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CITYof BRISBANE 
 

 
 
 
 

 

Thursday, September 10, 2020 at 7:30 PM ●  Virtual Meeting 

 

This virtual meeting is compliant with the Governor’s Executive Order N-29-20 issued on 
March 17, 2020 allowing for deviation of teleconference rules required by the Brown Act. 
Consistent with the Order, this virtual meeting provides a safe environment for staff, 
Planning Commissioners, and the public while allowing for public participation. The public 
may address the Commission using exclusively remote public comment options which are 
detailed below. 
 
The Planning Commission Meeting will be an exclusively virtual meeting broadcast on Comcast 
Channel 27 and the City’s YouTube channel at www.youtube.com/Brisbaneca.  The agenda 
materials may be viewed online at www.brisbaneca.org/meetings.     
 
TO ADDRESS THE COMMISSION:  
Members of the public are encouraged to submit comments in writing in advance of the 
meeting to the project planner (see the posted public notice at 
https://www.brisbaneca.org/cd/page/public-notices  for planner contact information, or for 
items that are not public hearings, refer to the staff report for planner contact information). 
Comments that can’t be provided in advance of the meeting may be emailed or texted prior to 
the start of the particular agenda item to the below email and text line:  
 
Email: jswiecki@brisbaneca.org   
Text: 415-713-9266 
 
A call-in number is also available during the meeting for oral communications and public 
hearing items: 
Phone Number: +1 (669) 900-9128 
Meeting ID: 956 4561 7043 (After entering the meeting ID and pressing #, simply press # a 
second time to enter the meeting waiting room. No participant code is required. Please wait to 
call until the Chairperson and/or Staff announces that the phone line is open.) 
 
SPECIAL ASSISTANCE  
If you need special assistance to participate in this meeting, please contact the Community 
Development Department at (415) 508-2120 in advance of the meeting. Notification in advance 
of the meeting will enable the City to make reasonable arrangements to ensure accessibility to 
this meeting.  
 

Commissioners: Gomez, Gooding, Mackin, Patel, and Sayasane 

CALL TO ORDER 

Planning Commission Meeting Agenda 
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ROLL CALL 

ADOPTION OF AGENDA 

CONSENT CALENDAR 

Please Note: Items listed here as Consent Calendar Items are considered routine and will be acted 
upon collectively by one motion adopting the Planning Department’s recommendation unless a 
member of the public, the Commission, or its staff asks to remove an item to discuss it. Prior to 
the motion, the Chairperson will ask if anyone wishes to remove an item from the Consent 
Calendar. 

None.  

ORAL COMMUNICATIONS (Limited to a total of 15 minutes) 

WRITTEN COMMUNICATIONS 

NEW BUSINESS 

A. PUBLIC HEARING: 130 Sierra Point Road ; Use Permit UP-1-20 and Grading 
Review EX-1-20; R-1 Residential District; Use Permit to allow for nonconforming 
interior dimensions of an existing two-car garage and Grading Review for 
approximately 150 cubic yards of soil cut and export to accommodate a new 3,101 
square foot single-family dwelling on a 5,000 square-foot lot with a 33% slope; Wilson 
Yu, applicant and owner. 

ITEMS INITIATED BY THE COMMISSION 

B. Ad hoc subcommittee report on draft grading ordinance 

ITEMS INITIATED BY STAFF 

ADJOURNMENT 

C. Adjournment to the regular meeting of September 24, 2020 

 

 

APPEALS PROCESS 

Anyone may appeal the action of the Planning Commission to the City Council.  Except where 
specified otherwise, appeals shall be filed with the City Clerk not later than 15 calendar days 
following the Planning Commission’s decision.  Exceptions to the 15 day filing period include the 
following: appeals shall be filed with the City Clerk within 6 calendar days of the Planning 
Commission’s action for use permits and variances and 10 calendar days for tentative maps and 
advertising sign applications.  An application form and fee is required to make a formal appeal.  For 
additional information, please contact the City Clerk at 415-508-2110. 

 

INTERNET & OTHER ACCESS 
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Agendas and adopted minutes for meetings of the Planning Commission are posted on the Internet 
at:   www.brisbaneca.org/meetings.  Meetings are broadcast live on Comcast Channel 27 and by 
streaming video on the City’s YouTube channel (www.youtube.com/Brisbaneca). Meeting video 
archives are available on the City’s YouTube channel. Rebroadcasts on Channel 27 are during weeks 
following the meetings, on Fridays at 5 pm and Sundays at 1 pm.  For a DVD copy, please contact the 
Community Development Department.  

 

NOTICE OF DISCLOSURE 

Written information or comments that may include a person’s name, address, email address, etc. 
submitted to the City, Planning Commission, and/or City staff are public records under the California 
Public Records Act, are subject to disclosure and may appear on the City’s website. 
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File Attachments for Item:

 PUBLIC HEARING: 130 Sierra Point Road ; Use Permit UP-1-20 and Grading Review EX-1-20; R-

1 Residential District; Use Permit to allow for nonconforming interior dimensions of an existing 

two-car garage and Grading Review for approximately 150 cubic yards of soil cut and export to 

accommodate a new 3,101 square foot single-family dwelling on a 5,000 square-foot lot with a 

33% slope; Wilson Yu, applicant and owner.
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City of Brisbane 
Planning Commission Agenda Report 

 

TO: Planning Commission  For the Meeting of 9/10/2020 

 

SUBJECT: Parking Use Permit UP-1-20 and Grading Review EX-1-20; 130 Sierra Point 

Road; R-1 Residential District; Use Permit to allow for nonconforming interior 

dimensions of a two-car garage and Grading Permit Review for approximately 150 

cubic yards of soil cut and export to accommodate a new single family dwelling on 

a 5,000 square-foot lot with a 33% slope; Wilson Yu, applicant and owner.  

 

REQUEST: Approval of a Use Permit modifying the parking regulations of the Brisbane 

Municipal Code (BMC) and recommend the City Engineer issue the grading permit to allow 

construction of a new 3,101 square foot home with an existing, detached substandard garage. 

 

RECOMMENDATION: Conditionally approve Use Permit UP-1-20 and Grading Permit EX-1-

20, via adoption of Resolution UP-1-20/EX-1-20 containing the findings and conditions of 

approval. 

 

ENVIRONMENTAL DETERMINATION: The project is categorically exempt from the 

provisions of the California Environmental Quality Act (CEQA) per Section 15303(a) and 

15301(l) - this proposal falls within a class of projects that consists of construction and location of 

limited numbers of new, small structures and demolition and removal of one single family 

residence. The exceptions to these categorical exemptions referenced in Section 15300.2 do not 

apply.  

 

APPLICABLE CODE SECTIONS: BMC Chapter 17.34 designates off-street parking 

requirements and §17.34.050 allows for modification of any parking regulation pursuant to 

obtaining a use permit. BMC Chapter 17.40 establishes procedures and required finding for the 

approval of use permits; required findings are set forth in §17.40.060 and §17.34.050(I). Grading 

permit review by the Planning Commission is required for projects involving site grading of 250 

CY of soil or more or 50 CY of soil export per BMC §15.01.081(A) and BMC §17.32.220. Tree 

removal regulations are established in BMC Chapter 12.12. 

 

ANALYSIS AND FINDINGS:  

 

Site Description 

 

The 5,000 square foot property is developed with an existing 900 square foot single-family 

dwelling and a 415 square foot detached garage. The garage has a zero-foot front and side setback 

and interior dimensions of 18’ 11” by 18’ 11”, considered substandard for two parking spaces 

under current garage design criteria in BMC Chapter 17.34. No other off-street parking exists. The 

upslope lot has an approximately 33% slope and the front lot line is located approximately 8-9 feet 
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beyond the edge of the existing paved travel lane. The site is accessed from an elevated stairway 

between the garage and an existing retaining wall that encroaches within the public right-of-way. 

The site contains seven trees of different species ranging in size from 26 to 67 inches in 

circumference, none of which are a protected species per BMC §12.12.040(H)(1).  

Project Description 

The proposed project would replace the existing home with a new 3,101 square foot, three-story 

home. Because the home will be new construction, the project must comply with city parking 

requirements set forth in BMC §17.34.020, or four spaces (two covered). Four parking spaces are 

proposed, including two covered spaces inside the existing substandard garage and two on-street 

parking spaces. For the new residence, compliance with all development standards of the R-1 

District will be required and verified at building permit plan check. The proposal appears to comply 

with all applicable development standards including floor area, lot coverage, setbacks, and 

building height. 

The applicant’s grading plan calls for excavation of 220 cubic yards of soil and 70 cubic yards of 

soil fill, with 150 cubic yards of soil cut to be exported to accommodate the proposed 3,101 square 

foot home. Some of the excavation will take place in the public right of way to accommodate two 

new street parking spaces within the frontage of the subject property (see Photo 2 of Attachment 

C and Sheet A101 of the applicant’s plans, Attachment E.i). The footprint of the existing garage 

remains unchanged. 

The applicant’s plans also call for removal of five mature, one juvenile, and one dead tree currently 

found on the property due to their proximity to the proposed structure or location within the 

footprint of the structure. None of the trees are protected species as defined by BMC Chapter 

12.12. A permit is required to allow removal of three or more mature trees from any private 

property. 

The City Engineer has reviewed the grading and site plans and will require a grading permit with 

full geotechnical reports and engineered grading plans to be submitted prior to building permit 

issuance. The Building Department and Fire Departments have also reviewed the proposed plans 

and have imposed conditions of approval to be satisfied at building permit, contained in Resolution 

UP-1-20/EX-1-20. 

Parking Use Permit 

As noted above, the applicant intends to accommodate the required two covered off-street parking 

spaces within the existing 415 square foot garage with interior dimensions measuring 18’ 11” by 

18’ 11” (see Sheet A102 of the applicant’s plans, Attachment E.i). The minimum interior 

dimensions for two-car garages is 20’ by 20’. The applicant requests a Use Permit to allow the 

nonconforming garage to meet the requirement for two covered off-street parking spaces per BMC 

§17.34.020.

6

Item A.



UP-1-20/EX-1-20 

September 10, 2020 Meeting 

Page 3 of 6 

In order to approve any use permit application, the Planning Commission must affirmatively make 

the findings of approval in BMC §17.40.060. In addition to these general findings, the Commission 

must also affirmatively make the special findings for modifications to the parking regulations per 

BMC §17.34.050. Based on staff analysis below, the application meets these findings. 

▪ The planning commission shall consider and give due regard to the nature and condition

of all adjacent uses and structures, and to general and specific plans for the area in

question.

▪ The planning commission shall determine whether or not the establishment, maintenance

or operation of the use applied for will, under the circumstances of the particular case, be

detrimental to the health, safety, comfort, and general welfare of the persons residing or

working in the neighborhood of such proposed use, or whether it will be injurious or

detrimental to property and improvements in the neighborhood or the general welfare of

the city.

The proposed project is a single-family residence located in the 100 block of Sierra Point Road 

and the R-1 Residential zoning district; adjacent properties are similarly developed with single-

family dwellings. The proposal does not alter the primary use of the property and is consistent with 

the underlying R-1 zoning district regulations and General Plan land use designation. There is no 

specific plan for this area.  

The project includes street improvements, required by the City Engineer, to widen the existing 

roadway and will accommodate two new on-street parking spaces within the property’s frontage. 

These spaces may be counted toward the property’s parking requirement, consistent with the 

exceptions provided in BMC §17.34.050.H.2. 

Should the requested Use Permit be approved, the building permit application for the new single-

family dwelling will be reviewed by the Building Department, Fire Department, and City Engineer 

to ensure the work complies with all applicable health and safety codes and that the work would 

not be detrimental or injurious to the property, neighborhood, or city.  

▪ Strict enforcement of the specified regulation is not required by either present or

anticipated future traffic volume or traffic circulation on the site.

▪ The granting of the use permit will not create or intensify a shortage of on-street parking

spaces, given, for example, the availability of existing or improved on/off-street parking

which may not fully meet the requirements of BMC Chapter 17.34.

▪ Full compliance with the parking requirements is not reasonably feasible due to existing

structural or site constraints.

A total of four parking spaces are required, of which two must be covered. As previously indicated, 

the requested Use Permit is to modify the design requirements for the interior dimensions of a two-

car garage. The interior dimensions of the existing garage are approximately one foot short in 

depth and width than the required 20’ by 20’, but would still accommodate two standard-sized 

vehicles. Per BMC §17.34.040, no washing machine, dryer, water heater, work bench, or support 
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posts obstruct the floor area of the garage. New laundry and utility facilities are provided within 

the proposed single-family dwelling.  

The project is otherwise compliant with the BMC’s parking regulations and will not create or 

intensify a shortage of on-street parking spaces. The project proposes to widen the public right of 

way to accommodate two new on-street parking spaces where none existed before. One space is 

compact, allowed per BMC §17.34.040(C), and is provided in tandem per BMC §17.34.040(F). 

Full compliance with the parking requirements would be difficult to achieve because of the steep 

slope of the site. The existing garage is set within the hillside and substantial grading and 

engineering would be required to safely expand the garage’s interior dimensions approximately 40 

square feet to accommodate a 20 by 20-foot interior space. 

Grading Permit Review 

In 2003, the Planning Commission adopted guidelines for reviewing grading permit applications 

that contain findings for permit approval, as described below and attached to this report for the 

Commission’s reference (Attachment D). With the suggested conditions of approval contained in 

the attached Resolution, the application would meet these findings. 

▪ The proposed grading is minimized and designed to reflect or fit comfortably with the

natural topography.

The subject property features an approximately 33% slope from the front to rear property line. As 

indicated by the applicant’s conceptual grading plan and site plan, 150 cubic yards of soil cut and 

export from the site is the minimum necessary to accommodate the new, terraced structure within 

the surrounding natural topography. The applicant’s grading plan would create on-street parking 

where none currently exists for the subject property, in compliance with the parking requirements 

of the R-1 Residential District, and minimize exposed retaining walls.  

▪ The proposed grading is designed to avoid large exposed retaining walls.

Large, exposed retaining walls are avoided or not visible from the street. BMC §17.32.050 permits 

retaining walls less than six feet in height within any setback area. Walls that exceed six feet in 

height in a setback area require vegetative screening or wall treatments to break up the massing of 

the wall. A proposed 4’ 6” retaining wall along the front lot line will accommodate the required 

on-street parking (see sheet A202 of the applicant’s plans, Attachment E.i).  

▪ The proposed grading is designed to conserve existing street trees (as defined by BMC

Section 12.12.020), any California Bay, Laurel, Coast Live Oak or California Buckeye

trees, and three or more trees of any other species having a circumference of at least 30

inches measured 24 inches above natural grade. Where removal of existing trees is

necessary, planting of appropriate replacement trees is provided.
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The project requires removal of five mature trees – two Walnut, two Podocarpus, and one 

Redwood – and one juvenile Cedar tree, which are located within the footprint or in close 

proximity to the new home (refer to Sheet C-2.1 of the applicant’s grading plans, Attachment E.i). 

A seventh (Pine) tree outside of the project footprint is proposed to be removed as well because it 

has been identified as dead by a certified arborist (refer to email correspondence from Joshua 

Rumbley, Attachment E.ii and photos 4-6, Attachment C). None of the seven trees are a protected 

species (refer to Sheet A101 of the applicant’s plans, Attachment E.i). 

Per the updated tree removal regulations in BMC Chapter 12.12, the findings to allow removal of 

three or more mature trees from a property shall be based on at least one of the following per 

subsection 12.12.050.B.2: 

a. The tree is dead or is diseased such that it poses an imminent danger of falling or dropping

limbs.

b. The tree is in close proximity to a structure, or would be in close proximity following city-

approved construction, such as a building, retaining wall, utilities, etc., such that it would

pose a likelihood of damage to such structures.

c. That removal of the tree is necessary for good forestry practices, due to such factors as

crowding with other trees or the spread of pests or pathogens.

d. The tree poses a risk to the property due to unusual site conditions or fire hazard.

e. The tree unreasonably interferes with the economic or other enjoyment of the property.

In this case, the proposed project meets findings a, b, and e. Specifically, the mature Pine tree is 

dead and could pose an imminent danger of falling or dropping limbs. The remaining five mature 

trees present a likelihood of damage to the proposed home in that they are in close proximity or 

within the footprint of the proposed structure. 

Excluding the dead Pine, the trees are generally located within the middle of the property owing 

in part to the location of the existing small (900 sq. ft.) home situated in the upper right quadrant 

of the property. Altering the proposed design or relocating the home to preserve even a few of the 

trees would unreasonably interfere with economic or other enjoyment of the property, especially 

when considering the potential engineering required to position a new home on the site with a 33% 

slope that avoids any impacts to the existing trees. As stated previously, the proposed design 

conforms to the development regulations of the R-1 Residential zoning district which include lot 

coverage, FAR, building height, and setbacks. Furthermore, its size and scale are not out of 

character with neighboring homes on Sierra Point Road.  

Standard conditions contained within BMC §12.12.050 include replacement trees on a 1:1 basis 

and replacement species, location, and size at maturity to be approved by the Community 

Development Director prior to building permit issuance. Condition of approval A.2 of the attached 

resolution requires a 1:1 replacement for all seven trees (though neither a permit nor replacement 

of juvenile trees is required by the BMC). The replacement trees must be low-water use and non-

invasive (native preferred), and their size at maturity shall match that of the trees being removed, 

subject to approval by the Director.  
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▪ The proposed grading complies with the terms of the San Bruno Mountain Area Habitat

Conservation Plan Agreement and Section 10(a) Permit, if and as applicable (General

Plan Policy 119 and Program 83b).

This finding does not apply as the subject property is not located within the boundaries of the San 

Bruno Mountain Area Habitat Conservation Plan. 

ATTACHMENTS: 

A. Draft Resolution UP-1-20/EX-1-20 with recommended findings and Conditions of Approval

B. Aerial map

C. Site photos

D. 2003 guidelines for reviewing grading applications

E. Applicant’s project and supplemental material

i. Applicant’s Plans, including architectural, grading, and street improvement plan

ii. Applicant’s supporting statements and information, including arborist correspondence

iii. Project Data Table

______________________________ _______________________________________ 

Jeremiah Robbins, Associate Planner  John Swiecki, Community Development Director 
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Draft  

RESOLUTION UP-1-20/EX-1-20 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 

CONDITIONALLY APPROVING USE PERMIT UP-1-20 AND GRADING PERMIT EX-1-20 TO 

MODIFY THE PARKING REGULATIONS FOR A NEW SINGLE-FAMILY HOME WITH AN 

EXISTING NONCONFORMING GARAGE AT 130 SIERRA POINT ROAD 

WHEREAS, Wilson Yu applied to the City of Brisbane for a Use Permit to modify the parking 

regulations to allow nonconforming dimensions within an existing garage and Grading Permit review for 

construction of a new single-family dwelling at 130 Sierra Point Road that will require 150 cubic yards of 

soil export from the site, such application being identified as Use Permit UP-1-20 and Grading Permit EX-

1-20; and

WHEREAS, on September 10, 2020, the Planning Commission conducted a hearing of the 

application, publicly noticed in compliance with Brisbane Municipal Code Chapters 1.12 and 

17.54, at which time any person interested in the matter was given an opportunity to be heard; and 

WHEREAS, the Planning Commission reviewed and considered the staff memorandum relating to 

said application, and the written and oral evidence presented to the Planning Commission in support of and 

in opposition to the application; and 

WHEREAS, the Planning Commission finds that the proposed project is categorically exempt from 

the provisions of the California Environmental Quality Act; pursuant to Section 15303(a) and Section 

15301(l) of the State CEQA Guidelines; and 

WHEREAS, the Planning Commission of the City of Brisbane hereby makes the findings attached 

herein, as Exhibit A, in connection with the requested Use Permit and Grading Permit review; 

NOW THEREFORE, based upon the findings set forth hereinabove, the Planning Commission of the 

City of Brisbane, at its meeting of September 10, 2020 did resolve as follows: 

Use Permit UP-1-20 is approved per the findings and conditions of approval attached herein 

as Exhibit A; and 

City Engineer issuance of Grading Permit EX-1-20 is recommended by the Planning 

Commission in compliance with the conditions of approval attached herein as Exhibit A. 

ADOPTED this 10th day of September, 2020, by the following vote: 

AYES: 

NOES: 

ABSENT: 

___________________________ 

PAMALA SAYASANE  

Chairperson 

ATTEST: 

____________________________ 

JOHN A. SWIECKI, Community Development Director 

ATTACHMENT A 
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A.2 

DRAFT 

EXHIBIT A 

 

Action Taken:  Conditional approval of Use Permit UP-1-20 and recommended City Engineer issuance 

of Grading Permit EX-1-20, per the staff memorandum with attachments, via adoption of Resolution 

UP-1-20/EX-1-20. 

Use Permit UP-1-20 Findings: 

▪ The planning commission shall consider and give due regard to the nature and condition of all 

adjacent uses and structures, and to general and specific plans for the area in question. 

 

The existing single-family use of the property would not be altered, and is consistent with the underlying 

R-1 Residential zoning district regulations and General Plan residential land use designation. There is 

no specific plan for this area. 

 

▪ The planning commission shall determine whether or not the establishment, maintenance or 

operation of the use applied for will, under the circumstances of the particular case, be 

detrimental to the health, safety, comfort, and general welfare of the persons residing or working 

in the neighborhood of such proposed use, or whether it will be injurious or detrimental to 

property and improvements in the neighborhood or the general welfare of the city. 

 

The project conforms to development regulations of the R-1 Residential zoning district including lot 

coverage, FAR, building height, and setback standards. Because the project conforms to the underlying 

zoning district and complies with the required parking regulations per BMC §17.34.020, it would not be 

detrimental to the health, safety, comfort, and general welfare of the neighborhood or to property or 

improvements in the neighborhood or the general welfare of the city. Additionally, the building permit 

application for the construction of a new single-family home shall comply with all applicable health and 

safety codes. 

 

▪ Strict enforcement of the specified regulation is not required by either present or anticipated 

future traffic volume or traffic circulation on the site. 

 

Strict enforcement is not required by present or anticipated future traffic circulation on the site in that 

the current interior dimensions of the existing garage reasonably accommodate two vehicles and per 

BMC §17.34.040, no washing machine, dryer, water heater, work bench, or support posts will obstruct 

the floor area of the garage. New laundry and utility facilities are provided within the proposed single-

family dwelling.  

 

▪ The granting of the use permit will not create or intensify a shortage of on-street parking spaces, 

given, for example, the availability of existing or improved on/off-street parking which may not 

fully meet the requirements of [BMC Chapter 17.34]. 

 

The granting of the use permit will not intensify the shortage of on-street parking spaces in the vicinity 

as the two existing off-street parking spaces will be retained and two new on-street parking spaces will 

be created that did not previously exist, providing compliant parking per BMC §17.34.020 and 

§17.34.050.H. 

 

▪ Full compliance with the parking requirements is not reasonably feasible due to existing 

structural or site constraints. 
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A.3

Full compliance with the parking requirements is not reasonably feasible due to existing structural and 

site constraints, namely the property’s 33% slope which would require significantly more soil cut and 

retaining wall construction to expand the existing garage or otherwise accommodate code-compliant off-

street parking spaces per BMC §17.34.040.G. 

Grading Permit EX-1-20 Findings: 

▪ As indicated by the applicant’s grading plan and site plan, the 150 cubic yards of soil excavation and

export from the site is the minimum necessary to accommodate the new single-family structure

within the surrounding natural topography and to allow the site to conform to the parking

requirements of the R-1 Residential zoning district and design standards contained in Title 17 of the

Brisbane Municipal Code.

▪ The proposed grading would result in one exposed retaining wall within the required setbacks along

the front lot line approximately four feet, six inches in height. Conditions of approval require the

visual impact of any walls subsequently identified to be greater than six feet tall after the project

undergoes grading permit review by the City Engineer to be minimized with vegetative screening or

application of varying finish materials or textures to break up the massing of the wall, at the

applicant’s option at building permit.

▪ The proposed grading and construction of the new structure requires the removal of one juvenile tree,

five mature trees, and a seventh, dead (Pine) tree that will either be in close proximity of city-

approved construction that conforms to current development regulations and allows reasonable

economic development and enjoyment of the property or eliminate imminent danger of falling or

dropping limbs. Altering the proposed design would unreasonably interfere with economic or other

enjoyment of the property because the trees identified to be removed are generally located in the

middle of the property since the existing home is located in the upper right quadrant. Conditions of

approval require that the applicant submit a landscaping plan with the building permit that identifies

replacement trees on a 1:1 basis and replacement species, location, and size at maturity to the

satisfaction of the Community Development Director. The plan shall additionally demonstrate

compliance with the minimum 15% front yard landscaping requirement for the property and, if

necessary, screening plantings for retaining wall(s) in setbacks, or details of the proposed treatment

of the walls’ exterior per the conditions of approval.

▪ The subject property is not located within the boundaries of the San Bruno Mountain Area Habitat

Conservation Plan.

UP-1-20/EX-1-20 Conditions of Approval: 

Prior to Issuance of a Building Permit 

A. The applicant shall obtain a building permit, grading permit, and encroachment permit prior to

proceeding with construction. The project plans shall comply with all development standards of the

R-1 District. Plans submitted for the building and grading permits shall substantially conform to

plans on file in this application UP-1-20/EX-1-20 in the City of Brisbane Planning Department, with

the following modifications:

1. The residential structure shall comply with all development standards of the R-1 Residential

zoning district, including but not limited to, FAR, lot coverage, and building height maximums,

setback minimums, fence heights, and required on-site parking.

2. A landscape plan shall be submitted demonstrating compliance with the requirements of Brisbane

Municipal Code §17.06.040.I and §12.12.050.4, to the satisfaction of the Planning Director. The

plan shall incorporate water-conserving, non-invasive landscaping to comply with the minimum
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A.4 

front yard landscaping requirements, replacement trees shall be on a 1:1 basis, and all 

replacement trees shall be similar in size at maturity to those being removed. 

3. Any on-site exposed retaining walls exceeding six feet in exposed height from grade in the 

setback areas shall be either planted with screening plantings such that no more than six (6) feet 

of the height of the retaining wall will remain visible, or varying treatment and materials at six 

foot horizontal intervals may be incorporated into the wall design. The chosen screening method 

shall be subject to review and approval by the Community Development Director.  

4. Plans submitted for grading permit review shall be subject to standard review procedures by the 

Department of Public Works. 

B. Prior to issuance of a building permit, the applicant shall obtain an encroachment permit from the 

Department of Public Works for all proposed construction activity and private improvements within 

the public right-of-way. 

C. Prior to issuance of a building permit, the property owner shall enter into a standard landscape 

maintenance agreement with the City. 

D. Prior to issuance of a building permit, an agreement shall be recorded between the owner and the 

City whereby the owner waives the right to protest the inclusion of the property within an 

underground utility district. 

Other Conditions 

E. Prior to pouring foundation, a licensed land surveyor or civil engineer authorized to conduct 

surveying activates shall submit a staking certification letter to the City confirming that the proposed 

building location and elevations match the submitted site plan and grading plans. 

F. Fire sprinklers are required and may be a deferred submittal, to the satisfaction of North County Fire 

Authority. 

G. Nothing shall obstruct or impede the floor area of the detached garage in any manner that will prevent 

the storage of two vehicles within the structure. 

H. Water and sanitary sewer service and storm drainage details shall be subject to approval by the City 

Engineer.  

I. Drawings depicting all work completed and proposed shall be provided to the satisfaction of the 

City.  Exposure of covered work may also be required to demonstrate compliance with building code 

requirements. 

J. The permittees agree to indemnify, defend and hold the City and its officers, officials, boards, 

commissions, employees and volunteers harmless from and against any claim, action or proceeding 

brought by any third party to attack, set aside modify or annul the approval, permit or other 

entitlement given to the applicant, or any of the proceedings, acts, or determinations taken, done or 

made prior to the granting of such approval, permit, or entitlement. 

K. Minor modifications may be approved by the Planning Director in conformance with all 

requirements of the Municipal Code. 

L. This Use Permit shall expire two years from its effective date (at the end of the appeal period) if a 

building permit has not yet been issued for the approved project.  

M. The Use Permit may be revoked by the City Council in compliance with the revocation findings, 

procedures, and requirements contained in BMC Chapter 17.48.    
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GUIDELINES FOR PLANNING COMMISSION REVIEW OF GRADING PERMITS 
Adopted 11/13/03 

Grading plans submitted for Planning Commission review and approval per 
Brisbane Municipal Code Sections 15.01.081 & 17.32.220 should, in addition to the 
information required by BMC Section 15.01.090, include sufficient information for 
the Planning Commission to make the following findings: 

• The proposed grading is minimized and designed to reflect or fit comfortably with
the natural topography (General Plan Policies 43, 245 & 312 and Program 18a).

Although the Municipal Code sets a 250 cubic yard threshold for Planning
Commission review of Grading Permits, the fact that a project may include
grading of more that 250 cubic yards alone is not considered a significant or
adverse impact, in that a building alone can require that amount just to set it into
the hillside without significantly changing the surround natural topography.
Nonetheless, the Planning Commission reserves the right to consider alternative
grading plans for any Grading Permit subject to its review and may reject projects
proposing unnecessary amounts of excavation contrary to the policies and
programs in the City’s General Plan.

• The proposed grading is designed to avoid large exposed retaining walls
(General Plan Policies 43 & 245).

Any retaining walls will be designed to minimize their visual impact by
complementing their natural setting and/or by relating to the architecture of the
rest of the proposed development through use of one or more of the following:

o Color,
o Texture,
o Construction detailing,
o Articulation;
o Landscaping (non-invasive, water-conserving, low flammability).

• The proposed grading is designed to conserve existing street trees (as defined
by BMC Section 12.12.020), any California Bay, Laurel, Coast Live Oak or
California Buckeye trees, and three or more trees of any other species having a
circumference of at least 30 inches measured 24 inches above natural grade.
Where removal of existing trees is necessary, planting of appropriate
replacement trees is provided.  (General Plan Policies 124, 125 & 261 and
Programs 34a, 35d, 245a & 320a).

In reviewing any proposal to remove trees protected per BMC Section 12.12.020,
the Planning Commission shall consider the following criteria per BMC Section
12.12.050.C:

ATTACHMENT D 
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COMMUNITY DEVELOPMENT DEPARTMENT | CITY OF BRISBANE | 
50 PARK PLACE | BRISBANE, CA  94005 | (415) 508-2120  

1. The condition of the tree with respect to disease, imminent danger of
falling, proximity to existing or proposed structures and interference with
utility services.

2. The necessity to remove the tree for economic or other enjoyment of the
property.

3. The topography of the land and the effect of the tree removal upon
erosion, soil retention, and the diversion or increased flow of surface
waters.

4. The number, species, size, and location of existing trees in the area and
the effect the removal would have upon shade, privacy impact, and scenic
beauty of the area.

5. The number of healthy trees the property is able to support according to
good forestry practices.

The Planning Commission may require that one or more replacement trees be 
planted of a species and size and at locations as designated by the Commission. 
The ratio of replacement trees required may be based upon the public visual 
impact of the trees removed.  Native trees shall be replaced at a minimum ratio 
of 3 trees of the same or other approved native species planted for each 1 
removed.  Trees removed on site may be replaced with trees planted in the 
public right-of-way when located close enough to mitigate the local impact of the 
tree removal.  Replacement trees planted within the public right-of-way shall be 
from the City’s Street Tree List, as approved by the Commission.  Minimum 
replacement tree size shall be 15-gallons, except that larger specimens may be 
required to replace existing street trees.    

• The proposed grading complies with the terms of the San Bruno Mountain Area
Habitat Conservation Plan Agreement and Section 10(a) Permit, if and as
applicable (General Plan Policy 119 and Program 83b).
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ATTACHMENT E

APPLICANT'S PROJECT AND SUPPLEMENTAL MATERIAL

E.i - Architectural plans (Pg E.1)

E.i - Grading plans (Pg E.11)

E.i - Street Improvement Plan (Pg E.15)

E.ii - Supporting statements (Pg E.17)

E.iii - Project data table (Pg E.20)
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1. CONTRACTOR SHALL VERIFY THE LOCATION OF ALL UTILITIES
PRIOR TO CONSTRUCTION

2. THIS SURVEY WAS BASED UPON A TITLE REPORT BY FIRST
NATIONAL TITLE COMPANY, OR: 05-9561345-DK, DATED 09/08/2005.

3. THE NEAREST FIRE HYDRANT IS LOCATED ACROSS THE STREET
74' +/- FR0M NORTHM0ST PROPERTY CORNER.

4. BASIS OF ELEVATION; THE MONUMENT AT KLAMATH STREET AND
SIERRA PT. ROAD WAS TAKEN AS ELEV. 158.69, PER CITY OF
BRISBANE DATUM.
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THIS MAP CORRECTLY REPRESENTS A TOPOGRAPHIC SURVEY MADE
BY ME OR UNDER MY DIRECTION IN CONFORMANCE WITH THE
REQUIREMENTS OF THE LAND SURVEYOR'S ACT. AT THE REQUEST

OF: MICHAEL CUNNINGHAM  ON: MAY OF 2006

I HEREBY STATE THAT THE BOUNDARY SHOWN ON THIS MAP IS BASED
UPON A SURVEY MADE BY ME, ALBERTO GOMEZ MASSO RCE 30442

    THIS 08TH DAY OF MAY 2006

I HEREBY FURTHER STATE THAT ALL- EXISTING GRADES AND CONTOURS
DELINEATED UPON THIS PLAT ARE BASED UPON CITY OF SAN
FRANCISCO DATUM.

I FURTHER STATE THAT TO THE BEST OF MY KNOWLEDGE ALL PROVISIONS
OF APPLICABLE STATE LAWS AND LOCAL ORDINANCES HAVE BEEN COMPLIED
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Attachment E.ii
Use Permit Supporting Statements

SUPPORTING STATEMENTS 

Findings Required for Approval of All Use Permits 

Brisbane Municipal Code §17.40.060 

In order to approve any use permit application, the Planning Commission must affirmatively 
make the findings of approval in BMC Chapter 17.40, which are reproduced below. 
Supplemental findings may also be required depending on your specific project and the 
applicable zoning district and are listed in this attachment.

Please respond to each required finding as it relates specifically to your proposal and include a 
reference to the applicable plan sheet in the development plans. Attach additional pages if 
necessary, or provide written responses on a separate document.

1. How has the project been designed and operated in order to be compatible with the nature
and condition of all adjacent uses and structures, and with general and specific plans for the
area in question?

Plan Sheet
Page(s)

2. How will the propose use be designed and operated in order to not be detrimental to the
health, safety, comfort and general welfare of the persons residing or working in the
neighborhood?

Plan Sheet
Page(s)

3. How will the proposed use be designed and operated in order to not be injurious or
detrimental to property and improvements in the neighborhood or the general welfare of the
city?

Plan Sheet
Page(s)
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jeff timmins
桔⁥敲楳敤据⁥湩焠敵瑳潩⁮慨⁳敢湥搠獥杩敮⁤潴戠⁥湩映汵⁬潣灭楬湡散眠瑩⁨污⁬敲敬慶瑮氠捯污瀠慬湮湩⁧潣敤⁳楷桴爠来牡⁤潴愠敲ⱡ洠獡ⱳ愠摮朠湥牥污猠瑩⁥浩牰癯浥湥獴‮敗愠敲漠汮⁹灡汰楹杮映牯愠⁮捡散瑰湡散漠⁦⁡潭楤楦摥瀠牡楫杮愠牲湡敧敭瑮琠慨⁴浩慰瑣⁳湯祬琠敨猠牴敥⁴牦湯⁴楤敲瑣祬椠⁮牦湯⁴景琠敨愠灰楬慣瑮’⁳牰灯牥祴‮

jeff timmins
A101 &A102

jeff timmins
The change in question will allow for new off street parking where none before existed. This will not impact existing street side parking in the neighborhood.

jeff timmins
A101 &A102

jeff timmins
The additional parking for this site will add street side parking to the neighborhood and not interfere with street traffic.

jeff timmins
A101 &A102



Attachment E.ii
Use Permit Supporting Statements

Use Permits to Modify the Parking Regulations 

Brisbane Municipal Code §17.34.050

In addition to the findings of approval for use permits, the Planning Commission must also
affirmatively make the special findings of approval located in the Brisbane Municipal Code
Chapter 17.34, which are reproduced below.

1. Describe why strict enforcement of the specified regulation is not required by either present
or anticipated future traffic volume or traffic circulation on the site.

Plan Sheet
Page(s)

2. Describe how the granting of the use permit will not create or intensify a shortage of on-
street parking spaces, given, for example, the availability of existing or improved on/off-street
parking which may not fully meet the requirements of this chapter.

Plan Sheet
Page(s)

3. Describe why full compliance with the parking requirements is not reasonably feasible due
to existing structural or site constraints.  This finding shall not be required for residential units
dedicated to be affordable to households with very-low, low, or moderate incomes or designed
and dedicated for use by households with one or more members who are 62 years of age or
older, subject to restrictions approved by the City and recorded with the County of San Mateo.

Plan Sheet
Page(s)
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jeff timmins
祂愠汬睯湩⁧湯⁥景琠敨爠煥極敲⁤‴慰歲湩⁧灳捡獥映牯琠楨⁳牰橯捥⁴潴漠敶汲灡眠瑩⁨桴⁥硥獩楴杮朠牡条⁥潤牯漠数楮杮ⱳ眠⁥慣⁮潣灭祬眠瑩⁨桴⁥‴灳捡⁥慰歲湩⁧敲畱物浥湥⁴楷桴畯⁴畢摲湥湩⁧桴⁥瑳敲瑥眠瑩⁨瑳敲瑥猠摩⁥慰歲湩⁧敢潹摮琠敨猠慰散搠物捥汴⁹湩映潲瑮漠⁦桴獩猠瑩ᥥ猠瀠潲数瑲⁹楬敮⹳Ꮑ

jeff timmins
A101 & A102

jeff timmins
No current off street parking exists along our side of the street. This project will add parking where none legally existed before.

jeff timmins
A101 & A102

jeff timmins
The steep slope of the site in question renders additional off street parking infeasable, due to the amount of soil cut and new retaining wall construction that would be required to add the parking within the existing property line boundaries.

jeff timmins
A101, A102, A201



On Apr 6, 2020, at 4:42 PM, Joshua Rumbley wrote:

Hi Amy & Wilson,

As an arborist it is the norm to measure at DBH (4.5 feet above ground). Due to his information given to 
me by Jeremiah I will have to revisit the site tomorrow and get these measurements to be accurate for the 
needs of the grading plan. 

I hope you understand that I was trying to point out the pine because it is dead and it needed to be added 
to the removal plan. I will give you the measurements tomorrow or Wednesday.

Regards,

Joshua Rumbley
Arborist Representative 
ISA Certified Arborist #11341A
Qualified Pesticide Applicator #147034 Bartlett Tree Experts, Division 10
1599 Custer Avenue, San Francisco
415-206-0790 : Office
415-206-0793 : Fax
www.bartlett.com
Sent from iPhone
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http://www.bartlett.com/
stacey
Highlight

stacey
Highlight



Review Worksheet

ADDRESS
APN
ZONING DISTRICT
DESCRIPTION

Development 
Standard Existing Proposed Min/Max Status

Lot Area 5,000 SF - 5,000 SF Complies
Lot Slope 33% - n/a n/a
Lot Coverage 10% 1,996 SF or 40% Complies

Floor Area 0.26 FAR

1st FL: 695 SF; 2nd FL: 
1,498 SF; 3rd FL: 917 
SF; Gar: 415 SF; Total = 
3,516 or .70 FAR 0.72 FAR or 3,600 SF Complies

Setbacks
N Side Lot Line 5' 5' Complies
S Side Lot Line 16' 6" 5' Complies
Rear Lot Line 13' 6.25" 10' Complies
Front Lot Line 25' 11" 10' Complies

Decks
Fr: 19' 11"; NS: 9'; SS: 
5' Front/side/rear: 5' Complies

Stairs Side: 3'; Rear: 10' 3' side/5' rear Complies
Garage 0' n/c 0' Existing nonconforming

Height
1st seg: 28' 3"; 2nd 
seg: 28' 9.5" 30' Complies

Parking

2 car 
nonconforming 
garage

2 covered 
nonconforing, 2 
uncovered in ROW

2 covered + 2 on/off-
street

Use permit required for 
nonconforming covered parking; 
tandem/50% compact allowed 
per BMC 17.34.040

Articulation

n/a - no wall exceeds
20' x 20' due to 
terraced design n/a

Landscaping ~90 SF 15% of FYSB or 75 SF Complies

Grading 150 CY of cut & export
>50 CY requires PC
review PC Grading Review required

Fencing BMC 17.32.050 Verify @ Building Permit

Yes No

Stormwater 
(C.3/Small project)? X
Survey required? X

Tree Removal? X

Underground Utilities 
District Waiver X
Landscape 
Maintenance 
Agreement X
ADU X

Condition of approval

7 trees to be removed; 1:1 replacement, species, and size 
at maturity per director; condition of approval

Condition of approval

Other Standards

130 Sierra Point Road
007-193-050
R-1
Demo existing SFD and construct new SFD; retain existing detached garage

Status

Small projects checklist submitted
provided with plan set
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