Rico E. Medina, Mayor
Irene O’Connell, Vice Mayor
Laura Davis, Councilmember
Marty Medina, Councilmember
Michael Salazar, Councilmember

AGENDA
SAN BRUNO CITY COUNCIL
SPECIAL MEETING
May 14, 2019
5:30 p.m.
Meeting Location: San Bruno Senior Center, 1555 Crystal Springs Road, San Bruno, CA
City Council meetings are conducted in accordance with Roberts Rules of Order Newly Revised and City Council Rules of Procedure.
All regular Council meetings are recorded and televised on CATV Channel 1 and replayed the following Thursday, at 2:00 pm.
Recordings of the City Council meetings are available for listening at the City Clerk's Office and video of the City Council meetings may
be viewed at www.sanbruno.ca.gov. Audio CDs with recordings of City Council meetings may be purchased at the City Clerk’s office,
or may be listened to at the San Bruno Library. In compliance with the Americans with Disabilities Act, individuals requiring reasonable
accommodations or appropriate alternative formats for notices, agendas and records for this meeting should notify us 48 hours prior to
meeting. Please call the City Clerk’s Office 650-616-7061, or email your request to Melissa Thurman, City Clerk at
mthurman@sanbruno.ca.gov.

1. CALL TO ORDER
2. ROLL CALL
3. PUBLIC COMMENT ON ITEMS NOT ON AGENDA
Individuals allowed three minutes, groups in attendance, five minutes. It is the Council's policy to refer matters raised
in this forum to staff for investigation and/or action where appropriate. The Brown Act prohibits the Council from
discussing or acting upon any matter not agendized pursuant to State Law.

4. SPECIAL MEETING:
a. Receive Update on Draft Small Wireless Facilities Ordinance and Draft Resolution with
Small Wireless Facilities Design and Siting Guidelines, Engineering Design Standards, and
Standard Conditions of Approval and Provide Feedback to Staff on Draft Ordinance and
Resolution
5. ADJOURNMENT:
The next Regular City Council Meeting will be held on May 14, 2019 at 7:00 p.m. at the
Senior Center, 1555 Crystal Springs Road, San Bruno.

Posted Pursuant to Law 05/08/19

City Council Agenda Item
Staff Report
CITY OF SAN BRUNO
DATE:

May 14, 2019

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Darcy Smith, Community Development Director

SUBJECT:

Receive Update on Draft Small Wireless Facilities Ordinance and Draft
Resolution with Small Wireless Facilities Design and Siting Guidelines,
Engineering Design Standards, and Standard Conditions of Approval and
Provide Feedback to Staff on Draft Ordinance and Resolution

BACKGROUND:
To ensure that the City has an adopted Ordinance and Resolution to ensure the regulation of
small wireless facilities consistent with recently adopted Federal regulations, this agenda item
seeks input on the proposed Draft Small Wireless Facility Ordinance amending Title 8 (Streets,
Sidewalks, and Rights-of-Way) of the San Bruno Municipal Code and accompanying Draft
Resolution Adopting Design and Siting Guidelines, Engineering Design Standards, and
Standard Conditions of Approval for Small Wireless Facilities in the Public Right-of-Way and
Within Utility Easements in Public and Private Properties. The Draft Ordinance is provided as
Attachment 1 and the Draft Resolution is provided as Attachment 2.
On September 26, 2018, the Federal Communications Commission (FCC) adopted a
Declaratory Ruling and Third Report and Order geared toward speeding up the deployment of
small wireless facilities in the public right-of-way and public utility easements (hereafter, the
“FCC ruling”). The FCC ruling, which went into effect January 14, 2019, sets forth limitations on
state and local government regulation of small wireless facilities that are placed on existing or
new utility poles and street light standards located in the public right-of-way and public utility
easements. The FCC ruling clarifies and more specifically restricts the authority of state and
local governments to regulate small wireless facilities in the public right-of-way and public utility
easements. This ruling is significant in that there are several nuances in small “cell” wireless
facilities technology and application, which set them apart from other wireless communication
facilities. On December 10, 2018, the FCC denied local governments’ motion for a stay on the
regulations but ruled that to the extent agencies chose to impose aesthetic requirements, they
would not go into effect until April 15, 2019, allowing agencies an additional 90 days to establish
and publish aesthetic standards. The City published draft Guidelines on its website and is now
preparing the final revisions to the Ordinance and Guidelines for adoption.
A new network of telecommunications infrastructure known as a Small Wireless Facility has
emerged as a result of growing capacity demands. Small Wireless Facility networks are
comprised of a series of small low-powered wireless antenna facilities that have much smaller
coverage areas than typical wireless facilities usually located on private property, typically a
range of approximately 150 to 500 feet. Small Wireless Facility networks provide increased
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capacity and data transfer rates to existing coverage areas as well as improved service to areas
with weak or limited coverage.
Small wireless facilities are installed on poles within the public right-of-way and utility easements
in public and private properties. They differ from the types of wireless facilities the City has
previously encountered in the number of antennas and the power supplied to the antennas. The
small wireless facilities are typically located on existing poles such as utility poles, streetlights or
traffic signals that are 25- to 50-feet in height. Small wireless facility equipment will usually
consists of a 2 to 4-foot tall antenna at the top of the pole, an electric meter, compact
transmitters, receivers and other components that are also attached to the pole. Some facilities
also include a ground mounted battery back-up cabinet.
In accordance with state Public Utilities Code section 7901, telephone companies, which include
wireless telecommunications service providers, have a statutory right to place equipment (i.e.
small wireless facility) in the public right-of-way and utility easements. However, in accordance
with Public Utilities Code section 7901.1, cities have the statutory right to regulate the design,
location, and placement of the equipment. However, this authority is limited in that local
regulations cannot: 1) effectively prohibit the provision of wireless telecommunications service
or 2) unreasonably discriminate among providers of wireless telecommunications service.
The FCC, at the urging of the cellular network industry, passed a declaratory ruling (FCCCIRC1809-02) known as the “Accelerating Wireless Broadband Deployment by Removing
Barriers to Infrastructure Investment” on September 24, 2018. The FCC Order defines small
wireless facility, provides for the expedited processing (“shot clock”) of small wireless facility
applications, limits the fees that can be assessed by municipalities on the review of these
applications, and places limitations on discretionary aesthetic considerations. The new
application review “shot clock” for small wireless facilities is 60 days for placement on an
existing structure and 90 days for installation of a new structure.
In response, a coalition of municipalities requested a stay of the FCC order which was denied.
This means municipalities must respond to applications that are submitted after January 15,
2019 pursuant to the new “shot clocks”. The aesthetic guidelines for small wireless facilities
must be established and published by April 15, 2019. However, the coalition is continuing to
litigate the case on behalf of the member cities, including San Bruno.
Current City Wireless Facility Regulations and Applications
Currently, San Bruno regulates wireless facilities pursuant to Section 12.220 of the municipal
code, which requires a Conditional Use Permit to establish a new wireless facility within a
residential district among other requirements. These regulations were originally developed to
regulate the placement of large macro wireless facilities on private and public properties, which
are not subject to the FCC-CIRC1809-02. This approval process historically takes a minimum of
90 days to process from application submittal to final action by the Planning Commission.
Included within this review period is a detailed peer review of the radio frequency emissions
compliance report by an outside consultant on behalf of the City.
In mid-2018, the Planning Commission approved a small wireless facility Use Permit in front of
the property at 123 Elm, and then a neighbor appealed the decision to the City Council. The City
Council upheld the appeal, finding that the facility was inconsistent with the height of other
infrastructure in the neighborhood. Verizon then sued the City in federal court, seeking to

Honorable Mayor and Members of the City Council
May 14, 2019
Page 3 of 12

invalidate the City’s current ordinance as too restrictive, and asking the court to overturn the City
Council’s decision. The case is currently pending. Parties have agreed to mediation, which is
expected to occur within the next several months. The mediation is expected to address the 123
Elm appeal as well as the other eight sites that Verizon claims have been deemed approved.
Verizon claims, and the City Disputes, that this application has been deemed approved based
on these shot clock rules.
Because the City’s current regulations were not developed with the purpose and intent to
regulate small wireless facilities, it is not feasible for the City to continue to process a
discretionary Conditional Use Permit application to establish a new small wireless within the
new FCC mandated review periods. In order to ensure full compliance with the FCC Order, the
City must establish a new Ordinance and application, review and decision process, as well as
Design and Siting Guidelines, Engineering Design Standards, Standard Conditions of Approval
for the processing of small wireless facilities in the public right-of-way in a more expeditious and
streamlined manner.
Planning Commission Meetings
Summary of Three Planning Commission Study Sessions
On October 12, 2018, the first Planning Commission study session was held to provide
background on the FCC ruling, the City’s current regulations for wireless communication
facilities, and recommended approaches for addressing small wireless facilities. A presentation
was made concerning the implications of the FCC ruling and responded to detailed questions.
On November 20, 2018, the second Planning Commission study session was held to provide
background on Federal Laws governing wireless facilities and how they tie into the current FCC
Order. Small wireless design and siting criteria from other communities that have implemented
new ordinances were presented by staff and evaluated by the Planning Commission.
In December 2018, after public feedback was received at the November Planning Commission
study session, staff created a dedicated webpage on the City’s website regarding small wireless
facilities in San Bruno. To view the website, please visit:
https://www.sanbruno.ca.gov/smallcells
The website contains the following information:
 Background on the Federal regulations regarding small wireless facilities
 Frequently Asked Questions (FAQs)
 Photos of what the installations may look like
 Meeting Information - Past/Upcoming meeting materials and presentations
 Sign up for email notifications
 Contact information for questions
On January 15, 2019, the third Planning Commission study session was held to provide an
update on the FCC Order, and more closely analyze different types of small wireless facilities
and potential design and siting criteria. The study session was immediately followed by a
community engagement session to obtain public input on preferred design and siting for small
wireless facilities in San Bruno.
Summary of Community Engagement Feedback
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In preparation for the January community engagement session, staff published an
advertisement in the newspaper, noticed the session in the posted Planning Commission
agenda, emailed interested parties who asked to noticed, posted the session on the City’s
webpage dedicated to Small Wireless Facilities; and announced the meeting on social media
(Nextdoor). The session was primarily attended by homeowners who are concerned about the
health impacts from RF associated with wireless facilities. Three feedback stations were
established for the community engagement session that allowed the public to express their
preferences for the type and location of small wireless facilities that would be most appropriate
for San Bruno. The stations allowed the community to comment on: pole types; stand-alone
pole design options; streetlight pole mounting options; location options; accessory equipment
options; and antenna mounting options for wooden utility poles. The feedback indicated that the
community has a preference for small wireless facilities that are streetlights, with all equipment
enclosed within the pole. There was also a preference for all equipment mounted on wooden
utility poles to be shrouded with antennas located at the top, bayonet style, and shrouded within
a streamlined cylinder. The community did not express a preference for equipment cabinets that
resemble faux benches or trash cans. Location preference was for mid-block siting and at
shared property lines instead of in front of residences. Overall, the session was successful in
getting the public to think beyond prohibition to address health impacts that the City cannot
regulate and focus on the facets of small wireless facilities the City can regulate, primarily
design and siting.
Summary of Planning Commission Review of Draft Ordinance and Resolution
On March 19, 2019, the City presented the draft Ordinance and Resolution for review and
comment by the Planning Commission. The Planning Commission provided feedback to staff on
the proposed draft Ordinance and Resolution for consideration by the City Council. As this
proposed Ordinance is included in Title 8 of the City’s Municipal Code and not the Zoning Code,
the Planning Commission provided feedback only at a study session and was not required to
hold a Public Hearing and adopt a Resolution with a formal recommendation to the City Council.
The Planning Commission meeting minutes are provided as Attachment 3 and a list of the
comments is provided as Attachment 4.
The Commission provided feedback on a variety of topics and aspects of the Ordinance and
Resolution. A few of the key items of discussion at the Commission included the following:
 Maximum Facility Height. The Design Guidelines include a maximum pole and facility
height of 35 feet. The Ordinance maximum for temporary wireless facilities is 50 feet.
The Commission discussed changing the maximum height to 50 feet to ensure
consistency, or just keeping them different to ensure permanent facilities are as low as
possible to ensure compatibility with what is typically considered the prevailing aboveground utility pole and overhead wire heights in most residential neighborhoods in the
City. There was not consensus on what the maximum height should be for permanent
wireless facilities Support was expressed to ensure that facilities can be the maximum
height of 50 feet in an emergency to ensure broader cellular coverage deployment when
necessary.


Graffiti Abatement Requirement. The Commission recommended including the language
consistent with the City’s standard planning application condition of approval enabling
the City to have its graffiti removal vendor have the graffiti painted out if the permittee
does not remove it within 24 hours of being notified of the requirement to remove it.
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Public Notification. The Ordinance includes a public notification radius of 300 feet. The
Commission recommended expanding the radius to 500 feet to match the estimated
maximum range of the facility. The Commission also recommended that the City
disseminate information about submitted applications, including posting online on the
City’s website including a map of all cell facilities/towers and all applications and City
responses, posting on Next Door, opt-in email list for notification of all applications
submitted. The Commission recommended notification of all parents of children
attending a school if a facility is proposed on a school site.



Independent Consultant Review. The Commission supported the Public Works Director
engaging an independent consultant to confirm the necessity for closing any “gap in
coverage,” and who has knowledge of alternate potential sites and concealment
techniques, at the expense of the applicant.



Appeals Review. The Commission expressed the view that appeals should require a
public meeting, rather than City Manager review to ensure there are checks and
balances and the opportunity for the public to hear and comment on an appeal or to
submit an appeal. Some suggestions were to form a special committee or have a
special meeting for appeals.



Other Ordinance Comments. A detailed list of recommended minor modifications to the
Draft Ordinance was provided which were primarily minor clarifications, missing
definitions, unnecessary text (in the Purpose and Intent section), and other immaterial
changes. In many cases, these are related to clarification and do not make any material
changes to the Ordinance or processing requirements.



Other Design Guidelines Comments. The Commission expressed support for limiting
one facility per structure to avoid visual clutter and supported the undergrounding of
related equipment underground in any area in which the existing equipment is not
primarily located above ground.
Other detailed design comments included:
- Reduce the 48” width side-mounted radius maximum width.
- Reduce the 20” maximum base for new poles
- Reduce the maximum width of antenna shrouds on streetlights and traffic signal
control poles from 14” in diameter or 30 percent greater in diameter than the
streetlight pole.
- Sprinklers should be required on the poles.

DISCUSSION:
Ordinance and Resolution Information
The City’s Community and Economic Development Department, Public Works Department, City
Attorney, and outside legal counsel have being working collaboratively since October 2018 to
address the current regulatory and policy issue by preparing the Draft Small Wireless Facility
Ordinance amending Title 8 (Streets, Sidewalks, and Rights-of-Way) of the San Bruno
Municipal Code and accompanying Draft Resolution Adopting Design and Siting Guidelines,
Engineering Design Standards, and Standard Conditions of Approval for Small Wireless
Facilities in the Public Right-of-Way and Within Utility Easements in Public and Private
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Properties. The Ordinance sets forth a streamlined procedure for wireless carriers seeking
permits for small wireless facilities within the public right-of-way and utility easements in public
and private properties, while retaining as much regulatory authority as is allowed under federal
and state law.
Because utilities and structures within the City’s public rights-of-way are regulated by Title 8
(Streets, Sidewalks, and Rights-of-Way), small wireless facilities will be administered by the
City’s Public Works Department through a newly developed Wireless Facility Permit process
and will no longer be regulated by Title 12 (Land Use) which is applicable to uses to wireless
facilities not located in the right-of-way and public utility easements on private properties.
Encroachment permits for these facilities will be issued as they are now by the Public Works
Department when there is an encroachment onto the public right-of-way. Building permits will
be administered by the Building Division when placement or construction activities associated
with the wireless facilities are limited to a public utility easement, which may be less common.
As a result, the Planning Commission and Planning Division will no longer review the installation
of small wireless facilities within the City’s rights-of-way and public utility easements, and
decisions will no longer be appealable to the City Council. Instead, the Director of Public Works,
or his/her designee will be responsible for reviewing wireless permit applications to install small
wireless facilities within the public right-of-way public utility easements on private properties.
The Director’s decision will be appealable to the City Manager. This approval process will
ensure that these applications are processed under the FCC mandated timelines (“shot clocks”).
There are other similar City permit types that do not go before the City Council on appeal, and
the City has other approval or appeal bodies whose actions are final. For example, massage
certificates are reviewed and issued by the City’s certification officer (the City’s Police
Commander), and appealable to a license board. The board’s decisions on appeals constitute a
final administrative order with no additional administrative right of appeal.
Applications for wireless facilities on private property (typically referred to as macro facilities)
will continue to be regulated by Section 12.220 of the municipal code and administered by
Planning staff and the Planning Commission where applicable. This would include new wireless
facilities in locations such as City properties or parks.
There are two main parts to how the City will regulate small wireless facilities, the Draft Small
Wireless Facilities Ordinance and Draft Resolution with Small Wireless Facilities Design and
Siting Guidelines, Engineering Design Standards and Standard Conditions of Approval. Below is
staff’s analysis of each.
Ordinance
As stated above, applications for small wireless facilities will be submitted for review and
processing to the City’s Public Works Department.
The key features of the draft ordinance include:
 Review by the Public Works Department of applications for ministerial Wireless Facility
Permits. After approval of this permit, a subsequent encroachment permit or building
permit will be required.
 Peer and Independent Consultant Review of applications at applicant expense. The City
does this currently for Radio Frequency analysis and under the Ordinance can also do
this for a variety of other items including as whether and to what extent a proposed
project will address a gap in the applicant’s wireless services and whether and to what
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extent any technically feasible and/or potentially available alternative sites or
concealment techniques may exist.
Requirements to comply with all aesthetic design guidelines and engineering standards,
unless an exception is approved.
Application of standard conditions of approval
A public notice will be mailed to all owners of real property and occupants (if different)
within three hundred (300) feet of the proposed wireless facility location. The purpose of
the notice is to advise the public of the application submittal.
Before the applicable FCC shot clock expires, the City will send a written notice of
decision to the applicant and all parties who requested a copy of the Decision Notice on
the application.
The Director of Public Works has the discretion to grant an exception to the otherwise
applicable standards. The Decision can be appealed to the City Manager.
Right of final appeal to the City Manager. This appeal body is recommended in order to
ensure that all appeals can be reviewed and a decision rendered in compliance with the
stringent FCC shot clocks.

The Ordinance states: “This is the only San Bruno Municipal Code Chapter that applies to
wireless facilities in the public-right-of-way and public utility easements on private properties,
and any provisions of Chapter 12.220 that apply to wireless facilities in the right-of-way and
public utility easements on private properties do not apply.” With this language, the City does
not need to amend Zoning Code Chapter 12.220 Wireless Telecommunications Facilities, which
will remain in effect and apply to installations on private properties and other locations outside of
the right-of-way.
Resolution Adopting Design and Siting Guidelines, Engineering Design Standards and
Standard Conditions of Approval
The FCC Order provides guidance for municipalities in establishing design and siting guidelines
and engineering design standards for small wireless facilities. The Order states that the
requirements must be “(1) reasonable, (2) no more burdensome than those applied to other
types of infrastructure deployments, and (3) objective and published in advance. In its Order
denying a motion for stay, the FCC provided the following additional guidance regarding small
wireless design guidelines.
(“[T]he aesthetic requirements to be published in advance need not
prescribe in detail every specification to be mandated for each type of
structure in each individual neighborhood. Localities need only set forth
the objective standards and criteria that will be applied in a principled
manner at a sufficiently clear level of detail as to enable providers to
design and propose their deployments in a manner that complies with
those standards.”).
Design and Siting Guidelines
The Design and Siting Guidelines permit three types of small wireless facilities.
 Facilities attached to existing wooden utility poles and utility lines.
 Facilities attached to streetlights and traffic signal control poles.
 New freestanding poles.
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The Guidelines establish overall design guidelines that are applicable to all structures and
design guidelines that are specific to each type of facility. Direction for the Guidelines came from
input that was received from the three Planning Commission study sessions and the community
engagement session that was held by staff in January. The Guidelines are designed to provide
flexibility to respond to the many different location contexts present in San Bruno and streamline
the appearance of the facilities as much as possible in an objective manner consistent with the
City’s rights to regulate the installation of facilities in the right-of-way, including on the basis of
aesthetics. Reasonable limitations on the overall size of the antenna and the pole-mounted
accessory equipment are established to reduce obstructions and standardize their appearance.
The key aesthetic design and siting guidelines include:
 A requirement that installations should conceal to the maximum extent feasible with
design elements and techniques that mimic or blend with the underlying support
structure, surrounding environment and adjacent uses with regard to appearance, size,
and location.
 Equipment should be located entirely on the pole in a vertical arrangement. Exterior
mounted accessory equipment should be within a single shroud not to exceed 9 cubic
feet in volume.
 All equipment (other than the antenna, antenna supports, ancillary wires, cables and any
electric meter) should be installed underground in any area where the existing utilities
are not primarily located above ground.
 All cables, wires and other connectors should be routed through conduits within poles
whenever possible, and all external conduits, conduit attachments, cables, wires and
other connectors must be concealed from public view.
 Small wireless facilities should not be installed such that the facility damages existing
trees.
 Pole heights shall be minimized, but in no case shall the maximum height of any
facilities exceed 50 feet
 The top of the antenna if top mounted should be no higher than 48” above the minimum
separation from supply lines required by GO 95. The antenna should be shrouded.
 The extension of the antenna if side mounted should extend no more than 48” from the
circumference of the pole.
 Only one equipment shroud, containing all required accessory equipment, should be
installed per pole
 New poles are only permitted if: (a) the applicant demonstrates that above-ground
support structures near the project site either do not exist or are not reasonably available
to the applicant; or (b) the City specifically finds that a new, non-replacement support
structure would be more aesthetically desirable and consistent with the objectives of
these Guidelines than installations on existing structures near the project site. New poles
within open space areas should be designed to resemble trees. Poles not located within
open space areas should be designed to resemble existing standalone streetlights in the
vicinity.
 Siting location preferences in which Industrial and Combining Industrial zoning districts
are the highest ranked preference and low-density residential districts with single-family
or two-family residential uses are the least preferred locations.
 New poles are required to replicate the materials, color, and finish of existing
infrastructure nearby.
 Facilities should be no closer than 300 feet away, radially, from another small wireless
facility.
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These are few of the design guidelines that would be established with the purpose to protect
and preserve the aesthetics of the community.
The objective of the Guidelines, in regard to facility siting, is to locate them in less prominent
locations and regulate the clustering of facilities so as not to overburden any one particular
location. As a result of public comment, a meeting with City staff and Verizon to discuss their
interest in moving forward with their eight pending current applications, more detailed staff
review of the current eight small wireless facility applications from Verizon submitted to the City,
and a final round of staff review of the draft aesthetic design and siting guidelines, staff is
recommending a number of final changes to the draft Resolution shown in track changes. The
final recommended changes serve to:
 Provide clarification
 Keep wording consistent
 Remove duplicate guidelines within the same section
 Add guidelines for relocated poles and ground clearance to all equipment
Additionally, in some cases staff now recommends the word “shall” be changed to “should” to
ensure that the Guidelines function as guidelines, and not explicit regulation requirements. This
will ensure that the Guidelines do not create barriers to the installations that can be argued
effectively prohibit the provision of wireless telecommunications service and are a violation of
law. These changes will ensure the City has the ability to process applications in accordance
with the FCC Order.
Engineering Design Standards
The objectives of the Engineering Design Standards are to require the applicant show that the
placement of the wireless facilities on existing streetlight, traffic signal, and/or utility pole
foundations can be accommodated, and future installations on new equipment can
accommodate future services to reduce construction related impacts. For existing City owned
facilities, such as on street light and traffic signal poles, the applicant must show the poles and
foundations can accommodate the new wireless facilities under seismic loading. Disconnect
switches are required so Operations staff can turn off the power to the antenna while repairing
and maintaining street light heads or traffic signals.
Standard Conditions of Approval
The proposed Ordinance allows for the adoption of standard conditions of approval by City
Council Resolution for wireless facilities. All wireless facilities, whether approved by the
approval authority or deemed approved or deemed granted by law will be automatically subject
to all such standard conditions of approval.
The key standard conditions of approval relate to practical matters of construction and operation
and would include:
 Maintenance of the facility
 Compliance with approved plans
 Inspection and access by City staff
 Insurance and indemnity provisions to protect the City
 Performance bonds to ensure the facility is built as approved
 Provisions for removal of the facility if necessary at carrier expense
 Traffic control and non-interference with City utilities and operations
 Permit terms and timing of installation
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Compliance and testing to ensure full adherence to FCC rules for human exposure to RF
emissions. The City has the right to conduct its own independent RF Compliance
Evaluations

The standard conditions of approval also provide a section for any eligible facilities request for a
modification of an existing facility that does not substantially change the physical dimensions of
such facility (Section 6409 Approvals) and provide a section that states the City through
granting of permits does not waive any standing by the City to challenge any FCC orders or
rules related to small cell facilities, or any modification to those FCC orders or rules.
Planning Commission Review and Input
Major issues presented by the Planning Commission are summarized in the Background section
and in Attachment 4. Responses are provided to the major items raised by the Planning
Commission that staff examined in more detail.
 Maximum Facility Height. Staff recommends 50 feet to ensure maximum ability to
ensure compliance with the FCC Order and achieve a desirable aesthetic design
based on the wide range of existing conditions of the facility location throughout the
entire span of the City’s built environment- which could range from a commercial
location to a residential neighborhood. Additionally, while the public initially opposed
Verizon’s facility because it was higher than the prevailing infrastructure in the
surrounding neighborhood, current public engagement feedback now includes support
for taller poles to avoid perceived effect of RF emissions at the pedestrian level and in
residences.


Graffiti Abatement Requirement. This modification has been included in the revised
draft Resolution – Section 10: Conditions of Approval, Number 5 “Maintenance
Obligations; Vandalism.”



Other Ordinance Comments. In many cases, these are related to clarification and do
not make any material changes to the Ordinance or processing requirements. These
edits have been made in the revised draft Ordinance.



Public Notification: Staff does not support expanding the radius to 300 feet.
Consistency is very important in pubic noticing and the state and City standard noticing
for public notification is 300 feet.



Appeals Review. Staff does not recommend any changes to the Ordinance process
for appeals except to change the appeal filing timeframe from two days to five days.
The draft ordinance contains provisions for public notice and appeal rights consistent
with the very short shot clock imposed by the FCC order. It is not feasible for the City
to hold a public meeting to review appeals within the new FCC mandated review
periods. The application review, decision process, and appeal process in the
Ordinance have been developed by staff in order to ensure that these applications are
processed under the FCC mandated timelines. This will avoid the undesirable
outcome that the shot clock is not complied with, and the applicants issue the City a
“deemed approved” letter.

Honorable Mayor and Members of the City Council
May 14, 2019
Page 11 of 12

Attachment 4 includes the full list of comments the Commission made to change the proposed
Ordinance or Resolution that staff is not recommending be reflected in revisions because they
would either be challenging to accomplish within the shot clocks and application processing
regulations of the FCC Order and/ or not be likely to withstand legal challenge that they
effectively prohibit the provision of wireless telecommunications service and are a violation of
law.
Public Comment
The City received two public comment letters on this item included as Attachment 5. Staff met
with the attorneys from Mackenzie and Albritton LLP to review their comments. As a result of
that meeting and, staff is recommending a number of final changes to the draft Resolution
shown in track changes to address some issues raised that staff is in agreement with changing.
While the letter raises concerns with many components of the Ordinance such as the public
notification, staff maintains that the Ordinance contains a process and provisions that are in
compliance with the provisions of the Order that relate to these items.
Items for Council to Consider
Staff is seeking input on the Draft Ordinance and Resolution. Specifically, staff is seeking
feedback on the items listed under “Planning Commission Review and Input” above that staff is
recommending changing in response to Commission input. These include:
 Maximum Facility Height. Does the City Council support a maximum height of 50 feet
to ensure maximum ability to ensure compliance with the FCC Order and achieve a
desirable aesthetic design based on the wide range of existing conditions of the facility
location throughout the entire span of the City’s built environment?
 Other Ordinance Comments. Does the City Council support the final modifications
recommended by the Commission and/or staff primarily related to clarification?
 Other Design Guidelines Modifications. Does the City Council support the final
modifications recommended by staff to allow flexibility in the designs?
NEXT STEPS
With input and direction received from this meeting, staff will finalize the Ordinance and
Resolution for adoption by the City Council at a public hearing.
FISCAL IMPACT:
The Council direction on this topic is not anticipated to have a direct fiscal impact on the City’s
budget.
DISTRIBUTION:
None
ATTACHMENTS:
1.
Draft Ordinance
2.
Draft Resolution
3.
Planning Commission Meeting Minutes, March 19, 2019
4.
Summary of Planning Commission Comments
5.
Public Comment Letters
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DATE PREPARED:
May 6, 2019
REVIEWED BY
_____ CM

PUBLIC REVIEW DRAFT – MAY 7, 2019

ORDINANCE NO. 2019-_______
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO ADDING
CHAPTER 8.36 TO THE CITY OF SAN BRUNO MUNICIPAL CODE ESTABLISHING
REGULATIONS FOR SMALL WIRELESS FACILITIES IN THE PUBLIC RIGHT-OF-WAY AND
WITHIN UTILITY EASEMENTS IN PUBLIC AND PRIVATE PROPERTIES

The City Council of the City of San Bruno ORDAINS as follows:
SECTION 1. FINDINGS.
WHEREAS, the Legislature of the State of California has in Government Code Sections
65302, 65560, and 65800 conferred upon local governments the authority to adopt regulations
designed to promote the public health, safety, and general welfare of its citizenry; and
WHEREAS, it is in the public interest for the City to establish reasonable, uniform and
comprehensive regulations of Small Wireless Facilities In the Public Right-of-Way and utility
easements in public and Private Properties in response to Federal and California State law and
FCC Order 18-133 which permits small wireless facility infrastructure deployment through
relaxation of barriers, affecting the local permit process; and
WHEREAS, the regulations would not increase impediments for the installation of small
wireless facilities under Federal Telecommunications Act of 1996 but illustrate the desired level
of design quality and configuration of any proposed small wireless facility; and
WHEREAS, Title 8 of the City’s Municipal Code governs the permitting, installation, and
regulation of obstructions within the City’s public rights-of-way (ROW) and within utility
easements in public and private properties; and
WHEREAS, the City’s public rights-of-way and utility easements are a uniquely valuable
public resource, closely linked with the City’s character, making the regulation of small wireless
facilities in the public rights-of-way and within utility easements in public and private properties
necessary to protect and preserve the aesthetics of the community; and
SECTION 2. REGULATION.
Chapter 8.36 (Small Wireless Facilities In the Public Right-of-Way and utility easements
in public and Private Properties) is hereby added to Title 8 8 (Streets, Sidewalks, and Rights-ofWay) of the San Bruno Municipal Code. This regulation shall prevail over any conflicting
provisions of the San Bruno Municipal Code or the other ordinances, resolutions, policies, and
regulations of the City of San Bruno.
CHAPTER 8.36
SMALL WIRELESS FACILITIES IN THE PUBLIC RIGHT-OF-WAY AND WITHIN UTILITY
EASEMENTS IN PUBLIC AND PRIVATE PROPERTIES
Sections:

ATTACHMENT 1
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8.36.010 Purpose and Intent
8.36.020 General Definitions
8.36.030 Administration
8.36.040 Applicability
8.36.050 Required Approvals
8.36.060 Application Requirements
8.36.070 Public Notice Requirements
8.36.080 Decisions-Exceptions
8.36.090 Standard Conditions of Approval
8.36.100 Appeals
8.36.110 Design Standards
8.36.120 Temporary Wireless Facilities
8.36.130 Breach; Termination of Permit
8.36.140 Special Provisions for Section 6409 Approval
8.36.010 Purpose and Intent
A.
The City of San Bruno intends this Chapter 8.36 to establish reasonable, uniform
and comprehensive standards and procedures for wireless facilities deployment, construction,
installation, collocation, modification, operation, relocation and removal within the City’s
territorial boundaries in the public right-of-way, consistent with and to the extent permitted under
Federal and California State law.
The standards and procedures contained in this chapter are intended to, and should be
applied to, protect and promote public health, safety and welfare, and also balance the benefits
that flow from robust, advanced wireless services with the City’s local values, which include,
without limitation, the aesthetic character of the City, its neighborhoods and community. This
chapter is also intended to reflect and promote the community interest by: (1) ensuring that the
balance between public and private interest is maintained on a case-by-case basis; (2)
protecting the City’s visual character from potential adverse impacts or visual blight created or
exacerbated by wireless communications infrastructure; (32) protecting and preserving the
City’s environmental resources; and (43) promoting access to high-quality, advanced wireless
services for the City’s residents, businesses and visitors.
B.
This chapter is not intended to: (1) prohibit or effectively prohibit personal
wireless services; (2) prohibit or effectively prohibit any entity’s ability to provide any interstate
or intrastate telecommunications service, subject to any competitively neutral and
nondiscriminatory rules, regulations or other legal requirements for rights-of-way management;
(3) unreasonably discriminate among providers of functionally equivalent services; (4) deny any
request for authorization to place, construct or modify personal wireless service facilities on the
basis of environmental effects of radio frequency emissions to the extent that such wireless
facilities comply with existing or future FCC’s regulations concerning such emissions; (5)
prohibit any collocation or modification that the City may not deny under Federal or California
State law; or (6) impose any unfair, unreasonable, discriminatory or anticompetitive fees that
exceed the reasonable cost to provide the services for which the fee is charged.
B, This is the only San Bruno Municipal Code Chapter that applies to wireless facilities
in the public-right-of-way and public utility easements on private properties, and any provisions
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of Chapter 12.220 that apply to wireless facilities in the right-of-way and public utility easements
on public and private properties do not apply.
C. Appeals shall be heard under the provisions of this chapter, and no other San Bruno
Municipal Code provisions related to appeals shall apply.
8.36.020 General Definitions
The abbreviations, phrases, terms and words used in this chapter will have the
meanings assigned to them in this section unless context indicates otherwise. In the event that
any definition assigned to any phrase, term or word in this section conflicts with any Federal- or
State-mandated definition, the Federal- or State-mandated definition will control.
A. “Accessory equipment” means any equipment other than the antenna(s) associated with
a wireless facility, which includes, but is not limited to, cabling, generators, fans, air
conditioning units, electrical panels, equipment cabinets, pedestals, meters, vaults,
splice boxes and surface location markers.
B. “Approval authority” means the commission, board or official responsible for review of
permit applications and vested with the authority to approve or deny such applications.
The approval authority for a wireless permit is the Public Works Director or designee, on
appeal, the City Manager. The approval authority for a Section 6409 approval or a
temporary wireless permit is the Public Works Director.
C. “Base station” means the same as defined by the FCC in 47 C.F.R. § 1.6100(b) (1), as
may be amended.
D. “City Manager” means the City Manager of the City of San Bruno, or the City Manager’s
designee.
E. “Collocation” means the same as defined by the FCC in 47 C.F.R. § 1.6.002(g) (1) and
(2), as may be amended.
F. “CAPON” means a certificate of public convenience and necessity granted by the CPUC
or its duly appointed successor agency pursuant to California Public Utilities Code §
1001 et seq., as may be amended.
G. “CPUC” means the California Public Utilities Commission established in the California
Constitution, Article XII, § 5, or its duly appointed successor agency.
H. “Department” means the Department of Public Works of the City of San Bruno or its duly
appointed successor agency.
I. “Director” means the Director of Public Works of the City of San Bruno, or the Director’s
designee.
J. “Eligible Facilities Request” means the same as defined in shall have the meaning as set
forth in 47 C.F.R. Section 1.6100(b) (3), or any successor provision.
K. “FCC” means the Federal Communications Commission or its duly appointed successor
agency.
L. “FCC shot clock” means the time frame within which the City generally must act on a
given wireless application, as defined by 47 C.F.R. 1.6003(c) (1) and 1.6100(c) (2) and
as may be amended from time to time.
L.M.
“Independent Consultant” means a consultant hired by the City of San Mateo to
process or review wireless facility applications.
M.N.
“Personal wireless services” means the same as defined in 47 U.S.C. §
332(c)(7)(C)(i), as may be amended, which defines the term as commercial mobile
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services, unlicensed wireless services and common carrier wireless exchange access
services.
N.O.
“Personal wireless service facilities” means the same as defined in 47 U.S.C. §
332(c) (7) (C) (i), as may be amended, which defines the term as facilities that provide
personal wireless services.
O.P.
“Public right-of-way” has the same meaning as “street” in San Bruno Municipal
Code Section 8.04.110.C.
P.Q.
“RF” means radio frequency or electromagnetic waves.
Q.R.
“Section 6409” means Section 6409(a) of the Middle Class Tax Relief and Job
Creation Act of 2012, Pub. L. No. 112-96, 126 Stat. 156, codified as 47 U.S.C. §
1455(a), as may be amended.
R.S.
“Section 6409 Collocation” means the same as defined by the FCC in 47 C.F.R.
§ 1.6100(b) (2), as may be amended.
S.T.
“Support Structure” means any structure capable of supporting a base station.
T.U.
“Temporary wireless facilities” means portable wireless facilities intended or used
to provide wireless services on a temporary or emergency basis, such as a large-scale
special event in which more users than usual gather in a confined location or when a
disaster disables permanent wireless facilities. Temporary wireless facilities include,
without limitation, cells-on-wheels (“COWs”), sites-on-wheels (“SOWs”), cells-on-lighttrucks (“COLTs”) or other similarly portable wireless facilities not permanently affixed to
the site on which they are located. Specific time limits for the placement of temporary
wireless facilities are addressed in San Bruno Municipal Code Section 8.36.120.
U.V.
“Tower” means the same as defined by the FCC in 47 C.F.R. § 1.6100(b) (9), as
may be amended.
V.W.
“Transmission equipment” means the same as defined by the FCC in 47 C.F.R. §
1.6100(b)(8), as may be amended
W.X.
“Utility Pole” means a support structure in the public right-of-way designed to
support electric, telephone, and similar utility lines. A tower is not a utility pole
X.Y.
“Wireless” means any FCC-licensed or authorized wireless communication
service transmitted over frequencies in the electromagnetic spectrum.
Y.Z.
“Wireless Facility” means the antennas and associated equipment used for the
provision of wireless services at a fixed location, including, without limitation, any
associated tower(s), support structure(s), and base station(s). For the purpose of this
Ordinance, this includes Small Wireless Facilities as defined by the FCC in 47 C.F.R.
1.6002 (l), as may be amended.
8.36.030 Administration.
A. Director of Public Works. The Director or their is designee is responsible for
administering this Chapter and establishing rules and regulations for this purpose. All such rules
and regulations must be in written form and posted on the City’s website or otherwise made
publicly available to prospective applicants. As part of the administration of this Chapter, the
Director may:
1. Interpret the provisions of this Chapter;
2. Establish reasonable rules and regulations, which may include, without
limitation, regular hours for appointments with applicants, as the Director
deems necessary or appropriate to organize, document and manage the
application intake process;
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3. Develop and implement standards and procedures governing the placement
and modification of wireless facilities consistent with the requirements of this
Chapter, including regulations governing collocation and resolution of
conflicting applications for placement of wireless facilities;
4. Develop, publish and from time to time update or amend permit application
requirements, forms, checklists, guidelines, informational handouts and other
related materials that the Director finds necessary, appropriate or useful for
processing any application governed under this Chapter;
5. Determine the amount of and collect, as a condition of the completeness of
any application, any fee established by this Chapter;
6. Establish deadlines for submission of information related to an application,
and extend or shorten deadlines where appropriate and consistent with state
and federal laws and regulations;
7. Issue any notices of incompleteness, requests for information, or conduct or
commission such studies as may be required to determine whether a permit
should be issued;
8. Require, as part of, and as a condition of completeness of any application,
notice to members of the public that may be affected by the placement or
modification of the wireless facility and proposed changes to any support
structure;
9. Subject to appeal as provided herein, determine whether to approve, approve
subject to conditions, or deny an application; and
10. Take such other steps as may be required to timely act upon applications for
placement of wireless facilities, including issuing written decisions and
entering into agreements to mutually extend the time for action on an
application.
8.36.040 Applicability
A. Applicable Wireless Facilities. The provisions in this chapter shall be applied to
all existing wireless facilities within the City’s public rights-of-way and all applications to
construct, install, operate, collocate, modify, reconstruct, relocate or otherwise deploy wireless
facilities within the City’s public rights-of-way, except as may be expressly provided otherwise in
this chapter.
B. Exempt Wireless Facilities. Notwithstanding subsection (A), the provisions in this
chapter will not be applicable to: (1) wireless facilities not proposed or currently located in the
public right-of-way; (2) wireless facilities owned and operated by the City for public purposes; (3)
amateur radio facilities; and (4) wireless facilities or equipment owned and operated by CPUCregulated electric companies for use in connection with electrical power generation,
transmission and distribution facilities subject to CPUC General Order 131-D.
C. Pre-existing Facilities in the Public Right-of-Way. Any wireless facility already
existing in the Public Right-of-Way as of the date of this Chapter’s adoption shall remain subject
to the provisions of the City Code in effect prior to this Chapter, unless and until a renewal of
such facility’s then-existing permit is granted, at which time the provisions of this Chapter shall
apply in full force going forward as to such facility. The review of any request for a renewal of a
permit for such pre-existing facilities shall be conducted pursuant to this Chapter, rather than the
portion(s) of the City Code under which it was previously reviewed.
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D. Special Provisions for Section 6409 Approvals. Notwithstanding subsection (a),
all requests for approval to collocate, replace or remove transmission equipment at an existing
wireless tower or base station located in the public right-of-way and submitted pursuant to
Section 6409 will be reviewed under the application procedures in Section 8.36.060 and the
standards in Section 8.36.150. If the applicant’s request does not qualify for approval under
Section 6409, the applicant may submit the same or a substantially similar application for a
wireless facility permit under the general provisions in this chapter.
8.36.050 Required Approvals
A. Wireless Facility Permit. A wireless facility permit, subject to the Director’s prior
review and approval in accordance with the procedures and design regulations in this chapter,
is required for:
1. Any new wireless facility proposed on an existing, new, or replacement
support structure with accessory equipment in the public right-of-way;
2. Any collocations, modifications or other changes to an existing wireless
facility not subject to Section 6409 in the public right-of-way; and
3. Any wireless facility installed on City-owned support structures or other
personal property in the public rights-of-way pursuant to a valid master
license agreement with the City.
B. Temporary Wireless Facility Permit. A temporary wireless facility permit, subject
to the Director’s prior review and approval in accordance with the procedures and standards in
Section 8.36.130 is required for any temporary wireless facility, unless deployed in connection
with an emergency pursuant to Section 8.36.130(b).
C. Section 6409 Approval. A Section 6409 approval (as that term is defined in
addressed in Municipal Code Section 8.36.150140) is required for applications submitted
pursuant to Section 6409.
D. Other Permits and Regulatory Approvals. In addition to any wireless facility
permit, Section 6409 approval, temporary wireless facility permit or other permit or approval
required under this chapter, the applicant must obtain all other permits and regulatory approvals
as may be required by any other Federal, State or local government agencies, which includes,
without limitation, any other permits and/or approvals issued by other City departments or
divisions. Furthermore, any permit or approval granted under this chapter or deemed granted or
deemed approved by law shall remain subject to any and all lawful conditions and/or legal
requirements associated with such other permits or approvals.
8.36.060 Application Requirements
A. Application Required. The approval authority shall not approve any request for a
wireless facility permit, Section 6409 approval or temporary wireless facility permit except upon
a complete and duly filed application consistent with this section and any other written rules the
City or the Director may establish from time to time in any publicly-stated format.
B. Application Content. All applications for a wireless facility permit, Section 6409
approval or temporary wireless facility permit must include all the information and materials
required by the Director for the application. All applications shall, at a minimum: (1) require the
applicant to demonstrate that the proposed project will be in planned compliance with all
applicable health and safety laws, regulations or other rules, which includes, without limitation,
all building codes, electric codes and all FCC rules for human exposure to RF emissions; and
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(2) contain sufficient evidence (such as a valid CPCN) of the applicant’s regulatory status as a
telephone corporation under the California Public Utilities Code.
C. Procedures for a Duly Filed Application. Any application for a wireless facility
permit or Section 6409 approval will not be considered duly filed unless submitted in
accordance with the procedures in this section. Any application for a temporary wireless facility
permit must be filed in accordance with the procedures in Section 8.36.130.
1. Voluntary Pre-Submittal Conference. Before application submittal, the
applicant is strongly encouraged to schedule and attend a pre-submittal
conference with the Director or his/her designee for all proposed projects.
The voluntary pre-submittal conference is intended to streamline the review
process through informal discussion that includes, without limitation, the
appropriate project classification and review process, any latent issues in
connection with the proposed or existing wireless facility, including
compliance with generally applicable rules for public health and safety;
potential concealment issues or concerns (if applicable); coordination with
other City departments responsible for application review; and application
completeness issues. To mitigate unnecessary delays due to application
incompleteness, applicants are encouraged (but not required) to bring any
draft applications or other materials so that City staff may provide informal
feedback and guidance about whether such applications or other materials
may be incomplete or unacceptable. The Department shall use reasonable
efforts to provide the applicant with an appointment within five ten working
days after receiving a written request and any applicable fee or deposit to
reimburse the City for its reasonable costs to provide the services rendered in
the pre-submittal conference.
2. Submittal Appointment. All applications must be submitted to the City at a
pre-scheduled appointment with the Director. Applicants may generally
submit one application per appointment but may schedule successive
appointments for multiple applications whenever feasible and not prejudicial
to other applicants. The Director shall provide the applicant with an
appointment within a reasonable time after the Director receives a written
request and, if applicable, confirms that the applicant complied with
theattended a pre-submittal conference requirementt. Any application
received without an appointment, whether delivered in-person, by mail or
through any other means, will not be considered duly filed unless the
applicant received a written exemption from the Director at a pre-submittal
conference.
D. Denials Without Prejudice. To promote efficient review and timely decisions, if
the applicant fails to tender a substantive response to the Department within 90 calendar days
after the Director deems the application incomplete in a written notice to the applicant, the
Director may, in the Director’s discretion, either deny the application without prejudice or grant a
written extension for up to an additional 30 calendar days when the applicant submits a written
request prior to the 90th day that shows good cause to grant the extension. Delays due to
circumstances outside the applicant’s reasonable control will be considered good cause to grant
the extension.
E. Peer and Independent Consultant Review.
1. Authorization. The City Council authorizes the Director to, in the Director’s
discretion, select and retain an independent consultant with specialized
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training, experience and/or expertise in telecommunications issues
satisfactory to the Director in connection with any permit application.
2. Scope. The Director may request an independent consultant review on any
issue that involves specialized or expert knowledge in connection with
wireless facilities deployment or permit applications for wireless facilities,
which include, without limitation: (a) permit application completeness and/or
accuracy; (b) pre-construction planned compliance with applicable
regulations for human exposure to RF emissions; (c) post-construction actual
compliance with applicable regulations for human exposure to RF emissions;
(d) whether and to what extent a proposed project will address a gap in the
applicant’s wireless services; (e) whether and to what extent any technically
feasible and/or potentially available alternative sites or concealment
techniques may exist; (f) the applicability, reliability and/or sufficiency of any
information, analyses or methodologies used by the applicant to reach any
conclusions about any issue with the City’s discretion to review; and (g) any
other issue identified by the Director that requires expert or specialized
knowledge. The Director may request that the independent consultant
complete any required work, including written reports and attendance at
meetings with City staff and/or the applicant.
3. Consultant Fees—Deposit. In the event that the Director elects to retain an
independent consultant in connection with any permit application, the
applicant shall be responsible for the reasonable costs in connection with the
services provided, which may include, without limitation, any costs incurred
by the independent consultant to attend and participate in any meetings or
hearings. Before the independent consultant may perform any services, the
applicant shall tender to the City a deposit in an amount equal to the
estimated cost for the services to be provided, as determined by the Director.
The Director may request additional deposits as reasonably necessary to
ensure sufficient funds are available to cover the reasonable costs in
connection with the independent consultant’s services. In the event that the
deposit exceeds the total costs for consultant’s services, the Director shall
promptly return any unused funds to the applicant after the wireless facility
has been installed and passes a final inspection by the appropriate City
official or designee. In the event that the reasonable costs for the
independent consultant’s services exceed the deposit, the Director shall
invoice the applicant for the balance. The City shall not issue any
construction or encroachment permit to any applicant with any unpaid deposit
requests or invoices.
8.36.070 Public Notice Requirements
A. Notice Requirements for Wireless Facility Permit Applications. Once an
application for a Wireless Facility Permit is submitted, a public notice shall be mailed by the
Approval Authority to all owners of real property and the site address (if different) if any part of
which is located within three hundred (300) feet of the proposed wireless facility location. The
notices will be distributed through the United States mail using the recipient list provided per the
Section 8.36.060(a) above. The notice must contain, at minimum: (1) a general description of
the proposed project, including the project location, plans, photo simulations, or renderings that
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depict the wireless facility installation in context of the natural and built environment; (2) the
applicant’s name and contact information as provided on the application form; and (3) contact
information for the Department and (4) how to request a copy of the Decision Notice to
8.36.070 (C).
B. Notice Regarding FCC shot clock. Not less than 15 days and no more than 30
days prior to the date when the applicant believes that the applicable FCC shot clock expires,
and in addition to any public notice required prior to a decision, an applicant for a wireless
facility permit must provide written notice to the Approval Authority that contains: (1) a statement
indicating the date the applicant believes the applicable FCC shot clock expires; (2) a general
description for the proposed project and any assigned application number; and (3) the
applicant’s name and contact information.
C. Decision Notices. Before the applicable FCC shot clock expires, the approval
authority or its designee shall send a written notice of decision (“Decision Notice”) to the
applicant and all parties who requested a copy of the Decision Notice on the application. In the
event that the approval authority denies the application (with or without prejudice), the written
notice must contain: (1) the reasons for the decision and (2) instructions for how and when to
file an appeal.
8.36.080 Decisions-Exceptions
A. Required Findings for Approval. The approval authority may approve or
conditionally approve an application for a wireless facility permit submitted under this chapter
when the approval authority finds all of the following:
1. The proposed wireless facility complies with all applicable design and siting
guidelines; and
2. The applicant has demonstrated that its proposed wireless facility will be in
compliance with all applicable FCC rules and regulations for human exposure
to RF emissions; and
3. The applicant has proposed to place the wireless facility in the most-preferred
location or, if the wireless facility is not proposed in the most-preferred
location, the applicant has demonstrated a good-faith effort to identify and
evaluatethat the more-preferred alternative locations through a meaningful
comparative analysiswon’t serve the service objectices; and
4. The applicant has provided the approval authority with a meaningful
comparative analysis that shows all more-preferred alternative designs
identified in the administrative record are either technically infeasible or
unavailable.
B. Conditional Approvals; Denials without Prejudice. Subject to any applicable
Federal or California laws, nothing in this chapter is intended to limit the approval authority’s
ability to conditionally approve or deny without prejudice any application governed under this
chapter as may be necessary or appropriate to protect and promote the public health, safety
and welfare, and to advance the goals or policies in the General Plan and any specific plan, the
San Bruno Municipal Code and/or this section.
C. Exceptions. Decisions on applications for placement of wireless facilities in the
public right-of way shall, at a minimum, ensure that the requirements of 8.36.080 are satisfied,
unless it is determined that applicant has established that denial of an application would, within
the meaning of federal law, prohibit or effectively prohibit the provision of personal wireless
services, or otherwise violate applicable laws or regulations. If that determination is made, the
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requirements of this Chapter may be waived on a one-time basis, but only to the minimum
extent required to avoid the prohibition or violation.
8.36.090 Standard Conditions of Approval
A. Conditions of Approval Adopted by City Council Resolution. The City Council
may, either on its own motion or upon a recommendation from the Director, adopt by resolution
standard conditions of approval for wireless facilities subject to this chapter. All wireless
facilities, whether approved by the approval authority or deemed approved or deemed granted
by law shall be automatically subject to all such standard conditions of approval as may be
adopted in a resolution by the City Council.
B. Modifications to Standard Conditions. The approval authority (or the appellate
authority) shall have discretion to modify or amend any standard conditions of approval on a
case-by-case basis as may be necessary or appropriate to protect and promote the public
health, safety and welfare, allow for the proper operation of the approved wireless facility,
maintain compliance with applicable laws and/or to advance the goals or policies in the General
Plan and any specific plan, the San Bruno Municipal Code and/or this chapter.
8.36.100 Appeals.
A. Appeals. Any person adversely affected by the decision of the Director pursuant
to this Chapter may appeal the decision to the City Manager, which may decide de novo, and
whose written decision will be the final decision of the City.
B. Decisions Granting Exceptions. Where the Director grants an application based
on an exception, the decision shall be automatically appealed to the City Manager.
C. Timing. Any appeal shall be conducted so that a timely written decision may be
issued in accordance with applicable law. All appeals must be filed within two (2) five (5)
business days of the written decision of the Director, unless the Director extends the time
therefore. An extension may not be granted whenre the extension would result in approval of
the application by operation of law.
8.36.110 Design Standards.
A. Generally Applicable Design Standards. All new wireless facilities and
collocations, modifications or other changes to existing wireless facilities not covered under
Section 6409 must conform to the generally applicable design and siting guidelines adopted by
resolution of the City Council.
B. Administrative Design and Engineering Standards and Application Requirements.
The Director may develop, and from time to time amend, design and engineering standards and
application requirements consistent with the generally applicable design regulations to clarify
the aesthetic and public safety goals and standards in this chapter for City staff, applicants and
the public. In the event that a conflict arises between the design and siting guidelines adopted
by City Council by resolution and the administrative design and engineering standards adopted
by the Director, the design and siting guidelines adopted by City Council by resolution shall
control.
8.36.120 Temporary Wireless Facilities.
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A. General Requirements for Temporary Wireless Facilities. Except as provided in
this section, the requirements, procedures and standards in this section shall be applicable to all
applications for a temporary wireless permit for a temporary wireless facility.
1. Applications for Temporary Wireless Facilities. The Director shall not approve
any temporary wireless facility subject to a temporary wireless permit except
upon a duly filed application consistent with this section and any other written
application requirements or procedures the Director may publish in any
publicly-stated format. Applicants for a temporary wireless permit must
submit, at a minimum: (a) a temporary wireless permit application on the
most current form prepared by the Department; (b) the applicable fee for the
application; (c) a site plan that shows the proposed temporary wireless facility
and its equipment, physical dimensions and placement on the proposed site
relative to property lines and existing structures; (d) an RF compliance report
in accordance with the City’s requirements; and (e) an insurance certificate
for general commercial liability that names the City as an additional insured,
includes coverage for the time period in which the temporary wireless facility
will be placed and carries at least $1,000,000.00 in coverage per occurrence.
Applications must be submitted in person to the Director unless the Director
grants written consent to receive an application by mail or electronic means.
No pre-submittal conference or appointment is required for a temporary
wireless permit application.
2. Administrative Review for Temporary Wireless Facilities. After the Director
receives a duly filed application for a temporary wireless permit, the Director
shall review the application for completeness. After the Director deems the
application complete, the Director shall review the application for
conformance with the required findings in this section and render a written
decision to the applicant. Any denials must include the reasons for the denial.
The review shall be administrative in nature and shall not require notice or a
public hearing.
3. Required Findings for Temporary Wireless Facilities. The Director may
approve or conditionally approve a temporary wireless permit for a temporary
wireless facility only when the Director finds all of the following:
a. The proposed temporary wireless facility will not exceed 50 feet in overall
height above ground level; and
b. The proposed temporary wireless facility will be placed as far away from
adjacent property lines as possible, or otherwise in a location that will be
least likely to cause adverse impacts on adjacent properties; and
c. Any excavation or ground disturbance associated with the temporary
facility will not exceed two feet below grade; and
d. The proposed temporary wireless facility will be compliant with all
generally applicable public health and safety laws and regulations, which
includes, without limitation, compliance with maximum permissible
exposure limits for human exposure to RF emissions established by the
FCC; and
e. The proposed temporary wireless facility will not create any nuisance or
violate any noise limits applicable to the proposed location; and
f. The proposed temporary wireless facility will be identified with a sign that
clearly identifies the: (i) site operator, (ii) the operator’s site identification
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name or number, and (iii) a working telephone number answered 24
hours per day, seven days per week by a live person who can exert
power-down control over the antennas; and
g. The proposed temporary wireless facility will be removed within 30 days
after the Director grants the temporary wireless permit, or such longer
time as the Director finds reasonably related to the applicant’s need or
purpose for the temporary wireless facility; and
h. The applicant has not been denied a wireless permit for any permanent
wireless facility in the same or substantially the same location within the
previous 365 days.
B. Temporary Wireless Facilities for Emergencies. Temporary wireless facilities may
be placed and operated within the City without a temporary wireless permit only when a duly
authorized Federal, State, County or City official declares an emergency within a region that
includes the City in whole or in part. Any temporary wireless facilities placed pursuant to this
section must be removed within 15 days after the date the emergency is lifted, as determined by
the City Council. Any person or entity that places temporary wireless facilities pursuant to this
section must send a written notice that identifies the site location and person responsible for its
operation to the Director as soon as reasonably practicable and prior to any actual placement of
the facilities. The Director, or a designee, may modify or disallow the placement of the
temporary wireless facilities as is needed to ensure public health and safety and when it is in the
best interest of the City.
8.36.130 Breach; Termination of Permit.
A. For breach. A wireless permit may be revoked by the Director for failure to
comply with the conditions of the permit or applicable law. Upon revocation, the wireless facility
must be removed within the time frame designated by the City; provided that removal of a
support structure owned by City, a utility, or another entity authorized to maintain a support
structure in the right-of-way need not be removed, but must be restored to its prior condition,
except as specifically permitted by the City. All costs incurred by the City in connection with the
revocation and removal shall be paid by entities who own or control any part of the wireless
facility.
B. For installation without a permit. An wireless facility installed without a wireless
permit (except for those exempted by this Chapter) must be removed; provided that removal of
support structure owned by City, a utility, or another entity authorized to maintain a support
structure in the right of way need not be removed, but must be restored to its prior condition,
except as specifically permitted by the City. All costs incurred by the City in connection with the
revocation and removal shall be paid by entities who own or control any part of the wireless
facility.
C. Municipal Infraction. Any violation of this Chapter will be subject to the same
penalties as a violation of the San Bruno Municipal Code Title 5 Nuisances – Chapter 5.08
Enforcement, Nuisance Abatement and Cost Recovery.
8.36.140 Special Provisions for Section 6409 Approvals.
A. Applicability. This section applies to all eligible facilities requests for approval to
collocate, replace or remove transmission equipment at an existing wireless tower or base
station located in the public rights-of-way submitted pursuant to Section 6409.
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B. Additional Section 6409 Definitions. In addition to the definitions in Section
8.36.020, the abbreviations, phrases, terms and words used in this section will have the
following meanings assigned to them unless context indicates otherwise. In the event that any
definition assigned to any phrase, term or word in this section conflicts with any Federal or
State-mandated definition, the Federal or State-mandated definition will control.
1. “Eligible facilities request” means the same as defined by the FCC in 47
C.F.R. § 1.6100(b) (3), as may be amended.
2. “Eligible support structure” means the same as defined by the FCC in 47
C.F.R. § 1.6100(b) (4), as may be amended.
3. “Existing” means the same as defined by the FCC in 47 C.F.R. § 1.6100(b)
(5), as may be amended.
4. “Site” means the same as defined by the FCC in 47 C.F.R. § 1.6100(b) (6),
as may be amended.
5. “Substantial change” means the same as defined by the FCC in 47 C.F.R. §
1.6100(b) (7), as may be amended.
C. Required Approval. Eligible facilities requests shall require an administrative
approval in such form determined by the Director consistent with all valid and enforceable terms
and conditions of the underlying permit or other prior regulatory authorization for the tower or
base station. Each application for approval of an eligible facilities request shall be subject to the
Director’s review and approval, conditional approval or denial pursuant to the standards and
procedures in this section.
D. Decisions.
1. Administrative Review. The Director shall administratively review applications
for approval of an eligible facilities request, and may act on such application
without prior notice or a public hearing.
2. Decision Notices. The Director shall send a written notice of decision to the
applicant before the Section 6409 FCC shot clock expires. In the event that
the Director denies the application, the written notice to the applicant must
contain: (a) the reasons for the decision; and (b) a statement identifying the
applicable FCC shot clock.
3. Required Findings for Approval. The Director may approve or conditionally
approve any application for approval of an eligible facilities request when the
Director finds that the proposed project:
a. Involves collocation, removal or replacement of transmission equipment
on an existing wireless tower or base station;
b. Does not substantially change the physical dimensions of the existing
wireless tower or base station; and
c. Remains in compliance with all applicable FCC RF standards.
4. Criteria for Denial. Notwithstanding any other provision in this chapter, and
consistent with all applicable Federal laws and regulations, the Director may
deny any application for approval of an eligible facilities request when the
Director finds that the proposed project:
a. Does not meet the findings required in subsection (d)(3);
b. Involves the replacement of the entire support structure; or
c. Violates any legally enforceable law, regulation, rule, standard or permit
condition reasonably related to public health or safety.
5. Conditional Approvals. Subject to any applicable limitations in Federal or
State law, nothing in this section is intended to limit the Director’s authority to

PUBLIC REVIEW DRAFT – MAY 7, 2019
CHAPTER 8.36: SMALL WIRELESS FACILITIES IN THE PUBLIC RIGHT-OF-WAY AND WITHIN UTILITY
EASEMENTS IN PUBLIC AND PRIVATE PROPERTIES
Page 14 of 15

conditionally approve an eligible facilities request to protect and promote the
public health and safety.
SECTION 3. NO MANDATORY DUTY OF CARE. This Ordinance is not intended to
and shall not be construed or given effect in a manner that imposes upon the City, or any officer
or employee thereof, a mandatory duty of care towards persons or parties within the city or
outside of the city, so as to provide a basis of civil liability for damages, except as otherwise
imposed by law.
SECTION 4. CONSTITUTIONALITY; SEVERABILITY. If any section, subsection,
sentence, clause or phrase of this Ordinance is for any reason held to be unconstitutional,
invalid or ineffective by a court of competent jurisdiction, such decision shall not affect the
validity or effectiveness of the remaining portions of this Ordinance. The City Council hereby
declares that it would have passed this Ordinance, and each section, subsection, sentence,
clause and phrase thereof irrespective of the fact that any one or more sections, subsections,
sentences, clauses or phrases be declared unconstitutional, invalid or ineffective.
SECTION 5. CEQA EXEMPTION. The City Council finds, pursuant to Title 14 of the
California Code of Regulations, Section 15061(b)(3) and 15378 (b) (5), that this Ordinance is
exempt from the requirements of the California Environmental Quality Act (CEQA) in that it is
not a Project that has the potential for causing a significant effect on the environment. The
Council therefore directs that the Planning Division may file a Notice of Exemption with the San
Mateo County Clerk.
SECTION 6. EFFECTIVE DATE. This Ordinance shall take effect thirty (30) days from
and after the date of its adoption.
SECTION 7. PUBLICATION. The City Clerk is directed to cause publication of this
Ordinance as required by law.

__________________________________
Rico E. Medina, Mayor
ATTEST:

_________________________________
Melissa Thurman, City Clerk
APPROVED AS TO FORM:
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__________________________
Marc Zafferano, City Attorney

--oOo-I hereby certify that the foregoing Ordinance No. 2019-________ was introduced on
_________, and adopted at a regular meeting of the San Bruno City Council on ____________,
by the following vote:
AYES: COUNCILMEMBERS:________________________________
NOES: COUNCILMEMBERS:________________________________
ABSENT: COUNCILMEMBERS:________________________________

__________________________________
Melissa Thurman, City Clerk
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RESOLUTION NO. 2019-_____
A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF SAN BRUNO ADOPTING DESIGN AND SITING
GUIDELINES, ENGINEERING DESIGN STANDARDS,
AND STANDARD CONDITIONS OF APPROVAL FOR
SMALL WIRELESS FACILITIES IN THE PUBLIC RIGHTOF-WAY AND WITHIN UTILITY EASEMENTS IN PUBLIC
AND PRIVATE PROPERTIES
WHEREAS, it is in the public interest for the City to establish reasonable, uniform
and comprehensive design and siting guidelines, engineering design standards, and
conditions of approval for the installation of small wireless facilities in response to
Federal and California State law and FCC Order 18-133 which permits wireless
infrastructure deployment through relaxation of barriers, affecting the local permit
process; and
WHEREAS, the design and siting guidelines, engineering design standards, and
conditions of approval provide greater direction and assure a degree of consistency in
the small wireless facility design and configuration; and
WHEREAS, the design and siting guidelines, engineering design standards, and
conditions of approval would not increase impediments for the installation of small
wireless facilities under Federal Telecommunications Act of 1996 but illustrate the
desired level of design quality and configuration of any proposed small wireless facility;
and
WHEREAS, the adoption of design and siting guidelines, engineering design
standards, and conditions of approval by resolution will increase administrative
efficiencies should future amendments to them become necessary; and
WHEREAS, Title 8 of the City’s Municipal Code governs the permitting,
installation, and regulation of obstructions within the City’s public rights-of-way (ROW)
and within utility easements in public and private properties; and
WHEREAS, the City’s public rights-of-way and utility easements are a uniquely
valuable public resource, closely linked with the City’s character, making the regulation
of small wireless facilities in the public rights-of-way and within utility easements in public
and private properties necessary to protect and preserve the aesthetics of the community;
and
WHEREAS, being authorized to do so, the City wishes to establish design and
siting guidelines, engineering design standards and standard conditions of approval
applicable to small wireless facilities in the public rights-of-way and within utility
easements in public and private properties; and
ATTACHMENT 2
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WHEREAS, these guidelines and standards contained are intended to, and should
be applied to, protect and promote public health, safety and welfare, and also balance the
benefits that flow from robust, advanced wireless services with the City’s local values,
which include, without limitation, the aesthetic character of the City, its neighborhoods
and community; and
WHEREAS, these guidelines and standards are also intended to reflect and
promote the community interest by: (1) ensuring that the balance between public and
private interest is maintained on a case-by-case basis; (2) protecting the City’s visual
character from potential adverse impacts or visual blight created or exacerbated by
small wireless facility infrastructure; (3) protecting and preserving the City’s
environmental resources; and (4) promoting access to high-quality, advanced wireless
services for the City’s residents, businesses and visitors; and,
WHEREAS, on [Date] the City Council conducted a duly noticed public meeting
and received testimony from City staff and all interested parties regarding the design and
siting guidelines; and
WHEREAS, all legal prerequisites to the adoption of this Resolution have
occurred.
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of San
Bruno as follows:
INCORPORATION OF RECITALS. The recitals above are each
incorporated by reference and adopted as findings of the City Council.
DEFINITIONS. The definitions set forth in Section 8.36.020 of the Municipal
Code are incorporated by reference into this Resolution.
BACKGROUND AND PURPOSE. The City of San Bruno is establishing
these Design and Siting Guidelines and Engineering Design Standards for small wireless
facilities in the public right-of-way and within utility easements in public and private
properties in order to regulate the design and placement of this infrastructure.
These Design and Siting Guidelines provide objective aesthetic design and siting
requirements that all wireless facilities installed within the public right-of-way and utility
easements in public and private properties must meet for approval by the City.
Only small wireless facilities as defined in 47 C.F.R. § 1.6002(l) (also referred to as “small
cells”) that meet the requirements of these guidelines are subject to these guidelines.
Three different types of small wireless facilities are permitted in San Bruno within the
public right-of-way and within utility easements in public and private properties. The types
include (1) attachments to wooden utility poles and utility lines, (2) placement on
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streetlights and traffic signal control poles, and (3) new freestanding poles. An overview
of the guidelines that apply to each type of facility is presented in Section 4.
SECTION 4: Design Guidelines Applicable to all Small Wireless Facilities.
To ensure minimizing visual impacts, small wireless facilities shall should be
placed as follows:
a. Installations shall should concealed to the maximum extent feasible with design
elements and techniques that mimic or blend with the underlying support
structure, surrounding environment and adjacent uses with regard to
appearance, size, and location.
b. All equipment and antenna should shall be located within the antenna shrouded
and where possible behind any street signs located on the pole.
c. Only one small wireless facility is permitted per structure.
d. Installations shall should be located on poles that are located outside of driveway
and intersection sight lines. Where feasible, installations shall be located on
poles that are located as close as feasible to shared property lines between two
adjacent lots and not directly in front of residences and businesses.
e. Equipment shall should be located entirely on the pole in a vertical arrangement.
Exterior mounted accessory equipment should be within a single shroud shall not
collectively to exceed 9 cubic feet in volume.
f. Ground -mounted equipment ismay be permitted in locations that do not obstruct
pedestrian or vehicular traffic and within a reasonable distance from the pole. The
approval authority may not permit gGround -mounted equipment is not permitted
if the approval authority finds that the above-ground equipment would
unreasonably interfere with the public’s ability to use the right-of-way for uses that
include without limitation travel, social, expressive and/or aesthetic uses. The
approval authority may condition approval based on new or enhanced
landscaping to conceal ground-mounted equipment.
g. All equipment (other than the antenna, antenna supports, ancillary wires, cables
and any electric meter) shallshould be installed underground in any area in
whichwhere the existing utilities are not primarily located above ground.
h. All cables, wires and other connectors shall should be routed through conduits
within poles whenever possible, and all external conduits, conduit attachments,
cables, wires and other connectors must be concealed from public view.
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i.

All wireless facilities must include signage that accurately identifies the
equipment owner/operator, the site name or identification number and
a toll-free number to the owner/operator’s network operations center. Wireless
facilities may not bear any other signage or advertisements unless expressly
approved by the City, required by law or recommended under existing and future
FCC or other United States governmental agencies for compliance with RF
emissions regulations. RF notification signs shall should be placed where
appropriate, and not at pedestrian eye level, unless required by the FCC or other
regulatory agencies.

j.

To minimize the size of accessory equipment, fFacilities shall should use PG&E
Smart Meters or flat-rate billing. Ground-mounted electric meters are
prohibited.

k. Small wireless facilities shall not be located on decorative streetlights.
l.

Small wireless facilities shall should not be installed such that the facility damages
existing trees. The approval authority may condition approval based on tree
assessment results provided by a certified arborist. If pruning is required for the
installation, a separate permit must be obtained from Community Services.

m. Wireless facilities and all accessory equipment and transmission equipment must
comply with all noise regulations and shall not exceed, either individually or
cumulatively, the applicable ambient noise level standards in San Bruno
Municipal Code Chapter 6.16 Noise Regulations.
n. Pole heights shall be minimized, but in no case shall the maximum height of any
facilities exceed 35 50 feet, unless an Exception is granted pursuant to San Bruno
Municipal Code Section 8.36.080 (C). Legally required lightning arresters and
beacons shall be included when calculating the height of facilities. Pole height is
measured from the top of foundation, which should be flushed with the ground, to
the top of pole or top of antenna, whichever is greater.
o. Wireless facilities may incorporate reasonable and appropriate site security
measures, such as locks and anti-climbing devices, to prevent unauthorized
access, theft or vandalism. All wireless facilities shall be constructed from graffitiresistant materials. The approval authority may require additional concealment
elements as the approval authority finds necessary to blend the security measures
and other improvements into the natural and/or built environment. The approval
authority shall not approve barbed wire, razor ribbon, electrified fences or any
similar security measures.
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p. All wireless facilities must include signage that accurately identifies the equipment
owner/operator, the owner/operator’s site name or identification number and a tollfree number to the owner/operator’s network operations center. Wireless facilities
may not bear any other signage or advertisements unless expressly approved by
the City, required by law or recommended under existing and future FCC or other
United States governmental agencies for compliance with RF emissions
regulations.
p. All wireless facilities shall not interfere with access to a fire hydrant, fire station,
fire escape, water valve, underground vault, valve housing structure or any other
public health or safety facility.
q. No person shall install, use or maintain any facilities, which (in whole or in part)
that rest upon, in or over any public right-of-way, when such installation, use or
maintenance: (1) endangers or is reasonably likely to endanger the safety of
persons or property, or (2) when such site or location is used for public utility
purposes, public transportation purposes or other governmental use, or (3) when
such facilities unreasonably interfere with or unreasonably impede the flow of
pedestrian or vehicular traffic, including any legally parked or stopped vehicle, the
ingress into or egress from any residence or place of business, the use of poles,
posts, traffic signs or signals, hydrants, mailboxes, permitted sidewalk dining,
permitted street furniture and/or other objects permitted at or near the location
where the wireless facilities are located.
SECTION 5: Design Guidelines Applicable to Small Wireless Facilities on Wooden
Utility Poles and Utility Lines.
a. All installations on utility poles and utility lines shall fully comply with the California
Public Utilities Commission (CPUC) general orders (GOs), including, but not
limited to, GO 95. None of the following design guidelines are meant to conflict
with or cause a violation of GO 95, including, but not limited to, its guidelines for a
safe installation on a utility pole. Accordingly, size limits can be adjusted at the
Director’s discretion to ensure compliance with CPUC rules on safety.
b. All wireless facility equipment installed on poles should be completely contained
within equipment shroud. Equipment shroud and lines shall should be painted,
treated or finished to match existing utility pole and line aesthetics. Utility line
installations shall should be colored to a non-reflective color.
c. The top of the antenna if top mounted shall should be no higher than 48” above
the minimum separation from supply lines required by GO 95height of the existing
utility pole. The antenna should be shrouded.
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d. The extension of the antenna if side mounted shall should extend no more than
48” from the sides circumference of the pole.
e. Only one equipment shroud, containing all required accessory equipment, shall
should be installed per pole. Outer edge of equipment Sshrouds shall should
project no more than 14” off the pole circumference, measured to the outermost
point, and measure no more than nine cubic feet in size.
f. All antennas shall should be shrouded. The Antenna shroud should have an outer
diameter of 14” or less and shall measure no more than 5five cubic feet in size.
and be located on top of the pole with an outer diameter of 14” or less. The shroud
shall should be no more than 4 feet tall, including antenna, radio head, mounting
bracket, and all other hardware necessary for a complete installation.
g. The shroud around the aAntenna shroud should shall be no more than 30 percent
greater in diameter than the utility pole it is attached to and the transition between
the pole and the shroud shall should be tapered.
h. All cables, wires, and other connectors should and utility line installation cabling
shall be hidden within cable conduits that is are painted, treated or finished to
match existing utility pole aesthetics in finish and color.
SECTION 6: Design Guidelines Applicable to Small Wireless Facilities on
Streetlights and Traffic Signal Control Poles.
a. Equipment shall should be painted, treated or finished to match existing street light
pole and traffic signal control pole aesthetics and materials in finish and color.
b. The antenna shallshould be mounted at the top of the streetlight pole or traffic
signal control pole where the arm extends from the pole where feasible. The top
of the antenna if top mounted should be no higher than 48” above the top of the
existing pole.
c. All antennas shall should be shrouded where feasible. The shroud shall
measure no more than 4 cubic feet and located on top of the pole. The
shroud shall have an outer diameter of 14” or less and a height of 48” or
less. The shroud shall cover the Antenna shroud should have an outer
diameter of 14” or less and measure no more than five cubic feet in size.
The shroud should be no more than 4 feet tall, including antenna, radio
head, mounting bracket, and all other hardware necessary for a complete
installation.
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d. The shroud around the aAntenna shroud should shall be no more than 30%
percent greater in diameter than the streetlight or traffic signal control pole it is
attached to and the transition between the pole and the shroud shallshould be
tapered where feasible.
e. All cables, wires, and other connectors should and accessory equipment shall be
hidden within the base and shaft of the streetlight pole or traffic signal control pole.
Wheren this is not feasible, the equipment shall should be installed in an
underground in a vault.

SECTION 7: Design Guidelines Applicable to Small Wireless Facilities on New
Poles
a. New poles are only permitted if: (a) the applicant demonstrates that aboveground support structures near the project site either do not exist or are not
reasonably available to the applicant; or (b) the City specifically finds that a new,
non-replacement support structure would be more aesthetically desirable and
consistent with the objectives of these Guidelines than installations on existing
structures near the project site.
b. New poles within open space areas shall should be designed to resemble trees.
The species of tree design shall should be similar to those found within the
vicinity of the open space.
c. Poles not located within open space areas shall should be designed to resemble
existing standalone streetlights in the vicinity.
d. Poles shall should have a maximum diameter of 20 inches and should be tapered
toward the top wherever possible.
e. When technically feasible, all antennas and associated equipment shall fit within
the diameter of the poles with no exterior wires or conduit. If all antennas and
equipment cannot fit within the pole for technical reasons, then the installation shall
be subject to to the standards above. All antennas and accessory equipment shall
fit within the diameter of the pole with no exterior wires or conduit.
f. Pole material and finishes shall should match the existing materials of the City
standard street light poles or match aesthetics and materials of existing decorative
poles.
g. Pole heights shall be minimized, but in no case shall should the maximum height
of any facilities exceed 35 50 feet. Legally required lightning arresters and
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beacons shall should be included when calculating the height of facilities. Pole
height is measured from the top of foundation, which should be flushed with the
ground, to the top of antenna or top of highest pole attachment, whichever is
greater.
h. Antennas shouldshall not be mounted on the side top of the pole.
h.i. Relocated poles may be subject to guidelines in this section and their respective
pole type section.

SECTION 8: Siting Guidelines for Small Wireless Facilities
a. Preferred Siting Locations. When evaluating compliance with this chapter, the
approval authority will take into account whether any or more preferred locations
are technically feasible and potentially available. All applicants for a small wireless
facility permit must propose new wireless facilities in locations within the public
rights-of-way or utility easements in public and private properties according to the
following preferences, ordered from most preferred to least preferred:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)
(10)
uses.

Industrial and Combining Industrial districts;
Community Office or Administrative and Research districts;
Planned Development districts with non-residential uses;
Specific plan or transit-oriented development districts;
Central Business districts;
General Commercial, Neighborhood Commercial and Limited Commercial
Combining districts;
Open space and conservation districts;
Planned Development districts with residential uses;
Medium-density residential districts with multi-family (medium or high
density) residential uses;
Low-density residential districts with single-family or two-family residential

b. Preferred Support Structures. When evaluating compliance with this chapter, the
approval authority will take into account whether any or more preferred support
structures are technically feasible and potentially available. All applicants for small
wireless facilities must propose new wireless facilities on support structures within
the public rights-of-way according to the following preferences, ordered from most
preferred to least preferred:
(1)

New facilities on existing streetlights or traffic signal control poles;
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(21) New facilities on other existing utility poles or support structures or
buildings;
(2)
New facilities on existing or replacement streetlights or new or replacement
traffic signal control poles;
(3) New facilities on replacement support structures;
(43) New facilities on new standalone support structures.
c. Facilities shall not be located in front of business windows, primary walkways,
primary entrances or exits, or in such a way that it would impede a delivery to the
building.
d. Facilities should be located near shared property lines between two adjacent lots
as much as possible or along a secondary rear property street frontage.
e. Mid-block locations are preferred instead of at more visible corners and street
intersections except if proposed on traffic signal control poles.
f. New poles shall be located in the parkway strip whenever possible and in alignment
with existing trees, utility poles, and streetlights.
g. New poles should be an approximately equal distance between trees when
possible, with a minimum of 15 feet separation such that no proposed disturbance
shall occur within the critical root zone of any tree.
h. A small wireless facility should be no closer than 300 feet away, radially, from
another small wireless facility.
SECTION 9: Engineering Design Standards Applicable to all Small Wireless
Facilities.
The following engineering design standards apply:
a. Separation of service shall should be provided by installing all new electrical
conduit(s) or utilizing existing empty conduit(s) with conduit owner’s expressed
consent in writing.
b. Bottom of dDisconnect switch shall should be mounted on the pole. Bottom of
disconnect switch should measure 10 feet above grade.
b.c.
All equipment, including the shroud, should be mounted to provide seven
feet of clearance from the ground.
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c.d.
For proposed facilities on streetlight or traffic signal control poles, aA hand
hole shall should be provided at the top of the pole to maintain fiber and electrical
service for streetlights and future attachments.
d.e.
Pole foundation calculations including the wireless facility shallshould be
prepared and stamped by a California professionally licensed structural engineer
and shall should be provided to City for review. Pole foundation calculations should
account for all new and existing pole attachments and the pole.
e.f. Pole sStructural calculations, including seismic loads, for City streetlight and traffic
signal poles showing the load impacts of the wireless facility on the foundation and
City streetlight and traffic signal control poles shall should be prepared and
stamped by a California professionally licensed structural engineer and shall
should be provided to City for review.
f.g. Design wind velocity shall should be 115 mph minimum per TIA-222 rev G, IBC
2012 with ASC 710, and amendments for local conditions.
g.h.
For new freestanding poles, install eight (8) 2-inch PVC (Schedule 40 or
better) conduit sweeps shall be required. Conduit shallto accommodate small
wireless facilities (electrical and fiber) with up to four (4) separate sweeps for future
service.
SECTION 10: Conditions of Approval
Standard Conditions for Wireless Facility Permits Pursuant to San Bruno
Municipal Code Chapter 8.36. In addition to all other conditions adopted by the
approval authority, all wireless permits, whether approved by the approval authority or
deemed approved by the operation of law, shall be automatically subject to the
conditions in this section. The approval authority (or the appellate authority on appeal)
shall have discretion to modify or amend these conditions on a case-by-case basis as
may be necessary or appropriate under the circumstances to protect public health and
safety or allow for the proper operation of the approved facility consistent with the goals
and applicable provisions of San Bruno Municipal Code Chapter 8.36.
All wireless facilities, whether approved by the approval authority or deemed
approved or deemed granted by law shall be automatically subject to the following
standard conditions of approval:
1. Permit Term. This permit will automatically expire 10 years and one day from its
issuance if a new permit has not been applied for in writing at least 120 days
prior to permit expiration, except when California Government Code § 65964(b),
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as may be amended or superseded in the future, authorizes the City of San
Bruno (“City”) to establish a shorter term for public safety or substantial land use
reasons. Any other permits or approvals issued in connection with any
collocation, modification or other change to this wireless facility, which includes
without limitation any permits or other approvals deemed-granted or deemedapproved under federal or state law, will not extend this term limit unless
expressly provided otherwise in such permit or approval or required under federal
or state law.
2. Compliance with Approved Plans. Before the Public Works Department issues
any encroachment permit and/or other ministerial permits required to commence
construction in connection with this permit, the Permittee must incorporate this
permit, all conditions associated with this permit and the approved photo
simulations into the project plans (the “Approved Plans”). The Permittee must
construct, install and operate the wireless facility in substantial compliance with
the Approved Plans. Any alterations, modifications or other changes to the
Approved Plans, whether requested by the Permittee or required by other
departments or public agencies with jurisdiction over the wireless facility, must be
submitted in a written request subject to the Public Works Director’s
(“Director’s”) prior review and approval, who may refer the request to the original
approval authority if the Director finds that the requested alteration, modification
or other change substantially deviates from the Approved Plans or implicates a
significant or substantial land-use concern.
3. Post-Installation Certification. Within 60 calendar days after the Permittee
commences full, unattended operations of a wireless facility approved or
deemed-approved under San Bruno Municipal Code Chapter 8.36, the Permittee
shall provide the Director with documentation reasonably acceptable to the
Director that the wireless facility has been installed and/or constructed in
substantial compliance with the Approved Plans. Subject to the Director’s
discretion, such documentation may include, but shall not be limited to, as-built
drawings, site surveys, GIS data and site photographs.
4. Timing of Installation. The installation and construction authorized by a
wireless facility permit shall begin within one (1) year after its approval, or it will
expire without further action by the City. The installation and construction
authorized by a wireless facility permit shall conclude, including any necessary
post-installation repairs and/or restoration to the right-of-way and/or public utility
easement, within thirty (30) days following the day construction commenced.
5. Maintenance Obligations; Vandalism. The Permittee shall keep the site, which
includes without limitation any and all improvements, equipment, structures,
access routes, fences and landscape features, in a neat, clean and safe condition
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in accordance with the Approved Plans and all conditions in this permit. The
Permittee shall keep the site area free from all litter and debris at all times. The
Permittee, at no cost to the City, shall remove and remediate any graffiti or other
vandalism at the site within 48 hours after the Permittee receives notice or
otherwise becomes aware that such graffiti or other vandalism occurred.
The Permittee shall remove and remediate any graffiti on the facility within 24
hours of being notified of its appearance. This condition also gives the City of San
Bruno consent to have the graffiti painted out for the permittee. If the graffiti is not
removed within 24 hours of being notified, 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 for the graffiti
removal.
6. Compliance with Laws. The Permittee shall maintain compliance at all times
with all federal, state and local statutes, regulations, orders or other rules that
carry the force of law (“Laws”) applicable to the Permittee, the subject property,
the wireless facility or any use or activities in connection with the use authorized
in this permit, which includes without limitation any Laws applicable to human
exposure to radio frequency (“RF”) emissions. The Permittee expressly
acknowledges and agrees that this obligation is intended to be broadly construed
and that no other specific requirements in these conditions are intended to
reduce, relieve or otherwise lessen the Permittee’s obligations to maintain
compliance with all Laws. In the event that the City fails to timely notice, prompt
or enforce compliance with any applicable provision in the San Bruno Municipal
Code, any permit, any permit condition or any applicable law or regulation, the
applicant or Permittee will not be relieved from its obligation to comply in all
respects with all applicable provisions in the San Bruno Municipal Code, any
permit, any permit condition or any applicable law or regulation.
7. RF Exposure Compliance. All facilities must comply with all standards and
regulations of the Federal Communications Commission (“FCC”) and any other
state or federal government agency with the authority to regulate RF exposure
standards. After transmitter and antenna system optimization, but prior to
unattended operations of the facility, Permittee or its representative must conduct
on-site post-installation RF emissions testing to demonstrate actual compliance
with the FCC OET Bulletin 65 RF emissions safety rules for general
population/uncontrolled RF exposure in all sectors. For this testing, the
transmitter shall be operating at maximum operating power, and the testing shall
occur outwards to a distance where the RF emissions no longer exceed the
uncontrolled/general population limit.
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8. Adverse Impacts on Other Properties. The Permittee shall use all reasonable
efforts to avoid any and all undue or unnecessary adverse impacts on nearby
properties that may arise from the Permittee’s or its authorized personnel’s
construction, installation, operation, modification, maintenance, repair, removal
and/or other activities at the site. The Permittee shall not perform or cause others
to perform any construction, installation, operation, modification, maintenance,
repair, removal or other work that involves heavy equipment or machines except
during normal construction work hours authorized by the San Bruno Municipal
Code. The restricted work hours in this condition will not prohibit any work
required to prevent an actual, immediate harm to property or persons, or any
work during an emergency declared by the City. The Director or the Director’s
designee may issue a stop work order for any activities that violates this
condition.
9. Backup Power; Generators. The Permittee shall operate backup power
generators only during (a) commercial power outages or (b) for maintenance
purposes during normal construction hours in accordance with the San Bruno
Municipal Code. The Director may approve a temporary power source and/or
generator in connection with initial construction, major repairs or in the event of
an emergency. The Permittee shall not operate any permanent backup
generators located in the public right-of-way or public utility easement.
10. Inspections; Emergencies. The Permittee expressly acknowledges and agrees
that the City’s officers, officials, staff or other designee may enter onto the site
and inspect the improvements and equipment upon reasonable prior notice to the
Permittee, or at any time during an emergency. The City’s officers, officials, staff
or other designee may, but will not be obligated to, enter onto the site area
without prior notice to support, repair, disable or remove any improvements or
equipment in emergencies or when such improvements or equipment threatens
actual, imminent harm to property or persons. The Permittee, if present, may
observe the City’s officers, officials, staff or other designee while any such
inspection or emergency access occurs.
11. Permittee’s Contact Information. The Permittee shall furnish the Director with
accurate and up-to-date contact information for a person responsible for the
wireless facility, which includes without limitation such person’s full name, title,
direct telephone number, facsimile number, mailing address and email address.
The Permittee shall keep such contact information up-to-date at all times and
immediately provide the Director with updated contact information in the event
that either the responsible person or such person’s contact information changes.
12. Indemnification. The Permittee shall defend, indemnify and hold harmless the
City, City Council and City boards, commissions, agents, officers, officials,
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employees and volunteers from any and all (1) damages, liabilities, injuries,
losses, costs and expenses and from any and all claims, demands, law suits,
writs and other actions or proceedings (“Claims”) brought against the City or its
agents, officers, officials, employees or volunteers to challenge, attack, seek to
modify, set aside, void or annul the City’s approval of this permit, and (2) other
Claims of any kind or form, whether for personal injury, death or property
damage, that arise from or in connection with the Permittee’s or its agents’,
directors’, officers’, employees’, contractors’, subcontractors’, licensees’, or
customers’ acts or omissions in connection with this permit or the wireless
facility. In the event the City becomes aware of any Claims, the City will use best
efforts to promptly notify the Permittee and shall reasonably cooperate in the
defense. The Permittee expressly acknowledges and agrees that the City shall
have the right to approve, which approval shall not be unreasonably withheld, the
legal counsel providing the City’s defense, and the property owner and/or
Permittee (as applicable) shall promptly reimburse City for any costs and
expenses directly and necessarily incurred by the City in the course of the
defense. The Permittee expressly acknowledges and agrees that the Permittee’s
indemnification obligations under this condition are a material consideration that
motivates the City to approve this permit, and that such indemnification
obligations will survive the expiration or revocation of this permit.
13. Performance Bond. Before the Public Works Department issues any
encroachment permit and/or other ministerial permits required to commence
construction in connection with this permit, the Permittee shall post a
performance bond from a surety and in a form acceptable to the Director in an
amount reasonably necessary to cover the cost to remove the improvements and
restore all affected areas based on a written estimate from a qualified contractor
with experience in wireless facilities removal. The written estimate must include
the cost to remove all equipment and other improvements, which includes
without limitation all antennas, radios, batteries, generators, utilities, cabinets,
mounts, brackets, hardware, cables, wires, conduits, structures, shelters, towers,
poles, footings and foundations, whether above ground or below ground,
constructed or installed in connection with the wireless facility, plus the cost to
completely restore any areas affected by the removal work to a standard
compliant with applicable laws. In establishing or adjusting the bond amount
required under this condition, and in accordance with California Government
Code §65964(a), the Director shall take into consideration any information
provided by the Permittee regarding the cost to remove the wireless facility to a
standard compliant with applicable laws. The performance bond shall expressly
survive the duration of the permit term to the extent required to effectuate a
complete removal of the subject wireless facility in accordance with this
condition.
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14. Recall to Approval Authority; Permit Revocation. The approval authority may
recall this permit for review at any time due to complaints about noncompliance
with applicable laws or any approval conditions attached to this permit. At a duly
noticed public hearing and in accordance with all applicable laws, the approval
authority may revoke this permit or amend these conditions as the approval
authority deems necessary or appropriate to correct any such noncompliance.
15. Record Retention. The Permittee must maintain complete and accurate copies
of all permits and other regulatory approvals issued in connection with the
wireless facility, which includes without limitation this approval, the approved
plans and photo simulations incorporated into this approval, all conditions
associated with this approval and any ministerial permits or approvals issued in
connection with this approval. In the event that the Permittee does not maintain
such records as required in this condition, any ambiguities or uncertainties that
would be resolved through an inspection of the missing records will be construed
against the Permittee. The Permittee may keep electronic records; provided,
however, that hard copies or electronic records kept in the City’s regular files will
control over any conflicts between such City-controlled copies or records and the
Permittee’s electronic copies, and complete originals will control over all other
copies in any form.
16. Undergrounded Utilities. In the event that other public utilities or cable
television operators in the public right-of-way underground their facilities where
the Permittee’s wireless facility is located, the Permittee must underground its
equipment except the antennas and antenna supports. Such undergrounding
shall occur at the Permittee’s sole cost and expense except as reimbursed
pursuant to law.
17. Electric Meter Removal. In the event that the commercial electric utility provider
adopts or changes its rules obviating the need for a separate or ground-mounted
electric meter and enclosure, the Permittee on its own initiative and at its sole
cost and expense shall apply to the City for permission to remove the separate or
ground-mounted electric meter and enclosure and restore the affected area to its
original condition.
18. Rearrangement and Relocation. The Permittee acknowledges that the City, in
its sole discretion and at any time, may: (1) change any street grade, width or
location; (2) add, remove or otherwise change any improvements in, on, under or
along any street owned by the City or any other public agency, which includes
without limitation any sewers, storm drains, conduits, pipes, vaults, boxes,
cabinets, poles and utility systems for gas, water, electric or telecommunications;
and/or (3) perform any other work deemed necessary, useful or desirable by the
City (collectively, “City Work”). The City reserves the rights to do any and all City
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Work without any admission on its part that the City would not have such rights
without the express reservation in this permit. In the event that the Director
determines that any City Work will require the Permittee’s facility to be
rearranged and/or relocated, the Permittee shall, at its sole cost and expense, do
or cause to be done all things necessary to accomplish such rearrangement
and/or relocation. If the Permittee fails or refuses to either permanently or
temporarily rearrange and/or relocate the Permittee’s facility within a reasonable
time after the Director’s notice, the City may (but will not be obligated to) cause
the rearrangement or relocation to be performed at the Permittee’s sole cost and
expense. The City may exercise its rights to rearrange or relocate the Permittee’s
facility without prior notice to Permittee when the Director determines that the
City Work is immediately necessary to protect public health or safety. The
Permittee shall reimburse the City for all costs and expenses in connection with
such work within 10 days after a written demand for reimbursement and
reasonable documentation to support such costs is provided. In addition, the
Permittee shall indemnify, defend and hold the City, its agents, officers, officials,
employees and volunteers harmless from and against any Claims in connection
with rearranging or relocating the Permittee’s facility, or turning on or off any
water, oil, gas, electricity or other utility service in connection with the Permittee’s
facility.
19. Landscaping. The Permittee shall replace any landscape features damaged or
displaced by the construction, installation, operation, maintenance or other work
performed by the Permittee or at the Permittee’s direction on or about the site. In
the event that any trees are damaged or displaced, the Permittee shall hire and
pay for a licensed arborist to select, plant and maintain replacement landscaping
in an appropriate location for the species. Only ISA Certified workers under the
supervision of a licensed arborist shall be used to install the replacement tree(s).
The box size and other standards for any replacement trees shall be subject to
the Director’s approval in consultation with the licensed arborist. The Permittee
shall, at all times, be responsible to maintain any replacement landscape
features.
20. Encroachment Permit General Conditions. Encroachment Permits shall be
obtained by the Permittee pursuant to San Bruno Municipal Code Chapter 8.16.
The Permittee shall comply with the City of San Bruno’s Encroachment Permit
General and Special Conditions.
21. Building Permit Requirement. A building permit shall be obtained by the
Permittee pursuant to San Bruno Municipal Code Title 11 for small wireless
facilities within utility easements in public and private properties.

PUBLIC REVIEW DRAFT – REVISED MAY 7, 2019
DESIGN AND SITING GUIDELINES, ENGINEERING DESIGN STANDARDS, AND CONDITIONS OF
APPROVAL FOR SMALL WIRELESS FACILITIES IN THE PUBLIC RIGHT-OF-WAY AND WITHIN
UTILITY EASEMENTS IN PUBLIC AND PRIVATE PROPERTIES
PAGE 17 OF 22

22. Insurance Requirements. Commercial general liability (or comprehensive) and
property damage insurance indicating the City of San Bruno as an additional
insured is required.
Coverage shall be at least as broad as:
i. Commercial General Liability (CGL): Insurance Services Office (ISO)
Form CG 00 01 12 07 covering CGL on an "occurrence" basis, including
products-completed operations, personal & advertising injury, with limits
no less than $2,000,000 per occurrence. If a general aggregate limit
applies, either the general aggregate limit shall apply separately to this
project/location or the general aggregate limit shall be twice the required
occurrence limit.
ii. Automobile Liability: ISO Form Number CA 00 01 covering any auto
(Code 1), or if Contractor has no owned autos, hired, (Code 8) and nonowned autos (Code 9), with limit no less than $1,000,000 per accident for
bodily injury and property damage.
iii. Workers' Compensation: as required by the State of California, with
Statutory Limits, and Employer's Liability Insurance with limit of no less
than $1,000,000 per accident for bodily injury or disease.
If the contractor maintains higher limits than the minimums shown above,
the City requires and shall be entitled to coverage for the higher limits
maintained by the contractor.
Other Insurance Provisions
The insurance policies are to contain, or be endorsed to contain, the
following provisions:
Additional Insured Status
The City, its elected and appointed officials, employees, and agents are to
be covered as insureds on the auto policy for liability arising out of
automobiles owned, leased, hired or borrowed by or on behalf of the
Contractor; and on the COL policy with respect to liability arising out of
work or operations performed by or on behalf of the Contractor including
materials, parts or equipment furnished in connection with such work or
operations. General liability coverage can be provided in the form of an
endorsement to the Contractor's insurance (at least as broad as ISO Form
CG 20 10, 11 85 or both CG 20 10 and CG 20 37 forms if later revisions
used).
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Primary Coverage
For any claims related to this contract, the Contractor's insurance
coverage shall be primary insurance as respects the City, its elected and
appointed officials, employees, and agents. Any insurance or selfinsurance maintained by the City, its elected and appointed officials,
employees, or agents shall be excess of the Contractor's insurance and
shall not contribute with it.
Notice of Cancellation
Each insurance policy required above shall provide that coverage shall not
be canceled except after thirty (30) days’ prior written notice (10 days for
non-payment) has been given to the City.
Waiver of Subrogation
Contractor hereby grants to City a waiver of any right to subrogation,
which any insurer of said Contractor may acquire against the City by virtue
of the payment of any loss under such insurance.
Contractor agrees to obtain any endorsement that may be necessary to
effect this waiver of subrogation, but this provision applies regardless of
whether or not the City has received a waiver of subrogation endorsement
from the insurer.
Deductibles and Self-lnsured Retentions
Any deductibles or self-insured retentions must be declared to and
approved by the City. The City may require the Contractor to purchase
coverage with a lower deductible or retention or provide proof of ability to
pay losses and related investigations, claim administration, and defense
expenses within the retention.
Acceptability of Insurers
Insurance is to be placed with insurers with a current A.M. Best’s rating of
no less than A:VII, unless otherwise acceptable to the City.
Verification of Coverage
Contractor shall furnish the City With original certificates and amendatory
endorsements or copies of the applicable policy language effecting
coverage required by this clause. All certificates and endorsements are
to be received and approved by the City before work commences.
However, failure to obtain the required documents prior to the work
beginning shall not waive the Contractor's obligation to provide them. The
City reserves the right to require complete, certified copies of all required
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insurance policies, including endorsements required by these
specifications, at any time.
23. Public Noticing. All residences and/or businesses impacted by project
construction are to be notified in writing at least 48 hours in advance describing
work schedule, including dates, time frames, and on-site project manager name
and cell phone number prior to commencing work.
24. Traffic Control. Traffic control shall conform to the requirements of the most
current edition of the California Manual on Uniform Traffic Control Devices
published by Caltrans. Traffic control shall be in conformance with Caltrans’
Standard Plans for Traffic Control.
25. Traffic Control Plans (“TCPs”). Site-specific TCP’s are required to be
submitted for review a minimum of ten (10) business days prior to the scheduled
start date. TCP’s shall be signed by California licensed traffic engineer.
26. Underground Service Alert (USA). Forty-eight (48) hours before commencing
work, the Permittee shall contact Underground Service Alert (USA) at 1-800-2272600 to verify elevations and locations of all existing utilities
27. Private Sewer Laterals and Water Services. The City of San Bruno does not
mark private sewer laterals or water services in the public right-of-way or public
utility easement as part of the Underground Service Alert (USA) program.
Permittee is to take precautions to locate and protect private sewer laterals and
water services from damage during construction. In the event any sewer lateral
damage is discovered, the Permittee is required to immediately dig and repair the
sewer lateral to restore sewer service. In the event any water service damage is
discovered, the Permittee shall immediately contact the City’s Water Division at
650-616-7160 to coordinate the repair work. The Permittee shall reimburse the
City for all costs and expenses in connection with damage repair work within 10
days after a written demand for reimbursement and reasonable documentation to
support such costs is provided. If new facilities are being installed by the boring
method the Permittee is also required to video inspect any sewer and storm
mains that are crossed by their facilities as part of this project, a copy of this
video is to be provided to the City.
28. Commencement of Operations. The operation of the approved facility shall
commence no later than one (1) month after the completion of installation, or the
wireless facility permit will expire without further action by the City.
29. Noninterference. Permittee shall not move, alter, temporarily relocate, change,
or interfere with any existing structure, improvement, or property without the prior
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consent of the owner of that structure, improvement, or property. No structure,
improvement, or property owned by the City shall be moved to accommodate a
permitted activity or encroachment, unless the City determines that such
movement will not adversely affect the City or any surrounding businesses or
residents, and the Permittee pays all costs and expenses related to the
relocation of the City's structure, improvement, or property. Prior to
commencement of any work pursuant to a wireless facility permit, the Permittee
shall provide the City with documentation establishing to the City's satisfaction
that the Permittee has the legal right to use or interfere with any other structure,
improvement, or property within the public right-of-way or public utility easement
to be affected by Permittee's facilities.
30. No Right, Title, or Interest. The permission granted by a wireless facility permit
shall not in any event constitute an easement on or an encumbrance against the
public right-of-way or public utility easement. No right, title, or interest (including
franchise interest) in the public right-of-way or public utility easement, or any part
thereof, shall vest or accrue in Permittee by reason of a wireless encroachment
permit or the issuance of any other permit or exercise of any privilege given
thereby.
31. No Possessory Interest. No possessory interest is created by a wireless facility
permit. However, to the extent that a possessory interest is deemed created by a
governmental entity with taxation authority, Permittee acknowledges that City has
given to Permittee notice pursuant to California Revenue and Taxation Code
Section 107.6 that the use or occupancy of any public property pursuant to a
wireless facility permit may create a possessory interest which may be subject to
the payment of property taxes levied upon such interest. Permittee shall be solely
liable for, and shall pay and discharge prior to delinquency, any and all
possessory interact taxes or other taxes, fees, and assessments levied against
Permittee’s right to possession, occupancy, or use of any public property
pursuant to any right of possession, occupancy, or use created by this permit.
32. Agreement with City. If not already completed, Permittee shall enter into the
appropriate agreement with the City, as determined by the City, prior to
constructing, attaching, or operating a facility on Municipal Infrastructure. This
permit is not a substitute for such agreement.
33. Abandonment. If a facility is not operated for a continuous period of 6 months,
the wireless facility permit and any other permit or approval therefor shall be
deemed abandoned and terminated automatically, unless before the end of the 6
month period (i) the approval authority has determined that the facility has
resumed operations, or (ii) the City has received an application to transfer the
permit to another service provider. No later than ninety (90) days from the date
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the facility is determined to have ceased operation or the Permittee has notified
the approval authority of its intent to vacate the site, the Permittee shall remove
all equipment and improvements associated with the use and shall restore the
site to its original condition to the satisfaction of the approval authority. The
Permittee shall provide written verification of the removal of the facilities within
thirty (30) days of the date the removal is completed. If the facility is not
removed within thirty (30) days after the permit has been discontinued pursuant
to this subsection, the site shall be deemed to be a nuisance, and the City may
cause the facility to be removed at Permittee’s expense or by calling any bond or
other financial assurance to pay for removal. If there are two (2) or more users of
a single facility or support structure, then this provision shall apply to the specific
elements or parts thereof that were abandoned, but will not be effective for the
entirety thereof until all users cease use thereof.
34. Attorney’s Fees. In the event the City determines that it is necessary to take
legal action to enforce any of these conditions, or to revoke a permit, and such
legal action is taken, the Permittee shall be required to pay any and all costs of
such legal action, including reasonable attorney’s fees, incurred by the City, even
if the matter is not prosecuted to a final judgment or is amicably resolved, unless
the City should otherwise agree with Permittee to waive said fees or any part
thereof. The foregoing shall not apply if the Permittee prevails in the
enforcement proceeding.
B. Standard Conditions for Section 6409 Approvals. In addition to the conditions
provided in Section A of these Standard Conditions of Approval and any supplemental
conditions imposed by the approval authority (or the appellate authority on appeal), as
the case may be, all permits for Section 6409 Approvals granted pursuant to these
Standards shall be subject to the following additional conditions, unless modified by the
approving authority:
1. Permit Subject to Conditions of Underlying Permit. Any permit granted in
response to an application qualifying as an eligible facilities request shall be
subject to the terms and conditions of the underlying permit.
2. No Permit Term Extension. The City’s grant or grant by operation of law of an
eligible facilities request permit constitutes a federally-mandated modification to
the underlying permit or approval for the subject tower or base station.
Notwithstanding any permit duration established in another permit condition, the
City’s grant or grant by operation of law of a eligible facilities request permit will
not extend the permit term for the underlying permit or any other underlying
regulatory approval, and its term shall be coterminous with the underlying permit
or other regulatory approval for the subject tower or base station.
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3. No Waiver of Standing. The City’s grant or grant by operation of law of an
eligible facilities request does not waive, and shall not be construed to waive, any
standing by the City to challenge Section 6409(a) of the Spectrum Act, any FCC
rules that interpret Section 6409(a) of the Spectrum Act, or any modification to
Section 6409(a) of the Spectrum Act.
C. Small Wireless Facilities Requests. In addition to the conditions provided in
Section A of these Standard Conditions of Approval and any supplemental conditions
imposed by the approval authority (or the appellate authority on appeal), as the case
may be, all permits for a small wireless facility granted pursuant to these Standards
shall be subject to the following condition, unless modified by the approval authority:
1. No Waiver of Standing. The City’s grant of a permit for a small wireless facility
request does not waive, and shall not be construed to waive, any standing by the
City to challenge any FCC orders or rules related to small cell facilities, or any
modification to those FCC orders or rules.
SECTION 11: If any provision of this Resolution or its application to any person or
circumstance is held invalid, such invalidity has no effect on the other provisions or
applications of the Resolution that can be given effect without the invalid provision or
application, and to this extent, the provisions of this Resolution are severable. The City
council declares that it would have adopted this Resolution irrespective of the invalidity
of any portion thereof.
NOW, THEREFORE, BE IT RESOLVED that the City Council hereby adopts the
design and siting guidelines and engineering design standards for small wireless
facilities in the public right-of-way and within utility easements in public and private
properties for the City of San Bruno.
---oOo--I hereby certify that foregoing Resolution No. 2019 - __
was adopted by the San Bruno City Council at a regular meeting on
, 2019, by the following vote:
AYES: Councilmembers:
NOES: Councilmembers:
ABSENT: Councilmembers:

_________________________________
Melissa Thurman, City Clerk
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Linda Mason, Chair
Sophie Lagacè, Vice Chair
Rick Biasotti
Tom Hamilton
Mary Lou Johnson
Kelly Lethin
Valentine Morgan
MINUTES
PLANNING COMMISSION MEETING
March 19, 2019
7:00 p.m.
Meeting location: Senior Center, 1555 Crystal Springs Road, San Bruno
CALL TO ORDER at 7:06 pm.
ROLL CALL

Present

Commissioner Biasotti
Commissioner Hamilton
Commissioner Johnson
Vice Chair Lagacè
Commissioner Lethin
Chair Mason
Commissioner Morgan

Absent

X
X
X
X
X
X
Excused

STAFF PRESENT:
Community Development Director: Darcy Smith
City Attorney: Marc Zafferano
Senior Planner: Michael Smith
Associate Planner: Matt Neuebaumer
Contract Associate Planner: Ami Upadhyay
Community Development Technician: Gerry Igtanloc
PLEDGE OF ALLEGIANCE: Commissioner Johnson
1. APPROVAL OF MINUTES – None
2. PUBLIC COMMENT ON ITEMS NOT ON AGENDA – None
3. ANNOUNCEMENT OF CONFLICT OF INTEREST

ATTACHMENT 3

4. PUBLIC HEARINGS
A. 850 Cherry Avenue (APN: 020-017-010)
Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 41
ABC license in conjunction with a café within an existing corporate office building, per
Chapters 12.84.210 and 12.96.120.C of the San Bruno Municipal Code. Aramark Services,
(Applicant) and Walmart Stores Inc. (Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 18-029 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Chair Mason: Asked staff if Walmart is leaving their offices?
Community Development Director Darcy Smith: Responded as of tonight staff does not have
information related to Walmart vacating their existing office building.
Chair Mason: Asked if the café own by Walmart?
Community Development Director Darcy Smith: Responded the building is owned by Walmart but
contracts with a food vendor named Aramark.
Applicant Steve Rawlings: Stated he is a representative for Aramark Services and agrees to all
conditions of approval.
Chair Mason: Asked if the café open to the public?
Applicant Steve Rawlings: Explained the café is only open to members of the public who are
invited to the premises not the general public.
Chair Mason: Referring to the menu that was attached to the staff report as Exhibit E, she asked
for clarify in the café’s hours of operation.
Applicant Steve Rawlings: Explained the expanded hours are to provide alcohol at evening
events.
Chair Mason: Asked staff if other office buildings serve alcohol?
Community Development Director Darcy Smith: Responded she does not know of any approved
CUPs.
Chair Mason: Asked for clarification on the process for the Director to bring this project back to
planning pursuant to the condition of approval.
Community Development Director Darcy Smith: Responded if there is information from Alcohol
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Beverage Control or Code Enforcement were they are not in compliance with the conditions of
approval then we would bring it back to planning commission for review.
Chair Mason: Asked if the presence of an on-site café within an office building would take
business away from smaller retail businesses nearby. She asked staff to take this issue into
consideration in its development of the Bayhill Specific Plan and for future license requests.
Referring to Exhibit C, she asked why the staff training requirement that was not included in the
other two requests.
Community Development Director Darcy Smith: Responded Exhibit C was submitted directly by
the applicant. This ABC training is common but may not be standard. ABC has separate
operational requirements similar to the cities conditions of approval that they will follow.
Public Comment –
Russell Stein: Spoke in opposition of the item.
Eleni Tripsa: Spoke in opposition of the item.
Sandra Parris Vargas: Spoke in opposition of the item.
Simon Mazzola: Spoke in opposition of the item.
Applicant Steve Rawlings: Added we don’t need to serve alcohol at seven in the morning we can
move it to eleven. We would like to utilize the space more often and provide alcohol as an
employee amenity. The ABC training is comprehensive with ID checking and to train staff to not
over serve alcohol.
Commissioner Lethin: Stated we should engage office employees to patronize the Bayhill
Shopping Center and Downtown businesses. This issue should be considered in the Bayhill
Specific Plan.
Commissioner Hamilton: Stated any applicant has to go through the entire process and the
decision we make here does not affect anything subsequent. This request is unique and is does
not set a precedence.
Community Development Director Darcy Smith: Responded that is correct and pointed out the
findings for the CUP which are site specific.
Public Comment Closed Commissioner Johnson: Stated that adding this application request would not impact our
community. She supports the application. She does not support the time limitation.
Vice Chair Lagacè: Asked staff to confirm that Commissioners must evaluate the application
pursuant to the applicable findings.
Community Development Director Darcy Smith: Confirmed Vice Chair Lagacè statement.
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Motion to approve Use Permit 18-029 based on Findings 1-5 and subject to Conditions of
Approval 1-12.
Commissioners Johnson / Lagacè
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Bayhill Center including corporate offices, restaurants with
beer, wine, and spirit sales and other uses. Within the context, the proposed project is compatible
with the surrounding uses. The proposed alcohol sales would be confined to the dining area
within the existing cafe and outdoor seating area, and patrons would not be permitted to take the
alcohol off the premises as per the conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
The sale of beer and wine will be conducted in conjunction with the cafe whose hours of
operation will be 7.00 a.m. to 10.00 p.m. daily. The proposed sale of beer and wine is not
expected to result in repeated nuisance activities. If nuisance activities associated with the sale of
alcoholic beverages result, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review, if he/she finds that the use is negatively
impacting the surrounding neighborhood or creating other concerns. Therefore, if any unforeseen
impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
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4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a corporate office building with proposed beer and
wine sales is compatible with surrounding uses, which include other restaurants, retail stores, and
similar uses. The closest residential neighborhood is across San Bruno Avenue West.
The proposed sale of beer and wine is not expected to result in repeated nuisance activities. If
nuisance activities associated with the sale of alcoholic beverages result, the Community
Development Director has the ability to call this use permit back to the Planning Commission for
review, if he/she finds that the use is negatively impacting the surrounding neighborhood or
creating other concerns. Therefore, if any unforeseen impacts occur, the use can be further
reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
The subject property is located in census tract 6041.02 which does not have a 20% greater
number of reported crimes within the boundaries of the city nor an Undue Concentration of onsale licenses. Granting this license would result in 10 on sale- licenses within the census tract.
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 18-029 shall not be
valid for any purpose. Use Permit 18-029 shall expire one (1) year from the date of approval
unless the plan is executed.
2. Use Permit 18-029 shall be operated by the owner and any successor in interest, according to
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plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 7.00 a.m. to 10:00 p.m. daily. Any changes from the
hours of operation shall require prior authorization of the Community Development Director.
Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The restaurant operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
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B.

533 San Mateo Avenue (APN: 020-143-170)

Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 42
ABC license in conjunction with an art studio, d.b.a. “Pinot’s Palette”, per Section
12.84.210 and 12.96.120.C of the San Bruno Municipal Code. Stacey Warren, (Applicant),
Fareeda Christ (Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 19-001 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Applicant Stacey Warren: Introduced herself as the business owner. Her business is a painting
event with an art instructor who helps create the art work. There are three rules paint, drink, and
have fun.
Public Comment – none - Public Comment Closed Commissioner Hamilton: Commented this is the type of business we are trying to attract to our
downtown.
Commissioner Johnson: Asked the applicant if she intends to have any daytime events.
Applicant Stacey Warren: Responded the franchise recommends to build up demand with these
hours and then gradually expand the hours.
Commissioner Johnson: Asked the applicant if an earlier afternoon time would be better.
Applicant Stacey Warren: Responded she does not know the optimal hours of operation but other
studios operate from 7:00pm to 9:00pm.
Commissioner Johnson: Explained to the applicant that if she desires more hours she should
request it now so she does not need to come back to the Commission to request expanded hours
of operation.
Community Development Director Darcy Smith: Explained that the hours of operation were set by
the applicant’s proposal. She agrees that if an earlier start time is desired it would be better to
memorialize that now. Staff is not opposed to an earlier start time.
Commissioner Johnson: Recommended hours of operation from 2pm to 11pm.
Applicant Stacey Warren: Stated that some classes could start at 1:00pm so a 12:30pm start time
would work for her purposes.
Commissioner Johnson: Added it is import to give you (applicant) latitude to be creative. She
confirmed the hours of operation from 12pm to 11pm, seven days a week.
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Chair Mason: Agreed with Commissioner Hamilton statement that this is the type of business we
are trying to promote in downtown. She thanked the applicant for investing in her hometown.
Motion to approve Use Permit 19-001 based on Findings 1-5 and subject to Conditions of
Approval 1-12. Amended allowing hours of operation of 12pm to 11pm seven days a week.
Commissioners Lagacè / Lethin
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Central Business District including restaurants with beer, wine,
and spirit sales, art shops and other uses. Within the context, the proposed project is compatible
with the surrounding uses. The proposed alcohol sales would be confined to the art class within
the studio area, and patrons would not be permitted to take the alcohol off the premises as per
the conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
The sale of beer and wine will be conducted in conjunction with the art studio whose hours of
operation will be permitted to be 12 p.m. to 11 p.m. everyday. The proposed sale of beer and
wine is not expected to result in repeated nuisance activities. If nuisance activities associated
with the sale of alcoholic beverages result, the Community Development Director has the ability
to call this use permit back to the Planning Commission for review, if he/she finds that the use is
negatively impacting the surrounding neighborhood or creating other concerns. Therefore, if any
unforeseen impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
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Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a commercial art studio with proposed beer and wine
sales is compatible with surrounding uses, which include other restaurants, retail stores, and
similar uses. The closest residential neighborhood is across Easton Avenue. The proposed sale
of beer and wine is not expected to result in repeated nuisance activities. If nuisance activities
associated with the sale of alcoholic beverages result, the Community Development Director has
the ability to call this use permit back to the Planning Commission for review, if he/she finds that
the use is negatively impacting the surrounding neighborhood or creating other concerns.
Therefore, if any unforeseen impacts occur, the use can be further reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
Although the project site is located in a crime-reporting district that has a greater number of
reported crimes in a geographical area within the boundaries of the City than the average number
of reported crimes in the City, the restaurant is located in a commercial area which typically has a
greater concentration of businesses than non-commercial or residential districts. A large
percentage of the crimes reported are not related to alcohol use but are related to the commercial
uses typical of a district with greater variety and intensity of uses. Staff acknowledges that this
use, with this small-scale art studio franchise having all glass exterior windows open to the public
view, and interior security cameras will have reduced concerns. Should nuisance concerns result
from this activity, the Community Development Director has the ability to call this use permit back
to the Planning Commission for review. Therefore, should unforeseen negative impacts occur,
the permit may be revoked.
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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 19-001 shall not be
valid for any purpose. Use Permit 19-001 shall expire one (1) year from the date of approval
unless the plan is executed.
2. Use Permit 19-001 shall be operated by the owner and any successor in interest, according to
plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 12:00 p.m. to 11:00 p.m. everyday. Any changes
from the hours of operation shall require prior authorization of the Community Development
Director. Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The business operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
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Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
C. 741 San Mateo Avenue (APN: 020-121-340)
Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 41
ABC license in conjunction with a restaurant, d.b.a. “JC Bruno”, per Section 12.84.210 and
12.96.120.C of the San Bruno Municipal Code. Hilmar Morales, (Applicant and Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 19-003 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Applicant Al Tobar: Introduced himself as the maître’d. They are asking for an ABC license
because it complements the food they serve.
Chair Mason: Asked if the restaurant is still reservations only.
Applicant Al Tobar: Responded the restaurant accepts walk-ins now and plans to expand to more
days.
Public Comment –
Steven Seymour: Spoke in support of the project.
San Bruno Resident: Spoke in support of the project.
Sandra Parris Vargas: Spoke in support of the project.
Public Comment Closed Commissioner Johnson: Asked the applicant if he was interested in expanded hours and more
days.
Applicant Al Tobar: Responded we are starting slow and eventually open for lunch and six days a
week.
Commissioner Johnson: Encouraged the applicant to request expanded hours of operation.
Applicant Al Tobar: Confirmed that expanded hours could be beneficial for his business.
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Commissioner Johnson: Asked staff if the Commission could expand the hours of operation for
the business.
Community Development Director Darcy Smith: Responded you can make this as broad as you
can, based on the information. There are no major police issues with this restaurant. The
condition of approval should reflect where the business wants to be in a few years. These are
binding and run with the property for the life of the restaurant. This case would warrant the
broader hours and days.
Commissioner Johnson: Recommended expanding the hours of operation is to 7a.m. to 11p.m.
seven days a week.
Chair Mason: Asked if the license would allow the applicant to serve alcohol outside within the
parking area on occasion.
Applicant Al Tobar: Explained his future plans are to have a band outside.
Community Development Director Darcy Smith: Explained the “premises” is defined as the
restaurant inside. On site plan sheet A1, the area adjacent to the restaurant, is required parking
and ADA access which cannot be blocked or temporarily removed. So for now the license would
apply to serving alcohol inside the building.
Chair Mason: Asked staff if the Commission could expand the definition of “premises” to include
the entire property (outside).
Community Development Director Darcy Smith: Responded there is no ability to accommodate
any outside seating or use of that outdoor space so alcohol sales are limited to inside the
building. In the future the applicant would go back to ABC and then an amendment to the
conditional use and then back to the Commission.
Chair Mason: Asked the applicant on Exhibit C fourth paragraph it states “we offer no
entertainment or late hours”. Would you like to correct this?
Applicant Al Tobar: Responded yes, we are looking to bring in a Spanish guitar player in the
future for entertainment.
Motion to approve Use Permit 19-003 based on Findings 1-5 and subject to Conditions of
Approval 1-12 with amendment to increase the hours to seven days a week Sunday
through Saturday, 7 A.M. to 11 P.M.
Commissioners Lethin / Hamilton
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0
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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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Commercial Zoning District. Also, the site is adjacent to the
Central Business District, which has various uses including restaurants with beer, wine, and spirit
sales and other uses. Within the context, the proposed project is compatible with the surrounding
uses. The proposed alcohol sales would be confined to the dining area within an existing
restaurant, and patrons would not be permitted to take the alcohol off the premises as per the
conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
His sale of beer and wine will be conducted in conjunction with the restaurant whose hours of
operation will be 7 a.m. to 11.00 p.m. everyday. The proposed sale of beer and wine is not
expected to result in repeated nuisance activities. If nuisance activities associated with the sale of
alcoholic beverages result, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review, if he/she finds that the use is negatively
impacting the surrounding neighborhood or creating other concerns. Therefore, if any unforeseen
impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a restaurant with proposed beer and wine sales is
compatible with surrounding uses, which include other restaurants, retail stores, and similar uses.
The closest residential neighborhood is across Mills Avenue.
The alcohol sales are not intended to be the primary source of income for the operator but as a
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way to increase the pleasure of the dining experience and to increase sales. As stated above, the
use of the property as a restaurant with beer and wine sales is compatible with surrounding uses,
which include other restaurants, retail stores, hotels, and other similar uses. The proposed sale of
beer and wine is not expected to result in repeated nuisance activities. If nuisance activities
associated with the sale of alcoholic beverages result, the Community Development Director has
the ability to call this use permit back to the Planning Commission for review, if he/she finds that
the use is negatively impacting the surrounding neighborhood or creating other concerns.
Therefore, if any unforeseen impacts occur, the use can be further reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
Although the project site is located in a crime-reporting district that has a greater number of
reported crimes in a geographical area within the boundaries of the City than the average number
of reported crimes in the City, the restaurant is located in a commercial area which typically has a
greater concentration of businesses than non-commercial or residential districts. A large
percentage of the crimes reported are not related to alcohol use but are related to the commercial
uses typical of a district with greater variety and intensity of uses. Staff acknowledges that this
use, with this small-scale French restaurant having all glass exterior windows open to the public
view, and total seven security cameras will have reduced concerns. Should nuisance concerns
result from this activity, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review. Therefore, should unforeseen negative
impacts occur, the permit may be revoked.
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 19-003 shall not be
valid for any purpose. Use Permit 19-003 shall expire one (1) year from the date of approval
unless the plan is executed.
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2. Use Permit 19-003 shall be operated by the owner and any successor in interest, according to
plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 7:00 a.m. to 11.00 p.m. everyday. Any changes
from the hours of operation shall require prior authorization of the Community Development
Director. Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The restaurant operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
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D. 500 Sylvan Avenue (APN: 014-314-220)
Request for a Zoning District Amendment to establish a Planned Development District,
Planned Development Permit, Architectural Review Permit, Conditional Use Permit, and
CEQA conformity determination to allow construction of a new three-story, multi-family
residential building containing nine dwelling units and 14 total parking spaces, pursuant
to Section 12.136, 12.96.190, 12.108, and 12.96.120 of the San Bruno Municipal Code. Alan
William Coon (Applicant), Suresh Gandhi (Owner). PD18-001, PDP18-001, AR18-002, UP18012.
Associate Planner Matt Neuebaumer: Presented Staff Report.
Project Architect Allen Coon: Presented Architectural Elements of the Project.
Staff recommends the Planning Commission adopt Resolution 2019-01 recommending a
Zoning District Amendment to establish a Planned Development District, and Resolution
2019-02 recommending approval of a Planned Development Permit, Architectural Review
Permit, and Conditional Use Permit, based on Findings 1-21 and subject to all conditions
of approval listed in Exhibit A of Resolution 2019-02, and forward to the City Council.
Questions for Staff
Commissioner Johnson: Commented all the adjustments by the Architectural Review Committee
were made and you have done an excellent job.
Chair Mason: Asked the applicant when he submitted the application for review.
Project Architect Allen Coon: Responded about two years ago.
Public Comment –
Russell Stein: Spoke in opposition to the project.
Chair Mason: Asked staff can the applicant add a loft to the project after Commission approval.
Associate Planner Matt Neuebaumer: Responded the project will require to be submitted to the
Building Division and planning staff will review for consistency with the approvals. If it is not
consistent then it would go back to the Commission for review.
Commissioner Hamilton: Asked staff why the project has 14 parking spaces when 16 parking
spaces are required.
Community Development Director Darcy Smith: Responded there are no codified parking
standards that apply to this project because it is a planned development project and parking is set
for each project. The City Council reviewed revised parking standard for the Transit Corridors
Plan area in January but they were not codified at that time. Staff is working on the Zoning Code
amendments,
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Chair Mason: Asked staff if the developer could be required to have bicycle stalls and extra two
spaces for motorcycles.
Associate Planner Matt Neuebaumer: Responded the applicant is proposing both long term and
short term bike parking in the project.
Chair Mason: Asked staff to identify the bike parking in the plans.
Associate Planner Matt Neuebaumer: Referred to sheet A1 for the location of the bike parking.
Chair Mason: Asked staff for clarification on the difference between short-term and long-term bike
parking.
Associate Planner Matt Neuebaumer: Responded they are considered short term because they
are not fully enclosed compared to the long term bike parking which is fully enclosed and only for
the residents.
Chair Mason: Commented why not call it long term if it’s going to be for the life of the property.
Community Development Director Darcy Smith: Responded it is short term because it is for
guests, unenclosed and is accessible from the public sidewalk. It is the duration of usage not life
of the project.
Chair Mason: Asked staff if the short-term spaces could be removed after the construction.
Community Development Director Darcy Smith: Responded short term is accessible from the
right-of-way and meant for guests. Staff can re-label the bike parking guest bike parking and
resident bike parking for clarity.
Chair Mason: Stated her preference for the relabeling of the spaces.
Community Development Director Darcy Smith: Made clear the codified language for bike parking
is short term and long term.
Chair Mason: Asked staff if the project will be subject to the new development impact fees.
Community Development Director Darcy Smith: Responded this project was in the pipeline so
this project could enter into a contract or development agreement to determine the fee
applicability.
Chair Mason: Asked staff if the project is subject to inclusionary or affordable housing
requirements.
Community Development Director Darcy Smith: Responded this project will pay the affordable
housing impact fee under the current affordable housing ordinance.
Chair Mason: Asked staff if the project is subject to the Parkland Dedication Ordinance.
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Community Development Director Darcy Smith: Explained the Parkland Dedication Ordinance
only applies only to ownership or subdivision projects. This is a rental or apartment project which
does not apply.
Motion to adopt Resolution 2019-01 recommending a Zoning District Amendment to
establish a Planned Development District, and Resolution 2019-02 recommending
approval of a Planned Development Permit, Architectural Review Permit, and Conditional
Use Permit, based on Findings 1-21 and subject to all conditions of approval listed in
Exhibit A of Resolution 2019-02, and forward to the City Council.
Resolution 2019-01
Commissioner Johnson
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

Resolution 2019-02
Commissioner Lagacè
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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.
Use Permit Findings
Findings for Approval
In order to recommend approval of the Zoning District Amendment to establish a Planned
Development District, Planned Development Permit, Architectural Review Permit, and Conditional
Use Permit, the Planning Commission must make the following findings. The required findings
are in bold followed by staff’s analysis basis for the findings.
With respect to CEQA Determination, pursuant to CEQA Guidelines §15162, §15163, and
§15164, the Planning Commission finds:
1.
The proposed project will have a less-than-significant impacts with implementation
of mitigation measures identified in the 2013 Certified Transit Corridors Plan EIR.
The project is located within the Transit Corridors Plan (TCP) area. A Program Environmental
Impact Report (EIR) and Mitigation Monitoring and Reporting Program were prepared for the TCP
and was adopted by the City Council on February 12, 2013. The property was analyzed in the
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TCP EIR at a programmatic level, with potential impacts identified and mitigations applied in the
program EIR to avoid or reduce potentially significant impacts. An Initial Study/Environmental
Checklist was prepared which confirmed that the proposed project would not result in any new or
substantially more severe significant environmental effects than those analyzed in the TCP EIR
document. Accordingly, the previously certified Transit Corridors Plan EIR adequately describes
the proposed project for the purposes of CEQA. Under California Environmental Quality Act
(CEQA) Guidelines sections 15168 (Program EIR), 15162 (Subsequent EIRs and Negative
Declarations), and 15183 (Projects Consistent with a Community Plan or Zoning), subsequent
individual projects can utilize a previously certified program EIR if all potentially significant
environmental impacts of the proposed individual project: (1) have been previously identified
(i.e., are not new) and are not substantially more severe than those identified in the previous EIR,
(2) have been avoided or mitigated to the extent feasible as a result of the previous EIR, and (3)
have been examined in sufficient detail in the previous EIR to enable those impacts to be avoided
or mitigated by the mitigations in the EIR, site-specific project revisions, or the imposition of
uniformly applicable development policies. If these conditions are met, then the City can approve
the individual project as within the scope of the previously adopted EIR, and no additional
environmental document is required.
With respect to the Zoning District Amendment to establish a Planned Development District,
the Planning Commission finds:
2.

That said amendment is in general conformance with the general plan and that the
public convenience and general welfare require adoption of the proposed
amendment. (SBMC 12.136.020)

The property has a General Plan Land Use Designation of Transit Oriented Development. The
Transit Oriented Land Use Designation permits a variety of uses, including: retail sales; eating
and drinking establishments; personal and business services; and residential uses. The
proposed nine unit multi-family residential building is consistent with the Transit Oriented
Development General Plan Land Use Designation. Therefore, staff finds that the proposed
project is consistent and is in general conformance with the General Plan.
3.

The proposed P-D District Zoning Change can be substantially completed within the
time schedule submitted by the applicant (SBMC 12.96.190.H.1);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
Development Permit to allow the construction of a 3-story, 38’-4” tall, multi-family residential
building with nine dwelling units, and 14 total parking spaces. As a condition of approval,
Planned Development Permit PDP18-001, Architectural Review permit AR18-002, and
Conditional Use Permit UP18-012 shall expire if a building permit is not obtained within one (1)
year of the effect date of the associated Ordinance. As such, staff finds that the P-D District can
be substantially completed with a reasonable time and this finding can be made.
4.

Each unit of development, as well as the total development, can exist as an
independent development capable of creating an environment of sustained
desirability and stability or adequate assurance that such objective will be attained
(SBMC 12.96.190.H.2);

The development of the proposed multi-family residential building would exist as one independent
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development. The use includes parking and site improvements.
5.

The land uses proposed will not be detrimental to the present or potential
surrounding uses but will have a beneficial effect which would not be achieve
through other districts (SBMC 12.96.190.H.3);

The subject property is 7,364 square feet in area and is located on the northwest corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. The site is within the Transit Corridors Plan
(TCP), Central Business District Character Area, which allows a much higher density
development and height than what is allowed per the R-2 Low Density Residential zoning district.
However, the Zoning Code has not been updated to allow seamless implementation of the TCP
and the Planned Development District is one of the few tools available in the Zoning Code that
offers enough flexibility to implement the TCP. The proposed PD district would reflect the vision
of the TCP by providing a high density, multi-family building, while improving an underutilized site
that has remained vacant for several years.
The General Plan designation for the site is Transit Oriented Development (TOD). The proposed
P-D District would be consistent with the TOD designation. Therefore, the P-D District would not
be detrimental to the present or potential surrounding uses, but will have a beneficial effect which
would not be achieved through other districts.
6.

The streets and thoroughfares proposed are suitable and adequate to carry
anticipate traffic, and increased densities will not generate traffic in such amounts
as to overload the street network outside the P-D District (12.96.190.H.4);

Trip generation calculations (which relied on common trip generation rates from the Institute of
Transportation Engineers [ITE] Trip Generation Manual, 9th Edition), indicated that the project
would be expected to generate a total of 54 trips per day that could be added to local roads.
During the AM peak hour, a total of five trips are expected. During the mid-day peak hour a total
of four trips are expected. During the PM peak hour a total of six trips are expected. Lastly,
during the weekend peak hour a total of five trips are expected. Staff finds that the traffic
generated by this proposed development will not have a significant impact on the surrounding
intersection; therefore, the streets and thoroughfare are suitable and adequate to carry
anticipated traffic, and increased densities will not generate traffic in such amounts as to overload
the street network outside the P-D District.
7.

Any proposed commercial development can be justified economically at the
location proposed and will provide adequate commercial facilities for the area
(SBMC 12.96.190.H.5);

The proposed multi-family building contains nine residential units and does not incorporate a
commercial component.
8.

Any exceptions from the standard district requirements are warranted by the design
of the project and amenities incorporated in the development plan (SBMC
12.96.190.H.6);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
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Development Permit to allow for the construction of a new three-story multi-family building,
containing nine residential units on a 7,364 square foot lot. The current R-2 (Low Density) zoning
classification is not consistent with the Transit Corridors Plan Central Business Character area,
and would not allow for a nine unit multi-family building, as proposed. However, the Transit
Corridors Plan Central Business Character area would allow for a nine unit multi-family building.
Therefore, there is a need to establish a P-D Zoning District to allow for the proposed multi-family
residential use. Staff finds that the proposed Development Plan is consistent with the General
Plan Transit Oriented Development Land Use Designation, which allows for a variety of land
uses, including residential uses.
In terms of overall building form, staff finds that the proposed design respects the scale, form,
and development pattern of the existing residential uses found in the surrounding neighborhood.
Multi-family residential apartment buildings are located directly to the west, north, and east of the
subject site. As you travel in the northerly direction the neighborhood transitions to a low-density
residential district consisting of one and two-story single-family homes. A wide variety of land
uses are located to the south of the subject site, ranging from a City-owned parking lot, a singlefamily home, an office, and the Ramada Inn. The proposed project would be three-stories, with a
total height of 38’-4”, which is less than the four story, 55’-0” height limit outlined in the TCP’s
Central Business District (C-B-D) Character Area. Along the Sylvan Avenue frontage, the
building incorporates a 2’-6”stepback at the second and third floor levels, directly above the
garage entrance. Additionally, the second floor walkway that provides access to the residential
units, overhangs the Sylvan Avenue garage entrance by 4’-0”. Staff finds the second floor
walkway in conjunction with the stepback breaks up the overall mass and provides additional
articulation.
Additionally, the second and third floor levels along the east façade includes a 2’-0” projecting
element that provides additional architectural interest. The applicant has also incorporated a
trellis feature located directly above the Sylvan Avenue garage entrance, and a 1x6 projecting
trim element along the east, north, and west side elevation. The two balconies along the north
elevation, and the three individual landscaped lattices along the south elevation that would
include vines, also help break up the mass of the building.
9.

The area surrounding the development can be planned and zoned in coordination
and substantial compatibility with the proposed development and the P-D District
uses proposed are in conformance with the general plan of the city (SBMC
12.96.190.H.7);

The surrounding area contains uses compatible with the proposed use designation and proposed
use. The area surrounding the development has already been developed with other residential
uses. Specifically, multi-family residential apartment buildings are located directly to the west,
north, and east of the subject site.
With Respect to the Planned Development Permit, the Planning Commission finds:
10.

The Planned Development Permit is consistent with the previously approved
development plan (SBMC 12.96.190.I.4);

The Planned Development Permit provides the details of the applicant’s proposal. The
Development Plan is proposed to be consistent with the proposal. Therefore, if the Development
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Plan is approved, the Planned Development Permit would be consistent with it.
With respect to the Architectural Review Permit, the Planning Commission finds:
11.

That the location, size and intensity of the proposed operation will not create a
hazardous or inconvenient vehicular or pedestrian traffic pattern, taking into
account the proposed use as compared with the general character and intensity of
the neighborhood. (SBMC 12.108.040.A)

The applicant proposes to construct a three-story multi-family residential building with a total of
nine units. A total of 14 parking spaces would be provided on-site on the ground floor level. Two
residential driveways would provide vehicular access to the ground floor parking area.
Specifically, the Sylvan Avenue driveway provides access to 11 of the 14 on-site parking spaces,
while the Green Avenue driveway provides access to the three additional on-site parking spaces.
Pedestrian access to the building is provided through four separate entrances. The main
entrance and lobby would front onto Sylvan Avenue. Access to the lobby area is also achieved
via a secondary entrance located within the parking area on the ground floor level. Lastly, two
external stairways would provide direct access to the residential units located on the second and
third floor levels. The site is adjacent to other multi-family residential buildings. Staff finds that
the vehicular and pedestrian traffic pattern associated with the proposed project would be
consistent with the adjacent multi-family residential developments.
12.

That the accessibility of the off-street parking areas and the relation of parking
areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses. (SBMC 12.108.040.B)

A total of 14 parking spaces would be provided with the project on the ground floor level. 10
parking spaces would be located in the garage accessed via the driveway along Sylvan Avenue.
Three parking spaces would be accessed via the driveway along Green Avenue. An additional
parking space would be provided along the Sylvan Avenue frontage directly to the east of the
driveway along Sylvan Avenue. Both driveways would allow for two automobiles to pass one
another at the same time. Staff finds that the accessibility of the off-street parking areas and the
relation of parking areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses.
13.

That sufficient landscape areas have been reserved for the purposes of separating
or screening service and storage areas from the street and adjoining building sites,
breaking up large expanses of paved areas, and separating or screening parking
areas from the street and adjoining building areas from paved areas and to provide
access from buildings to open areas. In addition, that adequate guarantees are
made, such as the filing of a performance bond, to insure maintenance of
landscaped areas. (SBMC 12.108.040.C)

A variety of drought tolerant trees, shrubs, ground covers, and vines are proposed throughout the
entire site. Specifically, the landscaping includes two different variety of trees, eight different
shrubs, five different ground covers, and two different vines. A total of two existing heritage trees
(Hollywood Junipers) would be removed as a result of the proposed project. The San Bruno
Municipal Code requires that any heritage tree removed shall be replaced with either two 24” box
size trees, or one 36” box size trees. The applicant is electing to install six, 24” box trees, which
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exceeds Municipal Code requirements. Condition of Approval II-7 requires the applicant to
prepare a property maintenance and management plan that addresses a variety of matter
(general cleaning of litter and debris on-site, maintenance of all exterior building materials, etc.)
including the maintenance of all landscaping.
14.

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 building is less than the Transit Corridors Plan Central Business District’s height
limit of 55’-0”. Additionally, the building has a left side setback of 3’-0” and a rear setback of 10’0” Staff finds that the proposed development would be consistent with the design and scale of the
adjacent multi-family residential buildings and would not interfere with access to light and air for
neighboring properties.
15.

That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is not detrimental to the character or value of an adjacent
residential district. (SBMC 12.108.040.E)

The subject property is located on the northwest corner of Sylvan Avenue and Green Avenue and
is located within the Transit Corridors Plan Central Business District Character area. The
proposed multi-family project includes a total of nine residential units, and does not contain a
commercial/industrial component. Multi-family residential apartment buildings are located directly
to the west, north, and east of the subject site. As you travel in the northerly direction the
neighborhood transitions to a low-density residential district consisting of one and two-story
single-family homes. A wide variety of land uses are located to the south of the subject site,
ranging from a City-owned parking lot, a single-family home, an office, and the Ramada Inn. The
proposed project would not be detrimental to the adjacent residential district and would provide
nine housing units and new residents and customers for businesses in the downtown.
16.

That the proposed development will not excessively damage or destroy natural
features, including trees, shrubs, creeks and rocks, scenic corridors, and the
natural grade of the site. (SBMC 12.108.040.F)

The subject property is currently developed with a vacant building that was previously used as a
dental office for many years. The remainder of the lot consist of asphalt paving, with some
landscaping located along a portion of the Sylvan Avenue and Green Avenue frontage. A total of
two existing heritage trees (Hollywood Junipers) would be removed as a result of the proposed
project. The San Bruno Municipal Code requires that any heritage tree removed shall be
replaced with either two 24” box size trees, or one 36” box size trees. The applicant is electing to
install six, 24” box trees, which exceeds Municipal Code requirements. The site does not contain
any creeks or scenic corridors. The proposed development therefore will not damage or destroy
any natural features.
17.

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
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of investment or occupation in the neighborhood (SBMC 12.108.040.G)
The proposed exterior material, landscaping, and overall building design are of a high quality and
will enhance the overall appearance of the surrounding neighborhood.
18.

That the proposed development is consistent with the general plan. (SBMC
12.108.040.H)

The property is located in the Transit Oriented Development land use classification. The Transit
Oriented land use classification permits a variety of uses, including: retail sales; eating and
drinking establishments; personal and business services; and residential uses. The proposed
nine unit multi-family residential structure is consistent with the General Plan.
With respect to the Conditional Use Permit, the Planning Commission finds:
19.

Will not under the circumstances of the particular case, be detrimental to the health,
safety, morals, comfort and general welfare of the person residing or working in the
neighborhood or such proposed use. (SBMC 12.112.050.B.1)

The General Plan and Transit Corridors Plan allow residential uses on the ground floor level of all
streets in the downtown, except San Mateo Avenue. A conditional use permit is required
because the project includes one residential unit on the ground floor level, which is located on the
corner of Sylvan Avenue and Green Avenue. Staff finds that the project will blend in with the
surrounding environment, which includes a variety of land uses. Specifically, multi-family
residential apartment buildings are located directly to the west, north, and east of the subject site.
As you travel in the northerly direction the neighborhood transitions to a low-density residential
district consisting of one and two-story single-family homes. A wide variety of land uses are
located to the south of the subject site, ranging from a City-owned parking lot, a single-family
home, an office, and the Ramada Inn. The Transit Corridors Plan
20.

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 subject property is approximately .17 acres in area (7,364) and is located on a feeder street
within the Transit Corridors Plan Central Business District Character Area on the corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. In the past there has been Code Enforcement
related activities related to overgrown weeds and trash located on-site. The project includes one
residential unit on the ground floor level, which triggers the need for a conditional use permit.
The project is surrounded by a variety of land uses, including other residential uses that have
units on the ground floor level. Staff finds that the incorporation of a ground floor unit will not be
injurious or detrimental to property and improvement in the neighborhood or to the general
welfare of the city. By incorporating the ground floor the unit the proposed project will blend in
with surrounding residential uses. Additionally, the incorporation of an additional unit on the
ground floor level will result in additional foot traffic in the surrounding downtown environment,
which will benefit all commercial businesses.
21.

Will not be inconsistent with the general plan. (SBMC 12.112.050.B.3)
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The property has a General Plan Land Use Designation of Transit Oriented Development, which
permits a variety of uses, including: retail sales; eating and drinking establishments; personal and
business services; and residential uses. The proposed nine unit multi-family residential structure
is consistent with the General Plan.
E. Draft Small Wireless Facility Ordinance and Design and Siting Guidelines, and
Engineering Design Standards.
Receive report, take public testimony, and provide feedback to staff on Draft Small
Wireless Facility Ordinance amending Title 8 (Streets, Sidewalks, and Rights-of-Way) of
the San Bruno Municipal Code and accompanying Draft Resolution Adopting Design and
Siting Guidelines, Engineering Design Standards, and Standard Conditions of Approval
for Small Wireless Facilities in the Public Right-of-Way and Within Utility Easements in
Public and Private Properties.
Community Development Director Darcy Smith: Introduced item to request to receive the report,
to take public testimony, and provide feedback to staff to two different items. The first is the draft
small wireless facility ordinance. The second is the resolution that has three main components;
design and siting guidelines, the engineering design standards, and standard conditions of
approval apply to small wireless facilities.
Senior Planner Michael Smith: Noted he receive and email and provided commissioners with a
copy then presented the Staff Report.
Staff recommends that the Planning Commission provide feedback to staff on the
proposed draft Ordinance and Resolution for consideration by the City Council. As this
proposed Ordinance is included in Title 8 of the City’s Municipal Code and not the Zoning
Code, the Planning Commission will provide feedback only on this item.
Questions for Staff
Commissioner Lethin: Asked staff, should the lawsuit against the FCC be found in our favor, can
we amend this ordinance to be regain local control. If so, what will the effect be on any
applications that have been granted and installed? Can we require the facilities to be removed?
City Attorney Marc Zafferano: Responded yes if the courts rule in favor of the coalition of cities.
The City Council can amend the ordinance at any time. Staff and outside counsel did keep in
mind when drafting the ordinance and resolution that the city should not violate state or federal
law as they exists now. In terms of whether a new ordinance would retroactively apply to existing
installations, generally the answer is no.
Commissioner Lethin: Asked staff whether multiple facilities could be on opposite sides of the
same commercial or public building.
Senior Planner Michael Smith: Responded there is a recommendation that the facilities be placed
300 ft. away from each other.
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City Attorney Marc Zafferano: Added this ordinance does not apply on private property. It only
applies to facilities in the public right-of-way.
Commissioner Lethin: Asked staff if the City can require the facilities to be farther apart without
encountering a lawsuit.
City Attorney Marc Zafferano: Responded per our outside counsel, her recommendation was 300
ft. The farther distance the carriers will argue with an effective prohibition of service.
Commissioner Lethin: Asked staff if the City can require facilities to be placed at a minimum
distance from residences without encountering a lawsuit.
City Attorney Marc Zafferano: Responded short answer is no. The reason is because there are
no locations outside of the public right-of-way.
Commissioner Lethin: Asked staff why a 10-year permit term was recommended.
City Attorney Marc Zafferano: Responded this was a suggestion of our outside counsel who
found a provision in the public utilities code. It says that the city can limit these facilities to 10
years.
Commissioner Lethin: Asked staff if the ordinance would result in the over building of
infrastructure.
City Attorney Marc Zafferano: Responded for this provision it ensures that carriers don’t collect
approvals and do nothing.
Commissioner Lethin: Asked staff how will the city monitor and know if facility is abandoned.
City Attorney Marc Zafferano: Responded we don’t have an obvious answer but we can require
the carriers to tell us when a facility is abandoned.
Commissioner Biasotti: Asked staff if we can require a greater public notification requirement than
300 feet.
City Attorney Marc Zafferano: Responded for the city standpoint both for legal defensibility and
also for public certainty in the process that the city not apply an adhoc number of different
notification distances to different kinds of projects.
Commissioner Biasotti: Asked staff to clarify the indemnity requirement.
City Attorney Marc Zafferano: Responded that is a standard provision of all of our conditions of
approval. The carrier is required to defend and indemnify the city to cover all of the city’s
expenses.
Commissioner Biasotti: Noted that a member of the public could sue the city and the service
provider would have to cover the expenses of the attorney and also the liability.
City Attorney Marc Zafferano: Responded that is correct.
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Commissioner Hamilton: Stated the public notification requirement should match the effective
range of the facility.
City Attorney Marc Zafferano: Responded staff will go back to our outside counsel to determine if
we can increase the range of the notification requirement.
Commissioner Hamilton: Commended staff and departments for the short turnaround of
presenting the ordinance before the commissioners.
Vice Chair Lagacè: Endorsed a 500ft public notification radius and commended staff and
departments for working with a lot of constraints.
Chair Mason: Agreed with the other commissioners about the increased notification radius. She
asked staff how the Commissioners comments and recommendations would be transmitted to the
City Council for consideration.
City Attorney Marc Zafferano: Responded staff will incorporate the Commission’s comments into
the public staff report that goes to the City Council for consideration of the ordinance and will
indicate how the staff is responding to those comments. Added this a document that is not yet
been finalized and staff is working to make it defensible.
Chair Mason: Noted she wanted to start with the staff report where the response to the planning
commissioners request on four items. The first is a follow up on the independent studies. The
request is to have the independent study done before the policy was written not contracted out.
The issue was at one of the ARC meetings where the consultant from one of the applicants was
also the hired consultant representing the city. We wanted to ensure an independent study was
done by an independent party.
Senior Planner Michael Smith: Asked for clarification on when this consultant conflict occurred.
Chair Mason: Added the name was not given. I just recognized him with the applicant.
Senior Planner Michael Smith: Responded I help staff administer the City’s RF peer review
process and there is only one outside consultant we use for these services and to my knowledge
that individual has never been present at any of the meetings.
Chair Mason: Added she spoke to former Director Woltering and he did agree the independent
consultant should not have been present at the ARC meeting. Just to be clear that is what was
requested not an independent consultant moving forward.
Community Development Director Darcy Smith: Responded staff is not familiar with the
consultant you are referring to. The city will be hiring a consultant that will contract directly with
the city. The consultant will be reviewing RF reports. The policy is when we hire a consultant is
that they cannot work for an applicant who is also doing business with the city.
Commissioner Lethin: Added she was at the ARC meeting and recalls Director Woltering
commenting on the presence of the City RF consultant at the meeting representing an applicant.
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Senior Planner Michael Smith: Asked if the individual was present at the October 2018 meeting
because the carrier(s) had several consultants present at this meeting.
Commissioner Lethin: Responded she does not recall the date.
Senior Planner Michael Smith: Added staff will do some research on the matter. The City has a
contract with Hammett and Edison and he has not seen Bill Hammett in any of the meetings.
Commissioner Lethin: Responded it was a familiar face to former Director Woltering but she did
not know the name of the consultant.
Vice Chair Lagacè: Stated she was present at the meeting and recalled it being the October 16th
2018 ARC meeting.
Senior Planner Michael Smith: Explained staff will look into it.
Chair Mason: Noted she went on their website and they represent all the carriers. She wants to
clarify the request. The other request was the current small wireless facility litigation with Verizon.
The response is a summary of what triggered the lawsuit. I do not want it to appear that the public
cannot appeal without fear of the city being in a lawsuit.
City Attorney Marc Zafferano: Responded he sees it differently. If the city had approved the
facility the carrier would not be complaining the ordinance was unlawful. The reason why the city
was sued is because City Council stood up to the carrier.
Chair Mason: Stated her agreement with the City Council’s decision on 123 Elm Avenue. The
unlawful denial to the Verizon application is a separate item in the lawsuit. The first item is the
city’s unlawful ordinance and then the summons and complaint states the process was too long.
City Attorney Marc Zafferano: Responded that is why we are proposing the ordinance in front the
commissioners. The City’s current wireless ordinance does not comply with the shot clocks.
Chair Mason: Acknowledged the draft ordinance restricts the city to what can reviewed pursuant
to the law. The issue was around whether the type of wireless facility can be determined by
neighborhood. Staff has chosen three designs from the 17 people that were present at the
meetings that will be applicable citywide.
Community Development Director Darcy Smith: Responded yes it was based upon public
feedback. She wanted to emphasize the ordinance and design guidelines are not restrictive and
are legally defensible.
Chair Mason: The final request was for an aerial map of all city school, federal and state
properties in San Bruno. The city’s response is the map is not available.
Senior Planner Michael Smith: Responded we have a zoning map showing open space districts
are in the city. He did not know how much that was going to drive a decision to place the facilities
only in those areas.
Chair Mason: The request for a map was to make sure that the City is accountable to the public.
28

The public and the commission has requested the maps.
Senior Planner Michael Smith: Responded we do have a map on our website by zoning district
which has the location for all the open spaces. The limitation is the viewing of other structures the
city has that may not be on the map.
Vice Chair Lagacè: Asked staff if the has its own GIS technician.
Senior Planner Michael Smith: Explained the City uses a consultant for GIS services.
Chair Mason: Asked staff if the applicant pays for the RF peer review process.
Senior Planner Michael Smith: Responded yes.
Chair Mason: Asked staff if the rate is fixed.
Community Development Director Darcy Smith: Responded we are currently working on the fee
structure but we are allowed to capture full cost recovery.
Chair Mason: Asked staff why temporary small wireless facilities are limited to 50 feet in height
but all other small wireless facilities are limited to 35 feet in height.
Community Development Director Darcy Smith: Explained how the temporary small wireless
facility is different because it is not permanent. We can reduce the height of temporary wireless
facilities to be consistent with the height requirement for permanent wireless facilities.
Chair Mason: Stated her preference for both type of wireless facilities to be limited to 35 feet in
height. Commented on page eight of the staff report under standard conditions of approval, the
maintenance of the facility would put the responsibility on the carrier?
Senior Planner Michael Smith: Confirmed the carrier would be responsible for maintenance of the
facility.
Chair Mason: Asked if facility maintenance would be a condition of approval.
Senior Planner Michael Smith: Responded yes in the standard conditions of approval for
maintenance of the structure.
Commissioner Johnson: Added in the past maintenance was included in the standard conditions
of approval and was in writing.
Public Comment –
Leslie Emlay: Spoke in opposition of the item.
Alison Fox Mazzola: Spoke in opposition of the item.
Simon Mazzola: Spoke in opposition of the item.
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Russ Stines: Spoke in opposition of the item.
Eleni Tripsa: Spoke in opposition of the item.
Chuck Zelnik: Spoke in support of the item.
Commissioner Lethin: Stated she is trying to take a balanced approach to this matter while
looking out for the well-being of the whole San Bruno. She supports the noticing radius to match
the facility range. She wants an independent consultant to confirm the necessity for closing gaps
in coverage and who has knowledge of alternate potential sites and concealment techniques.
She prefers one antenna per structure. She thinks the side mounting design is unsightly. She
thinks the max. 20” diameter pole is not appropriate for a residential neighborhood. She is
comfortable with 35ft height limit but the 50ft temporary pole would be for emergency purposes
for broader coverage. The backup generator boxes are wise and okay for placement on larger
arterial streets.
Commissioner Johnson: Stated her support for Commissioner Lethin’s comments. She wants
consistency in the public notification and encouraged the public and commissioners to submit
their comments to staff.
Vice Chair Lagacè: Asked staff why the conditions of approval on page 11, item 5 maintenance
obligation it do not have a time requirement.
Senior Planner Michael Smith: Responded staff will work on the conditions of approval to ensure
they are consistent.
Vice Chair Lagacè: To improve public notification, she suggested an opt-in mailing list on the
website for small cell projects, a status page on the website to give updates on small cell
projects, and a post on Nextdoor when there is notifications.
Community Development Director Darcy Smith: Responded at this point we will take in all
suggestions and forward them to City Council.
Vice Chair Lagacè: Asked staff to explain the current practice for RF peer review.
Senior Planner Michael Smith: Responded staff uses an outside consultant as a peer review
process and they can calculate what the maximum RF frequency would be from the antennas.
Regarding the sentiment of moving small cell facility to Public Works to speed up the process it is
not the case. Staff chose to move these projects to Public Works because that Department
regulates the right-of-way.
Vice Chair Lagacè: Asked staff if the consultant measures the RF emissions at the site at any
point.
Senior Planner Michael Smith: Responded no, the consultants don’t visit the site because all
testing is done using computer modeling software which is the most accurate.
Commissioner Hamilton: Stated thank you for the explanation why it was move to Public Works.
My concern is that the application would not go through a body that does not have public
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meetings. He asked staff for clarification regarding the condition of approval number 23 public
noticing on page 18 of 21.
Senior Planner Michael Smith: Explained the public noticing requirement for condition of approval
number 23 is related to the construction of the site. There is a public noticing in the actual
ordinance so by the time you got the conditions of approval a notice was already sent to the
neighborhood.
Chair Mason: Cited it is on page 7 of 12, 8.36.070 Public Notice Requirements. So it is on the
onset.
Senior Planner Michael Smith: Responded that is correct.
Commissioner Hamilton: Asked staff to clarify how the public would provide input on a project.
City Attorney Marc Zafferano: Responded it is difficult to balance the mandate of the FCC shot
clock with all the interest the public has in receiving notice. A robust notification process would
take more than 60 days to implement from beginning to end and thus would be subject to
successful challenge by the carriers for not meeting the shot clock.
Commissioner Johnson: Commented applicants feel delayed and if we implement anything
additional delay the applicants has a huge impact.
Chair Mason: Provided the following comments/feedback in list format:
- Chapter 8.36 Attachment 2 Section A second paragraph (1): I would recommend the
language be stricken. We are making decision because we are compliance with the
law.
- Section B she would recommend that number (4) be stricken.
- Regarding the General Definitions there is no definition of an Independent Consultant,
what does it mean.
- Temporary is also in and out of the entire document and it is not defined.
- Under 8.36.030 “his” change to “their”.
- On page 4 of 12 (3), she would like the city to create procedures and standards
governing the placement and modification of wireless facilities. How is staff going to
process these applications and complaints?
- On page 4 of 12 (5), there should be a time frame and assess a late fee.
- On page 4 of 12 (9), she would suggest taking out “subject to appeal as provided here
in” replace with “determine whether to approve subject to conditions or deny an
application and at the end establish when an appeal may be requested.
- Section 8.36.040 (B), question on (2), (3), and (4) I don’t understand. Why they do not
fall under the same requirements as the others?
City Attorney Marc Zafferano: Explained that City facilities are not subject to the same
requirements because the City does not operate wireless facilities for business purposes and the
facilities it does operate are not located in the public right-of-way.
Chair Mason: Responded she would recommend changing this because the public’s interest
outweighs the City being inconvenienced.
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City Attorney Marc Zafferano: Explained those existing facilities were approved by the Planning
Commission pursuant to the current zoning code requirements.
Chair Mason: Responded she wanted to make sure that the city would adhere to it as well.
City Attorney Marc Zafferano: Added keep in mind the carriers are authorized by law to install
facilities in the public right-of-way essentially for free.
Chair Mason: Continued to provide the following comments/feedback in list format:
- Section 8.36.050 she thinks it should be established what is a temporary wireless
facility definition and a time frame.
- Page 6 of 12 (1) they contradict each other and needs to be consistent. On the last
sentence, just to be realistic, should be two or three weeks.
- Page 7 of 12 (2) under Scope (A) Do we need an independent consultant to check the
application for completeness?
Community Development Director Darcy Smith: Responded staff will look into it.
Senior Planner Michael Smith: Reiterated there are different things that arise in an application
completeness check that sometimes staff needs a consultant to verify. In that case we would
pass the consultant cost on to the applicant.
Chair Mason: Cited:
- Section 8.36.070 page 8 of 12 she recommended adding (5) or add to (1). Add the
location of the facility be included in the notice.
- Section8.36.080 section (C) Exemptions. Is there an example?
City Attorney Marc Zafferano: Responded staff can report back on what situations might be an
example. Generally recommend ordinances include an exception procedure to address situations
that nobody has thought of.
Chair Mason: Cited:
- Section 8.36.090 page 9 of 12, she has concern over the fact the appeal goes to the
City Manager. She would like staff to explore further there really should be more of a
check and balance.
City Attorney Marc Zafferano: Responded staff is open to suggestion on a better appeal process
that can be administered within the shot clock.
Chair Mason: Suggested having special meetings or a committee only for appeals with monthly
meetings. The idea of escalating to the City Manager is not transparent and the timing for the
appeal to be filed (two days) is too short.
- Section 8.36.120 (A) (3) a. She is flexible on 35ft or 50ft but just be consistent.
- Section 8.36.120 (B) to clarify who establishes when the emergency is lifted? Need to
identify the agency.
- Section 8.36.130 who revokes the permit? Add a timeframe.
- Section 8.36.140 (D) (5) on the conditional approvals, she cited an editorial on March
18, 2018, Modesto Bee with safety concerns.
32

Added a list of things:
500ft notice
35ft or 50ft standard poles
Maintenance issue
Applications and responses be public, on the website a map of towers location
Notify attends if there are towers on schools
Contractors certify their expense ask staff if we can require it.
Asked staff how many application are in queue.
Senior Planner Michael Smith: Responded no new applications.
Community Development Director Darcy Smith: Expressed the next steps to type up comments
and present them to the City Council for consideration.
Commissioner Johnson: Requested commissioners to write up comments or highlight them so
staff can process the updates.
City Attorney Marc Zafferano: Requested to have the comments sent to staff in Word or email
format.
5. DISCUSSION
- Select the April 11, 2019 Review Committee members.
o Chair Mason, Vice Chair Lagacè, Commissioner Lethin, and Commissioner Biasotti
(standby)
Community Development Director Darcy Smith: Announced on the San Mateo Avenue
Streetscape Plan. The next drop-in pop-up community workshop will be held on Saturday, March
30th 11am to 4pm. Please spread the word. The purpose is to put out boards and get feedback
on the streetscape plan. Also, we are doing stakeholder interviews on March 28 th from 11am to
12:30pm.
Chair Mason: Asked staff who should the public contact to be included in the stakeholder
interviews.
Community Development Director Darcy Smith: Responded the project manager, Rucha Dande.
Her contact is on the website and flyer.
Commissioner Johnson: Acknowledged her experience with the League of California Cities
Planning Commissioners Academy. She walked away with the importance of an evacuation plan
for our city.
Commissioner Lethin: Added the conference was valuable and Commissioner Johnson was the
most experienced participant at the conference. She received standing ovations. All the
presenter’s slides are on the website.
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Summary of Planning Commission Comments - March 19, 2019 Meeting
Draft Small Wireless Facilities Ordinance and Draft Resolution with Small Wireless
Facilities Design and Siting Guidelines, Engineering Design Standards, and Standard
Conditions of Approval
Modifications Recommended by Staff
•

Maximum Facility Height. The Design Guidelines include a maximum pole and facility
height of 35 feet. The Ordinance maximum for temporary wireless facilities is 50 feet.
The Commission discussed changing the maximum height to 50 feet to ensure
consistency, or just keeping them different to ensure permanent facilities are as low as
possible to ensure compatibility with what is typically considered the prevailing aboveground utility pole and overhead wire heights in most residential neighborhoods in the
City. There was not consensus on what the maximum height should be for permanent
wireless facilities Support was expressed to ensure that facilities can be the maximum
height of 50 feet in an emergency to ensure broader cellular coverage deployment when
necessary.

•

Graffiti Abatement Requirement. The Commission recommended including the language
consistent with the City’s standard planning application condition of approval enabling
the City to have its graffiti removal vendor have the graffiti painted out if the permittee
does not remove it within 24 hours of being notified of the requirement to remove it.

•

Other Ordinance Comments. A detailed list of recommended minor modifications to the
Draft Ordinance was provided which were primarily minor clarifications, missing
definitions, unnecessary text (in the Purpose and Intent section), and other immaterial
changes. These include for example:
- 8.36.010 Purpose and Intent. Examine removal of (A)(1) and remove section
B(4).
- 8.36.020 General Definitions. Add definition for "Independent Consultant" and
clarify "Temporary."
- 8.36.030 Administration. General corrections and clarification.
- 8.36.050 Required Approvals. General corrections and clarification.
- 8.36.060 Application Requirements. Comments included changing the timeframe
for responses to appointment requests for the Voluntary Pre-Submittal
Conference from five working days to ten working days. Ensure clarity that the
Voluntary Pre-Submittal Conference is either required or not required.
- 8.36.070 Public Notice Requirements. Add actual location (address) of the facility
in the notice.
- 8.36.100 Appeals: Extend timeframe to file an appeal of a Director’s Decision
from two (2) business days to five (5).
- 8.36.120 Temporary Wireless Facilities. State who determines when the
emergency is lifted.
- 8.36.130 Breach; Termination of Permit. State who revokes the wireless permit
and the timeframe for removing the structure upon revocation of the permit.

ATTACHMENT 4

Summary of Planning Commission Comments – Small Wireless Facilities Ordinance and Resolution
March 19, 2019 Meeting
Page 2 of 2

Additional Comments Not Addressed in Modifications Recommended by Staff
The following is a list of comments the Commission made to change the proposed Ordinance or
Resolution that staff is not recommending be reflected in revisions because they would either be
challenging to accomplish within the shot clocks and application processing regulations of the
FCC Order and or be likely to not withstand legal challenge that they effectively prohibit the
provision of wireless telecommunications service. See staff report for a more detailed
explanation of the staff’s response.
•

Public Notification. The Ordinance includes a public notification radius of 300 feet. The
Commission recommended expanding the radius to 500 feet to match the estimated
maximum range of the facility. The Commission also recommended that the City
disseminate information about submitted applications, including posting online on the
City’s website including a map of all cell facilities/towers and all applications and City
responses, posting on Next Door, opt-in email list for notification of all applications
submitted. The Commission recommended notification of all parents of children
attending a school if a facility is proposed on a school site.

•

Independent Consultant Review. The Commission supported the Public Works Director
engaging an independent consultant to confirm the necessity for closing any “gap in
coverage,” and who has knowledge of alternate potential sites and concealment
techniques, at the expense of the applicant. The Commission recommended that a
contractor certifies a few times per year (2-4 suggested) that the RF levels remain below
the legal requirements and the cost is paid for by the carrier

•

Appeals Review. The Commission expressed the view that appeals should require a
public meeting, rather than City Manager review to ensure there are checks and
balances and the opportunity for the public to hear and comment on an appeal or to
submit an appeal. Some suggestions were to form a special committee or have a
special meeting for appeals.

•

Other Design Guidelines Comments. The Commission expressed support for limiting
one facility per structure to avoid visual clutter, and supported the undergrounding of
related equipment underground in any area in which the existing equipment is not
primarily located above ground.
Other detailed design comments included:
- Reduce the 48”width side-mounted radius maximum width.
- Reduce the 20” maximum base for new poles
- Reduce the maximum width of antenna shrouds on streetlights and traffic
signal control poles from 14” in diameter or 30 percent greater in diameter
than the streetlight pole.
- Sprinklers should be required on the poles.

MACKENZIE & ALBRITTON LLP
155 SANSOME STREET, SUITE 800
SAN FRANCISCO, CALIFORNIA 94104
TELEPHONE 415 / 288-4000
FACSIMILE 415 / 288-4010

April 5, 2019
VIA EMAIL
Darcy Smith
Community and Economic Development Director
City of San Bruno
567 El Camino Real
San Bruno, California 94066
Re: Verizon Wireless Comments to Draft Small Wireless Facilities
Ordinance and Design and Siting Guidelines
Dear Ms. Smith:
Thank you for sending us the City’s proposed draft ordinance regulating small
wireless facilities in the public right-of-way (the “Draft Ordinance”) and the draft
Council Design and Siting Guidelines, Engineering Design Standards, and Standard
Conditions of Approval For Small Wireless Facilities in the Public Right-of-Way (the
“Draft Guidelines”) on March 29, 2019 to solicit Verizon Wireless’s comments.
While Verizon Wireless appreciates administrative approval of small cells, the
draft regulations pose several conflicts with the recent Federal Communications
Commission (“FCC”) order addressing small cell approval criteria. See Accelerating
Wireless Broadband Deployment by Removing Barrier to Infrastructure Investment,
Declaratory Ruling and Third Report and Order, FCC 18-133 (September 27, 2018) (the
“Small Cells Order”). To expedite deployment of small cells and new wireless
technology, the Small Cells Order addresses aesthetic criteria for approval of qualifying
small cells, concluding that they must be: “(1) reasonable, (2) no more burdensome than
those applied to other types of infrastructure deployments, and (3) objective and
published in advance.” Id., ¶ 86. “Reasonable” standards are “technically feasible” and
meant to avoid “out-of-character deployments.” Id., ¶ 87. “Objective” standards must
“incorporate clearly-defined and ascertainable standards, applied in a principled manner.”
Id., ¶ 88.
As we explain, several requirements of the Draft Ordinance and Draft Guidelines
conflict with the FCC’s directives or state law, and those must be removed or revised.
The height limitation is especially troubling since as currently drafted, it would
effectively preclude Verizon Wireless from installing any pole-top facilities. We have
made some suggestions for revision below.
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I.

Notice Requirements Frustrate the Purpose of Administrative Approval

While administrative approval of small cells is appropriate, soliciting public
comment through notice procedures introduces subjectivity to the permitting process.
See, e.g., Draft Ordinance §§ 8.36.030(A)(8); 8.36.070. Moreover, it creates a false
impression that personal concerns would override objective standards, frustrating both
the public and applicant. Under the Small Cells Order, the FCC determined that small
cells must be reviewed under objective criteria, and for this reason, requirements for
public notice should be stricken. The public’s subjective concerns inherently cannot
factor into objective standards, which must be published in advance.
At most, notice should be provided to only to neighboring property owners and
clearly state that they are for informational purposes.
II.

Application Requirements

Draft Ordinance Section 8.36.060(B) regarding the application content is vague.
At a minimum, the City should include a cross-reference to a the application
requirements in a different part of the code or document.
III.

Conflicts With the Federal Shot Clock

A. Batch Application Limits
The Draft Ordinance allows the applicant to only submit one application per
appointment with the Director, but “may schedule successive appointments for multiple
applications whenever feasible and not prejudicial to other applicants.” Draft Ordinance
§ 8.36.060(C)(2). The FCC, however, does not limit the number of small cells or the
specific designs that can be batched under one application. The Shot Clock rules also
contemplate a mix of sites under one batch application. 47 C.F.R. § 1.6003(c)(2).
B. Shot Clock Commencement
Verizon Wireless will calculate the Shot Clock to commence upon the day it
requests a required application appointment. 47 C.F.R. § 1.6003(e).
C. Applicant Notice of Shot Clock Expiration
The Draft Ordinance requires applicants to provide notice of the Shot Clock date
at least 15 days prior to expiration, perhaps in an attempt to thwart a deemed-approval
remedy under Government Code Section 65964.1. Draft Ordinance § 8.36.070(B).
However, the Telecommunications Act squarely places responsibility with local
governments to act on applications within a reasonable period of time, and the FCC’s
Shot Clock rules reinforce this principle. The City cannot shift this burden to the
applicant. The FCC recently codified Shot Clock rules pursuant to the Small Cells Order.
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See 47 C.F.R. § 1.6003. The City is solely responsible for adhering to the Shot Clock.
Draft Ordinance Section 8.36.070(B) should be stricken.
D. Termination of Application When No Response to NOI
The City cannot deny an application without prejudice if an applicant does not
respond to a notice of incomplete within 90 days (or any period of time). The FCC’s
newly-codified rules for small cells plainly state that the Shot Clock restarts or resumes
running on the date an applicant fully responds to a timely notice. 47 C.F.R. §§
1.6003(d)(1), 1.6003(d)(3)(ii). The FCC’s rules do not allow for early, unilateral
termination. Draft Ordinance Section 8.36.060(D) is preempted by federal regulation and
must be stricken.
IV.

Consultant Fees Cannot Be Exorbitant

The Draft Ordinance grants the City authority to retain an independent consultant
to review small cell applications. Draft Ordinance § 8.36.060(E). It requires applicants
to pay a deposit for any consultant fees. Draft Ordinance § 8.36.060(E)(3). The FCC
ruled that presumptively fair and reasonable permit fees are $500 for up to five small
cells, plus $100 for each additional small cell or $1,000 for a new pole. Small Cells
Order, ¶¶ 78-79. These fee amounts are considered a “safe harbor” for cities to charge
absent satisfactory justification. Id., ¶ 80.
The FCC also ruled that exorbitant consultant fees are prohibitive. Id., ¶ 56.
These fee curtailments are consistent with the FCC’s commitment to streamline
permitting of small cells. Because the FCC requires small cells to be reviewed under
objective standards, City staff should have the expertise to evaluate compliance with
clear criteria, without seeking a second opinion from consultants. Outside consultants
should not be required for straightforward review small cells, and a consultant fee deposit
should not be required.
Furthermore, Draft Ordinance Section 8.36.070(E)(2) should be revised to be
limited to technical review regarding compliance with FCC radio frequency exposure
limits. Rather than selecting an independent consultant “satisfactory to the Director,”
Draft Ordinance Section 8.36.070(E)(1) should specify that the independent consultant
must be a Professional Engineer (“P.E.”) licensed in the State of California.
V.

Review of Alternatives is Subjective

The subjective requirement to “demonstrate[] a good-faith effort to identify and
evaluate more-preferred alternative locations through a meaningful comparative analysis”
invites comparison of designs or locations at the decision stage. Draft Ordinance §§
8.36.080(A)(3-4). The FCC Order, however, specifies that small cell criteria should be
clear at the outset. The subjective Draft Ordinance provisions should be stricken.
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VI.

Design Standards Must Be Revised to Accommodate Typical Small Cells
Required for Service
A. Design and Concealment Requirements Cannot Be Subjective

The Draft Guidelines include subjective “concealment” requirements, mandating
concealment “to the maximum extent feasible with design elements and techniques that
mimic or blend with the underlying support structure, surrounding environment and
adjacent uses with regard to appearance, size, and location.” Draft Guidelines Sections
4(a), 6(a) (“would be more aesthetically desirable”). The Draft Guidelines must be
scrubbed of any such subjective criteria for small cells to comply with the Small Cell
Order.
The City cannot limit the cumulative volume of antennas (e.g., five or nine cubic
feet) as the FCC definition of “small wireless facility” simply specifies that each antenna
is limited to three cubic feet with no other restriction. Draft Guidelines Sections 4(e),
5(e-f), and 6(c). The City does not have unlimited discretion over “concealment
elements” under either the Small Cells Order or FCC rules for eligible facilities requests.
B. Shrouding Cannot Be Mandatory
Antenna shrouds may impede frequencies that Verizon Wireless has recently
licensed from the FCC for new wireless technology, rendering them technically
infeasible. In this context, the shrouding requirements imposed by the Draft Guidelines
are unreasonable. Antenna standards for right-of-way facilities must accommodate new
higher-frequency facilities that integrate antennas and radios in one small box, and they
cannot impose shrouding, which inhibits signal propagation. We recommend revising
Draft Guidelines Sections 4(b) and 5(f) to except antenna shrouding requirements if it is
technically infeasible for signal propagation.
C. Ground Cabinets Cannot Be Banned
A prohibition on ground-mounted cabinets contradicts the Small Cells Order and
state law. The FCC definition of small cell contemplates up to 28 cubic feet of “wireless
equipment associated with the structure” without confining it to a pole or underground
vault. 47 C.F.R. § 1.6002(l)(3). Also, if other wireless carriers in the City have placed
ground-mounted equipment cabinets, the City would discriminate against wireless
carriers if they are not granted the same right. As noted, the FCC determined that
aesthetic criteria must be non-discriminatory, meaning no more burdensome than criteria
applied to “similar” infrastructure. Small Cells Order, ¶¶ 86-87.
As to state law, Public Utilities Code Section 7901 grants telephone corporations
a statewide right to place their “telephone lines along and upon any public road or
highway.” Public Utilities Code Section 233 defines “telephone line” to include “…all
conduits, ducts, poles, wires…and all other real estate, fixtures…owned, controlled,
operated, or managed in connection with or to facilitate communication by telephone,
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whether such communication is had with or without the use of transmission wires.” State
law clearly grants Verizon Wireless the right to place ground-mounted telephone
equipment. Ground cabinets are occasionally deployed to enclose batteries that provide
continued service during emergencies. The City should provide reasonable, nondiscriminatory and objective standards for ground cabinets. Design Guidelines Section
4(f).
D. Underground Requirement
The FCC determined that undergrounding requirements, similar to aesthetic
requirements, must be reasonable, non-discriminatory, and objective. Small Cells Order,
¶¶ 86, 90. The Draft Guidelines require that accessory equipment be placed underground
in rights-of-way where utilities are primarily underground. Design Guidelines Section
4(g). Undergrounding is generally infeasible due to sidewalk space constraints and
undue environmental and operational impacts for required active cooling and dewatering
equipment. Feasibility aside, this requirement is also unreasonable because small
equipment boxes on the side of a pole are not “out-of-character” among typical
infrastructure in the right-of-way, including on street light poles. Utility poles offer ideal
sites for small cells by consolidating new equipment on existing utility infrastructure. To
allow for typical small cell equipment required for service, the City should permit up to
nine cubic feet of accessory equipment on the side of a pole before any undergrounding is
considered.
E. Height Limits
The Draft Guidelines limit the height of pole to 35 feet, unless an exception
applies. Draft Guidelines Section 4(n). This height limitation contradicts the height
allowances included in the FCC’s definition of small cell, which are no less than 50 feet.
47 C.F.R. § 1.6002(l)(1).
The stated here height limit is unreasonable, as applicants must comply with
California Public Utilities Commission General Order 95, which regulates the spacing
between equipment on a utility pole. Utility poles vary in height and often exceed zone
height limits, which are arbitrary as applied to utilities in the right-of-way. Taller utility
poles can elevate antennas well above right-of-way sight lines providing superior
coverage and improved network design. By eliminating Verizon Wireless’s ability to use
pole top antenna designs, the City dictates the technology used by Verizon Wireless to
provide service, which intrudes on the exclusive federal authority over the technical and
operational aspects of wireless technology in violation of federal law. See New York
SMSA Ltd. Partnership v. Town of Clarkstown, 612 F.3d 97, 105-106 (2nd Cir. 2010).
For street light poles, the height limit may not accommodate an antenna, mounting
hardware, and small network components within a tapered shroud.
The 48” height addition limit for utility poles is unreasonable as well, since it
would prohibit use of typical four-foot antennas on utility poles. Antennas above utility
poles require a mount underneath the antenna that attaches the antenna to the pole or
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pole-top extension. Antenna mounts are conical in shape, one to two feet in height, and
conceal cables. As elements associated with antennas, the mounts are also subject to
separation requirements of General Order 95 Rule 94. The proposed 48-inch limit will
not accommodate four-foot antennas and their mounts, limiting wireless carriers to twofoot antennas which generally have a smaller coverage footprint. This will lead to the
unintended consequence of more facilities required to serve an area.
The exception established by the Draft Ordinance does not provide any
meaningful relief. Draft Ordinance § 8.36.080(C). It states that an exception can be
granted where denial of the application would “prohibit or effectively prohibit” wireless
service, but this is no longer the standard. The FCC ruled that local regulations prohibit
or have the effect of prohibiting service under the Telecommunications Act if they
“materially inhibit” “densifying a wireless network, introducing new services, or
otherwise improving service capabilities.” Small Cells Order, ¶¶ 37-40. The proposed
height limitations materially inhibit service and are not a reasonable objective standard to
limit the height.
We recommend revising Draft Guidelines Sections 4(n), 5(c), 6(c), and 7(r) to
eliminate the height limitations. We also recommend including an exception for height
that involves a site-specific analysis such as the existing height plus the height required to
accommodate the height required for the antenna and any required General Order 95
clearances.
F. New Poles
The City should amend Section 7(a) as follows:
New poles are only permitted if: (a) the applicant demonstrates that above-ground
support structures near within 200 feet of the project site either do not exist or are either
not reasonably available to the applicant or not technically feasible. . . . .
G. Integrated Equipment
Verizon Wireless and other carriers have worked hard to develop innovative
designs that incorporate all wireless equipment within a new pole. However, this is not
always feasible, especially with new technologies. Many new technologies cannot be
covered or shrouded, as the material would inhibit signal propagation. Sometimes
equipment must also be fastened to the outside of the pole. Consequently, the City
should eliminate Design Guidelines Section 7(e).
VII.

The City Cannot Restrict Locations
A. Location Preference By District

The ranking of right-of-way locations by preference could eliminate numerous
stretches of right-of-way from consideration in conflict with state law. Public Utilities
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Code Section 7901 grants telephone corporations such as Verizon Wireless the right to
place their equipment along any public road or highway, and it does not favor certain
zoning districts over others. Design Guidelines Section 8(a) should be deleted.
B. Location Preference By Pole Owner
The location and structure preferences cannot favor City-owned parcels or street
lights. If strictly applied, these preferences for City-owned assets would run afoul of
California Government Code Section 65964(c), which bars local governments from
limiting wireless facilities to sites owned by particular parties. Verizon Wireless has the
right to place its telephone equipment on joint utility poles as a member of the Northern
California Joint Pole Committee. Support structure preferences should be relaxed to
accommodate use of joint utility poles where they are found along the right-of-way,
giving them a preference equal with street light poles. We suggest that the right-of-way
structure preferences in Design Guidelines Section 8(b)simply favor the existing
structures in the proposed list over new poles.
VIII.

Conclusion

The Draft Ordinance and Draft Guidelines require revisions to comply with new
FCC regulations addressing small cell approval criteria and state law granting telephone
corporations the right to use the right-of-way. Please feel free to contact us with any
questions regarding these comments.
Very truly yours,
Melanie Sengupta
cc: Marc Zafferano, Esq.
Gail Karish

Rico E. Medina, Mayor
Irene O’Connell, Vice Mayor
Laura Davis, Councilmember
Marty Medina, Councilmember
Michael Salazar, Councilmember

AGENDA
SAN BRUNO CITY COUNCIL
May 14, 2019
7:00 p.m.
Meeting Location: San Bruno Senior Center, 1555 Crystal Springs Road, San Bruno, CA
City Council meetings are conducted in accordance with Roberts Rules of Order Newly Revised and City Council Rules of Procedure.
All regular Council meetings are recorded and televised on CATV Channel 1 and replayed the following Thursday, at 2:00 pm.
Recordings of the City Council meetings are available for listening at the City Clerk's Office and video of the City Council meetings may
be viewed at www.sanbruno.ca.gov. Audio CDs with recordings of City Council meetings may be purchased at the City Clerk’s office,
or may be listened to at the San Bruno Library. In compliance with the Americans with Disabilities Act, individuals requiring reasonable
accommodations or appropriate alternative formats for notices, agendas and records for this meeting should notify us 48 hours prior to
meeting. Please call the City Clerk’s Office 650-616-7061, or email your request to Melissa Thurman, City Clerk at
mthurman@sanbruno.ca.gov.

Thanks to the San Bruno Garden Club for providing the floral arrangement.

1. CALL TO ORDER
2. ROLL CALL/PLEDGE OF ALLEGIANCE
3. PUBLIC COMMENT ON ITEMS NOT ON AGENDA:
Individuals allowed three minutes, groups in attendance, five minutes. It is the Council's policy to refer matters raised in this forum
to staff for investigation and/or action where appropriate. The Brown Act prohibits the Council from discussing or acting upon any
matter not agendized pursuant to State Law.

4. ANNOUNCEMENTS/PRESENTATIONS:
a. Present 25 Year Service Award to San Bruno Fire Department Battalion Chief Michael
Kennedy.
b. Present 35 Year Service Award to San Bruno Community Services Department Maintenance
Worker Kevin Mahar.
c. Present Proclamation Declaring May 12-18, 2019 National Police Week in San Bruno and
Announce Police Recognition Day at Tanforan Mall to be held on Saturday, May 18th.
d. Present Proclamation Declaring May 19-25, 2019 as Public Works Week in San Bruno.
e. The 6th Annual Community Day in the Park event will be held on Sunday, June 2nd at City
Park immediately following the 79th Annual Posy Parade which Begins at 11:00 a.m. on San
Mateo Ave at Kains Avenue & goes from there along El Camino Real and Crystal Springs
Road to City Park.
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5. CONSENT CALENDAR:
All items are considered routine or implement an earlier Council action and may be enacted by one motion; there will be no
separate discussion, unless requested.

a.
b.
c.
d.

Accept Accounts Payable of April 22, April 29 and May 7, 2019.
Accept Payroll for April 19 and May 3, 2019.
Accept Investment Reports Dated February 28, 2019.
Accept Draft Meeting Minutes for the Special and Regular Meetings of March 12 and April
23, 2019.
e. Adopt Resolution Denying an Appeal of the Community and Economic Development
Director’s November 28, 2018 Determination Related to the Parking Exception for the 406418 San Mateo Avenue Development Project.
f. Adopt Resolution Authorizing Examination of Sales, Use and Transactions Tax Records.
6. PUBLIC HEARING:
a. Hold Public Hearing, Waive First Reading and Adopt Ordinance Enacting 4.43% Rate
Increase for Recology San Bruno Garbage and Recycling Service to be Effective July 1,
2019.
b. Hold Public Hearing and Take the Following Actions to Approve the Nine-Unit Multi-Family
Residential Project at 500 Sylvan Avenue:
 Adopt a CEQA Conformity Determination for the Proposed Multi-Family Residential
Development at 500 Sylvan Avenue;
 Waive First Reading and Introduce an Ordinance Amending Chapter 12.96 of the
San Bruno Municipal Code to Establish a Planned Development District, Update the
Zoning Map, and Adopt a Development Plan for the Multi-Family Residential
Development located at 500 Sylvan Avenue; and
 Adopt a Resolution Approving a Planned Development Permit, Architectural Review
Permit, Conditional Use Permit, and Authorize the City Manager to Execute a
Development Impact Fee Agreement for the Multi-Family Residential Development
located at 500 Sylvan Avenue.
7. CONDUCT OF BUSINESS:
a. Receive Third-Quarter Financial Update Report as of March 31, 2019 and Adopt a
Resolution Approving the Third-Quarter Budget Amendment for the FY2018-19 Operating
and Capital Budget.
8. COMMENTS FROM COUNCIL MEMBERS
9. ADJOURNMENT:
The next Regular City Council Meeting will be held on May 28, 2019 at 7:00 p.m. at the
Senior Center, 1555 Crystal Springs Road, San Bruno.
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ITEM 5.c.

Rico E. Medina, Mayor
Irene O’Connell, Vice Mayor
Laura Davis, Councilmember
Marty Medina, Councilmember
Michael Salazar, Councilmember

The City Council held a Special Closed Session Meeting on March 12, 2019 at 5:30 p.m.
regarding Existing Litigation. The meeting adjourned at 6:50 p.m.

MINUTES
SAN BRUNO CITY COUNCIL
March 12, 2019
7:00 p.m.
Meeting Location: San Bruno Senior Center, 1555 Crystal Springs Road, San Bruno, CA
1. CALL TO ORDER
2. ROLL CALL/PLEDGE OF ALLEGIANCE – All Council Members were present.
3. PUBLIC COMMENT ON ITEMS NOT ON AGENDA:
The following members of the public spoke during Public Comment:
 Donald Mangel – Spoke of new parking regulations.
 Leslie Emlay – Spoke regarding cell towers in San Bruno.
 Chris – Spoke regarding vegetation along Crystal Springs Rd.
 Sandra Perez-Vargas – Thanked the Chief of Police for parking improvements.
 Simon Mazzola – Spoke regarding growth in San Bruno.
 Isin Al-Otat – Spoke regarding cell towers and concerns for San Bruno.
 Reyna Burgos – Spoke regarding concerns about sidewalk blocking.
 Tim O’Brien – Spoke regarding concerns about sidewalk blocking.
4. ANNOUNCEMENTS/PRESENTATIONS:
a. Ceremonial Swearing In of Newly Appointed Planning Commissioners Tom Hamilton and
Valentine Morgan
Melissa Thurman, City Clerk swore Tom Hamilton and Valentine Morgan into the Planning
Commission.
b. Presentation from the San Mateo County Mosquito and Vector Control District
Bryan Weber, San Mateo County Mosquito and Vector Control District, presented the item.
c. Receive the Annual Report from the Community Preparedness Committee
Ron LaPedis, Community Preparedness Committee Chair, presented the item.
5.

CONSENT CALENDAR:
All items are considered routine or implement an earlier Council action and may be enacted by one motion; there will be no
separate discussion, unless requested.

a. Accept Accounts Payable of February 25 and March 4, 2019
b. Accept Payroll for February 22, 2019

ITEM 5.d.
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c. Accept Draft Meeting Minutes for the Special and Regular Meetings of February 26, 2019.
d. Waive Second Reading and Adopt an Ordinance Adding Chapter 11.40 to Title 11
(Buildings, Construction and Fire Protection) of the San Bruno Municipal Code Establishing
Floodplain Management Requirements.
e. Adopt Resolution Authorizing the City Manager to Execute the 2018 Amendments to the
Water Supply Agreement with the City and County of San Francisco and the Wholesale
Customers in Alameda County, San Mateo County, and Santa Clara County.
f. Adopt Resolution:
 Approving the Design;
 Authorizing the City Manager to Execute a Construction Contract with Sposeto
Engineering, Inc. for the El Camino Real / Angus Avenue Intersection
Improvement Project in the Amount of $248,557;
 Approving a Construction Contingency of $40,000;
 Appropriating $65,000 from Measure A Fund; and
 Approving a Total Project Budget in the Amount of $395,000
g. Adopt Resolution Authorizing the City Manager to Execute an Agreement with Wilsey Ham for
the Design of the Avenues 2-1 and 2-2 Sewer and Water Main Replacement Project in an
Amount Not to Exceed $610,000
h. Adopt Resolution Appropriating $85,000 from the General Fund Balance to Support
Revenue Enhancement Strategies through Conducting a Community Priorities Survey,
Public Outreach/Education Efforts, and Obtaining Project Management Services
i. Adopt Resolution Authorizing the Purchase of One Fire Department Replacement Vehicle in
an Amount Not to Exceed $45,000.
j. Adopt Resolution Authorizing the City Manager to Purchase New Oven Range for San
Bruno Senior Center from County Restaurant Supply Not to Exceed $6,334 Appropriating
Funds from the Senior Center Equipment Reserve.
k. Adopt Resolution Denying and Revoking Cardroom Work Permit.
Marty Medina, Council Member requested items 5.e. and 5.f. be pulled for further discussion.
M/S Salazar/O’Connell to approve the Consent Calendar, excluding items 5.e. and 5.f. Motion
carried unanimously by voice vote.
After a brief discussion, the City Council voted unanimously by voice vote to move item 5.e. to
the regular meeting of March 26, 2019.
M/S O’Connell/Salazar to approve item 5.f. Motion carried unanimously by voice vote.
6. CONDUCT OF BUSINESS:
a.

Adopt Resolution Endorsing the San Mateo County Flood and Sea Level Rise Resiliency
Agency Proposal and Authorizing the City Manager to Include the Expenditure of $40,000
Annually in the Proposed Operating Budgets for the Next Three Fiscal Years (FY 2019-20, FY
2020-21 and FY 2021-22) to Support the Agency Start-Up.

Larry Patterson, C/CAG Representative, presented the report.
M/S O’Connell/Davis to adopt a resolution endorsing the San Mateo County Flood and Sea Level
Rise Resiliency Agency proposal and authorizing the City Manager to include the expenditure of
$40,000 annually in the proposed Operating Budgets for the next three fiscal years (FY 2019-20, FY
2020-21 and FY 2021-22 to support the agency start-up. Motion carried unanimously by roll call
vote.
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b. Adopt Resolution Authorizing the City Manager to Execute an Agreement with Griffin Structures
for Project and Construction Management Services for the Recreation and Aquatics Center
Project in an Amount Not to Exceed $1,079,000 to be Funded through a Grant from the San
Bruno Community Foundation.
Jimmy Tan, Public Works Director, presented the report.
The following member of the public spoke regarding this item:
 Simon Mazzola – Spoke regarding concerns future costs for the project.
M/S Davis/O’Connell to adopt a resolution authorizing the City Manager to execute an agreement
with Griffin Structures for project and construction management services for the Recreation and
Aquatics Center Project in an amount not to exceed $1,079,000 to be funded through a grant from
the San Bruno Community Foundation. Motion carried unanimously by roll call vote.
c.

Adopt Resolution Initiating Property Owner Notice and Protest Process as Required by
Proposition 218 for FY2019-20 Garbage Rate Increase Proposed by Recology San Bruno.

Keith DeMartini, Finance Director, presented the report.
M/S Salazar/Davis to adopt a resolution initiating property owner notice and protest process as
required by Proposition 218 for FY 2019-20 Garbage Rate Increase proposed by Recology San
Bruno.
d.

Adopt Resolution Appropriating $8,480 from the Restricted Revenues Fund, City Art Program
Fees for the Creation and Installation of Art onto Three Traffic Signal Controller Boxes.

Tim Wallace, Community Services Superintendent, presented the report.
M/S Salazar/O’Connell to adopt a resolution appropriating $8,480 from the Restricted Revenues
Fund, City Art Program Fees for the creation and installation of art onto three traffic signal controller
boxes. Motion carried unanimously by roll call vote.
Rico Medina, Mayor, announced a five minute recess at 10:00 p.m. The meeting resumed at 10:05
p.m.
e.

Receive Presentation and Cable Enterprise Business Plan.

Sandeep Krishnamurthy, San Bruno Cable Director, presented the report.
The following member of the public spoke regarding this item:
 Chris – spoke in opposition of the item.
Discussion item only. No motion taken.
7. COMMENTS FROM COUNCIL MEMBERS - None
8. ADJOURNMENT – The meeting adjourned at 11:32 p.m.
The next Regular City Council Meeting will be held on March 26, 2019 at 7:00 p.m. at the
Senior Center, 1555 Crystal Springs Road, San Bruno.
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Minutes were prepared by Melissa Thurman, City Clerk, and are respectfully submitted for
approval at the City Council meeting on May 14, 2019.

____________________________
Melissa Thurman, CMC
City Clerk

____________________________
Rico E. Medina
Mayor

Rico E. Medina, Mayor
Irene O’Connell, Vice Mayor
Laura Davis, Councilmember
Marty Medina, Councilmember
Michael Salazar, Councilmember

The City Council held a Special Closed Session Meeting on April 23, 2019 at 6:00 p.m.
regarding Significant Exposure to Litigation. The meeting adjourned at 6:55 p.m.

MINUTES
SAN BRUNO CITY COUNCIL
April 23, 2019
7:00 p.m.
Meeting Location: San Bruno Senior Center, 1555 Crystal Springs Road, San Bruno, CA
1. CALL TO ORDER
2. ROLL CALL/PLEDGE OF ALLEGIANCE – All Council Members were present.
3. PUBLIC COMMENT ON ITEMS NOT ON AGENDA:
The following members of the public spoke during Public Comment:
 John Barrelier – Gave praise to a volunteer dance teacher at the San Bruno Senior
Center.
 Ryan Mrsny – Spoke regarding a public records request.
 Tim O’Brien – Spoke in opposition of a potential sales tax increase.
4. ANNOUNCEMENTS/PRESENTATIONS:
a. Recology San Bruno will host a free Compost Give Away, to celebrate Earth Day on
Saturday, April 27th, from 8:00 a.m. to 11:00 a.m., at Beckner Shelter in San Bruno Park.
Bring your own bucket.
b. Operation Clean Sweep Coordinated by the Beautification Task Force will be held on
Saturday May 4th beginning at 9:00 a.m. at City Park. To register, please visit the City’s
website at www.sanbruno.ca.gov
c. The City of San Bruno is offering up to 200 private trees to San Bruno property owners
through a partnership with the California Initiative to Reduce Carbon and Limit Emissions
(Circle 3.0). This program is part of a statewide project, and a great way to help the
environment and save money. Visit the City’s homepage for program details at
www.sanbruno.ca.gov or contact the Community Services Department at (650) 616-7187.
d. Receive the Annual Report from the Bicycle & Pedestrian Advisory Committee.
Dave Nigel, Bicycle & Pedestrian Advisory Committee Chair presented the item.
e. Receive Presentation on the Results of the Community Priorities Survey.
Brian Godbe, Godbe Research and Jennifer Longley, Lew Edwards Group presented
the item.
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5.

CONSENT CALENDAR:
a. Accept Accounts Payable of April 8 and 15, 2019.
b. Accept Payroll for April 5, 2019.
c. Adopt Resolution Authorizing Temporary Road Closure of Various Streets in Conjunction with the
79th Annual Posy Parade and 6th Annual Community Day in the Park.

M/S Salazar/O’Connell to approve the Consent Calendar. Motion carried unanimously by
voice vote.
6. CONDUCT OF BUSINESS:
a. Schedule Budget Meetings to Review the Proposed Fiscal Year 2019-20 Annual Operating
and Capital Improvement Program Budgets.
Keith DeMartini, Finance Director, presented the report.
The City Council scheduled May 29, June 11 and June 25, 2019 for the Budget Meetings, and
will hold another meeting on June 18, 2019, if necessary.
b. Appoint Youth Representative to the Parks & Recreation Commission.
M/S O’Connell/Salazar to appoint Nadia Koshafa to the position of Parks & Recreation
Commission Youth Representative. Motion carried unanimously by voice vote.
c. Adopt Resolution Approving the Design, Authorizing the City Manager to Execute a
Construction Contract with Golden Bay Construction, Inc. for the Installation of Bulb-Outs for
the Transit Corridor Pedestrian Connection Improvement Phase 2 Project at the
Intersections of San Bruno Avenue and Easton, Masson, Mills Avenues in the Amount of
$613,002, Approving a Construction Contingency of $92,000, Appropriating $75,000 from
Measure A, and Approving a Total Budget in the Amount of $924,291.
Hae-Won Ritchie, Public Works Deputy Director, presented the report.
M/S Salazar/Davis to adopt a resolution approving the design, authorizing the City Manager to
execute a construction contract with Golden Bay Construction, Inc. for the installation of bulbouts for the Transit Corridor Pedestrian Connection Improvement Phase 2 Project at the
intersections of San Bruno Avenue and Easton, Masson, Mills Avenues in the amount of
$613,002, approving a construction contingency of $92,000, appropriating $75,000 from
Measure A and approving a total budget in the amount of $924,291. Motion carried
unanimously by roll call vote.
d. Receive and Authorize Mayor to Sign Statement of Concern to California Senate Bill 50
(Wiener), as Amended, on Housing, Opportunity, Mobility, Equity, and Stability Act, and its
Impact to the City of San Bruno.
Jovan Grogan, City Manager, presented the report.
The City Council provided direction to staff regarding language for the Statement of Concern
and authorized the City Manager to send the letter to Senator Wiener and other California
Senators and Congress Officials.
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7. COMMENTS FROM COUNCIL MEMBERS
Marty Medina, Council Member, announced Dia de los Ninos for Saturday, April 27, 2019.
8. ADJOURNMENT – The meeting adjourned at 9:18 p.m.
The next Regular City Council Meeting will be held on May 14, 2019 at 7:00 p.m. at the
Senior Center, 1555 Crystal Springs Road, San Bruno.
Minutes were prepared by Melissa Thurman, City Clerk, and are respectfully submitted for approval
at the City Council meeting on May 14, 2019.

____________________________
Melissa Thurman, CMC
City Clerk

____________________________
Rico E. Medina
Mayor

City Council Agenda Item
Staff Report
CITY OF SAN BRUNO
DATE:

May 14, 2019

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Darcy Smith, Community and Economic Development Director

SUBJECT:

Adopt Resolution Denying an Appeal of the Community and Economic
Development Director’s November 28, 2018 Determination Related to the
Parking Exception for the 406-418 San Mateo Avenue Development
Project

BACKGROUND:
On April 9, 2019, the City Council conducted a duly noticed public hearing on an appeal
pursuant to San Bruno Municipal Code Section 1.32 of the Community and Economic
Development Director’s Determination related to the Parking Exception for the 406-418 San
Mateo Avenue development project. The City Council received the staff report, testimony and
evidence from the appellant and members of the public, considered additional material
submitted in writing directly to the City Council by the appellant on April 9, 2019, closed the
public hearing, and at the conclusion of the public hearing, after carefully considering all
evidence and testimony presented, the City Council voted to deny the appeal by motion on a 40 vote, subject to its subsequent adoption of a resolution setting forth its factual and legal
findings in support of said motion. This resolution is attached for adoption.
A summary of the events leading up to the April 9, 2019 public hearing on the appeal is
provided below for background.







In October 2014, the development of a mixed-use project with 83 residential units, five
individual ground floor tenant spaces (with either specialty restaurant and/or retail uses)
in approximately 6,975 square feet, and a sub-grade parking garage was approved at
406-418 San Mateo Avenue. The site is located at the southern entrance to downtown
San Bruno on the corner of San Mateo Avenue and Taylor Avenue.
Project approvals included a Parking Exception, requiring that 106 parking spaces be
provided for residential uses, with no parking provided on site for the employees or
customers of the ground floor specialty restaurant and/or retail uses.
In making the Parking Exception Findings, the Planning Commission and City Council
relied the project plans and on representations made on the record by the project
applicant and property owner that five tenant spaces with either specialty restaurant
and/or retail uses would occupy the five ground floor tenant spaces, and that there would
not be a sit-down restaurant proposed for those spaces. The approved project plans
were consistent with these representations.
The approved project plans and Parking Exception were issued to the property owner
and developer at that time, Signature Land Advisors. In 2015, a California Public
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Employees Retirement System (CalPERS) investment entity acquired the property and
the development entitlements from Signature Land Advisors.
Building permits were issued to the current developer, Sares Regis, in September 2016.
In July 2018, City staff were contacted by representatives of the Seapot restaurant –
inquiring about the establishment of a single sit-down restaurant within all the five
individual tenant spaces.
Staff immediately contacted the developer and meetings were scheduled with the
developer and representatives of the proposed restaurant in August, September and
October 2018 to discuss the proposal and the required development review process.
City issued a staff determination letter on November 28, 2018 which stated that “the
proposed restaurant does not conform to the Parking Exception approved for this project
in City Council Resolution No. 2014-112”.
o The letter also detailed the development review process that will be required for
the developer or tenant to obtain City approval of a proposed sit-down restaurant.
o The letter notes that the proposed restaurant would have a calculated Zoning
Code off-street parking demand of 100 parking spaces, which was not presented
or discussed when the Parking Exception was granted by the Planning
Commission and the City Council
On January 28, 2018, the developer appealed the staff determination in regard to the
proposed sit-down restaurant.
On April 9, 2019, the City Council conducted a duly noticed public hearing on the appeal.
At the conclusion of the April 9, 2019 public hearing, after carefully considering all
evidence and testimony presented, the City Council voted to deny the appeal, subject to
its subsequent adoption of a resolution setting forth its factual and legal findings in
support of said motion.

DISCUSSION:
The attached resolution sets forth the factual and legal findings in support of the City Council’s
motion at the April 9, 2019 City Council public hearing to deny the appeal.
FISCAL IMPACT:
None.
ALTERNATIVES:
1. Direct that the item be continued to a future meeting to adopt revised findings.
RECOMMENDATION:
Adopt Resolution Denying an Appeal of the Community and Economic Development Director’s
November 28, 2018 Determination Related to the Parking Exception for the 406-418 San Mateo
Avenue Development Project
DISTRIBUTION:
Appellant
Property Owner
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ATTACHMENTS:
1. Resolution
DATE PREPARED:
May 6, 2019

RESOLUTION NO. 2019 - __
RESOLUTION DENYING AN APPEAL OF THE COMMUNITY AND ECONOMIC DEVELOPMENT
DIRECTOR’S NOVEMBER 28, 2018 DETERMINATION RELATED TO THE PARKING EXCEPTION
FOR THE 406-418 SAN MATEO AVENUE DEVELOPMENT PROJECT
WHEREAS, by letter dated November 28, 2018, the Community and Economic Development
Director notified the developer of the 406-418 San Mateo Avenue Development Project (“the Project”)
of her interpretation of the scope and effect of a “Parking Exception” that the City Council approved for
the Project, on October 28, 2014; and
WHEREAS, by letter dated January 28, 2019, the Project owner, San Bruno, LLC, purported
to file an appeal of that determination pursuant to Section 1.32 of the San Bruno Municipal Code; and
WHEREAS, on April 9, 2019, the City Council held a duly noticed public hearing on said
appeal; and
WHEREAS, at the conclusion of the April 9, 2019 public hearing, after carefully considering all
evidence and testimony presented, the City Council voted to deny the appeal, subject to its
subsequent adoption of a resolution setting forth its factual and legal findings in support of said
motion;
NOW, THEREFORE, BE IT RESOLVED by the San Bruno City Council that the appeal is denied
based on the following findings of fact and conclusions of law.

Findings of Fact
On October 28, 2014, the City Council adopted a series of resolutions plus an ordinance
approving various entitlements for the Project, which was then identified as the “Plaza Project.” The
Project consists of a three-story mixed-use commercial and residential development that included 6,975
square feet of commercial space, 83 residential units, and a sub-grade parking garage containing 106
parking spaces.
Those resolutions included Resolution No. 2014-112, approving a conditional use permit
(permitting ground floor residential uses) and a “Parking Exception” for the Project (hereafter, “the 2014
Parking Exception”). Resolution 2014-112 included various recitals generally describing the Project and
its background. It did not impose any conditions on the City Council’s approval of the 2014 Parking
Exception.
Those resolutions also included Resolution No. 2014-114, approving an architectural review
permit for the Project. That resolution imposed over 200 detailed conditions of approval, including
Condition No. I(3) requiring that the Project be built according to the approved Project plans “except as
required to be modified by these Conditions of Approval” and that “[a]ny modification to the approved
plans shall require review and approval by the Community Development Director.”
The Project’s approved plans depict that the 6,975 square feet of commercial space will be built
as five separate commercial tenant spaces. The layout and design of those spaces, as shown in the
approved plans, depict a layout consistent with specialty restaurant and/or retail uses. The approved
plans to not indicate that the entire commercial space would be used for a single sit-down restaurant.
During the public hearings that both the Planning Commission and the City Council held on the
Project on October 7 and October 28, 2014, the representative for the Project applicant made repeated
representations to the Commissioners and the Councilmembers that the Project’s commercial space
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would not accommodate a single sit-down restaurant. Some of those representations are documented
on page 9 of the April 9, 2019 staff report for the present appeal.
In September 2016, the City approved building permits for the Project. The building permit plans
accompanying those building permits continue to depict five individual commercial tenant spaces for the
commercial area. Those plans do not depict installation of any improvements suggesting that the entire
space will be devoted to a single sit-down restaurant, including no installation of central seating, tables,
exhaust hoods and venting, walk-in refrigerators and freezers, commercial (sit-down restaurant-sized)
ovens and stoves, or commercial (restaurant-sized) dishwashers.
The Project is currently under construction with the residential component estimated to be
completed within 1-2 months.
In July 2018, City staff was contacted by the restaurant Seapot, asking about the potential
establishment of a single sit-down restaurant within the five individual tenant spaces. Prior to that date,
City staff had not been aware of any intent by the Project developer to have a single tenant (sit-down
restaurant or other) occupy all five spaces.
City staff held a series of meetings with representatives of the proposed restaurant in August,
September, and October 2018. Those meetings did not result in any confirmation that the City could or
would issue a building permit to allow development of a single sit-down restaurant in the Project’s five
commercial spaces.
In November 2018, City staff was notified that Seapot intended to submit an application for a
building permit for a proposed sit-down restaurant to occupy the Project’s entire commercial space. City
staff thus completed a thorough and comprehensive review of the Project approvals, project plans, and
other evidence in the record regarding whether such a use complied with the City’s zoning requirements.
As a result of that review, the City’s Community Development Director issued her November 28,
2018 letter, that is the subject of the present appeal. That letter notified the Project developer that the
proposed restaurant use was not within the scope of the 2014 Parking Exception. She further informed
the developer of her determination “that the changes to the proposed ground floor retail use are
significant enough to require a modification of the originally approved Parking Exception, which is
required to be reviewed and approved by the Planning Commission. Without the Modification of the
previously approved Parking Exception, the Planning staff will be unable to approve a future building
permit for a single restaurant use in this ground floor space, because staff will be unable to find the
permit in compliance with San Bruno Municipal Code Chapter 12.100 and the approved Parking
Exception.”
To date, neither Seapot nor any representative of the Project developer have filed an application
for such a building permit, nor have they filed any application to modify the 2014 Parking Exception.
Instead, the Owner has submitted a letter dated January 28, 2019, purporting to appeal the Community
Development Director’s November 28, 2018 letter, which the appeal identifies as an “administrative
decision.”
Conclusions of Law
Section 1.32.020 of the San Bruno Municipal Code authorizes a “person aggrieved by an
administrative action taken by” a City officer to appeal that action to the City Council. While the Council is
exercising its discretion to consider the merits of the issues raised in the present purported appeal, it is
important to emphasize that the Community Development Director has not actually taken any
administrative action against the appellant. Rather, her November 28, 2018 letter constitutes a courtesy
notification of her interpretation both of the requirements of the City’s Zoning Code and of the meaning
and scope of the Parking Exception approved via Resolution No. 2014-112 (hereafter, “the 2014 Parking
Exception”). Said letter has no independent legal effect beyond that—it does not constitute a denial of
any permit application or any other formal administrative action.
The City’s Zoning Code is codified in Chapter 12, Article III, of the San Bruno Municipal Code.

The Project site is zoned “Central Business District” (CBD). Under this zoning classification, a
restaurant is a permitted land use (unless it serves alcohol, in which case a conditional use permit would
be required). The City’s Zoning Code includes various classifications of restaurants, including
“Restaurant,” “Specialty Restaurant,” and “Drive-In Eating Place,” and the Zoning Code also separately
recognizes that some grocery stores may include a specialty restaurant as a subordinate use.
Under the City’s Zoning Code, a land-owner may obtain a building permit for any “permitted use”
without discretionary review by the City, so long as the proposed use complies with all of the ministerial
requirements of the Zoning Code. As is relevant here, Chapter 12.100 of the Zoning Code sets forth the
City’s requirements for Off-Street Parking for all permitted land uses. All development within the City
generally must comply with these parking requirements, unless the City approves a “Parking Exception”
under section 12.100.120.
There is no dispute that the location of a sit-down restaurant at the Project site would not comply
with the parking requirements codified in Chapter 12.100, unless additional parking is provided. Thus,
the primary issue raised in this appeal is whether the 2014 Parking Exception the City Council previously
approved via Resolution No. 2014-112 already authorizes such a sit-down restaurant to occupy all five
proposed commercial spaces shown on the approved Project Plans. If the 2014 Parking Exception does
not so authorize such a restaurant, then the City may not issue a building permit for such a restaurant
unless the Project developer obtains a new or modified Parking Exception, or unless the Project
developer provides additional parking to accommodate the sit-down restaurant.
The issue presented by this appeal is thus ministerial in nature (though resolving that issue
requires resolution of disputed factual questions). If the 2014 Parking Exception is interpreted to already
authorize such a land use on the Project site, the City would have no discretion to deny a building permit
on the basis of not meeting the parking requirements of Chapter 12.100. Likewise, if the 2014 Parking
Exception is not interpreted to authorize such a restaurant, the City would have no discretion to approve
such a building permit absent compliance with Chapter 12.100. Thus, while the appellant characterizes
the City’s action here as a regulatory taking of its property rights, the City’s role is actually limited to
making a factual and legal interpretation of the meaning and effect of Resolution 2014-112 and of the
scope of the 2014 Parking Exception. The City is not exercising any discretion beyond interpreting the
documents before it.
Based on its review of all of the evidence presented, the Council is persuaded that the 2014
Parking Exception did not and does not approve a parking exception for the use of the Project’s entire
commercial space for a single sit-down restaurant. In approving the 2014 Parking Exception, Resolution
2014-112 only approved a parking exception for the land uses and proposed development that were
actually reflected in the Project application materials that were then before the City Council. Those
materials, including the actual approved Project Plans, only depicted five smaller individual commercial
tenant spaces. As proposed and designed, those spaces would allow for “Specialty Restaurant” uses in
some or all of the five spaces, but they would not allow for a single “Restaurant” use in the entirety of the
commercial space. On this point, the Council finds persuasive the analysis of the Community
Development Director, as set forth in her April 9, 2019 staff report.
The Council’s present determination follows from the Project Plans and other application materials
that were before the Council in 2014. That determination is further strongly supported by the testimony of
the representative of the Project applicant before the Planning Commission and the City Council at the
October 7 and October 28, 2014 public hearings (as quoted and documented on page 9 of the April 9,
2019 staff report for the present appeal). In that testimony, the applicant expressly disavowed any intent
to develop a sit-down restaurant in the commercial space and affirmatively represented that the Project
Plans do not allow for such a use.
As referenced in Condition No. I(3) quoted above (from Resolution No. 2014-114, Ex. A), the
Community Development Director may approve certain modifications to the Project Plans that were
approved by the City Council. However, the Director may only approve modifications when such
approval is authorized under the City’s Zoning Code. Nor would any such Director-approved
modifications avoid the need for the developer to obtain a new or revised Parking Exception, to the extent

that any such modifications authorized a materially different land use than was reflected in the approved
Project Plans. Moreover, the Community and Economic Development Director has never actually
purported to approve any modification to the Project Plans that would authorize use of the commercial
spaces as a single large sit-down restaurant.
Contrary to Appellant’s various arguments, the City’s present determinations do not reflect any
factual, legal, or policy changes from any of the City’s prior actions. The City is merely determining that
the 2014 Parking Exception did not include approval of a parking exception for any land uses that were
not actually reflected in the approved Project Plans. This determination is without prejudice to the
Owner’s right to apply for a new or modified parking exception under section 12.100.120.
Conclusion
Based on the foregoing Findings of Fact and Conclusions of Law, the Council denies the present
appeal.
---oOo--I hereby certify that foregoing Resolution No. 2019 - __
was adopted by the San Bruno City Council at a regular meeting on
May 14, 2019, by the following vote:
AYES: Councilmembers:
NOES: Councilmembers:
ABSENT: Councilmembers:

_________________________________
Melissa Thurman, City Clerk

City Council Agenda Item
Staff Report

CITY OF SAN BRUNO

DATE:

May 14, 2019

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Keith DeMartini, Finance Director

SUBJECT:

Resolution Authorizing Examination of Sales, Use and Transactions Tax
Records

BACKGROUND:
One of the most essential aspects of prudent financial management of the City is ensuring that
all revenues to which the City is entitled are received and that future revenues are accurately
allocated and forecasted. Sales tax revenue management and projection, audit and recovery
services is a highly specialized area that requires expertise in working with the California
Department of Tax and Fee Administration (CDTFA) to research, identify, and correct sales tax
misallocations.
Sales and use tax is a critical revenue source for the City’s General Fund. In FY2018-19, sales
and use tax revenues is budgeted at $7.8 Million, or 17%, of total General Fund revenue
sources. The City has contracted with MuniServices, an Avenu Insights and Analytics
Company, since January of 1987 to receive quarterly sales and use tax data and economic
analysis for the City of San Bruno to allow City staff to monitor tax revenue. This data helps
facilitate more accurate revenue projections during the operating year as well as develop
revenue projects for the upcoming budget cycle.
While MuniServices has served the City well over the past 32 years, staff believes it is
advantageous and in the best interest of the City to rotate to a new sales tax consultant. Staff
intends to execute a contract with Hinderliter, de Llamas and Associates (HdL) for sales, uses
and transactions tax audit and information services.
DISCUSSION:
HdL is a highly qualified company and has long-standing and documented success in audit
recoveries. They have experienced and qualified staff, have proposed a methodology that
would be used to maximize City revenues, financial stability, available resources, and
competitive pricing for the City. HdL also offers additional reports and analysis on sales tax
trends and economic factors that staff will use to more accurately project sales tax revenues into
the future.
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HdL was founded in 1983 and provides sales and use tax analysis and auditing services to
many cities and counties throughout the state. HdL’s services also include enhanced budget
forecasting and non-confidential publications that can be utilized by the City’s Community and
Economic Development staff, which staff believes will be of benefit to the City.
The City’s business requirements have evolved in recent years suggesting the need to contract
with outside, independent audit professionals for a broader array of audit and revenue
enhancement services. These services include sales, use and transactions tax, business
license taxes, transient occupancy taxes (TOT) and property tax. The City recently executed
agreements with HdL for business license, TOT and property tax audit services, and those
audits are underway.
Executing an agreement with HdL is within the City Manager’s approval authority and does not
require the City Council’s approval. In order for the City to enter into a contract with HdL for
sales tax advisory services, the CDTFA requires that the attached resolution authorizing
examination of the City’s sales, use and transactions tax records be approved by the City
Council.
FISCAL IMPACT:
There is no fiscal impact directly associated with authorizing HdL to examine the City’s sales,
uses and transactions tax records.
Staff expects the HdL consultant costs to be similar to MuniServices. The City will pay HdL an
annual reporting and database access fee of $5,400, provide specific employer, demographic
and economic reports as requested by the City and annually to include in the City’s
comprehensive annual financial report (CAFR).
The structure of typical sales tax consulting service agreements is that the consultant’s
compensation is almost entirely predicated and contingent upon their ability to produce new
sales tax income for the City. MuniService’s fee for providing audit services has ranged
between 25% to 35% of new sales tax income realized by the City as a result of their
identification and correction of related point-of-sale distribution errors. The City has negotiated
a more favorable fee of 15% of new sales tax income with HdL.
The City’s additional sales tax income as a result of audits is not significant relative to the total
sales tax revenue recognized during the fiscal year; however, the City will see minor revenue
increases from the audits with a reduce audit service fee of 15% with HdL.
ALTERNATIVES:
1. Do not authorize HdL to examine the City’s sales, uses and transactions tax records.
RECOMMENDATION:
Adopt a Resolution Authorizing Examination of Sales, Use and Transactions Tax Records

Honorable Mayor and Members of the City Council
May 14, 2019
Page 3 of 3

DISTRIBUTION:

None.
ATTACHMENTS:
1. Resolution
DATE PREPARED:
May 1, 2019

RESOLUTION NO.2019-

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO
AUTHORIZING EXAMINATION OF SALES, USE AND TRANSACTIONS TAX RECORDS
WHEREAS, the City Council of the City of San Bruno deems it desirable and necessary for
authorized representatives of the City to examine confidential sales, use and transactions tax
records of the California Department of Tax and Fee Administration pertaining to sales, use and
transactions taxes collected by the Department for the City; and
WHEREAS, Section 7056 of the California Revenue and Taxation Code sets forth certain
requirements and conditions for the disclosure of Department of Tax and Fee Administration
records, and establishes criminal penalties for the unlawful disclosure of information contained in,
or derived from, the sales, use and transactions tax records of the Department.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SAN BRUNO HEREBY
RESOLVES AS FOLLOWS:
Section 1. That the Finance Director, or other officer or employee of the City designated in writing
by the Finance Director to the Department of Tax and Fee Administration (hereafter referred to as
Department), is hereby appointed to represent the City of San Bruno with authority to examine
sales, use and transactions tax records of the Department pertaining to sales, use and
transactions taxes collected for the City by the Department pursuant to the contract between the
City and the Department. The information obtained by examination of Department records shall
be used only for purposes related to the collection of City sales, use and transactions taxes by the
Department pursuant to that contract.
Section 2. That the Finance Director, or other officer or employee of the City designated in writing
by the Finance Director to the Department, is hereby appointed to represent the City with authority
to examine those sales, use and transactions tax records of the Department, for purposes related
to the following governmental functions of the City:

a) City administration;
b) Revenue management and budgeting;
c) Tracking of economic data;
d) Forecasting and budget related functions;
e) Detection of misallocations and deficiencies;
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f)

Community and economic development; and

g) Business license tax administration.
Other City officers and employees who are authorized to examine sales and transactions and use
tax records include the City Manager, City Attorney, Assistant City Manager, Community &
Economic Development Director, Financial Services Manager and Accounting Manager. The
information obtained by examination of CDTFA records shall be used only for those governmental
functions of the City listed above
Section 3. That Hinderliter, de Llamas & Associates is hereby designated to examine the sales,
use and transactions tax records of the Department pertaining to sales, use and transactions taxes
collected for the City by the Department. The person or entity designated by this section meets all
of the following conditions:
a) has an existing contract with the City to examine those sales, use and transactions tax
records;
b) is required by that contract to disclose information contained in, or derived from, those
sales, use and transactions tax records only to the officer or employee authorized under
Sections 1 or 2 of this resolution to examine the information;
c) is prohibited by that contract from performing consulting services for a retailer during the
term of that contract; and
d) is prohibited by that contract from retaining the information contained in, or derived from
those sales, use and transactions tax records, after that contract has expired.
BE IT FURTHER RESOLVED that the information obtained by examination of Department
records shall be used only for purposes related to the collection of City sales, use and transactions
taxes by the Department pursuant to the contract between the City and the Department and for
purposes relating to the governmental functions of the City listed in section 2 of this resolution.
Section 4. This resolution supersedes all prior sales and transactions and use tax resolutions of
City adopted pursuant to subdivision (b) of Revenue and Taxation Code Section 7056.
--oOo-I hereby certify that foregoing Resolution No. 2019-____ was
introduced and adopted by the San Bruno City Council at its
regular meeting on May 14, 2019 by the following vote:

AYES:
NOES:
ABSENT:

__________________________
Melissa Thurman, CMC
City Clerk

CITY COUNCIL AGENDA ITEM
STAFF REPORT
CITY OF SAN BRUNO

DATE:

May 14, 2019

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Keith DeMartini, Finance Director

SUBJECT:

Hold Public Hearing, Waive First Reading and Adopt Ordinance
Enacting 4.43% Rate Increase for Recology San Bruno Garbage
and Recycling Service to be Effective July 1, 2019

BACKGROUND:
The City’s franchise agreement with Recology San Bruno became effective on July 1,
1998. According to this agreement, Recology is entitled to annual rate adjustments
based on a Detailed Rate Year analysis every two to three years and Interim Rate Year
analysis other years. Recology requested the Interim Rate Year adjustment for
FY2018-19 on January 30, 2018.
Recology San Bruno requested a Detailed Year Rate adjustment for FY2019-20 in
accordance with the franchise agreement with the City in their application submitted to
the City on February 1, 2019. The requested garbage service rate adjustment was
5.34% effective July 1, 2019. The proposed increase is due to several factors including
major changes in the international recycling marketplace, increased landfill disposal
costs and Recology’s overall operating costs.
A public hearing was held at the City Council meeting on March 12, 2019 to provide an
overview of Recology’s rate application for FY2019-20 and to initiate the property owner
notice and protest process required by Proposition 2018.
Finance staff conducted a review of Recology’s rate application for FY2019-20 to
assess the need of the rate increase and compliance with the franchise agreement.
Staff analyzed expenditure line items and supporting documentation on the rate
applications and Recology’s financial statements. Staff also conducted a review of all
projection and adjustment factors that are the basis for the FY2019-20 rate change as
stipulated in the franchise agreement. These projection and adjustment factor
calculations are documented in the rate application.
The City also retained R3 Consulting Group, an independent consulting firm specializing
in utility rate reviews exclusively for public agencies, to conduct a thorough review of
Recology’s FY2019-20 rate application
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A City Council study session was held on April 16, 2019 to review R3’s preliminary
report. R3 recommended a rate increase of 4.43%, which is just under 1 percentage
point lower than Recology’s proposed rate increase. The rate reduction from
Recology’s proposed rate increase is primarily attributable to the following adjustments,
which is discussed in more detail in the attached report from R3:
1. A reduction to Recology’s proposed disposal and organics processing expenses
based on the actual tons of waste applicable to the City’s services and the
current and projected tipping rates for those tons;
2. Including a depreciation adjustment for certain assets not exclusively used for
providing services to the City;
3. Adjusting the projected revenue calculations for timing differences in periods
used to establish the projections and excluding accounting adjustments for City
fees that aren’t included in revenues to Recology; and
4. Removing AB 939 and franchise fee pass through costs so that City fees reflect
actual remittance of fees from Recology.
DISCUSSION:
Table 1 below shows the proposed toter rate changes for typical residential services
with a 4.43% rate increase.
Table 1: Revised Residential Toter Rate Change Summary
Toter Size
Existing Rate
Proposed Rate 7/1/2019
20-gallon toter
$23.34
$24.37
32-gallon toter
$30.09
$31.42
64-gallon toter
$60.18
$62.85
96-gallon toter
$90.27
$94.27
The public hearing and procedures consistent with Proposition 218 provide notice to
residential and commercial property owners and residents 45-days in advance of a
public hearing, following which the City Council can act to approve the rate increase.
Only if written protests are received from a majority of property owners would the
proposed rate increase be disallowed.
Notices were mailed on March 28, 2019 to begin the Proposition 218 period. As of May
7, 2019, the City Clerk received 122 written responses, well below the one-half
requirement of the City with respect to the rate increase.
The following schedule outlines the City’s implementation of the proposed process for
considering the proposed rate adjustment.
Date

Status

March 12, 2019

Complete

March 28, 2019
April 16, 2019
May 14, 2019

Complete
Complete
In Process

Item
City Council directs staff to provide 45-day notice to
property owners.
Notices mailed / start 45-day period.
City Council Study Session on the Rate Application
City Council holds public hearing, considers any
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May 28, 2019
July 1, 2019

Hearing
Scheduled
Planning
Underway

protests, take action to introduce new rate ordinance
for first reading, and the 45-day protest period ends.
City Council conducts second reading and takes
action to adopt new rates by ordinance.
New FY2019-20 rates become effective.

FISCAL IMPACT:
The amount and explanation of the proposed rate adjustment is outlined in the
Discussion section of this report and the consultant’s report. The proposed rate
increase does not have a direct effect on City operations.
ALTERNATIVES:
1. Recology San Bruno is entitled to a Detailed Rate Year adjustment in FY2019-20
per the franchise agreement. The City Council may direct that the proposed
adjustment be amended based on R3’s report and recommendations.
2. Do not proceed with the process to adopt new rates.
RECOMMENDATION:
Waive First Reading and Adopt Ordinance Enacting 4.43% Rate Increase for Recology
San Bruno Garbage and Recycling Service to be Effective July 1, 2019
ATTACHMENTS:
1. Ordinance
2. R3’s Final Report
DATE PREPARED:
May 1, 2019

ORDINANCE NO. ____
ORDINANCE OF THE CITY OF SAN BRUNO
ESTABLISHING GARBAGE AND REFUSE RATES
Whereas, pursuant to Article XI, Section 7 of the California Constitution and Section
10.20.050 of the San Bruno Municipal Code, the City has granted Recology San Bruno
(“Recology”) an exclusive contract for the collection of garbage and rubbish within the city; and
Whereas, the City regulates the rates charged by Recology to San Bruno residents and
businesses; and
Whereas, pursuant to Section 10.20.050(D) of the Municipal Code, the City has agreed
to assist Recology with the billing and collection of such rates; and
Whereas, Recology has requested approval of a rate increase of 5.34% effective July 1,
2019; and
Whereas, notice of a public hearing on that proposed rate increase was mailed to
garbage and refuse customers 45 days prior to May 14, 2019; and
Whereas, the City retained R3 Consulting Group, an independent consulting firm
specializing in utility rate reviews exclusively for public agencies, to conduct a thorough review
of Recology’s FY2019-20 rate application. R3 recommended a rate increase of 4.43% after
adjustments to Recology’s projections for July 1, 2019; and
Whereas, on May 14, 2019, at 7:00 p.m. at the San Bruno Senior Center located at
1555 Crystal Springs Road, San Bruno, California, the City Council held a public hearing on the
proposed rate increase; and
Whereas, at the public hearing, the City Council considered testimony and protests from
all interested persons; and
Whereas, the City Council did not receive written protests against the rate increase from
a majority of the customers or parcels served by Recology; and
Whereas, the City Council now desires to approve the proposed rate increase.
The City Council of the City of San Bruno does ordain as follows:
Section 1.

The above-stated recitals are true and correct.

Section 2.
By its Ordinance No. 1824, this Council previously approved
comprehensive garbage and refuse rates. Ordinance No. 1824 is hereby rescinded and
superseded.
Section 3.
approved:

The following rates for the collection of garbage and refuse are hereby
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Table I: Residential Toter Rate Change Summary (1-3 units)
Toter Size
Existing Rate
20-gallon toter
32-gallon toter
64-gallon toter
96-gallon toter
Low Income 32 gallon
Each additional 32 gallon
Additional 96 gallon green waste
Extra Bag (approximately 32 gallon)
– per pick up

Proposed Rate
7/1/2019
$24.37
$31.42
$62.85
$94.27
$23.57
$31.42
$ 9.51
$14.77

$23.34
$30.09
$60.18
$90.27
$22.57
$30.09
$ 9.11
$14.14

Table II: Multi-Unit Residential (4+units)
Size
Existing Rate
Bins, Cans & Carts (4-99 units)
Bins (100+ units)
Bin Rental – 1 yard
Bin Rental – 2 yard

Proposed Rate
7/1/2019
$31.42 (per unit)
$29.85 (per unit)
$39.53
$45.87

$30.09 (per unit)
$28.58 (per unit)
$37.85
$43.92

Table III: Commercial
Toter Size

Existing Rate

32-gallon toter (regular)
64-gallon toter (regular)
96-gallon toter (regular)
32-gallon toter (organics)
64-gallon toter (organics)
96-gallon toter (organics)

Proposed Rate
7/1/2019
$39.93
$79.85
$119.79
$29.96
$59.92
$89.88

$38.24
$76.46
$114.71
$28.69
$57.38
$86.07

Saturday service will be charged at a rate of 1.5 times the regular weekday rate

Table IV: Commercial Containers
Commercial Container Monthly Rates
P/U per Week
1 x per
2 x per
3 x per
4 x per
5 x per
Sat. p/u
Extra p/u
Bin Rental
Commercial Container Organics Monthly Rates
P/U per Week
1 x per
2 x per
3 x per
4 x per
5 x per
Sat. p/u
Extra p/u
Bin Rental

1 yd
$
$
$
$
$
$
$
$

2 yd
167.61
335.22
502.83
670.45
838.04
251.42
38.69
39.53

1 yd
$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$

3 yd
335.09
670.17
1,005.26
1,340.35
1,675.44
502.62
77.31
45.87

2 yd
125.70
251.43
377.14
502.84
628.55
188.56
29.01
29.63

2

$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$

4 yd
466.94
933.88
1,400.81
1,867.76
2,334.70
700.40
107.73
50.04

3 yd
251.29
502.60
753.89
1,005.19
1,256.50
376.97
57.98
34.40

$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$

6 yd
574.96
1,149.92
1,724.87
2,299.84
2,874.80
862.44
132.69
53.69

4 yd
350.22
700.43
1,050.64
1,400.84
1,751.06
525.31
80.80
37.53

$
$
$
$
$
$
$
$

$
$
$
$
$
$
$
$

791.07
1,582.14
2,373.20
3,164.28
3,955.34
1,186.60
182.54
57.65

6 yd
431.23
862.47
1,293.70
1,724.93
2,156.19
646.85
99.51
40.27

$
$
$
$
$
$
$
$

593.30
1,186.60
1,779.88
2,373.18
2,966.48
889.95
136.91
43.25

Table V: Debris Boxes (delivery and pick up included)
4 yard mini (per day)
6 yard mini (per day)
7 yard debris (1-5 business days)
16 yard debris (1-5 business days)
20 yard debris (1-5 business days)
25 yard debris (1-5 business days)
25 yard debris (Recyclables only)
30 yard debris (1-5 business days)
Debris Box Hold-Overs (After 5th Day)
Compacted Garbage (per Yard)
VI.

$206.71
$261.12
$500.45
$554.79
$609.23
$761.49
$435.13
$883.34
10% of rate/day
$61.98

Special Disposal Services for Bulky Goods
Special disposal services of bulky goods shall be provided by Recology San Bruno at
rates calculated by Recology depending upon size, weight and means of disposal of
items. Recology San Bruno shall make available a list of standard rates for frequently
disposed of bulky goods. Rates for special disposal services of bulky goods are
subject to review and modification by the City Council.

VII.

Inside Pull-Out Service
0 – 25 feet

VIII.

$

9.93

Key/Lock Service
Each use of a key (including key, keypad, combination lock, automatic door opener, or
any other entry mechanism) is required to open a lock or to enter or leave the
premises, additional monthly charge of:
1 per week
2 per week
3 per week
4 per week
5 per week
Saturday

IV.

$
$
$
$
$
$

11.36
22.72
34.08
45.44
56.80
17.04

$

16.14

Excess Disposal/Overflowing Container Penalty
Service charge/penalty for excess disposal/overflowing container:
Per occurrence

Section 4.
The City Council finds, pursuant to Title 14 of the California Code of
Regulations, Section 15273, that this Ordinance is statutorily exempt from the requirements of
the California Environmental Quality act (CEQA) in that it deals with the establishment of rates
and fees.
Section 5.
If any section, subsection, sentence, clause, phrase, or portion of this
Ordinance is for any reason held to be invalid or unconstitutional by the decision of any court of
competent jurisdiction, such decision shall not affect the validity of the remaining portions of this
Ordinance. The City Council of the City of San Bruno hereby declares that it would have
adopted this Ordinance and each section, subsection, sentence, clause, phrase or portion
3

thereof, irrespective of the fact that any one or more sections, subsections, sentences, clauses,
phrases or portions be declared invalid or unconstitutional.
Section 6.

This Ordinance shall be published according to law.

Section 7.
This Ordinance shall become effective 30 days after adoption and the
rates will become effective for all bills generated after July 1, 2019. The rates set forth in
Ordinance No. 1824 shall remain effective until that time.

__________________________________
Rico E. Medina, Mayor
ATTEST:

_________________________________
Melissa Thurman, CMC
City Clerk
APPROVED AS TO FORM:

_________________________________
Marc Zafferano, City Attorney

--oOo-I hereby certify that foregoing Ordinance No. 2019-_____
was introduced at a regular meeting of the San Bruno City Council on
May 14, 2019, and adopted by the San Bruno City Council at a regular meeting on
May 28, 2019, by the following vote:
AYES:

Councilmembers: _________________

NOES: Councilmembers: _________________
ABSENT: Councilmembers: _________________

__________________________________
Melissa Thurman, CMC
City Clerk
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FINAL REPORT
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Rate Application
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Report Submitted Digitally as PDF
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1512 Eureka Road, Suite 220, Roseville, CA 95661
Tel: 916-782-7821 | Fax: 916-782-7824

2600 Tenth Street, Suite 424, Berkeley, CA 94710
Tel: 510-647-9674

Southern California Office
212 Marine Street, Suite 100, Santa Monica, CA 90405
Tel: 323-491-8868

May 6, 2019
Mr. Keith DeMartini
Finance Director, City of San Bruno
567 El Camino Real
San Bruno, CA 94066
Subject:

Detailed Rate Review of Recology’s FY 19-20 Rate Application, Final Report

Dear Mr. DeMartini:
R3 Consulting Group, Inc. (R3) is pleased to submit the attached final report detailing the results of our
review of Recology San Bruno’s (Recology) FY19-20 Rate Application for the City of San Bruno (City). Per
the Franchise Agreement rate setting methodology, FY19-20 is a base year which uses actual revenues
and expenses to develop projected revenues and expenses for the rate year.
On February 1st, 2019 Recology submitted a rate adjustment application for a 5.13% rate increase to its
solid waste rates, to be effective July 1, 2019. The City commenced review of the application and Recology
further refined its calculations; a number of changes and updates netted a 5.34% requested rate increase.
R3 was engaged to conduct a detailed review of the updated application. Our review included a thorough
assessment of all relevant documents for completeness and compliance with the procedures agreed upon
by Recology and the City, and verified the mathematical accuracy and logical consistency of the supporting
documents.
Based on our review of Recology’s application, we have initially determined that a rate increase of 4.43%
is appropriate to compensate Recology for providing solid waste services. As a result of this recommended
increase, most residential customers will see increases in their monthly services rates of between
approximately $1.00 and $2.60 per month. R3 reviewed our proposed adjustments and recommended
rate increase with Recology, and Recology has indicated acceptance of our recommendations. Changes in
the recyclables marketplace is a primary driver of increases in rates, accounting for approximately 2.9%
of the 4.43% recommended increase. R3 recommends that future rate adjustments take into account any
increases in revenues from the sale of recyclables materials.
During the review, we found that the City conducts customer billing, an uncommon arrangement as most
jurisdictions prefer their solid waste service provider to bill their customers directly; in the future the City
may wish to consider a transition to Recology conducting customer billing, the pros/cons of which are
discussed in this report. In addition, new state legislation SB 1383 Short-Lived Climate Pollutants will have
significant impact on future solid waste rates and services. The requirements of SB 1383 focus on organic
materials and food waste recovery, including municipal code updates, solid waste service contract
amendments, implementation of an edible food program, local government procurement, and
enforcement.

City of San Bruno
Review of Recology’s 2019/20 Rate Application
May 6, 2019
Cover Letter Page 2 of 2
*

*

*

*

*

*

*

We appreciate the opportunity to submit our report to the City. Should you have any questions regarding
this report or need any additional information, please contact me by phone at (510) 292-0853 or by email
at gschultz@r3cgi.com.
Sincerely,
R3 CONSULTING GROUP

Garth Schultz | Principal
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Background
Industry Update

Section 1
Background

The industry is undergoing a series of changes in response to markets and state legislation,
driving the creation of a more adaptive solid waste system. Recycling, long a source of revenue
(though not historically applied as revenue to offset rates in San Bruno), has become a net cost
to divert material from landfill due to China’s National Sword policy. Organic materials have
become the focus of new state law SB 1383 Short-Live Climate Pollutants, which will require
local government to implement several programs and policies with the goal of reducing organic
waste sent to landfill. The City’s responsibility to arrange for the collection, recycling and
disposal of solid waste generated by San Bruno’s residents and businesses is growing, and by
extension places greater demand on San Bruno’s solid waste services provider.
The City outsources collection services to Recology, who delivers San Bruno’s waste for
processing and disposal. The City and Recology work together to comply with the many state
laws regulating solid waste services. Established in 1989, California’s foundational solid waste
law, AB 939, sets program requirements for recycling and established a statewide goal of 50%
reduction in landfilled waste by 2000. This law was followed by AB 32 in 2006, which recognizes
solid waste as a contributor to greenhouse gas emissions and set another goal to reduce
greenhouse gas levels to 1990 levels by 2020. AB 341 Mandatory Commercial Recycling (2012)
and AB 1826 Mandatory Commercial Organics Recycling (2014) places waste diversion
program participation requirements on commercial and multi-family properties; AB 341 and
AB 1826 also increased statewide goals: 75% diversion for recycling, and organic waste
reduced by 50% by 2020. New and costly mandates will be taking effect in the next few years.
SB 1383 (2016) sets sweeping new mandates on local governments. Final rulemaking is
underway, with many specific subscription, outreach and program requirements anticipated.
For example, the draft regulatory language calls for the creation of an edible food recovery
program requiring partnership with local organizations distributing extra food to people in
need. Full SB 1383 implementation will begin in 2022, allowing jurisdictions some time to plan
and prepare for achieving compliance. SB 1383 also sets a statewide goal for the reduction in
organic waste to landfills, 50% by 2020 and 75% by 2025, in addition to 20% of food waste
recovered for human consumption.
China’s National Sword is a policy banning the importation of certain types of solid waste and
set strict contamination limits on recyclable materials. As a result, China will no longer accept
shipments of recyclables that are mixed with trash, the wrong type, or of low-quality. The
policy was announced in July 2017 and officially began January 1, 2018. National Sword has
caused massive disruptions in recycling markets, and as a result the industry has been faced
with volatility, commodity price decreases and increased costs in operations.
Like San Bruno, cities across California are facing solid waste rate increases to meet rising costs.
As a point of comparison the City of Fairfax recently approved a 19.85% rate increase with
recycling accounting for approximately 3% of the increase. Mill Valley Refuse Service in Marin
County had an overall cumulative rate increase of 14.41% approved by the nine jurisdictions it
serves; the majority of this rate adjustment due to recycling markets.
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Background

Figure 1, displays recent rate increases across California. In the figure below green denotes a
negotiated contract extension, orange a competitive procurement, and blue a detailed rate
review. Increased consumptions, China’s National Sword, new state mandates, and a
competitive labor market are the primary drivers behind these large rate adjustments.
Figure 1: Recent Rate Increases Across California
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Description of Recology Services
Recology provides franchised garbage, recyclable materials, and organics collection services to
the residents and businesses of San Bruno. Solid waste collected within the City service area is
taken to the San Bruno Transfer Station— garbage is transported to Ox Mountain Landfill for
disposal, organic materials are delivered to South Valley Organics Composting Facility for
composting, and recyclable materials are directed to GreenWaste Recovery for processing.
Recology also provides debris box service to residents and businesses that contract for it.

Section 1
Background

Recology also provides outreach, education, compliance, technical assistance, and other highdiversion programs to the City, including outreach and education to commercial and multifamily customers (to meet the obligations of State Laws AB 341 and AB 1826, which require
commercial recycling and organics collection) and other related services. New State Law, SB
1383 Short-lived Climate Pollutants, will require further collaboration to implement with the
goal of reducing organic materials disposed in landfill. All services provided by Recology remain
unchanged as a result of this review.
The City conducts the billing for solid waste services for residential and commercial customers;
Recology independently bills for its debris box service. This arrangement allows the City to
offer combined utility billing for both water and garbage services for the convenience of its
customers. However, greater operational coordination between the City and Recology is
required to make sure customers are billed correctly for garbage service. See Section 3 for
further discussion of customer billing.

Rate Adjustment Methodology
Recology’s compensation is based on solid waste rates, which are reasonably anticipated by
the City to provide for Recology’s operating, allocated and pass-through costs plus profit, as
well as for the City’s fees and charges. Recology looks to the City only for payments of money
it receives from waste generators (net of City fees and charges). Recology is not compensated
for any shortfall in the actual revenues, nor does the City claim any surplus in actual revenues.
In Detailed Rate Years, Recology submits a rate adjustment request based on audited financial
statements for the preceding fiscal years and containing forecasts of its compensation for the
Detailed Rate Year and the year immediately following. Per the Agreement, indices are applied
to labor-related costs, vehicle-related costs, and other costs to forecast operating expenses.
Recology also provides supporting documentation for its assumptions underlying the forecasts
and allocation adjustments made to ensure operating expenses accurately reflect the cost to
serve San Bruno.
Some costs are allocated between agencies served by Recology based on performance metrics.
For example Truck and Garage Department, and General and Administration, costs are
allocated among the agencies served by Recology using debris box pulls. Depreciation and
interest costs are allocated based on asset designation. R3 reviewed and recommended
adjustments to allocation methodologies as part of this review, with the results reflected in
the recommended FY19-20 rate increases.
In projecting the FY19-20 costs, the rate application should include the direct costs for the
City’s garbage, organics and recycling collection, in addition to the costs for transfer,
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processing and disposal. Recology’s operating costs also reflect the administration of diversion
programs including outreach, education and technical assistance.

Rate Adjustments Over Time
Recology rate adjustments in the City have remained relatively low over time; FY19-20 is the
largest rate increase in over ten years. Table 1 and Figure 2 demonstrate rate adjustments
since FY08-09. From FY08-09 through proposed FY19-20, the cumulative rate increase is
40.36%, at an average annual increase 2.72%. This is generally lower than R3’s experience
reviewing the actual costs of maintaining solid waste operations, which typically increase at a
rate of 4-5% per year.
Table 1: San Bruno Rate Adjustments Over Time
Fiscal Year

FY2008-09
FY2009-10
FY2010-11
FY2011-12
FY2012-13
FY2013-14
FY2014-15
FY2015-16
FY2016-17
FY2017-18
FY2018-19
FY2019-20

Review Type

Detailed Rate
Interim Rate
Detailed Rate
Interim Rate
Interim Rate
Detailed Rate
Interim Rate
Interim Rate
Detailed Rate
Interim Rate
Interim Rate
Detailed Rate

Rate Adjustment

4.52%
2.46%
4.93%
1.45%
2.34%
2.17%
3.93%
1.65%
1.82%
2.32%
2.45%
4.43%

Cumulative

40.36%

Annual Average

2.72%

Figure 2: Historic Trends in San Bruno Rate Adjustments FY08-09 to FY19-20
6.00%
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5.00%
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Rate Review Approach
Recology submitted its July 2019 Rate Adjustment Request to the City on February 1, 2019.
The request is for a 5.34% rate increase to be made effective July 1, 2019. To support its
request, Recology included a calculation of the FY19-20 revenue requirement and a detailed
profit and loss schedule showing revenues and expenses for the last two audited years. In
addition, Recology provided a detailed listing of each projection factor used to calculate the
FY19-20 revenues and expenses prior to any adjustments, a detailed list of each adjustment
factor used to calculate the FY19-20 revenues and expenses (i.e., adjust out costs for
operations outside of city limits and not related to the services performed for San Bruno), a
depreciation schedule, and several other supporting documents.

Section 2
Rate Review
Approach

City Initiated Review
City staff began the review of Recology’s rate application for compliance with the Agreement,
accuracy, and reasonableness. City staff identified several adjustments including the removal
of expenses that are not allowable for the purposes of setting the City’s rates, including:
•

Donations;

•

Travel and promotion;

•

Amortization; and

•

Employee bonuses.

These costs were removed from the rate application prior to R3 conducting its review.

R3 Scope of Review
Building upon the work of its initial evaluation, the City engaged R3 to perform a review of the
application in accordance with the current adopted rate adjustment methodology. R3’s review
focused on the reasonableness of Recology’s rate adjustment request given the supporting
documentation, mathematical accuracy and logical consistency.
R3 started its review with an assessment of Recology’s rate application and all supporting
documentation provided, comparing Recology’s calculations and methodologies against the
Agreement. These procedures included the following activities:


Reviewing Recology’s actual achievement of revenues for the three months ending
December 31, 2018 (Q1 2019), and projections for FY19-20, including a detailed
assessment of actual revenues paid by the City to Recology and actual revenues
directly billed by Recology to City customers;



Reviewing Recology's audited financial statements for FY16-17 and FY17-18,
comparing to FY18-19 projections, and requesting explanations for variances;



Reviewing the appropriateness of Recology’s classification of expenses into the various
expense categories;



Reviewing Recology’s projection of other expenses including but not limited to:
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o

Labor, benefits and workers’ compensation;

o

Garbage landfilling and organics processing;

o

General and administrative;

o

Depreciation;

o

Maintenance;

o

Fuel and oil;

o

Recyclables processing costs net of revenues and redemption;

o

Interest; and

o

Franchise and other government fees.



Preparing this Report that documents findings and recommendations;



Reviewing initial draft findings with City staff and Recology;



Establishing concurrence with findings between City and Recology; and



Finalizing review findings.
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Recommended FY19-20 Rate Increase
Summary of Adjustments
Labor-Related Costs

Section 3
Recommended
2019 Rate
Increase

R3 reviewed and does not recommend an adjustment to Recology’s proposed Labor-Related
expenses. Per the Agreement, Recology forecast Labor-Related Costs by applying the
percentage change in Consumer Price Index (CPI) Urban Wage Earners Oakland-San FranciscoSan Jose of 4.4%. This is appropriately escalating twice in accordance with the approved
methodology since FY18-19 expenses were accrued during the period of Oct 17 to Sept 18
(nearly two years prior to the FY19-20 Rate Year). Recology then adjusts for Outside City Limits
(OCL) expenses by department to arrive at Labor-Related Costs specific to San Bruno.
Consistent with other solid waste operations R3 has reviewed, outside of normal increases in
labor and benefits Recology’s health insurance expense outpaces CPI, and is a cost driver in
this expense category.
Vehicle-Related Costs
R3 reviewed and does not recommend an adjustment to Recology’s proposed Vehicle-Related
expenses. In alignment with the Agreement, Recology forecast Vehicle-Related Costs by
applying the percentage change in the appropriate Motor Fuel Index (-1.9%), escalating twice
in accordance with the approved methodology. Recology then adjusts by the percentage of
OCL pulls multiplied by the percentage of debris box rolling stock compared to the total rolling
stock. Cost drivers include tires and tubes, parts, gas and oil, and liability insurance. Tires, tubes
and parts are essential to fleet operations, and typically constitute a substantial portion of this
expense category. Overall, gas and oil costs have increased significantly (24.7%) from FY 17-18
to FY18-19 due to the rising price per gallon of fuel. Recology is taking measures to increase
safety training and supplies to reduce its liability insurance costs.
Disposal and Organics Processing
R3 reviewed and recommends adjustments to Recology’s proposed Disposal and Organics
Processing expenses. Recology proposed $1,631,676 in garbage landfilling expenses and
$400,128 in organics processing expenses (for a total expense of $2,031,804), with profit being
allowed on the organics processing expense. R3 recommends total disposal and organics
processing expenses of $1,899,067 ($132,737 less than Recology’s projection) based on the
actual tons of waste applicable to the City’s services and the current and projected tipping
rates for those tons. R3 further recommends that organics processing expenses not be
included in Recology’s calculation of operating project, and Recology has agreed to that
adjustment.
Recyclables Processing
Recology’s Rate Application includes a projected $76,740 net cost for Recyclables Processing.
Recyclables are currently sent to GreenWaste for processing in its San Jose facility, and this
projected cost is based on the net expense to process San Bruno’s recyclables the three months
ending 2018 ($19,185) annualized to estimate FY 19-20 costs. Other local recycling processors
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are not accepting more materials, and in many cases are stockpiling what they process until
recycling markets improve. R3 recommends that future rate adjustment processes account for
any increases in recycling revenues as an offset to future rate increases.
Depreciation
Per the Agreement, Depreciation shall be calculated based on the total agreed-upon
depreciable value included in Recology’s proposal using eight years for vehicles, ten years for
containers, and twenty-five years for buildings and improvements. R3 reviewed Recology’s
projections and recommended applying an adjustment to the projected expenses to account
for the fact that certain assets on the depreciation schedule are not exclusively used for
providing services to the City. The recommended adjustment was a decrease of $33,871 which
was accepted by Recology.
Other Costs
R3 reviewed and does not recommend an adjustment to Recology’s proposed Other Costs.
Other Costs include general and administrative expenses such as accounting and management,
telephones and office supplies, public outreach and education, and other overhead costs. Per
the Agreement, Other Costs are forecasted by multiplying allowed expenses in this category
by the percentage change in the National Producer Price Index Industrial Commodities (3.25%),
escalated twice per the approved methodology, and adjusted for OCL costs with an allocation
using the total annual OCL debris box pulls as a percentage of total number of incoming
customer telephone calls.
Profit
R3 reviewed and recommends adjustments to Recology’s proposed operating Profit, which is
calculated based on allowed expenses and a 90% operating ratio. Recology proposed $862,691
in profit based on allowed operating expenses included in their application; based on all other
adjustments described in this Report, R3 recommends profit of $814,469. The $48,222
reduction is solely due to recommended adjustments to operating costs described above.
Interest
Recology’s Rate Application did not forecast an Interest Expense for the upcoming Rate Year;
no Interest Expense is reported in Recology’s FY18-19 Profit and Loss Statement.
Projected Revenue at Current Rates
R3 reviewed and recommends adjustment to Recology’s forecast 2019 revenues at current
rates ($11,043,439). Recology projected revenue at current rates by taking booked Q1 FY19
revenues, dividing by three and then multiplied by twelve. This annualized revenue figure is
then adjusted for OCL revenues: Recology took the three months ending 12/31/18 and divided
by three then multiplied by twelve for services provided outside the city limits of San Bruno.
R3 adjusted projected revenues at current rates to $9,973,194 based on actual City payments
to Recology and actual Recology receipts from direct billed customers.
The difference between R3’s calculations and Recology’s calculations are primarily due to a)
timing differences in the periods used for establishing projections and b) Recology’s use of
booked general ledger revenue which includes accounting adjustments for City fees that aren’t
actually included in revenues to Recology or payable by Recology to the City. Recology
reviewed our adjustments to projected revenues, proposed refinements to those adjustments,
and has agreed to the recommended projected revenues.
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City Fees

Section 3

R3 reviewed and recommends adjustments to Recology’s forecast of FY19-20 franchise fees.
The City collects a Franchise Fee equal to 10% of the gross receipts collected in connection with
services provide under the Agreement, and an AB 939 Fee equal to 1% of gross receipts
collected in connections with services provide under the Agreement. Since the City conducts
customer billings, the City retains these fees from its remittance to Recology in payment for
solid waste services.

Recommended
2019 Rate
Increase

Recology forecasted $1,163,336 in Franchise Fees and R3 recommends projected City fees paid
by Recology to the City of $236,737. This difference is exclusively due to Recology projecting
City fees based on booked accounting adjustments whereas R3’s recommendation is based on
actual remittance of fees from Recology to the City, and for which Recology directly receives
rate revenues (Recology direct billed customers only).

FY 2019-20 Rate Increase Calculation
Based on a total recommended FY19-20 rate revenue requirement of $10,387.235 and
projected 2019 revenues at current rates of $9,973,194, there will be a $414,041 shortfall in
revenues vs. expenses, and thus a need to increase rates consistent with the terms and
conditions of the Agreement.
Taking the $414,041 shortfall over projected revenues collected from rate-payers at current
rates (projected at $9,339,114, which is less than the $9,973,194 in total revenues because
total revenues includes other non-rate-payer sources of revenue) yields a recommended rate
increase of 4.43% effective July 1, 2019.
Table 2, below, shows current FY18-19 residential customer rates, and the projected rates at
the recommended rate increase. As shown, the projected monthly increase ranges from
approximately $1 per month to $4 per month, depending on garbage container size. R3
projects that most residential customers will see a monthly increase in the range of $1.03 $2.67 per month. The projected rates shown are still subject to review and confirmation by
Recology.
Table 2
Projected Changes in Residential Rates
Service Level
(Based on Garbage Container
Size)
20 gallon cart
32 gallon cart
64 gallon cart
96 gallon cart

Current
2018/19 Rate
($/mo.)
$23.34
$30.09
$60.18
$90.27

Proposed
2019/20 Rate
($/mo.)
$24.37
$31.42
$62.85
$94.27

$ Difference
$1.03
$1.33
$2.67
$4.00
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Table 3, below, summarizes key factors influencing the FY 2019-20 rate increase. 65% of FY
2019-20 rate increase is due to National Sword impacts on recycling markets.
Table 3
Factors Influencing Rate Increase
Rate Component
Recyclables Revenue and Processing Costs
Collection Route Labor
Government Fees
General and Administrative
Garbage Landfilling
Organics Processing
Truck Operation and Maintenance
Depreciation
Totals

Percentage
Increase in Rates
2.89%
0.59%
0.55%
0.24%
0.14%
0.08%
0.07%
-0.14%
4.43%

Dollar Increase in
32-Gallon Monthly
Rate
$
0.87
$
0.18
$
0.17
$
0.07
$
0.04
$
0.02
$
0.02
$
(0.04)
$
1.33

Customer Billing
The City conducts customer billing for solid waste services, which allows customers the
convenience of a consolidated utilities bill and high quality service of City staff. The City is
compensated by Recology to provide this service, and as an added benefit is able to ensure
collection of its fees before remitting payment to Recology. However, this arrangement is not
the only option available to the City, as many jurisdictions prefer their solid waste service
provider to bill their customers directly.
Currently, there is greater potential for a customer service disconnect with two points of
contact for customers between the City and Recology, it can require more effort on the part
of both parties to effectively coordinate customer service matters. As a result, a disparity
between the service levels recorded on customer bills vs. actual cart sizes in the field may exist
and such billing errors can persist via City billing of Recology’s services. Having Recology
conduct billings could increase efficiency and accuracy, however, the City would need to
monitor performance, and customers might perceive paying a separate solid waste bill as being
inconvenient.
In the future, the City may wish to consider a transition to Recology conducting customer
billing. Recology has the ability and willingness to provide this service: the company already
has San Bruno customer accounts in its system and a database equipped to perform billing,
pending the provision of some additional data from the City. If interested, a cost estimate for
Recology to conduct customer billing could be provided at the City’s request.
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City Council Agenda Item
Staff Report

CITY OF SAN BRUNO

DATE:

May 14, 2018

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Darcy Smith, Community and Economic Development Director

SUBJECT:

Hold Public Hearing and Take the Following Actions to Approve the NineUnit Multi-Family Residential Project at 500 Sylvan Avenue:
 Adopt a CEQA Conformity Determination for the Proposed MultiFamily Residential Development at 500 Sylvan Avenue
 Waive First Reading and Introduce an Ordinance Amending
Chapter 12.96 of the San Bruno Municipal Code to Establish a
Planned Development District, Update the Zoning Map, and Adopt
a Development Plan for the Multi-Family Residential Development
located at 500 Sylvan Avenue
 Adopt a Resolution Approving a Planned Development Permit,
Architectural Review Permit, Conditional Use Permit, and
Authorize the City Manager to Execute a Development Impact Fee
Agreement for the Multi-Family Residential Development located
at 500 Sylvan Avenue

BACKGROUND:
The applicant, Alan William Coon, submitted a planning application to allow the construction of a
three-story, multi-family residential building containing nine residential units at 500 Sylvan
Avenue. The requested entitlements include: Ordinance for establishment of a Planned
Development District and Planned Development Permit, Architectural Review Permit, and a
Conditional Use Permit. A CEQA Conformity Determination is also required to be made.
The subject property is 7,364 square feet in area and is located on the northwest corner of
Sylvan Avenue and Green Avenue. The site is currently developed with a vacant,
nonconforming, commercial building that was previously used as a dental office for many years.
The existing building was constructed in 1929 and consists of stucco finish with the primary
building entrance located off of Sylvan Avenue. Secondary access to the existing building is
achieved via the north side elevation. The remainder of the lot consist of asphalt paving, with
some landscaping located along a portion of the Sylvan Avenue and Green Avenue frontage. In
the past there has been Code Enforcement related activities related to overgrown weeds and
trash located on-site. The site is currently zoned R-2 (Low Density Residential), but is also
located in the Transit Corridors Plan (TCP) Area. There are five character areas located
throughout the TCP area. The subject site is located in the Central Business District (C-B-D)
Character Area.
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Multi-family residential apartment buildings are located directly to the west, north, and east of
the subject site. As you travel in the northerly direction the neighborhood transitions to a lowdensity residential district consisting of one and two-story single-family homes. A wide variety of
land uses are located to the south of the subject site, ranging from a City-owned parking lot, a
single-family home, an office, and the Ramada Inn.
The Architectural Review Committee reviewed the proposal on October 11, 2018 and the
Planning Commission reviewed the proposal on March 16, 2019. The Planning Commission
unanimously adopted all resolutions recommending the City Council approved the project. The
Architectural Review Committee meeting minutes (Attachment 10) and Planning Commission
meeting minutes (Attachment 11) are included as attachments to the staff report.
DISCUSSION
The applicant proposes to demolish the existing vacant, nonconforming, commercial structure,
and construct in its place a new three-story multi-family building consisting of nine residential
units and a total of 14 parking spaces. The current plans depict a total of 13 parking spaces;
however, a condition of approval has been included, which requires the incorporation of an
additional parking space along the Sylvan Avenue frontage located directly to the east of the
Sylvan Avenue driveway. Therefore, a total of 14 parking spaces would be located on-site.
Additional discussion regarding the parking related matter can be found under the “Project
Analysis” section of the staff report. The nine residential units would include the following mix of
unit types:

Unit Type

Typical Size

Number of Units

Studio
1-Bedroom
2-Bedroom

403 s.f.
824 - 846 s.f.
984 – 1,077 s.f.

1
2
6

The studio unit would be located on the ground floor level, and the 1-bedroom and 2-bedroom
units would be located on second and third floor levels. Open patios are proposed at the front
entrance of all residential units that are located on the second and third floor levels.
Additionally, two residential balconies are proposed along the north side elevation. Additional
outdoor open space is provided in a courtyard area located towards the northern portion of the
property. The courtyard area would measure approximately 650 square feet in total area (10’-0”
wide by 65’-0” deep).
Pedestrian access to the building is provided through four separate entrances. The main
entrance and lobby would front onto Sylvan Avenue. Access to the lobby area is also achieved
via a secondary entrance located within the parking area on the ground floor level. Lastly, two
external stairways would provide direct access to the residential units located on the second
and third floor levels. Two residential driveways would provide vehicular access to the ground
floor parking area. Specifically, the Sylvan Avenue driveway provides access to 11 of the 14
on-site parking spaces, while the Green Avenue driveway provides access to the three
additional on-site parking spaces.
The project would be built at a 1.72 FAR, which complies with the Central Business District
Character Area development standards outlined within the Transit Corridors Plan (TCP). The
building would incorporate varying setbacks along all portions of the site, which also comply with
standards outlined within the TCP. Landscaping treatments are proposed throughout the
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majority of the Sylvan Avenue and Green Avenue frontage, with additional landscaping
proposed along the northern (rear) property line. Additionally, the applicant is proposing to
install three individual landscaped lattices with vines along the western elevation.
Environmental Assessment
The 500 Sylvan Avenue project is located within the Transit Corridors Plan (TCP) area. A
Program Environmental Impact Report (EIR) and Mitigation Monitoring and Reporting Program
were prepared for the TCP and adopted by the City Council on February 12, 2013. The 500
Sylvan Avenue property was analyzed in the TCP EIR at a programmatic level, with potential
impacts identified and mitigations applied in the program EIR to avoid or reduce potentially
significant impacts.
Under California Environmental Quality Act (CEQA) Guidelines sections 15168 (Program EIR),
15162 (Subsequent EIRs and Negative Declarations), and 15183 (Projects Consistent With a
Community Plan or Zoning), subsequent individual projects can utilize a previously certified
program EIR if all potentially significant environmental impacts of the proposed individual
project: (1) have been previously identified (i.e., are not new) and are not substantially more
severe than those identified in the previous EIR, (2) have been avoided or mitigated to the
extent feasible as a result of the previous EIR, and (3) have been examined in sufficient detail in
the previous EIR to enable those impacts to be avoided or mitigated by the mitigations in the
EIR, site-specific project revisions, or the imposition of uniformly applicable development
policies. If these conditions are met, then the City can approve the individual project as within
the scope of the previous EIR, and no additional environmental document is required. The
certified TCP EIR and the 500 Sylvan Avenue project meet these CEQA conditions. A copy of
the Initial Study/Environmental Checklist is attached as Attachment 8.
Proposed Actions
As proposed, the project requires the following entitlements:
Zoning District Amendment: An amendment to the Zoning District to change from the current
Low-Density Residential (R-2) zoning classification to a Planned Development District (P-D),
and to adopt a related District Development Plan to establish use and development standards is
required. The underlying Low-Density Residential (R-2) zoning classification would not allow for
the project as proposed; therefore, there is a need to establish a Planned Development District
(P-D), which ultimately would be consistent with the TCP Central Business District (C-B-D)
Character Area requirements.
Planned Development Permit: All development in the P-D District must be developed and
utilized in accordance with the approved P-D Development Plan. Accordingly, a Planned
Development Permit would be required to ensure the proposed development conforms to the
provision of that Development Plan.
Architectural Review Permit: An Architectural Review Permit is required for any new building
which would be visible from the public right-of-way.
Conditional Use Permit: A Conditional Use Permit is required to establish ground floor
residential units on all streets within the TCP’s Central Business District (C-B-D) character area,
except on San Mateo Avenue where ground floor residential units are prohibited.
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Project Analysis
Site Layout
Within the Central Business District (C-B-D) Character Area, the Transit Corridors Plan (TCP)
requires that the combined width of the sidewalk and setback must be at least 10’-0” along the
front portion of the site. A 10’-0” rear yard setback is required when adjacent to residential
uses, and no side setbacks are required. As proposed, all proposed setbacks are consistent
the regulations outlined within the TCP. Specifically, along Sylvan Avenue, the combined width
of the sidewalk and setback ranges from 11’-4” – 25’-0”. The street side setback along Green
Avenue measures between 0’-6” – 35’-0”. The interior side setback along the west side
property line measures between 3’-0” – 4’-0”, and the rear setback measures between 10’-0” –
19’-0”.
TCP Design Guideline A1-1 states that buildings should be oriented so that primary facades and
key pedestrian entries face major streets. As proposed the main entrance, which includes the
lobby, is located along the south side of the building facing Sylvan Avenue. Two external
stairwells also provide access to the residential units located on the second and third floor
levels. One stairwell is located along the southwest portion of the site, and the other stairwell is
located at the southeast portion of the site at the corner of Sylvan Avenue and Green Avenue.
TCP Design Guideline A1-14 encourages the screening of trash enclosure with materials that
are consistent with the architectural character and style of adjacent structures. The proposed
trash/recycling area would be located within the southwest section of the parking area, and
would not be visible from public view.
Below are additional Site Layout and Building Orientation TCP Guidelines that apply to the
building’s site layout and orientation:
A1-2: Encourage building entries to be visible from the street, so that each building has
an entrance along the front of the building facing the sidewalk where the majority of the
public will be entering.
A1-8: Encourage buildings, especially residential development, to have access to sun
and air on at least two sides to provide adequate light and ventilation. Provide light and
air wells for large scale buildings.
Massing and Scale
TCP Design Guideline A2-1 states that the design of new development must respect the scale,
form, and development pattern of the existing residential neighborhoods surrounding/adjoining
the Transit Corridors Area. In general, staff finds that the proposed design respects the scale,
form, and development pattern of the existing neighborhood. The site is surrounded by twostory multi-family apartment buildings to the west, north, and east. A wide variety of land uses
are located to the south of the subject site, ranging from a City-owned parking lot, a singlefamily home, an office, and the Ramada Inn.
The proposed project would be three-stories, with a total height of 38’-4”, which is less than the
four story, 55’-0” height limit outlined in the TCP’s Central Business District (C-B-D) Character
Area. Along the Sylvan Avenue frontage, the building incorporates a 2’-6”stepback at the
second and third floor levels, directly above the garage entrance. Additionally, the second floor
walkway that provides access to the residential units, overhangs the Sylvan Avenue garage
entrance by 4’-0”. Staff finds the second floor walkway in conjunction with the stepback breaks
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up the overall mass and provides additional articulation.
TCP Design Guideline A2-5 recommends breaking up the mass of large-scale buildings with
articulation in form, architectural details, and changes in materials and colors, and other similar
elements. The applicant has incorporated a number of design elements to achieve compliance
with the Design Guidelines A2-5. Specifically, the second and third floor levels along the east
façade includes a 2’-0” projecting element that provides additional architectural interest.
Additionally, the applicant has incorporated a trellis feature located directly above the Sylvan
Avenue Garage entrance, and a 1x6 projecting trim element along the east, north, and west
side elevation. The two balconies along the north elevation, and the three individual landscaped
lattices along the south elevation that would include vines, also help break up the mass of the
building.
Exterior Materials
TCP Design Guideline A6-1 states, “Vary materials and colors to enhance key components of a
building’s façade (e.g. window trim, entries, projecting elements, etc.). A stucco exterior is
proposed throughout the majority of the proposed structure. The applicant is also proposing
stucco foam trim for the majority of the exterior windows/doors, and for the projecting 1x6 trim.
A decorative stone veneer finish is proposed on both sides of the parking area entrance at the
Sylvan Avenue frontage. Stone veneer is also proposed along the first floor level in between
the exterior stairs and the storage space along the east elevation. The existing 42” wrought iron
fence that surrounds the subject property at the westerly and northerly property line would
remain.
Landscaping
A variety of drought tolerant trees, shrubs, ground covers, and vines are proposed throughout
the entire site. Specifically, the landscaping includes two different variety of trees, eight different
shrubs, five different ground covers, and two different vines. A total of two existing heritage
trees (Hollywood Junipers) would be removed as a result of the proposed project. The San
Bruno Municipal Code requires that any heritage tree removed shall be replaced with either two
24” box size trees, or one 36” box size trees. The applicant is electing to install six, 24” box
trees, which exceeds Municipal Code requirements.
Parking
The proposed draft parking requirements within the Transit Corridors Plan (TCP) require 9-15
parking spaces for nine dwelling units in the unit mix proposed. However, the City Council
provided direction to staff in January 2019 to prepare a Zoning Code amendment to codify
revised TCP parking requirements that are slightly higher than the existing standards and
provide an exact requirement rather than a range. Based on this direction, the revised multifamily parking requirements within the TCP area would require one stall per unit for studios and
units with one bedroom, and two stalls per unit for units with two or more bedrooms.
Additionally, 0.1 guest spaces would be required per each unit. Based on the revised TCP
parking standards, a total of 16 parking spaces would be required for the proposed project
based on the bedroom counts per unit. In the interest of providing as much parking on-site as
possible, staff has included a condition of approval requiring an additional parking space be
incorporated along the Sylvan Avenue frontage located directly to the east of the Sylvan Avenue
driveway. Therefore, a total of 14 parking spaces would be provided on-site. It is not feasible to
add an additional two stalls without losing an additional housing unit or reducing the number of
proposed bedrooms. The developer has been working with the City on the project since 2016,
and up until January assumed that the draft TCP parking standards were met with the project
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design. Given the long time frame already invested by the applicant in the development of the
project and the infeasibility of adding additional stalls on site, staff finds that the current
proposed number of parking stalls to be acceptable for this project given the only way to comply
would result in the loss of one unit or a reduction in the total number of proposed bedrooms.
The Planned Development permit will allow for the approval of the project with 14 stalls on site;
a parking exception is not required since the Planned Development Plan allows for the parking
requirements to be established for this specific project.
The applicant has incorporated long-term bike parking along the northern property line and
would be enclosed with a 6’-0” high wrought iron fence. Per condition of approval II-7, the two
short-term visitor bike parking spaces proposed along the Sylvan Avenue frontage shall be
relocated so that they are accessible from the public right-of-way.
Residential Use on Ground Floor
The General Plan and Transit Corridors Plan allow residential uses on the ground floor level of
all streets in the downtown, except San Mateo Avenue, subject to obtaining a conditional use
permit (CUP). A CUP is required because the project includes one residential unit on the
ground floor level, which is located on the corner of Sylvan Avenue and Green Avenue. The
purpose of the CUP process is to evaluate the proposed project in relation to its surrounding
environment, and to ensure it would be consistent with the existing land uses and would not
negatively impact the surrounding neighborhood. The project is surrounded by a variety of land
uses, including other residential uses that have units on the ground floor level. Specifically,
multi-family residential apartment buildings are located directly to the west, north, and east of
the subject site. Staff finds that the incorporation of a ground floor unit will help further blend the
project with the surrounding residential neighborhood.
Affordable Housing Requirement
The proposed project is subject to the Affordable Housing Program requirements outlined in
Chapter 12.230 of the San Bruno Municipal Code. As noted, the applicant is proposing to
construct a nine-unit multi-family residential structure. The proposed units will be rental units
(apartments). A Residential Impact Fee is required for all rental residential developments
consisting of five or more units. The Residential Impact fee for apartment’s amounts to $25.00
per square foot of net new residential floor area. The applicant will be required to pay the
Residential Affordable Housing Impact Fee for the proposed development. Based on the
calculation of $25.00 per square foot, the Residential Impact Fee would amount to $206,450.
Payment of the Residential Affordable Housing Impact Fee shall be due prior to building permit
issuance.
Public Outreach
The surrounding neighborhood has been informed through five mailed notices. Specifically
notices were sent for a neighborhood meeting, two meetings before the Architectural Review
Committee, one meeting before the Planning Commission, and one meeting before the City
Council. In all cases, notice was sent to all property owners and occupants within 600 feet of
the subject site.
The applicant held a neighborhood meeting as required by the City’s TCP pre-submittal process
on May 4, 2017 at the Ramada Inn located at 500 El Camino Real. The meeting was attended
by 13 members of the public. Staff was also in attendance at the meeting. The applicant gave
a brief presentation on the project and then answered questions from the public. There were a
number of questions regarding a variety of topics, such as: the overall construction schedule,
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anticipated rental rates, parking for vehicles and bikes, and various questions regarding
architectural treatments throughout the site. Overall, the initial neighborhood reaction to the
project was positive.
A courtesy notice was distributed to all property owners and residents within 600 feet of the
subject site on October 1, 2018 in advance of the October 11, 2018 Architectural Review
Committee meeting. Staff received one e-mail from a member of the public expressing overall
concern regarding parking related matters in the downtown area. However, the member of the
pubic ultimately expressed support for the proposed project. Public notice for the Planning
Commission meeting was distributed on March 8, 2019, and public notice for the City Council
was distributed on May 3, 2019. There were no public comments at the Planning Commission
meeting. Staff has not received additional comments as of the completion of this staff report.
NEXT STEPS
If the City Council approves the first reading of the attached ordinance, the second reading
would occur on March 28, 2018. The ordinance would go into effect 30 days after the second
reading.
FISCAL IMPACT
The applicant submitted a deposit to cover staff and consultant costs in processing this
application. The City will also obtain building permit fees and utility connection fees associated
with the building permit, anticipated to be submitted in Fiscal Year 2019-2020. Additionally, the
recently adopted Development Impact Fee (DIF) Resolution included a provision for planning
applications currently being processed by the City. This provision stipulates that the fees will not
apply to a proposed project if the following conditions are met: (i) the development application
for the project was deemed complete no later than May 1, 2019, and (ii) on or before August 1,
2019, the City and the developer of the development project have entered into a development
agreement of other negotiated contract with the City for the project; provided however if the
development project has not commenced construction in compliance with and prior to expiration
or termination of the development agreement or other negotiated contract, then the Fees shall
apply in full to the project. The property owner has requested that the City enter into a
negotiated contract per the DIF Resolution, as this development project was originally submitted
for pre-submittal review in January 2017 and the application was deemed complete on August
30, 2018. Subject to City Council approval, the Developer has signed the Agreement that states
he will make a payment of $98,271 to the City’s unrestricted capital reserve fund. The attached
resolution authorizes the City Manager to execute the agreement on behalf of the City.
Additionally, the project will be required to pay approximately $206,000 into the City’s affordable
housing fund.
ALTERNATIVES
1.
2.

Do not approve the application.
Request changes to the project as proposed and/or the conditions of approval.
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RECOMMENDATION
Hold Public Hearing and Take the Following Actions to Approve the Nine-Unit Multi-Family
Residential Project at 500 Sylvan Avenue:
 Adopt a CEQA Conformity Determination for the Proposed Multi-Family Residential
Development at 500 Sylvan Avenue
 Waive First Reading and Introduce an Ordinance Amending Chapter 12.96 of the San
Bruno Municipal Code to Establish a Planned Development District, Update the Zoning
Map, and Adopt a Development Plan for the Multi-Family Residential Development
located at 500 Sylvan Avenue
 Adopt a Resolution Approving a Planned Development Permit, Architectural Review
Permit, Conditional Use Permit, and Authorize the City Manager to Execute a
Development Impact Fee Agreement for the Multi-Family Residential Development
located at 500 Sylvan Avenue
DISTRIBUTION:
None
ATTACHMENTS:
1.
2.
3.
4.
5.
6.

Location Map & Site Photos
Findings For Approval
Project Plans & Renderings
Planning Commission Resolution 2019-01
Planning Commission Resolution 2019-02
Ordinance 2019-XX Amending Chapter 12.96 of the San Bruno Municipal Code to Establish
a Planned Development District, Update the Zoning Map, and Adopt a Development Plan
7. Resolution Recommending Approval of a Planned Development Permit, Architectural
Review Permit, and Conditional Use Permit.
8. CEQA Initial Study/Environmental Checklist
9. Parking Garage & Pedestrian Gate Information
10. Architectural Review Committee Minutes (October 11, 2018)
11. Planning Commission Minutes (March 16, 2019)
DATE PREPARED:
May 8, 2019

Location Map & Site Photos
500 Sylvan Avenue
020-145-480
PD18-001, PDP18-001, AR18-002, UP18-012
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Subject Site

Subject Site

Attachment 1

Subject Site

Adjacent Property to West
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Adjacent Property to the North

Property to the East of the Subject Site
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Properties to the South of the Subject Site
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Findings For Approval
The required findings are in bold followed by staff’s analysis of the merits of the project and how
the findings can be made.
With respect to CEQA Determination, pursuant to CEQA Guidelines §15162, §15163, and
§15164, the City Council finds:
1.

The proposed project will have a less-than-significant impacts with implementation
of mitigation measures identified in the 2013 Certified Transit Corridors Plan EIR.

The project is located within the Transit Corridors Plan (TCP) area. A Program Environmental
Impact Report (EIR) and Mitigation Monitoring and Reporting Program were prepared for the TCP
and was adopted by the City Council on February 12, 2013. The property was analyzed in the
TCP EIR at a programmatic level, with potential impacts identified and mitigations applied in the
program EIR to avoid or reduce potentially significant impacts. An Initial Study/Environmental
Checklist was prepared which confirmed that the proposed project would not result in any new or
substantially more severe significant environmental effects than those analyzed in the TCP EIR
document. Accordingly, the previously certified Transit Corridors Plan EIR adequately describes
the proposed project for the purposes of CEQA. Under California Environmental Quality Act
(CEQA) Guidelines sections 15168 (Program EIR), 15162 (Subsequent EIRs and Negative
Declarations), and 15183 (Projects Consistent with a Community Plan or Zoning), subsequent
individual projects can utilize a previously certified program EIR if all potentially significant
environmental impacts of the proposed individual project: (1) have been previously identified (i.e.,
are not new) and are not substantially more severe than those identified in the previous EIR, (2)
have been avoided or mitigated to the extent feasible as a result of the previous EIR, and (3) have
been examined in sufficient detail in the previous EIR to enable those impacts to be avoided or
mitigated by the mitigations in the EIR, site-specific project revisions, or the imposition of uniformly
applicable development policies. If these conditions are met, then the City can approve the
individual project as within the scope of the previously adopted EIR, and no additional
environmental document is required.
With respect to the Zoning District Amendment to establish a Planned Development District,
the City Council finds:
2.

That said amendment is in general conformance with the general plan and that the
public convenience and general welfare require adoption of the proposed
amendment. (SBMC 12.136.020)

The property has a General Plan Land Use Designation of Transit Oriented Development. The
Transit Oriented Land Use Designation permits a variety of uses, including: retail sales; eating
and drinking establishments; personal and business services; and residential uses. The proposed
nine unit multi-family residential building is consistent with the Transit Oriented Development
General Plan Land Use Designation. Therefore, staff finds that the proposed project is consistent
and is in general conformance with the General Plan.
3.

The proposed P-D District Zoning Change can be substantially completed within
the time schedule submitted by the applicant (SBMC 12.96.190.H.1);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
Development Permit to allow the construction of a 3-story, 38’-4” tall, multi-family residential
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building with nine dwelling units, and 14 total parking spaces. As a condition of approval, Planned
Development Permit PDP18-001, Architectural Review permit AR18-002, and Conditional Use
Permit UP18-012 shall expire if a building permit is not obtained within one (1) year of the effect
date of the associated Ordinance. As such, staff finds that the P-D District can be substantially
completed with a reasonable time and this finding can be made.
4.

Each unit of development, as well as the total development, can exist as an
independent development capable of creating an environment of sustained
desirability and stability or adequate assurance that such objective will be attained
(SBMC 12.96.190.H.2);

The development of the proposed multi-family residential building would exist as one independent
development. The use includes parking and site improvements.
5.

The land uses proposed will not be detrimental to the present or potential
surrounding uses but will have a beneficial effect which would not be achieve
through other districts (SBMC 12.96.190.H.3);

The subject property is 7,364 square feet in area and is located on the northwest corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. The site is within the Transit Corridors Plan
(TCP), Central Business District Character Area, which allows a much higher density
development and height than what is allowed per the R-2 Low Density Residential zoning district.
However, the Zoning Code has not been updated to allow seamless implementation of the TCP
and the Planned Development District is one of the few tools available in the Zoning Code that
offers enough flexibility to implement the TCP. The proposed PD district would reflect the vision
of the TCP by providing a high density, multi-family building, while improving an underutilized site
that has remained vacant for several years.
The General Plan designation for the site is Transit Oriented Development (TOD). The proposed
P-D District would be consistent with the TOD designation. Therefore, the P-D District would not
be detrimental to the present or potential surrounding uses, but will have a beneficial effect which
would not be achieved through other districts.
6.

The streets and thoroughfares proposed are suitable and adequate to carry
anticipate traffic, and increased densities will not generate traffic in such amounts
as to overload the street network outside the P-D District (12.96.190.H.4);

Trip generation calculations (which relied on common trip generation rates from the Institute of
Transportation Engineers [ITE] Trip Generation Manual, 9th Edition), indicated that the project
would be expected to generate a total of 54 trips per day that could be added to local roads.
During the AM peak hour, a total of five trips are expected. During the mid-day peak hour a total
of four trips are expected. During the PM peak hour a total of six trips are expected. Lastly,
during the weekend peak hour a total of five trips are expected. Staff finds that the traffic
generated by this proposed development will not have a significant impact on the surrounding
intersection; therefore, the streets and thoroughfare are suitable and adequate to carry anticipated
traffic, and increased densities will not generate traffic in such amounts as to overload the street
network outside the P-D District.
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7.

Any proposed commercial development can be justified economically at the
location proposed and will provide adequate commercial facilities for the area
(SBMC 12.96.190.H.5);

The proposed multi-family building contains nine residential units and does not incorporate a
commercial component.
8.

Any exceptions from the standard district requirements are warranted by the design
of the project and amenities incorporated in the development plan (SBMC
12.96.190.H.6);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
Development Permit to allow for the construction of a new three-story multi-family building,
containing nine residential units on a 7,364 square foot lot. The current R-2 (Low Density) zoning
classification is not consistent with the Transit Corridors Plan Central Business Character area,
and would not allow for a nine unit multi-family building, as proposed. However, the Transit
Corridors Plan Central Business Character area would allow for a nine unit multi-family building.
Therefore, there is a need to establish a P-D Zoning District to allow for the proposed multi-family
residential use. Staff finds that the proposed Development Plan is consistent with the General
Plan Transit Oriented Development Land Use Designation, which allows for a variety of land uses,
including residential uses.
In terms of overall building form, staff finds that the proposed design respects the scale, form, and
development pattern of the existing residential uses found in the surrounding neighborhood.
Multi-family residential apartment buildings are located directly to the west, north, and east of the
subject site. As you travel in the northerly direction the neighborhood transitions to a low-density
residential district consisting of one and two-story single-family homes. A wide variety of land
uses are located to the south of the subject site, ranging from a City-owned parking lot, a singlefamily home, an office, and the Ramada Inn. The proposed project would be three-stories, with a
total height of 38’-4”, which is less than the four story, 55’-0” height limit outlined in the TCP’s
Central Business District (C-B-D) Character Area. Along the Sylvan Avenue frontage, the building
incorporates a 2’-6”stepback at the second and third floor levels, directly above the garage
entrance. Additionally, the second floor walkway that provides access to the residential units,
overhangs the Sylvan Avenue garage entrance by 4’-0”. Staff finds the second floor walkway in
conjunction with the stepback breaks up the overall mass and provides additional articulation.
Additionally, the second and third floor levels along the east façade includes a 2’-0” projecting
element that provides additional architectural interest. The applicant has also incorporated a
trellis feature located directly above the Sylvan Avenue garage entrance, and a 1x6 projecting
trim element along the east, north, and west side elevation. The two balconies along the north
elevation, and the three individual landscaped lattices along the south elevation that would include
vines, also help break up the mass of the building.
9.

The area surrounding the development can be planned and zoned in coordination
and substantial compatibility with the proposed development and the P-D District
uses proposed are in conformance with the general plan of the city (SBMC
12.96.190.H.7);

The surrounding area contains uses compatible with the proposed use designation and proposed
use. The area surrounding the development has already been developed with other residential
uses. Specifically, multi-family residential apartment buildings are located directly to the west,
north, and east of the subject site.
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With Respect to the Planned Development Permit, the City Council finds:
10.

The Planned Development Permit is consistent with the previously approved
development plan (SBMC 12.96.190.I.4);

The Planned Development Permit provides the details of the applicant’s proposal. The
Development Plan is proposed to be consistent with the proposal. Therefore, if the Development
Plan is approved, the Planned Development Permit would be consistent with it.
With respect to the Architectural Review Permit, the City Council finds:
11.

That the location, size and intensity of the proposed operation will not create a
hazardous or inconvenient vehicular or pedestrian traffic pattern, taking into
account the proposed use as compared with the general character and intensity of
the neighborhood. (SBMC 12.108.040.A)

The applicant proposes to construct a three-story multi-family residential building with a total of
nine units. A total of 14 parking spaces would be provided on-site on the ground floor level. Two
residential driveways would provide vehicular access to the ground floor parking area.
Specifically, the Sylvan Avenue driveway provides access to 11 of the 14 on-site parking spaces,
while the Green Avenue driveway provides access to the three additional on-site parking spaces.
Pedestrian access to the building is provided through four separate entrances. The main entrance
and lobby would front onto Sylvan Avenue. Access to the lobby area is also achieved via a
secondary entrance located within the parking area on the ground floor level. Lastly, two external
stairways would provide direct access to the residential units located on the second and third floor
levels. The site is adjacent to other multi-family residential buildings. Staff finds that the vehicular
and pedestrian traffic pattern associated with the proposed project would be consistent with the
adjacent multi-family residential developments.
12.

That the accessibility of the off-street parking areas and the relation of parking
areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses. (SBMC 12.108.040.B)

A total of 14 parking spaces would be provided with the project on the ground floor level. 10
parking spaces would be located in the garage accessed via the driveway along Sylvan Avenue.
Three parking spaces would be accessed via the driveway along Green Avenue. An additional
parking space would be provided along the Sylvan Avenue frontage directly to the east of the
driveway along Sylvan Avenue. Both driveways would allow for two automobiles to pass one
another at the same time. Staff finds that the accessibility of the off-street parking areas and the
relation of parking areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses.
13.

That sufficient landscape areas have been reserved for the purposes of separating
or screening service and storage areas from the street and adjoining building sites,
breaking up large expanses of paved areas, and separating or screening parking
areas from the street and adjoining building areas from paved areas and to provide
access from buildings to open areas. In addition, that adequate guarantees are
made, such as the filing of a performance bond, to insure maintenance of
landscaped areas. (SBMC 12.108.040.C)
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A variety of drought tolerant trees, shrubs, ground covers, and vines are proposed throughout the
entire site. Specifically, the landscaping includes two different variety of trees, eight different
shrubs, five different ground covers, and two different vines. A total of two existing heritage trees
(Hollywood Junipers) would be removed as a result of the proposed project. The San Bruno
Municipal Code requires that any heritage tree removed shall be replaced with either two 24” box
size trees, or one 36” box size trees. The applicant is electing to install six, 24” box trees, which
exceeds Municipal Code requirements. Condition of Approval II-7 requires the applicant to
prepare a property maintenance and management plan that addresses a variety of matter
(general cleaning of litter and debris on-site, maintenance of all exterior building materials, etc.)
including the maintenance of all landscaping.
14.

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 building is less than the Transit Corridors Plan Central Business District’s height
limit of 55’-0”. Additionally, the building has a left side setback of 3’-0” and a rear setback of 10’0” Staff finds that the proposed development would be consistent with the design and scale of the
adjacent multi-family residential buildings and would not interfere with access to light and air for
neighboring properties.
15.

That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is not detrimental to the character or value of an adjacent
residential district. (SBMC 12.108.040.E)

The subject property is located on the northwest corner of Sylvan Avenue and Green Avenue and
is located within the Transit Corridors Plan Central Business District Character area. The
proposed multi-family project includes a total of nine residential units, and does not contain a
commercial/industrial component. Multi-family residential apartment buildings are located directly
to the west, north, and east of the subject site. As you travel in the northerly direction the
neighborhood transitions to a low-density residential district consisting of one and two-story
single-family homes. A wide variety of land uses are located to the south of the subject site,
ranging from a City-owned parking lot, a single-family home, an office, and the Ramada Inn. The
proposed project would not be detrimental to the adjacent residential district and would provide
nine housing units and new residents and customers for businesses in the downtown.
16.

That the proposed development will not excessively damage or destroy natural
features, including trees, shrubs, creeks and rocks, scenic corridors, and the
natural grade of the site. (SBMC 12.108.040.F)

The subject property is currently developed with a vacant building that was previously used as a
dental office for many years. The remainder of the lot consist of asphalt paving, with some
landscaping located along a portion of the Sylvan Avenue and Green Avenue frontage. A total of
two existing heritage trees (Hollywood Junipers) would be removed as a result of the proposed
project. The San Bruno Municipal Code requires that any heritage tree removed shall be replaced
with either two 24” box size trees, or one 36” box size trees. The applicant is electing to install
six, 24” box trees, which exceeds Municipal Code requirements. The site does not contain any
creeks or scenic corridors. The proposed development therefore will not damage or destroy any
natural features.
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17.

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 proposed exterior material, landscaping, and overall building design are of a high quality and
will enhance the overall appearance of the surrounding neighborhood.
18.

That the proposed development is consistent with the general plan. (SBMC
12.108.040.H)

The property is located in the Transit Oriented Development land use classification. The Transit
Oriented land use classification permits a variety of uses, including: retail sales; eating and
drinking establishments; personal and business services; and residential uses. The proposed
nine unit multi-family residential structure is consistent with the General Plan.
With respect to the Conditional Use Permit, the City Council finds:
19.

Will not under the circumstances of the particular case, be detrimental to the health,
safety, morals, comfort and general welfare of the person residing or working in the
neighborhood or such proposed use. (SBMC 12.112.050.B.1)

The General Plan and Transit Corridors Plan allow residential uses on the ground floor level of all
streets in the downtown, except San Mateo Avenue. A conditional use permit is required because
the project includes one residential unit on the ground floor level, which is located on the corner
of Sylvan Avenue and Green Avenue. Staff finds that the project will blend in with the surrounding
environment, which includes a variety of land uses. Specifically, multi-family residential apartment
buildings are located directly to the west, north, and east of the subject site. As you travel in the
northerly direction the neighborhood transitions to a low-density residential district consisting of
one and two-story single-family homes. A wide variety of land uses are located to the south of
the subject site, ranging from a City-owned parking lot, a single-family home, an office, and the
Ramada Inn. The Transit Corridors Plan
20.

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 subject property is approximately .17 acres in area (7,364) and is located on a feeder street
within the Transit Corridors Plan Central Business District Character Area on the corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. In the past there has been Code Enforcement
related activities related to overgrown weeds and trash located on-site. The project includes one
residential unit on the ground floor level, which triggers the need for a conditional use permit. The
project is surrounded by a variety of land uses, including other residential uses that have units on
the ground floor level. Staff finds that the incorporation of a ground floor unit will not be injurious
or detrimental to property and improvement in the neighborhood or to the general welfare of the
city. By incorporating the ground floor the unit the proposed project will blend in with surrounding
residential uses. Additionally, the incorporation of an additional unit on the ground floor level will
result in additional foot traffic in the surrounding downtown environment, which will benefit all
commercial businesses.
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21.

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

The property has a General Plan Land Use Designation of Transit Oriented Development, which
permits a variety of uses, including: retail sales; eating and drinking establishments; personal and
business services; and residential uses. The proposed nine unit multi-family residential structure
is consistent with the General Plan.
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Appendix B - Water Efficient Landscape Worksheet

IRRIGATION HYDRO-ZONE LEGEND
/

Reference Evapotranspiration
(ETo)

PLANTS ARE GROUP TO 1-lAVE
MATCl-llNG WATER REQUIREMENTS AND
MICRO-CLIMATE Cl-lARACTERISTICS.

42.8

I

MAWA · Regular Landscape Areas

1•084

ETAF

_

.45
12,944

mawa total

•

9 UNIT
APARTMENT

I

HIGH WATEA REQUIREMENT

MAWA = (ETo) x (0.62) x ((0.45 x LA) + (0.3 x SLA))
landscape
area

I

I

s.f.

500 SYLVAN AVE.
SAN BRUNO, CA

I

average ETAF for regular landscape areas must be 0.55 residential areas, and 0.45 for non-residential areas .

MEDIUM WATER REQUIREMENT

gallons per year

I

I
ISSUE

ETWU - Regular Landscape Areas

hydro-zone
number

plant water use

plant factor (PF)

irrigation method

irrigation efficiency

ETAF (PF/IE)

hydro-zone
area

ETAF x Area

--.--.--

I

LOW WATER REQUIREMENT
(DROUGHT TOLERANT PLANTING)

ETWU = (ETo) x (0.62) x (ETAF x LA)

DATE

ETWU
<,

1

LOW

0.2

DRIP

0.81

0.247

615

151.9

4,029.5

2

MEDIUM

0.5

DRIP

0.81

0.247

469

115.8

3,072.9

I

totals

1,084

267.65

7102.48

I

<,

----

- ----- -- -- --

/

/

/

/

I
•

ETAF clculations

total ETAF x area

UJ

>

267.65

-----total area
1,084
s.f.
------

average ETAF

0247

------

<(

Average ETAF for Regular Landscape Areas must be 0.55 or below for residential
areas, and 0.45 or below for non-residential areas.

z

I

TOTALS

UJ
UJ

I

12,944
gallons per year
-----ETWU total
7, 102
gallons per year

MAWA total

45.1

I

Percentage reduction of Potabel Irrigation Water

0
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I
I
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IRRIGAllON NOTES LEGEND

I

3/4" LANDSCAFE METER

I><l

'LO-TORQUE' PVC ISOLATION 6ALL VALVE 6Y K61. SIZE AS MAINLINE. LOCATE IN VALVE 60X.
DESCRIPTION

0

J

I
I
I
I
I

l

SEE SPECIFICATION AND DETAIL 51-lEETS FOR ADDITIONAL INFORMATION.

2.

NOTIFY THE LANDSCAPE ARCI-ITECT IM�DIATEL Y N THE EVENT OF ANY
DISCREPANCIES BETWEEN Tl-IE ACTUAL SITE CONDITIONS AND Tl-IS PLAN.

3.

THIS SYSTEM 15 DESIGNED TO OPERATE WITH A STATIC WATER PRESSU<E OF 70
PSI. VERIFY WATER PRESSURE PRIOR TO THE START OF CONSTRUCTION .
Tl-115 PLAN 15 DIAGRAMMATIC AND DOES NOT NECESSARILY INDICATE ALL OFFSETS
At-0 FITTINGS REQURED FOR A COMPLETE IRRIGATION SYSTEM.

5.

LOCATE ALL PIPING IN PLANTING AREAS WI-ERE EVER POSSIBLE.

6.

ADJJST ALL IRRIGATION HEADS TO INSURE PROPER COVERAGE At-0 AVOID
EXCESf>VE OVERSPRA Y.

7.

COORDINATE AUTOMATIC CONTROLLER ELECTRICAL HOOK-UP WITH PROJECT
ELECTRICIAN.

9.

INSTALL Cl-ECK VALVES AS REQUIRED TO PREVENT LOW-I-IEAD DRAINAGE.
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\

I

I
I

I

I

I IRRIGATION PIPE SIZING CHART
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• lJ:
:

D C

CLASS 200

:
I
•

I

•

I

•

I

•

I

•

I

.

• INTERMITTENT-PRESSURE
LATERAL PIPING

• 1.

.1
•

1.

•
.•

I
I

•

I

• f

:>

I
:L
i
I

I
I
I

I

I

I

1/2"

--

0-4 GPM

3/4'

••

5-9 GPM

1"

••

10-16 GPM

••

17-26

• I["]

1-1/2"

••
ii

2"

---

27-35 GPM
36-55 GPM

••

• CONST ANT PRESSURE PIPING
1-1/2 INCi-ES AND SMALLER.

GPM

I"

9-16 GPM

1-1/ 4"

16-22 GPM

1-1/2"

••

2.

• CONSTANT PRESSURE
PIPING 2 INCl-lES AND
LARGER.

• INTERMITTENT-PRESSURE
LATERAL PIPING

1-1/ 4"

�

CLASS 315

SCl-lEDULE 40

2"

:::

31-48 GPM

2-1/2"

••

49-65 GPM

<, _/

\

EXISTING TREE TO REMAIN
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OWNERSHIP AND USE OF DOCUMENTS
All Drawings, Specifications and copies thereof furnished by
Reed Associates Landscape Architecture ore and shall remain
its property. They are to be used only with respect to this
Project and ore not to be used on any other project.
Submission or distribution to meet official regulatory requirements or for purposes in connection with the
Project is not to be construed as publication in derogation of
Reed Associates Landscape Architecture, common low copyright
or other reserved rights .
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HPOC
NEV r .. - .. 1 u \E) IRRIGATION MAINLINE. VERIFY SYSTEM
. CAPACITY PRIOR TO CONSTRUCTION.
ENSURE ENTIRE IRRIGATION SYSTEM IS CONNECTED TO SEPARATE IRR.
WATER METER, HAVE AN ENCLOSED B.F.P. DEVICE THAT COMPLIES WITH
ALL LOCAL CODES AND ORDINANCES.
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IRRIGATION PLAN
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BEFORE EXCAVATING CALL: 811
48 HOURS BEFORE ALL
PLANNEO WORK OPERATIONS
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Issue Dote

Scale

•••••••••••••

-

-

UJ

I
I
1 ·
I
I·
I
I
I

,>-

- I

�

I

\

/

4

••••�••

.

-

,_

I

I - - - 4 .- - - -.,

�["]

I
I
I
I
I
I
I
I
-I-.

,,- /

c:._,
';./ (/

•
••
••
•
!Ji

'

1-

I

. ------ -

'

/

,

--,,-1.L---_J
,
c____.J.

..... ,

Ll

I
1-

_._L_,__.l.__._J__,

,};'

- ______ 1- -- -

.>

'' l-,

1

'

I:
1:

. . . . . ..........

I
I
I
I
I
I
I
I
I
I
I
I

�--- r,

I

••

<,

'

i----1--

j:

'f,.

I

'

'I,

23-30 GPM

-

.

-,

I

I
I
I
�+-+o--l--< I
I
I
I
I

REFER TO DRIP IRRIGATION DETAILS FOR Tl-IE LAYOUT AND EXACT
DIMENSIONS FOR Tl-IE DRIP LINE. THE DRIP LINE SI-IALL BE A MAXIMUM OF
18" APART AND SI-IALL BE A MAXIMUM OF 4" FROM ALL WALKS, CURBS AND
WALLS. THE NUMBER OF DRIP LINES SHOWN ON PLANS MAY NOT REFLECT
THE ACTUAL NUMBER REQUIRED, Tl-IE SPACING GUIDE SHALL TAKE
PRECEDENCE. DRIP EMITTER LINES SI-IALL BE ALIGNED TO HAVE A
STAGGERED TRIANGULAR EMITTER LAYOUT PATTERN.
Tl-IE SUPPLY 1-lEADER AND EXI-IAUS T 1-lEADER, WI-IEN PVC, SI-IALL BE BURIED
AT A MINIMUM OF 12" BELOW GRADE.
INSTALL Tl-IE AUTOMATIC AIR RELIEF VALVE AT Tl-IE 1-llGHEST POINT ON EACl-l
CIRCUIT OR AS DIRECTED BY Tl-IE PROJECT LANDSCAPE ARCHITECT.
OPERATING PRESSURE FOR DRIP EMITTER LINE - 20 PSI (MIN.) TO 60 PSI
(MAX). 20 PSI TO BE PROVIDED AT Tl-IE FARTHEST EMITTER FROM Tl-IE
P.0.C. VERIFY PRIOR TO CONSTRUCTION.
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DATE

ISSUE
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1.
1.
1.
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500 SYLVAN AVE.
SAN BRUNO, CA

I

66-100 GPM

3"

9 UNIT
APARTMENT

I
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I

DRIP IRRIGAllON NOTES
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FLOOD 6U66LER ON FLEX TU6E - 3f2)FSI
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'

INST ALL TWO SPARE CONTROL WIRES ALONG Tl-IE ENTIRE MAIN LINE. SPARE WIRE
51-lALL BE TI-E SAME COLOR (QI\E WITH A WI-IITE STRIPEl AND OF A DIFFERENT
COLOR THAN OTI-ER CONTROL WIRES. LOOP 36" EXCESS WIRE INTO EACl-l SINGLE
VALVE BOX At-0 INTO ONE VALVE BOX IN EACl-l GROUP OF VALVES.

12. /

I
I
I
I

I

VERIFY TYPE AND LOCATION OF BACKFLOW PREVENTION ASSEMBLY WITH LOCAL
JJRISDICTION, PRIOR TO INSTALLATION.

I

I

I T'\/\

8.

I

I

\

4.

fl.

XFD-09-18-500 (SI.JlifACE DRIP CHECK VAL YE) 0.� GPH DRIPL INE AT 18" SPACING
XCZ-100-�-cct1
CONTROL ZONEiflL TER KIT - 1' IMAX. FLOW OF 20 Gsf'M!
Glf DRIPLINE HEADER 111 DIA AT 1811 sPACING
XG/f-10-18-100
<SEE IRRIGATION DETAILS FOR ADDITIONAL IJ'.FOl,MATION
INSTALL FER M.<INl.fACTURER'S SFECIFICATICNS!

"'"'iN61RD

•

I

I
I
I
I
I
I
I

IO. DETECTOR TAPE SHOULD BE INSTALLED WITH ANY PRESSURE LINES NOT BU<IED IN
THE SAME TRENCl-1 WITH CONTROL WRES AND WITH ANY LINES OF ANY Klt-0 UNDER
PAVING NOT IN ATRENCl-l WITl-l CONTROL WIRES.

r.

I

web: www.rala.net I email: paul@rala.net

/

IRRIGAllON NOTES

• 10R

Ej
KEY

�o

=Ric;:, (�I,

"' -

408.481-9020 / 408.481-9022 FAX

1-----�/'-- l I

FEElCO LF82E>YA REDUCED PRESSURE ZONE ASSEM6L Y DEVICE 3/4" SIZE !LEAD FREE!
WA

-- -----

477
SOUTH TAAFFE
STREET
SUNNYVALE, CALIFORNIA 94086

I
1

RAIN61RD IRRIGATION CONTROLLER - IESF-5MTE SMART CONTROL SYSTEM SERIES!
<ESP-4-SMTE OUTDOOR WALL MOUNT! WITH <ESPSM3/ESPSM6 - STATION EXPANSION MODULE-AS NEEDED!
<RSD! WIRED RAINtfREEZE SENSOR
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/

,,-

LANDSCAPE ARCHITECTURE

,/

,

PLANTING AREAS ONLY .

'IRRITROL' 100 SERIES "ULTRA-FLOJJ" - ELECTRIC VALVE - (SIZE AS NOTED!.
!SEE DRIP IRRIGATION DETAILS FOR CONTROL VALVES ON DRIP LINE CIRCUITS!

I

I>

REED ASSOCIATES

A LOCATE IRRIGATION MAIN.ll'E AW l�GA TION VALVES IN LAl'DSCAPE AREAS.
-e: ALL IRRIGATION VALES TO BE LOCATED IN SPECIRED VALVE BOX IN 9-l<IB

INDICATES CONTROLLER STATION NO.
INDICATES VALVE SIZE
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SCHEDULE 412) - or- CLASS 315 PVC PRESSURE MAINLINE (SIZE AS NOTED!
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SYLVAN AVE.
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Scale 1 /4"

l__�I

4
1 ft

a

below.
Call before you dig.

Knowwhat's

Sheet

of

I l

Make sure your crews and subs do the job right!
Storm Drain Inlet Protection

Storm Drain Inlet Protection

SE-10

SE-10
-

Fence per SE-01

Geotextile Blanket

Runoff from streets and other paved areas is a major source of pollution and damage to creeks and the San
Francisco Bay. Construction activities can directly affect the health of creeks and the Bay unless contractors
and crews plan ahead to keep dirt, debris, and other construction waste away from storm drains and local
creeks. Following these guidelines and the project specifications will ensure your compliance with vl!!lilll1�iii,!f,
:jl�m�'dai•requirements.

-�

Fence per SE-01

Geotextile Blanket

Dewatering operations
Y'

Vehicle and equipment
maintenance & cleaning

Materials storage & spill cleanup
Non-hazardous materials management

24"±

24"±

SECTION A-A

Y"

Sand. dirt. and similar materials must be stored at least 10 feet (3 meters) from
catch basins. All construction material must be covered with a tarp and contained
II"

SECTION A-A

not actively being used within 14 days.
Use (but don't overuse) reclaimed water for dust control as needed.
,,,., Sweep or vacuum streets and other paved areas daily. Do not wash down streets or
work areas with water!

6" Min
overlap at ends
of silt fence.

,-x·�---x�
· ��-x·����·x

x

,::x·----·x----x---�x

x

x
Sheet fl ow

---

-----

x

x

�

x

Geotextile Blanket
Sheet flow

x L--�������������x

/

PLAN

• ---

-

�

x

1

Fence per SE-01

Store hazardous materials and wastes in water tight containers, store in
appropriate secondary containment, and cover them at the end of every work day
or during wet weather or when rain is forecasted.

PLAN

NOT TO SCALE

NOTES:

NOTES:
use in areas where grading has been completed and final soil stabilization
seeding are pending.
applicable in paved areas.
applicable with concentrated flows.

1. For
and
2. Not
3. Not

Saw cutting
Y'

Always completely cover or barricade storm drain inlets when saw cutting. Use

filter fabric, catch basin inlet filters, or sand/gravel bags to keep slurry out of

Keep excavated soil on the site where it will not collect in the street.

Y"

Transfer to dump trucks should take place on the site, not in the street.

the storm drain system.
,,,, Shovel, absorb, or vacuum saw-cut slurry and pick up all waste as soon as you

Y"

Use fiber rolls, silt fences, or other control measures to minimize the flow of silt

are finished in one location or at the end of each work day ( whichever is

Y"

sooner!).
,,,,, If saw cut slurry enters a catch basin, clean it up immediately.

Earth moving activities

Spill prevention and control

by permit and as approved by the l'?9i)tit)'.
lti$fi(t¢1+QT in the Field.
Y" Mature vegetation is the best form of

,,,., Keep a stockpile of spill cleanup materials (rags, absorbents, etc. ) available at

erosion control. Minimize disturbance to

the construction site at all times.

existing vegetation whenever possible.
Y" If you disturb a slope during construction.

to prevent leaks and spills from reaching the gutter, street, or stonn drain.

prevent erosion by securing the soil with

Never wash spilled material into a gutter, street, storm drain, or creek!

erosion control fabric, or seed with fast-

""' Dispose of all containment and cleanup materials properly.
..,. Report any hazardous materials spills immediately! Dial 911 or A:l\\nfoffi\

growing grasses as soon as possible. Place
Y"

Y' Always cover storm drain inlets and manholes

when paving or applying seal coat, tack coat,
slurry seal, or fog seal.
,,,,,. Protect gutters. ditches, and drainage courses
with sand/gravel bags, or earthen berms.
,,,., Do not sweep or wash down excess sand
from sand sealing into gutters, storm drains,
or creeks. Collect sand and return it to the

If you suspect contamination (from site history, discoloration, odor, texture. abandoned

stockpile, or dispose of it as trash.

underground tanks or pipes, or buried debris). call the Engineer for help in determining
July 2012

7 of 10

California Stormwater BMP Handbook
Construction
www.casqa.org

7 of 10

California Stormwater BMP Handbook

July 2012

Construction Entrances and Perimeter

Constn.iction
www.casqa.org

Y'

� Never rinse paint brushes or
materials in a gutter or street!
paint before rinsing brushes.
rollers, or containers in a sink.

Paving/asphalt work

fiber rolls down-slope until soil is secure .

County Public Works Agency dispatch at (510) 670-5500

Painting

,,,,, Paint out excess water-based

are only allowed during dry weather

,,,., When spills or leaks occur. contain them immediately and be particularly careful

use· in areas where grading has been completed and final soil stabilization
seeding are pending.
applicable in paved areas.
applicable with concentrated flows.

In areas of known contamination, testing is required prior to reuse or discharge of groundwater.

Y"

rain is forecasted within 24 hours.
Y' Be sure to arrange for appropriate disposal of all hazardous wastes.

DI PROTECTION TYPE

NOT TO SCALE

disposal off site.

Do not clean vehicles or equipment

off the site.

,,,,, Follow manufacturer's application instructions for hazardous materials and be
careful not to use more than necessary. Do not apply chemicals outdoors When

aggregate concrete and
remove it for appropriate

Contaminated groundwater must be treated or hauled off-site for proper disposal.

Earthwork & contaminated soils

Y"

from washing exposed

Consult with the Engineer to determine what testing is required and how to interpret results .

steam cleaning equipment, etc.

and federal regulations.

� Collect the wash water

extent possible.

v

on-site using soaps, solvents. degreasers,

thinners, solvents, fuel, oil, and antifreeze) in accordance with city, county, state,

or another on-site purpose to the greatest

or storm drain. Filtration or diversion through a basin, tank. or sediment trap may be required.

If you must clean vehicles or equipment

storm drains, or creeks.

,,,., Label all hazardous materials and hazardous wastes (such as pesticides, paints,

f---Silt

or onto the surrounding areas.

,,, Be sure to notify and obtain approval from the Engineer before discharging water to a street, gutter,

rinse water to run into gutters, streets,

Hazardous materials management

Geotextile Blanket

areas that will not allow discharge of wash water onto the underlying soil

" Reuse water for dust control, irrigation,

bermed area that will not allow

Y"

,,,., Wash out concrete equipment/trucks off-site or into contained washout

be in compliance.

on site, clean with water only in a

..,. Check dumpsters regularly for leaks and to make sure they are not overfilled.
Repair or replace leaking dumpsters promptly.
Y' Cover all dumpsters with a tarp at the end of every work day or during wet weather .

x

x'--�-�------�-___Jx

DI PROTECTION TYPE

1. For
and
2. Not
3. Not

•

'

Less than
1 acre

Fence per SE-01

1 acre

/

x

f---silt

Less th an

---

t

Inspect vehicles and equipment for leaks

is big enough to prevent runoff.
Y"

storm drain.

away from all disturbed areas or shall collectively

in a bermed area or over a drip pan that

,,,., Recycle all asphalt. concrete, and aggregate base material from demolition activities.
Comply with::Ali!fuii.m!l!;•i1iilt\lLOi'.,liliimli�s';for recycling construction materials, wood,
gyp board, pipe, etc.

Drain inlet

Drain inlet
x

6" Min
overlap at ends
of silt fence.

and away from drainage areas. These materials must never reach a

the site. Run-on from off site shall be directed

promptly.
Y" Fuel and maintain vehicles on site only

Y'

,,... Store concrete, grout, and mortar under cover, on pallets,

within the site, and all runoff that discharges from

frequently. Use drip pans to catch leaks
until repairs are made; repair leaks

with a perimeter control during wet weather or when rain is forecasted or when

Effectively manage all run-on. all runoff

Concrete, grout, and mortar
storage & waste disposal

Y'

what should be done, and manage disposal of cntaminated soil according to their instructions.

Do not use water to wash down fresh asphalt

concrete pavement.

Establish and maintain effective perimeter controls and stabilize all construction

Y'

Paint out excess oil-based paint before cleaning brushes in thinner.

Y' Filter paint thinners and solvents for reuse whenever possible.

Dispose of oil-based paint sludge and unusable thinner as
hazardous waste.

Landscape Materials
,,,,, Contain, cover, and store on pallets all stockpiled landscape
materials (mulch. compost, fertilizers, etc.) during wet weather or when
rain is forecasted or when not actively being used within 14 days.
,,,,.. Discontinue the application of any erodible landscape material

entrances and exits to sufficiently control erosion and sediment discharges from site

within 2 days offorecasted rain and during wet weather.

and tracking off site.
Y' Sweep or vacuum any street tracking immediately and secure sediment source

to prevent further tracking.

Storm drain polluters may be liable for fines of $10,000 or more per day!
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Croae b arrler

(See note 10)

Optlonol maTnter,onCA
opening detail

LEGEND
Tompod bockflll
Slape direction
Dlrectlon of flow

a take

Fabric

/

,...-·
-.,,
U>

c:

<
N

0

.....

N

Setback varies
(See note 4)

:::s
n

Fabric

/

tD

..L\

Toe of slope
Slope

PLAN

o

"'

�
,

�
,

End deton

oj"

g

§
::;;
::;; n
::;;
0
::;; ::,

:,

"'
@ ....
... ,fir

NOTES

II)

II)

c:

The last �-o• of fence 1holl b& turned 1..1p slopL

"'0 ..,

2.

3.

Stake dlmen1ton1 ore nomlnal.

:i::
::,

"'a.

4.

omen,ron

CT
0
0

5,

Stakea ·lhall be spaced at B'-0" maximum and eholl be
po1ltloned on down1treom side cf fence.

6.

Stcket to oYS"lap and fence fabric to fold cround each etok•
en• full turn. S.oure febrlc to stoke with 4 1taole1.

7.

StokDII Dholl be driven ti9htly t09ether to pr-event potentim
ltakta
flow-throu;h of 1edlment at joint. The top• of
1hall be aee&.1Nd with wire.

.c

.a

8:
0
::,

0,

:;::

.,,.
..,0
�

s...

s::;; o 3
s
::;; 0
::,
"'
....
... fir,

l--

-.b

may wry to flt fftld conditron.

CROSS BARRIER DETAIL

u,,

e.

For end stake. fence fabric llhall be folded around two st:akee
ane full tum and Bl!lcured with 4 1tapln.

9.

Minimum 4 stoples ptr stc:ike. Dlm1n1fons shown are typlcal.

1/3 and o moxlmum of

SECTION A-A

"'0

a

Toe of lllope

i

END STAKE DETAIL (TOP VIEW)

II)

c:

n

0:,

::,

J:

Croeo borTlero alloll bt o minimum of
height of tho llnO<lr barrier.

"'a.::,

2" x 2"
wood stake

Silt fence

fabric

rEnd stake
(See note 2)
/_,

11,
12.

Molntonanco cpenln;1 11hall be wonatructod In Cl manner to en1uro
sediment r81'Tlo1ns behind snt fence.
Jofnlng section! shall not be placed at sump loecittons.

13.

Sandbag row11 end la)8"9 ehall be off••t to eftmlnata gop11..

14.

Add 3-4 bag1 to cro11 barrlw on downgradient 1ide of tilt fence 01
needed to prewnt b)'?D&& or undermlnln; ano 01 ol1owabf8 l:>aNd on
lite limits of dlaturbm,ce.

mI

.....

-JJ]

STAPLE DETAIL

Fabric

6"

U>

,r=-

Stake

Silt fence

0

@'

Toe of slope

End stoke

ENO DETAIL

SECTION C-C

1/16"
diameter

Fabric

..,"

See note 10

1 /2 tho

tD

3:

DETAIL A

1 O.

n

(SEE NOTE 9)

CT
0
0

Scinc:llo9s

:::s

_j µcL

" g. ..,

ii"'

2" x 2" wood stoke
(See note 3)

(See note 8)

(/)

Sit fence

Constn,ot tho length of ooi;I, roooh 10 that tho change In b<lao
elovatlon along the reach does not exceed 1 /J the hflght of the llneor
bonier. In no caoe lholl tho roach length exceed 500 .

Fabric

oi'

See Noto 14

1,

JOINING SECTION DETAIL (TOP VIEW)

"'

::,

(/)

See detail A

o

SILT FENCE

tD

Tamped backfill
Slope cirection
Direction of flow

Fabric section A
(See notes 6, 7 & 12)

J __

J

LEGEND

(See notes 6. 7 & 12)
Stake A

2__X_
"
_
2 -Wood
"
(See notes 3 &stake
5)

Fabric�

Croes barrier
Toe of elope

Fabric section B

Stake 8

tD

Woad

-.,,

,...-·
U>

.....

Sandbags (2-layers high)

OPTIONAL MAINTENANCE OPENING DETAIL
(SEE NOTE 11)

U>

mI
.....

For references and more detailed information:
www.cleanwaterprogram.org
www.cabmphandbooks.com
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STATISTICS

...

Square Lensed Oownlight, New construction, Light Engine/ Trim

. ..

S>n,L<, unit data

Type

CEED

La,"p'
Notes

""''QS"{41nvn]

Xceed LED"s color spectrum is broader and
renders more colors, more accurate(y than

.

Lumen,/ Difflmin1

Do9z1ou

I

Trim

09Z10U

900lm. 0-lOV dimming, Universal voltage

Frame-in kit for New construction

09E1

900lm. ELV dimming, 120V

u,n, ""''"" .. ,, ..

�
09 900 Im [nominal)

"

"�

I

..
m,

vide a spacing ,at;o of .9 (60• beam) with
high ,eflectlvity aluminum reflector

D

.,
w,
'"'

Lensed Downllghl
Lensed Slope/ Wall Washer

Elect<onicd;mmerdrive,: 120V 50/60Hz
ove,load and short circuit protected: the,mal
regulation to protect against overheating,
sound rating "A"; -20"C '(·4"F) minimum sta<tlng lemperatwe Complies with FCC ,ules pe,
title UCFR part 15 (Class B)for EMI/RFI (conducted and ,adlatedl at full load. Dlmmable
with standa,d electronic low voltage dimmer.

White baffle linlSh J White nange

CDW Clear diffuse finish/ Wh�e flange

Clear diffuse finish/ Clear diffuse flange
White cone finish I White flange

lnp.t
F,eq

Input
volta ..

Ma,.

-"'
'""""'
0.09A
250mA

' "'
' "'
·wrtnin•S"

S0/60H,

277V

Input l-"Ddrive

S0/60H,

004A

S0/60H,

00�

250mA
250mA

lnpYt

Powe,"

"

•o

45

50

watts/

70

SQ.Ft

•

51.5

33.8

0.47
0.'1

ao
as

.. w
.. w
.. w

ew
ew
SW

All testing conducted in accordance
with IESNA LM79 and LM80 standards

00

0 '2

741

417

sos

1Sl
78

'l4l
144
B4

:,,;g
53

45

"1

"'

40

26
11

27

o

c

]4

1a

a

•
zon• lumen, "''-"""""''"
0·30
605
so.,,,.
0-40
8as
75.0%
0-60
110]
93 5...

0.15

0.90

Ano••

..

""
u
a.a·
""
se
" 'oot-can<lle<
"'here

11.SW
97.llm/w

..

>0.9S

1. Teste<l
1.
l.

Watts/
SQ.Ft

'''

4B.8
2l9
191
1S.l

-ec

,.

n,

,oa

634 648
519 >75

l9l

729

760

694 700

lS

392

477

73

135

4]

SO

25
lo

40
45

253 350
14:/ ,ia
SO

79

nso

1000"'

"°"

48.8

7

a

il.9

00

'

'

32.0

19.1
15.1

Wall bracket & Surface Moun! LED

-' -"-c-'-" "-'
' -'"-"-'-'" °T" �-�--�
ee;>in.a

wan

ao,i;
I 1"" I '°" I ,o" lo"
1olsol1ol1olsol10lsol10lso 101 o

26S

146
60

Zon&l '"""'"' & _, •• t ... ,

zono u,men, "''"m1na1,o
0·30

0-40
0-60

0.90

574
839
1045

ms

SU%

7S.0%
., .....

1000%

""''
"'

4'wall,moontlED

"'

"''"

WL4

·��

lOOOl,mem
JOOOlum,os
40001,rMn<

"'
.....
"'
'"

(blank) MVOLT

'"

J,1v

�·,�,

Lr835

·- �-·. .

Colonomp,ratu« Com,011

-

-

'"" �"
llOOK

eldoLED dims to 1%, 0-lllV
eldolEDdim,todark.0-lll'I

c@us

o••• 1 of J

LISTED

pagoiofl

10SO(SQDL 05/16

�LIAIR

°"""""'' '°""° '

lliill

''"'°'

eldoLED

. ...

�
,·

�HT'

lblankl
DIMIO
DIMlO

°'"P'"<J ""'"

"'

Architectural Wall Sconce

Note,

Lumen Ambient Temperature (LAn Multipliers

wmon.-'"'from�""'""""""""i"oca><dancowilhlESNAlM-"""'.o.ta",on,;c1o,.awbo0Ftho"""!1""""'""""'""""""""''"""'''°"""bi�F-

from0.,0,::(32-1<'.M1'1.

Fixtur, turns off when uno«upied
fixturtdirnstoappmxima1ei,10%
light output when un0<cupied
Flxturodlm,toapp,.,lmatelJSil%
light output when unO<Cupi,d
O,rnpaoc'"""'' di,abled'

To leirn

The classic Architectural Wall Sconce is now
available with the latest in LED technology. The
result is a long-life, maintenance-free product with
typical energy savings of 75% compared to metal
halide versions. The integral battery backup option
provides emergency egress lighting, without the
use of a back-box or remote gear, so installations
maintain their aesthetic integrity.

Specifications
Optional Back Box (BBW)

Luminaire
9-318"

Height:
Width:

18"

Depth:

v-

Weight:

17 lbs

,.

Height:

1238,m)

(W.2cm)

5-1/2"
P•OcmJ

Width:

1<5.7cm)

1-112·

Depth:

i22.8<mJ

(1.8cm)

The VVSQ LED is ideal for replacing existing 50l?SW metal halide wall-mounted products. The
expected service life is 20+ years of nighttime use.

17.,.w

Ordering Information

•

MVC

Orie engine

10il ll!Aoptio,�

SAJ

Jyp,11

M\IOLT'

41W
l

,00

.

,... "' ,,
•v

OM

01)

faaphii: louth«lt't'n
PhotO«ll <oolto�
Fulra,g,dimmiog

,POOGFX(<Olorl
lllodoloumber
aCb!ADCXRl8

--

...

·�·

On/Off�"is<A...,twopole
On.lOff&,.is,ftowe,�r,g� pole

-

O.!O

{IOlEDll
lwo,ngirie,
(lOllOI)

IOAIOO/JOK lOOOK
10�/00/40K
ID�I00/50K 500(]!

SRJ

lype Ill

SA4

lrl"N

=

lhipp,din,tall«j

TlD'

(bfaokl ludace "''"'"
\hipped ><parately'

PE

110'

BBW

lurl.le<-ll>:l""'ed
backbo>

Ull

Up1itldegfttl

'"'

l'horr,lew�cel,t:.J1Mn•l'P'"

SF
DF
DMG
ELCW

\in\*fu1t(1l0,171,J.4l'll'
Oc<iblefioel2Ct9,)40,«w}'
O-ll)l/dimmingdri>�lno<0nH<olll
Crntr'l'rici ba1ttr1 backup, nooCE(
compian•"
WLU
Wet locatlon<l:>orfor uporlonWlon'
PIA
Mot'"1/aml>eotlight"'1sor'
DI
Oual swillhing •
lhlpp,d,.patotely
vi;
Vandaliwrd
\VG
\'hqwrd

Dl!LXD
DIMID

Bia<<
lllturalMlnum

""'

S..dsw
T..rurttldaiktw<M
TexrJrfd�d:
T..rurfllo�ural
alua.lum
Je,:rure1hdii'1
T..rurlldsandstoo,

�"'
OOBTID
Dl!LBllD
DIMTXO
DWIIGXD
lllllXll

t';,=.\ F.:'m';:,i�":;, i;;:;.:.;�:i

���::::..1�fst:,"J'il��,.'..": ::=��-0�,·::

l""""tl011
lteti'*"°"'�'"'''(or,ttol

-Onl) ..,;libl, with IIE>llf or IESIZ. Oc<11•ar•i

11.8 fc

0.0 fc

N/A

N/A

Front area

1.8 fc

5.4 fc

0.5 fc

10.8 fc

3.6 fc

IINonkl Whil,

,._.,.bl,,du""'""'m�

""'°' ilisobletl '1 �""T bol "n bi:

10 ...... nablowi1hJ.<1'1.tao"'1boONl<r<il-<C1,El8,..,;,.."'oombota1"'"

11r.c-..i,..1,.-.,, .... "�

more obout A+, vi�t www a<11it,b@nd< rnmi,plu,.

llD:

Do, Lillloniaw,, Con)"'�. GI JOOII

Phono: 800-8>S-176l

Fax: II0-91'Hl!9

www.lrthoo�.com

Wl4 Wall Bracket & Surface Mount LED

-Option

.,.

ii9J,,

Oc,upancyie,,,on
\mall mo!�n J60", cNliog (PIA I �uol Ci'Ch)
la'9' molil,n 11,(1',�iog (PIR/d,,.ltodoi

Model nombe,

w,11,wit<11 wilh
CaM <abl• (plenum r,t«j)
!�cable
)�<ab�

nl'IIXPllllVDX[tolorl
Model""mbot
tns lOFT II
l'.llTI JOfl Ji

"""'1"'""

Niil
NEl1AOCI
NE)l'IITT
RE\711

nCM9 RJ8/.CM Plll 9 RJB
,cr,no RJ8/.CM P011D IUB

11mz

'"•
•
•

'
•

"'

•

'

'

'
'

'

'

lntog,ot«j S.nso, wllh lndl,lduolControl
The MIDI PfR "" P'"'I """'r � ideal for a,eas wilhout OO,trnctiollS "d whe,e da,light
t,a,,.,tiog mOJ bo d,ii<e<I. S.gge<"d ,pplkatlo,< include, but not lim i1'd to, llallw,1<
<Olridor,, ,1orage10om,, and br.,kroom, o,other "'" wh,r, fl"l!)I• ,re lj[Mcallymo,lng.

Mod•l n•mbo,
rf'ODB[colo,J
rPODBlPlcolor]
rf'ODBOJl[<olor]
rPODBlPOX[wlor]
rPODBZDXWH'

3301 Olcott Street
Santa Clara, CA 95054
ph: (408) 522-5255
fx: (408) 522-5260
info@acies.net
Copyright c 2017

:I

'

' '

nLIGHT enabled Relight Kit

nLIGHT Switch
(r,POOMD)(J

nllght Wlrod Notworlilng
Th, ,ll 7 � ideal tor '""II moms without obstructio" or areas with primari ly w,ll;,g
motion. lde,I '"" include hallwais. corridor,, sco,age moms. and breakrooms
l.dditionolly, th, NEl7�DU loclude< an inl,gr ated pllolOO'II. which enabf" daJI igM
harv,,ling ,ootrnl,.
For a,eas like n,stroorns, pri,ate offices. open offices. conl,reoce room, "
with
obslru<tlon<. the n[I PDT 7 dualtechOOIO<Jr<enso,i, recommenoe<I. The nEI PDT 1 utiliz,s
both Pl R Ir,,"�' Inf, ,redl ond Mlcrophonk, t,chnolog i" to det"t o«ur,.,oc1.

"I 'P"'

nli!lhtAIRWi"I""
nLig!t AIRi, 11, id,al ,�Ulion formrofitDC "'" co,muc�on spam wh,r,odding
additi""I wiJiog ""belabor i,1.,.,1,.,rMt,o,t�. n, in1<gra1,d rEI 7
is
port of each luminai" ;n th, alight AIR ,eoworl, which "" be g roup,d to control multiple
lum;naire,. The g,aaula,ity of contrnl witO tbe d igi"I PIR occupaocr dete<tion and
dOJligM sensing mok<'s • gr,,t solution (or "'' application

Sequen,e of O�ration

,..,,i,.,.,,

i'.>n"'i,bo�<lfted ... tht![S)l!MH..,lroi"*""\fflo'.lll

1

ENGINEERING

Basic nlight Zone

O«upa0<JS.•>inl nUghtWi<t<f n(igln�IR nLight
Autom•ti<
N<t,,.r<i,g tltt,,.rling !IRZo,o
OinOUng Photo«II

•
D.U

>JW'

Sequence of Operation

::��o

10A700.''°" '"

-

MVO<HLCW

,o·,,o·,;,;,s,,,,.

.. ,.

...... ,, ... ,,_,-g....,hl

,.�

..

'

1.S MIN AT

• ,., ucv«

LIGHTS OH

LIGHTS ON

Th• '1ngl .. ,NO,:o d�·"" ,lumloum '-;"9 ;nt,9"'"' ""°nd,,'l' ho,t Mk• <O Op1,mi,o 1..,,m,I
t,ao,Je, fmm tho iotomal light ""9ioe heat,;,,, "'d pmmot, loog life. The a;,,,r �
;n
d'"'ct cootact '"1h tho co,t;og fo,, low OP"""°" tom,,..otu,o ,.,; long Bfo Tho di,-ca,;t doo<
"""";, full' g"'""" w;m, ono-p,""' ,ai,d ,iiicon, 9"'"'1 ro '- out """'t"'• ""' """
"""""ing on IP65 ratmg fo'1ho IYmioai,o
flNISH
Ext,M< part> a,o pmtactod by a ,inc-infusod Su,,., C>..ablo tGIC th..,,.,.., powda, coat fin,sh
!hot p.-o,id" ""°'lo,""'"°"°' to ,:on,,,bo ,.,; w<othod"9. A ..g,,,1, ,oo..,llod
procossensu,es, '"'"""um J .,,;I, thad<n .., fo, a fin�h that cao ..;th.,,nd "'"""" dimato
,h•"9<• -,ho,i �""'"" o, ,,..1.09. ,.,,.J,,d luO<' o.,,blo eoloo"> lnd,do do,k b,o,.,, blod<,
oatocal aluminum. ,aoo;to0< and ""ite. Availabla in te,tcoed and noo-texMed fiosh ..
Qf'TICS
P,eci,...molded aayik 1..,.,. '" ec,g,, .. ,.d fo, '"""'"" d;st,ibution. ooifmmify. aod spacing
� w,n,mount Wicatloo>. �,ihl '"9"'"' "o4IDJK ('1) CRII, Tho WSQ LEO h.,
"pltgl-,t and
q,,aliles", N;ghttime S,iendfy™ product, meani"9 it i, oon,isteot '""h the LEEO.. aod G.,.,
Glob.,•• c,itori, I<>< oBmonaong wa,toful upl,gl,t

""'"°'""

..,.,..,,.g•

UGHTS ON

7 S MIN

tlMeo,._.,

2' MLN AT
A 1%1..<VEL

UG>ITS l)fC

llGHTSON

'Ibo fM"'!tiil!J o, lltt' ou1oma11, dinvning phoin<ell I! If<.

9 UNIT
APARTMENT

"°""'

9FTMo�ntlng

'

5.S

...

11

15

l.l

ll

,.i

J

u
'6
1.8

--

,....,_,,.. .,

""''°°"'""

Ac,.,1,,.,<o,m,o" mo, d,,,.,.,, '""" ol ood,..,,
,,,d ''"'""1100,
All ,""es'"' da,ig,, o,1>PKal ,a1ues, maasu,ed uode, labma\o,y coodi"°"' at 2S 'C
s.-,,;,:.,100, ,obj«I lo d,,n .. '"1hout ooti«
Not,e

'°"'

,.o,,.,, �'°"'"·
o""
""..,a,'!\';.5;!': ��.:, �.!a� :���r.,:::,� :::.:-

,.

"'"""""" su,ge p,otoction de,ice meets a mio,mum Categ'"' B !pe, ANS"IEEE COl.'1.2)
IN!TACLATION
A"°'"""" =ing plate w,th integ"I moontmg support""" allows""' fi<1"" to hmg,
dowo fo, "'' ""'" ""ilo m,!;og �;,o,g connection,
LISTINGS
CSA ,ort;tod to U.S. aod Canadi"' ,ta.,;,m, Ught ""!!'""' "o 1'66 ,ot,d; r,,m;oai" i, IPf,5
<ated and ..,;t,ble for wet ""=at;on, whoo"""'"""' w;,h lho "'""' dowo. WLU opt;oo aff<"
wot location !;sting io ""P"oriontatioo. Sated fo, -lO'C moni"'"m ,mbimt
WARRANTY
5--y,ar lonitod warrant)". eon.,lato warrant, tenns ""=atod al
'!

CON!TROCTION

0

""
""°""''°""'""'""·
-= mM FT''°""· 1Z Mo_,"'

R«ommende<I for walking motion "'1,ction (rom mouoliog h,ight< t,,,-n 8 (t {I. 44 ml
andl01t{6.10ml
loiti,I deloction of walkiog motioo along """1r '"' at di,taoos of h lbe mounting
beigllt up toll fi (4.ll ml and
i.llx up oo10k{6. IQ m)
Pro,;des ll fi (J.66m) "d�l dele<tion ofsmafl motion wf«o mooottd al 9 !t(l.74 m)
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dimm i,g photocell for Neoworli,g (apabiliole<
nLlgM Wlrtlt11 Zon•
KESlZ
nl;ght" AIR PIR iotegrol
<J ""'" with automatic
dimmiog photocell for""' <001111

�oallght
,LigM"wilh 30% lilrt1'n
..... _..1
oLight"will 30% lilm,n
maoa'l"'"ffl1lorn,e,rith
'l'"'"'°'"PP� EM power'
oll;ht"willfootlum,n
m,oa_.,1
,Light"w�houtlumen
INIIO!l"'<fil fo,u,e with
'l'""'t""�P� EM�ower'
ollghtAIK fOablO'd'

�,.,

D!M50

NES7

"""&

10SOL500l

�"

�\OOEMG

All configurations of th i, lumi""i " m,.t th, Acuity Bra nd,' 'fle<ification for
thromatic coos�1enc1
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LED

absoLute photomet,y a, we,:'"e<l m LM79 IESNA App� Method for the Electncal and Phorometnc Me'"",ement, of Sol<d-Stote L,•ht1na "'"""'"
W•ttaa"' con"oUed ta withm 5%
Co"'"""" Colo, Tempe, aw,e. withm """' a, defined in ANSI. N,MA .ANSLG C78. '77-20 08. S.,ec,a,,<toon, to, the Ch,omatocrt , or Solid State Lightmo P'°""'"

"'.014 Konlnklijke PhihpS NV, AIL ,I.ht, ,...,cved
Phmps res"""' the ,;11ht to ma ko chan11es in specifications
and/o, to dl<.:O(ltlnuo any p.-oduct at My tim<, wlthool nollco
or obUBalion and will not be liable to, any cooseQuences
,e,ultlng f,om the use of thlS publ>catoon
ph'lip,.com/luminai,es

(bli,k)
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2S
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,a·,,a·,m· Room. wm,olane 1.5
abo,e ftoo,, 80/S0/20" Reftectances

]SOOK
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as• lumen,
795
778

781
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5S
60

FootcandLo<

32.0

754

50

OnC"'1tO<

m64lm,
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,s

Multlol• Unit Oato • RCR'
,WClno

795

s

S.5'

O"
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Lu"""
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0.1S

· 6eam d,amete, Ii
ct,op to""' of ma>lm"m
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IHlllll!lllll 11111�
sot.
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ti,mon11

Example: WL4 JOLEZ1 LP840

L,.d times,rill,arzdepending on"e!ions ""'-te<I. Corts.lt wilh �"le< '"""'°tati"'
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s
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acs

Ja',3S'x10' Room. Wm•otane 2.5'
abo,e ftoo,, 80/50/20" Reftectances
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Powe,

'"" �

161

75

Heiohtto lmtial cente, beam Beam
Plane foot-candle>
doa �n'

·-· ·"�� ··'""

'4.1

"'hte<l

lumon,
ln,,.,1Watt,>
Effka,,
CCT'

Facto,

6'5 688
S6l ws

lS

S>n•L• unit data

Performa.nco, See attached photometr<c
repo,t; for distribution and efficiency data

,rn

25
lo

lnltlal

Syearwa"anty

4. Thermal mana1emento Proprietary heat sink
was developed using the latest In Computational Flu;d Dynamic Software. Th;soptimi,ed thermal design provides an e,pected
lifetime of 50,QQO hourS. Cast aluminum
heat sink is painted in black to ma,imize
heat t,ansfe,

,0

FootcandLo<

:!01

-' -"-a"-''_" <_,
• _rn__•_• 'T' -�-�--�
"
c"'"""
"°" I m" I '°" I '°"' lo"
wa11

797

795
776
739

onc..,,e,

''
•e

lumen,

1050LSQDLWB (trim), 1050LSQ0935 (engine), 1050LSQ09Z10UVA (frame)· l2W LED, 3500K, 80CRI, 1118lm

Title 24{900 lumen only)

ce;ling opening, and captive screws secu,e
the Light Engine snug to the ceiling

Electrical

sna<10,c,1t
'"
"

Type IC

3. Securing sc,ewsc Springs on frame-in kit
allow fast positioning of Light Engine Into

Tortlontlto <prlngsc Permit easy and Jast
lnslallat;on of trim and assu,e snuQ fit on
ceiling

I

Version A

"'"""'"'an ..

D

Lytecaste, Xceed LEDs·. SQua,e
Trim for New consuuction

,.

270CK
�SOOK

"

Light Engine tor New const,c,ctoon

I

�

-eo

cULus listed. frames a,e suitable for damp
location, trims are suitable for wet location
Complies with Air Leakase

2. Op!l,:a! mi.ln1 chambe,: Designed to pro-

Flnl<l>Hc White Baffle/ White Flange (WB),
Clea, Diffuse Cone /While Flange (CDW),
Clea, Diffuse Cone/ Clea, Diffuse Flange
(CDP), While Cone/White Flange (WC)

v ....,,,.,

@]

Lytecastm Xceed LEO s·. 5.quare

l LED Board: Utilites Philips Lumiled; LEDs

soda lime glass. Solite te<ture to reduce
viSlbllity to the LEDs.

vA version A

lumen,
118<'.lSlms
ln,>utW•tts' 107W
Effkacy
110.llmfw
,SOOK
CCT'

Labels

Light Engine Features

Lower baffle I cone: lnjecUon molded
non-yellowing Polyca,bonate plastic Uim
Matte white finish. CD and WOfin15hes are
a painted metallic coated finish

m

wmon,

I 10SOLSQ I

1050LSQ

776

10

5S
60
SS
S.,,,Clno

Lens: )/8• (6mm) thick hijh transmission

Lytecaste, Xceed LEDs·. 5Quare

tosm.sc

1S

.."'"

n

(1)l ..... )

Trim Features

Frame-inkitSeie,

i

a»
srs a<>
a10

o,op to"'" of ma.lm"m

traditional compact fluorescent fixtures

i

Trim Se,..,.

O" •••

o;

"
a.a·
""
se
" foot-cao<lle<
· Seam dlamete," "'here

J

MO, �"(10.....,)

The Complete li,ture consists of frame-in kit. liBht enBine and lensed downliBht trim. Select each separately.

1050LSQ

•'
'•s

cat.No

Ordering guide

10SOLSQ

Ano••

Heiohtto lmti•l cente, beam Beam
loahte<l Plane foot-candle,
doa �o·

Light Engine & Trim

1osoLSQ

1050LSQDLWB (trim), 1050L5Q0935 (engine), 1050LSQ09ElVA {frame}• 11W LED, 3500 K, 80CRI, 1181 lm

P,oje"

FEATURES & SPECIFICATIONS

-

INT!� OEP UIE - For wall 0< <�lir,g moooting, ,.r(i"I or hoMzon!al, Th< I'll ,ombill6 digital LCD lighlWlg
andoontrolstedioologieswilh high-jN'rfurmanaopti<Olde<igninotf,rlbe rnos!>d,an<e<lwall.kmirlair<fur'l""folambientlightiogapplicalion<. Hi<j,·fffi<>Qlight<IMJiriod�i,.�longlif<and<>X�l,nt
<0lot ,n,uring , 11Jfl'riol 1""1iti llgMing 1n,1a11,11on that 1, highl) oflic�ot and '"'t,lnable
COIIITRUCTION - lloosir,g is roll [orme<lf""'1 <Od•·ga119<st.. 1.
R,�,aor is ro1,1,e<1 WI �;, "st ,nd, pr,,ridiog S«Urt in,i,llatioo ,od "'' ..,int..,""'
o.ror,,...die.a,r,nd caps pro,ido adde<I durabili!J
R,i,h: All mec,I parts ate post-painte<I in white pol)""ler powder mat for ,mood,, i,i>l>ed ed!J"S >1111
,nilormlightd�triblJtion.
OfTIG - lffll"<1 modified li""1< OOted rtfia<tor. OplicallJ ,.9;,,.t,d for wper;or light dOkibulioo
andmaKintnneffiuc,.
(r,scont-Wp,lin"rfa«led rtlractor,)'11"'1 obl<lmand integrateslndi'lidwllEVl""IJ"land unifonn�
wa>heslix..,.surtacewitnlighc
ElECTRICAl-lon9-lirelflll. touple<lwilllhigh-.elfliierlcydriffll, pro,lde�rQ111ntitJand1"'4itJ
of illumination for ,'1<1!<1<d """' Iii,. 90% LIO 1....,n ""im..,""' atW,000 hoors (l90/W,OOII). Th,
lEDllla"' a CRI of&l.
,Idol.EV d..,, option< d<I""' choic, of dimming rang, and <IFoice tor <0ntNI, whil<
!Id!� -!rff,
low-ament inrush, 89% fffic�ncyand lowEMI
Vri>erdi«Moe<t prtmdetlwherer,quirfll inl'.Olt1� with USatlll C.nad�n <Odee
Option� nllgttl" ,mbodded cootro� <0ntiouou,11 monitor ,)'lt"'1 p,rforn,a"" and allow for con<tont
lurnenma.,g,rnent fuoctioo
Maoa9"mertl:Uaique lumen maoagemea, l)'ltem(optioo N80) proooe,onboard i,Mligen<ethat
><t;,.fy maoa9"l th, LEV light sou�, so tl<at coo�ant lum,o OUlpu! is ""iotai,td.,... rilo ,y�,m If,,
fKt'"nlir,g ""'9"Y w"te<lt'ate<I b)lf1• uadrtional pra<titeofO'l't',-lighlir,g
SENIOR - lnt,gtolod
llndMduol <onttoll: lensor lwilch MIDI (Pass�• lofrare<I (PIRJl
in1"'1ated ocrupaocy""""' photocell allaws th, lumioaff IO power off when rilo ,pace� uoocrupied
>« pag, 4 fo,
0,1,11, on th, i,1,grated "'1sor.
ln,.11ra,.d 1,n,o, (nli!lht Wi,ed Notwor<i"il: Ibo""'"� nllghl·'"'bfed, m"oiog it h" th,
,bili!)'intommunit11,o,., an nLightnotw"'1!.WhenwiredusiogU.T-l<0blir,gwimolltt'rnllgh1-,noble<I
powei packs, 0< WollPods, an nlight control ,.,... � ,,..,,... One, linked to , C..t,wO)', directl, or
�•• Bnog>, th, ,on, b«Onles<apable ol remot, ,mustlN'.IOiloM!l •nd control via l<nllN\'l.., loflw,re.
>«page4f<MthenlJgh,,., .. ,pt'ons.
lnle,,ted Smart S.n,o, In Light AIR Wirtl<!1> Platform): Th, rEII """' is nligM AIR ,,.bled,
m,aniog rt Ila, th, a,bilit)' to l'.Olt1muoitat, O'l't'rth, w;..i.,, aliglt cootrol plalform. It is l>oth digital PIR
otc,paocy se1tl0! and ,uto..,lit dimming pbotOl'.i'I. It pai� in olbe, lmninai!<'l and w,ll swilthe< llwoogh
ou, ftlObi� app. CLO.IRIII. whim ,lluw< l<M simple ""'°r adjUltrnent. Seo pag, 4 tor ftlOrtdetails on the
IAtegrate<llmortl<nlO!.
JPoiot Wlr,I,., �"worklo;: XPointw Wirtlm mhoology '""", m"h n,tworli to ,n,ur,
communiution betwe<ti fi,tur"' ,ensoo, "d wall ,IOt�os lacili!J wide. Th� option prn<ide, superior
lighting manag,rnent "l"lNlioo iocludir,g g"""�' oontrol, <Onfigu,.lil>n, "d """"" groupiog. Th�
option '"'blesseo,M 111'1"'1<'<1 ""'1ioo inmrtlessfy tomrnuai<ateto neighboriAg i"ul<'l-whether
on diffettotlloor,in ,,tairW<l( too corridor0< h�lwa,-illumi,atingthe des;re<l l"th
LISTINGS - CSA «niltd IO """"U.S. '"d (;mad�, standards. luitab� for damp location (rnludiog
""'°'option)
l'ot<Mp,odiog. LlesiqPLiglots(ooso�ium"{DU) q,.l�O'd product.No! all>ersion1ol1hisprodU<1mayb<
VLC q,.lilied. Pl,o,e <11etk th, DU Quolilied Produm Lilt '1 www.desic,n�ghll.om/OPI in i'.Qflfirm which
"'�""'"'""'lilied
WAR RANTY - 5-)"'ar limited wa�ao!J. Complete w,�an!J 1trms located at
WWWl"liTY!ll,Wk'll"IIQlllllfll'l!!i:!llllftl&l'D! ind 12f11llipg<l<QI
NOT!: Act\Jal !'ffiormafl(I' mO)' difftr " a rtwlt of end . u,er enYirooment ,od opplj"tioo
All ,olues ate d<ligo or typical ,olu<>, ""''"red uoder laboratory coodilioos at ll 'C
lpe<ificatioo, subject tochaoge wichoot ootie<

•

Downlighting
Xceed
5"
SquareLED
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Square Lensed Oownlight, New construction. Light Engine/ Trim

Dimensions

Wl4 Wall Bracket & Surface Mount LED
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Description
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PHILIPS
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Xceed LED 5"

1050LSQDL

Square Lensed Downlight, New construction, Light Engine/ Trim

Square Lensed Downlight, New construction, Light Engine/ Trim

Dimensions

1050LSQDLWB {trim), 1050LSQ0935 (engint,), 1050LSQ09E1VA (frame) • 1\ W LED, 3500K, BOCRI, 1181tm

,_,

La,atloo
Cat No
Type

CEED

Xceed LED 5"
Square Lensed

Hi,,.)75"(1C>m,j
"""1.&:15"('4\.,..,)

Xceed LED's color spectrum is broader and
renders more colors, more accurately than
traditional compact fluorescent fixtures

Ordering guide
The Complete fi'1ure consists of frame·in krt, light engine and lensed downlight trim. Sele<:t each separately
f,amo·ln kit • .,,..

10SOLSQ

LytecasterXceed LED 5". Square
F,ame-ln kit for New const,uctlon

09Z10U
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.
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LlohtEn ..... SerM,s
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Lytecaster Xceed LED 5". Square
Trim for New construction

FOnl>h/

D

3. Fini,he,: While Baffle/ White Flange (WBJ
Clea, Diffuse Cone/ White Flange (CDW),
Clear Diffuse Cone/ Clear Diffuse Flanse
(CDP). White Cone/White Flange(WC)
4.

Ve,slonA

Tortiontite,p,in11,: Permit easy and fast
installation ot trim and assure snug fit on
celling

.,'°'

..,,,

...

Input

Input
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Introduction
The classic Architectural Wall Sconce is now
available with the latest in LED technology. The

o·
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Phillps llghtl n,. North America Co,por atton
<OO Franklin Square Drive. '>omerset, NJ 00873
Tel. 855·486·'216
lmoorted by· Phillps lighting,
A dM<lon of Phillps Eleclroni<< Ltd
<81 Hillmount Rd. Markham. ON. Canada L6C isl
Tel.800-668·9008
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RSF2/RSS2/RSC2/RSV2

PHILIPS

••
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,

RSF2
Location
C•t.No

80-0'l..ap,ojo,:,odP"'INIA TM-21-111

products. The

O<,

Notes

, ...

Aluminum step llsht

Black

H Broo,e

••
Phillps Hadco LED step light line-voltage landscape luminai,e has

Electrical load

A

Black

H

Bronze

B White

MVC

100mAoptkm<:
10Al00/JOI JOOIJK
10Al00/40K !OOIJK
10A7001Si'IK IOOOK

s.R1

PE-DMG

s.RJ
5,R4

Type!
Typ,11

MVOLT'
1101

Sltlppe<l lncl,ded

Shlppe<lln<t,11,d

DDBXD

(blank! lurt..,.moont

PE

uaru

Typ,IV

lOi'

Shlppe<l ,opam,11'

'"'

8BW
1111

..

lurf><t-<noont!'ll

�

IJJ"ilol"')rees

Pootodeaficc�l.buttool)'ft"
Siigl,r...(11(1,lll,)47'1) '
Gi:lul* fJI<' II00.140. 4SOI')'
O· IOV dirnmio:J dri>tr loo cornmlsJ
Emergency!,,,n�, Mrko�oon [EC
cooipliant"
werlocati:NldotXfor,poriental<Wl'
Motionl,mbi<'<ltlioj,osen .. •

'
"
"""
'"'

.

IRSF2

WLU
PIR
D'i

�c;

=·

MVOLT oa..,io',fi'"' on '"f ''""

OISIID

le,t,ired ,aOO"°"'

))

RSf2

Polycarbonate Step ltght

RSS2

Polycart>onate Step light

..

>NTENOEO use
dassk ard;tectural shape of the W9J. 1£0 ..,. de,q,ed foe appl;cat"'"' """' "' ho.pit.al,
mall, -'-""1>. oad oom,-ci,f b,,;ldong, Tho l,ng 10. 1£0.
....,i., ,hi>

""°""'

""'""'°"

'CONSTfOJcnON
""""'"""''"'"""""'"""rree-

"ngie-p;e<e a;e-=t ""'"'"um hou,,,g '''"9''"' ,ocood"' heat ,;,ks to opt;rn,,e the<mal
u,n,l<,r f"""
;ntornal l;gl,t ong.,. h .. t ,;nb and
long Id.. The drw .. ;, mount,d <n
a;'""' oontoct w;d,..,. ,,..,;,g fo,, lo,«>p•,at,og ""'"'"""' ood long 1,i... Tho d;...,.,. 000<
lram, ;, fully ..,ket,d ""h , one-p;ec, ,ol;d ,;l<rono gaS<et to hep ou< mo;,ruro and dust
p,o.ld"'g on IPl,5 "t,ng lo, ,ho ''"";"' ..
FINISH
oa<,odo,
p,o10<>00 b, o ,;a<,;,,fu>«! s..,,, Du,oblo TGIC ,-.,mo,.,"°"""'' coot f,n;"'
that pmvdes ,upeno, .,,;"'"'" to corros;on aod weath .. ;ng. A t;ghtly controlled m,lt;-<tas,e
!o, o s,,;"'
w,,,..t,,O ..,,,rn, d;....,,
p,� ""'""', m;n;morn J rn;�
d,ang"' w;<hout cmk;ng o.- peel;ng. Staftdard Super Ourable colors ;nclude """ bron,e, blac�
a,tu"I olvm;aum, ,.,mron, and wh.t, A.,;1,blo;,, to>turod oad noa-to,tu,od Sa;"'-

�����,��WLUrt�·.:•,:::: N� .�.�'!"<h't;t'::'f''I N'N':t

=�·- -· "
�

WLU not ov.al,ble"""' Pia °' ElCW.
Specif"" tho Sensorsw;och SfOD-7-00P control [photocell ;ndudedl;

::t '!".�1!":ih -��o"'.,;,�o��!'°';'.���11i�;.,d .....

Vertlcal aluminum step hght

Se,les

WSU1'51"'1� .... ,�-."'"'"'

o,;,,,...,

WARRANTY
5·,<o, 1;rn,,.., ,....,oty. Compl<to
c
,.d_,

°""'"'°" ,;,

OeM,atlon

D
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Black
White
Bror,ze

«s

0

Black
Bronze

rs

Opalle-ns

•

Black
Bronze

"'

Aluminum lowerS

o teu

Black
White
Bror,ze

Aluminum loU"Yers

<S Aluminum louvers

n

tao

,rn
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"

Generation l

"
"

Ge<>erat1<,n1

"

RSS2
Polycarbonate step li11ht

Gene,at1001

Flnls'1

Option

D

D

A
B
H

HO Housing only
(pre-shipment)
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Generation l

H Bronre
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5 year limited warranty.

Controls
Class :l driver with AOC and 0-10V dimming
Design allows easy-a<eess to Integral sw•t<h
with 5 preset light outputs. see lumen matrix
Remove lens cap with [2] Screws and simply
adjust the slider switch by hand
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Opal UV stablli?e<l lnlectlon molded
polycarbonate with frosted glass siliconed
on Inside for durability
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· Color temp (CCT)
Warm wh;te (lOOOK) Is standa,d
Cool white (4000K) is opt;onal and is
switchable at the fixture.
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Opal lens

Ell and cETLlisted

· Delivers 70% lumen maintenance at
50,000 hou,s
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Faceplates
Cast lou,er
· Die·cast copper-fr@ealuminum wrth 450
cuto�. with frosted tempered glass.

<ll<017Ph;lips Li,hline Hold;ne B.V. All r;ghts reserved
Phi ilos ,eserves the rt8ht to make change, I n spec,ftcations
Md/or ,o discontinue any product at any t;me without notS:e
or obl11jatton and wm not be ltable for any conseQuence,
,esultlng from tM use of thl< publlcauon
philips.com/lumina;,.,

All units SUPOl1@d wlth mountm� hardware for
<on«ele po,,, ;n;;1a11a11on If"'""' rnou�t;ng
kits are reo uired. order accesso,y

0
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Aluminum parts have zinc-rich primer and fm
du,ablllty a the,moset powde, coat In; black,
bmnze. or white (R5(2 /R5V2)

· Specular aluminum formed reflector

I

-t-

BA

Reflector

500 SYLVAN AVENUE,
SAN BRUNO, CALIFORNIA

==i·
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Input voltage range (VAC), 120-277V.
Pre-wired with #18AWG black. white and
ijrOund wire for ease of connection. Also has
#18 AWG grey and violet for 0-10V Analog
Class 2 dimming, <apped off to help ore,ent
cross wiring with lin@· voltage wires

Die-cast alum,num trim contains less than
0.3% copper to resist corrosion

211-1o�L

'

,

9.:lW (on high setting)

· Polycarbonate
(olor imp,egnated composite material in;
black ct brnnze (RSF2 / RSS2)

Electrical
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Finish

Re,. 11/01117
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Trim ring

20"-(1)

MAKM Masonryk1l
MAKNS NewStudWallkit
MAKES Ex'5tin� Stud Wall kit

w"''"', . '"""'
'""'•d >t
.Sp•

1b,a.,oa"

ADA compliant
Compliant when used in indoor and
outdoo, wall applications.

Accessories

Noto, Actual perloonance '"'' d<ffe,", ""ult of 000-u,er eo,;ro,ment aod applk.at;on
All"'""' ... "";gn or t)'p;c,l ,alu,,, ""'"urod u•'"" 1,00<ot"'Y "'"'°';oa,"' 25 'C
5pe<;lc,"""' tl>,ect to d,,oge w;<hout not;ce

Or.& Lithon;a Wi,y • Con,<r� Goorgi, .JXl12 • Phono, 800.279.8041 •
0 2011·2017 AruO, Brands Lighfog, Inc. All �s ,e...,ed.

ti

· Clear UV slabili2ed injection molded
polyca,bona.te with 45" louve,ed
Screen insert

40,.(>)

IPIRI. on� the p,;m,,y power ,ouKe load, ,.;II be controllod

Onel;thon;,w,y • Con,er>.Geor9;,ioo1i, Phooe.800.<79.0041 •"'"
0 .l;JH-101' Acu;ty B,,nd, ugtrt;ng. Inc. All nght> ,,..rvod

••

A Btack

Bottom view of all

Bronze

Louvers

· Ole-cast aluminum back bo, contain; less
than 0.3% copper to prevent corrosion in
concrete o, masonry appl>callons

3301 Olcott Street
Santa Clara, CA 95054
ph: (408) 522-5255
fx: (408) 522-5260
info@acies.net
Copyright c 2017

(on,trucboo mounting kits

we, lo,.,;on 1;,..,g"' "up"o,;ont,,;on. ,,,.d lo, .:,:,,-c m;n;m..., •-"
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Sou,ce

H

Housing

Use when Hou$mg Only (HO)" ordered for pre·sh,pment lo complete catalog num!Je, of
fixture without housm�

L>STINQS
C,A oo�kd to US. 000 Coo,a;.., olood""'· Light eog;,,., "'' IPM ""'"' '"'""'"" � IP6S
ra<ed ,00 ,u;tabl, foe wat locafons,.t.,n mounted ""h the Ion'°' down. WLU opt;on offers

"°"';oa.....,&d,d ,cry<;, loa,., ... oag;.,.oroo '"' ...... ,;.,.. d;,�;buoon. u"'"'""":t· ,ad ,pa,c;ng
;n walCmc.,ot appl;c,..,..., Light en9;ne,.,. 00ll<{70CRU. The WSO llO ha, ,oro '4'f;ght aod
qual;f�, ", N;ghtoma Friendl,'" prod.ct. mo,n<ng O;, con,;,t,m w;d, tn, LEED® ,00 G"''"
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,taod,rd. Not av,<l,ble .,;th WW, VG or WG
10
50/SO lum;.,,;,.
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""t'"' on two ,eparate """"'· Not a,a,lable "'th on, engm,, MVOLT,
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Optional for early installation

ELECT•IC.O.l
Ught engmel•l cons;,t of 10 h;gt..efficacy LEDs moootod to a m,ta, """ dmm board and
;,tog"I ,l""';""m hoat ,;nk, ,o ..,.,.,,;,. hoot do,,;p,,oo ,no p,on>oto Iona l,r,, i,00,COO
hr< at 25-C. U71. c,,,. 2 ele<Uor"' dr;,er ha,, power factor >90'<. THD <20f.. eas;i,
...,;"",blo """" ,._cfon do,;,o m°"'', ,n,n;.num Cato,.,.,. B (j>er AN5"1EEE C62.41.2)
INSTAlUTK>N
A un,,.,,.1 mount;ng plato w;d, "'1"9'al
'"f'P"n '""' allows tho fon,ro to h;"""
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Aluminum step light
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FEATURES & SPECIFICATIONS

from 120,.>TV iS0/00 Ho)
9 w;d, pl>oto<.rl
,a
.,,, ,1,o be """'"" ,.,..,, .. � .. ,n ,-oo.-,. e,, wsaaw ooe,o u
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"'"" be oroe.. d w;d, foo,,., cannot be ,eld ;nstalled
Not""'"""'' w;th MVOLT opfon. Button photo< .. !PE) con ""<>roerod
.,;,h a ded;,oted "°""ge opt;on. S"'9le [u,e ISFl ,equ;,e, 120, 777 "' 347
""ltage opt;on. Oouble fus. IOFl ,equOe, 208, 240 o, 460 ,oltage Not a,oa.blo w;th 080\l opbOn. Not .,,;loblo w;th mofonlomb;,,. l;gl,1
,eMor(PfR).
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All El CW """""""';on, ;.,.lud, ,a ;,d,...adont Hcoodac, dr;...,r .,;,h an in18"ral r,�10 immed<o<o� dot,c<
AC power los,. o.,11;gt,t ,ng;,., ore ,.;r,d ;n porotlef"' both ...,aoo, ope,ot• ;n ,m...,.,cy mode ood "'"'"""
••>•Moa,1 ,ompon,a1,.ou.-cy. n,,,. ""'""
m,., ,,do"' "''°'P,.i"""' or NI SA 10," C 100$
100.1•
The ..,,.rg<mcy batt,c, w;I "'""" the lum;n,;"' for a m;n;mum d<Hation of \IO manutos lm,.;mum dueation ol tt.,e
hoo"1fromthot;m,oupply�,-�loot, pe, 'o,o,, o,. 8u,lo "_9Code $,,<; oo.1000 ood NFPA 101 Lh 5,,..,
Codo Se<,,� >.9, r,,,,.,dod '""'"'" .. ,ro
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E,ample RSC2 AKSDG2

Serl@<

Black

B Whtte

This adjustable luminaire also has the ability to switch between 5

Ordering guide
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A

D

interchangeable LED color temperature between 3K and 4K CCT

EXAMPLE: WSQ LED 2 10A700/40K SR3 MVOLT DDBTXD
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RSC2

ENGINEERING

LED step light

Polycarbonate or aluminum, line voltage

preset light outputs
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Type

Tocalcu""'Llf.""'th.1......,-"'"'°'"f,"°'th"ro"espondstotho-.dooof-,t"li"°'""""-"""""""'"'""'......,.,.,....,,°"""''"""'Y·
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Polycarbonate <lep light

Project

Projected LED Lumen Maintenance

installations

RSF2/RSS2/RSC2/RSV2

Dimensions and finishes

0.91

D.ot>,e<.......:e,tho,,>.,,.,,M<d--�lo, .... WSOllD>10J.700
pl,tfom, ;n, 2'"1:- booodoo 10.00:, ho<nofllD - [l<asted po< 1'5"' LM

eleru;cal load chart fo'347/4&1V ,_,..tem watts

LED step light

Polycarbonate or aluminum. line voltage

HADCO

1.10

expected service life is 20+ years of nighttime use
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i' ,od 12'

See

' • +- •

Photometric Diagrams
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9 67'6494556455544544'42
10645''64151'15'4150'139

Multipliers

The WSO LED is ideal for replacing existing 50-

175W metal halide well-mounted

JOA 700/401< SR2

]
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maintain their aesthetic integrity.
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Ordering Information
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use of a back-box or remote gear,
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provides emergency egress lighting, without the

1140,cmJ
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75% compared to metal
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maintenance-free product with
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halide versions. The integral battery backup option

S.112"

Depth:

(2l.8=!

lonq-lfe.

typical energy savings of

110.2cmJ

Width:

(45.7cm)

Depth:

,.

H&ight:

ta-

Width:

result is a

Optional Back Box (BBW)

{2J.8cm)

Lumen Ambient Temperature

u ..

'""""40'Cl'2· 104'F)

IIOOOK 1\1(�

ln,erted ..ailabl,w�h
WLUoptiononl1

9.318"

611<)6)�69576757665'54

8

,.,,ted usino absoWte pt,o<ometry a, <pe<;•ed ;n LM79. I ESNA Approved Mett,od fa, the Elect,i<al and Pho,<>metrlc Measurement, of 5olid·5tate u,hhn, Produ<t,
l. Wat!•i"· controLLod lo with;n 5"
l.Conolat@d Color Tempo,atu,•· within specs as do�ne<t 1n ANSI_NEMA_ANSLG C78.l77-20 oa, Soee1ncat1on, for mo Chromall<l!Y of Solid Stat• Ll8'1<1no Prnduct,
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lighting

Height:

J

Performance Dat

Architectural Wall Sconce

Specifications
Luminaire

9l8l767061707969nGSss

86>6S96375637]6J716l60
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1.

>0.95

l

•••••••-

WSQ LED

,..

�

0-30
0·40
0·60
0·90

ab= fl-00,, SO/SOil"" Rone<tao<es

<l2014 Konlnkb1ke Philips N.V. All rights reserwad
Ph;l;p, resecves lhe ,i.ht to make ct,an...,, in specifications
andjor to d;scontmue any product at any tome without nonce
o, obUga.Uon and will not t.e l,able f(,, any cons.,quencos
resultinB from the use of this publication
phi hps.com,l!umina,r,,s
10SOL5QDL 05/16 pa,e 1 ol 3
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i<>ne Lumens '<Lumin.,,e

JB'd8'•10' �oom. wo,k<>'ane l 5·

'500K

SpacmgCr,t

•-ca""1"'

Watts/

L"mon<
74

65

lm,,af

45'

795

11.6 fc

i<>ne Lumen, '<Lumina,re

778

60

Mu!tipl• Un;t Oata - RCR >
Spacin.g
On Cente.-

...

..""

"
""
m
"

5.5'

0795
782

5.2 fc

119 119 119 119 116 116 111 111 106 106 100
112 100 105 102 106 101 102 98 00 9S 90

Q

(andela(u,ves

AU testing conducted In accordance
with IESNA LM79 and LMBOstandards

0.5 fc

m1sol30110lso1101so1101so1101 o

w,u

0·60
0·90

Anol•
0
5

17.6 fc

cooff,:1ontsofu1lilutlon

1050LSQDLWB {trim), 1050LSQ0935 (engine), 1050LSQ09Z10UVA (frame) • 12W LED, 3500 K, 80CRl, 1118lm

H"1"'1t to lnl"ol <"'1ler be.1m BNm
u,hted..,>ne lool·cand[es
a;a.lltl'

5.8 fc

Max/Min Avg/Min

Zonal Wmen, & pe,centaoes

0.1S

"""'""""d•l>

Min

"c.-,,-o
, a�-�--,
,
ro�
l ,-�
1so-�
, jro-,'1� ,

Title 24 (900 lumen only)

'"" Po"•'
'°"°'
>0.95
<10'< '"""'

, . ,w'"

5
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0-

0

Type IC

CCT'
rn,

"w

,_,

..

Orrlca<,

-··

Watts/
Sq R

Mal•

36'>36'>10' Room. wo,k<>'ane l.s·
abOII<> noo,. SO/S0/20" Rene<tarKes

'500K

Lumens.
lnpu<Watts'

""
,,. "°""'
,w

'""""'

,so

R.,...o,t•,

Input

ln""1 LEOd•lvo
Curront
0.09A
l,OmA
0.04A
l,OmA
0.09A

M ...

rn,

lmt,aJ
F-.caodle,

9'

Pe,lo,mance: See attached photometric
reports fm d;suibution and efficiency data

Electronic dlmme, drlverc 120V 50/60H,.;
o,erload and short ci,cuit prntected; thermal
,egulation to protect against overheating
sound ,atins "A". -2o•c '(-4'F) minimum starting temperature. Compl;@s with FCC mies per
title 47 CFR part IS (Class B) fo, EMI/RFI (conducted and radiated) at full load. Dimmable
with standard ele<:t<onlc low voltage dlmme,

White baffle finish/ White flange
CDW Clea, diffuse finish/White flange
Clear diffus,, finish I Clear diffuse flange
White cone finish/ Wh�e flange

"""

Spacin,
On Cent«

7
8'

5 year wa,ranty.

The,mal management; Prop,leta,y heat sink
was developed using the latest in Computational Fluid Dynamic Software. This op\l�
mized thermal design provides an expected
lifetime of 50,000 hours. Cast aluminum
heat sink Is painted In black to ma,1m1ze
heattransfer

Electrical

F\aoao

••

Lensed Downli�ht
Lensed Slope/ Wall Washe,

�. Secu,lng screw" Springs on t,ame-ln kit
allow fast positioning of Light Engine into
ceiling opening, and capt;ve screws secure
the Light Engine snug to the ceiling

1160.Slms
10,7W
110llm/w

Spa,;n•Cnt

cULus listed. frames are suitable for damp
location. trims are suitable for wet location
Complies with A11 Leakage

Optical mi,;n11 chamt>e,a Designed to pmvlde a spacing ratio of .9 (60.beam) with
high reflectivity aluminum reflector

Lumens.
Input Watts'
CCT'
"'"'""

Labels

LED Board, Utmzes Phil;ps Lumileds LEDs

soda lime Qlass. Sollte texture to reduce
visibility to the LEDs

VersionA

VA

Lumens

9001m (nominal)

TrlmS.OrlOI

Light Engine Features

l. Len" 1/8" (6mm] thickh1gh t,ansmiss,on

9001m. 0·10Vdimming, Urnversal voltage
9001m, ELVdlmm•ng, 120V

5.5'
S.6'

Multiple Unit Data - RCR 1

lower baffle/ cone, Injection molded
non-yellowinS Polycarbonate plastic trim.
Matte white finish. CD and WD finishes a,e
a pa,nted metalU, coated finish

Lumon,t 01mm1no
D09z1ou

""
"
'""

• a.earn a;amete, ;, wt>e,e foot-candle<
d,op ta SO'< or m.,mmum

T,lm

Trim Features

I tosotso I

s',.
•..

J

Lam,,.

Nole<

900!m, Low Profile
Light Engine & Trim

He1..,tto ln1l1al <roo,r bwm ... m
loot-<andLO<
a;o.lltl"
Llghl<adP1aae

as-

Max

Corridor

Xceed LED 5"

S1n1lo "nit d>l•

Downlighting

Symbol Avg

3.4

-----.------'4�-"I·

-

.

--

�o'�o�

Project:

__;;,'-e'

Date:
04/30/18

1

FIRST FLOOR - PHOTOMETRIC CALCULATION

Sheet

171026

SCALE: 1/16" = 1'-0"

Scale:
AS SHOWN

E1.1

STATISTICS
Description

1050LSQDL

PHILIPS
1-1 Ci l-lTC>l-11:1�

Xceed LED 5"

1050LSQDL

Square Lensed Downlight, New construction, Light Engine/ Trim

Square Lensed Downlight, New construction, Light Engine/ Trim

Dimensions

1050LSQDLWB {trim), 1050LSQ0935 (engint,), 1050LSQ09E1VA (frame) • 1\ W LED, 3500K, BOCRI, 1181tm

,_,

La,atloo
Cat No
Type

CEED

Xceed LED 5"
Square Lensed

Lam,,.

Hi,,.)75"(1C>m,j
"""1.&:15"('4\.,..,)

Nole<

Xceed LED's color spectrum is broader and
renders more colors, more accurately than
traditional compact fluorescent fixtures

900!m, Low Profile
Light Engine & Trim

s',.
•..

J

Trim Features

F<amo·ln kit • .,,..

10SOLSQ

D09z1ou

LytecasterXceed LED 5". Square
Frame-In kit for New construction

09Z10U
09[1

9001m. 0·10Vdimming, Umversal voltage
9001m, ELVdlmm•ng, 120V

.
D
..

VA

Lumen,;

m

V,r,ion

1,osOLSQ

�

[ii]

@]

10SOLSQ

Lyte<aste, Xceed LED 5" Squa,e
Light Engine for New construction

TrlmS.Orl41

I 10SOLSQ
10SOLSQ

""

9001m (nominal)

I

o,

Ve,slonA

The,mal ma.nagement; Prop,leta,y heat sink
was developed using the latest in Computational Fluid Dynamic Software. This opn�
mized thermal design provides an expected
11fetime of 50,000 hours. Cast aluminum
heat sink Is painted In black to ma,1m1ze
heattransfer

installation ot trim and assure snug fit on
celling

Electrical

D

White baffle finish/ White flange
CDW Clea, diffuse linlsh/Whlteflange
Clear diffuse finish I Clear diffuse flange
White cone finish/ Wh�e flange

....

..,.
,,,v

Input

Input

llOV

50/60H2

0.09A

'""""'
2,0mA

50/60H;:

0.04A

l,OmA

SQ/60Hz

0.09A

120V

'"'"·

Wm•n•

""

10

795

n

5.5'
S.6'

15
20

"""

M ... ln""t LEOd•ivo
Curront

•w,thin•>"

Watts/
Sq R

5
6

515
ll.8

0"7
0.31

8'
9'

20.1
16,1

0.1S

25

30

309

)4

"

es

"

.

,a
•

sonolo unit dol>

BNm

Anol•

O'

0
5
10

15
20

795
782
'54

778
760

AU testing conducted In accordance
with IESNA LM79 and LMBOstandards

s',
..'

25
30

'""
"" '°"°'
-·,,. · "°""'
...
..
>0.95

6.6"

Mu!tipl• Un;t Oata - RCR

1118.4Lms
11,5W
97llm/W

!.!!:�

··�''

Introduction
The classic Architectural Wall Sconce is now
available with the latest in LED technology. The

{2J.8cm)

ta-

Width:

(45.7cmJ

o·

Depth:

H&iglrt:
Width:

S-112"

Depth:

(2l.8em)

17 lb,
17.7<gJ

Weight:

•

i<>ne Lumen, '<Lumina,.,

1-112"

"�

•-ca""1"'

Watts/

s6
7

468

46.a
'2.0
22.9

lm,,af

51.2"

"°'
1180

75.o"

aas

93.S"

100.0"

21.9

..

19.1
15.2

Lum•n•
74

694

737

7(10

l08

CoH1no
Wall

"""

I

ro.,

I

so"

I

'°"'

I""

ml50IJOl1olsolmlsol10lsol10I

o

293

4,,
)50

l65

.Q

119 119 119 119 116 116 111 111 106106 100
112 1()8 10, 102 106 101
98 98 95 90

45

142

228
1'5

146

� ::�!�::::��:�1:
,,

92B2767061707969nGSs6

79
50

60

-

38
'-'
25

38

73

so
4)

37
31

l5
16
)
0

17
8

2?

0

'°'

�

j

8676696475637361716260

817<)6)686957685'665?55

8
9

10

�:�:��!!��!�:;�:

675649455645554454444)
64 53 46 41 S, 41 5! 41 50 41 39

Revisions:

Zonal lumen, & pe,cent .. es
i<>ne (umens %Luminaore

19.1
15.l

0-)0
0·40
0·60
0-90

38'd8'•10'�oom. wo,k<>'ane ls·
ab= fl-00,, SO/SOil"" Rone<tao<es

,oo

,=_<_<_"r"'--' "-'--' "-' '-",'-�--�-�

648
5'5

70
75
80
85
90

5q "

l2.0

51.l"
75.0"

574

8)9

1045
"'"

93.4%
100.0%

"'°""'"

Phillps llghtl n•. North America Co,por atoon
<OO Franklin S<]ua"' or;.,e. '>omerset, NJ 0087�
Tel. 855·486·'216
lmoorted by· Phillps lighting.
A d1v1<1on of PhHlps Elect,onie< Ltd
281 Hillmount Rd. Markham. ON. Canada L6C l53
Tel.800-668·9008
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RSF2

Projected LED Lumen Maintenance

"'"'°',,_.,..,.,,,..,.,,""'_""�'"'
"'°wso"o,,._.,..
pl,tfom, ;, , 2'"1:- booodoo 10.00:, ho<nofllD
[l<asted
IES"'- LM

C•t.No

'"

Notes

The WSO LED is ideal for replacing existing 50-

H Btoo,e

Electrical load

Ordering guide

MVC

PE-DMG

Type!

10A700/JOI

JOOIJK

s.RJ

Typell

MVOLT'
1101

TWOell!J'1<'>

10A700/40K

!OOIJK

S,R4

JypelV

lOi'

lllllEl>II

10A7001Si'IK

IOOOK

Sltlppe<l lncl,ded
(blank! lurt..,.ml>lnt
Sltlppe<l,opam,11'

'"'

..

8BW

�

lurf><t-<nl>lnt!'d

Ull

"'
'"

il)l<il1S"')rees

Shlppe<lln<t,11,d

DDBXD

PE

uaru

'
"�;
'"'

POO!odeaficc�l.butl1)ol)'ft"

""�

Siiglenot'(ll0,l11,J47'1J'

Gi:!ul* fJI<' II00.140. 4SOI')'

DWHXD

0-1(1\t dimmio:J dri>tr loo cornmlsJ

D>IXD

Emergencyi..n�, Mrko�oon [EC

DDBTXD

cootpliant"

DBLBXD

WLU

werlocati:Nld""fo"porientaT<Wl'

PIR

Motionl,mbi<'<ltlioj,1sen .. •

D'i

iJ!J.111,0tdl�g·
,hippe<l!tp•ratel1
�c;
11,00�9,,,r�

.

=·

=· '"'" '

9 ,.,,,;,,o, n.;, ,..,;go

M,, ,1,o be

"°""';"' H,;,..,

v,,,o,

.-

Je�,ire,J dark bm1111e

D��TX!l

Je,t,ire,;i nat11�

Dwtil.XD

Je,tlffllwhi�

0,STXO

le,t,ire,;I ,aOO"°"'

""
::.'

.�.,-"--·"'- ,,.--<,

Je"'..cl black

-"'""'·
""°"'""'·"''

aliinini,n

))

use

-"'
,m

'"'""""""''"'""""""'nee-he.

"""'rod,.,..,, .. � .. ,n ,- .. ,.,.. e,, wsa8w ooe,o u
foo,.,, """°'

CONST«UcnON
Tho "�-p;..,, a;e-cast .Wm.,,m ho,,,,9
,ocood•')' heat ,;,ks to opt;m,,. the<mal
�'"'"''from""' ;,tomal l;gl,1 oag.,. h .. , ,;nb aad
long Id.. Tho d,w" ;, mo,nt,d '"
a;'""' oontoct w;d,..,.
fo,' '°"''"""''"9 ""'"""""' ood long 1,i... Tho d;...,.., doo,
h,mo ;, f,lly ..,,.,,,d ""h , oao-p;eco ,ol;d ,;IKO"" gasl<et to hep""' mo;,.,,. and du,t
p,o,ld"'g on IPl,5
lo, ,ho ''"";"' ..

'""9''"'

WSU1'51"'1� ....

,�-."'"1"'

"°'" ,_,

""'"'fl• m;n;mom

""'°''""'""

o,;,,.,..,

D

"'""'"'°'

Noto, Act"'I perloonance m,, d;ff.,", res,lt of
A""'""'.,."";"" o, typ;c,l ,aluo,.
5pe<;lc,"""' tla,ect to d,,oge w;<hout oot;co

OPTICS

""'""'°" ,;,

""t""
�r�;:"Jr'i.:.;�: o����,j,;;:!,��TI�,':'.::.:�:,m•

RSF2

Polycarbonate Step ltght

RSS2

Polycart>onate Step Ugh\

Vertlcal aluminum step hght

[ii]

«s

Black
Bronze

rs

Black
Bronze

"'

'
•
'
'

Black
White
Bror,ze

<S

Aluminum louvers

Opalle-ns
Aluminum lowerS

Aluminum louvers

tao

,rn
teu
tsu

"

Generation 2

"
"

Ge,>eratlon 1

"

Finish

Option

D

D

A
B
H

HD Housmg only
(pre-shipment)

Black
Whlte
Bror,ze

RSS2
Polycarbonate step light

Generation 1

,.,.,,,,.J

#�£/THON/A
,::,.. £/GHT/NG

tCon;

••

A Black

Generation 2

H B,onre

(omp!iant when used in indoor and
outdoo, wall applications.

Trim ring

Finish

Electrical
Die-cast alum,num trim contains less than
0.3% copper to resist corrosion

Aluminum parts have zinc-rich primer and for
du<ablllty a the,moset powde< coat In; black,
bmnze. or white (R5(2 /R5V2)

• Specular aluminum formed reflector

B Whete

Cast louver
• Die·cast copper-free aluminum wrth 450
cuto�. with frosted tempered glass.

D

• Polyca,bonate
Color impregnated composite material in;
black ot brnnze (RSF2 / RSS2)

Reflector

H Bronze

Facepla.tes

Bottom view of all

ti

9.:lW (on high setting)
Input voltage range (VAC), 120-277V.
Pre-wired with #18AWG black. whoteand
ground wire for ease of conne<tion. Also has
#1B AWG grey and violet for 0-10V Analog
Class 2 dimming, capped off lo help prevent
cross wiring with line- voltage wires
Labels

cac

Ell and cETLlisted

• Delivers 70% lumen maintenance at
50,000 hours

Warranty

• Color temp (CCT)
Warm wh;te (30001\) Is standa,d
Cool white (40DOK) is opt;onal and i<
switchable at the fixture.

Opal UV stablll?e<l lnle<:tlon molded
polycarbonate with frosted glass siliconed
on lnsode fo, durabiloty

5 year limited warranty.

Controls
Class 2 driver with AOC and 0-10V dimming
Oesogn allows easy-access to Integral switch
with 5 preset light outputs. soc lumen matrix
Remove lens cap with [2] screws and simply
adjust the slider switch by hand

Lumen

Matrix

Swilch S.ttint>

W�icol Watt•1•

(Nomin•I)

Con'"m?tion

100%(5)

a,

80'1.(4)
60'1.(l)
40,.(>)
20%(1)

••
"
"

,,

""'

Warm

,,,

ise

"'

I
I

""'

RSF2

Cool

Warm

'"
'"

as

us

sa

as

"

OS

"

"
'"
"

I '"'

RSF2

I

RSS2

RSV2

Cool

Warm

"

m

m

"'

"

"'

us

"
"

,m

"'
"'
ws

no

nz

sa

RSS2
Warm

zso

I

RSVl
Cool

'"'
"
"

rse

"'

9 UNIT
APARTMENT

ms

"
'"

Accessories

500 SYLVAN AVENUE,
SAN BRUNO, CALIFORNIA

MAKM

Masonryk1l

MAKNS NewStudWallkit

,t

LUMINARY

MAKES Extsting Stud Wall kit

end-,,., eo,;ro,mern aod applicafon

<!l 2017 Ph;lips Li•htine Hold;ne 6.V. All r;ghts ,eserved
Phi ilos ,eserves the 118ht to make change< I n spec,ftcations
Mdfo, ,o discontinue any product at any t;me without not;ce
or obl11jat1on and will not be hable for any conseouence<
,osolting from tM u,o ol thl< publlcauon
philips.com/lumina;re,;

All units soool1@d wlth mountmg hardware for

'"""'"'" pau, ;n;;1a11a11on If 01.,., ,nou�t;ng
kits are reo uired. order accessory

IPIRI. oa� the p,;m,,y power ,oorco loads ,.;II be controllod
One(;tho,;,way • Con)er>.Georg;a,0012 • Phooe.800.<79,0041 •"'"
0 .l;JH-101' Aru;ty B.,mls ugtrt;,g. '"'· All nghts

ADA compliant

• Clear UV stabili2ed injection molded
polycarbonate with 45" louvered
sc,een ,nsert.

3301 Olcott Street
Santa Clara, CA 95054
ph: (408) 522-5255
fx: (408) 522-5260
info@acies.net
Copyright c 2017

(onstrucboo mounting kits

""'"'"'"'°' ""'"" 1,00<o«>'Y oooelt;oa, ot 25 'C

""'"';oa...,,,&d,d myl;, '""'"'.,. oag;no...d lo, ...... ,;.,.- d;,�;b,oon. ,MQ<m;,y, ,ad ..-;na
;n walCmc.,ot appl;c,..,.... Light en9;oe,.., 40llC{70CRU. The WSO llO ha, u,ro '4>1;9ht aod
q"'l;f�, ", N;gh!t,ma Frieadl,'" pmd.ct. mo,n<ag O;, co,,;,,,.,, w;d, d,, LEED® and G<0on
�-� ";,.,;, "" elim;'"',;"'l wo,telul upl;9ht

,taod,rd. Not av,<l,blo .,;,h WW, \lG or WG
10
50/SO 1,m;,,,;,.
two ; .... ,,.,a..,, a,;,.,, "d 1;ght
on two ,epa,ate C,KU ... Not .... 1,b1, ..,,h on, engm•. MVOLT.

fo"""' to h;"""

m;n;m'"" •-"

WA•RANTY
5.,.,, 1;m,,od ,,....,,,.,. Compl<to w"''"' "'""' loeotod
c
•. d_,
, . .Sp•

Aluminum step light

El

Louvers

• Die-cast aluminum back bo, contain; less
than 0.3% copper to prevent corrosion in
concrete o, mason,y appl>callons

Use when HouSOng Only (HO)" orde,ed fo, p,e-sh,pment lo complete catalog numt,e< of
fixture without housmlj

CSA oo�kd to US. 000 Coo,a;.., ,lood""'· Ligh! oog;no, "'" IPM ""'"' '""'"'"" � IPOS
,aeod ,no so;tabl, lo, wat loc,fo"'"*'-n moont,d ""h the'""""' down. WLU opt;on offers
,.., loc.,,;o,, 1;,..,9"' "op"o,;..,t,,;oo. '""' lo, ·:<.l"C

d.a,. "'°""'·

@ii

""

L>STINQS

FINISH
O'••do,
o<Ol"'-'Od b, o ,;a<.;,,f,>«! ,..,.,, r,,,.,obl• TGIC 1he,mo,., P°"""'' coot M; ...
that P'°"""' ,upeno, re,;,tance to corros;o, aod weathe,;ag. A ,;ghtly cont,ollod m,lt;-<tas,e
J ,n;�
fo, Os,,; ... ""1 <OO w,,h,t,od ..,,,mo cl;_,,
p,�
d,'"g"' w;<hout cmk;,g"' peel;og. S""d"d Super O"'able colors ;nclude
blac�
""""' olvm;aum, ,.,mron, .,,d wh.1, A.,;1,blo;,,
oad noa-t4•to,od Sa;,._

::, '!".�1!":ih -��o"'.,;,�.��!"";'.���11i�;.,d .....

"'°'"""'

A ,n,,.,,.1 mo,m;,g pl,,. w;d, "'1"9'al
,upport '""' allows 1ho
le, oa<y "-""" wh.i, mok,09 ,,..;ng oonooction,

"''"9

"''"""" w;d, WLU
c,,..,, be u,od i, C,liforn;,. No1 •"'1;,;00
CEC T20
WLU aot ,v,al,blo"""' Pia "' ELCW.
Specif"" tho 5"""',5w;och SfOD-7-00P control [photocefl ;ndudedl;

" '""'"'�
=�·-"-" '"

"°""'

D

Se,les

c,,.,.,.,.

"'°"""""

INSTALJ.ATK>N

"'°""'"'

,,..,;,g

�����,�� rt�·.:•_:::: N� .�.�'!"<h't;t'::'f''I N'N':t
"'°"'

""'"°";"

-mall, -'-""1>.oadoom,-ci,lt,,,;ldong, Thol,ngl0.L£0,,.,dc'••"""'"''""

IRSF2 I

Optional for early installation

wsaLED21<><100,o,cs"'

El.eCTRIC.,.l
U9ht engmel•l cons;,t of 10 h;gt.-efficacy LEOs moooted to a m,ta, """ dmm board and
;"'"""' ,l""';""m """ ,;nk, ,o
hoo1 ""'°;p,,on ,no P">•noto Iona I'"' 1100.COO
hr< at 25-C. U71. c,,,. 2 ole<tron.c a,;,er ha,, power factor >90'<. THD <"""- Eas;!y
...,;"",blo """" ,.-c,;oo do,i,o m°"'', mm;.oom
B (j>e, ANSVlEEE C62.41.2)

>NTENOEO
The dassk .,ct;tect,ral shape of1he W9J. 1£0 ...,de,q,edfo, appl;cat.,,..suchas ho.pit.al,

J.�"'�;,',��',:'g°(�i"'..'" "'""'"'

Gene,atlon

�"

FEATURES & SPECIFICATIONS

'"'"' (PfR).

.

• :w

"-'"

.1.Cf<

"'"" be oroe.. d w;d,
be ,old ;"'tallod
Not ,..,a.bl, w;th MVOLT optOO. Button photo< .. !PE) can De <>roe"d
""h , ded;,otod """-'s• opt;on. 5"'91• r... ISFl ""'";.,, 120. 777 "' 347
"'ltago opt;on. Oo,ble fus,, IOFl ""'"""' 208, 240 o, 480 ,oltage Not .,, .. bl, w;th 080\I OP"°"· Not .,,;lob� w;th mofonlomb;,,. l;gl,1

'°'""

10',HrGodl""'•

�,rurat,lumi10Jm

Sou,ce

RSC2

L.EQENO

.0.1!<

"'"' _.,,. '";,h

All El CW """"""'";oo, ;0<ludo '" ;,d,...adm1 Hcooda'}' dr;,.r ""h '" in18"ral "�10 immod<ato� dot•ct
AC power loss. o.,11;g1,1 '"'l;,., ,re ,,;r,d ;n por,Olef ,o both ....,,., o,-ot, ;n ,m...,.,cy mode ood "'"'""'
4,,J,Moa,l ,om,,.,...01 "d""""'"' n.,,. d""'" ,.,...., .. m,., ,,do"' ;,,,.,p,.,,t""' ol NI eA 10," C 100$
100.1•
Tho"""""'""'
w;I "'""" tho k,m;n,;re for a m;n;mum d<Hatioo of \IO""""'"' lm,.;mum OO<atioo ol tt.,o
o,. 8"'1o ··_9Code $,,<: oo.1000 ood NFPA 101 Lh 5,,..,
hoo,,ifromthot;m,,uppty�,-�loot, ,Codo Se«,� 7.9, r,,,,.,dod '""'""'"',re""""""" at ,n •PP'°P""' ho,ght ,nd 11,mm,t<, '" opoa"""" - no
m,jo,ob,t,uct;on,

���===""""':';''''"'"""''

·��

"""""'""'.,..,;�of '"°"''"ghe;,#1121.

t,QENO

MVO(T oa..,ioli'"' on '"f I ... � ... from 120·2'7V 150/00 >t,)
rmt::•(5�
9 w;d, pl>oto<.rl

Emergency Battery Operation

�,�d':'!t:'i.b:�':�;i�;� :::::����� �.":���:::;;�

�,

lsolootc...dleolots lo, theWSIJ LID 2 10000/40< SRO. SRS. aod SR4

0.,rkbrOOI!'

��'"'"'

we;

£/GHT/NG

H Bronze

E,ample RSC2 AKSDG2
Dptl«

Black
White
Bror,ze

••

A Black

Housing

Opal lens

Flnl<h

••
"•
•"
"•
'"

••

RSV2

B White

Serie,

ENGINEERING

LED step light

Polycarbonate or aluminum, line voltage
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RESOLUTION NO. 2019– 01
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN
BRUNO RECOMMENDING THE CITY COUNCIL APPROVE AN ORDINANCE
AMENDING SECTION 12.96.020 OF TITLE 12 (LAND USE) OF THE SAN
BRUNO MUNICIPAL CODE TO CHANGE THE ZONING MAP FROM R-2 (LOW
DENSITY RESIDENTIAL) TO P-D (PLANNED DEVELOPMENT) DISTRICT FOR
THE PROPERTY IDENTIFIED AS 500 SYLVAN AVENUE
(APN 020-145-480)
WHEREAS, on February 23, 2018, Alan William Coon (“Applicant”) submitted an application for a
certain .17 acre site located at 500 Sylvan Avenue in the City of San Bruno an more particularly
described as Assessor’s Parcel Number 020-145-480 (“Property”); and
WHEREAS, the Applicant desires to develop a three-story multi-family residential building
consisting of nine residential units on the Property (“Project”); and
WHEREAS, in order to develop the Project, the Applicant has submitted an application to the City
of San Bruno for approval of the following: an amendment to the San Bruno Zoning Code to change to
zoning of the Property from Low Density Residential (R-2) to Planned Development (P-D); a Planned
Development Permit, an Architectural Review Permit, and a Conditional Use Permit; and
WHEREAS, the Applicant submitted a Development Plan application, dated February 23, 2018 in
accordance with the provision of San Bruno Municipal Code Section 12.96.190(F); and
WHEREAS, the P-D Development Plan standards for the project are summarized in Exhibit B to
Attachment 1 of this Resolution; and
WHEREAS, the P-D District and Development Plan will not become effective until the effective
date of the ordinance adopted by the City Council; and
WHEREAS, on March 19, 2019 the Planning Commission conducted a duly notice public hearing
and on said date the public hearing was opened, held, and closed; and
WHEREAS, the request to amend the San Bruno Municipal Code has been reviewed with
respect to applicability of the California Environmental Quality Act ("CEQA") and the State CEQA
Guidelines (California Code of Regulations, Title 14, Sections 15000 et seq., hereafter the "CEQA
Guidelines"). The amendments do not require any further CEQA review because an Initial
Study/Environmental Checklist was prepared to confirm that the proposed Project would not result in any
new or substantially more significant effects than those analyzed in the San Bruno Transit Corridors Plan
(TCP) Certified Environmental Impact Report (EIR) that was adopted by the City Council on February 12,
2013, pursuant to CEQA Guidelines Sections 15162 (Subsequent EIRs and Negative Declarations) and
15168 (Program EIR). All applicable mitigations in the TCP EIR will be required as conditions of approval
for the proposed Project.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San Bruno,
based on facts in the staff reports, written and oral testimony, and exhibits presented:
1. With respect to the proposed Ordinance and Development Plan, the Planning Commission
hereby finds:
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ATTACHMENT NO. 1
ORDINANCE NO. ____
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO
AMENDING SECTION 12.96.020 OF TITLE 12 (LAND USE) OF THE SAN
BRUNO MUNICIPAL CODE TO CHANGE THE ZONING MAP FROM R-2 (LOW
DENSITY RESIDENTIAL) TO P-D (PLANNED DEVELOPMENT) DISTRICT FOR
THE PROPERTY IDENTIFIED AS 500 SYLVAN AVENUE
(APN 020-145-480)
WHEREAS, on February 23, 2018, Alan William Coon (“Applicant”) submitted an application for a
certain .17 acre site located at 500 Sylvan Avenue in the City of San Bruno, more particularly described
as Assessor’s Parcel Number 020-145-480 (“Property”); and
WHEREAS, the Applicant desires to develop a three-story multi-family residential building
consisting of nine residential units on the Property (“Project”); and
WHEREAS, in order to develop the Project, the Applicant has submitted an application to the City
of San Bruno for approval of the following: an amendment to the San Bruno Zoning Code to change to
zoning of the Property from Low Density Residential (R-2) to Planned Development (P-D); a Planned
Development Permit, an Architectural Review Permit, and a Conditional Use Permit; and
WHEREAS, the Applicant submitted a Development Plan application, dated February 23, 2018 in
accordance with the provision of San Bruno Municipal Code Section 12.96.190(F); and
WHEREAS, on March 19, 2019 the Planning Commission conducted a duly notice public hearing
and on said date the public hearing was opened, held, and closed and the Planning Commission
recommended that the City Council adopt an Ordinance to change the Zoning Map From R-2 (Low
Density Residential) to P-D (Planned Development), including the Development Plan by Resolution No.
2019-01; and
WHEREAS, a notice of public hearing was mailed on ___ and duly published in the San Mateo
Daily Journal on ____, and the City Council held a public hearing on ____ and on said date the public
hearing was opened, held and closed; and
WHEREAS, the request to amend the San Bruno Municipal Code has been reviewed with
respect to applicability of the California Environmental Quality Act ("CEQA") and the State CEQA
Guidelines (California Code of Regulations, Title 14, Sections 15000 et seq., hereafter the "CEQA
Guidelines"). The amendments do not require any further CEQA review because an Initial
Study/Environmental Checklist was prepared to confirm that the proposed Project would not result in any
new or substantially more significant all potentially significant effects than those analyzed in the San
Bruno Transit Corridors Plan (TCP) Certified Environmental Impact Report (EIR) that was adopted by the
City Council on February 12, 2013, pursuant to CEQA Guidelines Sections 15162 (Subsequent EIRs and
Negative Declarations) and 15168 (Program EIR). All applicable mitigations in the TCP EIR will be
required as conditions of approval for the proposed Project.
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NOW, THEREFORE, the City Council of the City of San Bruno Ordains as follows:
1. The City Council of the City of San Bruno finds as follows:
a. That said amendment is in general conformance with the general plan and that the public
convenience and general welfare require adoption of the proposed amendment;
b. The proposed P-D District Zoning Change can be substantially completed within the time
schedule submitted by the applicant;
c. Each unit of development, as well as the total development, can exist as an independent
development capable of creating an environment of sustained desirability and stability or
adequate assurance that such objective will be attained;
d. The land uses proposed will not be detrimental to the present or potential surrounding
uses but will have a beneficial effect which would not be achieved through other districts;
e. The streets and thoroughfares proposed are suitable and adequate to carry anticipated
traffic, and increased densities will not generate traffic in such amounts as to overload the
street network outside the P-D District;
f. Any proposed commercial development can be justified economically at the location
proposed and will provide adequate commercial facilities for the area;
g. Any exceptions from the standard district requirements are warranted by the design of the
project and amenities incorporated in the development plan;
h. The area surrounding the development can be planned and zoned in coordination and
substantial compatibility with the proposed development and the P-D District uses
proposed are in conformance with the general plan of the city.
2. The San Bruno City Council hereby amends the Zoning Map, as described in San Bruno
Municipal Code Section 12.96.020, to change the zoning district of Assessor’s Parcel no. 020145-480 from Low Density Residential (R-2) to Planned Development (P-D), as shown in
Exhibit B.
3. The San Bruno City Council hereby approves the Development Plan subject to the
development standards in Exhibit C.
4. Validity. The City Council of the City hereby declares every section, paragraph, sentence,
cause and phrase is severable. If any section, paragraph, sentence, clause or phrase of this
ordinance is for any reason found to be invalid or unconstitutional, such invalidity, or
unconstitutionality shall not affect the validity or constitutionality of the remaining sections,
paragraphs, sentences, clauses or phrases.
5. Effective Date. The Ordinance shall go into effect thirty (30) days after the date of its passage
and adoption, and shall be posted as required by law.
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Dated:
Rico Medina, Mayor
ATTEST:

APPROVED AS TO FORM:

Melissa Thurman, City Clerk

City Attorney
Marc Zafferano

I, Melissa Thurman, City Clerk, do hereby certify that the foregoing Ordinance No. ___ was introduced on
___, 2019 and adopted at a regular meeting of the San Bruno City Council on ____, 2019, by the
following vote.
AYES: Commissioners:

_________________________________________

NOES: Commissioners:

_____

ABSENT: Commissioners:

_________________

__________________________
City Clerk
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Exhibit B
Proposed Zoning Code Map Amendment (PD18-001)
Current Zoning: (R-2) Low Density Residential
Proposed New Zoning: (P-D) Planned Development District
500 Sylvan Avenue, San Bruno, CA
APN: 020-145-480

Current Zoning
(R-2) Low Density Residential

APN: 020-145-480
Zoning: R2

Proposed Zoning
(P-D) Planned Development District

Zoning: P-D

Attachment 4 – Exhibit B

Exhibit C
Development Plan
500 Sylvan Avenue

Development Standards:
-

-

Zoning: P-D (Planned Development)
General Plan: Transit Oriented Development
Project Area: .17 acres (7,364 square feet)
Assessor’s Parcel Number: 020-145-480
Max FAR: 2.0
Number of Stories: 4-stories
Maximum Height: 55’-0”
Minimum Setbacks:
o Front – Combined width of sidewalk and setback must be a least 10 feet
o Rear – 10 feet
o Right Side – None
o Left Side – None
Stepback – facing corridor street:
o Above 3rd floor stepback 15 feet
Stepback – adjacent to low density residential:
o Above 3rd floor stepback 15 feet

Permitted Uses:
- Residential
Parking:
- 14 total parking spaces
Minor adjustments from standards stated herein may be approved or conditionally approved by the
Community Development Director in accordance with Section 12.96.190 (P-D Planned Development
District) of the San Bruno Municipal Code.
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RESOLUTION NO. 2019– 02
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN
BRUNO RECOMMENDING THE CITY COUNCIL APPROVE A PLANNED
DEVELOPMENT PERMIT, ARCHITECTURAL REVIEW PERMIT, AND
CONDITION USE PERMIT FOR THE PROPOSED DEVELOPMENT LOCATED
AT 500 SYLVAN AVENUE (APN 020-145-480)
WHEREAS, on February 23, 2018, Alan William Coon (“Applicant”) submitted an application for a
certain .17 acre site located at 500 Sylvan Avenue in the City of San Bruno an more particularly
described as Assessor’s Parcel Number 020-145-480 (“Property”); and
WHEREAS, the Applicant desires to develop a three-story multi-family residential building
consisting of nine residential units on the Property (“Project”); and
WHEREAS, in order to develop the Project, the Applicant has submitted an application to the City
of San Bruno for approval of the following: an amendment to the San Bruno Zoning Code to change to
zoning of the Property from Low Density Residential (R-2) to Planned Development (P-D); a Planned
Development Permit, an Architectural Review Permit, and a Conditional Use Permit; and
WHEREAS, on October 11, 2018, the Architectural Review Committee reviewed the application
and provided a favorable recommendation of the project with comments to be forwarded to the Planning
Commission; and.
WHEREAS, on March 19, 2019, the Planning Commission of the City of San Bruno, conducted a
duly noticed public hearing pursuant to Section 65353 of the California Government Code for
consideration of a Planned Development Permit, Architectural Review Permit, and Conditional Use
Permit; and
WHEREAS, on March 19, 2019, the Planning Commission of the City of San Bruno, conducted a
duly notice public hearing pursuant to Section 65353 of the California Government Code and has passed
Resolution 2019-01 recommending that the City Council approve an Ordinance Amending Chapter 12.96
of the San Bruno Municipal Code to establish a Planned Development District, update the zoning map,
and adopt a Development Plan for the Project;
WHEREAS, The Project has been reviewed with respect to applicability of the California
Environmental Quality Act ("CEQA") and the State CEQA Guidelines (California Code of Regulations,
Title 14, Sections 15000 et seq., hereafter the "CEQA Guidelines"). The Project does not require any
further CEQA review because an Initial Study/Environmental Checklist was prepared to confirm that the
proposed Project would not result in any new or substantially more significant all potentially significant
effects than those analyzed in the San Bruno Transit Corridors Plan (TCP) Certified Environmental
Impact Report (EIR) that was adopted by the City Council on February 12, 2013, pursuant to CEQA
Guidelines Sections 15162 (Subsequent EIRs and Negative Declarations) and 15168 (Program EIR). All
applicable mitigations in the TCP EIR will be required as conditions of approval for the proposed Project.
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San Bruno,
based on facts in the staff reports, written and oral testimony, and exhibits presented, makes the
following findings of fact:
1. With respect to the Planned Development Permit the Planning Commission hereby finds that the
Planned Development Permit is consistent with the previously approved development plan.
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2. With respect to the Architectural Review Permit, the Planning Commission finds:
a. That the location, size and intensity of the proposed operation will not create a hazardous
or inconvenient vehicular or pedestrian traffic pattern, taking into account the proposed
use as compared with the general character and intensity of the neighborhood; and
b. That the accessibility of the off-street parking areas and the relation of parking areas with
respect to traffic on adjacent streets will not create a hazardous or inconvenient condition
to adjacent or surrounding uses; and
c. That sufficient landscape areas have been reserved for the purposes of separating or
screening service and storage areas from the street and adjoining building sites, breaking
up large expanses of paved areas, and separating or screening parking areas from the
street and adjoining building areas from paved areas and to provide access from buildings
to open areas. In addition, that adequate guarantees are made, such as the filing of a
performance bond, to insure maintenance of landscaped areas; and
d. 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; and
e. That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is not detrimental to the character or value of an adjacent
residential district; and
f. That the proposed development will not excessively damage or destroy natural features,
including trees, shrubs, creeks and rocks, scenic corridors, and the natural grade of the
site; and
g. 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; and
h. That the proposed development is consistent with the general plan.
3. With respect to the Conditional Use Permit to establish a ground floor residential use, the
Planning Commission finds:
a. 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;
b. Will not be injurious or detrimental to property and improvement in the neighborhood or to
the general welfare of the city; and
c. Will not be inconsistent with the general plan.
4. The Planning Commission hereby recommends that the San Bruno City Council approve the
Planned Development Permit, Architectural Review Permit, and Conditional Use Permit subject to
the conditions of approval attached hereto as Exhibit A.
5. The Planning Commission further authorizes staff to make a report of the findings and
recommendations herein, as required by San Bruno Municipal Code Section 12.136.030, and to
send a copy of such report to the City Council.
6. The Secretary of the City of San Bruno Planning Commission is hereby directed to forward the
City Council a certified copy of this resolution together with an attested copy.
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Attachment 5

DRAFT CONDITIONS OF APPROVAL
500 Sylvan Avenue
I. General Conditions
Community Development Department
1.

All conditions of approval herein shall apply to the project in its entirety, regardless of the
individual department under which the condition is listed. These conditions of approval
and any other conditions associated with any further approvals of the 500 Sylvan Avenue
project shall run with the land, and any and all successors in interest of the property shall
comply with all conditions of said approval.

2.

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.

3.

All building permit application plans and details, and subsequent construction shall
substantially conform with the approved planning application, including: drawings, plans,
materials samples, building colors, the written project description, and other items
submitted as part of the approved planning application. No signage is approved as part of
the planning application; signage is governed by the City’s Sign Ordinance.
Documentation of any changes to the approved Planning Application plan set shall be
provided at the time of Building Permit application submittal. Any proposed modifications
to the approved planning application must submitted for review by the Community and
Economic Development Director. Modifications to Building Permit plans must be
submitted as a revision to the permit plans and approved prior to construction of the
modified improvements. The Community and Economic Development Director shall
determine whether the proposed modifications substantially conform with the approved
planning application, or whether a planning application for a modification of a previously
approved planning application is required to be submitted to permit the proposed project
modifications, as required by San Bruno Municipal Code Section 12.96.190 P-D planned
development district (J)(1). Applicant shall obtain a City of San Bruno building permit
before construction can proceed.

4.

Prior to Final Inspection, all pertinent Conditions of Approval and all improvements shall
be completed to the satisfaction of the City of San Bruno.

5.

The project shall comply with all aspects of the applicable California Building Code that is
in effect at the time of building permit submittal.

6.

The applicant shall comply with all aspects of the Heritage Tree Ordinance (SBMC
Section 8.25.

Public Works
7.

The Developer shall pay for and construct all improvements to private land and implement
any conditions or mitigation measures associated with the Development.

8.

The Developer shall be responsible for the cost of all City reviews and inspections
required for all improvements associated with the Development.

9.

All improvements shall conform to City Standard Details and Standard Specifications, the
San Bruno Municipal Code, and these Conditions of Approval unless otherwise approved
by the City Engineer. All improvements to be owned and operated by the City shall
conform to City Standard Details and Standard Specifications, City of San Bruno
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Municipal Code, and these Conditions of Approval. City Standards shall govern in the
event of a conflict.
10.

Developer shall provide design-level geotechnical data. The data shall include existing
soils types, the Ksat rate, and seasonal high groundwater level.

Utilities
11.

The Developer shall serve the development with City utilities.

12.

Storm drainage improvements within the development shall be privately owned and
maintained.

13.

Sanitary sewer improvements within the development shall be privately owned and
maintained. Maintenance responsibility shall terminate at the connections to the public
sanitary sewer system.

14.

San Bruno Water Division will operate and maintain water system facilities up to the water
meters.

15.

Provide demand calculations for domestic water and fire protection to determine if the
City’s existing infrastructure can accommodate the proposed demand. Applicant shall be
responsible for City costs to input the demand data into its flow models and analyze the
project’s impact on the existing water system. City will prepare a modeling study report of
the projects impact on the City’s water distribution system including any improvements
needed to serve the project. The Applicant shall pay for all costs associated with
preparation of the study. Applicant shall pay for and construct any off-site water facilities
necessary to serve the development as included in the modeling study report or the City’s
Water Master Plan and as determined necessary by the City Engineer.

16.

Developer has conducted and submitted a video inspection to determine the existing
condition of the sanitary sewer main across the project frontages and to the nearest
upstream and downstream manholes. Inspection results showed no structural
improvements are necessary.

Plans
17.

Developer shall submit engineered Improvement Plans (including engineers cost
estimates) for review by the City Engineer, showing construction of the infrastructure
necessary to serve the Development.

18.

Developer shall prepare a Stormwater Management Plan (SWMP) that illustrates the
development is in full compliance with Section C.3 of Order R-2-2015-0049 (NPDES
Permit No. CAS612008) and the San Mateo Countywide Pollution Prevention Program
(SMCWPPP).

Fire Department
19.

Comply with all applicable 2016 California Building, Residential and Fire Codes including
the San Bruno Municipal Codes.

20.

An automatic sprinkler system will be required. The design will be based upon
Construction Type.

21.

Comply with fire alarm system requirements contained in 2016 California Building and
Fire Codes for R-2 Occupancies Section 907.2.9 and smoke alarm requirements
contained in Section 907.2.11.2.
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22.

See 2016 California Building Code Section 420.6 for carbon monoxide alarm
requirements.

23.

Comply with exterior wall, opening, and separation fire-resistive protection requirements
contained in 2016 California Building Code Chapters 5, 6, and 7.

24.

Comply with emergency escape and rescue requirements contained in 2016 California
Building and Fire Codes for R Occupancies, Section 1030.

25.

Consult with the San Bruno Fire Department regarding fire department connection
location(s) for the automatic sprinkler system.

Police Department
26.

The address number for the business shall be displayed on the front of the business and
should be at least 6” high on a contrasting background, easily visible when approaching
the business.

27.

The applicant shall submit emergency contact information to the Police Department for
after hour’s emergency contact.

28.

When, by necessity, a stairwell is enclosed, convex mirrors or cameras shall be placed at
each stairwell landing and inside elevator cabs. This is to help prevent any criminal
activity.

29.

Bushes/shrubbery and trees shall be maintained to allow for natural surveillance around
the exterior of the building to deter criminal activity and loitering to the satisfaction of the
Chief of Police.

30.

Landscaping shall not conceal doors or windows from view, obstruct visibility, or provide
access to the roof.

31.

Parking garage, driveways, circulation areas, aisles, passageways, recesses, and
grounds contiguous to building shall be provided with lighting of sufficient wattage to
provide adequate illumination to make clearly visible the presence of any person on or
about the premises during the hours of darkness.

32.

All exterior entrance doors shall have their own light source which will adequately
illuminate entry/exit areas at all hours in order to: Make any person on the premises
clearly visible and provide adequate illumination for persons entering and exiting the
building.

33.

The interior of the garage shall be painted a light, highly reflective color.

34.

Metal halide, or other bright white light source, shall be utilized. No dark areas shall exist
inside the structure.

35.

Alcoves and other visual obstructions in the garage that might constitute a hiding place
shall be eliminated whenever structurally possible.

36.

Bars or grating shall be utilized to impede pedestrian access to the structure from groundlevel openings. Landscaping contiguous to this grating shall be the type that does not
block natural light fenestration into the garage.

37.

Access control shall be utilized for vehicular and pedestrian traffic, and access keys will
be given to the Police Department and Fire Department for emergency response.

38.

All entrances to the parking garage shall be posted with appropriate signs per 22658(a)
CVC, to assist in removal of vehicles at the property owners/managers request.
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39.

All accessible parking stalls shall be appropriately painted and marked as per the
California Vehicle Code.

40.

Designated fire lanes shall be properly painted and signage that reflects the red zone is a
fire lane, for proper enforcement purposes.

San Bruno Cable
41.

San Bruno Cable TV will follow PG&E’s designated service pathway into the building
utilizing an aerial service line or underground joint trench. We plan on using this service
pathway to pull new optical fiber cable to provide service to 500 Sylvan Avenue consisting
of High Speed Internet Data, VoIP and Video. This service would be a Fiber To The
Home (FTTH) system utilizing Gigabit Passive Optical Network (GPON) technology. The
Cable TV main service line will serve as our tie in point into the building’s Main Point Of
Entry (MPOE). A single SCH40 conduit would connect this tie in point into the PG&E joint
trench and into the building’s Main Point Of Entry or an aerial service line attached to the
San Bruno Cable TV network. The requirement is to enter into the MPOE where we can
distribute services throughout the building’s 9 individual dwelling units. Each unit will have
its own optical fiber drop connecting and terminating into the MPOE as a homerun wiring
system utilizing a microduct system.

42.

The Developer/Contractor shall be responsible for labor and construction including the
coordination with PG&E for excavating the joint trench, supplying and installing CATV
conduits, and excavating, supplying, and installing the CATV splice/equipment
underground utility boxes and/or above ground pedestals as needed for the entire project.
If there are no plans for an underground joint trench, then the Developer/Owner shall
install an aerial attachment anchor on the building that meets all GO-95 rules.

43.

The Developer/Contractor shall provide connectivity between the MPOE and/or IDF
rooms to each of the 9 units and any additional access points with a pair of protected
singlemode fiber optic cable through microduct routed in homerun design. This will
terminate in each unit to provide data, phone and video services into a media panel/smart
box. The media cabinet will have a 120 VAC duplex electrical outlet grounded and have
the minimum dimensions of H30”x W14”xD3.5” for a single provider. Each outlet shall be
wired homerun to the media panel from its located gang box outlet. Each residential unit
shall have a main outlet in the living room and additional outlets in each bedroom. No
splicing of cables within the units. Bundled cables in the units shall consist of RG6
Trishield coax or better, Cat6 Ethernet data cables and singlemode fiber optic cables. All
3 types of cables shall conform to San Bruno Cable department’s requirements and
terminated with an F-connector, Cat6 RJ45 jack at each wall plate outlet with an additional
third jack for fiber termination.

44.

Developer/Contractor will provide an area of 4 feet by 4 feet by ¾ inch fire rated plywood
mounted on a wall inside the MPOE where all wiring terminate and a 120 VAC duplex
electrical outlet.

45.

Developer/Contractor will provide a grounded wire for attachment to the cable system at
the demarcation point in the MPOE room with a minimum gauge of 14.

46.

San Bruno Cable TV will supply the micro node, optical node unit, fiber optic cable for the
outside plant, power supply, Ethernet patch panels in the MPOE room and ME switches if
necessary.
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II. Prior to Building Permit Issuance
Community Development
1.

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 thirty (30) days of City Council approval. Until such time as the Summary is filed,
Planned Development Permit, Conditional Use Permit, and Architectural Review Permit
shall not be valid for any purpose. The effective date of the Planned Development Permit,
Conditional Use Permit, and Architectural Review Permit shall be the effective date of the
associated Ordinance. The Planned Development Permit, Conditional Use Permit, and
Architectural Review Permit shall expire if a building permit is not obtained within one (1)
year of the effective date.

2.

The signed copy of the Conditions of Approval shall be photocopied and included as a full
size page in the Building Division set of drawings.

3.

An additional parking space shall be incorporated along the Sylvan Avenue frontage
located directly to the east of the Sylvan Avenue driveway in the building permit plans.
The proposed bike racks within this designated space shall be relocated so that they are
accessible from the public right-of-way.

4.

The applicant shall submit a parking management plan describing exactly how parking
spaces will be assigned. A minimum of one parking space per unit shall be required, and
any additional stalls in excess shall have priority assignment to the two bedroom units.

5.

Provide exit analysis including computation, calculating size, travel distance and location
of requires exits on all floors. Means of egress shall comply with 2016 California Building
Code, Chapter 10.

6.

A detailed recycling and garbage plan shall be approved by the Community and Economic
Development Director, the Building Department, the Fire Marshal, and San Bruno
Garbage prior to issuance of a building permit. Prior to the issuance of the first certificate
of occupancy, Applicant shall submit documentation to the Building Department that the
materials have been recycled in accordance with the approved plan.

7.

A property maintenance and management plan shall be prepared for the entire property.
The property maintenance and management plan shall include, but not be limited to, the
following:
a) Clearly identify the use of all balconies and define what can and cannot be stored on
the balcony.
b) General cleaning of litter and debris on-site
c) Maintenance of all exterior building materials
d) Maintenance of all landscaping
e) Window Cleaning, etc.

8.

A plan showing the location of any temporary contractor’s storage yard or construction
trailer on the property, including security fencing and lighting, shall be submitted to the
Community and Economic Development Director for approval prior to installation and prior
to building permit issuance. Applicant shall provide interim landscaping as required by the
Community and Economic Development Director if the site is demolished and remains
vacant for a period of more than 3 months.
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9.

All ground level utilities, equipment, and other project related operational/utility devices
(“Items”) shall be shown on the building permit plans, consistent with the approved
planning application plans. All Items shall be fully screened on all four sides from public
view by a solid wall or solid wood fence that complies with San Bruno Municipal Code
Chapter 12.84.150. Landscaping in the form of densely planted tall shrubs may be utilized
where placement of a fence is infeasible, subject to review and determination by the
Project Planner in the field. These Items shall be setback as far as feasible from street
frontages and shall be fully screened with landscaping or other screening material. The
building permit plans shall show the location and screening of these items and this
condition shall be shall be addressed on the construction plans submitted for any
demolition permit, building permit, or site development permit and shall be satisfied prior
to issuance of whichever permit is issued first; however; the final location and required
screening of all Items shall be reviewed and approved by the Project Planner prior to
release of utilities, final inspection, or issuance of a certificate of occupancy, whichever
occurs first.

10.

All rooftop mechanical equipment must be screened by a solid enclosure or parapet wall,
in conformance with the approved planning application. Rooftop screening shall be
constructed with the same building materials as the building exterior, or other compatible
materials as approved by the Planning Division on the final building permit plans.

11.

The applicant shall comply with the requirements of the City’s Development Impact Fee
Ordinance and Resolutions.

12.

The applicant agrees to pay the Affordable Housing Impact Fee for Rental Residential
Development Projects pursuant to San Bruno Municipal Code Chapter 12.230 Affordable
Housing Program. Payment of the impact fees shall be due at the issuance of the building
permit for the development. The fees shall be calculated based on the fee schedule in
effect at the time the building permit is issued. The city shall not issue a building permit for
a Development Project unless the Fees have been paid.

13.

Prior to issuance of a building permit, the developer/owner of the subject property shall file
a Form 7460-1 with the FAA, and shall provide the City of San Bruno an FAA
determination of no hazard to air navigation.

14.

The project applicant shall retain a qualified biologist (subject to approval by City staff) to
conduct a nesting bird survey prior to any demolition/grading activities that are planned to
take place during the nesting/breeding season of native bird species (typically February
through August). The survey shall include all potential nesting habitat on the project site
and within 200 feet of the grading boundaries. Where the 200-foot distance encompasses
trees on other private properties, the biologist shall survey the trees using binoculars. The
survey shall be conducted no more than 14 days prior to commencement of
demolition/grading activities.
If active nests of bird species protected by the Migratory Bird Treaty Act or the California
Fish and Game Code (which, together, apply to all native nesting birds) are present in the
demolition/grading zone or within 200 feet of the zone, temporary construction fencing
shall be erected within the project site at a minimum of 100 feet around the nest site. This
temporary buffer may be greater depending on the bird species and demolition/grading
activity, as determined by the biologist.
At the discretion of the biologist, demolition and grading within the fenced area shall be
postponed or halted until juveniles have fledged and there is no evidence of a second
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nesting attempt. The biologist shall serve as a construction monitor during any periods
when demolition/grading activities will occur near active nests to ensure that no
inadvertent impact on these nests will occur.
15.

The applicant shall submit a Traffic Control Plan to the satisfaction of the City Engineer
prior to construction related activities.

16.

Prepare a detailed construction plan identifying the schedule for major noise-generating
construction activities. The construction plan shall identify a procedure for coordination
with nearby noise-sensitive facilities so that construction activities and the event schedule
can be scheduled to minimize noise disturbance. The plan shall stipulate the measure
that result in compliance with the noise ordinance (TCP Mitigation Measure 11-4).

17.

The applicant shall submit for City approval a noise study, consistent with the
requirements of the California Building Code, to identify noise reduction measures
necessary to achieve compatibility with City General Plan-identified land use/noise
compatibility standards and State Title 24 noise compatibility standards. The noise study
shall be approved by the City’s Building Division prior to issuance of a building permit.
Identified noise reduction measures, in order of preference so that windows can be
opened, may include (TCP Mitigation Measure 11-1):
a) Site and building design so as to minimize noise in shared residential outdoor activity
areas by locating such areas behind the buildings, in courtyards, or orienting the
terraces toward the interior of lots rather than streets;
b) Site and building design so as to minimize noise in the most intensively occupied and
noise-sensitive interior spaces of units, such as bedrooms, by placing such interior
spaces and their windows and other openings in locations with less noise exposure;
c) Design of windows, doors, and other sound transmission paths such as ventilation
openings, walls, and roofs to achieve a high Sound Transmission Class (STC) rating
and/or other noise-attenuating characteristics.
d) Installation of forced air mechanical ventilation systems in all units exposed to noise
levels exceeding Title 24 standards to allow residents the option of reducing noise by
keeping the windows closed.

18.

The applicant shall design and install mandatory requirements for solar ready building in
accordance with Section 110.10(b) – 110.10(d) per the 2016 California Energy Code.

Public Works
19.

The Developer shall apply for and obtain a City Grading Permit.

20.

Prior to the issuance of a grading permit, Developer shall file a Notice of Intent and obtain
coverage under the California State Department of Water Resources General
Construction Activity Storm Water Permit, including preparation and implementation of a
Storm Water Pollution Prevention Plan (SWPPP). A copy of the filing and a copy of the
SWPPP shall be submitted to the City Engineer.

21.

Prior to the issuance of grading permit, the Developer shall provide to the City Engineer a
plan indicating the amount of soil to be removed, disposal sites, the estimated number of
truck trips required and the proposed haul routes. The applicant shall pay the City
Transportation Permit Fees for all hauling operations before the grading permit is issued.

22.

The Developer shall submit a detailed construction and staging plan that shall be
reviewed and approved by the City prior to building permit issuance.
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23.

The Developer shall apply for an Encroachment Permit for any work in the public right-ofway or easements in which the City holds interest. The permit application shall include
Traffic Control Plans as necessary for review by the City.

24.

Prior to issuance of building permits, Developer shall submit fire flow calculations.

25.

Prior to issuance of building permits, Developer shall submit fire sprinkler flushing plans
that comply with NPDES stormwater treatment requirements.

26.

Developer shall submit any project phasing plans prior to the issuance of building permits.

27.

Developer shall receive approval of the SWMP from a third-party reviewer appointed by
the City prior to building permit issuance. The Developer shall pay for the cost of the thirdparty review.

III. Improvement Plans
Public Works
1.

Improvement Plans shall be submitted on 22”x34” standard plan sheets. Scale shall be
sufficiently large for clarity and review. Street Improvement Plans and Profiles shall have
a minimum of 1”=20’ scale. The Site Plan and Grading Plans shall have a minimum scale
of 1”=40’.

2.

Elevation Datum to be based on a City bench mark. Applicant shall state on plans which
Datum and Benchmark are used (basis of bearing) to create the elevations on site.

3.

Developer shall implement the recommendations of the geotechnical report as prepared
by a registered Geotechnical Engineer. The Geotechnical Engineer who prepared the
geotechnical report shall review all improvement plans prior to submittal of plans to the
City and conduct any inspections, testing and other actions during construction that are
called for in the geotechnical report.

4.

If the geotechnical report reveals significant future settlement will occur, all surface
drainage systems shall be designed to provide a minimum of two percent slope after
settlement, or to the satisfaction of the City Engineer and the Geotechnical Engineer.

Frontage
5.

The front property line is located 2.0 feet behind the sidewalk at 500 Sylvan Avenue and
on the Green Avenue frontage. No fences, retaining walls, or other permanent structure
shall be placed or constructed within 2.0 feet from the back of sidewalk along Sylvan and
Green Avenues.

6.

The Applicant shall replace all curb, gutter, and sidewalk across the project frontages.

7.

All pedestrian facilities shall be designed in accordance with Title 24 (Handicap Access)
and the Americans with Disabilities Act, including pedestrian ramps at all curb returns and
at the landing points on the other side of the street.

8.

The applicant shall install street lights on the utility poles fronting the project site. Street
light specifications shall be included in the Improvement plans.

Traffic/Street
9.

Applicant shall meet with staff and Recology regarding regularly scheduled trash,
recycling, and compost collection.
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10.

Delineate with templates on the plans adequate clear sight triangles at all proposed
driveways. Any landscaping within these triangles shall be no higher than 2.5 feet at
maturity.

11.

Traffic control, regulatory, warning, guide signs and markings (including any fire hydrant
pavement markers) shall be installed in conformance with the Manual of Uniform Traffic
Control Devices.

12.

Applicant shall obtain core samples of the existing structural section on Sylvan Avenue
and Green Avenue frontages. The Applicant shall reconstruct or overlay (if a structural
section calculation can so justify) the roadway pavement section if the core sample
obtained indicates deficiency of the existing pavement compared to the current Traffic
Indices of the frontage streets. Applicant shall have a report of results prepared by a
qualified Civil Engineer.

Drainage
13.

No drainage across private property lines is permitted without approved easements,
except where existing non-hazardous conditions (as determined by the City Engineer) are
maintained.

14.

Any on-site storm drain inlets shall be clearly marked with the words “No Dumping! Flows
to Bay,” or equivalent using thermoplastic material or a plaque.

15.

Storm detention shall be designed to contain a 100-year storm, and to release the
contained storm water at the predevelopment rate.

Sanitary Sewer
16.

Provide a hydraulic study report of the City’s sanitary sewer collection system serving the
project. The Engineer shall make recommendation for any upgrades due to age,
condition, capacity, etc for service to accommodate discharges from the proposed project.
The report shall be to the satisfaction of the City Engineer. Applicant shall implement
improvements as required by the City Engineer.

17.

Any manholes covers in the private sanitary sewer system shall be neatly marked “Private
S.S.”

18.

Any interior level floor drains shall be connected to the sanitary sewer system, subject to
the local sanitary sewer agency’s authority and standards.

19.

The sanitary sewer lateral from the property line clean out to the sewer main shall be 6
inches in diameter and shall include a sanitary sewer lateral clean out at property line per
City Standard Detail SS-02.

Water
20.

Perform a water demand calculation based on the requirements in Chapter 6 of the
California Plumbing Code to determine the size of water meter and water service required
for domestic service to the proposed project. Applicant shall pay applicable fees based
on the size of the water meter(s) installed including those for irrigation and fire service.

Grading
21.

Grading plans shall include appropriate erosion control measures for the development.

22.

Grading plans shall show all adjacent properties sufficiently to assure that the proposed
grading does not negatively impact adjacent lands and shall incorporate drainage features
as necessary to assure continued drainage without erosion from adjacent properties.
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23.

Engineered retaining walls over 3 feet in height shall be constructed of approved durable
material, to the satisfaction of the City Engineer, Community and Economic Development
Director, and Building Official.

24.

The grading plans shall minimize the need for off haul from the Project Site. Design shall
incorporate all elements of the applicable soils report(s). The grading plans shall be
signed off by the Geotechnical Engineer indicating that plans are in compliance with the
geotechnical report.

25.

Do not grade onto adjoining property without prior written permission from the property
owner.

Landscaping
26.

Project landscaping design shall minimize irrigation and runoff, promote surface
infiltration, minimize the use of pesticides and fertilizers, and incorporate other appropriate
sustainable landscaping practices such as Bay-Friendly Landscaping, the State of
California Model Water Efficient Landscape Ordinance and the City of San Bruno Water
Efficient Landscape and Irrigation Guidelines.

27.

Applicant shall continue ownership and maintenance responsibilities of the two existing
street trees on the Sylvan Avenue frontage. The existing street tree on the Green Avenue
frontage shall continue to be owned and maintained by the City.

IV. Construction Process
Community Development
1.

The applicant shall implement the following dust control measures during demolition of
existing structures (TCP Mitigation 5-1):
a) Water active demolition areas to control dust generation during demolition of
structures and break-up of pavement.
b) Cover all trucks hauling demolition debris from the site.
c) Use dust-proof chutes to lad debris into trucks whenever feasible.

2.

The applicant shall implement the following dust control measures during all construction
phases (TCP Mitigation Measure 5-1):
a) Water all active construction area at least twice daily.
b) Water or cover stockpiles of debris, soil, sand, or other materials that can be blown
by the wind.
c) Cover all trucks hauling soil, sand and other loose materials, or require all trucks to
maintain at least two feet of freeboard.
d) Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas, and staging areas at construction sites.
e) Sweep daily (with water sweepers) all paved access roads, parking areas, and
staging areas at construction sites.
f) Sweep streets daily (with water sweepers) if visible soil material is carried onto
adjacent public streets.
g) Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for ten days or more).
h) Enclose, cover, water twice daily, or apply (non-toxic) soil binders to exposed
stockpiles (dirt, sand, etc.).
i) Limit traffic speeds on unpaved roads to 15 miles per hour.
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j)

Install sandbags or other erosion control measures to prevent silt runoff to public
roadways.
k) Replant vegetation in disturbed areas as quickly as possible.
l) Consult with the BAAQMD prior to demolition of structures suspected to contain
asbestos to ensure that demolition/ construction work is conducted in accordance
with BAAQMD rules and regulations.
3.

The following best management controls on emissions by diesel-powered construction
equipment used by construction contractors, where applicable (TCP Mitigation Measure
5-1):
a) When total construction projects at any one time would involve greater than 270,000
square feet of development or demolition, a mitigation program to ensure that only
equipment that would have reduced NOX and particulate matter exhaust emissions
shall be implemented. This program shall meet BAAQMD performance standards for
NOx standards--e.g., shall demonstrate that diesel-powered construction equipment
would achieve fleet-average 20 percent NOX reductions and 45 percent particulate
matter reductions compared to the year 2010 ARB statewide fleet average.
b) Ensure that visible emissions from all on-site diesel-powered construction equipment
do not exceed 40 percent opacity for more than three minutes in any one hour. Any
equipment found to exceed 40 percent opacity (or Ringelmann 2.0) shall be repaired
or replaced immediately.
c) The contractor shall install temporary electrical service whenever possible to avoid
the need for independently powered equipment (e.g., compressors).
d) Diesel equipment standing idle for more than three minutes shall be turned off. This
would include trucks waiting to deliver or receive soil, aggregate, or other bulk
materials. Rotating drum concrete trucks could keep their engines running
continuously as long as they were on-site and away from residences.
e) Signs shall be posted to alert workers that diesel equipment standing idle for more
than five minutes shall be turned off. This would include trucks waiting to deliver or
receive soil, aggregate, or other bulk materials. Rotating drum concrete trucks could
keep their engines running continuously as long as they were on-site and away from
residences.
f) Properly tune and maintain equipment for low emissions.

4.

If prehistoric or historic-period archaeological resources are encountered during future
grading or excavation, work shall avoid altering the materials and their context until a
qualified professional has evaluated, recorded and determined appropriate treatment of
the resource, in consultation with the City. Project personnel shall not collect cultural
resources. Cultural resources shall be recorded on DPR 523 historic resource
recordation forms. If it is determined that the proposed development could damage a
unique archaeological resource, mitigation shall be implemented in accordance with
Public Resources Code Section 21083.2 and Section 15126.4 of the CEQA Guidelines,
with a preference for preservation in place. (TCP Mitigation Measure 7-1).

5.

If paleontological resources are encountered during future grading or excavation, work
shall avoid altering the resource and its stratigraphic context until a qualified
paleontologist has evaluated, recorded and determined appropriate treatment of the
resource, in consultation with the City. Project personnel shall not collect cultural
resources. Appropriate treatment may include collection and processing of “standard”
samples by a qualified paleontologist to recover micro vertebrate fossils; preparation of
significant fossils to a reasonable point of identification; and depositing significant fossils
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in a museum repository for permanent curation and storage, together with an itemized
inventory of the specimens. (TCP Mitigation Measure 7-3).
6.

Any removal or demolition which may impact any amount of ACM shall be performed by a
registered CalOSHA asbestos abatement contractor in compliance with CalOSHA and
Bay Area Air Quality Management District (BAAQMD) standards.

7.

Lead-based paint and components shall be removed by lead-trained personnel in
accordance with all applicable federal, State, and local regulations.

8.

All remediation, removal, and disposal requirements for soil, surface water, and/or
groundwater contamination shall comply with standard regulations administered and
enforced by the DTSC, Regional Water Quality Control Board (RWQCB), San Mateo
County Department of Environmental Health, California Division of Occupational Safety
and Health (CalOSHA), U.S. Environmental Protection Agency (EPA), and other
jurisdictional agencies. (TCP Mitigation Measure 8-1).

9.

General construction hours shall be limited to between the hours of 7:00 am – 6:00 pm
Monday through Friday. Community and Economic Development Director approval shall
be required for all proposed weekend work. Any proposal for weekend work shall be
made in writing in advance of requested weekend work.

10.

The applicant shall comply with the following measures to reduce demolition and
construction noise impacts on adjacent uses (TCP Mitigation Measure 11-4):
a) Construction Equipment Mufflers and Maintenance. Equip all internal combustion
engine-driven equipment with intake and exhaust mufflers that are in good condition
and appropriate for the equipment.
b) Equipment Locations: Locate stationary noise-generating equipment as far as
possible from sensitive receptors when sensitive receptors adjoin or are near a
construction project site.
c) Construction Traffic: Route all construction traffic to and from the construction sites
via designated truck routes where possible. Prohibit construction-related heavy truck
traffic in residential areas where feasible.
d) Quiet Equipment Selection: Use quiet construction equipment, particularly air
compressors, wherever possible.
e) Temporary Barriers: Construct solid plywood fences around construction sites
adjacent to residences, operational businesses, or noise-sensitive land uses.
f) Temporary Noise Blankets: Temporary noise control blanket barriers should be
erected, if necessary, along building facades of construction sites. This mitigation
would only be necessary if conflicts occurred which were irresolvable by proper
scheduling. (Noise control blanket barriers can be rented and quickly erected.)
g) Noise Disturbance Coordinator: For larger construction projects, the City may
choose to require project designation of a "Noise Disturbance Coordinator" who
would be responsible for responding to any local complaints about construction
noise. The Disturbance Coordinator would determine the cause of the noise
complaint (e.g., starting too early, bad muffler, etc.) and institute reasonable
measures to correct the problem. Conspicuously post a telephone number for the
Disturbance Coordinator at the construction site and include it in the notice sent to
neighbors regarding the construction schedule. (The project sponsor shall be
responsible for designating a Noise Disturbance Coordinator, posting the phone
number, and providing construction schedule notices. The Noise Disturbance
Coordinator would work directly with an assigned City staff member.)
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11.

Vibration-generating activity shall be limited to between the hours of 8:00 a.m. and 5:00
p.m., Monday through Friday. Vibration-generating activity shall be prohibited on
weekends and holidays.

12.

The applicant shall comply with the following ground-borne vibration abatement measures
(TCP Mitigation Measure 11-3).
a) Notify occupants of land uses located within 200 feet of proposed pile-driving
activities of the project construction schedule in writing.
b) Investigate in consultation with City staff possible pre-drilling of pile holes as a
means of minimizing the number of percussions required to seat the pile.
c) Conduct a pre-construction site survey documenting the condition of any historic
structure located within 200 feet of proposed pile driving activities.
d) Monitor pile driving vibration levels to ensure that vibration does not exceed
appropriate thresholds for the potentially affected building (5mm/sec or 0.2
inches/sec ppv for structurally sound buildings).

13.

If the existing street trees located within the public right-of-way are removed or damaged
during the construction process, the applicant shall install new street trees in the same
location. A revised landscaping plan shall be submitted for review and approval prior to
installation of any new street tree.

Public Works Department
14.

Prior to the start of construction the Developer shall hold a preconstruction conference
with City staff. Attendance shall include the construction managers, contractors, and all
subcontractors who are responsible for installing infrastructure improvements, and
grading and erosion control measures.

15.

Developer shall provide the name and 24-hour emergency phone number of the contact
person in charge of construction.

16.

Developer shall obtain an Encroachment Permit from Public Works Department prior to
commencing any work within the City’s public right-of-way including the placement of
traffic control measures. The Encroachment Permit shall be issued prior to issuance of a
building permit.

17.

During construction, only San Bruno Water Division personnel will be allowed to operate
existing water facilities including water valves to facilitate any shut-downs required for
construction.

18.

Developer shall perform two pavement condition surveys to determine the Pavement
Condition Index (PCI) on Sylvan Avenue and Green Avenue prior to the start of
construction and after construction is complete. The surveys shall be performed by
professional pavement inspectors conducting detailed examinations of pavement surface
features such as cracking and depressions in accordance with the requirements of ASTM
D6433-11, “Standard Practice for Roads and Parking Lots Pavement Condition Index
Surveys.” Copies of both survey results shall be provided to the City. The Developer shall
make any repairs to the roadway necessary to attain the pre-construction PCI. The limits
of the survey and any repairs shall be the project frontages plus 200’ beyond the property
in the direction of construction traffic. The applicant shall pave full roadway width and not
half street.

19.

Developer shall coordinate the installation of stormwater treatment measures with the City
and shall arrange to have the design engineer that prepared the stormwater treatment
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measures plans inspect the installations. Developer shall be responsible for all fees
associated with stormwater treatment measures inspections during construction.
20.

All construction related parking shall be located onsite (including commercial vehicles and
construction workers’ personal automobiles. Existing on-street parking shall not be
impacted by project construction without permission from the City Engineer.

21.

Upon completion of construction, the Developer shall repair any public improvements
damaged by construction operations to the conditions existing prior to project construction
and to the satisfaction of the City Engineer.

22.

During construction, the Developer shall ensure that a program of dust control is
implemented consistent with Bay Area Air Quality Monitoring District (BAAQMD)
requirements. The Developer shall require its construction contractors to implement and
maintain this dust control Program.

23.

Developer and its contractors shall implement dust and noise control measures during the
duration of the project construction, including holidays and weekends.

24.

All construction equipment shall be properly tuned and maintained to keep NOX
emissions to a minimum during construction. Maintenance records for all construction
vehicles shall be kept on site.

25.

Construction contractors shall locate fixed construction equipment (such as compressors
and generators) and construction staging areas as far as possible from adjacent
residences.

26.

A Maintenance Plan shall be submitted to the City Engineer indicating contractor
responsibility for complying with the erosion control plan for the duration of the
construction project, making necessary inspections and repairs.

V. Prior to Occupancy
Community Development
1.

The applicant shall meet with staff and Recology regarding regularly scheduled trash,
recycling, and compost collection.

Public Works
2.

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

3.

At the completion of construction of the public improvements, the Developer shall provide
all required information to the City including, but not limited to, as built/record construction
drawings (a print set, reproducible mylar and an electronic pdf file), and any certifications,
warranties and guarantees.

4.

Upon completion of construction, the Developer shall provide to the City Engineer
updated, scaled aerial maps that include the completed development. Aerial maps shall
be to the satisfaction of the City Engineer.
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VI. On-Going
Community Development
1.

All trash, recycling, and composting bins shall remain inside of the trash room located
within the garage until the time of collection. At no time shall trash, recycling, or
composting bins be stored within the public right-of-way, or be visible from the public rightof-way.

2.

The applicant shall provide regular cleaning of debris and litter on the property.

3.

All tenants shall be prohibited from using balconies/patios as storage.

4.

Unbundling of any resident parking stalls is prohibited. The property owner shall not
charge a separate fee as part of a rental or lease agreement for parking stalls.

5.

Applicant shall comply with all requirements of San Bruno Municipal Code Chapter 5.16
regarding procedures for regulating and abating graffiti. Applicant shall install measures
reasonably related to the control of graffiti and/or the mitigation of the impacts of graffiti,
including, without limitation, the following:
a) Applicant or owner shall immediately remove any graffiti at the property;
b) Right of access by City forces to remove graffiti;
c) Application, installation and/or use of anti-graffiti materials to the surface or structure
such as anti-etching films or anti-graffiti paints;
d) Installation and use of landscaping so as to screen or to provide a barrier to the
surface or structure;
e) Installation and use of additional lighting;
f) Building design modifications or changes to surface or structure; and
g) Applicant or permittee shall supply the City with sufficient matching paint and/or antigraffiti material on demand for use in the abatement of graffiti by City forces.

Public Works
6.

By April 1 each year, Maintenance Inspection and Servicing Reports for the stormwater
treatment systems in accordance with the Stormwater Treatment Measures Agreement
shall be submitted to the City Engineer for the previous calendar year (January 1 through
December 31).

7.

Site access shall be granted to representatives of the City, the San Mateo County
Mosquito and Vector Control District, and the State Water Board at any time, for the sole
purpose of performing operation and maintenance inspections of the installed stormwater
treatment systems. A statement to that effect shall be made a part of the Maintenance
Agreement and the Stormwater Treatment Measures Agreement recorded against the
properties.
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ATTACHMENT NO. 6
ORDINANCE NO. ____
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO
AMENDING SECTION 12.96.020 OF TITLE 12 (LAND USE) OF THE SAN
BRUNO MUNICIPAL CODE TO CHANGE THE ZONING MAP FROM R-2 (LOW
DENSITY RESIDENTIAL) TO P-D (PLANNED DEVELOPMENT) DISTRICT FOR
THE PROPERTY IDENTIFIED AS 500 SYLVAN AVENUE
(APN 020-145-480)
WHEREAS, on February 23, 2018, Alan William Coon (“Applicant”) submitted an application for a
certain .17 acre site located at 500 Sylvan Avenue in the City of San Bruno, more particularly described
as Assessor’s Parcel Number 020-145-480 (“Property”); and
WHEREAS, the Applicant desires to develop a three-story multi-family residential building
consisting of nine residential units on the Property (“Project”); and
WHEREAS, in order to develop the Project, the Applicant has submitted an application to the City
of San Bruno for approval of the following: an amendment to the San Bruno Zoning Code to change to
zoning of the Property from Low Density Residential (R-2) to Planned Development (P-D); a Planned
Development Permit, an Architectural Review Permit, and a Conditional Use Permit; and
WHEREAS, the Applicant submitted a Development Plan application, dated February 23, 2018 in
accordance with the provision of San Bruno Municipal Code Section 12.96.190(F); and
WHEREAS, on March 19, 2019 the Planning Commission conducted a duly notice public hearing
and on said date the public hearing was opened, held, and closed and the Planning Commission
recommended that the City Council adopt an Ordinance to change the Zoning Map From R-2 (Low
Density Residential) to P-D (Planned Development), including the Development Plan by Resolution No.
2019-01; and
WHEREAS, a notice of public hearing was mailed on May 3, 2019 and duly published in the San
Mateo Daily Journal on May 4, 2019, and the City Council held a public hearing on May 14, 2019 and on
said date the public hearing was opened, held and closed; and
WHEREAS, the request to amend the San Bruno Municipal Code has been reviewed with
respect to applicability of the California Environmental Quality Act ("CEQA") and the State CEQA
Guidelines (California Code of Regulations, Title 14, Sections 15000 et seq., hereafter the "CEQA
Guidelines"). The amendments do not require any further CEQA review because an Initial
Study/Environmental Checklist was prepared to confirm that the proposed Project would not result in any
new or substantially more significant all potentially significant effects than those analyzed in the San
Bruno Transit Corridors Plan (TCP) Certified Environmental Impact Report (EIR) that was adopted by the
City Council on February 12, 2013, pursuant to CEQA Guidelines Sections 15162 (Subsequent EIRs and
Negative Declarations) and 15168 (Program EIR). All applicable mitigations in the TCP EIR will be
required as conditions of approval for the proposed Project.
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NOW, THEREFORE, the City Council of the City of San Bruno Ordains as follows:
1. The City Council of the City of San Bruno finds as follows:
a. That said amendment is in general conformance with the general plan and that the public
convenience and general welfare require adoption of the proposed amendment;
b. The proposed P-D District Zoning Change can be substantially completed within the time
schedule submitted by the applicant;
c. Each unit of development, as well as the total development, can exist as an independent
development capable of creating an environment of sustained desirability and stability or
adequate assurance that such objective will be attained;
d. The land uses proposed will not be detrimental to the present or potential surrounding
uses but will have a beneficial effect which would not be achieved through other districts;
e. The streets and thoroughfares proposed are suitable and adequate to carry anticipated
traffic, and increased densities will not generate traffic in such amounts as to overload the
street network outside the P-D District;
f. Any proposed commercial development can be justified economically at the location
proposed and will provide adequate commercial facilities for the area;
g. Any exceptions from the standard district requirements are warranted by the design of the
project and amenities incorporated in the development plan;
h. The area surrounding the development can be planned and zoned in coordination and
substantial compatibility with the proposed development and the P-D District uses
proposed are in conformance with the general plan of the city.
2. The San Bruno City Council hereby amends the Zoning Map, as described in San Bruno
Municipal Code Section 12.96.020, to change the zoning district of Assessor’s Parcel no. 020145-480 from Low Density Residential (R-2) to Planned Development (P-D), as shown in
Exhibit A.
3. The San Bruno City Council hereby approves the Development Plan subject to the
development standards in Exhibit B.
4. Validity. The City Council of the City hereby declares every section, paragraph, sentence,
cause and phrase is severable. If any section, paragraph, sentence, clause or phrase of this
ordinance is for any reason found to be invalid or unconstitutional, such invalidity, or
unconstitutionality shall not affect the validity or constitutionality of the remaining sections,
paragraphs, sentences, clauses or phrases.
5. Effective Date. The Ordinance shall go into effect thirty (30) days after the date of its passage
and adoption, and shall be posted as required by law.
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Dated:
Rico Medina, Mayor
ATTEST:

APPROVED AS TO FORM:

Melissa Thurman, City Clerk

City Attorney
Marc Zafferano

I, Melissa Thurman, City Clerk, do hereby certify that the foregoing Ordinance No. ___ was introduced on
___, 2019 and adopted at a regular meeting of the San Bruno City Council on ____, 2019, by the
following vote.
AYES: Commissioners:

_________________________________________

NOES: Commissioners:

_____

ABSENT: Commissioners:

_________________

__________________________
City Clerk
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Exhibit A
Proposed Zoning Code Map Amendment (PD18-001)
Current Zoning: (R-2) Low Density Residential
Proposed New Zoning: (P-D) Planned Development District
500 Sylvan Avenue, San Bruno, CA
APN: 020-145-480

Current Zoning
(R-2) Low Density Residential

APN: 020-145-480
Zoning: R2

Proposed Zoning
(P-D) Planned Development District

Zoning: P-D
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Exhibit B
Development Plan
500 Sylvan Avenue

Development Standards:
-

-

Zoning: P-D (Planned Development)
General Plan: Transit Oriented Development
Project Area: .17 acres (7,364 square feet)
Assessor’s Parcel Number: 020-145-480
Max FAR: 2.0
Number of Stories: 4-stories
Maximum Height: 55’-0”
Minimum Setbacks:
o Front – Combined width of sidewalk and setback must be a least 10 feet
o Rear – 10 feet
o Right Side – None
o Left Side – None
Stepback – facing corridor street:
o Above 3rd floor stepback 15 feet
Stepback – adjacent to low density residential:
o Above 3rd floor stepback 15 feet

Permitted Uses:
- Residential
Parking:
- 14 total parking spaces
Minor adjustments from standards stated herein may be approved or conditionally approved by the
Community Development Director in accordance with Section 12.96.190 (P-D Planned Development
District) of the San Bruno Municipal Code.
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RESOLUTION NO. 2019–XX
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN BRUNO
APPROVING A PLANNED DEVELOPMENT PERMIT, ARCHITECTURAL
REVIEW PERMIT, CONDITIONAL USE PERMIT, AND AUTHORIZING THE
CITY MANAGER TO EXECUTE A DEVELOPMENT IMPACT FEE AGREEMENT
WITH SAN BRUNO INN, LP FOR PAYMENT IN THE AMOUNT OF $98,271 IN A
FORM APPROVED BY THE CITY ATTORNEY FOR THE PROPOSED
DEVELOPMENT LOCATED AT 500 SYLVAN AVENUE (APN 020-145-480)
WHEREAS, on February 23, 2018, Alan William Coon (“Applicant”) submitted an application for a
certain .17 acre site located at 500 Sylvan Avenue in the City of San Bruno an more particularly
described as Assessor’s Parcel Number 020-145-480 (“Property”); and
WHEREAS, the Applicant desires to develop a three-story multi-family residential building
consisting of nine residential units on the Property (“Project”); and
WHEREAS, in order to develop the Project, the Applicant has submitted an application to the City
of San Bruno for approval of the following: an amendment to the San Bruno Zoning Code to change to
zoning of the Property from Low Density Residential (R-2) to Planned Development (P-D); a Planned
Development Permit, an Architectural Review Permit, and a Conditional Use Permit; and
WHEREAS, on October 11, 2018, the Architectural Review Committee reviewed the application
and provided a favorable recommendation of the project with comments to be forwarded to the Planning
Commission; and.
WHEREAS, on February 26, 2019, the City Council waived the second reading and adopted an
Ordinance Adding Chapter 12.260 to the Title 12 (Zoning) of the San Bruno Municipal Code Establishing
Development Impact Fees; and
WHEREAS, the Development Impact Fees shall not apply to any development project that meets
both of the following conditions: (i) the development application for the project was deemed complete no
later than May 1, 2019, and (ii) on or before August 1, 2019, the City and the developer of the
development project have entered into a development agreement or other negotiated contract with the
City for the project; provided however if the development project has not commenced construction in
compliance with and prior to expiration or termination of the development agreement or other negotiated
contract, then the Fees shall apply to the project.
WHEREAS, on March 19, 2019, the Planning Commission of the City of San Bruno, conducted a
duly noticed public hearing pursuant to Section 65353 of the California Government Code for
consideration of a Planned Development Permit, Architectural Review Permit, and Conditional Use
Permit; and
WHEREAS, on March 19, 2019, the Planning Commission of the City of San Bruno, conducted a
duly noticed public hearing pursuant to Section 65353 of the California Government Code and has
passed Resolution 2019-01 recommending that the City Council approve an Ordinance Amending
Chapter 12.96 of the San Bruno Municipal Code to establish a Planned Development District, update the
zoning map, and adopt a Development Plan for the Project; and
WHEREAS, on May 14, 2019, the City Council of the City of San Bruno, conducted a duly
noticed public hearing pursuant to Section 65353 of the California Government Code to consider the
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Planned Development Permit, Architectural Review Permit, Conditional Use Permit, and to consider
authorizing the City Manager to execute a Development Impact Fee Modification Agreement in-lieu of the
standard Development Impact Fees; and
WHEREAS, on May 14, 2019, the City Council of the City of San Bruno, conducted a duly
noticed public hearing pursuant to Section 65353 of the California Government Code, waived the first
reading and introduced Ordinance No. XX to establish a Planned Development District, update the
zoning map, and adopt a Development Plan for the Project; and
WHEREAS, The Project has been reviewed with respect to applicability of the California
Environmental Quality Act ("CEQA") and the State CEQA Guidelines (California Code of Regulations,
Title 14, Sections 15000 et seq., hereafter the "CEQA Guidelines"). The Project does not require any
further CEQA review because an Initial Study/Environmental Checklist was prepared to confirm that the
proposed Project would not result in any new or substantially more significant all potentially significant
effects than those analyzed in the San Bruno Transit Corridors Plan (TCP) Certified Environmental
Impact Report (EIR) that was adopted by the City Council on February 12, 2013, pursuant to CEQA
Guidelines Sections 15162 (Subsequent EIRs and Negative Declarations) and 15168 (Program EIR). All
applicable mitigations in the TCP EIR will be required as conditions of approval for the proposed Project.
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of San Bruno, based on
facts in the staff reports, written and oral testimony, and exhibits presented, makes the following findings
of fact:
1. With respect to the Planned Development Permit the City Council hereby finds that the Planned
Development Permit is consistent with the previously approved development plan.
2. With respect to the Architectural Review Permit, the City Council finds:
a. That the location, size and intensity of the proposed operation will not create a hazardous
or inconvenient vehicular or pedestrian traffic pattern, taking into account the proposed
use as compared with the general character and intensity of the neighborhood; and
b. That the accessibility of the off-street parking areas and the relation of parking areas with
respect to traffic on adjacent streets will not create a hazardous or inconvenient condition
to adjacent or surrounding uses; and
c. That sufficient landscape areas have been reserved for the purposes of separating or
screening service and storage areas from the street and adjoining building sites, breaking
up large expanses of paved areas, and separating or screening parking areas from the
street and adjoining building areas from paved areas and to provide access from buildings
to open areas. In addition, that adequate guarantees are made, such as the filing of a
performance bond, to insure maintenance of landscaped areas; and
d. 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; and
e. That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is not detrimental to the character or value of an adjacent
residential district; and
f. That the proposed development will not excessively damage or destroy natural features,
including trees, shrubs, creeks and rocks, scenic corridors, and the natural grade of the
site; and

Page 2 of 3

Attachment 7

g. 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; and
h. That the proposed development is consistent with the general plan.
3. With respect to the Conditional Use Permit to establish a ground floor residential use, the City
Council finds:
a. 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;
b. Will not be injurious or detrimental to property and improvement in the neighborhood or to
the general welfare of the city; and
c. Will not be inconsistent with the general plan.
4. The City Council authorizes the City Manager to execute a Development Impact Modification
Agreement in a form approved by the City Attorney for the amount of $98,271 payable by the
Developer to the City. .
BE IT FURTHER RESOLVED that the San Bruno City Council hereby approves the Planned
Development Permit, Architectural Review Permit, and Conditional Use Permit subject to the conditions
of approval attached hereto as Exhibit A.

Dated:
Rico Medina, Mayor
ATTEST:

APPROVED AS TO FORM:

City Clerk
Melissa Thurman

City Attorney
Marc Zafferano

I, Melissa Thurman, City Clerk, do hereby certify that the foregoing Resolution was duly and regularly
passed and adopted by the City Council of the City of San Bruno on this 14th day of May 2019, by the
following vote:
AYES: Councilmembers:

__________________________________________________

NOES: Councilmembers:

_____________________

ABSENT: Councilmembers: __________________________________________________
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CONDITIONS OF APPROVAL
500 Sylvan Avenue
I. General Conditions
Community Development Department
1.

All conditions of approval herein shall apply to the project in its entirety, regardless of the
individual department under which the condition is listed. These conditions of approval
and any other conditions associated with any further approvals of the 500 Sylvan Avenue
project shall run with the land, and any and all successors in interest of the property shall
comply with all conditions of said approval.

2.

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.

3.

All building permit application plans and details, and subsequent construction shall
substantially conform with the approved planning application, including: drawings, plans,
materials samples, building colors, the written project description, and other items
submitted as part of the approved planning application. No signage is approved as part of
the planning application; signage is governed by the City’s Sign Ordinance.
Documentation of any changes to the approved Planning Application plan set shall be
provided at the time of Building Permit application submittal. Any proposed modifications
to the approved planning application must submitted for review by the Community and
Economic Development Director. Modifications to Building Permit plans must be
submitted as a revision to the permit plans and approved prior to construction of the
modified improvements. The Community and Economic Development Director shall
determine whether the proposed modifications substantially conform with the approved
planning application, or whether a planning application for a modification of a previously
approved planning application is required to be submitted to permit the proposed project
modifications, as required by San Bruno Municipal Code Section 12.96.190 P-D planned
development district (J)(1). Applicant shall obtain a City of San Bruno building permit
before construction can proceed.

4.

Prior to Final Inspection, all pertinent Conditions of Approval and all improvements shall
be completed to the satisfaction of the City of San Bruno.

5.

The project shall comply with all aspects of the applicable California Building Code that is
in effect at the time of building permit submittal.

6.

The applicant shall comply with all aspects of the Heritage Tree Ordinance (SBMC
Section 8.25.

7.

All approvals conferred herein by the City are subject to the developer executing the
Development Impact Fee Agreement as specified in the accompanying Staff Report within
five days of City Council project approval; otherwise, all such approvals shall be of no
force or effect.

Public Works
8.

The Developer shall pay for and construct all improvements to private land and implement
any conditions or mitigation measures associated with the Development.

9.

The Developer shall be responsible for the cost of all City reviews and inspections
required for all improvements associated with the Development.
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10.

All improvements shall conform to City Standard Details and Standard Specifications, the
San Bruno Municipal Code, and these Conditions of Approval unless otherwise approved
by the City Engineer. All improvements to be owned and operated by the City shall
conform to City Standard Details and Standard Specifications, City of San Bruno
Municipal Code, and these Conditions of Approval. City Standards shall govern in the
event of a conflict.

11.

Developer shall provide design-level geotechnical data. The data shall include existing
soils types, the Ksat rate, and seasonal high groundwater level.

Utilities
12.

The Developer shall serve the development with City utilities.

13.

Storm drainage improvements within the development shall be privately owned and
maintained.

14.

Sanitary sewer improvements within the development shall be privately owned and
maintained. Maintenance responsibility shall terminate at the connections to the public
sanitary sewer system.

15.

San Bruno Water Division will operate and maintain water system facilities up to the water
meters.

16.

Provide demand calculations for domestic water and fire protection to determine if the
City’s existing infrastructure can accommodate the proposed demand. Applicant shall be
responsible for City costs to input the demand data into its flow models and analyze the
project’s impact on the existing water system. City will prepare a modeling study report of
the projects impact on the City’s water distribution system including any improvements
needed to serve the project. The Applicant shall pay for all costs associated with
preparation of the study. Applicant shall pay for and construct any off-site water facilities
necessary to serve the development as included in the modeling study report or the City’s
Water Master Plan and as determined necessary by the City Engineer.

17.

Developer has conducted and submitted a video inspection to determine the existing
condition of the sanitary sewer main across the project frontages and to the nearest
upstream and downstream manholes. Inspection results showed no structural
improvements are necessary.

Plans
18.

Developer shall submit engineered Improvement Plans (including engineers cost
estimates) for review by the City Engineer, showing construction of the infrastructure
necessary to serve the Development.

19.

Developer shall prepare a Stormwater Management Plan (SWMP) that illustrates the
development is in full compliance with Section C.3 of Order R-2-2015-0049 (NPDES
Permit No. CAS612008) and the San Mateo Countywide Pollution Prevention Program
(SMCWPPP).

Fire Department
20.

Comply with all applicable 2016 California Building, Residential and Fire Codes including
the San Bruno Municipal Codes.

21.

An automatic sprinkler system will be required. The design will be based upon
Construction Type.
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22.

Comply with fire alarm system requirements contained in 2016 California Building and
Fire Codes for R-2 Occupancies Section 907.2.9 and smoke alarm requirements
contained in Section 907.2.11.2.

23.

See 2016 California Building Code Section 420.6 for carbon monoxide alarm
requirements.

24.

Comply with exterior wall, opening, and separation fire-resistive protection requirements
contained in 2016 California Building Code Chapters 5, 6, and 7.

25.

Comply with emergency escape and rescue requirements contained in 2016 California
Building and Fire Codes for R Occupancies, Section 1030.

26.

Consult with the San Bruno Fire Department regarding fire department connection
location(s) for the automatic sprinkler system.

Police Department
27.

The address number for the business shall be displayed on the front of the business and
should be at least 6” high on a contrasting background, easily visible when approaching
the business.

28.

The applicant shall submit emergency contact information to the Police Department for
after hour’s emergency contact.

29.

When, by necessity, a stairwell is enclosed, convex mirrors or cameras shall be placed at
each stairwell landing and inside elevator cabs. This is to help prevent any criminal
activity.

30.

Bushes/shrubbery and trees shall be maintained to allow for natural surveillance around
the exterior of the building to deter criminal activity and loitering to the satisfaction of the
Chief of Police.

31.

Landscaping shall not conceal doors or windows from view, obstruct visibility, or provide
access to the roof.

32.

Parking garage, driveways, circulation areas, aisles, passageways, recesses, and
grounds contiguous to building shall be provided with lighting of sufficient wattage to
provide adequate illumination to make clearly visible the presence of any person on or
about the premises during the hours of darkness.

33.

All exterior entrance doors shall have their own light source which will adequately
illuminate entry/exit areas at all hours in order to: Make any person on the premises
clearly visible and provide adequate illumination for persons entering and exiting the
building.

34.

The interior of the garage shall be painted a light, highly reflective color.

35.

Metal halide, or other bright white light source, shall be utilized. No dark areas shall exist
inside the structure.

36.

Alcoves and other visual obstructions in the garage that might constitute a hiding place
shall be eliminated whenever structurally possible.

37.

Bars or grating shall be utilized to impede pedestrian access to the structure from groundlevel openings. Landscaping contiguous to this grating shall be the type that does not
block natural light fenestration into the garage.
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38.

Access control shall be utilized for vehicular and pedestrian traffic, and access keys will
be given to the Police Department and Fire Department for emergency response.

39.

All entrances to the parking garage shall be posted with appropriate signs per 22658(a)
CVC, to assist in removal of vehicles at the property owners/managers request.

40.

All accessible parking stalls shall be appropriately painted and marked as per the
California Vehicle Code.

41.

Designated fire lanes shall be properly painted and signage that reflects the red zone is a
fire lane, for proper enforcement purposes.

San Bruno Cable
42.

San Bruno Cable TV will follow PG&E’s designated service pathway into the building
utilizing an aerial service line or underground joint trench. We plan on using this service
pathway to pull new optical fiber cable to provide service to 500 Sylvan Avenue consisting
of High Speed Internet Data, VoIP and Video. This service would be a Fiber To The
Home (FTTH) system utilizing Gigabit Passive Optical Network (GPON) technology. The
Cable TV main service line will serve as our tie in point into the building’s Main Point Of
Entry (MPOE). A single SCH40 conduit would connect this tie in point into the PG&E joint
trench and into the building’s Main Point Of Entry or an aerial service line attached to the
San Bruno Cable TV network. The requirement is to enter into the MPOE where we can
distribute services throughout the building’s 9 individual dwelling units. Each unit will have
its own optical fiber drop connecting and terminating into the MPOE as a homerun wiring
system utilizing a microduct system.

43.

The Developer/Contractor shall be responsible for labor and construction including the
coordination with PG&E for excavating the joint trench, supplying and installing CATV
conduits, and excavating, supplying, and installing the CATV splice/equipment
underground utility boxes and/or above ground pedestals as needed for the entire project.
If there are no plans for an underground joint trench, then the Developer/Owner shall
install an aerial attachment anchor on the building that meets all GO-95 rules.

44.

The Developer/Contractor shall provide connectivity between the MPOE and/or IDF
rooms to each of the 9 units and any additional access points with a pair of protected
singlemode fiber optic cable through microduct routed in homerun design. This will
terminate in each unit to provide data, phone and video services into a media panel/smart
box. The media cabinet will have a 120 VAC duplex electrical outlet grounded and have
the minimum dimensions of H30”x W14”xD3.5” for a single provider. Each outlet shall be
wired homerun to the media panel from its located gang box outlet. Each residential unit
shall have a main outlet in the living room and additional outlets in each bedroom. No
splicing of cables within the units. Bundled cables in the units shall consist of RG6
Trishield coax or better, Cat6 Ethernet data cables and singlemode fiber optic cables. All
3 types of cables shall conform to San Bruno Cable department’s requirements and
terminated with an F-connector, Cat6 RJ45 jack at each wall plate outlet with an additional
third jack for fiber termination.

45.

Developer/Contractor will provide an area of 4 feet by 4 feet by ¾ inch fire rated plywood
mounted on a wall inside the MPOE where all wiring terminate and a 120 VAC duplex
electrical outlet.

46.

Developer/Contractor will provide a grounded wire for attachment to the cable system at
the demarcation point in the MPOE room with a minimum gauge of 14.

Page 4 of 15
Attachment 7 – Exhibit A

500 Sylvan Avenue
Draft Conditions of Approval
47.

San Bruno Cable TV will supply the micro node, optical node unit, fiber optic cable for the
outside plant, power supply, Ethernet patch panels in the MPOE room and ME switches if
necessary.

II. Prior to Building Permit Issuance
Community Development
1.

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 thirty (30) days of City Council approval. Until such time as the Summary is filed,
Planned Development Permit, Conditional Use Permit, and Architectural Review Permit
shall not be valid for any purpose. The effective date of the Planned Development Permit,
Conditional Use Permit, and Architectural Review Permit shall be the effective date of the
associated Ordinance. The Planned Development Permit, Conditional Use Permit, and
Architectural Review Permit shall expire if a building permit is not obtained within one (1)
year of the effective date.

2.

The signed copy of the Conditions of Approval shall be photocopied and included as a full
size page in the Building Division set of drawings.

3.

An additional parking space shall be incorporated along the Sylvan Avenue frontage
located directly to the east of the Sylvan Avenue driveway in the building permit plans.
The proposed bike racks within this designated space shall be relocated so that they are
accessible from the public right-of-way.

4.

The applicant shall submit a parking management plan describing exactly how parking
spaces will be assigned. A minimum of one parking space per unit shall be required, and
any additional stalls in excess shall have priority assignment to the two bedroom units.

5.

Provide exit analysis including computation, calculating size, travel distance and location
of requires exits on all floors. Means of egress shall comply with 2016 California Building
Code, Chapter 10.

6.

A detailed recycling and garbage plan shall be approved by the Community and Economic
Development Director, the Building Department, the Fire Marshal, and San Bruno
Garbage prior to issuance of a building permit. Prior to the issuance of the first certificate
of occupancy, Applicant shall submit documentation to the Building Department that the
materials have been recycled in accordance with the approved plan.

7.

A property maintenance and management plan shall be prepared for the entire property.
The property maintenance and management plan shall include, but not be limited to, the
following:
a) Clearly identify the use of all balconies and define what can and cannot be stored on
the balcony.
b) General cleaning of litter and debris on-site
c) Maintenance of all exterior building materials
d) Maintenance of all landscaping
e) Window Cleaning, etc.

8.

A plan showing the location of any temporary contractor’s storage yard or construction
trailer on the property, including security fencing and lighting, shall be submitted to the
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Community and Economic Development Director for approval prior to installation and prior
to building permit issuance. Applicant shall provide interim landscaping as required by the
Community and Economic Development Director if the site is demolished and remains
vacant for a period of more than 3 months.
9.

All ground level utilities, equipment, and other project related operational/utility devices
(“Items”) shall be shown on the building permit plans, consistent with the approved
planning application plans. All Items shall be fully screened on all four sides from public
view by a solid wall or solid wood fence that complies with San Bruno Municipal Code
Chapter 12.84.150. Landscaping in the form of densely planted tall shrubs may be utilized
where placement of a fence is infeasible, subject to review and determination by the
Project Planner in the field. These Items shall be setback as far as feasible from street
frontages and shall be fully screened with landscaping or other screening material. The
building permit plans shall show the location and screening of these items and this
condition shall be shall be addressed on the construction plans submitted for any
demolition permit, building permit, or site development permit and shall be satisfied prior
to issuance of whichever permit is issued first; however; the final location and required
screening of all Items shall be reviewed and approved by the Project Planner prior to
release of utilities, final inspection, or issuance of a certificate of occupancy, whichever
occurs first.

10.

All rooftop mechanical equipment must be screened by a solid enclosure or parapet wall,
in conformance with the approved planning application. Rooftop screening shall be
constructed with the same building materials as the building exterior, or other compatible
materials as approved by the Planning Division on the final building permit plans.

11.

The applicant shall comply with the requirements of the City’s Development Impact Fee
Ordinance and Resolutions.

12.

The applicant agrees to pay the Affordable Housing Impact Fee for Rental Residential
Development Projects pursuant to San Bruno Municipal Code Chapter 12.230 Affordable
Housing Program. Payment of the impact fees shall be due at the issuance of the building
permit for the development. The fees shall be calculated based on the fee schedule in
effect at the time the building permit is issued. The city shall not issue a building permit for
a Development Project unless the Fees have been paid.

13.

Prior to issuance of a building permit, the developer/owner of the subject property shall file
a Form 7460-1 with the FAA, and shall provide the City of San Bruno an FAA
determination of no hazard to air navigation.

14.

The project applicant shall retain a qualified biologist (subject to approval by City staff) to
conduct a nesting bird survey prior to any demolition/grading activities that are planned to
take place during the nesting/breeding season of native bird species (typically February
through August). The survey shall include all potential nesting habitat on the project site
and within 200 feet of the grading boundaries. Where the 200-foot distance encompasses
trees on other private properties, the biologist shall survey the trees using binoculars. The
survey shall be conducted no more than 14 days prior to commencement of
demolition/grading activities.
If active nests of bird species protected by the Migratory Bird Treaty Act or the California
Fish and Game Code (which, together, apply to all native nesting birds) are present in the
demolition/grading zone or within 200 feet of the zone, temporary construction fencing
shall be erected within the project site at a minimum of 100 feet around the nest site. This
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temporary buffer may be greater depending on the bird species and demolition/grading
activity, as determined by the biologist.
At the discretion of the biologist, demolition and grading within the fenced area shall be
postponed or halted until juveniles have fledged and there is no evidence of a second
nesting attempt. The biologist shall serve as a construction monitor during any periods
when demolition/grading activities will occur near active nests to ensure that no
inadvertent impact on these nests will occur.
15.

The applicant shall submit a Traffic Control Plan to the satisfaction of the City Engineer
prior to construction related activities.

16.

Prepare a detailed construction plan identifying the schedule for major noise-generating
construction activities. The construction plan shall identify a procedure for coordination
with nearby noise-sensitive facilities so that construction activities and the event schedule
can be scheduled to minimize noise disturbance. The plan shall stipulate the measure
that result in compliance with the noise ordinance (TCP Mitigation Measure 11-4).

17.

The applicant shall submit for City approval a noise study, consistent with the
requirements of the California Building Code, to identify noise reduction measures
necessary to achieve compatibility with City General Plan-identified land use/noise
compatibility standards and State Title 24 noise compatibility standards. The noise study
shall be approved by the City’s Building Division prior to issuance of a building permit.
Identified noise reduction measures, in order of preference so that windows can be
opened, may include (TCP Mitigation Measure 11-1):
a) Site and building design so as to minimize noise in shared residential outdoor activity
areas by locating such areas behind the buildings, in courtyards, or orienting the
terraces toward the interior of lots rather than streets;
b) Site and building design so as to minimize noise in the most intensively occupied and
noise-sensitive interior spaces of units, such as bedrooms, by placing such interior
spaces and their windows and other openings in locations with less noise exposure;
c) Design of windows, doors, and other sound transmission paths such as ventilation
openings, walls, and roofs to achieve a high Sound Transmission Class (STC) rating
and/or other noise-attenuating characteristics.
d) Installation of forced air mechanical ventilation systems in all units exposed to noise
levels exceeding Title 24 standards to allow residents the option of reducing noise by
keeping the windows closed.

18.

The applicant shall design and install mandatory requirements for solar ready building in
accordance with Section 110.10(b) – 110.10(d) per the 2016 California Energy Code.

Public Works
19.

The Developer shall apply for and obtain a City Grading Permit.

20.

Prior to the issuance of a grading permit, Developer shall file a Notice of Intent and obtain
coverage under the California State Department of Water Resources General
Construction Activity Storm Water Permit, including preparation and implementation of a
Storm Water Pollution Prevention Plan (SWPPP). A copy of the filing and a copy of the
SWPPP shall be submitted to the City Engineer.

21.

Prior to the issuance of grading permit, the Developer shall provide to the City Engineer a
plan indicating the amount of soil to be removed, disposal sites, the estimated number of
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truck trips required and the proposed haul routes. The applicant shall pay the City
Transportation Permit Fees for all hauling operations before the grading permit is issued.
22.

The Developer shall submit a detailed construction and staging plan that shall be
reviewed and approved by the City prior to building permit issuance.

23.

The Developer shall apply for an Encroachment Permit for any work in the public right-ofway or easements in which the City holds interest. The permit application shall include
Traffic Control Plans as necessary for review by the City.

24.

Prior to issuance of building permits, Developer shall submit fire flow calculations.

25.

Prior to issuance of building permits, Developer shall submit fire sprinkler flushing plans
that comply with NPDES stormwater treatment requirements.

26.

Developer shall submit any project phasing plans prior to the issuance of building permits.

27.

Developer shall receive approval of the SWMP from a third-party reviewer appointed by
the City prior to building permit issuance. The Developer shall pay for the cost of the thirdparty review.

III. Improvement Plans
Public Works
1.

Improvement Plans shall be submitted on 22”x34” standard plan sheets. Scale shall be
sufficiently large for clarity and review. Street Improvement Plans and Profiles shall have
a minimum of 1”=20’ scale. The Site Plan and Grading Plans shall have a minimum scale
of 1”=40’.

2.

Elevation Datum to be based on a City bench mark. Applicant shall state on plans which
Datum and Benchmark are used (basis of bearing) to create the elevations on site.

3.

Developer shall implement the recommendations of the geotechnical report as prepared
by a registered Geotechnical Engineer. The Geotechnical Engineer who prepared the
geotechnical report shall review all improvement plans prior to submittal of plans to the
City and conduct any inspections, testing and other actions during construction that are
called for in the geotechnical report.

4.

If the geotechnical report reveals significant future settlement will occur, all surface
drainage systems shall be designed to provide a minimum of two percent slope after
settlement, or to the satisfaction of the City Engineer and the Geotechnical Engineer.

Frontage
5.

The front property line is located 2.0 feet behind the sidewalk at 500 Sylvan Avenue and
on the Green Avenue frontage. No fences, retaining walls, or other permanent structure
shall be placed or constructed within 2.0 feet from the back of sidewalk along Sylvan and
Green Avenues.

6.

The Applicant shall replace all curb, gutter, and sidewalk across the project frontages.

7.

All pedestrian facilities shall be designed in accordance with Title 24 (Handicap Access)
and the Americans with Disabilities Act, including pedestrian ramps at all curb returns and
at the landing points on the other side of the street.

8.

The applicant shall install street lights on the utility poles fronting the project site. Street
light specifications shall be included in the Improvement plans.
Page 8 of 15
Attachment 7 – Exhibit A

500 Sylvan Avenue
Draft Conditions of Approval
Traffic/Street
9.

Applicant shall meet with staff and Recology regarding regularly scheduled trash,
recycling, and compost collection.

10.

Delineate with templates on the plans adequate clear sight triangles at all proposed
driveways. Any landscaping within these triangles shall be no higher than 2.5 feet at
maturity.

11.

Traffic control, regulatory, warning, guide signs and markings (including any fire hydrant
pavement markers) shall be installed in conformance with the Manual of Uniform Traffic
Control Devices.

12.

Applicant shall obtain core samples of the existing structural section on Sylvan Avenue
and Green Avenue frontages. The Applicant shall reconstruct or overlay (if a structural
section calculation can so justify) the roadway pavement section if the core sample
obtained indicates deficiency of the existing pavement compared to the current Traffic
Indices of the frontage streets. Applicant shall have a report of results prepared by a
qualified Civil Engineer.

Drainage
13.

No drainage across private property lines is permitted without approved easements,
except where existing non-hazardous conditions (as determined by the City Engineer) are
maintained.

14.

Any on-site storm drain inlets shall be clearly marked with the words “No Dumping! Flows
to Bay,” or equivalent using thermoplastic material or a plaque.

15.

Storm detention shall be designed to contain a 100-year storm, and to release the
contained storm water at the predevelopment rate.

Sanitary Sewer
16.

Provide a hydraulic study report of the City’s sanitary sewer collection system serving the
project. The Engineer shall make recommendation for any upgrades due to age,
condition, capacity, etc for service to accommodate discharges from the proposed project.
The report shall be to the satisfaction of the City Engineer. Applicant shall implement
improvements as required by the City Engineer.

17.

Any manholes covers in the private sanitary sewer system shall be neatly marked “Private
S.S.”

18.

Any interior level floor drains shall be connected to the sanitary sewer system, subject to
the local sanitary sewer agency’s authority and standards.

19.

The sanitary sewer lateral from the property line clean out to the sewer main shall be 6
inches in diameter and shall include a sanitary sewer lateral clean out at property line per
City Standard Detail SS-02.

Water
20.

Perform a water demand calculation based on the requirements in Chapter 6 of the
California Plumbing Code to determine the size of water meter and water service required
for domestic service to the proposed project. Applicant shall pay applicable fees based
on the size of the water meter(s) installed including those for irrigation and fire service.
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Grading
21.

Grading plans shall include appropriate erosion control measures for the development.

22.

Grading plans shall show all adjacent properties sufficiently to assure that the proposed
grading does not negatively impact adjacent lands and shall incorporate drainage features
as necessary to assure continued drainage without erosion from adjacent properties.

23.

Engineered retaining walls over 3 feet in height shall be constructed of approved durable
material, to the satisfaction of the City Engineer, Community and Economic Development
Director, and Building Official.

24.

The grading plans shall minimize the need for off haul from the Project Site. Design shall
incorporate all elements of the applicable soils report(s). The grading plans shall be
signed off by the Geotechnical Engineer indicating that plans are in compliance with the
geotechnical report.

25.

Do not grade onto adjoining property without prior written permission from the property
owner.

Landscaping
26.

Project landscaping design shall minimize irrigation and runoff, promote surface
infiltration, minimize the use of pesticides and fertilizers, and incorporate other appropriate
sustainable landscaping practices such as Bay-Friendly Landscaping, the State of
California Model Water Efficient Landscape Ordinance and the City of San Bruno Water
Efficient Landscape and Irrigation Guidelines.

27.

Applicant shall continue ownership and maintenance responsibilities of the two existing
street trees on the Sylvan Avenue frontage. The existing street tree on the Green Avenue
frontage shall continue to be owned and maintained by the City.

IV. Construction Process
Community Development
1.

The applicant shall implement the following dust control measures during demolition of
existing structures (TCP Mitigation 5-1):
a) Water active demolition areas to control dust generation during demolition of
structures and break-up of pavement.
b) Cover all trucks hauling demolition debris from the site.
c) Use dust-proof chutes to lad debris into trucks whenever feasible.

2.

The applicant shall implement the following dust control measures during all construction
phases (TCP Mitigation Measure 5-1):
a) Water all active construction area at least twice daily.
b) Water or cover stockpiles of debris, soil, sand, or other materials that can be blown
by the wind.
c) Cover all trucks hauling soil, sand and other loose materials, or require all trucks to
maintain at least two feet of freeboard.
d) Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas, and staging areas at construction sites.
e) Sweep daily (with water sweepers) all paved access roads, parking areas, and
staging areas at construction sites.
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f)

Sweep streets daily (with water sweepers) if visible soil material is carried onto
adjacent public streets.
g) Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for ten days or more).
h) Enclose, cover, water twice daily, or apply (non-toxic) soil binders to exposed
stockpiles (dirt, sand, etc.).
i) Limit traffic speeds on unpaved roads to 15 miles per hour.
j) Install sandbags or other erosion control measures to prevent silt runoff to public
roadways.
k) Replant vegetation in disturbed areas as quickly as possible.
l) Consult with the BAAQMD prior to demolition of structures suspected to contain
asbestos to ensure that demolition/ construction work is conducted in accordance
with BAAQMD rules and regulations.
3.

The following best management controls on emissions by diesel-powered construction
equipment used by construction contractors, where applicable (TCP Mitigation Measure
5-1):
a) When total construction projects at any one time would involve greater than 270,000
square feet of development or demolition, a mitigation program to ensure that only
equipment that would have reduced NOX and particulate matter exhaust emissions
shall be implemented. This program shall meet BAAQMD performance standards for
NOx standards--e.g., shall demonstrate that diesel-powered construction equipment
would achieve fleet-average 20 percent NOX reductions and 45 percent particulate
matter reductions compared to the year 2010 ARB statewide fleet average.
b) Ensure that visible emissions from all on-site diesel-powered construction equipment
do not exceed 40 percent opacity for more than three minutes in any one hour. Any
equipment found to exceed 40 percent opacity (or Ringelmann 2.0) shall be repaired
or replaced immediately.
c) The contractor shall install temporary electrical service whenever possible to avoid
the need for independently powered equipment (e.g., compressors).
d) Diesel equipment standing idle for more than three minutes shall be turned off. This
would include trucks waiting to deliver or receive soil, aggregate, or other bulk
materials. Rotating drum concrete trucks could keep their engines running
continuously as long as they were on-site and away from residences.
e) Signs shall be posted to alert workers that diesel equipment standing idle for more
than five minutes shall be turned off. This would include trucks waiting to deliver or
receive soil, aggregate, or other bulk materials. Rotating drum concrete trucks could
keep their engines running continuously as long as they were on-site and away from
residences.
f) Properly tune and maintain equipment for low emissions.

4.

If prehistoric or historic-period archaeological resources are encountered during future
grading or excavation, work shall avoid altering the materials and their context until a
qualified professional has evaluated, recorded and determined appropriate treatment of
the resource, in consultation with the City. Project personnel shall not collect cultural
resources. Cultural resources shall be recorded on DPR 523 historic resource
recordation forms. If it is determined that the proposed development could damage a
unique archaeological resource, mitigation shall be implemented in accordance with
Public Resources Code Section 21083.2 and Section 15126.4 of the CEQA Guidelines,
with a preference for preservation in place. (TCP Mitigation Measure 7-1).
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5.

If paleontological resources are encountered during future grading or excavation, work
shall avoid altering the resource and its stratigraphic context until a qualified
paleontologist has evaluated, recorded and determined appropriate treatment of the
resource, in consultation with the City. Project personnel shall not collect cultural
resources. Appropriate treatment may include collection and processing of “standard”
samples by a qualified paleontologist to recover micro vertebrate fossils; preparation of
significant fossils to a reasonable point of identification; and depositing significant fossils
in a museum repository for permanent curation and storage, together with an itemized
inventory of the specimens. (TCP Mitigation Measure 7-3).

6.

Any removal or demolition which may impact any amount of ACM shall be performed by a
registered CalOSHA asbestos abatement contractor in compliance with CalOSHA and
Bay Area Air Quality Management District (BAAQMD) standards.

7.

Lead-based paint and components shall be removed by lead-trained personnel in
accordance with all applicable federal, State, and local regulations.

8.

All remediation, removal, and disposal requirements for soil, surface water, and/or
groundwater contamination shall comply with standard regulations administered and
enforced by the DTSC, Regional Water Quality Control Board (RWQCB), San Mateo
County Department of Environmental Health, California Division of Occupational Safety
and Health (CalOSHA), U.S. Environmental Protection Agency (EPA), and other
jurisdictional agencies. (TCP Mitigation Measure 8-1).

9.

General construction hours shall be limited to between the hours of 7:00 am – 6:00 pm
Monday through Friday. Community and Economic Development Director approval shall
be required for all proposed weekend work. Any proposal for weekend work shall be
made in writing in advance of requested weekend work.

10.

The applicant shall comply with the following measures to reduce demolition and
construction noise impacts on adjacent uses (TCP Mitigation Measure 11-4):
a) Construction Equipment Mufflers and Maintenance. Equip all internal combustion
engine-driven equipment with intake and exhaust mufflers that are in good condition
and appropriate for the equipment.
b) Equipment Locations: Locate stationary noise-generating equipment as far as
possible from sensitive receptors when sensitive receptors adjoin or are near a
construction project site.
c) Construction Traffic: Route all construction traffic to and from the construction sites
via designated truck routes where possible. Prohibit construction-related heavy truck
traffic in residential areas where feasible.
d) Quiet Equipment Selection: Use quiet construction equipment, particularly air
compressors, wherever possible.
e) Temporary Barriers: Construct solid plywood fences around construction sites
adjacent to residences, operational businesses, or noise-sensitive land uses.
f) Temporary Noise Blankets: Temporary noise control blanket barriers should be
erected, if necessary, along building facades of construction sites. This mitigation
would only be necessary if conflicts occurred which were irresolvable by proper
scheduling. (Noise control blanket barriers can be rented and quickly erected.)
g) Noise Disturbance Coordinator: For larger construction projects, the City may
choose to require project designation of a "Noise Disturbance Coordinator" who
would be responsible for responding to any local complaints about construction
noise. The Disturbance Coordinator would determine the cause of the noise
complaint (e.g., starting too early, bad muffler, etc.) and institute reasonable
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measures to correct the problem. Conspicuously post a telephone number for the
Disturbance Coordinator at the construction site and include it in the notice sent to
neighbors regarding the construction schedule. (The project sponsor shall be
responsible for designating a Noise Disturbance Coordinator, posting the phone
number, and providing construction schedule notices. The Noise Disturbance
Coordinator would work directly with an assigned City staff member.)
11.

Vibration-generating activity shall be limited to between the hours of 8:00 a.m. and 5:00
p.m., Monday through Friday. Vibration-generating activity shall be prohibited on
weekends and holidays.

12.

The applicant shall comply with the following ground-borne vibration abatement measures
(TCP Mitigation Measure 11-3).
a) Notify occupants of land uses located within 200 feet of proposed pile-driving
activities of the project construction schedule in writing.
b) Investigate in consultation with City staff possible pre-drilling of pile holes as a
means of minimizing the number of percussions required to seat the pile.
c) Conduct a pre-construction site survey documenting the condition of any historic
structure located within 200 feet of proposed pile driving activities.
d) Monitor pile driving vibration levels to ensure that vibration does not exceed
appropriate thresholds for the potentially affected building (5mm/sec or 0.2
inches/sec ppv for structurally sound buildings).

13.

If the existing street trees located within the public right-of-way are removed or damaged
during the construction process, the applicant shall install new street trees in the same
location. A revised landscaping plan shall be submitted for review and approval prior to
installation of any new street tree.

Public Works Department
14.

Prior to the start of construction the Developer shall hold a preconstruction conference
with City staff. Attendance shall include the construction managers, contractors, and all
subcontractors who are responsible for installing infrastructure improvements, and
grading and erosion control measures.

15.

Developer shall provide the name and 24-hour emergency phone number of the contact
person in charge of construction.

16.

Developer shall obtain an Encroachment Permit from Public Works Department prior to
commencing any work within the City’s public right-of-way including the placement of
traffic control measures. The Encroachment Permit shall be issued prior to issuance of a
building permit.

17.

During construction, only San Bruno Water Division personnel will be allowed to operate
existing water facilities including water valves to facilitate any shut-downs required for
construction.

18.

Developer shall perform two pavement condition surveys to determine the Pavement
Condition Index (PCI) on Sylvan Avenue and Green Avenue prior to the start of
construction and after construction is complete. The surveys shall be performed by
professional pavement inspectors conducting detailed examinations of pavement surface
features such as cracking and depressions in accordance with the requirements of ASTM
D6433-11, “Standard Practice for Roads and Parking Lots Pavement Condition Index
Surveys.” Copies of both survey results shall be provided to the City. The Developer shall
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make any repairs to the roadway necessary to attain the pre-construction PCI. The limits
of the survey and any repairs shall be the project frontages plus 200’ beyond the property
in the direction of construction traffic. The applicant shall pave full roadway width and not
half street.
19.

Developer shall coordinate the installation of stormwater treatment measures with the City
and shall arrange to have the design engineer that prepared the stormwater treatment
measures plans inspect the installations. Developer shall be responsible for all fees
associated with stormwater treatment measures inspections during construction.

20.

All construction related parking shall be located onsite (including commercial vehicles and
construction workers’ personal automobiles. Existing on-street parking shall not be
impacted by project construction without permission from the City Engineer.

21.

Upon completion of construction, the Developer shall repair any public improvements
damaged by construction operations to the conditions existing prior to project construction
and to the satisfaction of the City Engineer.

22.

During construction, the Developer shall ensure that a program of dust control is
implemented consistent with Bay Area Air Quality Monitoring District (BAAQMD)
requirements. The Developer shall require its construction contractors to implement and
maintain this dust control Program.

23.

Developer and its contractors shall implement dust and noise control measures during the
duration of the project construction, including holidays and weekends.

24.

All construction equipment shall be properly tuned and maintained to keep NOX
emissions to a minimum during construction. Maintenance records for all construction
vehicles shall be kept on site.

25.

Construction contractors shall locate fixed construction equipment (such as compressors
and generators) and construction staging areas as far as possible from adjacent
residences.

26.

A Maintenance Plan shall be submitted to the City Engineer indicating contractor
responsibility for complying with the erosion control plan for the duration of the
construction project, making necessary inspections and repairs.

V. Prior to Occupancy
Community Development
1.

The applicant shall meet with staff and Recology regarding regularly scheduled trash,
recycling, and compost collection.

Public Works
2.

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

3.

At the completion of construction of the public improvements, the Developer shall provide
all required information to the City including, but not limited to, as built/record construction
drawings (a print set, reproducible mylar and an electronic pdf file), and any certifications,
warranties and guarantees.
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4.

Upon completion of construction, the Developer shall provide to the City Engineer
updated, scaled aerial maps that include the completed development. Aerial maps shall
be to the satisfaction of the City Engineer.

VI. On-Going
Community Development
1.

All trash, recycling, and composting bins shall remain inside of the trash room located
within the garage until the time of collection. At no time shall trash, recycling, or
composting bins be stored within the public right-of-way, or be visible from the public rightof-way.

2.

The applicant shall provide regular cleaning of debris and litter on the property.

3.

All tenants shall be prohibited from using balconies/patios as storage.

4.

Unbundling of any resident parking stalls is prohibited. The property owner shall not
charge a separate fee as part of a rental or lease agreement for parking stalls.

5.

Applicant shall comply with all requirements of San Bruno Municipal Code Chapter 5.16
regarding procedures for regulating and abating graffiti. Applicant shall install measures
reasonably related to the control of graffiti and/or the mitigation of the impacts of graffiti,
including, without limitation, the following:
a) Applicant or owner shall immediately remove any graffiti at the property;
b) Right of access by City forces to remove graffiti;
c) Application, installation and/or use of anti-graffiti materials to the surface or structure
such as anti-etching films or anti-graffiti paints;
d) Installation and use of landscaping so as to screen or to provide a barrier to the
surface or structure;
e) Installation and use of additional lighting;
f) Building design modifications or changes to surface or structure; and
g) Applicant or permittee shall supply the City with sufficient matching paint and/or antigraffiti material on demand for use in the abatement of graffiti by City forces.

Public Works
6.

By April 1 each year, Maintenance Inspection and Servicing Reports for the stormwater
treatment systems in accordance with the Stormwater Treatment Measures Agreement
shall be submitted to the City Engineer for the previous calendar year (January 1 through
December 31).

7.

Site access shall be granted to representatives of the City, the San Mateo County
Mosquito and Vector Control District, and the State Water Board at any time, for the sole
purpose of performing operation and maintenance inspections of the installed stormwater
treatment systems. A statement to that effect shall be made a part of the Maintenance
Agreement and the Stormwater Treatment Measures Agreement recorded against the
properties.
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Project Information
1.

Project Title
500 Sylvan Avenue

2.

Lead Agency Name and Address
City of San Bruno
567 El Camino Real
San Bruno, CA 94066

3.

Contact Person and Phone Number
Matt Neuebaumer
Associate Planner
Community Development Department
(650) 616-7042

4.

Project Location
See Figure 1. The project site is located at 500 Sylvan Avenue, within the City of San
Bruno Transit Corridors Plan (TCP) Area. The 0.17-acre site is bordered by Sylvan
Avenue on the south, Green Avenue on the east, an adjacent residential property on
Green Avenue on the north, and an adjacent residential property on Hensley Avenue on
the west.

5.

Project Sponsor’s Name and Address
Suresh Gandhi
San Bruno Inn, LP
501 Easton Avenue
San Bruno, CA 94066

6.

General Plan Designation
Transit Oriented Development (TOD)

7.

Zoning
R-2 (Low Density Residential)

8.

Description of Project
See Figures 2 through 8. The 0.17-acre project site includes one commercial building and
its parking lot. The applicant proposes to demolish the existing commercial structure, and
construct a new three-story residential project comprised of 9 residential units with
ground-floor parking. In compliance with current Transit Corridors Plan height
restriction for the Central Business District Character Area, the building would be less
1

Attachment 8

than 55'-0" in total height; the building height would be 38’-4” at the peak of the roof.
The project would be an infill development within the TCP urban environment and is
located between the El Camino Real and San Mateo Avenue corridors.
The building would include one studio unit, two 1-bedroom units, and six 2-bedroom
units. The studio unit, lobby, elevator, and parking garage would be located on the
ground floor (first floor). The second and third floors would each include one 1-bedroom
unit and three 2-bedroom units, plus individual private patios for each unit. Two units,
one on the second floor and one on the third floor, also would have private balconies at
the rear. (The studio unit on the first floor would have no patio or balcony.) In addition,
an approximately 650 square foot courtyard (10 feet wide by 65 feet deep) would be
located at the northern part of the first floor.
The parking garage would be accessible from Sylvan Avenue. The garage would include
10 parking spaces (including one ADA-accessible space), plus a garbage/recycling area.
In addition, a carport with three parking spaces would be located on the ground floor,
accessible via Green Street. The project would include on-site bike racks to
accommodate a total of nine bikes (five enclosed adjacent to the courtyard, and four in
the parking garage).
To implement the proposed project, the following actions (tentative list of entitlements)
by the City of San Bruno would be required:


Zoning District Amendment (from R-2--Low Density Residential, to P-D--Planned
Development Zoning);



Architectural Review Permit;



Planned Development Permit;



Conditional Use Permit; and



Environmental (CEQA) Clearance.

Development on the site is regulated by the Transit Corridors Plan (TCP).
Previous CEQA Analysis and Purpose of Initial Study
In February 2013, the City of San Bruno certified a program environmental impact report
(EIR) for the City of San Bruno Transit Corridors Plan (TCP) (State Clearinghouse
#2010122029). The TCP objectives are to facilitate future improvements of the TCP Area
by establishing a clear vision and development framework, associated development
standards and design guidelines for public and private realm improvements, a
combination of related transportation and infrastructure improvements, and other
implementation strategies.
The certified Transit Corridors Plan EIR is a program EIR.1 As described in the EIR,
subsequent development activities must be examined in the light of the program EIR to
determine whether an additional environmental document must be prepared. If a later
activity would have effects that were not examined in the program EIR, a new Initial
Study would need to be prepared, leading to either an EIR or a Negative Declaration. If
the lead agency finds that, pursuant to CEQA Guidelines Section 15162 (Subsequent
EIRs and Negative Declarations), no new effects would occur or no new mitigation
1

“A program EIR is an EIR which may be prepared on a series of actions that can be characterized as one large project”
(CEQA Guidelines Section 15168[a]).
2

measures would be required, the lead agency can approve the activity as being within the
scope of the project covered by the program EIR, and no new environmental document
would be required. Under CEQA Guidelines Section 15168 (Program EIR), a lead agency
shall incorporate feasible mitigation measures and alternatives developed in the program
EIR into subsequent actions in the program. Where the subsequent activities involve sitespecific operations, the lead agency should use a written checklist or similar device to
document the evaluation of the site and the activity to determine whether the
environmental effects of the operation were covered in the program EIR.
Accordingly, the task at hand is to determine whether the project proposed for 500
Sylvan Avenue requires further environmental review beyond that which was provided
by the TCP program EIR. The following Initial Study has been prepared for this task.
Pursuant to CEQA Guidelines Sections 15168, 15162, and 15163 (Program EIRs and
Subsequent and Supplemental EIRs), it analyzes whether there are any new significant
environmental effects not identified in the TCP program EIR or substantial increases in
the severity of any previously identified significant effects. It also analyzes whether
further environmental review is required pursuant to CEQA Guidelines Section 15183
(Projects Consistent With a Community Plan or Zoning).
It should be noted that three other projects located within the TCP Area have used the
analysis within the TCP EIR to determine if additional environmental review was
necessary. All three of these projects were found to be within the scope of the certified
TCP program EIR.
9.

Surrounding Land Uses and Setting
The project site is located in downtown San Bruno. The surrounding area is developed
primarily with commercial businesses and multifamily and single-family residences.
Residences are located directly across Sylvan Avenue and Green Avenue from the project
site on the east and southeast, and other residences are adjacent to the project site, on the
same block to the north and west. Gateway Inn & Suites is one block to the west, on the
corner of Sylvan Avenue and El Camino Real; on the other (southern) corner of Sylvan
Avenue and El Camino Real is a Chevron gas station and car wash. The project site is
about two blocks (approximately 330 feet) west of San Mateo Avenue and its commercial
businesses.

10.

Other public agencies whose approval is required (e.g., permits, financing approval, or
participation agreement):
Development would be subject to entitlements from the City of San Bruno. Additionally,
the C/CAG Board, acting as the Airport Land Use Commission, must make a formal
determination that the proposed project is consistent with the policies found within the
Comprehensive Airport Land Use Compatibility Plan for the Environs of San Francisco
International Airport.
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Figure 2. Site Plan and First Floor Plan
500 Sylvan Avenue Initial Study
San Bruno, California

Sylvan

Avenue

ue

ven
A
n

e

Gre

NORTH

Source: Alan William Coon, Architect
www.migcom.com | 510-845-7549

Figure 3. Representative
Figure.
Rendering
TITLE
500 Sylvan Avenue Initial Study
San Bruno, California

NORTH

Source: Alan William Coon, Architect
www.migcom.com | 510-845-7549

Figure 4. Second
Figure.
FloorTITLE
Plan
500 Sylvan Avenue Initial Study
San Bruno, California

NORTH

Source: Alan William Coon, Architect
www.migcom.com | 510-845-7549

Figure 5. Third
Figure.
FloorTITLE
Plan
500 Sylvan Avenue Initial Study
San Bruno, California

NORTH

Source: Alan William Coon, Architect
www.migcom.com | 510-845-7549

Figure 6. Elevations: East
Figure.
and TITLE
South
500 Sylvan Avenue Initial Study
San Bruno, California

Source: Alan William Coon, Architect
www.migcom.com | 510-845-7549

Figure 7. Elevations: West
Figure.
andTITLE
North
500 Sylvan Avenue Initial Study
San Bruno, California

(E) Existing Street
Tree (to Remain)

(E) Existing Street
Tree (to Remain)

Source: Reed Associates, Landscape Architecture
www.migcom.com | 510-845-7549

(E) Existing Street
Tree (to Remain)

(E) Existing Street
Tree (to Remain)

Figure 8. Landscape
Figure. TITLE
Plan
500 Sylvan Avenue Initial Study
San Bruno, California

Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project, involving at least one impact that is a
“Potentially Significant Impact” as indicated by the checklist on the following pages.
Aesthetics

Hazards & Hazardous Materials

Public Services

Agriculture Resources

Hydrology/Water Quality

Recreation

Air Quality

Land Use/Planning

Transportation/Traffic

Biological Resources

Mineral Resources

Utilities/Service Systems

Cultural Resources

Noise

Mandatory Findings of Significance

Geology/Soils

Population/Housing

Greenhouse Gas Emissions

◼ No New Significant Impacts or Substantial Increase in the Severity of Previously
Identified Significant Impacts; this activity is within the scope of the previously
certified Transit Corridors Plan EIR.
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Evaluation of Environmental Impacts:
(1) Because this Initial Study is evaluating if the proposed project is within the scope of the project covered by the certified
TCP program EIR, an explanation is provided for all answers in the checklist. A "No Impact or No New Impact" answer
is adequately supported if the referenced information sources show that the impact simply does not apply to projects like
the one involved (e.g., the project falls outside a fault rupture zone) or that there is No New Impact that was not
adequately identified or analyzed within a previous CEQA document (e.g., certified TCP EIR). A "No Impact" answer
should be explained where it is based on project-specific factors as well as general standards (e.g., the project will not
expose sensitive receptors to pollutants, based on a project-specific screening analysis).
(2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well as
project-level, indirect as well as direct, and construction as well as operational impacts.
(3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must
indicate whether the impact is potentially significant, less than significant with mitigation incorporated, or less than
significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be
significant. If there are one or more "Potentially Significant Impact" entries when the determination is made, an EIR is
required.
(4) "Less than Significant With Mitigation Incorporated" applies where the incorporation of mitigation measures has
reduced an effect from "Potentially Significant Impact" to a "Less than Significant Impact." The lead agency must
describe the mitigation measures, and briefly explain how they reduce the effect to a less-than-significant level
(mitigation measures from "Earlier Analysis," as explained in [5] below, may be cross-referenced).
It is noted that many potential environmental impacts can be avoided or reduced through implementation of uniformly
applicable development policies, standards, or regulations – such as building and fire codes, design guidelines, a noise
ordinance, a historic resource ordinance, a tree preservation ordinance, and other requirements that the lead agency
applies uniformly toward all project proposals. Consistent with CEQA streamlining provisions (e.g., sections 15183 and
15183.3), these uniformly applied requirements are not distinguished as project-specific “mitigation measures,”
primarily because they have already been adopted to avoid or reduce potential environmental impacts of all future
project proposals, not only the particular project being evaluated at the moment. Therefore, in the upcoming
environmental checklist, there may be instances where uniformly applied requirements are described, followed by the
conclusion, “No mitigation is required.”
(5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has been
adequately analyzed in an earlier EIR or negative declaration. (CEQA Guidelines Section 15063[b][1][c]). In this case, a
brief discussion should identify the following:
(a) Earlier Analysis Used. Identify and state where they are available for review.
(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of and
adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether such effects
were addressed by mitigation measures based on the earlier analysis.
(c) Mitigation Measures. For effects that are "Less than Significant With Mitigation Incorporated," describe the
mitigation measures that were incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.
(6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential impacts
(e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should, where
appropriate, include a reference to the page or pages where the statement is substantiated.
(7) Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted should
be cited in the discussion.
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(8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should
normally address the questions from this checklist that are relevant to a project's environmental effects in whatever
format is selected.
(9) The explanation of each issue should identify:
(a) The significance criteria or threshold, if any, used to evaluate each question; and
(b) The mitigation measure identified, if any, to reduce the impact to less-than-significant.
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ENVIRONMENTAL CHECKLIST
Summary of Impacts
Potentially
Significant
Impact

I.

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

AESTHETICS -- Would the project:

a) Have a substantial adverse effect on a scenic vista?
b) Substantially damage scenic resources, including but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

x
x

Substantially degrade the existing visual character or quality of the site and its
surroundings?

x

d) Create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area?

x

c)

Documentation:
a.

The Transit Corridors Plan program EIR (pp. 4-20 and 4-21) concluded that no scenic vistas or view corridors would
be substantially obstructed or degraded by future development under the Transit Corridors Plan (TCP). The impact
of the TCP on scenic vistas and view corridors was considered to be less-than-significant, and no mitigation was
required. The proposed project complies with all aesthetic-related development standards (e.g., site layout, height,
setbacks), and was reviewed by the City’s Architectural Review Committee on October 11, 2018. As a result, no
additional or more severe impact on a scenic vista or view corridor would occur.

b.

Within San Bruno, Skyline Boulevard (State Route 35) and Interstate 280 are designated by Caltrans as State Scenic
Highways. Other roads in San Bruno are designated as County Scenic Roads or, in the case of Sneath Lane, a City
scenic corridor. None of these resources traverse the TCP. The TCP program EIR (p. 4-21) concluded that
development under the TCP would result in more coherent and compatible land use patterns and more unified visual
character, which are expected to have a beneficial aesthetic effect on potential views from identified scenic
highways and roads. The proposed project complies with all aesthetic-related development standards (e.g., site
layout, height, setbacks), plus the project was reviewed by the City’s Architectural Review Committee on October
11, 2018. As a result, no additional or more severe impact on a scenic highway or road would occur.

c.

The TCP program EIR (pp. 4-16 and 4-17) concluded that development facilitated by the TCP would result in more
coherent and compatible land use patterns and more unified visual character. In addition, TCP EIR
Impact/Mitigation 4-1 (Plan Building Height Impacts on Visually Sensitive Residential Edges, p. 4-19) and
Impact/Mitigation 4-2 (Plan Building Height Shade and Shadow Impacts, p. 4-22) do not apply to the project site
because the site is not included in the inventory of locations identified in those impacts/mitigations. The proposed
project complies with all aesthetic-related development standards (e.g., site layout, height, setbacks), plus the project
was reviewed by the City’s Architectural Review Committee on October 11, 2018. Therefore, consistent with the
TCP program EIR, the proposed project’s impact on visual character and quality would be less-than-significant, and
no mitigation is required.

d.

The TCP program EIR (p. 4-21) noted that new development in the TCP would be subject to various regulations,
standards, and guidelines, which would also apply to the proposed project, including: (1) State Public Resources
Code Title 24 lighting power allowances; (2) State-mandated Lighting Zone 3 (LZ3: urban environment) standards
contained in Title 24, Parts 1 and 6, Building Energy Efficiency Standards; (3) TCP section 5.2 (Private Realm
Design Guidelines, A6: Lighting); and (4) TCP chapter 6 (Public Realm Design Guidelines, A4: Street Furniture,
Lighting, and Public Art). The TCP EIR concluded that the light, glare, and sky glow impacts of the TCP would be
less-than-significant, and no mitigation was required. Because the above regulations, standards, and guidelines also
would apply to the proposed project, no additional or more severe light, glare, or sky glow impact would occur.
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Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

II. AGRICULTURE AND FORESTRY RESOURCES --Would the
project:
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources
Agency, to non-agricultural use?

x

b) Conflict with existing zoning for agricultural use or with a Williamson Act
contract?

x

c)

Conflict with existing zoning for, or cause rezoning of, forest land (as defined
in Public Resources Code section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned Timberland Production
(as defined by Government Code section 51104(g))?

x

d) Result in the loss of forest land or conversion of forest land to non-forest use?

x
x

e)

Involve other changes in the existing environment which, due to their location
or nature, could result in conversion of Farmland to non-agricultural use or
conversion of forest land to non-forest use?

Documentation:
a.

The TCP Area is designated Urban and Built Up Land in the California Department of Conservation Farmland
Mapping and Monitoring Program. The TCP, including development of the proposed project, would have no impact
on Farmland. (TCP EIR appendix 19.2, Notice of Preparation and Initial Study, pp. 11 and 12) No mitigation is
required.

b.

The TCP Area and surrounding area are urbanized, are not zoned for agricultural use, and do not contain any land
under Williamson Act contracts. Therefore, the proposed project would have no impact on agricultural uses, and no
mitigation is required.

c. and d. The TCP Area and surrounding area are urbanized, are not zoned for forest land or timberland, and do not
contain any such lands. Therefore, the proposed project would have no impact on forest land or timberland, and no
mitigation is required.
e.

There is no Farmland or forest land in or near the TCP Area. The proposed project would not involve any changes
that could directly or indirectly affect any such lands. See items (b) and (c). No impact would occur, and no
mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

III. AIR QUALITY -- Would the project:
a) Conflict with or obstruct implementation of the applicable air quality plan?
b) Violate any air quality standard or contribute substantially to an existing or
projected air quality violation?
c)

Result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is non-attainment under an applicable federal or
state ambient air quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors)?
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x
x
x

Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

d) Expose sensitive receptors to substantial pollutant concentrations, including
but not limited to, substantial levels of toxic air contaminants?

x

e)

x

Create objectionable odors affecting a substantial number of people?

Documentation:
a.

The TCP program EIR (pp. 5-21 and 5-22) concluded that the TCP: (1) would be consistent with and would further
implementation of the applicable Bay Area 2010 Clean Air Plan transportation control measures, (2) would not
disrupt or hinder the implementation of any Clean Air Plan control measures, and (3) would result in a projected rate
of increase in vehicle miles traveled less than the projected rate of increase in residents and employees. Therefore,
the TCP, including the proposed project, would be consistent with the Clean Air Plan. The impact would be lessthan-significant, and no mitigation is required.

b., c., and d. The TCP program EIR (pp. 5-18 through 5-21) concluded that: (1) demolition and construction activities
under the TCP could generate short-term temporary emissions of reactive organic gases (ROG), oxides of nitrogen
(NOx), and respirable (inhalable) particulate matter (PM10) which exceed Bay Area Air Quality Management
District (BAAQMD) thresholds of significance; and (2) related construction dust could cause localized health and
nuisance impacts on adjacent residential sensitive receptors (e.g., children, seniors, athletes, people with heart or
respiratory disease). TCP EIR Mitigation 5-1 conditions all discretionary approvals for private or public realm
grading, demolition, or construction activity -- including the proposed project -- to implement BAAQMD-defined
“feasible control measures,” including dust control measures as well as best management controls on emissions by
diesel-powered construction equipment. EIR Mitigation 5-1 shall be required as a condition of project approval and
will reduce the project impact from short-term temporary construction emissions to a less-than-significant level.
Regarding TCP-related localized carbon monoxide (CO) concentrations, the TCP program EIR (p. 5-22) concluded
that intersections affected by the TCP, including those affected by the proposed 500 Sylvan Avenue project, would
have traffic volumes below the BAAQMD screening threshold for CO hotspots. The impact would be less-thansignificant, and no mitigation is required.
Regarding TCP-related exposure of people to toxic air contaminants (TACs) (e.g., diesel exhaust) and PM2.5 (fine
particulate matter that can lodge in the lungs), the TCP program EIR (pp. 5-23 through 5-27) concluded that
development under the TCP could expose sensitive receptors to levels of TACs and PM2.5 that result in an
unacceptable cancer risk or hazard. EIR Mitigation 5-2 requires mitigation for sites located within specified
distances from Interstate 380, El Camino Real, San Bruno Avenue, or the Caltrain tracks. The proposed 500 Sylvan
Avenue project would be located beyond the setback distances identified in the TCP program EIR (p. 5-25) -- i.e.,
the project site would be located more than 25 feet from El Camino Real -- therefore, the impact related to TACs,
PM2.5, and cancer risk would be less-than-significant, and Mitigation 5-2 is not required.
e.

The TCP program EIR (pp. 5-27 and 5-28) concluded that the introduction of food service uses or other odorgenerating uses in close proximity to, or in the same building as, residential or other odor-sensitive uses would
represent a potentially significant impact. The project proposes a nine-unit residential building in a primarily
residential area. No food service or other odor-generating uses are proposed. The trash/recycling collection area
would be enclosed and located within the parking garage in the southwest part of the building. Therefore, Impact 53, related to odor impacts, would not occur, and Mitigation 5-3 is not required.
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Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

IV. BIOLOGICAL RESOURCES – Would the project:
a) Have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or specialstatus species in local or regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

x

b) Have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, or
regulations, or by the California Department of Fish and Wildlife or U.S. Fish
and Wildlife Service?

x

c)

x

Have a substantial adverse effect on federally protected wetlands as defined by
section 404 of the Clean Water Act (including but not limited to, marsh, vernal
pool, coastal, etc.) through direct removal, filling, hydrological interruption,
or other means?

d) Interfere substantially with the movement of any native resident or migratory
fish or wildlife species, or with established native resident or migratory
wildlife corridors, or impede the use of native wildlife nursery sites?

x

e)

Conflict with any local policies or ordinances protecting biological resources,
such as a tree preservation policy or ordinance?

x

f)

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved, local, regional, or state
habitat conservation plan?

x

Documentation:
a.

The TCP program EIR Notice of Preparation (NOP) and Initial Study (TCP EIR appendix 19.2, pp. 15 and 16)
concluded that suitable habitat for candidate, sensitive, and special-status species is absent from the TCP Area
(including the project site) and surrounding areas. Therefore, the TCP would have a less-than-significant impact on
these species, and no mitigation is required.
The EIR Initial Study (pp. 15 and 18) does note that bird nests in active use (with eggs or young) are protected under
the Migratory Bird Treaty Act and that raptor nests in active use are further protected under section 3503.5 of the
California Fish and Game Code. Included under these protections are requirements for nesting bird surveys. The
proposed project will implement standard regulatory requirements of the Migratory Bird Treaty Act and California
Fish and Game Code during demolition/grading activities (including tree removal), as follows:
The project applicant shall retain a qualified biologist (subject to approval by City staff) to conduct a nesting bird
survey prior to any demolition/grading activities that are planned to take place during the nesting/breeding season
of native bird species (typically February through August). The survey shall include all potential nesting habitat on
the project site and within 200 feet of the grading boundaries. Where the 200-foot distance encompasses trees on
other private properties, the biologist shall survey the trees using binoculars. The survey shall be conducted no
more than 14 days prior to commencement of demolition/grading activities.
If active nests of bird species protected by the Migratory Bird Treaty Act or the California Fish and Game Code
(which, together, apply to all native nesting birds) are present in the demolition/grading zone or within 200 feet of
the zone, temporary construction fencing shall be erected within the project site at a minimum of 100 feet around the
nest site. This temporary buffer may be greater depending on the bird species and demolition/grading activity, as
determined by the biologist.
At the discretion of the biologist, demolition and grading within the fenced area shall be postponed or halted until
juveniles have fledged and there is no evidence of a second nesting attempt. The biologist shall serve as a
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construction monitor during any periods when demolition/grading activities will occur near active nests to ensure
that no inadvertent impact on these nests will occur.
Implementation of the above standard regulatory requirements of the Migratory Bird Act and California Fish and
Game Code will ensure that potential impacts on active bird nests will be less-than-significant. This requirement
shall be included as a condition of project approval.
b.

The TCP program EIR NOP and Initial Study (TCP EIR appendix 19.2, pp. 16 and 17) concluded that there is no
riparian habitat or other sensitive natural community within or adjacent to the TCP Area. Therefore, the TCP,
including the proposed project, would have no impact on riparian habitat or other sensitive natural community. No
mitigation is required.

c.

The TCP program EIR NOP and Initial Study (TCP EIR appendix 19.2, pp. 17 and 18) concluded that: (1) there are
no jurisdictional wetlands in or adjacent to the TCP Area, and (2) the TCP would not involve the direct removal or
fill of wetlands or indirectly affect the hydrology, soil, vegetation, or wildlife of wetlands. Therefore, the TCP,
including the proposed project, would have no impact on wetlands, and no mitigation is required.

d.

The TCP program EIR NOP and Initial Study (TCP EIR appendix 19.2, p. 18) concluded that the TCP Area is
limited in its function as a wildlife movement corridor, and the TCP would have a less-than-significant impact on
wildlife movement and native wildlife nursery sites. As part of the TCP Area, the proposed project likewise would
have a less-than-significant impact on these resources, and no mitigation is required.

e.

The TCP program EIR NOP and Initial Study (TCP EIR appendix 19.2, pp. 18 and 19) noted that no portion of the
TCP Area is located in an area identified as a Vegetative Community or Special Species Habitat. The Initial Study
also noted that all development under the TCP, including the proposed project, would be subject to the City’s
Heritage Tree Ordinance (Municipal Code Chapter 8.25). To verify and detail the project’s compliance with the
Ordinance, the applicant submitted a tree removal plan (Plan Sheet L1.1), prepared by Reed Associates, Landscape
Architecture, to the City that indicated the existing on-site trees; Plan Sheet L1.1 has been reviewed by the
appropriate City staff.
The City of San Bruno has adopted a Heritage Tree Ordinance to preserve the urban forest and protect trees that are
significant to the community. According to the Ordinance, a tree is considered a Heritage Tree if it meets any of the
following criteria:


Any native Bay (Umbellularia californica) Buckeye (Aesculus species), Oak (Quercus species), Redwood
(Sequoia sempervirens), or Pine (Pinus radiata) tree that has a diameter of 6 inches or more measured at 54
inches above natural grade;



Any tree or stand of trees designated by resolution of the City Council to be of special historical value or of
significant community benefit;



A stand of trees, the nature of which makes each dependent on the others for survival; or



Any other tree with a trunk diameter of 10 inches or more, measured at 54 inches above natural grade.

Plan Sheet L1.1 shows that that two of the three on-site trees qualify as Heritage Trees. The Tree Removal Plan
indicates that all three on-site trees would be removed; all four existing street trees (three on Sylvan Avenue, and
one on Green Avenue) would remain. Therefore, three affected trees, two of which are identified as Heritage Trees,
would be removed.
Section 8.25.050.B of the City of San Bruno Municipal Code states, “Tree replacement shall be a minimum of either
two twenty-four inch box size trees, or one thirty-six inch box size tree, for each heritage tree removed, to be
determined by the director of public works or designee.” In the particular case of the 500 Sylvan Avenue project,
because two heritage trees would be removed, a minimum of four (4) 24-inch replacement trees or two (2) 36-inch
box trees would be required. The applicant is currently proposing six (6) 24-inch box trees, all six of which would
be included as part of the project landscaping and would count towards the replacement requirement. Two of the
replacement trees would be planted on the north side of the proposed building, and the other four would be planted
on the south side.
Based on the proposed project’s compliance with the City of San Bruno Heritage Tree Ordinance as a condition of
project approval, the project’s impacts on Heritage Trees would be less-than-significant, and no mitigation is
required.
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f.

There is no habitat Conservation Plan, Natural Community Conservation Plan, or other adopted habitat conservation
plan applicable to the TCP Area. No impact would occur, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

V. CULTURAL RESOURCES -- Would the project:
a) Cause a substantial adverse change in the significance of a historical resource
as defined in CEQA Guidelines section 15064.5?

x

b) Cause a substantial adverse change in the significance of an archaeological
resource pursuant to CEQA Guidelines section 15064.5?

x

c)

x

Directly or indirectly destroy a unique paleontological resource or site or
unique geologic feature?

d) Disturb any human remains, including those interred outside of formal
cemeteries?
Documentation:
a.

The TCP program EIR (pp. 7-3 through 7-5) identifies previously recorded significant historical resources within
and adjacent to the TCP Area. The existing building on the project site is not included on the list. Three listed
historic resources are located nearby: (1) the Barney Ward Building at 495 San Mateo Avenue (APN 020-361-080),
two parcels east of the project site (approximately 175 feet); (2) the William Schade house at 549 Easton Avenue
(APN 020-144-080), about six parcels northeast of the site (approximately 200 feet); and (3) Cupid’s Row Historic
District, several blocks southwest of the site. The proposed project does not include any component that would
affect these historical resources.
In order to address Impact 7-2 (Plan-Related and Cumulative Impacts on Historic Resources) in the TCP program
EIR (p. 7-13), a historic resource evaluation was conducted by Tim Kelley Consulting, LLC, in accordance with
CEQA Guidelines section 15064.5 (Determining the Significance of Impacts to Archaeological and Historical
Resources) for 500 Sylvan Avenue (April 2018). The report has been reviewed by the appropriate City staff.
Through a review of existing history records, historic resource inventories, and the existing building, the historic
resource evaluation concluded that: (1) no event of significance to the state, region, or neighborhood, nor any
important individual, has been identified with the building at 500 Sylvan Avenue; (2) no architect or builder has
been identified for the building; (3) the building has lost its original physical integrity through alterations over time,
and no longer conveys its historic identity; and (4) the building does not meet the criteria for listing on the California
Register of Historical Resources. Therefore, 500 Sylvan Avenue is not considered a historic resource as defined by
CEQA. EIR Impact 7-2 would not occur under the proposed project, and no mitigation is required.

b. and d. The proposed project would not cause a significant impact on any known archaeological resource on the
project site or in the vicinity (TCP EIR, pp. 7-2 and 7-3). However, the TCP program EIR (p. 7-12,
Impact/Mitigation 7-1) concluded that the potential exists for new TCP-facilitated development to disturb
unrecorded archaeological resources, including Native American remains; this situation represents a potentially
significant impact. EIR Mitigation 7-1 requires that, in the event that any deposit of prehistoric or historic
archaeological materials are encountered during project grading or excavation, work shall avoid the materials and
their context until a qualified professional, in consultation with the City, has determined the appropriate treatment of
the materials, possibly including complete avoidance of the resources, in-place preservation, or data recovery – in
accordance with Public Resources Code section 21083.2 and CEQA Guidelines section 15126.4. If human remains
are identified as Native American, the Native American Heritage Commission is required to be notified. Mitigation
7-1 shall be required as a condition of project approval and would reduce impacts on archaeological resources and
human remains to a less-than-significant level.
c.

The proposed project would not cause a significant impact on any known paleontological resources on the project
site or in the vicinity (TCP EIR, p. 7-6). However, the TCP program EIR (p. 7-16, Impact/Mitigation 7-3)
concluded that the potential exists for new TCP-facilitated development to disrupt, alter, or eliminate as-yet
undiscovered paleontological resources; this situation represents a potentially significant impact. EIR Mitigation 721

x

3 requires that, in the event that a paleontological resource is encountered during project grading or excavation,
work shall avoid altering the resource and its stratigraphic context until a qualified paleontologist, in consultation
with the City, has determined the appropriate treatment of the resource. Mitigation 7-3 shall be required as a
condition of project approval and would reduce impacts on paleontological resources to a less-than-significant level.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

VI. GEOLOGY AND SOILS – Would the project:
a) Expose people or structures to potential substantial adverse effects, including
the risk of loss, injury, or death involving:
i) Rupture of a known earthquake fault, as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for
the area or based on other substantial evidence of a known fault? (Refer to
Division of Mines and Geology Special Publication 42.)

x

ii) Strong seismic ground shaking?

x
x
x
x
x

iii) Seismic-related ground failure, including liquefaction?
iv) Landslides?
b) Result in substantial soil erosion or the loss of topsoil?
c)

x

Be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction, or collapse?

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform
Building Code, creating substantial risks to life or property?

x

e)

x

Have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the
disposal of wastewater?

Documentation:
a.

(i) The only Alquist-Priolo Earthquake Fault Zone in San Bruno extends about 800 feet on either side of the San
Andreas Fault, northeast of Skyline Boulevard, approximately three miles outside the TCP Area. The potential San
Bruno Fault (first proposed in the early 1900s) could traverse the TCP Area in a north-south alignment; however,
this “potential” fault has never ruptured, and related seismic activity in the region may be the result of the San
Andreas Fault or the Hillside Fault. There is not enough seismic information to determine any present activity
related to the potential San Bruno Fault. (TCP EIR appendix 19.2, Notice of Preparation and Initial Study, pp. 21
through 25). The responses to the questions below conclude that potential seismic impacts would be less-thansignificant, and no mitigation is required.
The City’s standard development review procedures, including requirements for site-specific geotechnical
investigations, address the geology and soils issues identified by the California Environmental Quality Act (CEQA).
A geotechnical investigation, including three on-site soil borings, was prepared for the proposed project and
reviewed by the appropriate City of San Bruno staff (Geotechnical Investigation for Proposed Apartment Building at
the Sylvan Avenue Property, 500 Sylvan Avenue, San Bruno, California; GeoForensics, Inc.; August 2017).
Techniques and standards for effective geotechnical/geologic practices are widely known and accepted within the
industry. Individual measures for particular sites and projects are typically specified at a detailed level of design.
The City routinely requires such geotechnical investigations and specifications as conditions of project approval, and
a substantial record exists demonstrating the effectiveness of such design and engineering requirements in
adequately addressing potential geology and soils issues. Under the City’s grading permit and building permit
regulations, an individual development project cannot be given final approval without project compliance with
geotechnical/geologic requirements. These requirements and related City inspection and verification procedures
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before project occupancy provide reasonable assurances that the project will incorporate the necessary design and
engineering refinements. Consistent with these City requirements and procedures, the project-specific geotechnical
report clearly states (p. 10), “The use of the recommendations contained within this report is contingent upon our
being contracted to review the plans, and to observe geotechnically relevant aspects of the construction.”
The project-specific geotechnical report preliminarily concludes (p. 4), “The presence of…soft and liquefiable soils
[on the project site] suggests that the foundation system for the new apartment complex should penetrate through
these soils into the more stable materials below.” With appropriate foundation support (i.e., ground improvements
such as rammed concrete or stone piers, or soil-concrete mix piles), the proposed building structure could be
supported on a mat slab, or alternatively, if ground improvement work is not conducted at the site, a pier and grade
beam foundation system could be used (p. 7). Ground improvements should extend to a depth of at least 20 feet
below grade (with piers penetrating to a minimum depth of 25 feet below grade or 10 feet into competent materials,
whichever is deeper) to transmit foundation loads to deeper non-liquefiable materials (pp. 5 and 7) (also see [iii]
below).
(ii) The project site lies in a seismically active region and is subject to ground shaking from an earthquake along
major active regional faults. This is common to virtually all development in the San Francisco Bay Area.
Development of the proposed project would be subject to review and approval by the City, and shall be designed
and constructed in accordance with all applicable seismic standards adopted by the City of San Bruno, including the
2016 California Building Code (CBC). The project-specific geotechnical report (p. 5) classifies the site as Site Class
D, which helps define the CBC seismic design parameters. Application of existing laws, regulations, and policies,
including the City’s standard development review procedures, would ensure that the impact of seismic ground
shaking would be less-than-significant, and no mitigation is required.
(iii) Liquefaction is a process that occurs when strong ground shaking causes loose, saturated, unconsolidated
sediments to lose strength and behave as a liquid. The project-specific geotechnical report concludes (p. 4),
“Geotechnical development of the site is controlled by the presence of soft near surface soils underlain by a
moderately thick layer of potentially liquefiable soil.” The site-specific liquefaction analysis (pp. 4 and 5) found:
(1) groundwater at a depth between 8 to 12 feet, with possible groundwater seepage at shallower depths during
heavy rains or in late winter; and (2) during a major earthquake, the site would likely experience “significant
settlement” associated with liquefaction. To address this issue, the report (pp. 6, 7, and 9-10) recommends the
following:


The removal of all demolition debris, any existing underground utility lines to be abandoned, and any
vegetation and organically contaminated soils in the building area



Fills should not be used to raise site grading; however, placement of fills is expected for utility trench backfill,
slab subgrade materials, and finished drainage and landscape grading



Any fills should conform with the following:
–

Use organic-free soils available at the site or import materials (soils should exclude demolition debris and
should be non-expansive)

–

Prior to placement of fills, the geotechnical consultant should be provided samples of proposed fill
materials for evaluation

–

Areas to receive fills should be stripped of organics and loose or near-surface soils

–

Fills should be placed on level benches no thicker than six inches (loose) and compacted

–

Fills in excess of two feet thick should be reviewed by the geotechnical consultant



The use of ground improvement techniques, such as rammed concrete or stone piers, soil-cement mix piles, or
similar techniques



Because holes deeper than 8 feet will encounter groundwater, the contractor should prepare for dewatering
during below-grade construction



Shoring during construction to keep soil from entering the excavation area



Drainage improvements such as swales or catch basins should be used to prevent overflow of water above cut
and fill slopes



Although not required, installation of under-slab drains (at the base of the drain rock section) should be
considered to keep potential penetration of moisture through floor slabs to a minimum
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In conjunction with the project-specific geotechnical report, the application of existing laws, regulations, and
policies, including the City’s standard development review procedures, would ensure that the impact of seismicrelated ground failure, including liquefaction, would be less-than-significant, and no mitigation is required.
(iv) The project site is generally flat and, therefore, not subject to landslides (TCP program EIR appendix 19.2, p.
23; GeoForensics, Inc. report, p. 3). No impact would occur, and no mitigation is required.
b.

The project site includes one vacant commercial building with a paved parking area. The potential for erosion
(during both construction and operation) would be limited by the current substantially impervious site surface,
generally flat terrain, and accepted best management practices (BMPs) routinely required by the City, County, and
Regional Water Quality Control Board (RWQCB) and included as conditions of project approval. For example
(TCP EIR, p. 9-15), the proposed project would be required to comply with the City’s NPDES Permit Requirements
Checklist and Stormwater Pollution Prevention Program. Also, the project Grading and Drainage Plan (see Plan
Sheet C1.0; Kister, Savio & Rei, Inc.; June 13, 2018), stormwater treatment plan (see Plan Sheet C1.1, Utility Plan,
Kister et al.), and Erosion Control Plan (see Plan Sheet C1.2, Kister et al.) are subject to review and approval by the
City. The proposed project’s geotechnical report (pp. 9 and 10) also recommends that roof eaves should be lined
with gutters, and downspouts should connect to solid drain lines or discharge “onto paved surfaces which drain
away from the structure” (but should not connect to perforated pipe drainage systems). Based on the discussion
above, erosion impacts would be less-than-significant, and no mitigation is required.

c.

The TCP Area generally is prone to differential settlement because it is underlain by alluvial material and artificial
fill (TCP EIR appendix 19.2, pp. 23 and 24). The proposed project’s geotechnical report (p. 3) provides a more
specific characterization of the site’s soils, including clayey silt, silty sand, clayey sand, and sandy clay. Similar to
other geotechnical conditions, the report concludes the need for on-site observation, including “…ground
improvement work; compaction testing of fills and subgrades; footing excavations; pier drilling; slab and driveway
subgrade preparation; installation of any drainage system (e.g. back-of-wall, under-slab, footing, and surface), and
final grading.” In conjunction with the project-specific geotechnical report, the application of existing laws,
regulations, and policies, including the City’s standard development review procedures, would ensure that project
geotechnical impacts would be less-than-significant, and no mitigation is required.

d.

Expansive soils exhibit “shrink and swell” where they expand and contract during wetting and drying. These soils
are likely to be encountered in the TCP Area (TCP EIR appendix 19.2, p. 24). The proposed project’s geotechnical
report (p. 6) concludes that “Due to the somewhat compressible nature of the upper site soils, we recommend
limiting new loads on these upper soils.” In addition, “Fills should be…compacted to at least 90 percent of their
Maximum Dry Density (MDD)…” and “…the upper 6 inches of soil subgrade beneath any pavements should be
compacted to at least 95 percent of its MDD.” In conjunction with the project-specific geotechnical report, the
application of existing laws, regulations, and policies, including the City’s standard development review procedures,
would ensure that the effects of expansive soils would be less-than-significant, and no mitigation is required.

e.

The project would be connected to the sewer system and does not propose septic tanks or alternative wastewater
disposal systems. No impact would occur, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

VII. GREENHOUSE GAS EMISSIONS AND CLIMATE CHANGE -Would the project:
a) Generate greenhouse gas emissions, either directly or indirectly, that may
have a significant impact on the environment?

x

b) Conflict with an applicable plan, policy, or regulation adopted for the purpose
of reducing the emissions of greenhouse gases?

x

Documentation:
a.

A limited amount of greenhouse gas emissions (GHGs) would occur during demolition and construction. Due to the
relatively small size of the site (less than one acre) and the temporary duration of construction (assumed to be less
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than two years, based on similar projects), construction emissions from the project would not be substantial and
would not significantly contribute to regional GHG levels. Consistent with this conclusion, the TCP program EIR
(pp. 6-14 and 6-15) concluded, “GHG emissions resulting from occupancy and operation under Transit Corridors
Plan buildout would represent a less-than-considerable contribution to the significant cumulative impact of global
climate change, and thus a less-than-significant impact.” No mitigation is required.
b.

The TCP program EIR (pp. 6-14 and 6-15) analyzed GHGs under TCP buildout assumptions for both the years 2020
and 2030. Under both scenarios, the EIR concluded that GHGs would be below the BAAQMD-recommended
significance threshold of 4.6 metric tons per service population (new residents plus employees generated by new
TCP development) per year. Therefore, the TCP, including the proposed project, would not conflict with the
adopted federal, State, and regional GHG regulations, including Assembly Bill (AB) 32, the California Global
Warming Solutions Act (see EIR pp. 6-5 through 6-15). The impact would be less-than-significant, and no
mitigation is required.
Summary of Impacts

Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

VIII. HAZARDS AND HAZARDOUS MATERIALS -- Would the
project:
a) Create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

x

b) Create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of
hazardous materials into the environment?

x

c)

x

Emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or
proposed school?

d) Be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government Code section 65962.5 and, as a result,
create a significant hazard to the public or the environment?

x

e)

For a project located within an airport land use plan or, where such a plan
has not been adopted, within two miles of a public airport or public use
airport, would the project result in a safety hazard for people residing or
working in the project area?

x

f)

For a project within the vicinity of a private airstrip, would the project result
in a safety hazard for people residing or working in the project area?

x

g) Impair implementation of, or physically interfere with, an adopted emergency
response plan or emergency evacuation plan?

x

h) Expose people or structures to a significant risk of loss, injury, or death
involving wildland fires, including where wildlands are adjacent to urbanized
areas or where residences are intermixed with wildlands?

x

Documentation:
a.

The proposed project, which would contain 9 residential units, would not involve routine transport, use, or disposal
of hazardous materials (including hazardous waste). The TCP program EIR (pp. 8-13 and 8-14) explains that
hazardous materials associated with new residential uses could include, for example, liquid chemical products (e.g.,
household cleaners), used motor oil, automotive or electronic batteries, paints, and solvents. Such products do not
generate hazardous air emissions or involve the use of acutely hazardous materials that could pose a significant
threat to the environment or human health; household hazardous waste disposal is available through the City's solid
waste disposal collector as well as the County. Therefore, the proposed project’s potential threat to public health
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and safety and the environment from hazardous materials transport, storage, use, and disposal would be less-thansignificant. No mitigation is required.
b.

The TCP program EIR (p. 8-16, Impact 8-1) concluded that there is a possibility that future development in
accordance with the TCP could expose construction workers and occupants to hazardous materials contamination.
Related to the potential for hazardous materials on the project site and in the existing building (which is slated for
demolition), three site-specific reports were prepared for the project applicant and reviewed by the appropriate City
staff. These include:


Phase I Environmental Site Assessment Report, 500 Sylvan Avenue, San Bruno, California; Andersen
Environmental; June 12, 2015



Limited Asbestos Assessment and Sampling Letter, 500 Sylvan Avenue, San Bruno, California; EFI
International, Engineering, Fire, and Environmental Services; May 1, 2018



Comprehensive Lead-Based Paint Survey and Risk Assessment Report, 500 Sylvan Avenue, San Bruno,
California; Andersen Environmental; June 15, 2015

The reports listed above document the existing hazardous materials conditions on the project site, including
mitigation strategies in compliance with TCP EIR mitigation requirements, as summarized below.
(1) The Phase I ESA revealed no evidence of recognized environmental conditions, historic recognized
environmental conditions, or controlled recognized environmental conditions related to the project site. (Phase I,
June 12, 2015, p. 22)
(2) No immediately surrounding properties (i.e., within 100 feet of the project site), as reported on regulatory
databases, were known to have had a release or were likely to have had a release of hazardous materials. However,
four properties in the vicinity of the project site (but beyond 100 feet) did appear on regulatory databases. The
Phase I ESA concluded that none of the four represents a significant environmental concern to the 500 Sylvan
Avenue project site because (1) there was no indication of a release at the sites, (2) a release has occurred but
groundwater has not been impacted, (3) a release has occurred but the case is closed, or (4) the sites are located cross
or down gradient of the subject property and in excess of 1/10 mile from the subject property. The following
summarizes the Phase I ESA (Phase I, June 12, 2015, pp. 14 and 15):


“San Bruno Car Wash” (512 El Camino Real). About one block southwest of the project site, an unauthorized
release of gasoline was discovered in 1999 during underground storage tank (UST) removal. The site was
remediated under the oversight of the San Mateo County Department of Environmental Health (SMCDEH), and
closure was granted in 2010. The former UST locations were approximately 185 feet from the project site.



“Shell service station” (500 El Camino Real). About one block southwest of the project site, an unauthorized
release of gasoline was discovered in 1990 during underground storage tank (UST) removal. The site was
remediated under the oversight of the SMCDEH, and closure was granted in 2013. The remaining
contamination is approximately 320 feet from the project site, but, among other conditions, the contamination is
not migrating.



City of San Bruno Fire station (555 El Camino Real). About two blocks west of the project site, an
unauthorized release of gasoline was discovered in 1988 during tank closure. The site was remediated under the
oversight of the SMCDEH, and closure was granted in 2011. The release at this site was approximately 360
feet from the project site.



“Unocal service station” (401 San Mateo Avenue). About two blocks southeast of the project site, an
unauthorized release of gasoline was discovered in 1996 during tank closure. The site was remediated under the
oversight of the SMCDEH, and closure was granted in 2016. The release at this site was approximately 800
feet from the project site.

(3) Current hazardous materials storage on the project site appears to be limited to photochemical waste, according
to project site listings on the Facility and Manifest Data (HAZNET) databases, due to disposal in 1995, 1999, and
2002, likely as part of x-ray photo processing for the dental office. No other listings were found and no violations
were noted. Based on the nature of these chemicals, the regulatory oversight, and the nature of the on-site activities,
this listing is not expected to represent a significant environmental concern. (Phase I, June 12, 2015, p. 14)
(4) An asbestos site survey was conducted in the existing building on the project site (EFI International,
Engineering, Fire, and Environmental Services). Asbestos containing materials (ACM) were identified in various
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building components, primarily the vinyl flooring, and joint compound and skim coat on drywall. Any removal or
demolition which may impact any amount of ACM shall be performed by a licensed asbestos abatement contractor
in compliance with CalOSHA and Bay Area Air Quality Management District (BAAQMD) standards. (EFI
Asbestos Survey, May 1, 2018, pp. 4-5)
(5) A comprehensive lead-based paint (LBP) survey and risk assessment (for lead in drinking water and soil) was
conducted in the existing building on the project site (LBP Survey, June 15, 2015, pp. 6-9):


Lead concentrations above the regulatory level (1.0 mg/cm2) were found in several components and on painted
surfaces throughout the interior and exterior. Lead-based paint will be removed intact by lead-trained personnel
in accordance with all applicable federal, State, and local regulations.



Elevated lead levels were identified in water that was “sitting” in the building's plumbing system over night
(prior to sampling). The existing building's plumbing system will be removed by lead-trained personnel in
accordance with all applicable federal, State, and local regulations.



Lead levels in the soil samples were found to be below HUD-recommended levels, and no further action is
required.

(6) During a site reconnaissance, a limited amount of interior areas of the building was observed, but there were no
visible or olfactory indications of the presence of mold, nor were there any obvious indications of significant water
damage that would indicate presence of mold. (Phase I, June 12, 2015, p. 19)
(7) No on-site sampling of radon was performed; however, based on research at the United States Environmental
Protection Agency (USEPA), the average radon concentrations for San Mateo County are between 2.0 picocuries
per liter (pCi/L) and 4.0 pCi/L which is below the 4.0 pCi/L action level set by the USEPA. Although site-specific
radon levels vary greatly within the EPA radon zones and on-site radon measurements would need to be collected in
order to determine the subject property radon levels, radon potential at the subject property is considered low.
(Phase I, June 12, 2015, pp. II and 18)
Summary. TCP EIR Mitigation 8-1 (Plan-Related Exposure to Existing Hazardous Materials) shall be required as a
condition of project approval and would reduce potential risks to human health or the environment due to existing
hazardous materials conditions to a less-than-significant level. The environmental reports described above are
considered to comprise the Phase I environmental site assessment (ESA) requirement of Mitigation 8-1. The Phase I
ESA concluded that no further investigation is required. The remainder of the mitigation requires compliance with
standard regulations administered by the appropriate jurisdictional agencies (e.g., SMCEHD, CalOSHA,
BAAQMD).
c.

No schools are located in or proposed for the TCP Area (TCP EIR, p. 8-14); however, one school is within onequarter mile of the 500 Sylvan Avenue project site (Decima M. Allen Elementary School, at 875 Angus Avenue,
approximately 620 feet from project site), and one school is slightly more than one-quarter mile from the 500 Sylvan
Avenue project site (Belle Air Elementary School, at 450 3rd Avenue, approximately 1,400 feet from project site).
As discussed in item (a) above, the proposed project may store, use, or dispose of limited quantities of common
hazardous materials, but none of these materials would emit hazardous emissions or be acutely hazardous. Given
these circumstances plus the existing federal, State, and local hazardous materials regulations already in place, the
proposed project’s potential hazardous materials risk to existing or proposed schools would be less-than-significant.
No mitigation is required.

d.

The proposed project is not located on a site that is included on a list of hazardous materials sites compiled pursuant
to Government Code section 65962.5 (Cortese List) and, as a result, would not create a significant hazard to the
public or the environment ([1] Department of Toxic Substances Control [DTSC] Envirostor database,
www.envirostor.dtsc.ca.gov/public, viewed July 19, 2018. [2] Phase I Environmental Site Assessment Report, 500
Sylvan Avenue, San Bruno, California; Andersen Environmental; June 12, 2015; p. 7). No impact related to the
Cortese List would result, and no mitigation is required. See related item (b) above.

e.

The TCP Area is located within the San Mateo Comprehensive Land Use Plan for the Environs of San Francisco
International Airport (CALUP) and is included in the CALUP-designated Height Referral Area and San Francisco
International Airport Imaginary Surfaces Height Restrictions Map boundaries. The TCP – including the proposed
500 Sylvan Avenue project - complies with CALUP policies and criteria, and with related Federal Aviation
Regulations (FAR) Part 77 Obstruction Criteria. Additionally, the C/CAG Board, acting as the Airport Land Use
Commission, must make a formal determination that the proposed project is consistent with the policies found
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within the CALUP. Based on the discussion above, the potential airport safety hazard of the proposed project would
be less-than-significant, and no mitigation is required.
f.

There are no private airstrips in or near the TCP Area (TCP EIR, p. 8-17). No impact would result, and no
mitigation is required.

g.

Consistent with the TCP program EIR (p. 8-17), the proposed 500 Sylvan Avenue project would maintain
emergency access to the project site and vicinity during demolition and construction. Following established City
practice, a traffic control plan would be developed and synchronized with specific phases and activities, subject to
review and approval by the City. Any need for construction-related traffic lane reductions or partial street closures
would be temporary, intermittent, and localized, and managed through standard City traffic management practices.
Related to long-term operation, the project does not propose changes to the street circulation system beyond street
and sidewalk improvements already planned in the TCP (see Figure 2, Site Plan and First Floor Plan, earlier in this
report). The impact on emergency access, response, and evacuation would be less-than-significant, and no
mitigation is required.

h.

The TCP Area is located within a Non-Very High Fire Hazard Severity Zone (FHSZ) as mapped by the California
Department of Forestry and Fire Protection (CAL FIRE) Fire and Resource Assessment Program (FRAP). Given
this designation, the TCP Area’s accessible terrain, and the local availability of adequate fire suppression services
(see item XIV below), the potential impact related to wildland fires would be less-than-significant. No mitigation is
required. (TCP EIR, p. 8-18)
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

IX. HYDROLOGY AND WATER QUALITY -- Would the project:
a) Violate any water quality standards or waste discharge requirements?
b) Substantially deplete groundwater supplies or interfere substantially with
groundwater recharge such that there would be a net deficit in aquifer volume
or a lowering of the local groundwater table level (e.g., the production rate of
pre-existing nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been granted)?

x
x

Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, in a manner which
would result in substantial erosion or siltation on- or off-site?

x

d) Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, or substantially
increase the rate or amount of surface runoff in a manner which would result
in flooding on- or off-site?

x

e)

Create or contribute runoff water which would exceed the capacity of existing
or planned stormwater drainage systems or provide substantial additional
sources of polluted runoff?

x

f)

Otherwise substantially degrade water quality?

x
x

c)

g) Place housing within a 100-year flood hazard area as mapped on a federal
Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard
delineation map?
h) Place within a 100-year flood hazard area structures which would impede or
redirect flood flows?

x

i)

x

Expose people or structures to a significant risk of loss, injury, or death
involving flooding, including flooding as a result of the failure of a levee or
dam?
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Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

j)

Expose people or structures to a significant risk of loss, injury, or death
resulting from inundation by seiche, tsunami, or mudflow?

x

k)

Expose people or structures to a significant loss, injury, or death involving
flooding caused by sea level rise resulting from global climate change?

x

Documentation:
a., c., and f. The project site includes one vacant commercial building with a paved parking area. The potential for
erosion, urban pollutant discharge (e.g., pesticides, oil drips from vehicles), and subsequent water quality impacts
(during both construction and operation) would be addressed through accepted best management practices (BMPs)
routinely required by the City, County, and Regional Water Quality Control Board (RWQCB) and included as
conditions of project approval. For example (TCP EIR, p. 9-15), the proposed project would be required to comply
with the City’s NPDES Permit Requirements Checklist and Stormwater Pollution Prevention Program. Also, the
project Grading and Drainage Plan (see Plan Sheet C1.0; Kister, Savio & Rei, Inc.; June 13, 2018), stormwater
treatment plan (see Plan Sheet C1.1, Utility Plan, Kister et al.), and Erosion Control Plan (see Plan Sheet C1.2,
Kister et al.) are subject to review and approval by the City. For example, the Stormwater Treatment Plan illustrates
roof drainage directed to landscaped areas to address water quality and runoff rate in accordance with County
technical guidance (“C.3” requirements) for “small projects” (which are defined by the County's Water Pollution
Prevention Program as “projects that create and/or replace at least 2,500 but less than 10,000 square feet of
impervious surface”). In addition, the proposed project’s geotechnical report (GeoForensics, August 6, 2017, pp. 9
and 10) recommends that roof eaves should be lined with gutters, and downspouts should connect to solid drain lines
or discharge “onto paved surfaces which drain away from the structure” (but should not connect to perforated pipe
drainage systems). Based on the discussion above, water quality impacts would be less-than-significant, and no
mitigation is required.
b., d., and e. Given the already developed condition of the TCP Area, including the project site at 500 Sylvan Avenue,
development under the TCP would not result in a substantial increase in impervious surface area. The project’s
stormwater treatment plan (Plan Sheet C1.1) illustrates roof drainage directed to landscaped areas to address water
quality and runoff in accordance with County technical guidance (“C.3” requirements) for “small projects” (see
above). In addition, the City’s adopted Stormwater Master Plan and the TCP identify drainage improvements that
would reduce the occurrence of localized flooding in the TCP Area, including in and near El Camino Real, San
Mateo Avenue, Huntington Avenue, Angus Avenue, and Easton Avenue. In order to implement drainage
improvements, the City of San Bruno operates a Stormwater Fund, an enterprise fund that is fully funded by a
drainage parcel fee assessed against all properties; the proposed project would be subject to this fee.
Based on the discussion above, the TCP, including the proposed project, would not: (1) substantially interfere with
groundwater recharge, (2) substantially alter the existing drainage pattern of the site, or (3) substantially increase the
rate or amount of surface runoff. The impact would be less-than-significant, and no mitigation is required. (TCP
EIR, pp. 9-13 through 9-16)
g. and h. The TCP Area, including the project site, contains no areas within a 100-year flood hazard area as mapped on a
federal Flood Hazard Boundary or Flood Insurance Rate Map. In particular, this conclusion has been confirmed for
the project site (Flood Insurance Rate Map, Panel 0131E, Effective Date October 16, 2012). The impact would be
less-than-significant, and no mitigation is required.
i.

The TCP Area, including the project site, is not located in an area subject to inundation in the event of the failure of
any dam, according to the Association of Bay Area Governments (ABAG) dam failure inundation map for San
Bruno. The TCP Area is not protected by levees. Therefore, no impact would result, and no mitigation is required.
(TCP EIR, p. 9-18)

j.

The TCP Area, including the project site, is not located close enough to San Francisco Bay to be affected by a
seiche. Also, the TCP Area is not subject to tsunami inundation or mudflow, as mapped by ABAG. Therefore, the
impact would be less-than-significant, and no mitigation is required. (TCP EIR, p. 9-18)
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k.

The TCP program EIR (p. 9-17) concluded that the TCP Area would be subject to flooding due to sea level rise
associated with global climate change. The EIR also notes that sea level rise would have to first inundate most of
San Francisco International Airport (SFO). The project site is not identified as a “potentially exposed area” to
projected sea level rise at mid-century (12-24 inches) or end-of-century (36-66 inches) (San Francisco Bay
Conservation and Development Commission [BCDC], Bay Area Sea Level Rise Analysis and Mapping Project, San
Mateo County, MHHW [Mean Higher High Water] + 12" Sea Level Rise; MHHW + 24" Sea Level Rise; MHHW +
36" Sea Level Rise;
and MHHW + 66" Sea Level Rise; http://www.adaptingtorisingtides.org/wpcontent/uploads/2016/08/SanMateoCoARTSLRMaps2017WEB.pdf; viewed July 24, 2018). Therefore, TCP EIR
Mitigation 9-1 related to sea level rise is not required for the 500 Sylvan Avenue project. The impact related to sea
level rise would be less-than-significant, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

X. LAND USE AND PLANNING -- Would the project:
a) Disrupt or divide the physical arrangement of a community?
b) Conflict with any applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project (including, but not limited to, the general
plan, specific plan, local coastal program, or zoning ordinance), adopted for
the purpose of avoiding or mitigating an environmental effect?
c)

Be incompatible with existing land use in the vicinity?

Documentation:
a.

The proposed project at 500 Sylvan Avenue would replace a vacant building that served as a commercial enterprise.
The project proposes 9 multifamily residential units on the 0.17-acre site, in a three-story building that would be
38’-4”in height at the peak of the roof. Although the TCP states that residential use in the Central Business District
(CBD) is permitted for "upper floors only" and that the ground floor must be a minimum of 15 feet floor-to-floor to
"provide maximum flexibility for retail uses," the TCP was amended in 2014 to conditionally allow ground floor
residential uses on all streets in the downtown (CBD Character Area), except San Mateo Avenue. Therefore, a
conditional use permit (CUP) would be required for the proposed project because one studio unit has been proposed
for the ground floor. The proposed project would be an infill development within the TCP urban environment.
Landscape improvements would be included to better connect the site to the existing community. Consistent with
the TCP program EIR conclusion (p. 10-18), the proposed project would improve the physical arrangement of the
project vicinity. This would represent a beneficial effect, and no mitigation is required.

b.

The proposed project is substantially consistent with the type, intensity, and character of the anticipated new uses
and development facilitated by the TCP, as well as other City-adopted policies, regulations, and guidelines that
implement the General Plan. The proposed project would also be consistent with the San Mateo County Airport
Compatibility Land Use Plan and the Grand Boulevard Initiative (see item VIII[e] above and TCP EIR pp. 10-21
and 10-22).
To implement the proposed project, the following actions (tentative list of entitlements) by the City of San Bruno
would be required:


Zoning District Amendment (from R-2, Low Density Residential, to P-D, Planned Development
Zoning);



Architectural Review Permit;



Planned Development Permit;



Conditional Use Permit; and



Environmental (CEQA) Clearance.

Development on the site is regulated by the Transit Corridors Plan (TCP).
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x
x

x

The proposed 500 Sylvan Avenue project cannot be approved unless the City of San Bruno City Council approves
the actions described above. If the City Council approves these actions, the proposed project would be considered
consistent with all applicable land use plans, policies, and regulations adopted for the purpose of avoiding or
mitigating an environmental effect. The impact would be less-than-significant, and no mitigation is required.
c.

Development in the TCP Area in accordance with the TCP, including the proposed project, would result in an
intensification of land use and the creation of different types of land uses. The subject property is developed with
one building that has been vacant for the past several years. The redevelopment of the site would result in land uses
more compatible with adjacent uses and City policy. Also see items (a) and (b) above. Based on the discussion
above, land use compatibility impacts of the proposed project would be less-than-significant, and no mitigation is
required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XI. MINERAL RESOURCES -- Would the project result in:
a) The loss of availability of a known mineral resource that would be of value to
the region and the residents of the state?

x

b) The loss of availability of a locally important mineral resource recovery site
delineated on a local general plan, specific plan, or other land use plan?

x

Documentation:
a.

Based on California Geological Survey classifications, no significant mineral deposits exist, or are likely to exist, in
the TCP Area (TCP EIR appendix 19.2, p. 33). No impact would occur, and no mitigation is required.

b.

There are no locally important mineral resource recovery sites delineated in the San Bruno General Plan. No impact
would occur, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

NOISE AND VIBRATION – Would the project result in:
a) Exposure of persons to, or generation of, noise levels in excess of standards
established in the local general plan or noise ordinance, or applicable
standard of other agencies?

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XII.

x

b) Exposure of persons to, or generation of, excessive ground-borne vibration or
ground-borne noise levels?

x

c)

x

A substantial permanent increase in ambient noise levels in the project vicinity
above levels existing without the project?

d) A substantial temporary or periodic increase in ambient noise levels in the
project vicinity above levels existing without the project?

x

e)

For a project located within an airport land use plan or, where such a plan
has not been adopted, within two miles of a public airport or public use
airport, would the project expose people residing or working in the project
area to excessive noise levels?

x

f)

For a project within the vicinity of a private airstrip, would the project expose
people residing or working in the project area to excessive noise levels?

x
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Documentation:
a. and c. In order to evaluate the proposed project’s consistency with the TCP regarding noise, a project-specific
environmental noise assessment was submitted by the applicant and reviewed by the appropriate City staff (500
Sylvan Ave., San Bruno, Noise Report; W. David Seidel, AIA, Architect; March 7, 2018). The descriptive content,
methodology, impact evaluations, and recommended mitigations in the project-specific noise analysis are consistent
with the TCP program EIR except in one instance: the TCP program EIR limits construction in the TCP Area to
between 7 AM and 8 PM (p. 11-25, Mitigation 11-4), while the project-specific report recommends 7 AM to 10 PM.
Consistent with the TCP EIR, construction hours for the 500 Sylvan Avenue project would be limited to between 7
AM and 8 PM, or more restrictive as determined through the City approval process.
The TCP program EIR (p. 11-26) concluded that noise levels from Plan-related development would increase
primarily due to new traffic patterns, and that traffic noise increases resulting from Plan-related development would
be from 0 to 2 dB; these increases are considered less-than-significant because they are imperceptible to the average
human ear within the existing TCP Area. (TCP program EIR, p. 11-4) As concluded by the project-specific noise
assessment, traffic noise levels along Sylvan Avenue would be anticipated to increase by less than 2 decibels (dBA)
as a result of the proposed project because traffic generated by the proposed project (approximately 54 daily trips)
would not be substantial. Therefore, the project’s generation of traffic noise would be less-than-significant, and no
mitigation is required for this issue.
A related noise issue is the exposure of noise-sensitive land uses to noise levels exceeding City and State land
use/noise compatibility standards. For example, project residents and off-site neighbors could be exposed to
collective environmental noise (e.g., traffic, airplanes, mechanical equipment) whether or not the proposed project
itself generates substantial noise. The TCP program EIR (p. 11-17) concludes that occupants of new TCP
residential and other noise-sensitive development could be exposed to noise levels in excess of City General Plan
land use/noise compatibility guidelines and State Title 24 standards. Consistent with State Title 24, the City of San
Bruno specifies that exterior noise levels in multifamily dwellings must be maintained at or below 65 dBA Ldn
(average noise level during a 24-hour day) to be considered normally acceptable in usable outdoor activity areas,
excluding balconies and residential stoops and porches facing existing roadways. For interiors, noise levels must be
maintained at or below 45 dBA Ldn. (TCP EIR, pp. 11-10 and 11-11; Seidel, pp. 4 and 9)
The project-specific noise assessment (p. 9) concluded that the outdoor noise level would be below 65 dBA Ldn,
and the impact would be less-than-significant. However, because project plans do not contain specific details for
doors, windows, and other assemblies, the noise assessment provided information to guide in selection of those
features. In that regard, TCP EIR Mitigation 11-1 (p. 11-17) shall be required as a condition of project approval to
ensure that the project’s interior noise levels meet adopted land use/noise compatibility guidelines and standards. In
particular, (1) all project residences shall be equipped with forced-air mechanical ventilation to allow occupants the
option of keeping windows closed to control noise, and (2) final building plans, when available, shall be reviewed
by the appropriate City staff to ensure that interior noise levels would be 45 dBA Ldn or less (Seidel, pp. 9 and10).
With this mitigation, the land use/noise compatibility impact would be less-than-significant.
Regarding cumulative noise impacts, the project site is not located near any of the intersections or street segments
identified in the TCP program EIR (p. 11-28, Impact 11-6: Plan-Related Cumulative Noise Impacts) as potentially
exposing sensitive receptors (e.g., residences) to permanent increases in traffic noise of 3 to 5 dBA CNEL (average
24-hour noise level) or greater, resulting from cumulative traffic volume increases as development in the TCP Area
occurs over time. This significant cumulative impact would not apply to the proposed project, nor would project
operation contribute to this cumulative impact. Therefore, the impact would be less-than-significant, and no
mitigation is required at this time.
b.

The TCP program EIR (pp. 11-18 and 11-19) identified an impact and mitigation (Impact/Mitigation 11-2) related to
exposure of vibration-sensitive land uses to permanent ground-borne vibration from Caltrain. However, the project
site is not located within the 100-foot impact threshold distance from the Caltrain tracks. At its closest point (Sylvan
Avenue and Green Avenue), the project site is over 1,100 feet from the Caltrain tracks. The impact would not
occur, and no mitigation is required for this issue.
The TCP program EIR (pp. 11-19 through 11-21) concluded that TCP-facilitated demolition and construction could
generate substantial temporary ground-borne vibration exceeding standard vibration thresholds, which could
interfere with normal activities or cause a nuisance for, or damage to, adjacent properties (Impact 11-3). Although
demolition/construction activities for the 500 Sylvan Avenue project are not expected to cause architectural or
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structural damage to nearby buildings, the nuisance impact would remain. Therefore, TCP EIR Mitigation 11-3
shall be required as a condition of project approval. The mitigation mandates restricting vibration-generating
activity to between 7 AM and 5 PM, Monday through Friday; the City may require more restrictive hours as
determined through the approval process. The mitigation includes other restrictions as well.
Mitigation 11-3 also requires a pre-construction site survey documenting the condition of any historic structure (as
identified within the City’s Historic Building Survey) within 200 feet of any pile-driving activities. Two historic
structures are located within this distance: 495 San Mateo Avenue (APN 020-361-080), at approximately 175 feet;
and 549 Easton Avenue (APN 020-144-080), at approximately 200 feet. Therefore, this component of the
mitigation shall be required as a condition of project approval. (TCP EIR, pp. 7-4 and 7-5; also see item V.a of this
environmental checklist)
With TCP EIR Mitigation 11-3, the project’s impact resulting from temporary construction ground-borne vibration
would be less-than-significant.
d.

The TCP program EIR (pp. 11-21 through 11-26) concluded that demolition and construction activities could
temporarily increase noise levels at nearby noise-sensitive residential and commercial receptors which would exceed
the City’s Noise Ordinance limits. The nearest residence to the project site is adjacent to the north. Commercial
uses are to the south and to the west, a block away and across the street. Average noise levels at 50 feet from typical
construction activity at the project site would range from 75 to 85 dBA during busy construction periods. Although
construction noise levels are expected to be within daytime Noise Ordinance limits (85 dBA at a distance of 100
feet), noise levels would be expected to exceed these levels at the adjacent residence. Consistent with the TCP
program EIR (p. 11-21, Impact 11-4: Plan-Related Temporary Construction Noise Generation Impacts), this
situation is considered a potentially significant impact.
TCP EIR Mitigation 11-4 shall be required as a condition of project approval to reduce temporary constructionrelated noise to a less-than-significant level. The mitigation requirements address construction-related planning and
scheduling, equipment, traffic, noise barriers, and a noise disturbance coordinator.
Intermittent, temporary truck loading/unloading and trash pick-up would occur during project occupancy. The
refuse area would be located in the southwest corner of the garage, on Sylvan Avenue (see previous Figure 2, Site
Plan and First Floor Plan). The loading/unloading and trash pick-up locations are subject to City approval as a
condition of project approval. This intermittent, temporary impact is considered less-than-significant, and no
CEQA-mandated mitigation is required.

e.

The TCP program EIR requires mitigation (p. 11-27 in Final EIR, Impact/Mitigation 11-5: Plan-Related Airport
Noise Impacts) for projects within the 65 to 70 dBA CNEL (average 24-hour noise level) aircraft noise exposure
contours. The 500 Sylvan Avenue project site is not located within those noise contours (TCP EIR Figure 11.2, in
Final EIR). The impact from aircraft noise exposure would be less-than-significant, and Mitigation 11-5 is not
required.

f.

The project site is not in the vicinity of a private airstrip. No impact would occur, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XIII. POPULATION AND HOUSING -- Would the project:
a) Induce substantial population growth either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

x

b) Displace substantial numbers of people or existing housing, necessitating the
construction of replacement housing elsewhere?

x

Documentation:
a.

The TCP program EIR (pp. 12-8 through 12-11) concluded that the TCP is substantially consistent with the City of
San Bruno General Plan vision and guiding and implementing policies, which anticipate planned growth in the TCP
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Area. The EIR explains that, in addition to the overall program-level environmental analysis in the TCP EIR,
potential new development projects – such as 500 Sylvan Avenue – require their own project-level environmental
review in accordance with CEQA. Therefore, future growth in the TCP Area has been planned and evaluated, and
individual development proposals require project-specific evaluation related pursuant to adopted plans and policies.
The proposed project is considered consistent with TCP land use policy (see item X[b] above). The project and
cumulative impacts related to population growth would be less-than-significant, and no mitigation is required
beyond that already identified in the TCP EIR and other sections of this environmental checklist.
b.

The TCP program EIR (p. 12-11) concludes that infill development in the TCP Area could result in the demolition
of housing units, associated displacement of people, and the need for the construction of replacement housing.
However: (1) the TCP forecasts an increase of 1,610 dwelling units in the TCP Area over 2010 conditions; (2) any
displacement would occur incrementally over time; and (3) the City implements policies and programs that promote
the development and preservation of housing, including affordable housing. In the particular case of the 500 Sylvan
Avenue project, the existing building on-site is a vacant commercial building, and the proposed project would
provide 9 residential units. No displacement of people or housing would occur, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XIV. PUBLIC SERVICES
Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered governmental facilities, or the need for
new or physically altered governmental facilities, the construction of which could
cause significant environmental impacts, in order to maintain acceptable service
ratios, response times, or other performance objectives for any of the public
services:

x
x
x
x
x

a) Fire protection?
b) Police protection?
c)

Schools?

d) Parks?
e)

Other public facilities?

Documentation:
a.

The TCP program EIR (pp. 13-24 and 13-25) concluded that, since development in the TCP Area would be subject
to the City’s standard development review and permitting procedures, building and fire code requirements, and
individual project development review, the impacts of the TCP related to fire protection and emergency medical
service would be less-than-significant. The proposed 500 Sylvan Avenue project would be subject to the same
standard requirements. Therefore, the impacts would be less-than-significant, and no mitigation is required.

b.

The TCP program EIR (pp. 13-20 and 13-21) concluded that the TCP impact on police service would be less-thansignificant because: (1) the revitalization and economic growth of the TCP Area might help reduce crime; and (2)
the additional revenue to the City from increased property taxes and sales taxes would help offset increased demand
for police service. The proposed project would contribute to each of these improved conditions. Therefore, the
project’s impact on police service would be less-than-significant, and no mitigation is required.

c.

The TCP program EIR (pp. 13-25 through 13-29) concluded that the TCP impact on schools would be less-thansignificant because the school districts collect school impact fees from new development in accordance with the
California Government Code; these fees are deemed by law to be full and complete mitigation. The proposed
project would be subject to those school impact fees. Therefore, the project’s impact on schools would be less-thansignificant, and no additional mitigation is required.

d.

The TCP program EIR (pp. 13-31 through 13-35) concluded that the TCP impact on parks and recreation would be
less-than-significant because implementation of the TCP would make important contributions to the City’s parks
and public realm. Specific to the proposed project, an approximately 650 square-foot courtyard (10 feet by 65 feet)
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would be located at ground level on the site’s northern edge (see previous Figure 8). City staff has reviewed the
plans and accepts the courtyard area as an adequate recreational amenity, providing on-site, outdoor space for the
residents. The project’s impacts on parks and recreation would be less-than-significant, and no mitigation is
required.
e.

The proposed project would not require the construction of any new library facilities. Therefore, the project’s
impact on libraries would be less-than-significant, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XV. RECREATION -- Would the project:
a) Increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the
facility would occur or be accelerated?

x

b) Include recreational facilities, or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the
environment?

x

c)

x

Result in substantial adverse physical impacts associated with the provision of
new or physically altered parks and recreational facilities, or the need for new
or physically altered parks and recreational facilities, the construction of
which could cause significant environmental impacts, in order to maintain
acceptable service ratios or other performance objectives for parks and
recreational services?

Documentation:
a. through c. See item XIV (d) above. Impacts on recreation would be less-than-significant, and no mitigation is
required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XVI. TRANSPORTATION -- Would the project:
a) Conflict with an applicable plan, ordinance, or policy establishing measures of
effectiveness for the performance of the circulation system, taking into account
all modes of transportation, including mass transit and non-motorized travel,
and relevant components of the circulation system, including but not limited
to, intersections, streets, highways and freeways, pedestrian and bicycle paths,
and mass transit?

x

b) Conflict with an applicable congestion management program, including but
not limited to, level of service standards and travel demand measures, or other
standards established by the county congestion management agency for
designated roads or highways?

x

c)

x

Result in a change in air traffic patterns, including either an increase in traffic
levels or a change in location, which results in substantial safety risks?

d) Substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?
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x

Summary of Impacts
Potentially
Significant
Impact

e)

Result in inadequate emergency access?

f)

Conflict with adopted policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities, or otherwise decrease the performance or
safety of such facilities?

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

Documentation:
a. and b. The TCP program EIR (pp. 14-24 through 14-60) identified significant unavoidable traffic impacts resulting
from TCP buildout (full development capacity) at the following four locations:


El Camino Real/San Bruno Avenue intersection (Impact 14-1)



Southbound US 101 ramps/San Bruno Avenue intersection (Impact 14-2)



El Camino Real/westbound I-380 ramps intersection (Impact 14-3)



Eastbound I-380 Freeway segment between I-280 and US 101 (Impact 14-4)

Engineering solutions (mitigations) for these impacts were recommended in the EIR. For the following reasons, the
City considered the recommended mitigations infeasible: (1) the recommended improvement is to a Caltrans facility
and beyond the City’s authority to implement; and/or (2) the recommended improvement is not currently
programmed and funding is not assured (the impact would not occur until TCP buildout); and/or (3) freeway
widening would require property acquisition. The TCP EIR further explains that: (1) by facilitating mixed use and
higher intensity infill development, including Transportation Demand Management (TDM) strategies, in an existing
urban area with good local and regional transit access, the TCP would minimize Plan-related peak hour vehicle trips;
and (2) the City may work with Caltrans to pursue mitigation as development in the TCP Area occurs over time.
The Mitigation Monitoring Checklist (pp. 23 and 24) for the TCP notes, “If and when improvements adopted, City
shall implement improvements and fair-share requirement” from future individual project applicants. At this time,
the recommended improvements have not been programmed by Caltrans or the City, and the impacts remain
significant and unavoidable, as described and evaluated in the TCP program EIR. The proposed 500 Sylvan Avenue
project would not result in any additional or more severe traffic impact than those already analyzed in the TCP EIR.
Based on City Public Works Department trip generation calculations (which relied on common trip generation rates
from the Institute of Transportation Engineers [ITE] Trip Generation Manual, 9th Edition), the project would be
expected to generate a total of approximately 54 trips per day that could be added to local roads. During the AM
peak hour, a total of 5 trips would be expected; during the PM peak hour, a total of 6 trips would be expected.
During the weekend peak hour, a total of 5 trips would be expected. As concluded by the Public Works Department
(Michael Kato, Associate Civil Engineer, November 20, 2018), this would be a minor increase in existing traffic,
and therefore the proposed project’s traffic impacts would be less-than-significant. No mitigation is required.
c.

The project would not result in a change in air traffic patterns at SFO or any other airport, including either an
increase in air traffic levels or a change in location that results in substantial safety risks (TCP EIR appendix 19.2, p.
39). Also see items VIII (e) and XII (e) above. Regarding air traffic patterns, no impact would result, and no
mitigation is required.

d.

The TCP program EIR (pp. 14-44 through 14-50) concluded that the TCP could accommodate road diets (fewer
traffic lanes with more bicycle/pedestrian/sidewalk facilities) and roundabouts, as recommended in the TCP, without
substantially increasing circulation hazards. No roadway improvements are required for the 500 Sylvan Avenue
project.

e.

The TCP program EIR (p. 14-50) concludes that the road diets, roundabouts, intersection reconfigurations, and
pedestrian and bicycle improvements proposed by the TCP, as well as the temporary effects of construction, would
not impede emergency access. Also see items (d) and XIII (g) above. The impact would be less-than-significant,
and no mitigation is required.
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No
Impact
or No
New
Impact

x
x

f.

The TCP program EIR (pp. 14-50 through 14-52) concludes that: (1) the TCP would facilitate increased transit
ridership, which can be accommodated by existing transit capacity, and (2) the TCP would enhance the bicycle and
pedestrian circulation systems, and does not contain any design aspects that would increase the potential for
bicycle/vehicle conflicts. Also see items (d) and (e) above. The impact on other modes of travel would be lessthan-significant, and no mitigation is required.
Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
Impact
or No
New
Impact

XVII. UTILITIES AND SERVICES SYSTEMS -- Would the project:
a) Exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board?

x

b) Require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could
cause significant environmental effects?

x

c)

x

Require or result in the construction of new stormwater drainage facilities or
expansion of existing facilities, the construction of which could cause
significant environmental effects?

d) Result in the need for new or expanded water supply entitlements?

x
x

e)

Result in a determination by the wastewater treatment provider which serves
or may serve the project that it does not have adequate capacity to serve the
project's projected demand in addition to the provider's existing commitments?

f)

Be served by a landfill with insufficient permitted capacity to accommodate the
project's solid waste disposal needs?

x

g) Fail to comply with federal, state, and local statutes and regulations related to
solid waste and recycling?

x

Documentation:
a. and e. See item IX (a), (c), and (f) (Hydrology and Water Quality) of this environmental checklist. In addition, the
TCP program EIR (p. 13-18) concludes that the available treatment capacity at the South San Francisco/San Bruno
Water Quality Control Plant (WQCP) is adequate to meet the estimated net increase of 144,169 gallons per day
(gpd) dry weather wastewater flow under the TCP, which includes the proposed project site. The City of San Bruno
has issued a “will-serve” letter for wastewater collection and treatment for the proposed project (Hae Won Ritchie,
P.E., City Engineer, September 17, 2018). The project’s impact on wastewater treatment would be less-thansignificant, and no mitigation is required.
b.

Water. Regarding impacts on water facilities, the TCP program EIR (pp. 13-10 through 13-13) describes water
main improvements proposed by the TCP to accommodate projected new development in the TCP Area, including
improvements already included in the City’s Water Master Plan. The EIR notes that scheduling the replacement of
old pipes concurrently with the construction of roadway and frontage improvements would save pavement and
restoration costs, minimize construction impacts on neighborhoods, and optimize the value invested in pipeline
replacement.
Under standard existing City development permitting procedures, each individual future development project,
including the 500 Sylvan Avenue project, would be required to: (1) pay applicable City development and
connection fees; (2) pay its fair share toward necessary water system facilities, as appropriate; and (3) submit final
project water system design specifications and construction modifications for review and approval by the City
Engineering and Construction Division. In addition, new service connections or the effects of construction might
require replacement of adjacent pipes.
Under its standard development review procedures for individual projects, including the proposed project, the City
would determine the actual fire flow and water system design requirements. Construction of water system
improvements to meet the demand of future development would occur within existing public rights-of-way.
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Temporary construction period traffic, noise, air quality, water quality, and other potential impacts would be
mitigated through the City’s standard construction practices. The proposed 500 Sylvan Avenue project would not
result in any more severe or new impacts on water facilities than those analyzed in the TCP EIR. The impact would
be less-than-significant, and no mitigation is required.
Wastewater. Regarding impacts on wastewater facilities, the TCP program EIR (pp. 13-13 through 13-19) describes
wastewater system improvements proposed by the TCP to accommodate projected new development in the TCP
Area. Under standard existing City development permitting procedures, each individual future development project,
including the proposed project, would be required to: (1) pay applicable City development and connection fees; (2)
pay its fair share toward necessary wastewater system facilities, as appropriate; and (3) submit final project
wastewater system design specifications and construction modifications for review and approval by the City
Engineering and Construction Division.
Under its standard development review procedures for individual projects, including the proposed project, the City
would determine the actual wastewater system design requirements. Construction of wastewater system
improvements to meet the demand of future development would occur within existing public rights-of-way.
Temporary construction period traffic, noise, air quality, water quality, and other potential impacts would be
mitigated through the City’s standard construction practices. The proposed 500 Sylvan Avenue project would not
result in any more severe or new impacts on wastewater facilities than those identified in the TCP EIR. The impact
would be less-than-significant, and no mitigation is required.
For the proposed project, Plan Sheet C1.0 (Grading and Drainage Plan) illustrates proposed water infrastructure;
Plan Sheet C1.1 (Utility Plan) illustrates proposed storm drain and sanitary sewer infrastructure. Like all project
plans, these plans are subject to review and approval by the appropriate City staff.
c.

See item IX (e) (Hydrology and Water Quality) in this environmental checklist. Temporary construction period
traffic, noise, air quality, water quality, and other potential impacts would be mitigated through the City’s standard
construction practices. The proposed 500 Sylvan Avenue project would not result in any more severe or new
impacts on drainage facilities than those identified in the TCP EIR. The impact would be less-than-significant, and
no mitigation is required.

d.

Water demand for net new development under the TCP by the year 2035 is projected at 420,000 gallons per day
(gpd) (TCP EIR, p. 13-10). The TCP program EIR (pp. 13-9 and 13-10) concludes that, based on the Water Supply
Assessment (WSA) prepared for the TCP, the City of San Bruno has sufficient water supplies to meet current water
demand and future water demand through 2035 within its service area, including the increased water demand
associated with the TCP, during normal, single dry, and multiple dry years. The water supply impact of the TCP
would be less-than-significant, and no mitigation is required.
The City of San Bruno has issued a “will-serve” letter for water supply and service for the proposed project (Hae
Won Ritchie, P.E., City Engineer, September 17, 2018). The project’s impact on water supply would be less-thansignificant, and no mitigation is required.

f. and g. Like all development in San Bruno, the proposed project would accommodate recycling containers on-site in
accordance with the City’s curbside recycling program. The TCP program EIR (pp. 13-36 and 13-37) concludes
that, given the sufficient permitted capacity at the Ox Mountain Landfill (currently known as “Corinda Los
Trancos”), the impact of TCP-facilitated development on solid waste disposal and recycling would be less-thansignificant. Likewise, the proposed project’s impact would be less-than-significant, and no mitigation is required.
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Summary of Impacts
Potentially
Significant
Impact

Less than Significant
With Mitigation
Incorporated

Less than
Significant
Impact

No
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or No
New
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
a) Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number or restrict the range of a rare
or endangered plant or animal, or eliminate important examples of the major
periods of California history or prehistory?

x

b) Does the project have impacts that are individually limited, but cumulatively
considerable? ("Cumulatively considerable" means that the incremental
effects of a project are considerable when viewed in connection with the effects
of past projects, the effects of other current projects, and the effects of
probable future projects)?

x

c)

x

Does the project have environmental effects which will cause substantial
adverse effects on human beings, either directly or indirectly?

Documentation:
a.

Based on the preceding discussion and the program EIR prepared for the TCP, including applicable mitigation
measures from the EIR as identified in this environmental checklist, it has been determined that the proposed 500
Sylvan Avenue project will have a less-than-significant potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below selfsustaining levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a rare
or endangered plant or animal, or eliminate important examples of the major periods of California history or
prehistory.

b.

According to CEQA Guidelines section 15355, “Cumulative impacts refer to two or more individual effects which,
when considered together, are considerable or which compound or increase other environmental impacts.”
“Cumulatively considerable” means that the incremental effects of an individual project are considerable when
viewed in connection with the effects of past projects, the effects of other current projects, and the effects of
probable future projects. The potential cumulative impacts of the proposed project together with related projects and
forecasted TCP buildout have been considered for each environmental topic evaluated in this environmental
checklist. Given the relatively small size of the site (less than one acre), the temporary duration of construction
(assumed to be less than two years, based on similar projects), and the fact that the proposed project is substantially
consistent with the adopted TCP and would serve an existing community within an urbanized area, the project is not
anticipated to have any cumulatively considerable impacts beyond those already identified and analyzed in the TCP
program EIR.

c.

The proposed project will not have environmental effects that would cause substantial adverse effects on human
beings, either directly or indirectly, beyond those previously identified and analyzed in the TCP program EIR.
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Kevin Chase, Chair
Rick Biasotti, Vice Chair
Mary Lou Johnson
Sophie Lagacé
Kelly Lethin
Linda Mason

MINUTES
ARCHITECTURAL REVIEW COMMITTEE
October 11, 2018
6:00 p.m.
Meeting location: Conference Room 115, City Hall, 567 El Camino Real, San Bruno
The Architectural Review Committee met Thursday, October 11, 2018, at 6:00 P.M. in Conference
Room 115 at the San Bruno City Hall. Staff present: Michael Smith (MES), Senior Planner; Matt
Neuebaumer (MN), Associate Planner, Rucha Dande (RD), Associate Planner
ROLL CALL – Present: Kevin Chase (KC) and Kelly Lethin (KL) Mary Lou Johnson

A. 240 San Marco Avenue (APN: 021-171-160)
R-2 (Low-Density Residential)
Recommended Environmental Determination: Categorical Exemption
Request for a Use Permit to allow construction of a 582 square foot addition at the
front of the existing second floor of the existing single family home located at the
front of the lot. If approved and constructed, the total living area of the home would
increase to 1,738 square feet with one car parking space located within a detached
carport. A Use Permit is required per Sections 12.096.070 and 12.092.040 of the
San Bruno Municipal Code to exceed the maximum permitted floor area for the
property and for development of a substandard lot. Graciela Vasquez (Owner and
Applicant). UP-18-024
Representing the project was the property owners and their family, William Vasquez
(WV) and Graciela Vasquez (GV).
MES presented the staff report with staff’s recommendation to provide a landscape plan
and add architectural details to the right side elevation. He also explained comments
from the adjacent neighbor that were recently presented to staff.
KC asked staff how the roof would look architecturally if the eave is removed.
MES explained that the issue was only recently brought to staff’s attention and would
need to be discussed with the designer to ensure the design is well thought out.
Attachment 10

KC commented on the lack of existing plans and existing elevations for the project and
requested that the information be included for future projects. He commented that
opaque windows could be added to the right side elevation as a condition of approval.
KL expressed her agreement with staff that the property could benefit from new front
landscape and additional architectural features on the right side elevation, expressing a
preference for windows. She asked staff to clarify the parking requirement for the
property and the Daylight Plane Option from the Residential Design Guidelines.
MES explained how the parking requirement was calculated for the property and the
Daylight Plane Option from the Residential Design Guidelines and why staff supports
the project even though it does not comply with the Residential Design Guidelines.
KL agreed with staff that a bellyband would not be an appropriate treatment for the wall
and recommended adding windows.
WV explained how his family has outgrown the current residence. He also commented
on general issues he is having with the neighbor. He supports staff recommendation to
improve the front landscape and he supports adding windows to the right side elevation
but is concerned about his family’s privacy as it relates to windows on the lower level.
KL provided the owner with many suggestions on how new windows could be
incorporated into the side elevation in a manner that would improve the living space and
protect their privacy.
GV asked if the building could have a flat roof.
KL asked staff why flat roofs are not recommended.
KC stated that flat roofs are generally undesirable.
MES answered by explaining the recommendations for roof form within the Residential
Design Guidelines.
KL stated her flexibility regarding the roof form and asked if the roof could be gabled
instead of flat.
MES replied that a gabled roof could comply with the Residential Design Guidelines.
KC asked staff to ensure that the project plans include existing and proposed floor plans
and elevations for the Planning Commission meeting.
KL pointed out an edit in Finding #3 within the staff report.

Both agreed to move the project forward to the Planning Commission with staff’s
recommendations and to provide existing plans for the project.
B. 847 Mills Avenue (APN: 020-112-090)
R-1 (Single Family Residential)
Recommended Environmental Determination: Categorical Exemption
Request for a Use Permit to allow new construction of a two-story, single-family
dwelling on an individual infill lot. If approved and constructed, the total gross
floor area of the home would be 2,625 square feet, including the garage, per
Section 12.200.040 of the San Bruno Municipal Code. Sergio Morales (Owner),
Mark Bucciarelli (Applicant). UP-18-022
Representing the project was the property owner, Sergio Morales (SM).
RD presented the staff report with a staff recommendation to provide taller landscaping
features in the left yard.
KL agreed to staff’s recommendation on landscaping and asked for clarification
regarding some proposed architectural features on the building’s front elevation.
SM explained the architectural features in response to the request.
KL commented that the architectural trim is not appropriate. She also confirmed that the
proposed building is very architecturally different from the existing building.
ML asked about the square footage of the proposed ADU.
SM asserted that the proposed ADU would be 640 square feet.
KL asked the owner if he would live on the property.
SM confirmed that he would live with his family on the property.
KL asked the owner to explain the interior layout of the proposed building.
ML asked staff about the parking requirement for the ADU.
MES explained that the ADU does not require additional parking because it is located
near transit.
ML commented on the elevations being very busy but they could result in a nice project
if the right colors are used.
KL asserted her claim that the elevations needed to be cleaned up and recommended
removal of certain trim to achieve this.

ML agreed with KL that the project could benefit from a reduction in architectural trim
details.
KL pointed out the additional panels at the rear of the building that could also be
removed.
ML made a motion to move forward to PC with staff’s recommendation and KL’s
recommendation to remove some architectural trim details from the elevations.
KL seconded
Both agreed to move the project forward to the Planning Commission with staff’s
recommendations on landscaping and architectural features.
Motion passed +3-0
C. 406-418 San Mateo Avenue (APN: 020-364-360)
C-B-D (Central Business District)
Recommended Environmental Determination: Categorical Exemption
Request for a Sign Deviation Permit to allow construction of new building
identification signage that is not consistent with the previously approved Master
Sign Program that was established for the approved mixed use development
located at 406-418 San Mateo Avenue, per Section 12.104.220.E of the San Bruno
Municipal Code. San Bruno Plaza, LLC (Applicant & Owner). SD-18-001
Representing the project were the applicants/owners, Ken Busch (KB) and Olya
Krasnykh (OK)
MN presented the staff report.
ML asked why the sign lettering had been reoriented vertically.
MN explained how the sign lighting at the previous location would have impacted the
tenant space with light pollution.
ML stated that she likes the sign but finds the name difficult to read in a vertical
orientation. She asked how the name was chosen.
OK explained that the name was chosen because of its connection to the previous
theater use.
ML asked if any of the dwelling units would be for sale.
OK replied that the units were not mapped so they would be rentals.

KL expressed support for the name and asked the applicant to clarify the sign’s
composition.
OK explained that the sign would include a new cabinet/sign panel with individual
lighted lettering.
MN added to the explanation by pointing out the details in the plans attached to the staff
report.
KL expressed her concern that the lettering is placed too close to the starburst image on
the sign. She would like to see a bigger gap between the features.
KB explained that creating the requested gap in the sign could create other
problems/challenges that he is not aware of. His goal is to create a quality project for
the community. He offered to provide a tour at project completion.
KC made a motion to approve Sign Deviation Permit SD18-001 based on Findings of
Fact 1-2 and Conditions of Approval 1-6.
ML seconded the motion.
Motion passed 3-0
FINDINGS
Pursuant to the City’s Municipal Code, the Architectural Review Committee shall
approve the Sign Deviation 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. That any sign or combination of signs permitted is harmonious and
compatible with the development of the lot on which it is proposed to be
located and with other development in the immediate vicinity. (SBMC
12.104.220.E.1)
Staff finds that the proposed building identification signage is harmonious and
compatible with the proposed mixed use development. Specifically, the proposed
signage includes a cabinet/sign panel that will be painted a light brown/cream color
(Wooden Peg), a decorative starburst image that will incorporate a variety of colors (red,
white, dark brown), and will include black acrylic lettering that will incorporate halo
illumination. All of the proposed colors blend in well with the buildings selected colors,
which consist of light brown/cream colors. Staff finds that the proposed signage would
blend in well and be compatible with the surrounding downtown environment.
2. Given the number and type of business on the lot, adherence to the strict
requirements would unduly impede or interfere with the ability of one or more

business, facilities, or enterprises to adequately identify itself to the public, or
segment of the public likely to patronize it. (SBMC 12.104.220.E.3)
The applicant is requesting approval to deviate from the requirements of the approved
Master Sign Program. The Master Sign Program specifies that the building
identification signage shall consist of two dual faced blade signs installed at the second
floor level. The Sign Deviation proposal calls for the building identification signage to be
installed against the building at the third floor level. One of the primary reasons the
applicant proposed the flat building mounted identification signage was to minimize
impacts on the adjacent residential units. Under the approved Master Sign Program,
the kitchen and living room windows would have looked directly at the previously
approved dual faced blade signs. Additionally, by relocating the building identification
signage from the second floor to the third floor, the proposed sign will be more visible
from the El Camino Real corridor. Therefore, staff finds that the proposed third floor
building identification signage is necessary to adequately identify itself to the public.
CONDITIONS OF APPROVAL
Community Development Department – (650) 616-7089
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 Architectural Review Committee
approval. Until such time as the Summary is filed, Sign Deviation Permit 18-001
shall not be valid for any purpose.
2. The proposal for construction at 406-418 San Mateo Avenue shall be building
according to the plans accompanying this report and approved by the
Architectural Review Committee on October 11, 2018, except as required to be
modified by these conditions of approval. Any modification to the approved plans
shall require prior review and approval by the Community Development Director.
3. Prior to installation of any signage, the applicant shall apply for and receive
approval for a sign permit and shall obtain the associated building permit.
4. All proposed signage shall be aesthetically attractive and well maintained
throughout the life of the project.
5. All other proposed signage for The Plaza Project shall be consistent with the
Master Sign Program approved by the Architectural Review Committee on
August 10, 2017. Any proposed deviations from the Master Sign Program will
require a new Sign Deviation Permit, which would require review and approval
from the Architectural Review Committee.
6. 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.
D. 500 Sylvan Avenue (APN: 020-145-480)
R-2 (Low Density Residential)
Recommended Environmental Determination: An Initial Study/Environmental
Checklist is being prepared for the project to determine conformance with the
Transit Corridors Plan (TCP) EIR that was previously certified by the City Council
on February 12, 2013.
Request for Architectural Review Permit to allow construction of a new three-story,
multi-family residential building containing nine dwelling units and 13 total parking
spaces. A companion request for a Zoning District Amendment, Planned
Development Permit, Tentative Tract Map, and a Conditional Use Permit will be
analyzed as the project moves forward to the Planning Commission and City
Council. Alan William Coon (Applicant), Suresh Gandhi (Owner). PD-18-001, PDP18-001, AR-18-002, UP-18-012
Representing the project was the applicant, Alan Coon (AC), and the property owner,
Suresh Gandhi (SG).
MN presented the staff report.
AC presented the project.
ML asked for clarification on the number of parking spaces being provided.
MN specified that a total of 13 parking spaces would be provided on-site.
KC asked for the height of the elevator tower relative to the other tower in the project.
AC clarified that the elevator tower would be 8’-0” taller than the second tower.
ML expressed support for the design, specifically mentioning its residential character,
obscure glazing, and the balconies.
KC asked whether the exterior walkways cross in front of the dwelling unit windows.
AC confirmed that the exterior walkways would cross in front of the dwelling unit doors
that access the private patios. He then explained the subtle changes that have been
incorporated into the project through the Pre-Application and review processes.
KC asked if the exterior stairway would be gated.
AC confirmed that the exterior stairway would be gated and explains the entry sequence.

KC asked if an exterior lighting plan had been submitted for review.
AC affirmed that an exterior lighting plan had been submitted for the project.
KC asked the architect to explain the pedestrian entry sequence into the garage.
AC described the garage entry sequence and then went further to explain the project’s
open space.
KL commented that she attended the first ARC meeting for the project and recalls how
challenging a small project can be.
AC gave an overview of the review process to date.
KL asked staff to explain the project’s below market rate requirement.
MN explained the project’s below market rate requirement.
KL commented that she prefers the stone veneer in the rendering to the stone veneer
reflected on the materials board.
AC stated that the stone on the materials board is the closest stone he could find for the
purposes. He will consider the comment as he finalizes the project’s materials.
KL expressed support for the greenery at the balconies and asked for confirmation that
the proposed parking meets the TCP parking requirement.
MN confirmed that the project requires 9-15 parking spaces. MN further noted that a total
of 13 parking spaces are proposed.
ML asked staff to confirm the lot size.
MN confirmed the lot size is 7,364 square-feet in total area.
KL expressed sympathy for the lack of parking in the neighborhood.
MN replied that the project would not have guest parking, which was eliminated and
replaced with landscaping and two bike racks. Both staff and the Development
Subcommittee recommended that the previously proposed guest parking space be
eliminated to better achieve compliance with TCP Design Guideline A1-13. MN further
noted that there is a City parking lot that contains 58 parking spaces located across the
street from the subject property. Staff anticipates that guests would utilize the City-owned
parking lot.
SG commented that attitudes towards residential parking is changing and becoming more
flexible.

KL concluded that the elimination of the guest parking space in front of the building is OK
since it furthers the TCP design objectives and there is a visitor parking alternative nearby.
MN summarized areas where staff is seeking ARC input, beginning with the window trim
(stucco versus wood versus recess).
ML stated that she is familiar with the stucco trim and prefers its ease of maintenance.
AC argued against recessing the windows because it is expensive.
ML added that a recess could pose maintenance problems. She expressed no preference
on an approach.
KL commented that wood window trim is not appropriate for a building with a
Mediterranean design. She would prefer recessed windows.
KC asserted that he does not support a window recess because the recess gathers debris
from pigeons.
ML insisted that the chosen option should not forgo the quality of the building.
MN asked if the same material should be used for all building trim.
ML asked for insight on why staff prefers wood trim.
MN brought to light the Residential Design Guidelines’ recommendation for wood window
trim. MN then asked for feedback on the perimeter fence.
AC explained his preference to retain the existing fence which is in good condition.
KL voiced her support for the existing fence.
KC also expressed his support for the existing fence.
Neighbor expressed his concerns about parking in the neighborhood including the
elimination of street parking as a result of the new curb cuts for the project.
MN confirmed that the existing curb cut would be minimally widened.
Neighbor stated that buildings’ exteriors in the neighborhood get dirty.
AC pointed out that the dirt is from the jets that fly over the neighborhood.
ML stipulated that a parking garage is needed downtown and has been a long time
coming. She asked staff for an update on when the Downtown Parking Management Plan
would be presented to the community.

““TThhee C
Ciittyy W
Wiitthh aa H
Heeaarrtt””
Linda Mason, Chair
Sophie Lagacè, Vice Chair
Rick Biasotti
Tom Hamilton
Mary Lou Johnson
Kelly Lethin
Valentine Morgan
MINUTES
PLANNING COMMISSION MEETING
March 19, 2019
7:00 p.m.
Meeting location: Senior Center, 1555 Crystal Springs Road, San Bruno
CALL TO ORDER at 7:06 pm.
ROLL CALL

Present

Commissioner Biasotti
Commissioner Hamilton
Commissioner Johnson
Vice Chair Lagacè
Commissioner Lethin
Chair Mason
Commissioner Morgan

Absent

X
X
X
X
X
X
Excused

STAFF PRESENT:
Community Development Director: Darcy Smith
City Attorney: Marc Zafferano
Senior Planner: Michael Smith
Associate Planner: Matt Neuebaumer
Contract Associate Planner: Ami Upadhyay
Community Development Technician: Gerry Igtanloc
PLEDGE OF ALLEGIANCE: Commissioner Johnson
1. APPROVAL OF MINUTES – None
2. PUBLIC COMMENT ON ITEMS NOT ON AGENDA – None
3. ANNOUNCEMENT OF CONFLICT OF INTEREST
Attachment 11

4. PUBLIC HEARINGS
A. 850 Cherry Avenue (APN: 020-017-010)
Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 41
ABC license in conjunction with a café within an existing corporate office building, per
Chapters 12.84.210 and 12.96.120.C of the San Bruno Municipal Code. Aramark Services,
(Applicant) and Walmart Stores Inc. (Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 18-029 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Chair Mason: Asked staff if Walmart is leaving their offices?
Community Development Director Darcy Smith: Responded as of tonight staff does not have
information related to Walmart vacating their existing office building.
Chair Mason: Asked if the café own by Walmart?
Community Development Director Darcy Smith: Responded the building is owned by Walmart but
contracts with a food vendor named Aramark.
Applicant Steve Rawlings: Stated he is a representative for Aramark Services and agrees to all
conditions of approval.
Chair Mason: Asked if the café open to the public?
Applicant Steve Rawlings: Explained the café is only open to members of the public who are
invited to the premises not the general public.
Chair Mason: Referring to the menu that was attached to the staff report as Exhibit E, she asked
for clarify in the café’s hours of operation.
Applicant Steve Rawlings: Explained the expanded hours are to provide alcohol at evening
events.
Chair Mason: Asked staff if other office buildings serve alcohol?
Community Development Director Darcy Smith: Responded she does not know of any approved
CUPs.
Chair Mason: Asked for clarification on the process for the Director to bring this project back to
planning pursuant to the condition of approval.
Community Development Director Darcy Smith: Responded if there is information from Alcohol
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Beverage Control or Code Enforcement were they are not in compliance with the conditions of
approval then we would bring it back to planning commission for review.
Chair Mason: Asked if the presence of an on-site café within an office building would take
business away from smaller retail businesses nearby. She asked staff to take this issue into
consideration in its development of the Bayhill Specific Plan and for future license requests.
Referring to Exhibit C, she asked why the staff training requirement that was not included in the
other two requests.
Community Development Director Darcy Smith: Responded Exhibit C was submitted directly by
the applicant. This ABC training is common but may not be standard. ABC has separate
operational requirements similar to the cities conditions of approval that they will follow.
Public Comment –
Russell Stein: Spoke in opposition of the item.
Eleni Tripsa: Spoke in opposition of the item.
Sandra Parris Vargas: Spoke in opposition of the item.
Simon Mazzola: Spoke in opposition of the item.
Applicant Steve Rawlings: Added we don’t need to serve alcohol at seven in the morning we can
move it to eleven. We would like to utilize the space more often and provide alcohol as an
employee amenity. The ABC training is comprehensive with ID checking and to train staff to not
over serve alcohol.
Commissioner Lethin: Stated we should engage office employees to patronize the Bayhill
Shopping Center and Downtown businesses. This issue should be considered in the Bayhill
Specific Plan.
Commissioner Hamilton: Stated any applicant has to go through the entire process and the
decision we make here does not affect anything subsequent. This request is unique and is does
not set a precedence.
Community Development Director Darcy Smith: Responded that is correct and pointed out the
findings for the CUP which are site specific.
Public Comment Closed Commissioner Johnson: Stated that adding this application request would not impact our
community. She supports the application. She does not support the time limitation.
Vice Chair Lagacè: Asked staff to confirm that Commissioners must evaluate the application
pursuant to the applicable findings.
Community Development Director Darcy Smith: Confirmed Vice Chair Lagacè statement.
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Motion to approve Use Permit 18-029 based on Findings 1-5 and subject to Conditions of
Approval 1-12.
Commissioners Johnson / Lagacè
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Bayhill Center including corporate offices, restaurants with
beer, wine, and spirit sales and other uses. Within the context, the proposed project is compatible
with the surrounding uses. The proposed alcohol sales would be confined to the dining area
within the existing cafe and outdoor seating area, and patrons would not be permitted to take the
alcohol off the premises as per the conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
The sale of beer and wine will be conducted in conjunction with the cafe whose hours of
operation will be 7.00 a.m. to 10.00 p.m. daily. The proposed sale of beer and wine is not
expected to result in repeated nuisance activities. If nuisance activities associated with the sale of
alcoholic beverages result, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review, if he/she finds that the use is negatively
impacting the surrounding neighborhood or creating other concerns. Therefore, if any unforeseen
impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
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4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a corporate office building with proposed beer and
wine sales is compatible with surrounding uses, which include other restaurants, retail stores, and
similar uses. The closest residential neighborhood is across San Bruno Avenue West.
The proposed sale of beer and wine is not expected to result in repeated nuisance activities. If
nuisance activities associated with the sale of alcoholic beverages result, the Community
Development Director has the ability to call this use permit back to the Planning Commission for
review, if he/she finds that the use is negatively impacting the surrounding neighborhood or
creating other concerns. Therefore, if any unforeseen impacts occur, the use can be further
reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
The subject property is located in census tract 6041.02 which does not have a 20% greater
number of reported crimes within the boundaries of the city nor an Undue Concentration of onsale licenses. Granting this license would result in 10 on sale- licenses within the census tract.
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 18-029 shall not be
valid for any purpose. Use Permit 18-029 shall expire one (1) year from the date of approval
unless the plan is executed.
2. Use Permit 18-029 shall be operated by the owner and any successor in interest, according to
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plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 7.00 a.m. to 10:00 p.m. daily. Any changes from the
hours of operation shall require prior authorization of the Community Development Director.
Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The restaurant operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
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B.

533 San Mateo Avenue (APN: 020-143-170)

Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 42
ABC license in conjunction with an art studio, d.b.a. “Pinot’s Palette”, per Section
12.84.210 and 12.96.120.C of the San Bruno Municipal Code. Stacey Warren, (Applicant),
Fareeda Christ (Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 19-001 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Applicant Stacey Warren: Introduced herself as the business owner. Her business is a painting
event with an art instructor who helps create the art work. There are three rules paint, drink, and
have fun.
Public Comment – none - Public Comment Closed Commissioner Hamilton: Commented this is the type of business we are trying to attract to our
downtown.
Commissioner Johnson: Asked the applicant if she intends to have any daytime events.
Applicant Stacey Warren: Responded the franchise recommends to build up demand with these
hours and then gradually expand the hours.
Commissioner Johnson: Asked the applicant if an earlier afternoon time would be better.
Applicant Stacey Warren: Responded she does not know the optimal hours of operation but other
studios operate from 7:00pm to 9:00pm.
Commissioner Johnson: Explained to the applicant that if she desires more hours she should
request it now so she does not need to come back to the Commission to request expanded hours
of operation.
Community Development Director Darcy Smith: Explained that the hours of operation were set by
the applicant’s proposal. She agrees that if an earlier start time is desired it would be better to
memorialize that now. Staff is not opposed to an earlier start time.
Commissioner Johnson: Recommended hours of operation from 2pm to 11pm.
Applicant Stacey Warren: Stated that some classes could start at 1:00pm so a 12:30pm start time
would work for her purposes.
Commissioner Johnson: Added it is import to give you (applicant) latitude to be creative. She
confirmed the hours of operation from 12pm to 11pm, seven days a week.
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Chair Mason: Agreed with Commissioner Hamilton statement that this is the type of business we
are trying to promote in downtown. She thanked the applicant for investing in her hometown.
Motion to approve Use Permit 19-001 based on Findings 1-5 and subject to Conditions of
Approval 1-12. Amended allowing hours of operation of 12pm to 11pm seven days a week.
Commissioners Lagacè / Lethin
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Central Business District including restaurants with beer, wine,
and spirit sales, art shops and other uses. Within the context, the proposed project is compatible
with the surrounding uses. The proposed alcohol sales would be confined to the art class within
the studio area, and patrons would not be permitted to take the alcohol off the premises as per
the conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
The sale of beer and wine will be conducted in conjunction with the art studio whose hours of
operation will be permitted to be 12 p.m. to 11 p.m. everyday. The proposed sale of beer and
wine is not expected to result in repeated nuisance activities. If nuisance activities associated
with the sale of alcoholic beverages result, the Community Development Director has the ability
to call this use permit back to the Planning Commission for review, if he/she finds that the use is
negatively impacting the surrounding neighborhood or creating other concerns. Therefore, if any
unforeseen impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
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Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a commercial art studio with proposed beer and wine
sales is compatible with surrounding uses, which include other restaurants, retail stores, and
similar uses. The closest residential neighborhood is across Easton Avenue. The proposed sale
of beer and wine is not expected to result in repeated nuisance activities. If nuisance activities
associated with the sale of alcoholic beverages result, the Community Development Director has
the ability to call this use permit back to the Planning Commission for review, if he/she finds that
the use is negatively impacting the surrounding neighborhood or creating other concerns.
Therefore, if any unforeseen impacts occur, the use can be further reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
Although the project site is located in a crime-reporting district that has a greater number of
reported crimes in a geographical area within the boundaries of the City than the average number
of reported crimes in the City, the restaurant is located in a commercial area which typically has a
greater concentration of businesses than non-commercial or residential districts. A large
percentage of the crimes reported are not related to alcohol use but are related to the commercial
uses typical of a district with greater variety and intensity of uses. Staff acknowledges that this
use, with this small-scale art studio franchise having all glass exterior windows open to the public
view, and interior security cameras will have reduced concerns. Should nuisance concerns result
from this activity, the Community Development Director has the ability to call this use permit back
to the Planning Commission for review. Therefore, should unforeseen negative impacts occur,
the permit may be revoked.
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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 19-001 shall not be
valid for any purpose. Use Permit 19-001 shall expire one (1) year from the date of approval
unless the plan is executed.
2. Use Permit 19-001 shall be operated by the owner and any successor in interest, according to
plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 12:00 p.m. to 11:00 p.m. everyday. Any changes
from the hours of operation shall require prior authorization of the Community Development
Director. Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The business operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
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Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
C. 741 San Mateo Avenue (APN: 020-121-340)
Request for a Use Permit to allow alcohol beverage (beer and wine) sales with a Type 41
ABC license in conjunction with a restaurant, d.b.a. “JC Bruno”, per Section 12.84.210 and
12.96.120.C of the San Bruno Municipal Code. Hilmar Morales, (Applicant and Owner).
Associate Planner Ami Upadhyay: Presented Staff Report.
Staff recommends that the Planning Commission approve Use Permit 19-003 based on
Findings 1-5 and Conditions of Approval 1-12.
Questions for Staff
Applicant Al Tobar: Introduced himself as the maître’d. They are asking for an ABC license
because it complements the food they serve.
Chair Mason: Asked if the restaurant is still reservations only.
Applicant Al Tobar: Responded the restaurant accepts walk-ins now and plans to expand to more
days.
Public Comment –
Steven Seymour: Spoke in support of the project.
San Bruno Resident: Spoke in support of the project.
Sandra Parris Vargas: Spoke in support of the project.
Public Comment Closed Commissioner Johnson: Asked the applicant if he was interested in expanded hours and more
days.
Applicant Al Tobar: Responded we are starting slow and eventually open for lunch and six days a
week.
Commissioner Johnson: Encouraged the applicant to request expanded hours of operation.
Applicant Al Tobar: Confirmed that expanded hours could be beneficial for his business.
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Commissioner Johnson: Asked staff if the Commission could expand the hours of operation for
the business.
Community Development Director Darcy Smith: Responded you can make this as broad as you
can, based on the information. There are no major police issues with this restaurant. The
condition of approval should reflect where the business wants to be in a few years. These are
binding and run with the property for the life of the restaurant. This case would warrant the
broader hours and days.
Commissioner Johnson: Recommended expanding the hours of operation is to 7a.m. to 11p.m.
seven days a week.
Chair Mason: Asked if the license would allow the applicant to serve alcohol outside within the
parking area on occasion.
Applicant Al Tobar: Explained his future plans are to have a band outside.
Community Development Director Darcy Smith: Explained the “premises” is defined as the
restaurant inside. On site plan sheet A1, the area adjacent to the restaurant, is required parking
and ADA access which cannot be blocked or temporarily removed. So for now the license would
apply to serving alcohol inside the building.
Chair Mason: Asked staff if the Commission could expand the definition of “premises” to include
the entire property (outside).
Community Development Director Darcy Smith: Responded there is no ability to accommodate
any outside seating or use of that outdoor space so alcohol sales are limited to inside the
building. In the future the applicant would go back to ABC and then an amendment to the
conditional use and then back to the Commission.
Chair Mason: Asked the applicant on Exhibit C fourth paragraph it states “we offer no
entertainment or late hours”. Would you like to correct this?
Applicant Al Tobar: Responded yes, we are looking to bring in a Spanish guitar player in the
future for entertainment.
Motion to approve Use Permit 19-003 based on Findings 1-5 and subject to Conditions of
Approval 1-12 with amendment to increase the hours to seven days a week Sunday
through Saturday, 7 A.M. to 11 P.M.
Commissioners Lethin / Hamilton
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0
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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. The activity or use does not jeopardize, endanger or result in adverse effects to the
health, peace or safety of persons residing or working in the surrounding area.
(SBMC 12.84.210.B.1)
There are multiple uses within the Commercial Zoning District. Also, the site is adjacent to the
Central Business District, which has various uses including restaurants with beer, wine, and spirit
sales and other uses. Within the context, the proposed project is compatible with the surrounding
uses. The proposed alcohol sales would be confined to the dining area within an existing
restaurant, and patrons would not be permitted to take the alcohol off the premises as per the
conditions of approval.
2. The activity or use does not result in repeated nuisance activities or police
interventions within the premises or in close proximity of the premises, including
but not limited to criminal activities, disturbance of the peace, illegal drug activity,
public drunkenness, drinking in public, harassment of passersby, gambling,
prostitution, sale of stolen goods, public urination, theft, assaults, batteries, acts of
vandalism, excessive littering, loitering, graffiti, illegal parking, excessive loud
noises, especially in the late night or early morning hours, traffic violations, curfew
violations, lewd conduct, or police detentions and arrests. (SBMC 12.84.210.B.2)
His sale of beer and wine will be conducted in conjunction with the restaurant whose hours of
operation will be 7 a.m. to 11.00 p.m. everyday. The proposed sale of beer and wine is not
expected to result in repeated nuisance activities. If nuisance activities associated with the sale of
alcoholic beverages result, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review, if he/she finds that the use is negatively
impacting the surrounding neighborhood or creating other concerns. Therefore, if any unforeseen
impacts occur, the use can be further reviewed.
3. The activity or use does not result in violations to any applicable provision of any
other city, state, or federal regulation, ordinance or statute. (SBMC 12.84.210.B.3)
By obtaining this Use Permit, and, subsequently, obtaining approval from the State Department of
Alcohol and Beverage Control, the applicant will be in compliance with local and state
regulations. As required by the local and state law, the City will issue a “need and necessity”
letter to the Department of Alcohol and Beverage Control upon approval of this Use Permit.
4. The upkeep and operating characteristics of the activity or use are compatible with
and will not adversely affect the livability or appropriate development of abutting
properties and the surrounding neighborhood. (SBMC 12.84.210.B.4)
As stated above, the use of the property as a restaurant with proposed beer and wine sales is
compatible with surrounding uses, which include other restaurants, retail stores, and similar uses.
The closest residential neighborhood is across Mills Avenue.
The alcohol sales are not intended to be the primary source of income for the operator but as a
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way to increase the pleasure of the dining experience and to increase sales. As stated above, the
use of the property as a restaurant with beer and wine sales is compatible with surrounding uses,
which include other restaurants, retail stores, hotels, and other similar uses. The proposed sale of
beer and wine is not expected to result in repeated nuisance activities. If nuisance activities
associated with the sale of alcoholic beverages result, the Community Development Director has
the ability to call this use permit back to the Planning Commission for review, if he/she finds that
the use is negatively impacting the surrounding neighborhood or creating other concerns.
Therefore, if any unforeseen impacts occur, the use can be further reviewed.
5. The applicant for a liquor license receives a Letter of Public Convenience or
Necessity issued by the City of San Bruno for an application which would tend to
create a law enforcement problem, or if issuance would result in or add to an
“Undue Concentration” of licenses, required due to either of the following
conditions:
a. The applicant premises are located in a crime reporting district that has a
twenty percent greater number of reported crimes in a geographical area
within the boundaries of the city than the average number of reported crimes
as determined from all crime reporting districts within the jurisdiction of the
San Bruno Police Department that are identified by the department in the
compilation and maintenance of statistical information on reported crimes
and arrests. (SBMC 12.84.210.5.a)
b. The applicant premises are located in an area of Undue Concentration, which
is defined to exist when an original application or premises-to-premises
application is made for a retail on-sale license in a census tract where the
ratio of existing on-sale retail licenses to population in the census tract
exceeds or will exceed the ratio of retail on-sale licenses to population in San
Mateo County. (SBMC 12.84.210.5.b)
Although the project site is located in a crime-reporting district that has a greater number of
reported crimes in a geographical area within the boundaries of the City than the average number
of reported crimes in the City, the restaurant is located in a commercial area which typically has a
greater concentration of businesses than non-commercial or residential districts. A large
percentage of the crimes reported are not related to alcohol use but are related to the commercial
uses typical of a district with greater variety and intensity of uses. Staff acknowledges that this
use, with this small-scale French restaurant having all glass exterior windows open to the public
view, and total seven security cameras will have reduced concerns. Should nuisance concerns
result from this activity, the Community Development Director has the ability to call this use
permit back to the Planning Commission for review. Therefore, should unforeseen negative
impacts occur, the permit may be revoked.
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 19-003 shall not be
valid for any purpose. Use Permit 19-003 shall expire one (1) year from the date of approval
unless the plan is executed.
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2. Use Permit 19-003 shall be operated by the owner and any successor in interest, according to
plans approved by the Planning Commission on March 19, 2019, 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. The applicant shall continue to conduct regular maintenance of the site to maintain the
premises and remove debris and litter at the front, and rear of the building.
4. The hours of operation shall be limited to 7:00 a.m. to 11.00 p.m. everyday. Any changes
from the hours of operation shall require prior authorization of the Community Development
Director. Any change that results in a later closing time shall also require review by the Police
Department.
5. 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
for the graffiti removal.
6. The Community Development Director may call this Conditional Use Permit 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.
7. The restaurant operator shall ensure that garbage and recyclables are properly stored inside
the appropriate garbage enclosure.
8. All signs shall be approved by the Planning Division under a separate application and must
comply with Fire Department Conditions of Approval. Signs shall be installed prior to Final
Inspection.
9. The applicant must obtain an A.B.C. license to sell alcohol (beer and wine), on the premises
and comply with all their rules and regulations.
10. The applicant shall provide the signed copy of the Summary of Hearing to the Alcohol,
Beverage and Control Board (ABC). The signed summary of hearing will serve as the Letter of
Public Convenience of Necessity as required by the ABC.
11. Consumption of alcoholic beverages shall only occur on the premises, and patrons are not
permitted to leave the premises with alcohol.
12. The applicant shall submit a business license application with the Finance Department if they
have not already done so.
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D. 500 Sylvan Avenue (APN: 014-314-220)
Request for a Zoning District Amendment to establish a Planned Development District,
Planned Development Permit, Architectural Review Permit, Conditional Use Permit, and
CEQA conformity determination to allow construction of a new three-story, multi-family
residential building containing nine dwelling units and 14 total parking spaces, pursuant
to Section 12.136, 12.96.190, 12.108, and 12.96.120 of the San Bruno Municipal Code. Alan
William Coon (Applicant), Suresh Gandhi (Owner). PD18-001, PDP18-001, AR18-002, UP18012.
Associate Planner Matt Neuebaumer: Presented Staff Report.
Project Architect Allen Coon: Presented Architectural Elements of the Project.
Staff recommends the Planning Commission adopt Resolution 2019-01 recommending a
Zoning District Amendment to establish a Planned Development District, and Resolution
2019-02 recommending approval of a Planned Development Permit, Architectural Review
Permit, and Conditional Use Permit, based on Findings 1-21 and subject to all conditions
of approval listed in Exhibit A of Resolution 2019-02, and forward to the City Council.
Questions for Staff
Commissioner Johnson: Commented all the adjustments by the Architectural Review Committee
were made and you have done an excellent job.
Chair Mason: Asked the applicant when he submitted the application for review.
Project Architect Allen Coon: Responded about two years ago.
Public Comment –
Russell Stein: Spoke in opposition to the project.
Chair Mason: Asked staff can the applicant add a loft to the project after Commission approval.
Associate Planner Matt Neuebaumer: Responded the project will require to be submitted to the
Building Division and planning staff will review for consistency with the approvals. If it is not
consistent then it would go back to the Commission for review.
Commissioner Hamilton: Asked staff why the project has 14 parking spaces when 16 parking
spaces are required.
Community Development Director Darcy Smith: Responded there are no codified parking
standards that apply to this project because it is a planned development project and parking is set
for each project. The City Council reviewed revised parking standard for the Transit Corridors
Plan area in January but they were not codified at that time. Staff is working on the Zoning Code
amendments,
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Chair Mason: Asked staff if the developer could be required to have bicycle stalls and extra two
spaces for motorcycles.
Associate Planner Matt Neuebaumer: Responded the applicant is proposing both long term and
short term bike parking in the project.
Chair Mason: Asked staff to identify the bike parking in the plans.
Associate Planner Matt Neuebaumer: Referred to sheet A1 for the location of the bike parking.
Chair Mason: Asked staff for clarification on the difference between short-term and long-term bike
parking.
Associate Planner Matt Neuebaumer: Responded they are considered short term because they
are not fully enclosed compared to the long term bike parking which is fully enclosed and only for
the residents.
Chair Mason: Commented why not call it long term if it’s going to be for the life of the property.
Community Development Director Darcy Smith: Responded it is short term because it is for
guests, unenclosed and is accessible from the public sidewalk. It is the duration of usage not life
of the project.
Chair Mason: Asked staff if the short-term spaces could be removed after the construction.
Community Development Director Darcy Smith: Responded short term is accessible from the
right-of-way and meant for guests. Staff can re-label the bike parking guest bike parking and
resident bike parking for clarity.
Chair Mason: Stated her preference for the relabeling of the spaces.
Community Development Director Darcy Smith: Made clear the codified language for bike parking
is short term and long term.
Chair Mason: Asked staff if the project will be subject to the new development impact fees.
Community Development Director Darcy Smith: Responded this project was in the pipeline so
this project could enter into a contract or development agreement to determine the fee
applicability.
Chair Mason: Asked staff if the project is subject to inclusionary or affordable housing
requirements.
Community Development Director Darcy Smith: Responded this project will pay the affordable
housing impact fee under the current affordable housing ordinance.
Chair Mason: Asked staff if the project is subject to the Parkland Dedication Ordinance.
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Community Development Director Darcy Smith: Explained the Parkland Dedication Ordinance
only applies only to ownership or subdivision projects. This is a rental or apartment project which
does not apply.
Motion to adopt Resolution 2019-01 recommending a Zoning District Amendment to
establish a Planned Development District, and Resolution 2019-02 recommending
approval of a Planned Development Permit, Architectural Review Permit, and Conditional
Use Permit, based on Findings 1-21 and subject to all conditions of approval listed in
Exhibit A of Resolution 2019-02, and forward to the City Council.
Resolution 2019-01
Commissioner Johnson
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

Resolution 2019-02
Commissioner Lagacè
VOTE:
AYES:
NOES:
ABSTAIN:

6-0
Commissioners Biasotti, Hamilton, Johnson, Lagacè, Lethin, Mason
0
0

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.
Use Permit Findings
Findings for Approval
In order to recommend approval of the Zoning District Amendment to establish a Planned
Development District, Planned Development Permit, Architectural Review Permit, and Conditional
Use Permit, the Planning Commission must make the following findings. The required findings
are in bold followed by staff’s analysis basis for the findings.
With respect to CEQA Determination, pursuant to CEQA Guidelines §15162, §15163, and
§15164, the Planning Commission finds:
1.
The proposed project will have a less-than-significant impacts with implementation
of mitigation measures identified in the 2013 Certified Transit Corridors Plan EIR.
The project is located within the Transit Corridors Plan (TCP) area. A Program Environmental
Impact Report (EIR) and Mitigation Monitoring and Reporting Program were prepared for the TCP
and was adopted by the City Council on February 12, 2013. The property was analyzed in the
18

TCP EIR at a programmatic level, with potential impacts identified and mitigations applied in the
program EIR to avoid or reduce potentially significant impacts. An Initial Study/Environmental
Checklist was prepared which confirmed that the proposed project would not result in any new or
substantially more severe significant environmental effects than those analyzed in the TCP EIR
document. Accordingly, the previously certified Transit Corridors Plan EIR adequately describes
the proposed project for the purposes of CEQA. Under California Environmental Quality Act
(CEQA) Guidelines sections 15168 (Program EIR), 15162 (Subsequent EIRs and Negative
Declarations), and 15183 (Projects Consistent with a Community Plan or Zoning), subsequent
individual projects can utilize a previously certified program EIR if all potentially significant
environmental impacts of the proposed individual project: (1) have been previously identified
(i.e., are not new) and are not substantially more severe than those identified in the previous EIR,
(2) have been avoided or mitigated to the extent feasible as a result of the previous EIR, and (3)
have been examined in sufficient detail in the previous EIR to enable those impacts to be avoided
or mitigated by the mitigations in the EIR, site-specific project revisions, or the imposition of
uniformly applicable development policies. If these conditions are met, then the City can approve
the individual project as within the scope of the previously adopted EIR, and no additional
environmental document is required.
With respect to the Zoning District Amendment to establish a Planned Development District,
the Planning Commission finds:
2.

That said amendment is in general conformance with the general plan and that the
public convenience and general welfare require adoption of the proposed
amendment. (SBMC 12.136.020)

The property has a General Plan Land Use Designation of Transit Oriented Development. The
Transit Oriented Land Use Designation permits a variety of uses, including: retail sales; eating
and drinking establishments; personal and business services; and residential uses. The
proposed nine unit multi-family residential building is consistent with the Transit Oriented
Development General Plan Land Use Designation. Therefore, staff finds that the proposed
project is consistent and is in general conformance with the General Plan.
3.

The proposed P-D District Zoning Change can be substantially completed within the
time schedule submitted by the applicant (SBMC 12.96.190.H.1);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
Development Permit to allow the construction of a 3-story, 38’-4” tall, multi-family residential
building with nine dwelling units, and 14 total parking spaces. As a condition of approval,
Planned Development Permit PDP18-001, Architectural Review permit AR18-002, and
Conditional Use Permit UP18-012 shall expire if a building permit is not obtained within one (1)
year of the effect date of the associated Ordinance. As such, staff finds that the P-D District can
be substantially completed with a reasonable time and this finding can be made.
4.

Each unit of development, as well as the total development, can exist as an
independent development capable of creating an environment of sustained
desirability and stability or adequate assurance that such objective will be attained
(SBMC 12.96.190.H.2);

The development of the proposed multi-family residential building would exist as one independent
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development. The use includes parking and site improvements.
5.

The land uses proposed will not be detrimental to the present or potential
surrounding uses but will have a beneficial effect which would not be achieve
through other districts (SBMC 12.96.190.H.3);

The subject property is 7,364 square feet in area and is located on the northwest corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. The site is within the Transit Corridors Plan
(TCP), Central Business District Character Area, which allows a much higher density
development and height than what is allowed per the R-2 Low Density Residential zoning district.
However, the Zoning Code has not been updated to allow seamless implementation of the TCP
and the Planned Development District is one of the few tools available in the Zoning Code that
offers enough flexibility to implement the TCP. The proposed PD district would reflect the vision
of the TCP by providing a high density, multi-family building, while improving an underutilized site
that has remained vacant for several years.
The General Plan designation for the site is Transit Oriented Development (TOD). The proposed
P-D District would be consistent with the TOD designation. Therefore, the P-D District would not
be detrimental to the present or potential surrounding uses, but will have a beneficial effect which
would not be achieved through other districts.
6.

The streets and thoroughfares proposed are suitable and adequate to carry
anticipate traffic, and increased densities will not generate traffic in such amounts
as to overload the street network outside the P-D District (12.96.190.H.4);

Trip generation calculations (which relied on common trip generation rates from the Institute of
Transportation Engineers [ITE] Trip Generation Manual, 9th Edition), indicated that the project
would be expected to generate a total of 54 trips per day that could be added to local roads.
During the AM peak hour, a total of five trips are expected. During the mid-day peak hour a total
of four trips are expected. During the PM peak hour a total of six trips are expected. Lastly,
during the weekend peak hour a total of five trips are expected. Staff finds that the traffic
generated by this proposed development will not have a significant impact on the surrounding
intersection; therefore, the streets and thoroughfare are suitable and adequate to carry
anticipated traffic, and increased densities will not generate traffic in such amounts as to overload
the street network outside the P-D District.
7.

Any proposed commercial development can be justified economically at the
location proposed and will provide adequate commercial facilities for the area
(SBMC 12.96.190.H.5);

The proposed multi-family building contains nine residential units and does not incorporate a
commercial component.
8.

Any exceptions from the standard district requirements are warranted by the design
of the project and amenities incorporated in the development plan (SBMC
12.96.190.H.6);

As part of the P-D zoning change the applicant is requesting the approval of a Planned
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Development Permit to allow for the construction of a new three-story multi-family building,
containing nine residential units on a 7,364 square foot lot. The current R-2 (Low Density) zoning
classification is not consistent with the Transit Corridors Plan Central Business Character area,
and would not allow for a nine unit multi-family building, as proposed. However, the Transit
Corridors Plan Central Business Character area would allow for a nine unit multi-family building.
Therefore, there is a need to establish a P-D Zoning District to allow for the proposed multi-family
residential use. Staff finds that the proposed Development Plan is consistent with the General
Plan Transit Oriented Development Land Use Designation, which allows for a variety of land
uses, including residential uses.
In terms of overall building form, staff finds that the proposed design respects the scale, form,
and development pattern of the existing residential uses found in the surrounding neighborhood.
Multi-family residential apartment buildings are located directly to the west, north, and east of the
subject site. As you travel in the northerly direction the neighborhood transitions to a low-density
residential district consisting of one and two-story single-family homes. A wide variety of land
uses are located to the south of the subject site, ranging from a City-owned parking lot, a singlefamily home, an office, and the Ramada Inn. The proposed project would be three-stories, with a
total height of 38’-4”, which is less than the four story, 55’-0” height limit outlined in the TCP’s
Central Business District (C-B-D) Character Area. Along the Sylvan Avenue frontage, the
building incorporates a 2’-6”stepback at the second and third floor levels, directly above the
garage entrance. Additionally, the second floor walkway that provides access to the residential
units, overhangs the Sylvan Avenue garage entrance by 4’-0”. Staff finds the second floor
walkway in conjunction with the stepback breaks up the overall mass and provides additional
articulation.
Additionally, the second and third floor levels along the east façade includes a 2’-0” projecting
element that provides additional architectural interest. The applicant has also incorporated a
trellis feature located directly above the Sylvan Avenue garage entrance, and a 1x6 projecting
trim element along the east, north, and west side elevation. The two balconies along the north
elevation, and the three individual landscaped lattices along the south elevation that would
include vines, also help break up the mass of the building.
9.

The area surrounding the development can be planned and zoned in coordination
and substantial compatibility with the proposed development and the P-D District
uses proposed are in conformance with the general plan of the city (SBMC
12.96.190.H.7);

The surrounding area contains uses compatible with the proposed use designation and proposed
use. The area surrounding the development has already been developed with other residential
uses. Specifically, multi-family residential apartment buildings are located directly to the west,
north, and east of the subject site.
With Respect to the Planned Development Permit, the Planning Commission finds:
10.

The Planned Development Permit is consistent with the previously approved
development plan (SBMC 12.96.190.I.4);

The Planned Development Permit provides the details of the applicant’s proposal. The
Development Plan is proposed to be consistent with the proposal. Therefore, if the Development
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Plan is approved, the Planned Development Permit would be consistent with it.
With respect to the Architectural Review Permit, the Planning Commission finds:
11.

That the location, size and intensity of the proposed operation will not create a
hazardous or inconvenient vehicular or pedestrian traffic pattern, taking into
account the proposed use as compared with the general character and intensity of
the neighborhood. (SBMC 12.108.040.A)

The applicant proposes to construct a three-story multi-family residential building with a total of
nine units. A total of 14 parking spaces would be provided on-site on the ground floor level. Two
residential driveways would provide vehicular access to the ground floor parking area.
Specifically, the Sylvan Avenue driveway provides access to 11 of the 14 on-site parking spaces,
while the Green Avenue driveway provides access to the three additional on-site parking spaces.
Pedestrian access to the building is provided through four separate entrances. The main
entrance and lobby would front onto Sylvan Avenue. Access to the lobby area is also achieved
via a secondary entrance located within the parking area on the ground floor level. Lastly, two
external stairways would provide direct access to the residential units located on the second and
third floor levels. The site is adjacent to other multi-family residential buildings. Staff finds that
the vehicular and pedestrian traffic pattern associated with the proposed project would be
consistent with the adjacent multi-family residential developments.
12.

That the accessibility of the off-street parking areas and the relation of parking
areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses. (SBMC 12.108.040.B)

A total of 14 parking spaces would be provided with the project on the ground floor level. 10
parking spaces would be located in the garage accessed via the driveway along Sylvan Avenue.
Three parking spaces would be accessed via the driveway along Green Avenue. An additional
parking space would be provided along the Sylvan Avenue frontage directly to the east of the
driveway along Sylvan Avenue. Both driveways would allow for two automobiles to pass one
another at the same time. Staff finds that the accessibility of the off-street parking areas and the
relation of parking areas with respect to traffic on adjacent streets will not create a hazardous or
inconvenient condition to adjacent or surrounding uses.
13.

That sufficient landscape areas have been reserved for the purposes of separating
or screening service and storage areas from the street and adjoining building sites,
breaking up large expanses of paved areas, and separating or screening parking
areas from the street and adjoining building areas from paved areas and to provide
access from buildings to open areas. In addition, that adequate guarantees are
made, such as the filing of a performance bond, to insure maintenance of
landscaped areas. (SBMC 12.108.040.C)

A variety of drought tolerant trees, shrubs, ground covers, and vines are proposed throughout the
entire site. Specifically, the landscaping includes two different variety of trees, eight different
shrubs, five different ground covers, and two different vines. A total of two existing heritage trees
(Hollywood Junipers) would be removed as a result of the proposed project. The San Bruno
Municipal Code requires that any heritage tree removed shall be replaced with either two 24” box
size trees, or one 36” box size trees. The applicant is electing to install six, 24” box trees, which
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exceeds Municipal Code requirements. Condition of Approval II-7 requires the applicant to
prepare a property maintenance and management plan that addresses a variety of matter
(general cleaning of litter and debris on-site, maintenance of all exterior building materials, etc.)
including the maintenance of all landscaping.
14.

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 building is less than the Transit Corridors Plan Central Business District’s height
limit of 55’-0”. Additionally, the building has a left side setback of 3’-0” and a rear setback of 10’0” Staff finds that the proposed development would be consistent with the design and scale of the
adjacent multi-family residential buildings and would not interfere with access to light and air for
neighboring properties.
15.

That the improvement of any commercial or industrial structure, as shown on the
elevations as submitted, is not detrimental to the character or value of an adjacent
residential district. (SBMC 12.108.040.E)

The subject property is located on the northwest corner of Sylvan Avenue and Green Avenue and
is located within the Transit Corridors Plan Central Business District Character area. The
proposed multi-family project includes a total of nine residential units, and does not contain a
commercial/industrial component. Multi-family residential apartment buildings are located directly
to the west, north, and east of the subject site. As you travel in the northerly direction the
neighborhood transitions to a low-density residential district consisting of one and two-story
single-family homes. A wide variety of land uses are located to the south of the subject site,
ranging from a City-owned parking lot, a single-family home, an office, and the Ramada Inn. The
proposed project would not be detrimental to the adjacent residential district and would provide
nine housing units and new residents and customers for businesses in the downtown.
16.

That the proposed development will not excessively damage or destroy natural
features, including trees, shrubs, creeks and rocks, scenic corridors, and the
natural grade of the site. (SBMC 12.108.040.F)

The subject property is currently developed with a vacant building that was previously used as a
dental office for many years. The remainder of the lot consist of asphalt paving, with some
landscaping located along a portion of the Sylvan Avenue and Green Avenue frontage. A total of
two existing heritage trees (Hollywood Junipers) would be removed as a result of the proposed
project. The San Bruno Municipal Code requires that any heritage tree removed shall be
replaced with either two 24” box size trees, or one 36” box size trees. The applicant is electing to
install six, 24” box trees, which exceeds Municipal Code requirements. The site does not contain
any creeks or scenic corridors. The proposed development therefore will not damage or destroy
any natural features.
17.

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
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of investment or occupation in the neighborhood (SBMC 12.108.040.G)
The proposed exterior material, landscaping, and overall building design are of a high quality and
will enhance the overall appearance of the surrounding neighborhood.
18.

That the proposed development is consistent with the general plan. (SBMC
12.108.040.H)

The property is located in the Transit Oriented Development land use classification. The Transit
Oriented land use classification permits a variety of uses, including: retail sales; eating and
drinking establishments; personal and business services; and residential uses. The proposed
nine unit multi-family residential structure is consistent with the General Plan.
With respect to the Conditional Use Permit, the Planning Commission finds:
19.

Will not under the circumstances of the particular case, be detrimental to the health,
safety, morals, comfort and general welfare of the person residing or working in the
neighborhood or such proposed use. (SBMC 12.112.050.B.1)

The General Plan and Transit Corridors Plan allow residential uses on the ground floor level of all
streets in the downtown, except San Mateo Avenue. A conditional use permit is required
because the project includes one residential unit on the ground floor level, which is located on the
corner of Sylvan Avenue and Green Avenue. Staff finds that the project will blend in with the
surrounding environment, which includes a variety of land uses. Specifically, multi-family
residential apartment buildings are located directly to the west, north, and east of the subject site.
As you travel in the northerly direction the neighborhood transitions to a low-density residential
district consisting of one and two-story single-family homes. A wide variety of land uses are
located to the south of the subject site, ranging from a City-owned parking lot, a single-family
home, an office, and the Ramada Inn. The Transit Corridors Plan
20.

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 subject property is approximately .17 acres in area (7,364) and is located on a feeder street
within the Transit Corridors Plan Central Business District Character Area on the corner of Sylvan
Avenue and Green Avenue. The site is currently developed with a vacant building that was
previously used as a dental office for many years. In the past there has been Code Enforcement
related activities related to overgrown weeds and trash located on-site. The project includes one
residential unit on the ground floor level, which triggers the need for a conditional use permit.
The project is surrounded by a variety of land uses, including other residential uses that have
units on the ground floor level. Staff finds that the incorporation of a ground floor unit will not be
injurious or detrimental to property and improvement in the neighborhood or to the general
welfare of the city. By incorporating the ground floor the unit the proposed project will blend in
with surrounding residential uses. Additionally, the incorporation of an additional unit on the
ground floor level will result in additional foot traffic in the surrounding downtown environment,
which will benefit all commercial businesses.
21.

Will not be inconsistent with the general plan. (SBMC 12.112.050.B.3)
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The property has a General Plan Land Use Designation of Transit Oriented Development, which
permits a variety of uses, including: retail sales; eating and drinking establishments; personal and
business services; and residential uses. The proposed nine unit multi-family residential structure
is consistent with the General Plan.
E. Draft Small Wireless Facility Ordinance and Design and Siting Guidelines, and
Engineering Design Standards.
Receive report, take public testimony, and provide feedback to staff on Draft Small
Wireless Facility Ordinance amending Title 8 (Streets, Sidewalks, and Rights-of-Way) of
the San Bruno Municipal Code and accompanying Draft Resolution Adopting Design and
Siting Guidelines, Engineering Design Standards, and Standard Conditions of Approval
for Small Wireless Facilities in the Public Right-of-Way and Within Utility Easements in
Public and Private Properties.
Community Development Director Darcy Smith: Introduced item to request to receive the report,
to take public testimony, and provide feedback to staff to two different items. The first is the draft
small wireless facility ordinance. The second is the resolution that has three main components;
design and siting guidelines, the engineering design standards, and standard conditions of
approval apply to small wireless facilities.
Senior Planner Michael Smith: Noted he receive and email and provided commissioners with a
copy then presented the Staff Report.
Staff recommends that the Planning Commission provide feedback to staff on the
proposed draft Ordinance and Resolution for consideration by the City Council. As this
proposed Ordinance is included in Title 8 of the City’s Municipal Code and not the Zoning
Code, the Planning Commission will provide feedback only on this item.
Questions for Staff
Commissioner Lethin: Asked staff, should the lawsuit against the FCC be found in our favor, can
we amend this ordinance to be regain local control. If so, what will the effect be on any
applications that have been granted and installed? Can we require the facilities to be removed?
City Attorney Marc Zafferano: Responded yes if the courts rule in favor of the coalition of cities.
The City Council can amend the ordinance at any time. Staff and outside counsel did keep in
mind when drafting the ordinance and resolution that the city should not violate state or federal
law as they exists now. In terms of whether a new ordinance would retroactively apply to existing
installations, generally the answer is no.
Commissioner Lethin: Asked staff whether multiple facilities could be on opposite sides of the
same commercial or public building.
Senior Planner Michael Smith: Responded there is a recommendation that the facilities be placed
300 ft. away from each other.
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City Attorney Marc Zafferano: Added this ordinance does not apply on private property. It only
applies to facilities in the public right-of-way.
Commissioner Lethin: Asked staff if the City can require the facilities to be farther apart without
encountering a lawsuit.
City Attorney Marc Zafferano: Responded per our outside counsel, her recommendation was 300
ft. The farther distance the carriers will argue with an effective prohibition of service.
Commissioner Lethin: Asked staff if the City can require facilities to be placed at a minimum
distance from residences without encountering a lawsuit.
City Attorney Marc Zafferano: Responded short answer is no. The reason is because there are
no locations outside of the public right-of-way.
Commissioner Lethin: Asked staff why a 10-year permit term was recommended.
City Attorney Marc Zafferano: Responded this was a suggestion of our outside counsel who
found a provision in the public utilities code. It says that the city can limit these facilities to 10
years.
Commissioner Lethin: Asked staff if the ordinance would result in the over building of
infrastructure.
City Attorney Marc Zafferano: Responded for this provision it ensures that carriers don’t collect
approvals and do nothing.
Commissioner Lethin: Asked staff how will the city monitor and know if facility is abandoned.
City Attorney Marc Zafferano: Responded we don’t have an obvious answer but we can require
the carriers to tell us when a facility is abandoned.
Commissioner Biasotti: Asked staff if we can require a greater public notification requirement than
300 feet.
City Attorney Marc Zafferano: Responded for the city standpoint both for legal defensibility and
also for public certainty in the process that the city not apply an adhoc number of different
notification distances to different kinds of projects.
Commissioner Biasotti: Asked staff to clarify the indemnity requirement.
City Attorney Marc Zafferano: Responded that is a standard provision of all of our conditions of
approval. The carrier is required to defend and indemnify the city to cover all of the city’s
expenses.
Commissioner Biasotti: Noted that a member of the public could sue the city and the service
provider would have to cover the expenses of the attorney and also the liability.
City Attorney Marc Zafferano: Responded that is correct.
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Commissioner Hamilton: Stated the public notification requirement should match the effective
range of the facility.
City Attorney Marc Zafferano: Responded staff will go back to our outside counsel to determine if
we can increase the range of the notification requirement.
Commissioner Hamilton: Commended staff and departments for the short turnaround of
presenting the ordinance before the commissioners.
Vice Chair Lagacè: Endorsed a 500ft public notification radius and commended staff and
departments for working with a lot of constraints.
Chair Mason: Agreed with the other commissioners about the increased notification radius. She
asked staff how the Commissioners comments and recommendations would be transmitted to the
City Council for consideration.
City Attorney Marc Zafferano: Responded staff will incorporate the Commission’s comments into
the public staff report that goes to the City Council for consideration of the ordinance and will
indicate how the staff is responding to those comments. Added this a document that is not yet
been finalized and staff is working to make it defensible.
Chair Mason: Noted she wanted to start with the staff report where the response to the planning
commissioners request on four items. The first is a follow up on the independent studies. The
request is to have the independent study done before the policy was written not contracted out.
The issue was at one of the ARC meetings where the consultant from one of the applicants was
also the hired consultant representing the city. We wanted to ensure an independent study was
done by an independent party.
Senior Planner Michael Smith: Asked for clarification on when this consultant conflict occurred.
Chair Mason: Added the name was not given. I just recognized him with the applicant.
Senior Planner Michael Smith: Responded I help staff administer the City’s RF peer review
process and there is only one outside consultant we use for these services and to my knowledge
that individual has never been present at any of the meetings.
Chair Mason: Added she spoke to former Director Woltering and he did agree the independent
consultant should not have been present at the ARC meeting. Just to be clear that is what was
requested not an independent consultant moving forward.
Community Development Director Darcy Smith: Responded staff is not familiar with the
consultant you are referring to. The city will be hiring a consultant that will contract directly with
the city. The consultant will be reviewing RF reports. The policy is when we hire a consultant is
that they cannot work for an applicant who is also doing business with the city.
Commissioner Lethin: Added she was at the ARC meeting and recalls Director Woltering
commenting on the presence of the City RF consultant at the meeting representing an applicant.
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Senior Planner Michael Smith: Asked if the individual was present at the October 2018 meeting
because the carrier(s) had several consultants present at this meeting.
Commissioner Lethin: Responded she does not recall the date.
Senior Planner Michael Smith: Added staff will do some research on the matter. The City has a
contract with Hammett and Edison and he has not seen Bill Hammett in any of the meetings.
Commissioner Lethin: Responded it was a familiar face to former Director Woltering but she did
not know the name of the consultant.
Vice Chair Lagacè: Stated she was present at the meeting and recalled it being the October 16th
2018 ARC meeting.
Senior Planner Michael Smith: Explained staff will look into it.
Chair Mason: Noted she went on their website and they represent all the carriers. She wants to
clarify the request. The other request was the current small wireless facility litigation with Verizon.
The response is a summary of what triggered the lawsuit. I do not want it to appear that the public
cannot appeal without fear of the city being in a lawsuit.
City Attorney Marc Zafferano: Responded he sees it differently. If the city had approved the
facility the carrier would not be complaining the ordinance was unlawful. The reason why the city
was sued is because City Council stood up to the carrier.
Chair Mason: Stated her agreement with the City Council’s decision on 123 Elm Avenue. The
unlawful denial to the Verizon application is a separate item in the lawsuit. The first item is the
city’s unlawful ordinance and then the summons and complaint states the process was too long.
City Attorney Marc Zafferano: Responded that is why we are proposing the ordinance in front the
commissioners. The City’s current wireless ordinance does not comply with the shot clocks.
Chair Mason: Acknowledged the draft ordinance restricts the city to what can reviewed pursuant
to the law. The issue was around whether the type of wireless facility can be determined by
neighborhood. Staff has chosen three designs from the 17 people that were present at the
meetings that will be applicable citywide.
Community Development Director Darcy Smith: Responded yes it was based upon public
feedback. She wanted to emphasize the ordinance and design guidelines are not restrictive and
are legally defensible.
Chair Mason: The final request was for an aerial map of all city school, federal and state
properties in San Bruno. The city’s response is the map is not available.
Senior Planner Michael Smith: Responded we have a zoning map showing open space districts
are in the city. He did not know how much that was going to drive a decision to place the facilities
only in those areas.
Chair Mason: The request for a map was to make sure that the City is accountable to the public.
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The public and the commission has requested the maps.
Senior Planner Michael Smith: Responded we do have a map on our website by zoning district
which has the location for all the open spaces. The limitation is the viewing of other structures the
city has that may not be on the map.
Vice Chair Lagacè: Asked staff if the has its own GIS technician.
Senior Planner Michael Smith: Explained the City uses a consultant for GIS services.
Chair Mason: Asked staff if the applicant pays for the RF peer review process.
Senior Planner Michael Smith: Responded yes.
Chair Mason: Asked staff if the rate is fixed.
Community Development Director Darcy Smith: Responded we are currently working on the fee
structure but we are allowed to capture full cost recovery.
Chair Mason: Asked staff why temporary small wireless facilities are limited to 50 feet in height
but all other small wireless facilities are limited to 35 feet in height.
Community Development Director Darcy Smith: Explained how the temporary small wireless
facility is different because it is not permanent. We can reduce the height of temporary wireless
facilities to be consistent with the height requirement for permanent wireless facilities.
Chair Mason: Stated her preference for both type of wireless facilities to be limited to 35 feet in
height. Commented on page eight of the staff report under standard conditions of approval, the
maintenance of the facility would put the responsibility on the carrier?
Senior Planner Michael Smith: Confirmed the carrier would be responsible for maintenance of the
facility.
Chair Mason: Asked if facility maintenance would be a condition of approval.
Senior Planner Michael Smith: Responded yes in the standard conditions of approval for
maintenance of the structure.
Commissioner Johnson: Added in the past maintenance was included in the standard conditions
of approval and was in writing.
Public Comment –
Leslie Emlay: Spoke in opposition of the item.
Alison Fox Mazzola: Spoke in opposition of the item.
Simon Mazzola: Spoke in opposition of the item.
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Russ Stines: Spoke in opposition of the item.
Eleni Tripsa: Spoke in opposition of the item.
Chuck Zelnik: Spoke in support of the item.
Commissioner Lethin: Stated she is trying to take a balanced approach to this matter while
looking out for the well-being of the whole San Bruno. She supports the noticing radius to match
the facility range. She wants an independent consultant to confirm the necessity for closing gaps
in coverage and who has knowledge of alternate potential sites and concealment techniques.
She prefers one antenna per structure. She thinks the side mounting design is unsightly. She
thinks the max. 20” diameter pole is not appropriate for a residential neighborhood. She is
comfortable with 35ft height limit but the 50ft temporary pole would be for emergency purposes
for broader coverage. The backup generator boxes are wise and okay for placement on larger
arterial streets.
Commissioner Johnson: Stated her support for Commissioner Lethin’s comments. She wants
consistency in the public notification and encouraged the public and commissioners to submit
their comments to staff.
Vice Chair Lagacè: Asked staff why the conditions of approval on page 11, item 5 maintenance
obligation it do not have a time requirement.
Senior Planner Michael Smith: Responded staff will work on the conditions of approval to ensure
they are consistent.
Vice Chair Lagacè: To improve public notification, she suggested an opt-in mailing list on the
website for small cell projects, a status page on the website to give updates on small cell
projects, and a post on Nextdoor when there is notifications.
Community Development Director Darcy Smith: Responded at this point we will take in all
suggestions and forward them to City Council.
Vice Chair Lagacè: Asked staff to explain the current practice for RF peer review.
Senior Planner Michael Smith: Responded staff uses an outside consultant as a peer review
process and they can calculate what the maximum RF frequency would be from the antennas.
Regarding the sentiment of moving small cell facility to Public Works to speed up the process it is
not the case. Staff chose to move these projects to Public Works because that Department
regulates the right-of-way.
Vice Chair Lagacè: Asked staff if the consultant measures the RF emissions at the site at any
point.
Senior Planner Michael Smith: Responded no, the consultants don’t visit the site because all
testing is done using computer modeling software which is the most accurate.
Commissioner Hamilton: Stated thank you for the explanation why it was move to Public Works.
My concern is that the application would not go through a body that does not have public
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meetings. He asked staff for clarification regarding the condition of approval number 23 public
noticing on page 18 of 21.
Senior Planner Michael Smith: Explained the public noticing requirement for condition of approval
number 23 is related to the construction of the site. There is a public noticing in the actual
ordinance so by the time you got the conditions of approval a notice was already sent to the
neighborhood.
Chair Mason: Cited it is on page 7 of 12, 8.36.070 Public Notice Requirements. So it is on the
onset.
Senior Planner Michael Smith: Responded that is correct.
Commissioner Hamilton: Asked staff to clarify how the public would provide input on a project.
City Attorney Marc Zafferano: Responded it is difficult to balance the mandate of the FCC shot
clock with all the interest the public has in receiving notice. A robust notification process would
take more than 60 days to implement from beginning to end and thus would be subject to
successful challenge by the carriers for not meeting the shot clock.
Commissioner Johnson: Commented applicants feel delayed and if we implement anything
additional delay the applicants has a huge impact.
Chair Mason: Provided the following comments/feedback in list format:
- Chapter 8.36 Attachment 2 Section A second paragraph (1): I would recommend the
language be stricken. We are making decision because we are compliance with the
law.
- Section B she would recommend that number (4) be stricken.
- Regarding the General Definitions there is no definition of an Independent Consultant,
what does it mean.
- Temporary is also in and out of the entire document and it is not defined.
- Under 8.36.030 “his” change to “their”.
- On page 4 of 12 (3), she would like the city to create procedures and standards
governing the placement and modification of wireless facilities. How is staff going to
process these applications and complaints?
- On page 4 of 12 (5), there should be a time frame and assess a late fee.
- On page 4 of 12 (9), she would suggest taking out “subject to appeal as provided here
in” replace with “determine whether to approve subject to conditions or deny an
application and at the end establish when an appeal may be requested.
- Section 8.36.040 (B), question on (2), (3), and (4) I don’t understand. Why they do not
fall under the same requirements as the others?
City Attorney Marc Zafferano: Explained that City facilities are not subject to the same
requirements because the City does not operate wireless facilities for business purposes and the
facilities it does operate are not located in the public right-of-way.
Chair Mason: Responded she would recommend changing this because the public’s interest
outweighs the City being inconvenienced.
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City Attorney Marc Zafferano: Explained those existing facilities were approved by the Planning
Commission pursuant to the current zoning code requirements.
Chair Mason: Responded she wanted to make sure that the city would adhere to it as well.
City Attorney Marc Zafferano: Added keep in mind the carriers are authorized by law to install
facilities in the public right-of-way essentially for free.
Chair Mason: Continued to provide the following comments/feedback in list format:
- Section 8.36.050 she thinks it should be established what is a temporary wireless
facility definition and a time frame.
- Page 6 of 12 (1) they contradict each other and needs to be consistent. On the last
sentence, just to be realistic, should be two or three weeks.
- Page 7 of 12 (2) under Scope (A) Do we need an independent consultant to check the
application for completeness?
Community Development Director Darcy Smith: Responded staff will look into it.
Senior Planner Michael Smith: Reiterated there are different things that arise in an application
completeness check that sometimes staff needs a consultant to verify. In that case we would
pass the consultant cost on to the applicant.
Chair Mason: Cited:
- Section 8.36.070 page 8 of 12 she recommended adding (5) or add to (1). Add the
location of the facility be included in the notice.
- Section8.36.080 section (C) Exemptions. Is there an example?
City Attorney Marc Zafferano: Responded staff can report back on what situations might be an
example. Generally recommend ordinances include an exception procedure to address situations
that nobody has thought of.
Chair Mason: Cited:
- Section 8.36.090 page 9 of 12, she has concern over the fact the appeal goes to the
City Manager. She would like staff to explore further there really should be more of a
check and balance.
City Attorney Marc Zafferano: Responded staff is open to suggestion on a better appeal process
that can be administered within the shot clock.
Chair Mason: Suggested having special meetings or a committee only for appeals with monthly
meetings. The idea of escalating to the City Manager is not transparent and the timing for the
appeal to be filed (two days) is too short.
- Section 8.36.120 (A) (3) a. She is flexible on 35ft or 50ft but just be consistent.
- Section 8.36.120 (B) to clarify who establishes when the emergency is lifted? Need to
identify the agency.
- Section 8.36.130 who revokes the permit? Add a timeframe.
- Section 8.36.140 (D) (5) on the conditional approvals, she cited an editorial on March
18, 2018, Modesto Bee with safety concerns.
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Added a list of things:
500ft notice
35ft or 50ft standard poles
Maintenance issue
Applications and responses be public, on the website a map of towers location
Notify attends if there are towers on schools
Contractors certify their expense ask staff if we can require it.
Asked staff how many application are in queue.
Senior Planner Michael Smith: Responded no new applications.
Community Development Director Darcy Smith: Expressed the next steps to type up comments
and present them to the City Council for consideration.
Commissioner Johnson: Requested commissioners to write up comments or highlight them so
staff can process the updates.
City Attorney Marc Zafferano: Requested to have the comments sent to staff in Word or email
format.
5. DISCUSSION
- Select the April 11, 2019 Review Committee members.
o Chair Mason, Vice Chair Lagacè, Commissioner Lethin, and Commissioner Biasotti
(standby)
Community Development Director Darcy Smith: Announced on the San Mateo Avenue
Streetscape Plan. The next drop-in pop-up community workshop will be held on Saturday, March
30th 11am to 4pm. Please spread the word. The purpose is to put out boards and get feedback
on the streetscape plan. Also, we are doing stakeholder interviews on March 28 th from 11am to
12:30pm.
Chair Mason: Asked staff who should the public contact to be included in the stakeholder
interviews.
Community Development Director Darcy Smith: Responded the project manager, Rucha Dande.
Her contact is on the website and flyer.
Commissioner Johnson: Acknowledged her experience with the League of California Cities
Planning Commissioners Academy. She walked away with the importance of an evacuation plan
for our city.
Commissioner Lethin: Added the conference was valuable and Commissioner Johnson was the
most experienced participant at the conference. She received standing ovations. All the
presenter’s slides are on the website.
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City Council Agenda Item
Staff Report
CITY OF SAN BRUNO

DATE:

May 14, 2019

TO:

Honorable Mayor and Members of the City Council

FROM:

Jovan D. Grogan, City Manager

PREPARED BY:

Keith DeMartini, Finance Director

SUBJECT:

Receive Third-Quarter Financial Update Report as of March 31,
2019 and Adopt a Resolution Approving the Third-Quarter Budget
Amendment for the FY2018-19 Operating and Capital Budget

BACKGROUND:
The City Council approved the FY2018-19 Operating and Capital Budget on June 26,
2018. The approved budget is the annual plan and resource allocation guiding and
ensuring implementation of City Council policies and priorities. The budget implements
the vision and direction for the broad range of services meeting the needs of the
community in accordance with City Council policy.
This financial review as of March 31, 2019 provides the third-quarter budget update to
the City Council for the current fiscal year. Analysis of the revenues collected and all
expenditures through March 31, 2019 measures the budget’s adherence to the
established resource allocation plan.
DISCUSSION:
Financial Overview
The Adopted Budget incorporates the estimated revenues and planned expenditures for
all funds. The attached Third-Quarter Financial Update Report as of March 31, 2019
provides the revenue and expenditure summary for the General Fund, Enterprise
Funds, and the Internal Service Funds. The following discussion focuses on variances
from the revenue and expenditure plans and allocations contemplated in the budgets.
General Fund
The General Fund finances the operations of the City that have no special or dedicated
revenue sources and pays for basic municipal services. The FY2018-19 amended
General Fund budget projects revenues totaling $46,227,555 and expenditures totaling
$48,333,832 including Supplemental Enhancements covered by prior fund balance.

ITEM 7.a.
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General Fund revenue and expenditure percentages through March 31, 2018 are
generally consistent with the same FY2017-18 period. A detailed review of revenues
and expenditures is presented below:
Notable Revenues
Property Tax: (67% of budget compared to 63% in FY2017-18). The budget for
Property Tax revenue is $890,980 higher compared to FY2017-18. Current Secured
Property Tax revenue was $62,668 less than same period last year, however Current
Unsecured Property Tax revenue was $22,677 higher compared with FY2017-18. The
driver for the 3% increase is due to RPTTF Property tax which was higher by $437,987,
and Excess ERAF was $400,000 higher than same period last year. The City has
entered into an agreement with an outside consultant to perform property tax audit
services as well as develop advanced revenue projection reporting that will be used in
developing the FY2019-20 property tax revenue budget.
Sales Tax: (61% of budget compared to 59% in FY2017-18). Sales tax revenue is
budgeted for FY2018-19 at $177,884 above the FY2017-18 budget of $7,639,274.
Revenues are $247,111 above the same period last year. The City contracts with an
outside consultant to perform sales tax audits and provide updated projections
throughout the year.
Transient Occupancy Tax (TOT): (68% of budget compared to 67% in FY2017-18).
TOT revenue is budgeted $118,800 higher in FY2018-19 than the budget for FY201718. The City has entered into an agreement with an outside consultant to perform TOT
audit services in the next few months to ensure complete and accurate reporting and
tax remittance from hotels in San Bruno.
Motor Vehicle License Fee: (51% of budget compared to 50% in FY2017-18). The
budget for Motor Vehicle License Fee is $268,081 higher in FY2018-19 compared with
FY2017-18. Current year revenues are up $165,645 over the prior year, an increase of
7%.
Use of Money and Property: (102% of budget compared to 80% in FY2017-18).
Current year revenues are up $181,745 over the prior year, an increase of 18%. These
numbers were driven mostly by investment income and fair market value adjustments.
Departmental – Aggregate: (66% of budget compared to 66% in FY2017-18). Total
departmental revenues as of March 31, 2018 are $492,339 higher than in FY2017-18.
Higher revenues derived from mostly Building Plan check fees and Permits.
Planning Division revenues are slightly lower compared to last fiscal year due to the
following factors:
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1. Planners charge their time to development projects directly. Planners are
reviewing larger development projects compared to last year. They require
longer time to review spread out over more months compared to smaller projects.
2. The Community Development Department has a vacant planning manager
position. So, there are fewer billable hours associated with project review in the
recent quarter. Two large development projects are anticipated to proceed to the
decision stage, and the YouTube Phase I development project will require a
great deal of Planning staff time to review.
Notable Expenditures
General Fund Expenditures: (74% of budget compared to 70% in FY2017-18).
Third-quarter expenditures were $35,643,000, 74% of the budget of $48,333,832. All
departments are within an acceptable range compared to their budget as of the end of
the second quarter. The expenditures are higher in the same period as last fiscal year
due to citywide employee salary increases of 3% in January 2019.
The City Manager’s Office, Finance Revenue Services and Building Inspection are
slightly above the run rate in the mid-year reporting period due to some additional,
short-term contractors brought on board to support key projects while staff hiring was
underway. These departments are projected to come on or under budget by fiscal year
end.
Enterprises and Internal Service Funds
Four Enterprise Funds make up the City’s business type operations. The Water Fund,
Stormwater Fund, Wastewater Fund, and Cable Television Fund are City municipal
operations designed to fully recover costs through user fees. Internal Service Funds,
which include the Central Garage, Building and Facilities Maintenance, Self-Insurance,
and Technology Support, also operate as business activities, exclusively supporting the
City’s internal operations.
Notable Revenues
Water: (73% of budget compared to 81% in FY2017-18). Revenues through March 31,
2019 were $11,548,943, which is $180,291 less than in the prior year.
Wastewater: (72% of budget compared to 76% in FY2017-18). Revenues at thirdquarter were $12,641,783, compared to $12,570,197 in the prior year. A $71,586
increase compared to same period last year.
Cable Television: (67% of budget compared to 64% in FY2017-18). Actual revenues
of $7,369,588 are lower by $141,482 compared with FY2017-18. Cable rates were
recently increased on January 20, 2019, and the City anticipates increased revenues
overtime due to this change from subscriber changes focusing on higher margin
services.
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Cable has instituted several cost containment measures to ensure the department ends
the fiscal year on budget and the Cable Enterprise fund balance does not go further
negative. These measures include the following actions:
1. Delay the replacement of vans/vehicles until next fiscal year;
2. Delay or not move forward with non-essential equipment purchases;
3. Reduce contractor hours by 8/week and reduce hourly rates by $14 per hour
through a new contractual arrangement;
4. Reduce Internet service fees by $18,800 per month due to renegotiated contracts
with 2 service providers which are now in effect;
5. Reduce maintenance expenses to cover only ongoing contractual arrangements;
6. Reduce spending in professional development, special projects, license fees,
dues & memberships, and publications & subscriptions line items; and
7. Reduce expenses in community promotions, training, rentals & leases, and tools
& equipment.
Notable Expenditures
Central Garage: (82% of budget compared to 69% in FY2017-18). The expenditure
total at third-quarter is $115,077 higher than in FY2017-18. The increase is due to
increases in salaries and benefits, operating supplies and Personnel Services.
Self-Insurance: (100% of budget compared to 128% in FY2017-18). The expenditures
were $432,820 less then same period last year. This is a timing issue where insurance
premiums were prepaid in the second quarter.
Expenditures for the four Enterprise Funds and the four Internal Service Funds are all
within acceptable budget levels for the six-month period.
BUDGET AMENDMENT
The table below summarizes the budget amendments that have already been approved
by City Council from January 1, 2019 through March 31, 2019:
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Fund
General Fund
General Fund Capital Reserve
Water Fund
Wastewater Fund
Measure A
Solidwaste
San Bruno Community Foundation Grant
City Art Fund

Revenue
Increase /
(Decrease)

Expense
Increase /
(Decrease)
$342,113
$326,334
$182,000
$654,499
$192,500
$3,700
$1,079,000
$8,480

Inter-Fund
Transfers
In / (Out)

The City Council approves annual budgets based on the best revenue and expenditure
information available several months prior to the actual adoption of budget
appropriations. As a result, budget adjustments are periodically necessary for changes
that arise requiring additional budget appropriations or re-appropriations between
budget line items.
Revenues and expenditures summarized above were previously presented to and
approved by the City Council. The attached resolution includes the following budget
amendments for specific projects requesting City Council approval:
General Fund:
In the FY2018-19 adopted budget, an enhancement request was approved for $35,000
for the repair and replacement of damaged fencing sections surrounding the Pine Box
Culvert between 1st and 7th Avenues. Now that the planning is further along, an
additional $35,000 is being requested, including construction contingency, to complete
the project. Funding would be appropriated from the General Fund balance.
Restricted Revenue:
In the Planning Department’s FY2018-19 adopted budget, $12,500 was appropriated
from the Restricted Revenues Fund (fund 133) for normal General Plan maintenance
activities. An additional $60,000 is being requested to allow for a robust update to the
Zoning Code, which is a strategic initiative of the Community and Economic
Development Department. The update will ensure legal consistency with the City’s
General Plan and Transit Corridors Plan, and housing and planning-related State laws.
The Zoning Code update will include the review of policy issues related to parking
regulations, short-term rentals, community benefits, accessory dwelling unit regulations,
affordable housing requirements, incorporation of the General Plan and Transit
Corridors Plan, and streamlining the approval process to promote economic
development, among other initiatives. Funding would be appropriated from the
Restricted Revenues Fund.
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FISCAL IMPACT:
The Third-Quarter Financial Report as of March 31, 2018 for the General Fund,
Enterprise Funds, and Capital Improvement Program Budgets provides the City Council
a periodic update on the FY2018-19 budget. The table below summarizes the budget
amendments for new requests by fund described above. All funds have available
unappropriated fund balance to approve of the budget amendment.

New Requests
General Fund (Fund 001)
Restricted Revenue (Fund 133)

Revenue
Increase /
(Decrease)

Expense
Increase /
(Decrease)
$35,000
$60,000

Inter-Fund
Transfers
In / (Out)

ALTERNATIVES:
1. Do not approve the proposed budget amendments and maintain budgeted
amounts as approved in the FY2018-19 budget.
2. Amend the proposed budget adjustments by adding to or eliminating any
proposed budget changes.
RECOMMENDATION:
Receive Third-Quarter Financial Update Report as of March 31, 2018 and adopt a
resolution approving the Third-Quarter Budget Amendment for the FY2018-19
Operating and Capital Budget.
ATTACHMENTS:
1. Resolution
2. Third-Quarter Financial Update Report as of March 31, 2018
DATE PREPARED:
May 8, 2019
REVIEWED BY:

RESOLUTION NO. 2019-_____
RESOLUTION APPROVING THIRD QUARTER BUDGET AMENDMENT
FOR FY2018-19 OPERATING AND CAPITAL BUDGETS
WHEREAS, the City prepares and adopts its budgets with the intent of providing a
planned policy program for City services and a financial system to carry out the planned
program of services; and
WHEREAS, the City Council approved Resolution no. 2018-63 adopting the FY2018-19
Operating and Capital Budget on June 26, 2018; and
WHEREAS, the City Council may amend the budget as necessary to account for
changing conditions; and
WHEREAS, amendments for additional expenditures impacting the various funds
should be approved with the information provided in Third Quarter Financial Update Report
received by the City Council on May 14, 2019:

FUND
General Fund (Fund 001)
Restricted Revenue (Fund 133)

Revenue
Increase /
(Decrease)

Expense Increase /
(Decrease)
$35,000
$60,000

Inter-Fund
Transfers
In / (Out)

NOW THEREFORE, the City Council of the City of San Bruno hereby resolves to
amend the FY2018-19 General Fund, Enterprise Funds, and Capital Improvement Program
Budgets and that specific expenditure line items enumerated are hereby amended.
—o0o—
I hereby certify that foregoing Resolution No. 2019was introduced and
adopted by the San Bruno City Council at a regular meeting on May 14, 2019
by the following vote:
AYES:
NOES:
ABSENT:
Melissa Thurman, CMC
City Clerk

ATTACHMENT 1

City of San Bruno
3rd Quarter Financial Report
As of March 31, 2019

GENERAL FUND

FY2018-19
March 31, 2019

Revenues
GENERAL GOVERNMENT
Property Tax
Sales Tax
Hotel/Motel Occupancy Tax
Motor Vehicle License Fee
Regulatory (Card Room) Tax
Business Taxes
Franchise Fees
Use of Money and Property
Charges for Services
Recoveries & One-time
PO Carryover Balance
Sub Total
DEPARTMENTAL
Police
Fire
Public Works
Planning
Building
Recreation
Senior Services
Parks
Library
Sub Total
Total Revenues
Expenditures
General Administration
City Council
City Clerk
City Treasurer
City Attorney's Office
City Manager's Office
Human Resources
Finance - Administration
Finance - Revenue Services
Police
Fire
Public Works
Planning
Building
Recreation
Parks
Senior Services
Library
Non-Departmental
Total Expenditures

Amended
Budget

YTD
3/31/2019

FY2017-18
March 31, 2018

% of Budget

Amended
Budget

YTD
03/31/2018

FY2018-19 v FY2017-18

% of
Budget

Yr to Yr
Change ($)

Yr to Yr
Change
(%)

$10,692,000
7,697,158
3,472,000
4,848,000
1,897,338
2,562,195
1,989,096
1,177,000
3,427,462
737,000
0
$38,499,249

$7,145,929
4,717,489
2,343,767
2,465,708
1,428,384
2,142,998
1,117,829
1,202,208
2,569,104
160,307
0
$25,293,722

67%
61%
68%
51%
75%
84%
56%
102%
75%
22%
0%
66%

$9,958,085
7,519,274
3,353,200
4,579,919
1,843,531
2,471,719
1,989,000
1,270,000
3,295,297
603,000
92,197
$36,975,222

$6,254,949
4,470,378
2,247,506
2,300,063
1,382,649
2,204,034
1,098,644
1,020,463
2,471,463
237,298
92,197
$23,779,644

63%
59%
67%
50%
75%
89%
55%
80%
75%
39%
100%
64%

$890,980
247,111
96,261
165,645
45,735
(61,037)
19,185
181,745
97,641
(76,991)
(92,197)
$1,514,078

14%
6%
4%
7%
3%
-3%
2%
18%
4%
-32%
-100%
6%

$1,750,215
317,316
1,099,200
272,575
2,160,000
1,808,000
210,900
37,100
73,000
$7,728,306

$1,296,370
413,291
831,328
132,101
1,603,308
861,866
137,883
36,696
49,023
$5,361,866

74%
130%
76%
48%
74%
48%
65%
99%
67%
69%

$1,463,125
271,700
1,052,700
150,150
1,420,416
1,801,000
229,005
188,691
78,500
$6,655,287

$1,298,367
366,240
842,775
145,241
1,044,972
900,220
21,845
187,969
61,898
$4,869,527

89%
135%
80%
97%
74%
50%
10%
100%
79%
73%

($1,997)
47,051
(11,447)
(13,140)
558,336
(38,354)
116,037
(151,273)
(12,875)
$492,339

0%
5%
-1%
-9%
53%
-4%
531%
-80%
-21%
10%

$46,227,555

$30,655,588

66%

$43,630,509

$28,649,171

66%

$183,052
352,806
0
486,061
1,099,616
526,052
1,372,253
1,015,932
18,612,932
11,107,055
3,706,081
1,563,246
2,169,994
2,339,869
3,133,780
1,211,593
2,385,328
($2,931,818)

$110,254
264,106
0
424,730
821,190
357,411
902,545
806,580
13,864,419
8,456,313
2,673,521
963,309
1,519,666
1,690,454
2,039,797
890,172
1,784,720
($1,926,186)

60%
75%
0%
87%
75%
68%
66%
79%
74%
76%
72%
62%
70%
72%
65%
73%
75%
66%

$214,799
411,976
52,302
476,165
1,041,872
515,639
1,135,963
1,010,311
17,231,489
10,342,682
3,495,085
1,359,949
2,058,939
2,273,861
3,055,982
1,211,190
2,307,681
($2,618,231)

$116,873
220,925
43,358
338,010
677,687
297,598
690,573
649,564
12,643,647
7,524,106
2,436,830
887,497
1,484,236
1,686,391
1,952,873
856,310
1,723,963
($2,103,198)

54%
54%
83%
71%
65%
58%
61%
64%
73%
73%
70%
65%
72%
74%
64%
71%
75%
80%

$48,333,832

$35,643,000

74%

$45,577,653

$32,127,238

70%

$2,006,417

($6,619)
43,181
(43,358)
86,721
143,503
59,813
211,972
157,016
1,220,772
932,207
236,690
75,812
35,430
4,063
86,924
33,862
60,757
$177,012
$3,515,762

7%

-6%
20%
-100%
26%
21%
20%
31%
24%
10%
12%
10%
9%
2%
0%
4%
4%
4%
-8%
11%
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City of San Bruno
3rd Quarter Financial Report
As of March 31, 2019

ENTERPRISES & INTERNAL
SERVICE FUNDS

FY2018-19
March 31, 2019
Amended
Budget

Central Garage
Revenue
Expenditure

YTD
3/31/2019

FY2017-18
March 31, 2018

% of Budget

Amended
Budget

YTD
03/31/2018

FY2018-19 v FY2017-18

% of
Budget

Yr to Yr
Change ($)

Yr to Yr
Change
(%)

$587,000
$655,253

$440,262
$534,948

75%
82%

$587,000
$610,125

$375,338
$419,872

64%
69%

$64,924
$115,077

17%
27%

Buildings & Facilities Maintenance
Revenue
Expenditures

$1,300,271
$1,259,321

$1,009,447
$995,695

78%
79%

$1,259,080
$1,292,323

$944,316
$979,410

75%
76%

$65,131
$16,285

7%
2%

Self-Insurance
Revenue
Expenditure

$2,078,568
$2,246,554

$1,685,895
$2,235,600

81%
100%

$2,078,553
$2,080,869

$1,653,988
$2,668,420

80%
128%

$31,907
($432,820)

2%
-16%

$710,000
$812,118

$532,852
$569,069

75%
70%

$739,780
$803,319

$554,845
$566,075

75%
70%

($21,993)
$2,994

-4%
1%

$15,742,594
$9,510,874

$11,548,943
$6,293,324

73%
66%

$14,422,883
$9,424,758

$11,729,234
$5,998,036

81%
64%

($180,291)
$295,288

-2%
5%

Stormwater Enterprise
Revenue
Expenditure

$938,000
$1,597,751

$429,488
$731,671

46%
46%

$1,391,500
$1,105,874

$427,505
$502,031

31%
45%

$1,983
$229,640

0%
46%

Wastewater Enterprise
Revenue
Expenditure

$17,663,327
$8,811,493

$12,641,783
$5,371,108

72%
61%

$16,614,526
$8,622,007

$12,570,197
$6,128,240

76%
71%

$71,586
($757,132)

1%
-12%

Cable Television Enterprise
Revenue
Expenditure

$10,926,411
$11,052,355

$7,369,588
$7,553,739

67%
68%

$11,671,620
$11,090,520

$7,511,070
$7,596,713

64%
68%

($141,482)
($42,974)

-2%
-1%

Technology Support
Revenue
Expenditure
Water Enterprise
Revenue
Expenditure
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