Commission approve Use Permit 16-024 based on Findings 1-3 
and Conditions of Approval 1-19. 
 

CONDITIONS OF APPROVAL 

 

Community Development Department – (650) 616-7038 

 
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 16-024 shall not be valid for any 
purpose. Use Permit 16-024 shall expire one (1) year from the date of approval unless the plan is 
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executed.  
 

2. Use Permit 16-024 shall be operated by the owner and any successor in interest, according to plans 
approved by the Planning Commission on December 20, 2016, labeled Exhibit D, 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. This Conditional Use Permit limits student enrollment to not more than 49. Any proposed expansion 

of the Academy or increase in student enrollment above 49 shall trigger the need to obtain and 
amendment to this conditional use permit. 

 
4. The operational hours shall be limited to weekdays between the hours of noon and 8:00 p.m. Any 

changes from the hours of operation shall require prior authorization of the Community Development 
Director. 
 

5. The applicant shall obtain a business license from the Finance Department if they have not already 
done so.  
 

6. The students shall arrive at the site via minivans that shall be parked off-site. The minivans shall 
drop the students off in the parking lot directly behind 731 Kains Avenue, and the students shall 
be escorted into the building by an adult staff member.  

 
7. Parents and guardians picking up students at the school must park in the parking lots behind 731 

Kains Avenue or 751-757 Kains Avenue or queue their vehicles on the project site. The students shall 
be escorted to the parents/guardians’ vehicles by an adult staff member, parent, or guardian. 

 
8. The applicant shall provide every student’s household with written policies of the Academy operation, 

including a statement of drop-off and pick-up locations which fully explains the protocol the 
Academy’s student drop-off and pick-up system. A copy of these written instructions shall be filed with 
the Community Development Department prior to school operations. The applicant shall be 
responsible for enforcement of the student drop-off/pick-up and parking operations. 

 
9. The applicant shall stagger pick-up times to the maximum extent feasible. 

 
10. The applicant shall maintain their license from the State of California to operate a heritage school. 

 
11. The applicant shall maintain exterior lighting at the project site in good working order to ensure 

adequate lighting for safety purposes.   
 

12.  If the Community Development Department receives a complaint about parents from this Academy 
parking in non-approved locations, the Department has the right to ask the applicant to resubmit their 
drop-off and pick-up plan. Further noncompliance from the applicant to adhere to drop-off and pick-up 
schedule may result in the City revoking the Use Permit. 
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13. The applicant shall obtain a City sign permit for installation of new signs pursuant to the City’s sign 
regulations. 

 
14. 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 Department – (650) 616-7096 
15. Existing fire sprinkler system (NFPA 13) shall receive 5 year re-certification for the system. 

 
16. Fire extinguishers shall be provided for the building.  Requirements include at least one commercial 

(5 pound) size per every 3000 square foot of floor area, with a walking distance not to exceed 75 feet. 
 

17. Fire alarm system with notification devices shall be installed, and at least one centrally located pull 
station is required. 

 
18. Maximum occupancy of building shall be posted. 

 
19. Existing exit lighting units required service. 

 
 

EXHIBITS 

A: Site Location 

B: Site Photographs 

C: Applicant’s Operational Statement  

D: Reduced Plans 
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Exhibit A: Site Location  

 

 
 

731 Kains Avenue 

020-076-206 

UP-16-024 
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Exhibit B: Photographs 
 

Exterior Photographs 
Subject Site: 731 Kains Avenue 

 
  

711 Kains Avenue – Adjacent Property to the East 
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751-757 Kains Avenue – Property to the West 

 
  

Property Across from Subject Property 
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Property Across the Street to the West – Dentist Office 

 
 

Parking Lot Behind 731 Kains Avenue – Western View 
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Parking Lot Behind 731 Kains Avenue – Eastern View (Photo 1 of 2) 

 
 

Parking Lot Behind 731 Kains Avenue – Eastern View (Photo 2 of 2) 
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Parking Lot Behind 751-757 Kains Avenue 
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White Way – Between 731 and 751-757 Kains Avenue 
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White Way – Towards Angus Avenue and San Bruno Public Library 
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Interior Photographs 
Main Classroom – Photo 1 of 2 

 
  

Main Classroom – Photo 2 of 2 

 
 



Exhibit C: Description of Operations 

 

DESCRIPTION OF OPERATIONS  

FOR  

EAST ASIA CHINESE ACADEMY 

731 KAINS AVENUE 

SAN BRUNO 94066 

November 30, 2016 

 

Operating hours: noon to 7:00 p.m. 

Maximum number of students: 49 

Number of staff: 4 

Parking: the 7 spaces behind 731 Kains Ave. are for the use of 731 Kains Ave. The parking lot behind 751-

757 Kains Ave. is for the mutual use of 711 Kains Ave., 731 Kains Ave. and 751-757 Kains Ave. This 

parking lot has 25 parking spaces. 

Drop-off Plan 

During the school year, from September through June, East Asia Chinese Academy (EACA) will pick 

children up when they are dismissed from the school they attend, beginning at noon and continuing 

until 3:30 pm. EACA will transport the students to its 731 Kains Avenue location in EACA-owned mini-

vans. The mini-vans will turn left on Kains Ave. onto White Way. Students will be dropped off in the 

parking lot behind 731 Kains Ave. or in the shared parking lot behind 751-757 Kains Ave. Vans will then 

proceed south on White Way to Angus Ave. The mini-vans will be parked at another location (in 

Millbrae) before and after the period when students are being transported to Kains Avenue.  

 

Pick-up Plan 

 Parents pick up their children between 5 pm and 6:30 pm. Most parents will turn left on Kains Ave. onto 

White Way. Students will be picked up in the parking lot behind 731 Kains Ave. or in the shared parking 

lot behind 751-757 Kains Ave.  

  

During the summer months, there will likely be some half day classes. Parents will probably drop off and 

pick up their children from the Kains Avenue location. The number of children participating in the 

summer session will likely be considerably smaller than the number in the charge of EACA during the 

September to June school year. 

Classroom Layout 

Layout of tables and chairs is shown on the floor plan, A2.1. 

 

Site Lighting 

The parking lot behind 731 Kains Ave. is lit by two existing flood lights mounted on the rear wall of the 

building. The lights are controlled by sensors and provide adequate illumination. 

The parking lot behind 751-757 Kains Ave. is lit by three existing flood lights mounted on the rear wall of 

the building. The lights are controlled by sensors and provide adequate illumination. 



There are city street lights on the sidewalk in front of 738 Kains Ave., 705 Camino Plaza and on the south 

side of Kains Ave. between 711 Kains Ave. and El Camino Real that illuminate Kains Ave. in the vicinity of 

731 Kains Ave. 
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