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CITYof BRISBANE 
 

 
 

 
 

 

Thursday, August 24, 2023 at 7:30 PM ● Hybrid Regular Meeting 

● Brisbane City Hall 50 Park Place, Brisbane CA 

 

The public may observe/participate in Planning Commission meetings using remote public 
comment options or attending in person. Planning Commissioners shall attend in person unless 
remote participation is permitted by law. The Commission may take action on any item listed on 
the agenda. 
 
TO ADDRESS THE COMMISSION 
In Person: 
Location:  50 Park Place, Brisbane, CA 94005, Community Meeting Room   
Masks are no longer required but are highly recommended in accordance with California 
Department of Health Guidelines.  To maintain public health and safety, please do not attend in 
person if you are experiencing symptoms associated with COVID-19 or respiratory illness.   
 
To address the Planning Commission on any item on or not on the posted agenda, fill out a 
Request of Speak Form located in the Community Meeting Room Lobby and submit it to the City 
staff. 
 
Remote Participation: 
Members of the public may observe/participate in the meeting by logging into the Zoom webinar 
listed below. Planning Commission Meetings may also be viewed live and/or on-demand via the 
City’s YouTube channel at youtube.com/brisbaneca, or on Comcast Channel 27. Archived videos 
may be replayed on the City’s website, brisbaneca.org/meetings. Please be advised that if there 
are technological difficulties, the meeting will nevertheless continue. 
 
The agenda materials may be viewed online at brisbaneca.org/meetings at least 24 hours prior 
to Special Meetings, and at least 72 hours prior to a Regular Meeting. 
 
Remote Public Comments: 
Meeting participants are encouraged to submit public comments in writing in advance of the 
meeting. Aside from commenting while in the Zoom webinar the following email and text line 
will be also monitored during the meeting and public comments received will be noted for the 
record during Oral Communications or during an Item. 
Email: jswiecki@brisbaneca.org or Text: 415-713-9266 
 
Zoom Webinar: (please use the latest version: zoom.us/download) 
brisbaneca.org/pc-zoom 
Webinar ID: 970 0458 3387 

Planning Commission Meeting Agenda 
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Call In Number: +1 (669) 900-9128 
 
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. 
 
WRITINGS THAT ARE RECEIVED AFTER THE AGENDA HAS BEEN POSTED 
All written communications are provided to the Planning Commission. Any written 
communication that is received after the agenda has been posted but before 4 p.m. of the day 
of the meeting will be available for public inspection at the front lobby in City Hall and online at 
brisbaneca.org/meetings. Any writings that are received after the agenda has been posted but 
after 4 p.m. of the day of the meeting will be available on the internet at the start of the meeting 
(brisbaneca.org/meetings), at which time the materials will be distributed to the Planning 
Commission.  
 

Commissioners: Funke, Gooding, Lau, Patel, and Sayasane 

CALL TO ORDER 

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. 

A. Approval of draft meeting minutes of May 25, 2023 

B. Approval of draft meeting minutes of June 8, 2023 

ORAL COMMUNICATIONS (Limited to a total of 15 minutes) 

WRITTEN COMMUNICATIONS 

OLD BUSINESS 

None 

NEW BUSINESS 

C. PUBLIC HEARING: 5 Beatty Ave; 2023-UP-5, 2023-UP-6, 2023-EX-2; HC and C-1 
districts; Baylands Interim Use Permit, Parking Modification Use Permit and Grading 
Permit to allow for parking of approximately 199 San Francisco District School buses 
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and placement of an approximately 2,880 square foot office trailer for bus operations 
management on a 3.3 acre, gravel surfaced site, which was formerly used for San 
Francisco 49ers parking; with grading of approximately 493 cubic yards of cut and 240 
cubic yards of fill to level certain settlement monitoring stations and soil berms; and 
finding that this project is categorically exempt from environmental review under 
CEQA Guidelines Section 15301 and 15304(a)(e); Travis Duncan, applicant; Baylands 
Development Inc. (BDI), owner. 

D. PUBLIC HEARING: 3708 Bayshore Boulevard; Use Permit 2022-UP-7, Grading Review 
2022-EX-5, Lot Merger 2022-LLA-3, Habitat Conservation Plan Compliance 2022-HCP-
1; SCRO-1 Zoning District; Expansion of the current contractor’s storage yard permitted 
under UP-9-12; and finding that this project is categorically exempt from 
environmental review under CEQA Guidelines Sections 15301 and 15311; Sean 
Brennan, applicant; MK Yard LLC, owner. 

ITEMS INITIATED BY STAFF 

ITEMS INITIATED BY THE COMMISSION 

ADJOURNMENT 

E. Adjournment to the regular meeting of September 14, 2023 

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. 
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File Attachments for Item:

A. Approval of draft meeting minutes of May 25, 2023
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DRAFT 

BRISBANE PLANNING COMMISSION 

Action Minutes of May 25, 2023 

Hybrid Meeting 

 

ROLL CALL 

 

Present: Commissioners Funke, Gooding, Lau, Patel, and Sayasane 

Absent: None 

Staff Present: Director Swiecki, Senior Planner Ayres, and Associate Planner Robbins 

 

CALL TO ORDER 

 

Chairperson Funke called the meeting to order at 7:30 p.m. 

 

ADOPTION OF AGENDA 

 

A motion by Commissioner Gooding, seconded by Commissioner Patel to adopt the agenda. Motion 

approved 5-0.    

 

CONSENT CALENDAR 

 

A motion by Commissioner Gooding, seconded by Commissioner Patel to adopt the consent calendar 

(agenda item A). Motion approved 5-0.    

 

ORAL COMMUNICATIONS  

 

Jameel Munir, Brisbane resident, inquired about the status of the 2023-2031 Housing Element and 

General Plan updates. 

 

WRITTEN COMMUNICATIONS 

 

Chairperson Funke acknowledged 13 written correspondences pertaining to agenda item B. 

 

NEW BUSINESS 

 

B. PUBLIC HEARING: 25 Visitacion Ave; 2023-DP-1/2023-UP-3; NCRO-2 District; 

Demolition of an existing commercial building and construction of a new two-story, 4,078 

square foot mixed-use structure including one single-family dwelling unit and attached 

accessory dwelling unit constructed above and behind a 734 square foot storefront; and 

finding that this project is categorically exempt from environment review under CEQA 

Guidelines Sections 150301(l), 15303(a), and 15303(c); Xie Guan, applicant; Bonnie 

Boswell and Joel Diaz, owners. 

 

Senior Planner Ayres gave the staff presentation and answered questions from the Commission about 

the setbacks of the new structure in relation to neighboring buildings and how the applicant could 

provide the required parking. 

 

Chairperson Funke opened the public hearing. 
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DRAFT 

Brisbane Planning Commission Minutes   

May 25, 2023 

Page 2  

 

 

 

Joel Diaz, applicant, answered questions about the number of bedrooms within the residential unit, 

timetable to construct the project, and potential construction impacts to neighbors. 

 

Jameel Munir, Brisbane resident, spoke in favor of the project. 

 

With no one wishing to address the Commission, a motion by Commissioner Patel, seconded by 

Commissioner Gooding to close the public hearing was approved 5-0. 

 

During deliberations, Joel Diaz publicly withdrew his request for a parking modification to reduce 

the parking requirement of the project. A motion by Commissioner Gooding, seconded by 

Commissioner Sayasane, to approve the design permit and use applications as modified by the 

applicant, with a condition of approval that the project shall meet the parking requirement of three 

off-street parking spaces, was approved 5-0. 

 

Resolution 2023-DP-1/2023-UP-3 will be amended by staff to reflect the applicant’s withdrawal of 

the request to modify the parking regulation and capture the modifications made by the Commission, 

and brought back to the Commission for approval at the next regular meeting. 

 

Chairperson Funke read the appeals process. 

 

ITEMS INITIATED BY STAFF 

 

Director Swiecki informed the Commission that the 2023-2031 Housing Element was certified by the 

State and closure of the comment period for the Baylands Notice of Preparation of an EIR on May 

26, 2023. 

 

ITEMS INITIATED BY THE COMMISSION 

 

There were none. 

 

ADJOURNMENT 

 

Chairperson Funke declared the meeting adjourned to the next regular meeting of June 8, 2023 at 

approximately 8:45 p.m. 

 

Attest: 

  

 

___________________________________ 

John A. Swiecki, Community Development Director 

 

NOTE:  A full video record of this meeting can be found on the City’s YouTube channel at 

www.youtube.com/BrisbaneCA, on the City’s website at http://www.brisbaneca.org/meetings, or on 

DVD (by request only) at City Hall. 
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File Attachments for Item:

B. Approval of draft meeting minutes of June 8, 2023
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DRAFT 

BRISBANE PLANNING COMMISSION 

Action Minutes of June 8, 2023 

Hybrid Meeting 

 

ROLL CALL 

 

Present: Commissioners Funke, Lau, Patel, and Sayasane 

Absent: Commissioner Gooding 

Staff Present: Director Swiecki, Senior Planner Johnson, Senior Planner Ayres 

 

CALL TO ORDER 

 

Chairperson Funke called the meeting to order at 7:30 p.m. 

 

ADOPTION OF AGENDA 

 

A motion by Commissioner Patel, seconded by Commissioner Lau to adopt the agenda. Motion 

approved 4-0.    

 

CONSENT CALENDAR 

 

A motion by Commissioner Patel, seconded by Commissioner Sayasane to adopt the consent 

calendar (agenda item A). Motion approved 4-0.    

 

ORAL COMMUNICATIONS  

 

There were none. 

 

WRITTEN COMMUNICATIONS 

 

Chairperson Funke acknowledged one written correspondence for an item not on the agenda. 

 

WORKSHOP 

 

B. Preliminary Zoning Ordinance Amendments for Compliance with SB 478, Housing 

Element Implementation and Zoning Ordinance Cleanup 

 

Senior Planners Johnson and Ayres gave the staff presentation and answered questions from the 

Commission about how the proposed changes to building heights would be applied and eliminating 

minimum lot width standards, and provided clarification on the proposed modifications to the 

City’s current and various setback exceptions.  

 

ITEMS INITIATED BY STAFF 
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Director Swiecki recapped the May 31, 2023 Planning Commissioners workshop sponsored by 21 

Elements attended by Commissioners Gooding and Lau and encouraged the Commission to attend 

the next workshop in the series in October. 

 

ITEMS INITIATED BY THE COMMISSION 

 

There were none. 

 

ADJOURNMENT 

 

With the cancellation of the June 22, 2023 meeting, Chairperson Funke declared the meeting 

adjourned to the next regular meeting of July 13, 2023 at approximately 8:40 p.m. 

 

 

Attest: 

  

 

 

___________________________________ 

John A. Swiecki, Community Development Director 

 

NOTE:  A full video record of this meeting can be found on the City’s YouTube channel at 

www.youtube.com/BrisbaneCA, on the City’s website at http://www.brisbaneca.org/meetings, or 

on DVD (by request only) at City Hall.  
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File Attachments for Item:

C. PUBLIC HEARING: 5 Beatty Ave; 2023-UP-5, 2023-UP-6, 2023-EX-2; HC and C-1 districts; 

Baylands Interim Use Permit, Parking Modification Use Permit and Grading Permit to allow for 

parking of approximately 199 San Francisco District School buses and placement of an 

approximately 2,880 square foot office trailer for bus operations management on a 3.3 acre, 

gravel surfaced site, which was formerly used for San Francisco 49ers parking; with grading of 

approximately 493 cubic yards of cut and 240 cubic yards of fill to level certain settlement 

monitoring stations and soil berms; and finding that this project is categorically exempt from 

environmental review under CEQA Guidelines Section 15301 and 15304(a)(e); Travis Duncan, 

applicant; Baylands Development Inc. (BDI), owner.
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PLANNING COMMISSION AGENDA REPORT 

Meeting Date: August 24, 2023 

From:  Ken Johnson, Senior Planner  

Subject 5 Beatty Ave; 2023-UP-5, 2023-UP-6, 2023-EX-2; HC and C-1 districts; 

Baylands Interim Use Permit, Parking Modification Use Permit and Grading Permit to allow for 

parking of approximately 199 San Francisco District School buses and placement of an 

approximately 2,880 square foot office trailer for bus operations management on a 3.3 acre, 

gravel surfaced site, which was formerly used for San Francisco 49ers parking; with grading of 

approximately 493 cubic yards of cut and 240 cubic yards of fill to level certain settlement 

monitoring stations and soil berms; and finding that this project is categorically exempt from 

environmental review under CEQA Guidelines Section 15301 and 15304(a)(e); Travis Duncan, 

applicant; Baylands Development Inc. (BDI), owner. 

 

REQUEST: The applicant requests approval of a 5-year Interim Use Permit to allow the 
prospective operator, Zum, to park approximately 199 San Francisco School District buses on the 
3.3-acre, gravel surfaced site.  The site was formerly used for 49ers overflow parking. A  2,880 
square foot office trailer would also be placed at the site as a bus operations management office, 
for approximately 10 people.   The site is located atop the Baylands landfill, which closed to 
operations in the 1960’s.  Prior to occupying the site with the proposed use, certain landfill 
settlement monitoring stations and soil berm areas, located within the parking area, would be 
graded to be level with the surrounding parking area, resulting in grading cut of approximately 
493 cubic yards and fill of 240 cubic yards.  Also, since the parking for the office trailer is proposed 
to be accommodated on the existing gravel surface and not paved, as provided in the off-street 
parking standards, a parking modification use permit is requested. 

 

RECOMMENDATION: Approve Interim Use Permit application 2023-UP-5, 2023-UP-6, 2023-EX-2 
via adoption of Resolution 2023-UP-5, 2023-UP-6, 2023-EX-2 containing the findings and 
conditions of approval (See Attachment A). 

 

ENVIRONMENTAL DETERMINATION: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per Sections 15301 and 15304(a)(e) - this project 
falls within a class of projects which the State has determined not to have a significant effect on 
the environment.  The exceptions to this categorical exemption referenced in Section 15300.2 of 
the CEQA Guidelines do not apply. 
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APPLICABLE CODE SECTIONS: Brisbane Municipal Code (BMC) Chapter 17.41, provides 
procedures, required findings and conditions for the approval of interim uses in the Baylands 
subarea.  Required findings for interim use permits are provided in BMC Section 17.41.060 and 
mandatory conditions of approval are provided in Section 17.41.070.  BMC Sections 17.40 and 
17.34.050.I provides the procedures and findings for granting a parking modification use permit. 
BMC Sections 15.01.110 and 17.32.220 provides for Planning Commission review of grading of 
more than 250 cubic yards, with findings contained in Section 15.01.110.B.    

Note that the General Plan designation is split for this proposed use area between the Heavy 
Commercial HC and Baylands Planned Development subareas.    While the zoning is in the process 
of being updated through an ongoing specific plan process, the current more restrictive BMC 
zoning provisions of the Baylands interim use permit prevail for this application.  Both subareas 
allow for the use by conditional use permit.  However, the interim use permit limits the term to 
5-years and has added findings for approval, as further detailed in Attachment A.  

 

ANALYSIS AND FINDINGS: 

Background  

The site is located at the northwest corner of the 5 Beatty Ave property, on the same parcel 
that is used by Brisbane Recycling Co, but to the north of the soil recycling operations.  The 
subject site area has previously been graded and surfaced with gravel and has historically been 
used for San Francisco 49ers overflow parking, as approved by the Planning Commission 
beginning with Use Permit UP-15-10 (9/23/10), then in 2012 by City Council, via Use Permit UP-
5-12, for the 2012/2013 season.  That was for parking up to 600 vehicles on game days.  The 
49ers moved to Santa Clara in 2014.  Also, in 2014, Use Permit UP-3-14 was approved by the 
Commission for a Peterson Cat earth moving equipment demonstration event, utilizing the 
same area for event parking. 

While the site has previously been surfaced with gravel for parking, there are a few isolated 

areas that are either a few feet lower or higher than the surrounding grade, either having soil 

berms or depressed areas that were used for landfill settlement monitoring stations.  These 

stations are no longer in use and the applicant proposes to grade these to match the 

surrounding parking grade level. 

Description of Proposed Use 

The applicant has provided a project description, which describes the work needed to occupy 

the site and the day-to-day operations.   See Attachments C and D for the applicant’s project 

description and plans.  The project is also described as follows. 

The proposal is to park approximately 199 school buses at the site to serve the schools of the 

San Francisco School District.  A 5-year term is requested.  The entrance to the site is from a 

paved 2-lane entrance drive from Beatty Ave, which is near the on-off ramps to U.S. 101.  The 
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driveway is shared with Brisbane Recycling Co. which is located to the south on the same 

parcel. 

The bus parking yard would be supported by an approximately 2,880 square foot, mobile office 

trailer and a portable toilet facility.  Approximately 10 office workers  managing  the bus 

operations would occupy the site.   A 6-foot high perimeter fence is proposed  around the use 

area with three gates.   The installation of portable solar powered light standards and security 

cameras is also proposed.    

The applicant has indicated that they would have electrical power service to the building from a 

nearby power pole located just south of the use area, on the site.  Since the site is located atop 

a former landfill, excavation for water and sewer utilities would be a costly and time-consuming 

endeavor. Given the temporary nature of the use, it is proposed that the site would not be 

served by an off-site water supply or sewer.  Instead, a portable toilet would be maintained on 

site.  A water tank may also be located on site for fire suppression, as may be required by the 

North County Fire Authority through the building permit process.  A condition is also included 

to require the operator to provide bottled drinking water. 

The applicant has proposed minimal alterations to the site, in keeping with the requested time 

frames for this use and respecting the existing conditions of the site.  Currently, stormwater 

infiltrates into the soil or runs off to a nearby stormwater collection swale and additional on-

site stormwater collection and treatment facilities are not proposed.  

As indicated above, the applicant’s project description indicates that the modular office would 

be staffed by approximately 10 people and approximately 199 drivers would come and go from 

the site.  Typical hours of operation would be Monday through Friday from 5 am to 7 pm, 

although most of the bus activity would be between 7 am and 4 pm.  Roughly 30 percent of the 

bus routes return to the parking facility during the day, while the remainder stays close to their 

pick-up and drop off locations during the day.  Occasionally, there would be other trips outside 

these hours for extracurricular activities.  These may include some weekend trips in support of 

special school events.  The applicant has provided a route map, which shows that the bus trips 

would be directly on Beatty Ave to and from U.S. 101, with some bus trips to or from Tunnel 

Ave under unusual circumstances, such as road closures or local serving buses as may be 

approved by the Planning Director.  The highest concentration of hourly vehicle trips would 

occur between 6 and 7 am on weekdays, estimated at approximately 100, trips, including 

arriving personal cars.  The applicant’s project description showed significantly fewer personal 

car trips are estimated versus bus trips each day, which is attributed to the use of public 

transportation and carpooling. 

The buses would range in size from minivans to standard school buses.  Most of these will be 

shuttle bus size or smaller, less than 23 feet in length, which better serve the urban nature of 

San Francisco.   
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Since the proposal is to conduct the use on the existing gravel surfaced lot, dust control 

measures would be implemented on an ongoing basis, per a City approved dust control plan. 

 

Findings 

 

The proposal, including the conditions of approval, complies with all of the findings for 

approval.  The listing and analysis of findings is provided in Attachment B. 

In summary, the proposed use is consistent with the surrounding industrial uses.  Its location 

provides for ready access to U.S. 101 for the buses and associated personal vehicles that would 

come and go from the site.  A building permit will be required to establish the use.  Lighting 

would provided via portable light standards and would be required to be directed downward 

onto the site and a dust control plan will be required by the City Engineer for both the initial 

establishment of the use and on an ongoing basis. 

Finally, this application was provided to the Building Dept, North County Fire Authority, Dept of 

Public Works, Police Dept, County Health Dept, and the Regional Water Quality Control Board,  

San Francisco PUC,  and Bayshore Sanitary District for review and comment.  Recommended  

conditions of approval have been provided by some of these departments and are included in 

the draft resolution.  Given the conditions of approval, none of the departments or agencies 

raised objections to the proposed use 

ATTACHMENTS 

A. Draft Resolution 2023-UP-5, 2023-UP-6, 2023-EX-2 

B. Site Location Map/Vehicle Routing 

C. Applicant’s Project Description 

D. Applicant’s Plans  

 

__________________________________ _______________________________________ 

Ken Johnson, Senior Planner John Swiecki, Community Development Director 
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ATTACHMENT A 
 

Draft 
RESOLUTION 2023-UP-5, 2023-UP-6, 2023-EX-2 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 
CONDITIONALLY APPROVING INTERIM USE PERMIT, PARKING MODIFICATION AND GRADING 

PERMIT 2023-UP-5, 2023-UP-6, 2023-EX-2  
AT 5 BEATTY AVE 

 
WHEREAS, following a public hearing on August 24, 2023, the Planning Commission 

granted Interim Use Permit 2023-UP-5, Parking Modification Use Permit 2023-UP-6, Grading 
Permit 2023-EX-2 to utilize a vacant, approximately 3.3 acre portion of the Baylands, located at 
the north end of 5 Beatty Ave, which approvals took effect on August 31, 2023 following closure 
of a 6-calendar day appeal period during which no appeals were filed; and 
 
 WHEREAS, the above-referenced permits have a pending expiration date of March 6, 
2023, five years following the effective date of UP-8-16; and 
 

WHEREAS, Travis Duncan, the applicant, applied to the City of Brisbane for Interim Use 
Permit 2023-UP-5, Parking Modification Use Permit 2023-UP-6, Grading Permit 2023-EX-2, with 
2023-UP-5 being for a 5-year term, as provided in BMC Section 17.41.080.D; and 
 
 WHEREAS, on August 24, 2023, the Planning Commission conducted a public hearing on 
the applications, 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 applications, the applicant’s plans and supporting materials, 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 
15304(e) 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 application. 
 
 NOW THEREFORE, based upon the findings set forth hereinabove, the Planning 
Commission of the City of Brisbane, at its meeting of August 24, 2023, did resolve as follows: 
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Interim Use Permit 2023-UP-5, Parking Modification Use Permit 2023-UP-6, 
Grading Permit 2023-EX-2, is approved for a period of 5 years, per the findings and 
conditions of approval contained in Exhibit A to this resolution. 

 
 ADOPTED this twenty-fourth day of August, 2023, by the following vote: 
 
AYES:   
NOES:   
ABSENT:    ________________________ 

ROEL FUNKE 
       Chairperson 
 
ATTEST: 
 
__________________________________________ 
JOHN A SWIECKI, Community Development Director  
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ATTACHMENT A 
continued 

Draft 
EXHIBIT A 

 
Action Taken: Conditionally approve 2023-UP-5, 2023-UP-6, 2023-EX-2 per the staff 

memorandum with attachments, via adoption of Resolution 2023-UP-5, 2023-UP-6, 2023-EX-2 

 

Findings: 
 

Standard Use Permit Findings  

1. In considering an application, the planning commission has considered and given due 
regard to the nature and condition of all adjacent uses and structures, and to general 
plan.  A specific plan has not yet been adopted for the area in question. 

2. The planning commission has determined that the establishment, maintenance or 
operation of the use applied for will not, 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, nor will it be injurious or 
detrimental to property and improvements in the neighborhood or the general welfare 
of the city. 

 

 Interim use permit Findings 

3. The proposed interim use and the conditions under which it would be operated will not 
be detrimental to the public health, safety or welfare, or injurious to properties or 
improvements in the vicinity. 

4. The proposed interim is CEQA categorically exempt, as detailed in the agenda report 
and resolution, and the use will not create any significant unmitigated adverse 
environmental impacts. 

5. The proposed interim use will not obstruct, interfere with, or delay the intended 
redevelopment of the property in accordance with the uses anticipated in the general 
plan or any adopted specific plan applicable to the site. 

6. The public utilities and other infrastructure improvements required in order for the 
interim use to be conducted in a safe, sanitary, and lawful manner are either available at 
the site or shall be installed by the applicant, prior to occupancy, in a manner approved 
by the city engineer.  This includes power for a nearby pole and sanitation facilities will 
be provided by portable toilet and water tank facilities. 

7. The use will provide the benefit provision of needed services of school bus 
transportation to children. 
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8. In accordance with Policy No. 328.2 of the general plan, a program will be established by 
the operator of the interim use to encourage employment of Brisbane residents, to the 
extent it is reasonably possible to do so, in the construction and operation of the interim 
use. Implementation of such program shall be made a condition of the interim use 
permit. 

 

Parking Modification Findings 

9. Strict enforcement of the specified regulation, of paved and striped parking for the 

administrative office, is not required by either present or anticipated future traffic 

volume or traffic circulation on the site; and 

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

parking spaces, given.  Per the condition of approval street parking is not permitted. 

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

structural or site constraints, given its location atop a landfill.  

 

Grading Review Findings 

12. The proposed grading will reflect or fit comfortably with the site context and natural 
topography.  In this case, the existing flat topography of the site. 

13. The proposed grading will not include retaining walls. 

14. The proposed grading will not result in removal of trees. 
 

 

 

CONDITIONS OF APPROVAL: 

 
Prior to Occupancy 
 

A. The operator shall obtain a business license through the City’s Finance Dept. 
 

B. A building permit, for placement of the modular structures and fencing, shall be 
obtained from the City and the improvements shall comply with all requirements 
imposed by the City and applicable outside agencies, including the County 
Environmental Health Division.   Specific conditions of approval are detailed below, but 
additional conditions may be applied by the individual departments or agencies through 
the building permit process: 

a. North County Fire Authority:  
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i. Provide on-site water supply acceptable to NCFA for firefighting 
operations. 

ii. Provide site access per CFC Appendix D & NCFA apparatus requirements. 

iii. Key Box is required for gated access. Apply for approved hardware at 

NCFA Administration. 

iv. Portable fire extinguishers(s) are required for building. Mount fire 

extinguishers 3-5 feet above floor. 

b. Building Dept: 
i. Accessible parking and path of travel shall be provided for the office 

trailer and restroom. 
c. Public Works/City Engineer 

i. See dust control plan requirement and grading permit requirement 
below 

d. Bayshore Sanitary District 
e. San Mateo County Environmental Health 

i. All structures on the footprint of the Brisbane landfill will require 
methane detection systems (e.g., temp restroom(s) and trailer for the 
yard) 

ii. Any structure that sits flush to the surface of the asphalt will require a 
geomembrane or like, to prevent methane intrusion (i.e., If the trailer is 
lifted via wheels to allow air passage, no membrane is needed). 

iii. An action plan is required for activities that may result in exhuming waste 
for activities to complete the project (e.g., gate posts, grading activities, 
etc.) 

f. Planning: 
i. The project shall comply with the Water Board’s C.3 requirements.  If 

new impervious surfaces exceed 5,000 sq ft, the project shall be 
considered a regulated project. 

ii. Submit the documentation of the Bayshore Sanitary District (BSD) 
approval of the exemption allowing for a portable toilet along with the 
building permit plans. 

 
C. A grading permit application shall be provided to the City Engineer for approval prior to 

grading. 
 

D. A dust control and monitoring plan shall be provided to the City Engineer for approval 
prior to grading. The dust control plan shall address both construction and ongoing 
operations. 

 

E. In case the operator desires to occupy the site with buses prior to placement of the 
office building, a plan for this phased work shall be submitted to the Planning Director 
for approval prior to such occupancy.  All other applicable conditions shall still apply. 
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F. Although not anticipated with this scope of work, excavation into waste will require 
immediate notification to the Water Board and San Mateo County Health Division and 
will require repair of the landfill cap in compliance with Title 27. 

 
Operational Conditions 
 

G. The operator’s business license shall be maintained in good standing on an ongoing 
basis. 

 
H. The Interim Use Permit is approved for school bus parking for approximately 199 buses 

and a temporary office and portable restroom as detailed in the agenda report.  
Increase of more than 10 percent in the total buses shall require notice to the Planning 
Director and may be referred to the Planning Commission for modification of the 
interim use permit. 

 
I. Typical hours of operation are to be Monday through Friday from 5 am to 7 pm.  

 
J. Typical bus routing is to be directly to and from Beatty and U.S. 101, except under 

unusual circumstances, such as road closures or local serving buses as may be approved 
by the Planning Director. 

 
K. Fire access gates and drive aisles shall be maintained, to the satisfaction of the NCFA 

and Planning Director. 
 

L. The operator shall provide bottled drinking water in the office for employees. 
 

M.  On-site maintenance of vehicles and storage of non-operable vehicles is prohibited. 
 

N. All parking shall be provided on site.  No street parking is permitted for this use. 
 

O. The site shall not be open to the public. Access shall  be restricted to the operator’s 
employees, contractors and representatives and security maintained by the operator. 

 
P. Gravel shall be maintained to prevent water from ponding on the site and to provide for 

dust control, to the satisfaction of the City Engineer and San Mateo County 
Environmental Health Department.   

 
Q. The project shall comply with all applicable stormwater NPDES requirements, including 

compliance with the site’s Stormwater Pollution Prevention Plan. 
 

R. Aside from the initial grading for removal of settlement stations and berms identified in 
the plans and maintenance of the existing gravel surface, this project does not include 
sitework, such as paving with an impervious surface or other sitework.  Any such 
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proposal would be subject to further review and approval by the City departments and 
outside agencies. 

 
S. The perimeter fencing shall comply with the provisions of BMC Section 17.32.050, 

including use of green or black, vinyl coated chain link fencing.  Barbed wire and razor 
wire are not permitted. 

 
T. Security lighting shall be shielded and directed downward to avoid offsite light spillage 

and glare.  The Planning Director at his/her discretion may require lighting to be 
adjusted if deemed to be a hazard or nuisance. 

 
U. The portable toilet facility shall be properly maintained for use by employees. 

 
V. Trash shall be collected interior to the building and shall be legally and regularly 

disposed of, so as not to become a nuisance or hazard.  Any exterior trash collection 
area shall be subject to approval by the City through a building permit. 

 
W. The site shall be maintained free of weeds, trash and debris. 

 
X. The operator will submit job openings to the Brisbane Public Library for posting on the 

library bullen board. In addition, job openings will be sent to the Brisbane Chamber of 
Commerce for posting to the Chamber’s website. 

 
 
Hold Harmless Requirements 
 

Y. The permittee agrees 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. 

 
Mandatory Conditions for Interim Use Permits, per BMC Section 17.41.070 
 

Z. The permit shall require both the owner and the operator to furnish the city with an 
agreement (or a copy of a lease containing such agreement) that: (i) the operator's right 
to possession of the premises for the purpose of conducting the interim use is 
dependent upon the interim use permit having been granted and maintained in full 
force and effect; and (ii) the operator's right to possession of the premises for the 
purpose of conducting the interim use will terminate upon any expiration or revocation 
of the interim use permit; and (iii) it shall be the responsibility of the owner to terminate 
the operator's possession of the premises upon any expiration or revocation of the 
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interim use permit if the operator continues to utilize the premises for the conduct of 
such interim use. 

 
AA. Each permittee shall be jointly and severally liable for all costs and expenses, including 

attorneys' fees, the city may incur to enforce the conditions of the interim use permit 
upon any breach thereof by the permittee, or to abate and remove the interim use upon 
any failure by the permittee to discontinue such use, or to evict the operator of such 
use, upon the expiration or revocation of the interim use permit. 

 
Interim Use Permit Cessation, Revocation Procedures and Term Limit 
  

BB. In the event that the continuation of the use approved with this interim use permit 
would obstruct, interfere with, or delay the intended redevelopment of the property in 
accordance with the uses anticipated in the general plan or any adopted specific plan 
applicable to the site, the operator shall vacate the site and remove improvements as 
required by the City or property owner, within 90 days written notice by the City or 
property owner. 
 

CC. Minor modifications may be approved by the Community Development Director in 
conformance will all requirements of the Municipal Code. 

 
DD. Material violation of any of the Conditions, including material deviations from the 

approved project description, may be cause for revocation of this permit and 
termination of all rights granted there under.   
 

EE. This Interim Use Permit is subject to the revocation procedures established in Brisbane 
Municipal Code Chapter 17.41.100 - Revocation of Interim Use Permit. 

 
FF. This Interim Use Permit is for a 5-year term from the effective date of the permit.  The 

expiration date is August 31st, 2028. 
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ATTACHMENT B 
Analysis of Findings for Approval 

The proposal, including the conditions of approval, complies with all of the findings for 
approval.  The findings for approval are outlined below in italics and underlined followed by 
staff’s analysis on each finding.  Note that specific findings are provided for each permit type 1) 
interim use permit 2) parking modification use permit and 3) grading permit.  Additionally, the 
standard use permit conditions of approval are also referenced in the provisions for approval of 
the parking modification, but are reviewed holistically for the use. 
     
Standard Use Permit Findings (per BMC Section 17.40.060) 
The following two findings are standard for uses in most of Brisbane’s zoning districts, except 
on the Baylands where interim use permits apply.  However, they are also referenced for 
approval of a parking modification use permit, in addition to the parking modification findings, 
and so they are included with this suite of applications. 
 
A.  In considering an application, 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 area of the proposed use is at the northern boundary of the Baylands subarea, bordering 
Beatty Ave.   This area is industrial in nature.   Recology’s waste recovery and processing 
facilities are located on the north side of Beatty Ave from this site and their parking facility is 
located immediately to the west.   Also sharing the western border with 5 Beatty Ave is Avis’ 
rental car parking lot.  South of the proposed use area, but sharing the same parcel is the 
Brisbane Recycling Co. soil recycling operation.   
   
The proposed use is consistent with these other uses and is not expected to have an impact on 
them.   
 
The traffic volumes are seen as low, with a peak of up to 100 trips anticipated between 6 am 
and 7 am,  and traffic was not raised as a concern by the City Engineer.  Traffic to and from the 
site will have direct access to and from U.S. 101 from Beatty Ave.   Due to the proposed use of a 
gravel yard surface, a City Engineer approved dust control plan will be required. 
 
The use is consistent with the General Plan.  The site is within both the Beatty Heavy 
Commercial (HC) and Baylands Planned Development Non-residential (PD-NR) subareas.  Both 
subareas designate a commercial/industrial class of uses and fit the nature of the use.   At the 
time of this application, there is no adopted specific plan for this area, although a draft 
Baylands specific plan is in the review process.  Once adopted and the specific plan becomes 
effective, a condition of approval is included, that could require vacating the use to allow 
development to proceed.  The timing of the specific plan and future development is not known 
at this time.  In the interim, the Baylands Interim Use Permit is the operative tool for processing 
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this application, having the most restrictive use permit findings.   The HC district does not place 
a 5-year limit on use permits. 
 
Note also that, the improvements proposed for this operation are all temporary in nature and 
while a building permit will be required, there would be no permanent structures or facilities. 
 
B.  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. If the 
planning commission finds that the aforementioned conditions will not result from the particular 
use applied for, it may grant the use permit. 
 
The location of the use is generally hidden from view, being far from the nearest residence and 
neighborhood serving businesses, and therefore should have no impact on residential 
neighborhoods.  As noted above, it is consistent with the neighboring industrial uses.   For 
parking conformance, no parking for this use will be needed or allowed along Beatty Ave, but all 
parking will be maintained onsite.  Also, lighting will be using portable, adjustable light 
standards and will be required to be adjusted downward and at heights that will not have a 
significant impact on neighboring properties or the public right-of-way. 
 
Findings for issuance of interim use permit (per BMC Section 17.41.060) 
 
A. That the proposed interim use and the conditions under which it would be operated will not 

be detrimental to the public health, safety or welfare, or injurious to properties or 
improvements in the vicinity; 

 
The proposal complies with this finding. The site is in an industrial use, in an area that is 
industrial in character, and this outdoor vehicle storage use is consistent with that character.  
 
The only use of the site would be storage and movement of vehicles and the management 
office. The intensity and operational characteristics of the proposed yard are consistent with 
the surrounding area and will not adversely impact nearby businesses or the public health, 
safety or welfare.  The management office will be required to conform the applicable California 
Building Code (CBC) sections, as will be required through the processing of a building permit, to 
ensure safety of the workers. 

 
B. The proposed interim use will not create any significant unmitigated adverse environmental 

impacts, as determined by an environmental analysis pursuant to the California 
Environmental Quality Act; 
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The proposal complies with this finding.  The site overlies the former landfill and was previously 
used for parking of vehicles and is categorically exempt from CEQA, as noted in the 
Environmental Determination section above. 

 
C. The proposed interim use will not obstruct, interfere with, or delay the intended 

redevelopment of the property in accordance with the uses anticipated in the general plan 
or any adopted specific plan applicable to the site; 

 
As noted above, the project would not include any permanent buildings and the proposed 
perimeter fence may be readily removed upon termination of the use. 
  
The site lies in proximity to the proposed extension of Geneva Avenue associated with the 
Baylands Specific Plan.  Given that, portions of the site could be impacted by the future 
roadway alignment and/or associated grading.  To ensure that the project would not interfere 
with the roadway extension, in the event that it proceeds during the term of the interim use 
permit and the use would be an obstruction, a condition of approval is included that the 
applicant is to cease operations upon 90-day notice from the City or property owner. Based on 
these considerations, the proposal complies with this finding. 

 
D. All public utilities and other infrastructure improvements required in order for the interim 

use to be conducted in a safe, sanitary, and lawful manner are either available at the site or 
shall be installed by the applicant, prior to occupancy, in a manner approved by the city 
engineer; 

 
This proposal complies with this finding.  Electrical power may be supplied from a nearby power 
pole located on the site.  Sanitary services will be provided with a portable toilet on a trailer, 
which will be regularly maintained and so plumbed water or sewer will not be required.   In 
essence, the nature of the building is temporary.  The Fire Dept has indicated that a fire 
suppression water supply may be provided from an onsite tank. 

 
E. The use will provide either or both of the following benefits: 

1. A benefit to the property, including, but not limited to, the elimination of blight or 
unsightly or hazardous conditions, or the installation of improvements that will facilitate 
redevelopment of the property, or 

2. A benefit to the public, such as the creation of jobs or revenues or the provision of 
needed goods or services. 

 
The bus parking proposed for the site provides a public benefit by allowing for needed 
transportation for school-age children in San Francisco at a location immediate to the U.S. 101 
on and off-ramps, at the San Francisco border.   
 
F. In accordance with Policy No. 328.2 of the general plan, a program will be established by the 

operator of the interim use to encourage employment of Brisbane residents, to the extent it 
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is reasonably possible to do so, in the construction and operation of the interim use. 
Implementation of such program shall be made a condition of the interim use permit. 

 
The applicant reports that they will submit job openings to the Brisbane Public Library for 
posting on the library bullen board. In addition, job openings will be sent to the Brisbane 
Chamber of Commerce for posting to the Chamber’s website. Additionally, the applicant has 
indicated that the jobs are union and have full benefits. 
 
Parking Modification Findings (per BMC Section 17.40.060) 
In addition to the findings required for the granting of a use permit, as set forth in Section 
17.40.060, for a modification to a parking regulation the planning commission shall also find 
that: 
 
1. Strict enforcement of the specified regulation is not required by either present or anticipated 

future traffic volume or traffic circulation on the site; and 
 

The BMC provides that administrative office buildings provide paved parking at a ratio of 1 
space per 300 square feet of office area (10 spaces for the proposed building), this would 
include any accessible spaces that are required by the CBC.  The BMC does not provide separate 
standards for buildings that are temporary in nature.  Also, the Building Official has indicated 
that the required accessible space may be provided with pervious surface alternatives, which 
would be implemented through the building permit process.   
 
The BMC does allow for the Planning Commission grant exceptions to any of the parking 
standards through a parking modification use permit.  In this case it would be to allow for an 
unpaved parking lot. 

 
Given the large area of parking for both school buses and office workers relative the number of 
spaces, there would be more than adequate space on site and paving for those spaces is not 
necessary.  Nor would the existing gravel surface versus a paved surface have any impact on the 
traffic volume or circulation on the site.  

 
2. 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. 

 
Given the size of the site, all parking can be accommodated on site.  A condition of approval is 
included to specify no on-street parking will be allowed on Beatty Ave for this use.  

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

structural or site constraints.  
 

Full compliance with the parking requirements for paving is not reasonably feasible given the 
site’s location atop a former landfill site.  Paving would result in alteration of the surface and 
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trigger additional requirements for stormwater capture and treatment under the Water Board’s 
Municipal Regional Permit C.3 (new development) provisions and significantly impact the 
project and likely make it infeasible, due to improvement costs and delay.  It would likely also 
necessitate more grading than the minimal grading proposed to capture and treat stormwater 
on site.   
 
Grading Review (per BMC Section 15.01.110) 
 
Where planning commission review of an application for a grading permit is required by 
subsection A of Section 15.01.110, the review shall be based upon a consideration of the 
following potential impacts of the proposed grading.  The City Engineer will take into account 
the Planning Commission’s findings in his/her review of the grading permit, which is to be 
submitted to the City Engineer following this review. 
 

1. Will the proposed grading be designed to reflect or fit comfortably with the site context and 
natural topography? 

 
The proposed grading would serve to level former settlement station level depressions and 
berms to match the surrounding area.  While there is no “natural topography”, since the entire 
area is Bay fill, it would reflect and fit with the existing site context.  

 
2. Will the proposed grading be designed to ensure that retaining walls visible to the public are 
designed to be as visually unobtrusive as possible by means including, but not limited to: 
(i) Ensuring walls are architecturally integrated with proposed or existing structures on the site; 
(ii) Ensuring wall faces are decorative and treated with color, texture, architectural features, 
trelliswork or other means to visually break up the wall expanses; 
(iii) Screening with water conserving, non-invasive landscaping that at maturity will soften and 
reduce the visible expanse of walls? 
 
There are no retaining walls proposed.  Rather the grading would level out the graded areas 
with the surrounding grade.  Additionally, except for distant hillside views, the site is largely 
screened from public view by an area of shrubs along the south edge of Beatty Ave.  These 
shrubs will remain. 
 
3. Will the proposed grading be designed to minimize removal of: 
(i) Existing street trees (see Section 12.12.020); (ii) Any California Bay Laurel, Coast live Oak or 
California Buckeye trees; (iii) Three (3) or more trees of any species on the same site having a 
circumference of at least thirty (30) inches measured twenty-four (24) inches above grade? 
 
No street trees will be removed and no trees of the size or species identified are located within 
the proposed use area. 
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4. Where removal of existing trees is necessary, will the landscape plans for the project include 
the planting of appropriate replacement trees? 
 
Not applicable. 
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Descrip	on of the Proposed Use: 

 

This project proposes to park school buses on a por�on of the land currently vacant and unimproved at 5 

Bea�y, the NE corner of the Baylands property. See the site plan for the leasable premises. The site is 

currently a gravel lot and the shared access road (also serves “Brisbane Recycling Company”) is paved. A 

perimeter 6’ fence will be installed for security and include screen for privacy and dust control purposes. 

The fence will have two main ingress/egress points and will have security cameras at the entry points. 

North County Fire has requested a gate to the southern end of the leasable area, which is included but 

will be generally locked with fire department access available in an emergency. The site also includes a 

fire access drive aisle at the request of the Assistant Fire Marshall. 

 

In the north east corner of the site, a temporary office trailer and restroom trailer will be installed. These 

temporary facili�es (trailer and restroom) will not be connected to permanent u�li�es. As this site is 

above the landfill, permanent u�li�es are not possible to be brought to the site under this interim use.  

The restroom will be served by a water tank and sep�c system which will be hauled offsite.  Bayshore 

Sanitary District has approved of this condi�on in their July mee�ng. Furthermore, as this project cannot 

limit the development �meline of the Baylands project and is thus temporary in nature, limited to 5 

years ini�al term per the interim use permit. Power will be provided by an exis�ng power pole just south 

of the project, run overhead and connected to the trailer and lights across the parking field. Light towers 

will be u�lized to illuminate the site for bus maneuvering. These lights will be pointed downward and 

shielded from public view and only ac�ve during hours of opera�on. 

 

The exis�ng surface on site is compacted gravel which will remain, there will be some minor earth 

moving (see grading plan) to remove a couple of mounds, and fill in a couple of small depressions. A 

Grading Permit Applica�on is also being processed concurrently for the site. There is an exis�ng SWPPP 

covering the Baylands property (the document is included in the resubmi�al “background informa�on“ 

folder). Per the SWPPP prepared by Burns and McDonnell in 2018 and the Exis�ng Condi�ons Plan on 

C1.0, the site currently slopes towards an exis�ng catch basin located on the northeast end of the site. 

This exis�ng catch basin collects the site runoff and conveys the stormwater to the storm drain main in 

Bea�y Avenue which drains to the SFPUC's Sunnydale storm drain facility which detains and pumps flows 

for treatment. The site’s drainage pa�ern will remain the same, we propose no changes to the exis�ng 

drainage condi�on. Furthermore, the project proposes to disturb less than 5,000sf of area as part of this 

project and is thus exempt from C3 requirements.  

 

ATTACHMENT C
APPLICANT'S DESCRIPTION
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See Plans included in submi�al for details exis�ng condi�ons, topography and proposed condi�on. 
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Suppor	ng Statements - CONDITIONAL USES PER DISTRICT REGULATIONS 

 

1. How has the project been designed and operated in order to be compa	ble with the nature and  

condi	on of all adjacent uses and structures, and with general and specific plans for the area in  

ques	on? 

 

RESPONSE: The site is currently a gravel lot, unoccupied and unused.  Previously the site has 

been used for overflow parking at Candles�ck park, which was the last permi�ed use on the site 

– though not for nearly 10 years. To the south is Brisbane Recycling Company, an industrial use, 

and to the west is Avis where they park vehicles. To the north is Recology. The proposed use of a 

school bus parking yard is complementary to the surrounding uses; it is permi�ed by zoning; and 

it has been previously used for a very similar use. Further, its proximity to the 101 allows for 

quick and easy access north to SF where all of the buses will be headed. See Bus rou�ng and 

�ming below. A new perimeter fence will be installed which will improve the aesthe�cs of the 

private paved interior drive aisle that Brisbane Recycling Company uses. Finally, buses operate at 

regular hours with defined schedules and are highly compa�ble with the other uses surrounding. 

In summary, the project is designed and operates to be compa�ble with the nature and 

condi�on of all of the adjacent uses and with the general and specific plans for the area. 

 

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? 

 

RESPONSE: The site loca�on in the north east corner of Brisbane, with direct connec�vity via 

Bea�y to HWY 101 makes the impact on the community extremely limited. Please see the 

a�ached Bus Rou�ng Map to see the ingress and egress from the site north to San Francisco.  

None of these Zum buses serve any jurisdic�on but San Francisco, so all the buses will be 

travelling northbound when leaving the site, or exi�ng at Bea�y and entering the site upon 

returning. It is possible that a �ny minority of buses u�lize Tunnel Ave, to implement a route 

serving a non-standard pickup or drop off (e.g. a field trip, spor�ng event, etc.) This project is 

making li�le change to the exis�ng condi�on, except to add a perimeter fence and some 

temporary trailers. As such, the proposed project will not be detrimental to the health, safety, 

comfort, and general welfare of the persons residing or working in the neighborhood. 

 

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? 

 

RESPONSE: Zum is a professional organiza�on serving the needs of the community’s children. As 

they are working with children, their drivers are highly trained, unionized and competent. Zum’s 

business is quickly and effec�vely picking up and dropping off children and, specifically they 

u�lize the “right” bus for the job. For example, a route with only a handful of students may 

u�lize a car or van, instead of a normal bus, this leads to quicker pick up and drop off, more 

efficient rides for students, and reduced emissions vs tradi�onal bus companies. Furthermore, as 

outlined in the responses above the proposed project makes not significant changes to the 

current site. Please visit RideZum.com for addi�onal informa�on on Zum and their programs. In 
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summary, Zum’s opera�ons will not be injurious or detrimental to the property and 

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

 

Days and Hours of Opera	on:  The typical hours of opera�ons are Monday through Friday, 5am to 7pm. 

Though most bus ac�vity will be at the start and end of school �mes (approx. 7am and 4pm). During the 

early hours of the day, office and dispatch staff arrive around 5am, with drivers arriving around 5:45am 

inspect buses and mobilize onto their routes. During most of the day, the majority of buses are in the 

field and there is likely to be li�le ac�vity on the site. Roughly 30% of bus routes have buses return to the 

parking facility during the day, the reminder stay closer to their pick up and drop off loca�on during the 

day. At the end of the day, buses return between 4-6pm and prepare for the following day.  Occasionally, 

there will be trips later on weekdays and on weekends for extracurricular events, spor�ng events, etc. 

Times will vary based on the needs of the students and teacher.  See the approximate typical bus 

schedule in Exhibit 1. 

 

Number of Employees on Site: Approx. 10 on site staff and approx. 199 bus drivers. 

 

Company vehicles and equipment on site: Approx. 199 buses will be stored on site. Buses vary in size, 

see plan Sheet C2.0 for an outline of the sizes of the spaces proposed. 

 

List the types and quan		es of hazardous, toxic, flammable or explosive materials or wastes are  

involved with the use: None 

 

List any governmental permits required for the handling or storage of the hazardous materials 

involved with the use: None 

 

List any materials and equipment which will be stored outside and explain how these will  

be screened from public view: The School Buses will be stored outside which will be behind the 

perimeter fence with screen. 

 

Will the use generate air emissions, odors, smoke or dust?  If so, how will these be  

controlled? The parking of school buses will not be contribu�ng any significant odors, or smoke. Dust 

will be limited as the site is currently a gravel lot and the shared access road with “Brisbane Recycling 

Company” is paved. The perimeter of the site will have a fence with dust screen, and the Baylands has a 

stand-by water truck to be used as needed. A Construc�on Dust Control Plan (DCP) will be provided to 

the City prior to star�ng work on site, and at minimum this Construc�on DCP shall include watering the 

site during grading. A, Opera�ons DCP will be provided to the City prior to star�ng opera�ons, and at 

minimum will include watering the site once per week. 

 

Will the use generate noise or vibra	on?  If so, how will these be controlled? The proposed project will 

not generate any significant noise or vibra�on 

 

Will the use generate glare, heat or other impacts?  If so, how will these be controlled? The proposed 

project will not generate any significant glare, heat or other impacts 
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Will the use generate waste materials?  If so, how will these be disposed? Any trash produced by the 

temporary office will be picked up by at minimum weekly janitorial service and hauled offsite. 

 

How will waste materials from the use be prevented from pollu	ng storm water runoff? Any trash 

produced by the temporary office will be picked up by at minimum weekly janitorial service and hauled 

offsite. The janitorial service will also include a sweep of the lot picking up any debris at minimum once 

per week. 

 

What u	li	es and other infrastructure are required for your use?  Are these exis	ng on the  

site?  If not, how will they be provided? The proposed project only requires power which is currently 

available on site.  The temporary restroom will be served by water tank and sep�c storage which 

will be hauled off the site (no drainfield will be u�lized). Due to the site’s loca�on above the 

landfill, geRng permanent u�li�es at this site would be nearly impossible – thus NO 

PERMANENT water or sewer u�lity connec�ons are proposed. This has been reviewed and 

approved by the Bayshore Sanitary District in their July Board Mee�ng. The exis�ng drainage 

condi�on for the site will be maintained per the approved SWPPP. 

 

The Brisbane Municipal Code requires that your use benefit the property. List the benefits  

below:   

(a) elimina	ng blight or unsightly or hazardous condi	ons, 

(b) by installing improvements that will facilitate redevelopment of the property, 

(c) other: 

 

The proposed project improves the site from its current vacant and unused state into a job rich use that 

enables children to get to school. By bringing in a reputable user, they will ensure that the property is 

kept in good repair, a�rac�ve and well-u�lized. This use enhances the current condi�on and provides a 

much-needed public service to the community. 

 

The Brisbane Municipal Code requires that your use benefit the public. List the public  

benefits below:    

(a) crea	ng jobs, 

(b) genera	ng revenues, 

(c) providing needs goods or services, 

(d) other: 

 

The proposed project will create jobs in Brisbane as the drivers and employees of Zum will be closer to 

Brisbane and likely to increase their retail spending in town – this knock-on spending effect will serve to 

bolster the local economy. Furthermore, these jobs are good-paying and unionized without requiring 

higher educa�on. There will be addi�onal tax revenue to the City of Brisbane through the business 

licensing, and of course, Zum is providing a cri�cal service to the region by enabling children to get to 

school. The proposed project meets the goals and objec�ves of (a), (b) and (c). 

 

Will you establish a program to encourage employment of Brisbane residents in the construc	on and 

opera	on of the use?  Explain: 
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The focus of Zum’s hiring efforts take place in the summer prior to the start of the school year – they 

have a strong emphasis on local hiring as it improves employee sa�sfac�on and increases employee 

reten�on when they live nearby. Zum will submit job openings to the Brisbane Public Library for pos�ng 

on the library bulle�n board. In addi�on, job openings will be sent to the Brisbane Chamber of 

Commerce for pos�ng to the Chamber’s website. The jobs are union (via SMART), well paid ($40/hr), and 

have full benefits.  Zum also runs a comprehensive training program for new drivers. 

 

Will your use include any of the following?  

 

The manufacture, processing, handling, treatment, transporta	on, recycling, or 

storage of hazardous, toxic, flammable or explosive materials or wastes in 

quan		es for which a permit is required from any governmental agency. 

 

No, the proposed project is not subject to any such permits 

 

The dumping, processing, sor	ng, recycling, recovery or storage of garbage, debris, scrap 

materials, or similar items (excluding the recycling of concrete or brick and the storage and 

processing of soils, rock, and other similar materials). 

 

No, the proposed project will not include any of those items. 

 

Uses that create unsightly visual impacts or the appearance of blight as seen from any other 

loca	on with the city, such as automo	ve dismantling and wrecking yards, junk yards, outside 

storage of used equipment, trailers, or vehicles not being offered for sale, and outside storage 

of glass, metal, paper, cardboard, or other material collected for recycling or disposal (except 

as otherwise permi<ed). 

 

No, the proposed project will not include any of those items. 

 

Heavy manufacturing opera	ons, including concrete or asphalt batch plants, foundries and 

other ac	vi	es involving the fabrica	on of metal products from raw materials, processing of 

chemicals, and  the rendering or refining of oils or animal materials 

 

No, the proposed project will not include any of those items. 

 

 

What is the length of 	me for which you are applying for an Interim Use Permit? 

 

We propose an ini�al term of 5 years, subject to renewal op�ons under the interim use and 

condi�ons use applica�on guidelines.  
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Exhibit 1 – Facility Opera	ons, Bus Timing & Rou	ng Diagram 
 

 

As all of the buses on site will be serving San Francisco, there will be no bus traffic heading 

south. 

 

Inbound Route: South on 101, Exit Tunnel Ave, Turn into site 

Outbound Route: Exit project site onto Alana Way, turn right onto Harney Way, North on 101 

 

It is possible that a bus might u�lize Tunnel Ave if a non-standard route (spor�ng event, field 

trip, etc) took them down that direc�on, but would be highly unusual. 

 

 
 

Approximately 25% of employees commu�ng to site will use public transporta�on, while 

another 30% will carpool to the site.  The remaining employees use their personal vehicles and 

park in the bus spaces. When buses start up in the morning, they idle for approximately 10-15 

minutes. Upon arrival, they idle for only 1-2 minutes. 
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Approximate Schedule of Bus Departures and Arrivals on a Typical 

Day: 

Hour 
Buses 

Departing 
Buses 

Arriving Cars Departing Cars Arriving Note 

6:00 – 
7:00 90 - 

 10 Buses departing / 
Morning staff arrive 

7:00 – 
8:00 90 - 

  Buses departing 

8:00 – 
9:00 19 - 

  Buses departing 

9:00 10:00 - -    

10:00 – 
11:00 - 70 

  Approx 35% of buses 
return midday, 

remainder stay in the 
field 

11:00 – 
12:00 - - 

   

12:00 – 
1:00 - - 

   

13:00 – 
14:00 35 - 

  Buses that returned 
depart 

14:00 – 
15:00 35 - 

10 10 Morning Staff Depart / 
Afternoon Staff Arrive 

15:00 – 
16:00 - - 

   

16:00 – 
17:00 - 65 

  Buses arriving 

17:00 – 
18:00 - 69 

  Buses arriving 

18:00 – 
19:00 - 65 

10  Buses arriving / 
Afternoon staff 

departing 

 

Note: Number of buses exceeds count as approximately 70 make two trips. A few buses may depart prior to 6am, 

and arrive a+er 6am based on field trips or athle�c needs. 
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Exhibit 2 - Photos of the Site: 
Photo Descrip�on List: 

Project: 5 Bea�y Avenue, Brisbane, CA 

Photographer: Sam Khoja, Baylands 

Date: 5/30/2023 

 

PHOTO LEGEND: 
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Image #1407:  Photo taken facing to the north, from the southern sec�on of the property. 

 

Image #1414 – Photo taken facing to the north, from the east side of the property 
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Image #1421:  Photo taken facing to the east, from the northern sec�on of the property. 

 

Image #1455: Photo taken facing east, from the center of the property. 
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Image #1468: Photo taken facing south, from the southern por�on of the property. 
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60' X 48' MODULAR OFFICE

BUILDING A-B-B-D MODEL

EXAMPLE OFFICE TRAILER
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60' X 48' MODULAR OFFICE

BUILDING A-B-B-D MODEL

EXAMPLE OFFICE TRAILER

EXAMPLE OFFICE TRAILER
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sales@VESTAmodular.com     817.MODULAR     VESTAmodular.com

10' X 30' MODULAR RESTROOM

**Photos are not representative of specific asset, they are example only 

EXAMPLE RESTROOM TRAILER
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60' X 48' MODULAR OFFICE

BUILDING A-B-B-D MODEL

EXAMPLE OFFICE TRAILER

EXAMPLE RESTROOM TRAILER
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File Attachments for Item:

D. PUBLIC HEARING: 3708 Bayshore Boulevard; Use Permit 2022-UP-7, Grading Review 2022-

EX-5, Lot Merger 2022-LLA-3, Habitat Conservation Plan Compliance 2022-HCP-1; SCRO-1 

Zoning District; Expansion of the current contractor’s storage yard permitted under UP-9-12; 

and finding that this project is categorically exempt from environmental review under CEQA 

Guidelines Sections 15301 and 15311; Sean Brennan, applicant; MK Yard LLC, owner.
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Printed on 50% recycled paper                                                              Providing for Today, Preparing for Tomorrow 

PLANNING COMMISSION AGENDA REPORT 

Meeting Date: August 24, 2023  

From:  Jeremiah Robbins, Associate Planner  

Subject: 3708 Bayshore Boulevard; Use Permit 2022-UP-7, Grading Review 

2022-EX-5, Lot Merger 2022-LLA-3, Habitat Conservation Plan 

Compliance 2022-HCP-1; SCRO-1 Zoning District; Expansion of the 

current contractor’s storage yard permitted under UP-9-12; and 

finding that this project is categorically exempt from environmental 

review under CEQA Guidelines Sections 15301 and 15311; Sean 

Brennan, applicant; MK Yard LLC, owner. 

REQUEST: The applicant requests approval of the above-referenced permits to allow an 
approximately 5,000 square foot expansion of the current contractor’s storage yard permitted 
under UP-9-12. The project includes a combined 820 cubic yards of soil cut and fill and a merger 
of three underlying parcels located within the Brisbane Acres Administrative Parcel of the San 
Bruno Mountain Habitat Conservation Plan area. 

RECOMMENDATION: Approve Use Permit 2022-UP-7, Grading Review 2022-EX-5, Lot Merger 
2022-LLA-3, Habitat Conservation Plan Compliance 2022-HCP-1 via adoption of Resolution 2022-
UP-7/2022-EX-5/2022-LLA-3/2022-HCP-1 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 Sections 15301 and 15311 - this project falls 
within a class of projects which the State has determined not to have a significant effect on the 
environment.  The exceptions to the categorical exemptions referenced in Section 15300.2 of the 
CEQA Guidelines do not apply, as confirmed by the biological resources assessment attached to 
this agenda report. 

APPLICABLE CODE SECTIONS: Brisbane Municipal Code (BMC) Chapter 17.16, SCRO-1 Southwest 
Bayshore Commercial District; Chapter 17.40, Use Permits; §17.32.220, Grading Permit- When 
Required; §16.12.070, Merger of parcels initiated by the property owner. The San Bruno 
Mountain Area Habitat Conservation Plan (HCP) governs development of properties within the 
Southwest Bayshore subarea (part of Administrative Parcel 2-03 of the HCP). The Operating 
Program for Administrative Parcel 2-03 establishes the general obligations applicable to 
properties and property owners in regards to HCP compliance. 

ANALYSIS AND FINDINGS: 

Existing Conditions and Site Context 

MK Pipelines is an underground utilities contractor and performs local public works projects; they 

are operating under Use Permit UP-9-12 (previously UP-6-11, UP-5-11, UP-5-08, UP-6-07 and UP-

3-06) for a contractor’s storage yard. They currently employ 27 employees, including four based 

at the subject property, and own approximately 35 pieces of construction equipment, i.e., 
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excavators, backhoes, and pick-up trucks. This equipment, as well as materials, generally move 

between jobsites, though surplus material and/or special-order items with longer lead times are 

stored behind the building. The yard is currently screened by a chain-link fence with brown plastic 

slats and the hours of operation are between 7:00 am and 5:30 pm. 

The subject property is comprised of three contiguous lots located within the SCRO-1 zoning 

district and Administrative Parcel 2-03 (Brisbane Acres) of the HCP. The two southern properties 

are developed and occupied by MK Pipelines Inc., while the northern property was recently 

acquired and is undeveloped. The combined area of the three parcels is approximately 676,885 

square feet (15.5 acres) and the site is accessed via Bayshore Boulevard from the front (east) 

property line. The property includes a relatively level area within the first 65-80 feet of the front 

property line, where the existing building and paved parking lot for MK Pipelines is located, and 

then slopes up (westward) sharply from Bayshore Boulevard with an overall slope of 

approximately 46%, as measured per BMC Section 17.02.730.   

The project site is not immediately adjacent to any development. Adjacent parcels to the south, 

west, and north are vacant and undeveloped, and to the east across Bayshore Boulevard is the 

Caltrain right of way and tracks and the Brisbane Lagoon. The nearest developed parcels are 

approximately 470-610 feet away and include residential uses to the west on Thomas Avenue 

and Tulare Street and the mobile home park to the south. 

The biological resources assessment (Attachment E) for the project site found no special status 

wildlife or plant species on the parcel or the surrounding 60-foot buffer that was included in the 

survey area. No sensitive plant communities, wildlife connectivity features, or waters or wetlands 

were observed in the survey area, and based upon the habitat and condition of the survey area, 

the project site has low potential to provide habitat for any special status species.  

Project Description 

The applicant proposes to enlarge their existing, paved parking lot and (contractor’s) storage yard 

(authorized under UP-9-12) by approximately 5,000 square feet for additional laydown and 

equipment storage space. The expansion would occur on the northern, undeveloped parcel and 

involves a combined 820 cubic yards of soil cut and fill. New retaining walls are proposed but 

would not exceed six feet in height. As part of the applicant’s request, the three underlying 

parcels would be merged into a single parcel. 

No expansion of the existing structure is proposed. New retaining walls and fencing will match 

the existing Allen-block retaining wall and brown-slat chain link fence. Additionally, no trees are 

proposed to be removed as part of this project. 

The project plans were transmitted to the Public Works Director/City Engineer, Building Division, 

and North County Fire Authority, and City Attorney who provided recommended conditions of 

approval. The biological assessment and draft operating program were transmitted to the HCP 
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Plan Operator (San Mateo County Parks Dept.), US Fish and Wildlife Service, and California Dept. 

of Fish and Wildlife, who concurred with the findings of the biological assessment.  

Analysis 

Use Permit 

In order to approve the Use Permit request, the Planning Commission must: 

A. Consider and give due regard to the nature and condition of all adjacent uses and 

structures, and to the General Plan and specific plans for the area in question; and 

B. 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.  

In addition to the findings required for approval of a use permit listed above, no use permit shall 

be granted for any conditional use in the SCRO-1 Zoning District unless additional, special findings 

can be made. A summary of the required findings is below; detailed analysis for each finding is 

provided within Exhibit A of the draft resolution.   

The project complies with the findings required under BMC Chapter 17.40 and BMC §17.16.060. 

The use is consistent with the mixed commercial and residential character of the Southwest 

Bayshore subarea and SCRO-1 Zoning District and the recent use of the site, since at least 2006, 

as a contractor’s storage yard, and is consistent with General Plan policies and programs 

pertaining to conservation, community health, and safety. 

The proposed expansion of the contractor’s storage yard would not be detrimental to the health, 

safety, comfort, and general welfare of the persons residing or working in the neighborhood, nor 

be injurious or detrimental to property and improvements in the neighborhood or the general 

welfare of the city since the expansion would occur to the north, away from the nearest 

developed parcels and MK Pipelines Inc., has been operating under their current use permit for 

over nine years with no code enforcement complaints or violations. No additional measures are 

necessary to protect workers from noise generated by traffic on Bayshore Boulevard and 

previous modifications were made to address safe ingress and egress from the site under UP-9-

12. 

Grading Review 

The proposed grading is minimized to the footprint of the new paved storage area located on the 

northern corner of the site. While the overall slope of the site is 46%, the approximate natural 

slope in the area to be graded is 15% and the new storage area will be at the same level as the 

existing paved storage area. Additionally, exposed retaining walls are required both below and 
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behind the new storage area. The maximum height of all retaining walls would not exceed six 

feet when measured from grade to the top of the wall. No street trees or protected trees are 

proposed to be removed, and with adoption of the draft HCP Operating Program, the proposed 

grading would comply with the terms of the San Bruno Mountain Area Habitat Conservation Plan 

Agreement and Section 10(a) Permit. 

A geotechnical report (Attachment F) for the project site was transmitted along with the project 

plans for City review and includes a number of recommendations specific to the site. Condition 

of Approval K requires a licensed soils or geotechnical engineer to submit a Final Grading 

Observation Report to the City, summarizing conformance of the grading operations to the 

geotechnical report, prior to construction of the paved yard and retaining walls. 

Lot Merger 

Contiguous parcels held by the same owner may be merged by recordation of a declaration of 

lot merger signed by the property owner and acknowledged by the Community Development 

Director per BMC §16.12.070. The City Attorney has reviewed the proposed lot merger and raised 

no concerns with the application. 

HCP Compliance and Operating Program Analysis 

As required by the General Plan and the HCP, a biological resources assessment of the site was 

conducted consistent with the methodology adopted by the Plan Operator (San Mateo County). 

An HCP Operating Program was drafted based on the specific findings of the assessment and 

circulated for review by the US Fish & Wildlife Service and the State Department of Fish & 

Wildlife. Neither agency raised issues with the conclusions of the biological assessment.  

Based on the biological resources assessment’s findings of no larval habitat or nectaring plants 

for the butterflies protected by the HCP, no on-site habitat restoration is proposed for this site. 

Consistent with the HCP’s requirements for Administrative Parcel 2-03, Brisbane Acres, the draft 

Operating Program requires payment of a fee to fund habitat acquisition elsewhere in the HCP 

area (Condition of Approval B). This fee will be required prior to building permit issuance for the 

retaining wall. The property owner must also become signatory to the San Bruno Mountain Area 

Habitat Conservation Plan Agreement by signing an "Agreement to Comply with Terms and 

Conditions of the Agreement with Respect to the San Bruno Mountain Area Habitat Conservation 

Plan and Section 10(a) Permit", including the requirement to participate in the HCP funding 

program, which must be recorded with the San Mateo County Recorder’s office prior to permit 

final (Condition of Approval F). 

ATTACHMENTS 

A. Draft Resolution 2022-UP-7/2022-EX-5/2022-LLA-3/2022-HCP-1

B. Aerial vicinity map
C. Applicant’s plans
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D. Assessor Parcel Map
E. Biological Resources Assessment prepared by Coast Ridge Ecology
F. Geotechnical Investigation prepared by Divis Consulting, Inc.
G. Draft Declaration of Lot Merger

__________________________________ _______________________________________ 

Jeremiah Robbins, Associate Planner John Swiecki, Community Development Director 
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Attachment A 

draft 
RESOLUTION 2022-UP-7/2022-EX-5/2022-LLA-3/2022-HCP-1 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 
CONDITIONALLY APPROVING USE PERMIT 2022-UP-7, GRADING REVIEW 2022-EX-5, LOT 

MERGER 2022-LLA-3, HABITAT CONSERVATION PLAN COMPLIANCE 2022-HCP-1  
TO ALLOW AN APPROXIMATELY 5,000 SQUARE FOOT EXPANSION OF THE CURRENT 

CONTRACTOR’S STORAGE YARD PREVIOUSLY PERMITTED UNDER UP-9-12  
AT 3708 BAYSHORE BOULEVARD 

WHEREAS, Sean Brennan, the applicant, applied to the City of Brisbane for approval of a 
Use Permit, Grading Review, Lot Merger, and San Bruno Mountain Habitat Conservation Plan 
(HCP) Compliance for an expansion of a contractor’s storage yard (previously permitted under 
UP-9-12, UP-6-11, UP-5-10, UP-5-8, UP-6-07, and UP-3-06) at 3708 Bayshore Boulevard; and 

WHEREAS, on August 24, 2023, the Planning Commission conducted a public hearing on 
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 applications, the applicant’s plans and supporting materials, 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 Sections 
15301 and 15311 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 application. 

NOW THEREFORE, based upon the findings set forth hereinabove, the Planning 
Commission of the City of Brisbane, at its meeting of August 24, 2023, did resolve as follows: 

Use Permit 2022-UP-7, Grading Review 2022-EX-5, Lot Merger 2022-LLA-3, 
Habitat Conservation Plan Compliance 2022-HCP-1 are approved per the findings 
and conditions of approval attached herein as Exhibit A. 

The Operating Program for Management Unit 2-03-26 is hereby adopted, as 
attached herein as Exhibit B. 
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ADOPTED this 24th day of August, 2023, by the following vote: 

AYES: 
NOES: 
ABSENT: ________________________ 

ROEL FUNKE 
Chairperson 

ATTEST: 

__________________________________________ 
JOHN A SWIECKI, Community Development Director 
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Draft 
EXHIBIT A 

Action Taken: Conditionally approve Use Permit 2022-UP-7, Grading Review 2022-EX-5, Lot 

Merger 2022-LLA-3, Habitat Conservation Plan Compliance 2022-HCP-1 per the staff 

memorandum with attachments, via adoption of Resolution 2022-UP-7/2022-EX-5/2022-LLA-

3/2022-HCP-1. 

Findings: 

2022-UP-7 

1. 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 proposed commercial use of this property is consistent with the mixed commercial and 
residential character of the Subregional Commercial/Retail/Office (SCRO) land use designation in 
the Southwest Bayshore subarea and SCRO-1 District, a mixed-use district with a variety of 
existing commercial and residential uses. Adjacent development is approximately 470-610 feet 
away, which includes the mobile home park to the south and single-family residences to the west. 
Immediately adjacent parcels are undeveloped, but the parcel to the south is entitled for a 30-
unit condominium complex. A landscaped yard would separate the two uses with 40 to 60 feet 
of separation and when approved, MK Pipelines Inc., was an existing commercial use. 
Furthermore, the proposed expansion would occur on the northern corner of the lot, away from 
existing and entitled residential uses. 

Chapter 12 of the General Plan contains a number of policies and programs that apply specifically 

to development within the Southwest Bayshore subarea. The proposed use of the property and 

the applicant’s plans are consistent with the applicable General Plan policies and programs, 

including the Southwest Bayshore subarea policies, including: 

• Policy SWB.7 – the proposed expansion will be screened to match the existing yard

• Policies SWB.3, 119, 123, and Programs 83a 122a, b, & c, and 123a – a biological resources

assessment of the site was conducted to comply with the provisions of the San Bruno

Mountain Area Habitat Conservation Plan (HCP)

• SWB.4 – a soils and geotechnical report was required with this application and will be

again at building permit application

• Programs 134a and 228d – Condition of Approval Q, previously adopted and included

herein, requires compliance with National Pollutant Discharge Elimination System, to

protect stormwater quality.

2. 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
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detrimental to property and improvements in the neighborhood or the general welfare of the 

city.  

MK Pipelines has been operating under their current use permit (UP-9-12) as a contractor’s 
storage yard for over nine years and there have been no code enforcement complaints or 
violations. Prior to that, the site was approved as a contractor’s storage yard under UP-6-11, UP-
5-11, UP-5-08, UP-6-07 and UP-3-06. The use is consistent with the mixed commercial and
residential character of the Southwest Bayshore subarea and SCRO-1 Zoning District, and the
recent use of the site, since at least 2006, has been a contractor’s storage yard. The project will
require a building permit, and its design and construction shall be subject to compliance with
current California Building Code requirements for health and safety.

3. Adequate measures have been taken to protect workers and residents from the twenty-four

(24) hour noise generated by traffic on Bayshore Boulevard.

The project does not include the construction of any new structures, only the expansion of the 

existing paved storage yard to accommodate additional construction equipment and temporary 

storage of surplus material. Of the 27 employees, only four work directly onsite while the 

remaining 23 employees typically move from job site to job site, and no employees are onsite 

between 5:30 pm and 7:00 am. No additional measures are necessary to protect workers from 

noise generated by traffic on Bayshore Boulevard. 

4. The improvements have been designed in a manner that will make adequate provision for on-

site parking and traffic circulation and safe ingress to and egress from the site.

The proposed improvements do not require additional on-site parking and the site is adequately 

parked per BMC Chapter 17.34. Previous modifications were made to address safe ingress and 

egress from the site when a 60-foot-long concrete median was constructed on Bayshore 

Boulevard to prevent illegal turning movements across the southbound traffic lanes as part of 

the approval of UP-9-12. 

5. The improvements have been designed to be compatible with the topography and soils of the

hillside.

The proposed grading is limited to the area of the proposed paved storage yard and is located on 

a portion of the site that is relatively level area. The first 65-80 feet of the northeastern corner of 

the lot, measured from Bayshore Boulevard, has a slope of approximately 15% whereas the entire 

property has a slope closer to 46%, as measured per BMC Section 17.02.730. The new paved area 

would also be level with the existing structure and paved yard, approximately 11 feet above 

Bayshore Boulevard, and not extend any farther than the western limits of the existing paved lot. 

Proposed retaining walls will not exceed six feet in height and a geotechnical report was 

submitted for review by City staff and found to be sufficient to support the proposed grading 

plan. Furthermore, Condition of Approval K requires a licensed soils or geotechnical engineer to 

submit a Final Grading Observation Report to the City, summarizing conformance of the grading 

operations to the geotechnical report, prior to construction of the paved yard and retaining walls. 
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2022-EX-5 

6. The proposed grading is designed to reflect or fit comfortably with the site context and natural 

topography. 

As discussed in Finding 6 above, the proposed grading is minimized and designed to reflect or fit 

comfortably with the natural topography of the site. 

7. The proposed grading is designed to ensure that retaining walls visible to the public are 

designed to be as visually unobtrusive as possible 

As discussed in Finding 6 above, the proposed grading is designed to avoid large exposed 

retaining walls. 

8. The proposed grading is designed to minimize removal of: (i) existing street trees; (ii) any 

California Bay Laurel, Coast live Oak or California Buckeye trees; and (iii) three or more trees 

of any species on the same site having a circumference of at least thirty inches measured 

twenty-four inches above grade. 

The proposed grading will not require removal of existing street trees or California Bay Laurel, 

Coast Live Oak, or California Buckeye trees, or any other mature tree on the site.  

2022-LLA-3 

9. Per BMC §16.12.070, contiguous parcels held by the same owner may be merged by 

recordation of a declaration of lot merger signed by the property owner and acknowledged 

by the Community Development Director. The City Attorney has reviewed the proposed lot 

merger and raised no concerns with this application. 

2022-HCP-1 

10. The proposed expansion of the contractor’s storage yard on the subject property (HCP 

Management Unit 2-03-26) complies with the terms of the San Bruno Mountain Area Habitat 

Conservation Plan Agreement and Section 10(a) Permit, given the conditions of approval 

contained herein and HCP Operating Program contained in Exhibit B this Resolution 2022-UP-

7/2022-EX-5/2022-LLA-3/2022-HCP-1. 

 

Conditions of Approval:  

Prior to Issuance of a Building Permit: 

A. The applicant shall obtain a building permit and a grading permit prior to proceeding with 
construction. Plans submitted for the building and grading permits shall substantially conform 
to plans on file in the City of Brisbane Planning Department, with the following modifications: 

1. Plans submitted for grading permit review shall be subject to standard review procedures 
by the Department of Public Works.  
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2. 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. 

3. Applicant shall submit a new C.3/C.6 Checklist, in conformance with the current Municipal 
Regional Stormwater Permit (Order No. R2-2022-0018). Should the grading and building 
permit plans show the project creates and/or replaces 5,000 square feet or more of 
impervious surface the project would be considered a regulated project under Section C.3 
of the Order and shall actively manage stormwater treatment on-site through source 
control measures. 

B. A one-time habitat conservation fee shall be paid to the City for habitat acquisition in lieu of 
designation of 40% of the parcel as conserved habitat. This mitigation shall be computed by 
multiplying the “mitigation fee land area” (40% of the property acreage) by the “mitigation 
fee market value” (the highest or most recent per square foot sales price, whichever is 
greater) within Administrative Parcel 2 -03-02 purchased by the City for purposes of open 
space preservation, as adjusted for inflation. This fee shall be paid prior to issuance of a 
grading permit from the City of Brisbane. 

C. 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. 
Requirements for specific street improvements shall be subject to the discretion of the City 
Engineer. 

D. 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. 

E. A soils/geotechnical report prepared by an engineer licensed to perform geotechnical 
analysis shall be submitted for approval by the City Engineer. The report shall provide 
recommendations for site grading operations, a building foundation analysis, stability of 
existing on-site ground slopes and calculation of any required pavement sections. The 
building permit plans shall be approved by the soils engineer consistent with the submitted 
soils report and shall be subject to the recommendations of the soils report. 

F. As required by the Plan Operator (San Mateo County), the property owner shall become a 
signatory to the San Bruno Mountain Area Habitat Conservation Plan Agreement by signing 
an "Agreement to Comply with Terms and Conditions of the Agreement with Respect to the 
San Bruno Mountain Area Habitat Conservation Plan and Section 10(a) Permit" and shall 
record a Declaration of Covenants and Restrictions per Exhibit G of the Agreement with 
Respect to the San Bruno Mountain Area Habitat Conservation Plan, which shall include the 
requirement to participate in the HCP funding program. 

G. The 32 square foot wall sign, approved under SR-2-13, located on the norther façade of the 
structure, shall be removed, as required per the conditional approval of SR-2-15. 

During Construction/Grading: 

H. Consistent with the biological resources assessment prepared by Coast Ridge Ecology, LLC, 
the following restrictions shall apply to demolition and construction activity on the site: 
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1. Avoidance of Nesting Birds including Raptors. If feasible, vegetation removal and ground 
disturbance should be conducted outside of the nesting bird season (February 1 to August 
31). 

2. Pre-Construction Nesting Bird Surveys including Raptors. If removal of vegetation is to 
occur during the nesting season (February 1 to August 31), it is recommended that surveys 
for nesting birds (including special status raptors) be conducted prior to any vegetation 
removal by a qualified biologist. Surveys should be conducted no more than one week 
(seven days) prior to vegetation removal or ground disturbance. If active nests are found, 
vegetation removal should only be conducted after the young have left the nest and the 
nest is no longer considered active (i.e. in use). 

3. Implementation of Nesting Bird Buffer Zones. If active nests are found within the survey 
area, suitable buffer zones should be established in consultation with CDFW to ensure 
nesting birds are not impacted by project activities. A buffer zone of 250’ is recommended 
for raptors, and a buffer of 100’ is recommended for passerines and other nesting birds. 
Buffer zones should be kept in place until nests are determined inactive by a qualified 
biologist. 

I. All grading shall be contained on the site and shall comply with the provisions of Brisbane 
Municipal Code Chapter 15.01, San Mateo Countywide Stormwater Pollution Prevention 
program best management practices, and the Bay Area Air Quality Management District’s 
standard construction dust control measures. 

J. If the grading operation takes place during hot and/or windy weather conditions water/fire 
extinguishers shall be available on site for immediate use. 

K. Prior to construction of the paved storage yard and retaining walls, the soils engineer shall 
submit a Final Grading Observation Report to the City summarizing conformance of the 
grading operations to the geotechnical report required under Condition of Approval E.  

L. Any prehistoric Native American cultural resources found during the course of construction 
shall be conserved in accordance with State and Federal requirements (refer to Appendix K 
of the State CEQA Guidelines and page 248 of Vol. II, 1994 Brisbane General Plan EIR). 

Prior to Permit Final: 

M. At time of final inspection, the HCP Plan Operator shall be notified in order to begin the 
annual assessment. Upon permit final, the Landowner shall pay an annual assessment to the 
San Bruno Mountain Conservation Fund. The annual assessment shall be as provided in HCP 
Chapter V-B.  

Ongoing/Post Occupancy Conditions: 

N. The Use Permit is for approval of a contractor’s storage yard, limited to the existing 18,000 
square feet +/- of the property already improved with a building and paved yard and the new 
5,000 square feet +/- paved storage area (total 23,000 square feet +/-). 

O. Hours of operation shall be restricted to 7:00 am and 5:30 pm, daily. 
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P. No potentially hazardous or flammable materials shall be stored at the site without the 
approval of the North County Fire Authority (NCFA), and all materials shall be stored in 
compliance with the California Fire Code, as administered by the NCFA. No pesticides or 
herbicides shall be stored at the site without the approval of the HCP Plan Operator.  

Q. All Best Management Practice improvements necessary to prevent stormwater pollution per 
NPDES shall be implemented and maintained to the satisfaction of the Public Works Dept., 
including, but not limited to, the following:   

1. All outdoor equipment and materials storage areas shall be designed to limit potential 
pollutants to contact runoff. Storage shall occur only on paved and contained areas.  The 
pavement should be checked periodically for cracks and fractures, which should be sealed 
to prevent leakage. 

2. Any non-hazardous liquids, such as latex-based paint, shall be stored indoors, unless 
otherwise approved by the Public Works Dept. 

3. Wastewater from any vehicle/equipment washing operations shall not be discharged to 
the storm drain system. Any wastewater discharges to the sanitary system are subject to 
approval by the Public Works Dept. 

4. No vehicle/equipment maintenance shall be performed outdoors, but shall be in a 
protected area that does not allow for ground contamination. 

R. No grading, paving, vegetation removal, or new construction shall be permitted except in 
compliance with the Brisbane Municipal Code and the San Bruno Mountain Area Habitat 
Conservation Plan, which is administered through the San Mateo County Parks Department. 
A San Bruno Mountain Area HCP Site Activity Review shall be obtained from the County prior 
to any weed removal on undeveloped portions of the property. 

S. Clearance for emergency access shall be provided between the rear fence and the hillside to 
the satisfaction of the NCFA, subject to approval of a San Bruno Mountain Area HCP Site 
Activity Review. 

T. No off-site storage or parking is authorized under this Use Permit and these activities shall be 
on the paved portions of the site. 

U. The site shall be maintained to keep adequate parking open for use by employees and keep 
emergency vehicle access open. 

V. Access for emergency vehicles shall be maintained for a minimum width of 20 feet from the 
street to within 50 feet of at least two sides of the building and within 150 feet of the other 
sides of the building, to the satisfaction of the NCFA. 

W. No signage is approved as part of this permit. Signage may be installed following application 
and approval of a sign permit, per Brisbane Municipal Code Chapter 17.36. See Condition of 
Approval G. 

X. The property shall be maintained free of litter. 
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Y. The fence shall be maintained so that it is in good repair. If replacement of the existing fence
is needed, the fence shall comply with the requirements of Brisbane Municipal Code
§17.32.050, which require that chain link fences are to be black or green vinyl coated and that
barbed wire or similar materials are not allowed. The slats would also be required to match
the replacement fence, subject to Community Development Director approval.

Other Conditions 

Z. The property owner shall abide by the provisions of the adopted Operating Program for HCP
Management Unit 2-03-26, the Habitat Conservation Plan, Habitat Conservation Plan
Agreement, and Section 10(a) Permit.

AA. The required off-street parking spaces shall not be used or converted to any other use that 
would impair their basic use as parking for motor vehicles per Brisbane Municipal Code 
Chapter 17.34. 

BB. 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. 

CC. Minor modifications may be approved by the Community Development Director in
conformance with all requirements of the Brisbane Municipal Code.

DD. Pursuant to Brisbane Municipal Code §17.48.010, the Use Permit approval shall become null
and void 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, or if the Building Permit, once
issued, is allowed to expire prior to final inspection.

EE. Approval of this application is to allow for the project as detailed in the Project Description 
contained in the Planning Commission staff report dated August 24, 2023, except where 
project parameters are modified expressly by this Resolution.   

FF. Material violation of any of the conditions, including material deviation from the approved 
project description, may be cause for revocation of Use Permit 2022-UP-7 and termination 
of all rights granted there under. 
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EXHIBIT B: HCP Operating Program 

 
2-03-26. 3708 Bayshore Boulevard (APN 007-350-100, APN 007-350-110, and APN 007-350-
120). This management unit is located within the Southeast Ridge (2) Planning Area, Brisbane 
Acres Administrative Parcel (03). The property is owned by MK Pipelines and consists of a flat, 
asphalt-paved, construction yard built on APN 007-350-100 and APN 007-350-110, on the east 
side of the property. A steep, vegetated hillslope rises from the construction yard to the base of 
San Bruno Mountain on the west side of the property.  
 
The proposed project involves the extension of the construction yard, north into APN 007-350-
120, which is currently undeveloped.  The project would involve approximately 5000 square feet 
of grading on the east side of the APN 007-350-120.  The majority of the property would remain 
undeveloped. The project would include the removal of a current Allen-block wall installed 
between APN 007-350-110 and APN 007-350-120, and the installation of a new Allen-block wall 
around the west and north edge of the construction yard.   
 
Coast Ridge Ecology, LLC prepared the Biological (Environmental) Assessment Report for the site 
in July 2022 that concluded that the site did not have any potential to support the Mission blue 
butterfly or Callippe silverspot butterfly. Several special-status raptor, bat, and insect species 
have potential to forage or roost on the property, primarily within areas of native habitat.  
 
Obligations: The landowner/developer has the following obligations: 
 
1. Habitat Conservation Fee. A one-time habitat conservation fee shall be paid to the City for 

habitat acquisition in lieu of designation of 40% of the parcel as conserved habitat. This 
mitigation shall be computed by multiplying the “mitigation fee land area” (40% of the 
property acreage – approximately 1.5 acres (66,885 square feet) by the “mitigation fee 
market value” (the highest or most recent per square foot sales price), whichever is greater) 
within Administrative Parcel 2-03 purchased by the City for purposes of open space 
preservation, as adjusted for inflation. This fee shall be paid prior to issuance of a grading 
permit from the City of Brisbane. 
 

2. HCP Funding Program. Upon completion of the proposed project, the landowner shall pay an 
annual assessment to the San Bruno Mountain Conservation Fund consistent with the 
funding program described in HCP Chapter V-B. 
 

3. Undeveloped portions of the site are required to have natural vegetation be retained (where 
applicable). Planting of invasive species on portions to be developed is prohibited, and aerial 
or large-scale spraying of pesticides without the prior approval by the Plan Operator is 
prohibited. Invasive species should be removed as feasible. 
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Attachment B: Aerial Vicinity Map 
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USE PERMIT APPLICATION CHECKLIST 
FOR CONDITIONAL USES PER DISTRICT REGULATIONS 

PROJECT DESCRIPTION 

MK Pipelines is applying for a Use Permit for expanded operations at our current facility. MK Pipelines was 
previously issued UP-9-12 as we met the criteria under section 17.16.030, Section 2.  

MK Pipelines has purchased the vacant lot directly adjacent to 3708 Bayshore Blvd. Brisbane. Per City 
request we are in the process of completing a lot merger and we wish to grade and expand our use into the 
adjacent lot. Plans for both the lot merger and proposed grading are attached to this application. 

MK Pipelines is an underground utility contractor that performs primarily public works throughout the 
peninsula. Since our previous application the company has grown 25 – 30% hence necessitating the 
additional space. There are currently 27 employees working for MK Pipelines of which only 4 are 
domiciled/based at the office location.  All other staff work on job sites and are only at the facility 
incrementally or as needed as no dispatch to job sites is taken place from the office location. Crews move 
from job site to job site along with the equipment. We own approximately 35 pieces of construction 
equipment i.e., excavators/backhoes/pick-up trucks which move directly from job site to job site 90% of the 
time. There are however some lags that do occur and equipment needs to come back to the base whilst 
waiting for another project to begin. MK Pipelines employs one heavy haul driver to bring equipment to 
and from the shop as required.  

MK Pipelines business model is set up that all material delivery is delivered directly to job sites, no delivery 
of material is transferred through the shop location. We do however at the end of some projects have 
surplus materials that do come back to the shop for reuse on a future project or to be picked up and 
returned to the vendor. Special order items that have long lead times may occasionally be delivered to the 
shop whilst waiting for the project to begin. Minimum fabrication of construction materials is carried out at 
the shop.  

As per our current UP-9-12 storage of pipe materials is predominantly carried out behind the existing shop 
up to 15’ tall and this is reflected on the Site Plan. There are miscellaneous small materials stored outside 
i.e., excavator buckets/steel plates etc. In our current use the facility is concealed as there was a 6’ tall
brown slatted fence installed as part of Grading Permit 13-0326-13 and as the current and future yard sits
at an elevation approximately 11’ higher than the street it means the yard cannot be seen easily from road
traffic or foot traffic on Bayshore Blvd.

The proposed future use involves the grading/paving of the vacant lot in order to increase our 
laydown/equipment storage etc. to support our expanded business growth. No further parking spots will 
be required as all disabled parking and regular parking spots as detailed in Grading Permit 13-0326-13 will 
remain untouched and exceed current needs. The future grading will incorporate all of the exact same 
elements previously approved i.e., same pre-engineered Allen block retaining walls will be used and the 
same brown slatted fence will be used.  

MK Pipelines has been operating under current use permit for over 9 years and to the best of our 
knowledge there has been zero complaints or zero code violations. We are inspected regularly by a number 
of different agencies, San Mateo Environmental, San Francisco Water Power Sewer, Brisbane Public Works 
and North Coast County Fire Department and we are glad to report in 9 plus years we have had zero code 
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violations with any of the above agencies. In short, we have been a good neighbor and intend to continue 
operating in the exact same manner. 

DEVELOPMENT PLANS 

- Site Plan is attached showing existing structures and dimensions
- Existing Parking Plan is on Site Plan and there will be no changes
- Conceptual Grading Plan is attached with quantities
- Conceptual Landscape Plan – TBD – It was discussed at our meeting that a landscape plan may not

be required for this project as 75% of the lot is to remain native planting and landscape and will be
untouched.

- Topographic Map – Topo Plan is shown on the Boundary Map as requested.
- Storm Water Checklist – small projects checklist is attached

1. (a)  Hours of operations are between 7AM and 5:30PM for the office/warehouse.
1. (b & c) MK currently owns 10 excavators, 2 backhoes, 8 skidsteers, 8 Terex Dumpers, 6 Utility

Trucks, 1 heavy haul truck, 2 medium light duty trucks. We currently own 2 trailers that are used
for transportation of the heavy equipment. Our equipment and trailers rarely come back to the
warehouse as the preferred method is to move from project to project. At any one time there may
be an average of 4 pieces of equipment in the yard and the additional two trailers. On rare
occasions if job site scheduling does not allow that can increase up to 10 pieces of equipment. We
cannot breakdown the type specifically of equipment as it changes daily and weekly.

1. (d)  Crews are not dispatched from the warehouse they start their workday on the job sites. A
member of the crew may return to the warehouse twice to three times a week to pick up
miscellaneous small equipment and/or documentation from the office.

1. (e) Heavy haul truck can average two trips daily.
1. (f)  In general MK never plans to store surplus materials at the warehouse. Surplus materials from

the job sites are generally picked up by vendors directly at the job site. We have occasions when
the pipe/pre cast catch basins etc. have been on job sites and the vendor will refuse to accept
return and we will bring these back to the warehouse whilst we wait for reuse on an upcoming
project. In our 10 years of operations we have never had to store dirt/gravel, we do not ever
anticipate a circumstance where would be storing dirt at the facility. There could be in instance
where gravel material (3/4” drain rock) may have to be stored on a Friday for an upcoming
weekend job (quarries are closed for pickup of materials on Saturdays). MK would classify
miscellaneous small materials as catch basins, manhole covers, valves and fittings for water mains.

1. (g)  In 10 years of operation MK has had to fabricate one storm drain pump onsite. Fabrication of
any and all materials is normally done on the job site, there is no plan now or at any time in the
future to carry out any small or medium scale fabrication, but if the occasion does arise it will occur
both outside and inside the warehouse.

1. (h)   MK Pipelines does not handle, store or dispose of any hazardous materials either onsite or
offsite.
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Existing facility above; proposed expansion lower right
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Existing brown-slatted fence and Allen-
block retaining wall used throughout the 
site
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Biological Study Checklist 

This Biological Assessment DID provide adequate information to make recommended 
California Environmental Quality Act (CEQA) findings regarding potentially significant 
impacts. 

Project Impact 
Degree of 

Effect 

Cumulative 
Impact Degree 

of Effect 
N LS PS-M PS N LS PS-M PS 

Biological Resources 

Species X X 

Ecological Communities X X 

Habitat Connectivity X X 

N:  No impact  
LS: Less than significant impact 
PS-M: Potentially significant unless mitigation incorporated. 
PS: Potentially significant  
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Summary 

A Biological Assessment was conducted for 3708 Bayshore Boulevard (comprised of APN 007-
350-110, and APN 007-350-100). The property is approximately one acre in size and is located
on the east side of San Bruno Mountain. The parcels lie west of Bayshore Boulevard, north of
the intersection of Bayshore Blvd and Van Waters and Rodgers Rd. Brisbane Lagoon lies to the
east of Bayshore Boulevard. The parcels are rectangular in shape and are bordered by
undeveloped lands to the north, south, and west. The parcels are located within the Southwest
Bayshore Commercial District, which is a mixed use Subregional Commercial Retail/Office zone
(SCRO-1 zoning district; City of Brisbane General Plan, 2022).

There is currently no proposed development for the parcels. Although the applicant plans to 
extend their existing yard north into APN 007-230-120, this work is not anticipated to impact 
the footprint of the existing construction yard on the property. The findings of this Assessment 
will be reviewed upon submittal of project plans to confirm their applicability to the final 
project scope. A biological resources assessment for APN 007-230-120 was prepared in 2021 by 
MIG, Inc.  

A total of four vegetation communities are found within the study area: French Broom Semi-
Natural Shrubland Stands, Developed, Eucalyptus Semi-Natural Woodland Stand and Wild Oats 
Semi-Natural Herbaceous Stands. Only two of these vegetation communities are found within 
the project parcels; French Broom Semi-Natural Shrubland Stands and Developed.  The eastern 
portion of the parcel is a developed construction yard owned by MK Pipelines, Inc.  The western 
portion consists of a steep slope vegetated with non-native shrubland species, intermingled 
with some native shrub species including coyote brush and toyon. The parcels provide some 
limited wildlife habitat for local wildlife species.   

No special status wildlife or plant species were observed on the parcel or the surrounding 60-
foot buffer that was included in the survey area. No sensitive plant communities, wildlife 
connectivity features, or waters or wetlands were observed in the survey area. Based upon the 
habitat and condition of the survey area, the site has low potential to provide habitat for any 
special status species. Two special status wildlife species (Cooper’s hawk and Northern harrier) 
were identified as having moderate potential to be found within the study area.  Nine special 
status wildlife species and five special status plant species were identified as having a low 
potential to occur within the study area.  
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Section 1. Construction Footprint Description 

Construction Footprint Definition (per the San Mateo County 
Planning & Building): The construction footprint includes the 
proposed maximum limits of temporary or permanent direct land or 
vegetation disturbance for a project including such things as the 
building pad(s), roads/road improvements, grading, septic systems, 
wells, drainage improvements, fire hazard brush clearance area(s), 
tennis courts, pools/spas, landscaping, storage/stockpile areas, 
construction staging areas, fire department turnarounds, utility 
trenching and other grading areas. The construction footprint on 
some types of projects, such as mining, oil and gas exploration or 
agricultural operations, may be quite different than the above. 

Development Proposal Description 
There is currently no proposed development for the parcels. Although the applicant plans to 
extend their existing yard north into APN 007-230-120, this work will not impact the footprint 
of the existing construction yard on the property.  

Coastal Zone/Overlay Zones 
The parcel is located on the east side of San Bruno Mountain within the City of Brisbane, CA. 
The parcel is not within the Coastal Zone, Scenic Resources Protection Overlay Zone, Mineral 
Resources Protection Overlay Zone, or the Scenic Highway Protection Overlay Zone. 

Zoning 

The parcels are located within the Southwest Bayshore Commercial District, which is a mixed 
use Subregional Commercial Retail/Office zone (SCRO-1 zoning district; City of Brisbane General 
Plan, 2022). 

Elevation 
The parcel rises steeply from east to west. Elevation of the parcel ranges from 30 feet above 
Mean Sea Level (MSL) at the eastern edge along Bayshore Boulevard to 152 feet above MSL on 
the western edge of the property, located just downslope of the Stanislaus Walking Trail.  
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Section 2. Survey Information 

2.1 Survey Purpose 
Discretionary actions undertaken by public agencies are required to demonstrate compliance 
with the California Environmental Quality Act (CEQA). The purpose of this Biological Assessment 
(BA) is to gather enough information about the biological resources associated with the 
proposed project, and their potential to be impacted by the project, to make a CEQA Initial 
Study significance finding for biological resources. In general, BAs are intended to: 

§ Provide an inventory of the biological resources on a project site and the values of
those resources.

§ Determine if a proposed project has the potential to impact any significant biological
resources.

§ Recommend project redesign to avoid, minimize or reduce impacts to significant
biological resources.

§ Recommend additional studies necessary to adequately assess potential impacts
and/or to develop adequate mitigation measures.

§ Develop mitigation measures, when necessary, in cases where adequate
information is available.

2.2 Survey Area 
Survey Area Definition (using the SMC Planning & Building definitions): The physical 
area a biologist evaluates as part of a biological assessment. This includes all areas 
that could potentially be subject to direct or indirect impacts from the project, 
including, but not limited to: the construction footprint; areas that would be subject to 
noise, light, dust or runoff generated by the project; any required buffer areas (e.g., 
buffers surrounding wetland habitat). The construction footprint plus a 100 to 300-
foot buffer— beyond the required fire hazard brush clearance boundary—(or 20-foot 
from the cut/fill boundary or road fire hazard brush clearance boundary – whichever is 
greater) is generally the size of a survey area. Required off-site improvements—such 
as roads or fire hazard brush clearance—are included in the survey area. Survey areas 
can extend off the project’s parcel(s) because indirect impacts may cross property 
lines. The extent of the survey area shall be determined by the biologist in consultation 
with County Parks. 

The survey area includes the entire 1.0 acre parcels at 3708 Bayshore Boulevard, and a 60-foot 
buffer surrounding the parcel, as approved by the City and County. The entire survey area was 
assessed for biological resources during the site visit (Table 1). 
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Location 

The parcels are located at 3708 Bayshore Boulevard and is within the City of Brisbane, along the 
eastern edge of San Bruno Mountain (Figure 1). The parcels lie west of Bayshore Boulevard, 
north of the intersection of Bayshore Blvd and Van Waters and Rodgers Rd. Brisbane Lagoon 
lies to the east of Bayshore Boulevard. The parcels are rectangular in shape are bordered by 
undeveloped lands to the north, south, and west.  

The property lies within the San Bruno Mountain Habitat Conservation Plan (SBM-HCP) area. 
The SBM-HCP allows development in specific areas on the Mountain, protection of biologically 
significant habitat areas, and a funding mechanism for managing conserved habitat areas. The 
closest conserved habitat areas within the SBM-HCP are approximately 0.5 mile to the south of 
the subject parcels. 

Survey Area Environmental Setting 

The survey area consists of an asphalt paved construction yard belonging to MK Pipelines, Inc. 
located on the east side of the property and a relatively steep, vegetated hillslope, rising from 
the construction yard up into the base of San Bruno Mountain on the west side of the property. 
The construction yard is completely flat, is asphalt-paved, and contains an office building.  It is 
actively used as an office and for equipment storage by MK Pipelines, Inc. Water drains from 
west to east on the site, and there are no explicit water bodies, drainages or wetlands present 
within the survey area. Representative photos of the site and survey area are provided in 
Section 5.  

Surrounding Area Environmental Setting 

The survey area is bordered by Bayshore Blvd on the east, with the Brisbane lagoon lying on the 
other side of Bayshore Blvd, approximately 200’ east of the survey area. Immediately to the 
north, south, and west lie open space parcels.  A commercial development lies approximately 
700’ to the south, and single-family homes lie to the west, beginning as close as 200’ from the 
study area.   

Cover 

Types of cover of the survey area is quantified as follows: 
14% non-native vegetation 
58 % non-native vegetation interspersed with some native vegetation  
28 % buildings, paved roads, and/or other impervious cover 
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Figure 2: Site and Survey Map
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2.3 Methodology 

The California Department of Fish and Wildlife (CDFW) Natural Diversity Database (CNDDB) was 
consulted for known occurrences of sensitive plant, animal, and natural plant communities of 
concern found within the San Francisco South and six surrounding 7.5’ USGS topographic 
quadrangles (CNDDB, 2022). Data from CNDDB, California Native Plant Society (CNPS) On-Line 
Inventory of Rare, Threatened, and Endangered Plants of California (CNPS, 2022), USFWS 
Critical Habitat maps (USFWS, 2022), knowledge of regional biota, and observations made 
during the field survey, were used to evaluate on-site habitat suitability for special status plant 
and wildlife species within the study area. 

Table 1. Survey Details 
Survey 

Key1
Survey Date Survey Area 

Map Keys 
Survey 
Type2

Time 
Period 

Methods/Constraints Surveyors 

SD1 04/13/2022 SA1 BA 9:00am-
1:00 pm 

Walking transects. 
Portions of the site 
could not be hiked 
due to steepness; 
however, the 
entire site was 
visible from various 
vantage points.  

Suk-Ann 
Yee, Ranit 
Cohen 

1. SD= Survey Date
2. BA= Biological Assessment
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Section 3. The Biological Inventory 

3.1 Ecological Communities: Plant Communities, Physical Features, and Wetland 
Background research was conducted prior to conducting the field visits in order to identify 
expected rare or locally important plant communities, USFWS mapped critical habitat and any 
mapped wetlands or streams. A 3-mile radius was used in conducting the research. 

Plant Communities 

Locally important or rare plant communities were not found within the survey area(s). 

Major Plant Communities Summary 

A total of four vegetation communities are found within the study area: French Broom Semi-
Natural Shrubland Stands, Developed, Eucalyptus Semi-Natural Woodland Stand and Wild 
Oats Semi-Natural Herbaceous Stands (CNPS, 2009). Only two of these vegetation 
communities are found within the project parcels; French Broom Semi-Natural Shrubland 
Stands and Developed.  The location of the plant communities within the survey area are 
shown in Figure 3.  

French Broom Semi-Natural Shrubland Stands are found on the western half of the site and is 
the dominant plant community on the property. It is located on the steep slopes of the 
property above the developed construction yard. This vegetation community is dominated by 
French broom (Genista monspessulana), although native shrub species including toyon 
(Heteromeles arbutifolia), coyote brush (Baccharis pilularis), and poison oak (Toxicodendron 

diversilobum) are also present and increase in cover farther upslope from the construction 
yard. Understory species present within this vegetation community included native forbs such 
as figwort (Scrophularia californica), miner’s lettuce (Claytonia perfoliate) and coastal woodfern 
(Dryopteris arguta). Non-native and invasive species within this habitat type included Italian 
thistle (Carduus pycnocephalus), Himalayan blackberry (Rubus armeniacus) and Bermuda 
buttercup (Oxalis pes-caprae)  

The Developed portion of the property is located on the eastern flatter portion of the site and is 
made up of a paved asphalt area that serves as a construction yard for MK Pipelines, Inc. Very 
little ruderal vegetation is present along the edges of the Developed areas.  In addition, a 
portion of the driveway to the construction yard, and Bayshore Blvd are also designated as 
Developed.  

A small area of Eucalyptus Semi-Natural Woodland Stand is found on the south border of the 
study area.  It is dominated by blue gum eucalyptus (Eucalyptus globulus) with an understory of 
poison oak, and toyon, as well as non-native herbaceous species. Understory herbaceous 
species include Italian thistle, summer mustard (Hirschfeldia incana), panic veldtgrass (Erharta 

erecta), and red valerian (Centranthus ruber).    
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Additionally small areas of Wild Oats Semi-Natural Herbaceous Stands are found within the 
study area between Bayshore Blvd and the property, as well as on the northern and western 
corners of the study area.  These grassland areas are dominated by non-native grass and forb 
species such as slender wild oats (Avena barbata), bristly ox-tongue (Helminthotheca 

echoioides) and pincushion plant (Scabious atropurpurea).   

A full list of species observed within the study area is provided in Table 3. 

Table 2. Plant Communities 
Map 
Key1

MCV 
Alliance 

MCV 
Association 

Misc. Status Condition Acres 
Total 

Acres 
Impacted 

Comments 

PC1 

Semi-
Natural 
Shrubland 
Stands 

Broom 
patches 

Toyon and 
coyote brush 
provide some 
native cover 

Intact 1.42 0 Non-native 
dominant 

PC2 

Developed Developed None 0.69 0 Generally 
unvegetated, 
paved 
asphalt 
surface 

PC3 
Semi-
Natural 
Herbaceous 
Stands 

Wild oats 
grassland 

Intact 0.25 0 Non-native 
dominant 

PC4 
Semi-
Natural 
Woodland 
Stands 

Eucalyptus 
groves 

None Intact 0.10 0 Non-native 
dominant. 

Totals 0 
1PC= Plant Community 
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Physical Features 

No additional physical features that may be important to the site’s biological resources were 
present within the survey area. The office building located in the southern portion of the 
construction yard was examined for potential bat roosting habitat and signs of roosting bats 
(e.g. guano).  Although corrugated metal sheeting covers the outer walls of the building, the 
depth of any potential roosting cavities is inadequate to support bat roosts. 

Waters and Wetlands 

Waters and wetlands were not found within the survey area. 

According to the U.S. Fish and Wildlife National Wetlands Inventory (accessed May 26, 2022) 
the nearest mapped water sources are the Brisbane Lagoon located 250’ to the east, and an 
intermittent stream located a quarter mile to the south.  

There are no indications of wetland features on the parcels or within the survey area. There are 
no visible signs of wetland vegetation, or wetland hydrology (channels, vernal pools, etc.), to 
indicate a concentration of water collecting on or flowing through or adjacent to the parcels. 

Soils 

There are three soil types within the survey area boundaries identified by Natural Resource 
Conservation Science (NRCS 2022): Orthents, cut and fill, 15-75 percent slopes, Candlestick-
Kron-Buriburi complex, 30-75 percent slopes, and Urban Land.  

Orthents, cut and fill soils are derived from primarily from weathered sandstone and have been 
cut and filled for urban development. Orthents are generally well-drained soils. This soil type is 
mapped on the majority of the parcels and survey area.  

Candlestick-Kron-Buriburi soils are very shallow to moderately deep, moderately steep to very 
steep, well drained soils underlain by sandstone, and are found in uplands. Candlestick-Kron-
Buriburi soils are well drained and derived from hard fractured sandstone. This soil is mapped 
on the western edge of the survey area.  

Urban land is mapped on the eastern section of the survey area including the developed lands 
of Bayshore Boulevard, the associated road shoulder, as well as a portion of the construction 
yard.   

There are no serpentine, calcareous or sandy soils that could support special status plant 
species within the study area.  
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3.2 Species 

Observed Species 

During the April 2022 site visit, no special status wildlife or plant species were observed. 

The plants and animals identified within the survey area are typical for species that utilize non-
native dominant scrub, grassland, and woodland habitats near an urban setting. See Appendix 2 
for a list of species observed in the survey area during biological surveys. One mammal species, 
the brush rabbit (Sylvilagus bachmani), was observed within the study area. Bird species 
observed by sight or sound during the site visit included red-tailed hawk (Buteo jamaicensis), 
California scrub-jay (Aphelocoma californica), common raven (Corvus corax), California towhee 
(Melozone crissalis), chestnut-backed chickadee (Poecile rufescens), white-crowned sparrow 
(Zonotrichia leucophrys), wrentit (Chanea fasciata), house finch (Haemorhous mexicanus), and 
cedar waxwing (Bombycilla cedrorum). Dozens of variable checkerspot (Euphydryas chalcedona) 
larvae, several pupae, and one adult variable checkerspot butterfly were observed within the 
study area.  Two native bumblebee (Bombus sp.) were also observed.  

Due to the low density of native species, special status species were not found and are not 
expected to occur within the survey area. 

Special Status Wildlife Species Summary 

No special status species were observed within the survey area or in areas directly or indirectly 
affected by the project. Table 3, below, shows all special status species that have been 
recorded in the San Francisco South and six surrounding 7.5’ USGS topographic quadrangles 
(CNDDB 2022).  Exclusively aquatic and/or marine species were not included in this table as the 
study area does not include any fresh or salt waterbodies or water sources.  A determination on 
the potential for each species to occur in the survey area is also provided in Appendix B. Figure 
4 shows the mapped locations of special status wildlife within three miles of the property. 

Two special status wildlife species were identified as having a moderate potential to occur in 
the survey area based on habitat types and/or recorded observations near the study area. The 
Cooper’s hawk (Accipiter cooperii) and northern harrier (Circus cyaneus) have moderate 
potential to forage on the site, though suitable nesting habitat is not present.  

Nine wildlife species were identified as having a low potential for occurrence in the survey area.  
These include five mammal species, Townsend’s big eared bat (Corynorhinus townsendii), 
western red bat (Lasiurus blossevillii), pallid bat (Antrozous pallidus), hoary bat (Lasiurus 

cinereus), and fringed myotis (Myotis thysanodes), three bird species, white-tailed kite (Elanus 

leucurus), merlin (Falco columbarius), American peregrine falcon (Falco peregrinus anatum), 
and one invertebrate species, the monarch butterfly (Danaus plexippus) has low potential for 
occurrence    
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The project site is located approximately a quarter mile north of designated Critical Habitat for 
the Bay Checkerspot butterfly (Euphydryas editha bayensis), (USFWS, 2021). There is no 
potential habitat on the project site to support this species. 

The site visit and biological survey for the parcels and study area was conducted in April 2022, a 
suitable time for any butterfly host species with potential for presence to be visible during the 
field survey.  

The presence of non-native dominant and disturbed habitats within the study area limits the 
potential for special status species to be found within the parcels and surrounding area.  

Special Status Plant Species Summary 

Five special status plant species were determined to have low potential to occur in the survey 
area. These species include: San Francisco gumplant (Grindelia hirsutula var.  maritima), Diablo 
helianthella (Helianthella castanea), coast iris (Iris longipetala), Scouler’s catchfly (Silene 

scouleri ssp. scouleri), and San Francisco campion (Silene verecunda ssp. verecunda). 

A determination of no potential was given for one or more of the following reasons: 
• The species has a perennial life form and was not observed within the study area during

the site visits.
• The species is known to occur on San Bruno Mountain, but is associated with different

soil types or plant communities than were recorded within the survey area.
• There is a recorded occurrence on San Bruno Mountain or nearby, but all records are

historical (over 50 years old), and the species has not been recorded since.

Figure 5 shows the mapped locations of special status plants within three miles of the property. 
Each of these species were evaluated for their potential to occur within the survey area 
(Appendix B).  The site visit and biological survey for the parcels and study area was conducted 
in April 2022, a suitable time for the many of the special status plant species with potential for 
presence to be visible during the field survey.  

Definitions of Special Status Species 

Appendix 1 provides definitions of the types of special status species that have federal, state or 
local protection and provides more information on the regulations that protect birds’ nests. 

Migratory Birds and Nesting Birds 

Habitat suitable for nests of birds protected under the Migratory Bird Treaty Act does exist 
within the survey area. Shrub and woodland habitats within the survey area are appropriate for 
nesting birds, including corvids and raptors.  
If any new disturbance of the site is to occur during the nesting bird season (Feb. 1 – August 
31), a nesting bird survey is recommended prior to any disturbance to determine if there is any 
nesting bird activity within the survey area. 
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Roosting Bats 

While certain bat species have potential to forage within the parcels and study area, these 
species do not have potential to roost within the parcels (though they could roost in the 
Eucalyptus trees within the study area, outside of the parcel boundaries).  No maternity 
colonies or roost sites were found, or are expected to be found within the parcel boundaries. 

Protected Trees 

The City of Brisbane Municipal Code defines protected trees as “any California Bay 
(Umbellularia californica), Coast Live Oak (Quercus agrifolia), or California Buckeye (Aesculus 

californica) having a main stem or trunk which measures thirty (30) inches or greater in 
circumference at a height of twenty-four (24) inches above natural grade (City of Brisbane, 
2022).”  A circumference of 30 inches translates to approximately 9.5 inches in diameter.   

The City of Brisbane Municipal Code further defines protected trees as: “Three (3) or more 
mature trees of any one or more non-invasive species that are proposed to be removed from 
the same property or from adjacent property under common ownership.”  

No mature trees or trees protected by species are present on the parcels surveyed. There are a 
number of non-native eucalyptus trees within the survey area adjacent to the property, but 
they will not be impacted by the proposed project. Appendix 1 provides further background on 
protected trees.   

Table 3: Observed Species Table 
Species Observed 

Scientific Name Common Name Native 
Agapanthus sp. Lily of the nile No 
Aira caryophyllea Silver hair grass No 
Anthriscus caucalis Bur-chervil No 
Avena barbata Slender oat No 
Briza maxima Rattlesnake grass No 
Briza minor Little quaking grass No 
Bromus diandrus Ripgut brome No 
Bromus hordeaceus Soft chess No 
Cardamine oligosperma Bitter cress Yes 
Carduus pycnocephalus Italian thistle No 
Centranthus ruber Red valerian No 
Claytonia perfoliata Miner’s lettuce Yes 
Dittrichia graveolens Stinkwort No 
Dryopteris arguta California wood fern  Yes 
Ehrharta erecta Panic veldtgrass No 
Epilobium brachycarpum Willow herb Yes 
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Epilobium ciliatum Slender willow herb Yes 
Eschscholzia californica California poppy Yes 
Festuca bromoides Brome fescue No 
Foeniculum vulgare Fennel No 
Fumaria sp. Fumitory No 
Genista monspessulana French broom No 
Geranium dissectum Cutleaf geranium No 
Helminthotheca echioides Prickly ox-tongue No 
Heteromeles arbutifolia Toyon Yes 
Hirschfeldia incana Summer mustard No 
Medicago polymorpha Bur clover No 
Oxalis pes-caprae Bermuda buttercup No 
Pentagramma triangularis Goldenback fern Yes 
Polypodium californicum California polypody Yes 
Pteridium aquilinum Bracken fern Yes 
Prunus cerasifera Cherry plum No 
Rubus armeniacus Himalayan blackberry No 
Scrophularia californica California figwort Yes 
Scabiosa atropurpurea Mourningbride  No 
Senecio glomeratus Cutleaf burnweed No 
Solanum douglasii Douglas’ nightshade Yes 
Sonchus oleraceus Common sow thistle No 
Stellaria media Chickweed No 
Toxicodendron diversilobum Poison oak Yes 
Vicia sativa Spring vetch No 

ANIMALS 

Birds 
Aphelocoma californica California scrub-jay Yes 
Bombycilla cedrorum Cedar waxwing Yes 
Buteo jamaicensis Red-tailed hawk Yes 
Chanea fasciata Wrentit Yes 
Corvus corvax Common raven Yes 
Haemorhous mexicanus House finch Yes 
Melozone crissalis California towhee Yes 
Poecile rufescens Chestnut-backed chickadee Yes 
Zonotrichia leucophrys White-crowned sparrow Yes 

Mammals 
Sylvilagus bachmani Brush rabbit Yes 

Insects 
Euphydryas chalcedona Variable checkerspot Yes 
Bombus sp. Bumblebee Yes 
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Figure 4: CNDDB Occurrence Map (Animals) 
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Figure 5: CNDDB Occurrence Map (Plants) 
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Special Status Wildlife Species Accounts 

Cooper’s Hawk (Accipiter cooperii) 
The Cooper’s hawk is included on the Special Animal List maintained by the California 
Department of Fish and Wildlife and is included on the Department’s Watch List (CDFW, 2020). 
Their range extends across the contiguous United States into southern Canada and Mexico and 
is distributed throughout most of California (Curtis et al., 2006). The species inhabits dense 
stands of oak woodlands, riparian deciduous forests, or other forest habitats often near water 
and suburban areas (Baicich & Harrison, 2005). This woodland raptor hunts in broken 
woodlands, along forest edges and suburban areas for medium-sized birds and mammals 
(Curtis et al., 2006). Typical nest site selection is characterized by mature trees with significant 
canopy cover; although, species will nest in suburban areas in a variety of trees. Breeding 
begins in April; the Cooper’s hawk is a single-brooded species (Baicich & Harrison, 2005).  

While nesting habitat for this species within the study area is marginal, there is appropriate 
foraging habitat present. There is moderate potential for this species to be found within the 
study area. 

Northern Harrier (Circus cyaneus) 
The northern harrier is designated as a California Species of Special Concern by CDFW (CDFW 
2022). It inhabits both freshwater and saltwater marshes and adjacent upland grasslands and 
nests on the ground in tall grasses in grasslands and meadows. Breeding begins in March with a 
single brood produced per nesting season (Baicich & Harrison 2005).  

This species has moderate potential to be found in the survey area.  Low quality foraging 
habitat is present within the study area, which is adjacent to the Brisbane lagoon.  No nesting 
habitat for this species is present within the study area.   

Pallid bat (Antrozus pallidus) 
The Pallid bat is a California Species of Special Concern (CDFW, 2022), and a U.S. Forest Service 
and Bureau of Land Management Sensitive Species. The pallid bat is found in a variety of 
habitats where suitable roosting sites are available, including oak savanna, grassland, riparian 
areas and wetlands, orchards, vineyards, and irrigated cropland (WBWG, 2022). A very social 
bat, the pallid bat occupies a wide variety of habitats throughout California, including 
grasslands, shrublands, woodlands, and forests. The species is most common in open, dry areas 
with rocky areas necessary for roosting.  It feeds on a variety of insects and arachnids.   

The pallid bat has not been observed in the region in several decades.  There is low potential for 
pallid bats to forage within the study area.  Roosting habitat is not present.  

Hoary bat (Lasiurus cinereus) 
Hoary bat is considered a bat of medium priority by the Western Bat Working Group (WBWG, 
2022). Hoary bats are ubiquitous throughout California. They are solitary foliage roosters that 
will use evergreen and deciduous trees near the ends of the branches (WBWG, 2022). They may 
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forage in small to large groups and primarily feed on moths; however, they will eat a variety of 
insects if available.  

There are limited roosting sites and foraging habitat for hoary bat in the survey area. There is 
low potential for hoary to be present on the parcel.  This species does not breed in the San 
Francisco Bay area.  

Fringed myotis (Myotis thysanodes) 
Fringed myotis is included on the Special Animal List maintained by the California Department 
of Fish and Wildlife and is included on the Department’s Watch list (CDFW, 2022) and is 
considered a bat of high priority by the Western Bat Group (WBWG, 2022). Fringed myotis 
range across the western United States, north into British Columbia, Canada and south to 
Chiapas, Mexico. It is found in a wide variety of habitats from desert scrub, to mesic coniferous 
forest, grasslands and sage-grass steppe (WBWG, 2021). Fringed myotis roost in building 
crevices, underground mines, rocks, cliff faces, and bridges, as well in large tree snags. They 
primarily feed on moths and beetles, but will glean prey such as spiders, harvestmen, and 
crickets as well.  

The survey area provides appropriate foraging habitat for the fringed myotis. There are no 
potential roosting sites for this species within the survey area. There is low potential for fringed 
myotis to be found on site. 

Townsend’s big-eared bat (Corynorhinus townsendii) 
The Townsend’s big-eared bat is listed as high priority by the Western Bat Working Group 
(WBWG, 2022). It is found throughout California in a wide variety of habitats, although it is 
most common in mesic sites. The Townsend’s big-eared bat is a cave rooster and moth 
specialist. It inhabits caves and mines, but may also use bridges, buildings, rock crevices and 
tree hollows in coastal lowlands, cultivated valleys and nearby hills characterized by mixed 
vegetation throughout California below 3,300 meters. It exhibits high site fidelity and is highly 
sensitive to disturbance. This species forages along edge habitats near water and may travel 
long distances during foraging bouts. It is a moth specialist with over 90% of its diet composed 
of lepidopterans. 

The survey area provides marginal foraging habitat for the Townsend’s big-eared bat.  There are 
no potential roosting sites for this species within the survey area.  It has a low potential to be 
found within the study area. 

Western red bat (Lasiurus blossevillii) 
The western red bat is listed as high priority by the Western Bat Working Group (WBWG, 2022). 
It is found throughout California, except the Great Basin region. Primarily a riparian obligate 
species, it is easily distinguished from other bats by its red fur. Roosting typically occurs 
individually in dense clumps of tree foliage in riparian areas, especially willows, cottonwoods 
and sycamores, and within orchards and suburban areas in trees and shrubs. Roosts are often 
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hidden from view and only access from below). Primarily a moth specialist, but will forage for 
other insects as well.  

There is appropriate roosting and foraging habitat for the western red bat within the study 
area.  It has low potential to be found on the site as there are no riparian habitats within the 
immediate area. 

White-tailed Kite (Elanus leucurus) 
The white-tailed kite nesting sites are designated as fully protected by §3511 of the California 
Fish and Game Code. This species receives additional protection under the Migratory Bird 
Treaty Act (MBTA) and Migratory Bird Treaty Reform Act (MBTRA). White-tailed kites inhabit 
open grasslands and savannahs. They breed in a variety of habitats including grasslands, 
cultivated fields, oak woodlands and suburban areas where prey is abundant. Nests are 
typically built in trees near a water source and may occur in suburban areas with adjacent open 
areas with abundant prey. Breeding occurs between February and July, and may be double-
brooded in some years (Baicich and Harrison 2005). During the non-breeding season, white-
tailed kites may hang out communally at roost sites. Species occurs throughout California west 
of the Sierra Nevada and is more commonly seen in the Central Valley and among the foothills. 
White-tailed kites prey on small mammals, reptiles and occasionally, birds. This species has 
moderate potential to be found on site.  

The survey area contains marginal foraging habitat for this species.  It has low potential to occur 
on site.   

Merlin (Falco columbarius) 
The merlin is included on the Special Animal List maintained by the California Department of 
Fish and Wildlife and is included on the Department’s Watch List (CDFW 2022). Merlins winter 
throughout California, breeds in forests and prairies in northern states, Canada and Alaska 
(Baicich & Harrison 2005, Warkentin et al. 2005). Wintering habitat included open forests, 
grasslands, agricultural fields, mud flats and urban areas. Prey consists predominantly of small 
to medium-sized birds, but also known to take dragonflies (Warkentin et al. 2005). Breeding 
begins in May and is single-brooded (Baicich & Harrison 2005).  

Limited foraging habitat exists within the study area.  This species is not known to nest in 
California.  The merlin has low potential to be found within the study area.   

American Peregrine Falcon (Falco peregrinus anatum)  
The American peregrine falcon (nesting) is a federally recovered and was delisted in 1999. It is 
also state listed as Endangered, is a California fully protected species and included on the 
USFWS Birds of Conservation Concern list (2002). The American peregrine falcon is also 
protected under the Migratory Bird Treaty Act (16 U.S.C. 703-712; MBTA) and Migratory Bird 
Treaty Reform Act (Division E, Title I, Section 143 of the Consolidated Appropriations Act, 2005, 
PL 108–447; MBTRA). Peregrine falcons are a year-round resident in California and are most 
common along the coast. They inhabit a variety of habitats ranging from wetland, coastal 

ATTACHMENT E

97

Item D.



Biological Assessment Report for 3708 Bayshore Blvd., Brisbane, CA – July 2022 Page 23 

shorelines and islands to deserts, forests and urban areas (White et al. 2002). American 
peregrine falcons nest on cliffs, rocky outcrops, bare ground and man-made structures such as 
bridges, buildings and other tall, prominent structures (Baicich and Harrison 2005). Breeding 
begins from mid-March to mid-May depending on latitude, is single-brooded and exhibits high 
site fidelity (Baicich and Harrison 2005). They have a variable diet and feed primarily on birds; 
however, they may also consume many small mammals including bats and various rodents.  

While suitable breeding habitat for this species is not present within the study area, this species 
may use the study area for foraging. The American peregrine falcon has low potential to be 
found within the study area.  

Monarch butterfly (Danaus plexippus) 
Monarch butterflies require wind protected tree groves along the California coast for nectaring, 
migratory roosting, and wintering sites. Roosting sites are also located in isolated locations 
bordering San Francisco Bay. Blue gum eucalyptus is commonly used by monarch butterflies as 
nectaring and roosting sites. Monterey pine (Pinus radiata) and Monterey cypress (Cupressus 

macrocarpa) groves may also provide roosting habitat for monarch butterflies.  They prefer to 
nectar on Asclepias flowers as adults; some species within the aster family (Asteraceae) are also 
used.  

There is marginal roosting habitat within the eucalyptus trees in the study area.  Coyote brush 
could be used as a nectar plant.  

Mission Blue Butterfly (Icaricia icarioides missionensis) 
The mission blue butterfly is federally listed as endangered (CDFW, 2022; USFWS, 1999). It is a 
small butterfly measuring 1 to 1.3 inches across. The larval host plants include three species of 
lupine (Lupinus albifrons var. collinus, L. formosus var. formosus and L. variicolor). Adult nectar 
plants include California Phacelia (Phacelia californica), bluedicks (Dichelostemma capitatum), 
golden aster (Heterotheca villosa), seaside buckwheat (Eriogonum latifolium), and a variety of 
native and nonnative thistles (TRA, 1982). Mission blue butterflies are found in grassland 
habitats and utilize roadcuts and rocky outcrops with good sun exposure. Mission blue 
butterflies are relatively weak flyers and have been recorded to move approximately 0.25 miles 
between habitat patches. The flight season occurs from March through July. Remaining 
populations are restricted to the Marin headlands in Marin County, Twin Peaks in San Francisco 
County, and Milagra Ridge, San Bruno Mountain and Crystal Springs Watershed in San Mateo 
County.  

No host or nectar plants were detected in the survey area during the site visit. This species has 
no potential to occur within the parcels. 

Callippe Silverspot Butterfly (Speyeria callippe callippe) 
The Callippe silverspot butterfly, also known as the callippe fritillary, is federally listed as 
endangered (CDFW, 2022). It is a medium-sized butterfly with a wingspan of 2 inches in the 
Nymphalidae or brush-footed family. The dorsal surface of the wings is brown with black spots 
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and lines. The Callippe silverspot is found in grasslands in the vicinity of its larval host plant, 
Johnny-jump-up (Viola pedunculata). Hilltops provide important habitat for mate selection. 
Adult nectar plants include nonnative species such as Italian thistle, pin-cushion plant (Scabiosa 

purpurea), and native species such as California buckeye (Aesculus californica). Callippe 
silverspots are relatively strong flyers that range as far as 0.75 miles between habitat patches 
(TRA, 1982). The adult flight period occurs from May to July.  

No host or nectar plants were detected in the survey area during the site visit. This species has 
no potential to occur within the parcels. 

Bay Checkerspot Butterfly (Euphydryas editha bayensis)  
The bay checkerspot butterfly is federally listed as threatened (CDFW 2022, USFWS 1999) and is 
designated as critically imperiled by the Xerces Society’s Red List of Pollinator Insects of North 
America (Shepherd et al. 2005). It is a medium-sized butterfly, i.e. 2-inch wingspan, with a 
brown base color and distinct red, yellow and white checkered pattern forming rows separated 
by black bands. The bay checkerspot is a member of the Nymphalidae or brush-footed family. It 
is endemic to California and restricted to serpentinitic (or serpentine-derived) soils and similar 
habitats. Its primary larval host plant is the dwarf plantain (Plantago erecta) (Steiner 1990). 
Secondary host plants include the Indian paintbrush (Castilleja affinis ssp. affinis) and purple 
owl’s clover (Castilleja exserta ssp. exserta). The adult flight life stage lasts approximately 10 
days and occurs between February and May. Eggs are laid in small masses numbering up to 
250, which are deposited at the base P. erecta or C. affinis (Black and Vaughan 2005). Eggs 
hatch in approximately ten days and feed on the host plant for a few weeks prior to entering 
diapause in nearby soil cracks or under rocks until the following spring (Black and Vaughan 
2005). Current populations are restricted to five locales in San Mateo (Edgewood County Park & 
Jasper Ridge) and Santa Clara (Coyote Ridge comprising Kirby, Metcalf, San Felipe and Silver 
Creek Hills) counties (USFWS 2001b).  

Critical Habitat for this species includes San Bruno Mountain. In 2017, this species was 
reintroduced to San Bruno Mountain.  No host or nectar plants were detected in the survey 
area during the site visit.  This species has no potential to occur within the parcels or study 
area.  

Special Status Plants Species Accounts 

The following special status plant species accounts are informed largely by the 2015 Rare, 
Threatened and Endangered Plant Survey: San Bruno Mountain by L. Naumovich, and C. 
Niederer.  

San Francisco gumplant (Grindelia hirsutula var. maritima) CNPS RPR 3.2, S1, G5T1Q, locally 
significant rank A1. San Francisco gumplant is a perennial herb belonging to the sunflower 
family (Asteraceae), endemically restricted to north and central coastal bioregions at elevations 
15-400 meters. San Francisco is the type locality for Grindelia hirsutula. Plants can grow 8-60”
tall (0.2-1.5 m) with the hemispheric and gummy inflorescence and yellow corolla typical of the
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genus, sometimes a subshrub. Note that identification is difficult for this taxon currently under 
taxonomic review. Best diagnostic feature for this species as it differs from Grindelia camporum 
are a notable reddish stem color along entire stem, and lack of both the shiny appearance to 
leaves and the spiny, glabrous inflorescence head with reflexed phyllaries as are typical of G. 

camporum. Also, best features to discern this species from G. hirsutula are erect phyllaries, 
large involucres, and fruit is generally golden or greyish and deeply ridged. Preferred habitats 
include coastal bluff, coastal bluff scrub and sea bluffs, but also grasslands and sandy, clay, or 
serpentine slopes. Blooming period is Jun-Sep, but typically starts to flower in June, which is an 
important characteristic for identification. Statewide, G. hirsutula tends to flower earlier than 
G. camporum at a given location; however, this detail needs review for local accuracy, because
the opposite sequence may occur locally to San Bruno Mountain or just for this taxon. This
species is threatened by coastal development and non-native plants.

San Francisco gumplant is present in nearby San Bruno Mountain and based on habitat 
requirements has low potential to be present within the survey area.  

Diablo helianthella (Helianthella castanea) CNPS RPR 1B.2, G2, S2, locally significant rank A1. 
Diablo helianthella is a perennial herb in the sunflower family (Asteraceae). Endemic to the 
northern central coast and northern San Francisco Bay Area bioregions, this taxon can be found 
in a variety of preferred habitat types at elevations of 25- 1150 meters but is rare and restricted 
to the East Bay. The geographic exception is this one locally extant occurrence on San Bruno 
Mountain. Here, its preferred habitat is rocky soils on north-facing slopes or otherwise shady 
areas within or nearby ecotones between grassland and coastal scrub, chaparral, or oak 
woodland. Plants grow 3-20” (0.1-0.5 m) with a taproot. Often difficult to distinguish individuals 
from dense clumps of vegetation. Also, often difficult to distinguish from Helianthella 

californica and Wyethia sp. Best discernable features are this taxon’s phyllaries of irregular 
lengths especially at peak bloom, and phyllaries that extend beyond the corolla have a leaf-like 
appearance. Later, glabrous fruits appear flattened with thick central bulge or ridge, thin edges, 
and a notch at the apex. Blooming period is Mar-Jun locally. Threatened by urbanization, 
grazing, and fire suppression, and possibly threatened by road maintenance, recreational 
activities, and non-native plants.  

Diablo helianthella is present in nearby San Bruno Mountain and based on habitat 
requirements has low potential to be present within the survey area. 

Scouler’s catchfly (Silene scouleri ssp. scouleri) CNPS RPR 2B.2, S2S3, G5T5, locally significant 
rank A2. Scouler’s catchfly, also known as simple campion, is a perennial herb in the pink family 
(Caryophyllaceae). It is endemic and rare in California’s coastal range and San Francisco Bay 
Area bioregions, also found elsewhere and limited to Western North America. Plants grow 5-27 
inches (15-70 cm) tall with a distinctive puberulent (wooly) stem. Corolla color varies from 
white to rose, and the calyx contains 10 veins that are approximately the same width 
throughout. Preferred habitats include northern coastal scrub, valley and foothill grassland, 
rocky slopes and coastal bluffs less than 300 meters in elevation. Blooming period can range 
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from Mar- Sep, but generally blooms in the summer months. Potentially threatened by habitat 
loss, foot traffic, and recreational activities; possibly threatened by herbivory.  

Scouler’s catchfly has been previously documented on San Bruno Mountain, was observed in 
the survey area during 2018 surveys and is present. 

San Francisco campion (Silene verecunda ssp. verecunda) CNPS RPR 1B.2, S1, G5T1, locally 
significant rank A1. San Francisco campion is a perennial herb in the pink family 
(Caryophyllaceae), endemically restricted to northern central coast and northern San Francisco 
Bay Area bioregions at elevations 30-645 meters. San Francisco is the type locality for Silene 

verecunda. Plants can grow 3-22” (0.1-0.6) in height, stem may or may not branch or be 
glandular, and corolla color varies from white to lavender. Note that identification is difficult for 
this taxon currently under taxonomic review. Usual blooming period is Mar-Jun and can extend 
as far as Feb-Aug but typically blooms in summer. At San Bruno Mountain this taxon was found 
flowering in March and April, possibly an important characteristic versus the larger Silene 

scouleri. Preferred habitat includes chaparral, coastal bluff scrub, coastal prairie, coastal scrub, 
valley and foothill grassland, mudstone or shale, and sandy or ultramafic soils. This species is 
threatened by development, recreational activities, and non-native plants.  

San Francisco campion is present in nearby San Bruno Mountain and based on habitat 
requirements has low potential to be present within the survey area. 

Coast iris (Iris longipetala) CNPS RPR 4.2, S3, G3, locally significant rank B. Coast iris is a 
perennial rhizomatous monocot herb in the Iris family (Iridaceae) and endemic to the 
bioregions of the North and Central Coast and San Francisco Bay Area at elevations 0-600 
meters. Plants grow 12-24” (30-60cm) tall with funnel-shaped corollas that are blue-lilac-purple 
in color with dark veins. Blooming period is Mar-May. Best distinguishing characteristics of this 
taxon are light green leaves that are similar on both sides and generally lacking any difference 
in hue found in co-occurring I. douglasiana. Preferred habitat includes coastal prairie, lower 
montane coniferous/ mixed evergreen (coastal) forest, and meadows and seeps. Typically 
occurs in wetter areas although can occur in xeric sites because deep rhizomes can access 
subsurface water. Coast iris is considered locally abundant on San Bruno Mountain Considered 
rare overall although many collections are old thus generally more field surveys are 
recommended, and it may hybridize with I. missouriensis. This species is threatened by 
development.  

Coast iris is present in nearby San Bruno Mountain and based on habitat requirements has low 
potential to be present within the survey area. 

3.3 Wildlife Movement and Connectivity 
Wildlife Movement or Connectivity features, or evidence thereof, were not found within the 
survey area(s). 
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Wildlife corridors are important for conservation of wildlife in the region. Linkages between 
habitat types can extend for miles between primary habitat areas and occur on a large scale 
throughout California. Habitat linkages facilitate movement between populations located in 
discrete areas and populations located within larger habitat areas. Even where patches of 
pristine habitat are fragmented, wildlife movement between populations is facilitated through 
habitat linkages, migration corridors and movement corridors. Wildlife movement includes 
migration (i.e., usually one direction per season), inter-population movement (i.e., long-term 
genetic exchange) and small travel pathways (i.e., daily movement within an animal’s home 
range). 

The property is situated within an urban-disturbed wildland zone adjacent to existing 
development along Bayshore Boulevard to the east and limited open space to the north, south, 
and west. There are likely common and opportunistic wildlife species that are adapted to this 
urban interface and may be present in the area. These species include raccoon, striped skunk, 
coyote, eastern fox squirrel, as well as various bat and bird species.  

The planned project would not involve any impacts to wildlife habitat within the parcels and is 
not expected to adversely affect any existing regular movement of wildlife within the parcels.  
The proposed project will affect the area just north of the parcels via the expansion of the 
construction lot. This may result in a less than significant loss of habitat within the north portion 
of the study area and could affect the movement of wildlife species located in the immediate 
area.  
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Section 4: Recommended Impact Assessment and Conditions of 
Approval 

4.1 Sufficiency of Biological Data 
Surveys for this biological assessment yielded detailed information about natural resources 
potentially present in the survey area. This documentation revealed that several special status 
species have low to moderate potential to occur within the survey area.  No sensitive natural 
communities or critical habitats are present within the survey area.  

4.2 Impacts and Conditions of Approval 
There is no currently proposed project for the parcels being evaluated in this Biological 
Assessment Report.  There is a proposed project for the adjacent parcel to the north being 
implemented by the same client, MK Pipelines, Inc.  No significant impacts to special-status 
plants and animals, and/or sensitive natural communities are expected within the project 
parcels, as discussed below.  

Conditions of Approval described below (CA-1) include recommendations to avoid impacts to 
nesting birds including raptors.   

Special Status Raptors and Nesting Birds 

Raptors 

There is low to moderate potential for special status raptors to forage on site such as Cooper’s 
hawk, northern harrier, and white-tailed kite.   

Project implementation would not result in any impacts to potential foraging habitat for special 
status raptor species within the parcels.  

Significance Finding – Project Impacts: No Impact. 
Significance Finding – Cumulative Impacts: No Impact.  

Nesting Birds 

Suitable habitat for nesting birds exists within the project site and survey area. There is 
potential for birds protected by the federal Migratory Bird Treaty Act to nest within the 
eucalyptus trees and French broom scrub. Project implementation would not result in any 
impacts to potential foraging or nesting habitat for native bird species protected by the 
Migratory Bird Treaty Act and CA Fish and Game Code.  Since the MK Pipelines, Inc construction 
yard is currently used by the company for equipment staging and as an office site, anticipated 
construction in the adjacent lot is unlikely to result in any additional disturbance to nesting 
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birds within the parcels being evaluated.  Should impacts to nesting habitat become necessary, 
the measures outlined in CA-1 should be implemented.  

Significance Finding – Project Impacts: Less than Significant 
Significance Finding – Cumulative Impacts: No Impact 

Conditions of Approval 1 (CA-1): Protection of Nesting Birds, Including Raptors 

CA-1a: Avoidance of Nesting Birds including Raptors. If feasible, vegetation removal and ground 
disturbance should be conducted outside of the nesting bird season which runs from 
approximately February 1 to August 31.  

CA-1b: Pre-Construction Nesting Bird Surveys including Raptors. If removal of vegetation is to 
occur during the nesting season (February 1 to August 31), it is recommended that surveys for 
nesting birds (including special status raptors) be conducted prior to any vegetation removal by 
a qualified biologist. Surveys should be conducted no more than one week (seven days) prior to 
vegetation removal or ground disturbance. If active nests are found, vegetation removal should 
only be conducted after the young have left the nest and the nest is no longer considered active 
(i.e., in use).  

CA-1c: Implementation of Nesting Bird Buffer Zones. If active nests are found within the survey 
area, suitable buffer zones should be established in consultation with CDFW to ensure nesting 
birds are not impacted by project activities. A buffer zone of 250’ is recommended for raptors, 
and a buffer of 100’ is recommended for passerines and other nesting birds. Buffer zones 
should be kept in place until nests are determined inactive by a qualified biologist.  

Special Status Plants 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact 

No special status plant species were observed on site or are expected to occur. The project will 
not cause project-specific or cumulative impacts to special status plant species.  

Ecological Communities 

Sensitive Plant Communities 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact 

No sensitive plant communities were observed on site or are expected to occur. The project will 
not cause project-specific or cumulative impacts to special status plant species.  
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Waters and Wetlands 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact 

No state or federal jurisdictional waters or wetlands were observed on site. The project will not 
cause project-specific or cumulative impacts to waters or wetlands.  

Environmentally Sensitive Habitat Areas 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact 

No Environmentally Sensitive Habitat Areas were observed on site or are expected to occur. 
The project will not cause project-specific or cumulative impacts to Environmentally Sensitive 
Habitat Areas.  

Habitat Connectivity (Migration Corridors) 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact 

No migration corridors were observed on site or are expected to occur. The project will not 
cause project-specific or cumulative impacts to Habitat Connectivity (Migration Corridors).  

Protected Trees 

Significance Finding – Project Impacts: No Impact 
Significance Finding – Cumulative Impacts: No Impact. 

No protected trees were observed on site and no trees are expected to be removed as part of 
the proposed project. If a protected tree as defined by the City of Brisbane Tree Ordinance is to 
be removed, the applicant must apply for a tree removal permit from the City.  Replacement 
plantings may be required at the discretion of the city.  
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Section 6. Photos 

Location 
3708 Bayshore Blvd 

Map Key 
P1 

View Direction 
Northeast and 

downslope. 
Description 

View of parcels 
from south edge.  
California figwort, 
Himalayan 
blackberry, French 
broom, and toyon 
are visible on the 
hillside.  The 
construction yard 
and Bayshore Blvd. 
are in the mid-
ground.  

Location 
3708 Bayshore Blvd 

Map Key 
P1 

View Direction 
Northwest  
Description 

View of vegetation 
on the steep 
western slopes of 
the parcel, 
including 
Himalayan 
blackberry, 
California figwort, 
French broom, and 
toyon.   
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Location 
3708 Bayshore Blvd 

Map Key 
P2 

View Direction 
West 

Description 
View of the office 
building and 
supplies on the 
construction lot, as 
well as the steep 
hillside in the 
background. 

Location 
3708 Bayshore Blvd 

Map Key 
P2 

View Direction 
North 

Description 
View of the office 
building on the 
construction lot, 
and the paved 
asphalt parking 
area.  
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Location 
3708 Bayshore Blvd 

Map Key 
P3 

View Direction 
South southeast 

Description 
View of the MK 
Pipelines, Inc 
construction lot on 
the right, and the 
non-native oat 
grassland and 
Bayshore Blvd on 
the left.  

Location 
3708 Bayshore Blvd 

Map Key 
P3 

View Direction 
Southwest 
Description 

View of the 
driveway to the 
parcels/ the MK 
Pipelines, Inc 
construction lot in 
the foreground, 
with the steep 
vegetated slope in 
the background. 
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Location 
3708 Bayshore Blvd 

Map Key 
P4 

View Direction 
South southeast 

Description 
View of the MK 
Pipelines, Inc 
construction lot, 
and office building, 
with the vegetated 
slope in the 
background, 
including the 
eucalyptus grove 
located within the 
study area but 
outside the parcels. 

Location 
3708 Bayshore Blvd 

Map Key 
P4 

View Direction 
West southwest 

Description 
View of the 
construction lot, 
storage materials, 
and the vegetated 
slope on the 
western portion of 
the parcels. French 
broom is the 
dominant 
vegetation. 
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Location 
3708 Bayshore Blvd 

Map Key 
P4 

View Direction 
West 

Description 
View of 
construction lot, 
and vegetated 
slope on the west 
and northwest 
portions of the 
parcels and study 
area.  

Location 
3708 Bayshore Blvd 

Map Key 
P5 

View Direction 
East and 

downslope. 
Description 

View of the 
western portion of 
the study area and 
site, taken from 
upslope of the 
parcels.  The 
Brisbane lagoon 
and Bayshore Blvd 
are visible in the 
background of the 
photo. 
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Location 
3708 Bayshore Blvd 

Map Key 
P5 

View Direction 
Southeast 

Description 
View of the 
southwestern 
portion of the 
study area and site, 
taken from upslope 
of the parcels.  The 
Brisbane lagoon 
and Bayshore Blvd 
are visible in the 
background of the 
photo. Visible 
vegetation include 
toyon, coyote 
brush and French 
broom. 

P-designation refers to Photopoint locations illustrated on Figure 3. Plant Communities Map.
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Appendix A 
Summary of Biological Resource Regulations 

Sensitive Status Species 
Regulations  
Migratory Bird Regulations 
Plant Community Regulations  
Waters and Wetlands Regulations  
San Bruno Mountain Habitat Conservation Plan 
City of Brisbane General Plan  
City of Brisbane Municipal Code  

Sensitive Status Species Regulations 

Federally	Protected	Species	
San Mateo County is home to several federally listed endangered and threatened plant and wildlife 
species. The 
U.S. Fish and Wildlife Service (USFWS) regulates the protection of federally listed endangered and 
threatened plant and wildlife species. 

FE (Federally Endangered): A species that is in danger of extinction throughout all or a significant 
portion of its range. 

FT (Federally Threatened): A species that is likely to become endangered in the foreseeable future. 

FC (Federal Candidate): A species for which USFWS has sufficient information on its biological status 
and threats to propose it as endangered or threatened under the Endangered Species Act (ESA), but for 
which development of a proposed listing regulation is precluded by other higher priority listing activities. 

FSC (Federal Species of Concern): A species under consideration for listing, for which there is 
insufficient information to support listing at this time. These species may or may not be listed in the 
future, and many of these species were formerly recognized as "Category-2 Candidate” species. 

The USFWS requires permits for the “take” of any federally listed endangered or threatened species. 
“Take” is defined by the USFWS as “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or 
collect, or to attempt to engage in any such conduct; may include significant habitat modification or 
degradation if it kills or injures wildlife by significantly impairing essential behavioral patterns including 
breeding, feeding, or sheltering.” 

The Endangered Species Act (ESA) does not provide statutory protection for candidate species or 
species of concern, but USFWS encourages conservation efforts to protect these species. USFWS can 
set up voluntary Candidate Conservation Agreements and Assurances, which provide non-Federal 
landowners (public and private) with the assurance that if they implement various conservation activities 
to protect a given candidate species, they will not be subject to additional restrictions if the species 
becomes listed under the ESA. 

State	Protected	Species	
The California Department of Fish and Wildlife (CDFW) regulates the protection of endangered, 
threatened, and fully protected species listed under the California Endangered Species Act. Some 
species may be jointly listed under the State and Federal Endangered Species Acts. 

SE (California Endangered): A native species or subspecies which is in serious danger of becoming 
extinct throughout all, or a significant portion, of its range due to one or more causes, including loss of 
habitat, change in habitat, overexploitation, predation, competition, or disease. 
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ST (California Threatened): A native species or subspecies that, although not presently threatened 
with extinction, is likely to become an endangered species in the foreseeable future in the absence of 
the special protection and management efforts required by this chapter. Any animal determined by the 
commission as "rare" on or before January 1, 1985, is a "threatened species." 

SFP (California Fully Protected Species): This designation originated from the State's initial effort in 
the 1960's to identify and provide additional protection to those animals that were rare or faced possible 
extinction. Lists were created for fish, mammals, amphibians, reptiles, and birds. Most fully protected 
species have also been listed as threatened or endangered species under the more recent endangered 
species laws and regulations. 

SR (California Rare): A species, subspecies, or variety of plant is rare under the Native Plant 
Protection Act when, although not presently threatened with extinction, it is in such small numbers 
throughout its range that it may become endangered if its present environment worsens. Animals are no 
longer listed as rare; all animals listed as rare before 1985 have been listed as threatened. 

SSC (California Species of Special Concern): Animals that are not listed under the California 
Endangered Species Act, but which nonetheless 1) are declining at a rate that could result in listing, or 
2) historically occurred in low numbers and known threats to their persistence currently exist.

The CDFW requires permits for the “take” of any State-listed endangered or threatened species. 
Section 2080 of the Fish and Game Code prohibits "take" of any species that the California Fish and 
Game Commission determines to be endangered or threatened. “Take” is defined in Section 86 of the 
Fish and Game Code as "hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, 
or kill." 

The California Native Plant Protection Act protects endangered and rare plants of California. Section 
1908, which regulates plants listed under this act, states: “no person shall import into this state, or 
take, possess, or sell within this state, except as incident to the possession or sale of the real property 
on which the plant is growing, any native plant, or any part or product thereof, that the commission 
determines to be an endangered native plant or rare native plant, except as otherwise provided in this 
chapter.” 

Unlike endangered, threatened, and rare species, for which a take permit may be issued, California 
Fully Protected species may not be taken or possessed at any time and no licenses or permits may be 
issued for their take except for collecting these species for necessary scientific research and relocation 
of the bird species for the protection of livestock. 

The California Endangered Species Act does not provide statutory protection for California species of 
special concern, but they should be considered during the environmental review process. 

California	Rare	Plant	Ranks	(RPR)	
Plants with 1A, 1B, 2 or 4 should always be addressed in CEQA documents. Plants with a RPR 3 do not 
need to be addressed in CEQA documents unless there is sufficient information to demonstrate that a 
RPR 3 plant meets the criteria to be listed as a RPR 1, 2, or 4. 

RPR 1A: Plants presumed to be extinct because they have not been seen or collected in the wild in 
California for many years. This list includes plants that are both presumed extinct in California, as well 
as those plants which are presumed extirpated in California. A plant is extinct in California if it no 
longer occurs in or outside of California. A plant that is extirpated from California has been eliminated 
from California but may still occur elsewhere in its range. 

RPR 1B: Plants that are rare throughout their range with the majority of them endemic to California. 
Most of the plants of List 1B have declined significantly over the last century. 

RPR 2: Plants that are rare throughout their range in California, but are more common beyond the 
boundaries of California. List 2 recognizes the importance of protecting the geographic range of 
widespread species. 
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Plants identified as RPR 1A, 1B, and 2 meet the definitions of Sec. 1901, Chapter 10 (Native Plant 
Protection Act) or Secs. 2062 and 2067 (California Endangered Species Act) of the California 
Department of Fish and Game Code, and are eligible for state listing. 

 

RPR 3: A review list for plants for which there is inadequate information to assign them to one of the 
other lists or to reject them. 

 

RPR 4: A watch list for plants that are of limited distribution in California. 
 

Global	and	Subnational	Rankings	
 

Though not associated directly with legal protections, species have been given a conservation status 
rank by NatureServe, an international non-profit conservation organization that is the leading source for 
information about 
rare and endangered species and threatened ecosystems. The Ventura County Planning Division 
considers the following ranks as sensitive for the purposes of CEQA impact assessment (G = Global, S 
= Subnational or State): 

G1 or S1 – Critically Imperiled  
G2 or S2 – Imperiled 
G3 or S3 - Vulnerable to extirpation or extinction 

 
 
Migratory Bird Regulations 
 

The Federal Migratory Bird Treaty Act (MBTA) and the California Fish and Game (CFG) Code (3503, 
3503.5, 3511, 3513 and 3800) protect most native birds. In addition, the federal and state endangered 
species acts protect some bird species listed as threatened or endangered. Project-related impacts to 
birds protected by these regulations would normally occur during the breeding season, because unlike 
adult birds, eggs and chicks are unable to escape impacts. 

 

The MBTA implements various treaties and conventions between the U.S. and Canada, Japan, Mexico, 
and Russia for the protection of migratory birds, which occur in two of these countries over the course of 
one year. The Act maintains that it is unlawful to pursue, hunt, take, capture or kill; attempt to take, 
capture or kill; possess, offer to or sell, barter, purchase, deliver or cause to be shipped, exported, 
imported, transported, carried or received any migratory bird, part, nest, egg or product, manufactured or 
not. Bird species protected under the provisions of the MBTA are identified by the List of Migratory Birds 
(Title 50 of the Code of Federal Regulations, Section 10.13 as updated by the 1983 American 
Ornithologists' Union (AOU) Checklist and published supplements through 1995 by the USFWS). 

 

CFG Code 3513 upholds the MBTA by prohibiting any take or possession of birds that are designated 
by the MBTA as migratory nongame birds except as allowed by federal rules and regulations 
promulgated pursuant to the MBTA. In addition, there are CFG Codes (3503, 3503.5, 3511, and 3800) 
which further protect nesting birds and their parts, including passerine birds, raptors, and state “fully 
protected” birds. 

 

NOTE: These regulations protect almost all native nesting birds, not just sensitive status birds. 
 
Plant Community Regulations 
 

Plant communities are provided legal protection when they provide habitat for protected species 
or when the community is in the coastal zone and qualifies as environmentally sensitive habitat 
area (ESHA). 

 

Global	and	Subnational	Rankings	
 

Though not associated directly with legal protections, plant communities have been given a 
conservation status rank by NatureServe, an international non-profit conservation organization that is 
the leading source for information about rare and endangered species and threatened ecosystems. 
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The Ventura County Planning Division considers the following ranks as sensitive for the purposes of 
CEQA impact assessment (G = Global, S = Subnational or State): 

G1 or S1 – Critically Imperiled 
G2 or S2  – Imperiled 
G3 or S3  – Vulnerable to extirpation or extinction 

 

CDFW	Rare	
 

Rare natural communities are those communities that are of highly limited distribution. These 
communities may or may not contain rare, threatened, or endangered species. Though the Native Plant 
Protection Act and the California Endangered Species Act provide no legal protection to plant 
communities, CDFW considers plant communities that are ranked G1-G3 or S1-S3 (as defined above) 
to be rare or sensitive, and therefore these plant communities should be addressed during CEQA 
review. 
	

 
Oak	Woodlands	Protection	Act	(SB-1334)	

The Oak Woodlands Protection Act requires that the County of San Mateo, during the CEQA process, 
evaluate whether the project will result in the conversion of oak woodlands that will have a significant 
negative effect on the environment. If the city determines that a significant effect will occur, it will require 
one or more of the following mitigation measures: 

1. Conserve oak woodlands, through the use of conservation easements. 
2. Plant an appropriate number of trees, including maintaining plantings and replacing dead or 

diseased trees. 
3. Contribute funds to the Oak Woodlands Conservation Fund, as established under subdivision 

(a) of Section 1363 of the Fish and Game Code, for the purpose of purchasing oak woodlands 
conservation easements, as specified under paragraph (1) of subdivision (d) of that section 
and the guidelines and criteria of the Wildlife Conservation Board. A project applicant that 
contributes funds under this paragraph shall not receive a grant from the Oak Woodlands 
Conservation Fund as part of the mitigation for the project. 

4. Other mitigation measures developed by the city. 

 
Waters and Wetlands Regulations 
 

Numerous agencies control what can and cannot be done in or around streams and wetlands. If a 
project affects an area where water flows, ponds or is present even part of the year, it is likely to be 
regulated by one or more agencies. Many wetland or stream projects will require three main permits or 
approvals (in addition to CEQA compliance). These are: 

 

• 404 Permit (U.S. Army Corps of Engineers) 
• 401 Certification (California Regional Water Quality Control Board) 
• Streambed Alteration Agreement (California Department of Fish and Wildlife) 

 
 
404	Permit	(U.S.	Army	Corps	of	Engineers)	
 

Most projects that involve streams or wetlands will require a 404 Permit from the U.S. Army Corps of 
Engineers (USACE). Section 404 of the federal Clean Water Act is the primary federal program 
regulating activities in wetlands. The Act regulates areas defined as “waters of the United States.” This 
includes streams, wetlands in or next to streams, areas influenced by tides, navigable waters, lakes, 
reservoirs and other impoundments. For nontidal waters, USACE jurisdiction extends up to what is 
referred to as the “ordinary high water mark” as well as to the landward limits of adjacent Corps-defined 
wetlands, if present. The ordinary high water mark is an identifiable natural line visible on the bank of a 
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stream or water body that shows the upper limit of typical stream flow or water level. The mark is made 
from the action of water on the streambank over the course of years. 

 

Permit Triggers: A USACE 404 Permit is triggered by moving (discharging) or placing materials—
such as dirt, rock, geotextiles, concrete or culverts—into or within USACE jurisdictional areas. This 
type of activity is also referred to as a “discharge of dredged or fill material.”  
 

401	Certification	(Regional	Water	Quality	Control	Board)	
 

If your project requires a USACE 404 Permit, then you will also need a Regional Water Quality Control 
Board (RWQCB) 401 Certification. The federal Clean Water Act, in Section 401, specifies that states 
must certify that any activity subject to a permit issued by a federal agency, such as the USACE, meets 
all state water quality standards. In California, the state and regional water boards are responsible for 
certification of activities subject to USACE Section 404 Permits. 

 

Permit Trigger: A RWQCB 401 Certification is triggered whenever a USACE 404 Permit is required, 
or whenever an activity could cause a discharge of dredged or fill material into waters of the U.S. or 
wetlands. 

 
Streambed	Alteration	Agreement	(California	Department	of	Fish	and	Wildlife)	
 

If your project includes alteration of the bed, banks or channel of a stream, or the adjacent riparian 
vegetation, then you may need a Streambed Alteration Agreement from the California Department of 
Fish and Wildlife (CDFW). The California Fish and Game Code, Sections 1600-1616, regulates 
activities that would alter the flow, bed, banks, channel or associated riparian areas of a river, stream or 
lake. The law requires any person, state or local governmental agency or public utility to notify CDFW 
before beginning an activity that will substantially modify a river, stream or lake. 

 

Permit Triggers: A Streambed Alteration Agreement (SAA) is triggered when a project involves 
altering a stream or disturbing riparian vegetation, including any of the following activities: 
• Substantially obstructing or diverting the natural flow of a river, stream or lake 
• Using any material from these areas 
• Disposing of waste where it can move into these areas 

 

Some projects that involve routine maintenance may qualify for long-term maintenance agreements 
from CDFW. Discuss this option with CDFW staff. 

 

San Bruno Mountain Habitat Conservation Plan (HCP) 

 
The project area lies within the Management Unit 2-03-02 of the Brisbane Acres Management Area of the 
San Bruno Mountain Habitat Conservation Plan. Due to the presence of a number of protected species 
and habitats, a detailed operating plan exists for the Brisbane Acres area. The entirety of the HCP dealing 
with the management of Unit 2-03-02 is provided below. 
 
HCP Objectives –- Specific Conservation Needs 
 
The HCP objectives for the Brisbane Acres reflects the City’s Open Space Plan (OSP) which was drafted 
by the City of Brisbane Open Space and Ecology Committee and adopted by the Brisbane City Council in 
2001. The overall objectives of the OSP are to: 
 

• Identify and prioritize significant natural and open space resource within the City of 
Brisbane; 

• Conduct a thorough inventory of existing open space resources; 
• Prepare a map identifying existing open space resources and highlight important resource 

lands; 
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• Identify a means for preserving and acquiring open space areas; Develop
recommendations for the City Council to adopt and implement an overall open space land
preservation program.

The OSP includes the Brisbane Acres as a specific subarea with defined recommendations for 
preserving open space in the Acres. The following is a list of the recommended selection criteria 
for acquiring open space parcels in the Brisbane Acres: 

• Parcels that are either not adjacent to existing development or are only adjacent on one
side of the parcel

• Parcels are contiguous to San Bruno Mountain County Park
• Parcels contain intact native vegetation
• Parcels contain significant watercourses or wetlands
• Parcels contain habitat for the endangered butterflies
• Parcels would be appropriate locations for trail corridor

The OSP includes maps that shows what parcels in the Acres contain one or more of the significant 
resources identified in the selection criteria. The OSP relies on private property owners: 

1) Donate land to the City as a tax write-off
2) Dedicate land as mitigation for development
3) Willingly selling the land to the City at fair market value or at a “bargain sale” which provide

the landowners with a tax write-off
4) Use the City’s Density Transfer Ordinance to transfer development rights to property

owners/parcels in areas of the City that are not constrained for development.

The OSP recommends that the City: 

1) Review development parcels in the Acres for the presence of significant natural resource
and guide development plans to protect the resources; 

2) Require the dedication of open space easements to protect critical resources on parcels
that are granted for development approvals 

3) Pursue purchasing open space lands from willing sellers
4) Accept dedications of open space lands
5) Actively seek state, federal and private grants for acquisition of parcels with high

resource values 
6) To work with the HCP operator to preserve butterfly habitat in the Acres.

Operating Program for Management Units 2-03-01 and 2-03-02 

2-03-02: This Management Unit is adjacent to county parklands and the South Slope Administrative Parcel.
Of the two Brisbane Acres Management Units, this one is utilized by the butterflies of concern to a greater
extent and contains the habitat or rare, endemic and range limit plants.

Obligations: Landowners have the following obligations: 

1. Unless development is proposed, this area should be left in its natural state and protected from
vandalism as necessary.

2. If development is planned for property within this area, a new Management Unit shall be
designated, for which a separate Operating Program shall be approved. That Operating Program
shall comply with mitigation measures set forth in Section 4, below.

3. As applicable, landowners shall participate in the regulatory provisions and Funding Program of
this HCP.
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4. Prior to any grading and/or development project and/or the removal or damage of or use of
pesticides on vegetation in excess of 500 square feet in any calendar year in the Brisbane Acres:

a. An environmental assessment must be prepared. Any such environmental assessment
must describe the impacts on habitat of the Mission blue and Callippe Silverspot and must
discuss mitigation measures. Notice of development and/or grading proposals and copies
of all environmental documents must be sent to the California State Department of Fish
and Game, the U.S. Fish and Wildlife Service and the Plan Operator (properties acquired
by the City of Brisbane as open space within this management unit may be added to
Management Unit 2-03-18 only to the approval of the Plan Operator), and

b. The Landowner must demonstrate that approval of the grading and/or development
proposal is consistent with protecting 40% of the Brisbane Acres as Conserved Habitat.

(1) All Landowners shall demonstrate consistency through all of the following mitigation
measures:

(a) Imposition of landscaping restrictions on undeveloped portions of sites to require
removal of invasive species and to retain natural vegetation and to prohibit the
planting of invasive species on portions to be developed

(b) Reclamation plans for temporarily disturbed areas

(c) Payment of a mitigation fee to the City for habitat acquisition. The fee shall be
computed by multiplying the “Mitigation Fee Land Area” by the “Mitigation Fee
Market Value.” As used herein, the “Mitigation Fee Land Area” shall mean 40% of
the square footage of the entire property, reduced by the square footage of any
land, on or off site, having demonstrated value as habitat for species of concern,
which is permanently protected by the Landowner as habitat. Any off site land
should be within one of the two management units (2-03-01 and 2-03-02). As used
herein, the term “Mitigation Fee Market Value” shall mean the highest or most
recent per square foot sales price, whichever is greater, of land within
Administrative Parcel 2-03-02 purchased by the City of Brisbane or sold through
private transactions, as adjusted for inflation since the date of purchase using the
same index applied to the per unit HCP assessment.

(2) For lands on which endangered species’ larval habitat or any rare plant exists, the
Landowners shall further demonstrate consistency through the use of the following
additional mitigation measures:

(a). Dedication of permanent open space easements or transfer of fee title, covering 
an area not less than 40% of the property, for the purpose of protecting existing 
habitat. 

(b). Grading plans designed to minimize habitat destruction to the greatest extent 
possible, except in no event shall Callippe Silverspot habitat be destroyed unless 
replacement habitat has first been created elsewhere. 

(c). Development siting, which may include clustering of development, in order to 
protect the habitat buffer areas (as defined on page G-1 of the HCP) between 
habitat and development and to provide broad corridors (as defined on page G-2 
of the HCP) 

(3) To further encourage habitat protection, off-site parcels may be acquired for dedication as
permanent habitat in order to transfer the allowed density to other parcels in the Brisbane
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Acres, consistent with the City of Brisbane’s zoning regulations. 

5. Require through CC&Rs that future owners observe general provisions regarding protection of
Conserved Habitat

6. Submit the final grading plan used to obtain a grading permit and a revegetation plan to the Plan
Operator for review. The plan shall provide for temporary fencing to protect all adjacent Conserved
Habitat.

The Plan Operator and/or the City of Brisbane have the following obligations: 

1. Monitor the effect on adjacent Conserved Habitat of all activities within development areas and
provide advice and direction to the Landowners to assist in compliance with the obligations
described above.

2. Designate vegetation materials for use in Reclamation Plans and review such Reclamation Plans
submitted by Landowners with respect to Administrative Parcel 2-03 in a timely fashion to avoid
delays in the implementation of such Plans;

1. Accept dedications of Conserved Habitat within Administrative Parcel 2-03.

2. Prepare a specific habitat management plan for the City-owned open space parcels that is
consistent with HCP goals and objectives regarding the protection and maintenance of endangered
species habitat. Alternatively, include the City-owned open space parcels in the HCP’s Five-year
Strategic Plan which is a document prepared by the Habitat Manager which provides strategic
implementation guidelines for managing specific conserved habitat areas on the Mountain. The
strategic plan must be prepared at five year intervals.

City of Brisbane General Plan 

The City of Brisbane General Plan contains various programs and policies regarding natural resource use 
and conservation within the city’s jurisdiction. The plan also contains a detailed section discussing the 
land use, open space, and conservation programs and policies for the Brisbane Acres area. Below are 
the portions of the General Plan relevant to this project. 

Open Space 

Policy 81: The City Shall conduct an on-going effort to identify sites or portions of sites having particular 
value as open space, wildlife habitat, wetlands, or other environmental qualities that should be preserved 
and protected. In such cases, the City shall explore the feasibility of acquisition of these areas by the City 
or by other public or private agencies that are engaged in the ownership and preservation of open space, 
and, when legally possible, imposing a requirement that such areas be dedicated by the owner to the 
public for open space purposes.  

Policy 81.1: Work to preserve open space lands to protect the natural environment and to provide 
outdoor educational and recreational opportunities consistent with the sensitivity of the resource.  

Policy 82: Encourage the preservation, conservation and restoration of open space to retain existing 
biotic communities, including rare and endangered species habitat, wetlands, watercourses and 
woodlands.  

Policy 83: Maintain the visual beauty of the Mountain, the ridgelines, hilltops, wildlife and plant habitat 
including the Brisbane Acres.  
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Program 83a: In the official actions of the City, including resolutions and ordinances, recognize 
the importance of maintaining and preserving the natural eco-system and beauty of San Bruno 
Mountain.  

Program 83b: Comply with the provisions of the Habitat Conservation Plan to protect endangered 
species habitat. 

Program 83c: Cooperate with public and private groups involved in rare plant protection, habitat 
restoration and maintenance of mountain eco-systems to preserve open space on San  
Bruno Mountain. 

Conservation 

Policy 118: Preserve areas containing rare and endangered species habitat to the extent allowed by 
law and available resources. 

Policy 119: Comply with the provisions of the Habitat Conservation Plan and the Agreement with 
respect to the San Bruno Mountain Area Habitat Conservation Plan. 

Policy 120: Cooperate with local, State and Federal agencies in conservation efforts for biological 
resources. 

Policy 122: Cooperate with other agencies in conservation efforts. 

Program 122a: Work with the Habitat Conservation Plan Operator, the State Department of 
Fish and Game, the U.S Fish and Wildlife Service, and other agencies as appropriate regarding 
plans and programs that may affect biological resources in the planning area. 

Program 122b: Consult the maps in the technical background reports and information supplied 
by responsible agencies to determine potential for environmental impacts to biological 
resources and take appropriate action. 

Program 122c: Consult with local, State and Federal agencies to determine when field studies 
are required to supplement or update existing data. 

Program 122e: Encourage applicants to initiate early CEQA consultation on conservation 
issues. 

Policy 123: Conserve important biological communities through sensitive project design. 

Program 123a: In land use development applications, consider the siting of structures and 
utilities so as to conserve identified biological communities. 

Program 123b: Request that the HCP Operator study the Brisbane Acres to determine whether 
there is the potential to meet the 40% requirement for conserved habitat by dedication of large 
areas of land rather than small portions of parcels. 

Policy 129: Require erosion controls to mitigate soil disturbance. 

Program 129a: Encourage all property owners, especially of the Quarry, to address erosion on 
their properties through revegetation or other measures. 
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Policy 130.1: The City requires restoration of wetland losses. The determination of which land areas are 
wetlands will be done by those Federal and State agencies having jurisdiction. The City, however, is 
especially concerned with those wetlands surrounding the perimeter of the Brisbane Lagoon, the Bay 
shoreline, the Levinson Marsh and the Quarry sediment ponds. The ratios of restoration may exceed the 
regulatory agencies' mitigation minimums. 

Policy 131: Emphasize the conservation of water quality and of riparian and other water-related 
vegetation, especially that which provides habitat for native species, in planning and maintenance efforts. 

Brisbane Acres 

Chapter XII.4 of the General Plan outlines specific policies and programs regarding the Brisbane Acres 
subarea. 

Land Use Policy 

BA.1: Grading and excavation should be minimized and exposed retaining walls avoided. Landforms 
should retain the natural topographic character of the Mountain. 

Open Space/Conservation Policy 

BA.2: Omitted 

Program SAB.BA.2.a: In conjunction with any subdivision or other development application, a 
landscape program and plan shall be submitted to the City and include the following: 

a) Identification and retention of heritage trees
b) Identification and retention of rare plants
c) Plant species that are not invasive to the habitat
d) Water-conserving plants and irrigation systems
e) Reduced fuels adjacent to the wildland
f) Screening of structures to blend with the natural landscape
g) Areas for Conserved Habitat and/or other provisions required by the Habitat

Conservation Plan Operator. 

Program BA.2.b: Examine ways to improve the existing density transfer program so that a 
developer/owner can be granted increased density on sites already served by infrastructure in 
conjunction with the dedication of more remote sites as Open Space. 

Program BA.2.c: Retain a trail system through the Brisbane Acres to connect the area to Central 
Brisbane and the San Bruno Mountain State and County Park. 

Program BA.2.d: Map the canyons, intermittent streambeds and banks in the Brisbane Acres and 
designate such areas for protection. 

Program BA.2.e: Develop clear regulations that can be enforced to preserve the natural ecology 
of the canyons, intermittent streambeds and banks. 

Community Health and Safety/Conservation 

Policy BA.3: Consider the environmental constraints of the subarea in conjunction with land use 
development applications. 

Program BA.3.a: In conjunction with any subdivision or other development application, the 
property owner  shall be required to supply detailed information on slope, access, water, sanitary sewer 
and storm drain infrastructure, soils, geology, cultural resources, significant vegetation and 
endangered species habitat. 
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Program BA.3.b: Geologic studies for parcels in the Brisbane Acres shall be performed by a 
licensed engineer and shall pay special attention to slope, landslide and subsurface water. Such 
studies shall include a detailed evaluation of the stability of the proposed site, the potential effects of 
construction on  the site and adjacent and downslope areas, and the effects of any construction or 
installation of infrastructure on the site. Specific recommendations for project design to ensure safety 
and mitigate impacts shall be included in the report and incorporated into construction documents by 
the project engineer. 

Program BA.3.c: Phase grading and construction to coincide with periods of dry weather as set 
forth in  the City's Grading Ordinance. 

City of Brisbane Municipal Code 

Section 12.12.020 States:  

"Protected tree" means each of the following: 

1. Any California Bay (Umbellularia californica), Coast Live Oak (Quercus agrifolia), or California
Buckeye (Aesculus californica) having a main stem or trunk which measures thirty (30) inches or
greater in circumference at a height of twenty-four (24) inches above natural grade.

2. Any species of native or nonnative tree, in addition to those identified in subsection (1) above,
designated as a protected tree on recommendation of the parks and recreation commission as
adopted by resolution of the city council, based upon its finding and determination that such
species uniquely contributes to the scenic beauty of the city or provides special benefits to the
natural environment or wildlife.

3. Any tree designated as a protected tree by resolution of the city council.

4. Any tree, regardless of size, originally required by the city to be planted as a condition for the
granting of a permit, license, or other approval, or any tree that existed at the time of the granting
of such permit, license, or other approval and required by the city to be preserved as part of such
approval.

5. Any tree, regardless of size, required by the city to be planted as a replacement for an unlawfully
removed tree.

6. Any tree, regardless of size, planted or maintained by the city.

7. Any street tree which is not otherwise described in subsections (1) through (6) above, having a
main stem or trunk which measures thirty (30) inches or greater in circumference at a height of
twenty-four (24) inches above natural grade.

8. Where three (3) or more trees of any one or more species, each having a main stem or trunk
which measures thirty (30) inches or greater in circumference at a height of twenty-four (24)
inches above natural grade, are proposed to be removed at the same time from the same
property or from contiguous properties under common ownership, such trees shall collectively be
regarded as a protected tree.

Pursuant to Section 12.12.040, application and approval of a tree removal permit by the City of Brisbane 
is required for removal of  

3. Any protected tree.

4. Any other tree having a main stem or trunk which measures thirty (30) inches or greater in
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circumference at a height of twenty-four (24) inches above natural grade. This requirement 
shall apply to every owner or occupant of real property within the city, and to every person 
responsible for destroying, removing, or severely trimming a tree for which a tree removal 
permit is required under this chapter, regardless of whether such person is engaged in a tree 
removal business.  

Section 17.12.040-I States: 

All development within the R-BA District shall comply with the requirements of the San Bruno 
Mountain Area Habitat Conservation Plan (HCP), including site activity review, environmental 
assessments, and operating programs for planned management units, consistent with the objectives and 
obligations set forth in the HCP. 

Section 17.12.040-K States: 

1. All development proposals shall include a landscape plan to be approved by the planning
director in consultation with the HCP plan operator. The plan shall show all proposed landscaping and the 
location of all protected trees and rare plants. The landscape plan shall be consistent with all of the 
following objectives:  

a. Preservation of protected trees and rare plants to the greatest extent possible;

b. Use of plants that are compatible with the natural flora and fauna, and are not invasive
to the HCP area;

c. Use of water conserving plants;

d. Use of plants that will effectively screen structures and blend with the natural
landscape; and

e. Use of landscaping that is fire resistant.

Section 17.12.040-M States: 

Canyon Watercourses and Wetlands. Development of the site, including any temporary 
disturbance, shall be set back thirty (30) feet in each direction from the center line of any watercourse, 
and twenty (20) feet from the boundary of any wetlands. The specific location of watercourse center 
lines and wetland boundaries shall be determined by qualified personnel under the city's direction. 
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Appendix B 
 Potentially Occurring Special Status Species  

 

Species Name Status Habitat 
 
Potential to Occur Onsite 
 

MAMMALS	

 
Pallid bat 

Antrozous pallidus 
 

SSC 

Generally found in dry, open 
habitats including deserts, 
grasslands, shrublands, 
woodlands and forests.  Roosts in 
protected structures and rocky 
outcrops. 

 
Low potential, foraging 
habitat only.  No suitable 
roosting or breeding habitat 
present. 

Townsend's big-eared bat 
Corynorhinus townsendii SSC 

Wide variety of habitats, most 
common in mesic sites. Roosts in 
the open, hanging from walls & 
ceilings. 

Low potential. Suitable 
foraging habitat present, 
however no suitable 
roosting or breeding habitat 
present. 

 
Santa Cruz kangaroo rat 

Dipodomys venustus 
 

 
G4T1, S1 

 
Requires soft, well-drained sandy 
soils.  Found in manzanita mixed 
chaparral. 
 

No potential. No suitable 
habitat or soils present 
onsite. 

Southern sea otter 
Enhydra lutris nereis 

FT, FP, 
SSC 

Near shore, marine environments 
with canopies of giant kelp and 
bull kelp and rocky substrates. 

No potential. Site is not 
located near a marine 
environment. 

North American porcupine 
Erethizon dorsatum SSC 

Wide variety of coniferous and 
mixed woodland habitats.  
Generally in the Sierra Nevada, 
Cascade and Coast Ranges, also 
occasionally in the transverse 
ranges.  

No potential.  Last 
observed in Pacifica in 
1972. 

 
Western red bat 

Lasiurus blossevillii 
SSC 

Roosts primarily in trees from sea 
level up through mixed conifer 
forests preferring habitat edges. 

Low potential. No known 
breeding colonies within 
San Francisco County, 
though species could use 
trees within the study area 
during migration in fall. 

 
Hoary bat 

Lasiurus cinereus 
 

 

WBWG:M 

 

Roosts in dense foliage of 
deciduous and evergreen trees, 
forages over streams and ponds.  
Prefers habitat edges with access 
to trees for cover and open areas 
for feeding. 

 
Low potential. Some 
suitable roosting sites 
present in trees on site.  
This species does not breed 
in the San Francisco Bay 
area. 

 WBWG:H,   
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Species Name Status Habitat Potential to Occur Onsite 

Fringed myotis 
Myotis thysanodes 

Found in a wide variety of habitats 
but prefers dry hardwood 
woodlands.  Roosts in rock 
crevices, bridges, buildings and 
tree hollows. 

Low potential, foraging 
habitat only. No roosting 
habitat present. 

San Francisco dusky-footed 
woodrat 

Neotoma fuscipes annectens 
SSC 

Forests with moderate canopies 
and moderate to dense 
understory. 

No potential. This species 
not known to occur on San 
Bruno Mountain.  No 
middens were observed. 

Big free-tailed bat 
Nyctinomops macrotis 

SSC Low-lying arid areas; roosts in 
high cliffs and rocky outcrops. 

No potential.  Suitable 
foraging or roosting habitat 
not present onsite. 

Salt-marsh harvest mouse 
Reithrodontomys raviventris 

FE, SE 
Salt and brackish water wetlands 
in the San Francisco Bay only.  
Requires pickleweed (Salicornia 
pacifica) as cover and forage.   

No potential.  Suitable 
habitat not present. 

Angel Island mole 
Scapanus latimanus insularis S1 Known only from Angel Island in 

San Francisco Bay. Needs friable 
soils for burrowing. 

No potential. Site is not 
located on Angel Island. 

Alameda Island mole 
Scapanus latimanus parvus 

S1 
Known only from Alameda Island, 
habitat variable, usually 
grasslands.  Prefers moist, friable 
soils, avoids flooded soils.  

No potential. Site not 
located on Alameda Island. 

American badger 
Taxidea taxus 

SSC 

Most abundant in drier open 
stages of shrub, forest, and 
herbaceous habitats, with friable 
soils. 

No potential.  Not known to 
occur in the vicinity of San 
Bruno Mountain.  Last 
observation in San 
Francisco from 1947. 

Point Reyes jumping mouse 
Zapus trinotatus orarius SSC 

Primarily in bunch grass marshes 
on uplands of Point Reyes. Also 
found in coastal scrub, grassland, 
and meadows. 

No potential. No suitable 
habitat present. 

BIRDS 

Cooper’s hawk 
Accipiter cooperii WL, S3 

Open or interrupted woodlands. 
Nests in deciduous trees in 
riparian areas and live oaks.  

Moderate potential, 
foraging only. Nesting 
habitat not present on site. 

Burrowing owl 
Athene cunicularia 

SSC Grassland, open areas with rodent 
activity; nest in burrows and is 
most often associated with the 
California ground squirrel. 

No potential.  No suitable 
habitat. No ground squirrel 
or other small mammal 
burrows observed on site.   

Marbled murrelet 
Branchyramphus marmoratus 

FT, SE Occurs year-round in marine 
subtidal and pelagic habits from 
Oregon to Point Sal, Santa 

No potential. No suitable 
habitat present. 

ATTACHMENT E

127

Item D.



Biological Assessment Report for 3708 Bayshore Blvd., Brisbane, CA – July 2022 Page B-3

Species Name Status Habitat Potential to Occur Onsite 

Barbara. Uses stands of mature 
Douglas fir and redwoods up to 40 
miles inland for nesting. 

Western snowy plover 
Charadrius alexandrinus 

nivosus 
FT, SSC 

Sandy beaches, salt pond levees, 
and alkali lake shores.  Requires 
sandy, gravelly soils for nesting. 

No potential. No suitable 
habitat present.  

Northern harrier 
Circus cyaneus SSC 

Found in coastal salt and fresh-
water marshes.  Forages over 
variety of habitats and nests in 
shrubby vegetation at marsh edge. 

Moderate potential, 
foraging only. Nesting 
habitat not present on site. 

Yellow rail 
Coturnicops noveboracensis SSC 

Freshwater marshes.  Is a 
summer resident in eastern Sierra 
Nevada, in mono county.  

No potential.  No suitable 
habitat on site. Last 
observed in Alameda in 
1905. 

White-tailed kite 
Elanus leucurus S3 

Foothills and valley margins with 
scattered oaks, or in marshes 
adjacent to deciduous woodlands. 
Prefers isolated trees for nesting.  

Low potential. Foraging 
only, suitable nest trees not 
present.  

Merlin 
Falco columbarius 

WL Seacoast, tidal estuaries, open 
woodlands, savannahs, grassland 
and desert edges, farms and 
ranches.  Roosts in trees, nests in 
northern Canada and Alaska. 

Low potential, foraging 
only. Merlins do not nest in 
California. 

American peregrine falcon 
Falco peregrinus anatum 

CFP Hunts on beaches, mudflats and 
near water features including 
wetlands, lakes and rivers. Nests 
on ledges in cliffs or buildings. 

Low potential, foraging 
only. No suitable nesting 
habitat present.  

Saltmarsh common 
yellowthroat 

Geothlypis trichas sinuosa SSC 

Marshy, brushy vegetation in or 
near water.  Requires thick 
continuous cover of marsh and /or 
riparian cover down to water 
surface for foraging. Nests in 
willow, tall grasses, and tule 
patches.   

No potential. Suitable 
foraging and nesting habitat 
not present.  

California black rail 
Laterallus jamaicensis 

coturniculus ST, FSC 

Freshwater marsh, wet meadows, 
and margins of saltwater marshes. 
Requires water depths of 
approximately one inch for nesting 
habitat.   

No potential.  No suitable 
habitat present. 

Alameda song sparrow 
Melospiza melodia pusillula SSC Salt marshes bordering south arm 

of San Francisco Bay.  Inhabits 
No potential.  No suitable 
habitat present.  
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Species Name Status Habitat Potential to Occur Onsite 

Salicornia marshes and nests in 
Grindelia bushes.  

San Pablo song sparrow 
Melospiza melodia samuelis SCC 

Salt marshes along the north side 
of San Francisco and San Pablo 
Bays. Inhabits Salicornia marshes 
and nests in Grindelia bushes. 

No potential.  No suitable 
habitat present.  

Double-crested cormorant 
Phalacrocorax auritus 

WL 

Nesting habitat includes coastal 
cliffs, offshore islands, and along 
lake margins in inland areas.   

No potential.  No suitable 
habitat present.  

California Ridgway’s rail 
Rallus obsoletus FE, SE, FP 

Salt-water and brackish marshes 
in the San Francisco Bay.  
Associated with pickleweed.  

No potential.  No suitable 
habitat present. 

Bank swallow 
Riparia riparia ST 

Riparian ecosystems, forages in a 
variety of ecosystems, but 
primarily over water features.  
Colonial nester in vertical 
banks/cliffs with fine sandy soils. 

No potential.  No nesting 
habitat present. 

California least tern 
Sternula antillarum browni FE, SE 

Migratory.  Nests along California 
coast from San Francisco Bay 
South to Northern Baja California. 
Found on bare or sparsely 
vegetated sandy beaches, alkali 
flats or landfills.  Forage over 
marine and bay waters and feed 
on small fish and invertebrates.  

No potential.  No suitable 
habitat present. 

AMPHIBIANS AND REPTILES 

California tiger salamander 
Ambystoma californiense 

FT, ST 

Seasonal wetlands in grassland 
and oak-savannah.  Requires 
underground refuges for cover and 
vernal pools or other seasonal 
water sources for breeding.  

No potential.  No aquatic or 
other suitable habitats on or 
near site.  

California giant salamander 
Dicamptodon ensatus FT, SSC 

Inhabits wet coastal forests near 
streams from Mendocino Co. 
south to Monterey Co. and east to 
Napa Co. Aquatic larvae require 
cold clear streams, occasionally in 
lakes or ponds. Adults found in 
wet forests under rocks and logs 
near lakes or streams. 

No potential.  No aquatic or 
other suitable habitats on or 
near site.  
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Western pond turtle 
Emys marmorata 

SSC 

Ponds, creeks in woodland, 
grassland. Species requires deep 
water ponds, streams, or marshes 
with sunny, emergent basking 
sites and sunny upland habitat for 
nesting. 

No potential.  No aquatic or 
other suitable habitats on or 
near site.  

Foothill yellow-legged frog 
Rana boylii SE, SSC 

Partly-shaded, shallow streams 
and riffles with a rocky substrate in 
a variety of habitats. Needs at 
least some cobble-sized substrate 
for egg-laying, and at least 15 
weeks to attain metamorphosis. 

No potential.  No aquatic or 
other suitable habitats on or 
near site.  

California red-legged frog 
Rana draytonii FT, SSC 

Lowlands and foothills in or near 
permanent sources of deep water 
with dense, shrubby or emergent 
riparian vegetation. 

No potential.  No aquatic or 
other suitable habitats on or 
near site.  

San Francisco garter snake 
Thamnophis sirtalis tetrataenia FE, ST 

Near freshwater marshes, ponds, 
and slow moving streams.  Prefers 
dense cover and water depths of 
at least one foot.  Also found in 
upland habitats adjacent to water 
sources. Prefers south or west 
facing slopes with open habitats 
with occasional shrubs for cover.  

No potential.  No 
freshwater aquatic or other 
suitable habitats on or near 
site.  

INVERTEBRATES 

Opler’s longhorn moth 
Adela opierella G2, S2 

Inner coast ranges.  Associated 
with serpentine grassland.  Larvae 
feed on Platystemon californicus. 

No potential.  No suitable 
habitat present, host plant 
not present. 

Incredible harvestman 
Banksula incredula G1, S1 

Known only from one locality, a 
Franciscan sandstone talus slope 
with dense chaparral canopy on 
San Bruno Mountain, San Mateo 
County. 

No potential.  Nearest (and 
only) recorded occurrence is 
from 2 miles southwest of 
survey area.  Talus slopes 
not present on site.   

Western bumble bee 
Bombus occidentalis 

G2G3, S1 
Open grassy areas, urban parks 
and gardens, chaparral and shrub 
areas, and mountain meadows. 
Host plants include Ceanothus, 
Centaurea, Chrysothamnus, 
Cirsium, Geranium, Grindellia, 
Lupinus, Melilotus, Monardella, 
Rubus, Solidago, and Trifolium. 
Once common & widespread, 
species has declined precipitously 
from central CA to southern B.C., 
perhaps from disease. Nests 
underground. 

No potential. Nectar and 
pollen plants not present. 
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Obscure bumble bee 
Bombus caliginosus 

S1S2 
Coastal areas from Santa Barbara 
county to north to Washington 
state. Grassy coastal prairies and 
meadows. Nectar and pollen 
plants include: Ceanothus, 
Cirsium, Clarkia, Keckiella, 
Lathyrus, Lotus, Lupinus, 
Rhododendron, Rubus, 
Trifolium, and Vaccinium 

No potential. Nectar and 
pollen plants not present. 

Crotch bumble bee 
Bombus crotchii G2, S1S2 

Coastal California east to the 
Sierra-Cascade Crest.  Food 
plants include: Antirrhinum, 
Phacelia, Clarkia, Dendromecon, 
Eschscholzia, and Eriogonum. 

No potential. Nectar and 
pollen plants not present. 

Tomales isopod 
Caecidotea tomalensis G2, S2 Fresh-water ponds or streams with 

still or near-still water. 

No potential.  No suitable 
habitat present. 

Edgewood blind harvestman 
Calicina minor 

G1, S1 Open grassland in areas of 
serpentine bedrock, found on the 
underside of serpentine rocks near 
permanent springs.  

No potential. No suitable 
habitat on site. 

San Bruno elfin butterfly 
Callophrys mossii bayensis 

FE 

Coastal mountains with grassy 
ground cover, mainly near San 
Bruno Mountain. Host plant is 
Sedum spathulifolium. 

No potential.  Suitable 
habitat and host plant not 
present.  

Sandy beach tiger beetle 
Cicindela hirticollis gravida S1 

Coastal areas adjacent to non-
brackish water with dry, light-
colored sand. 

No potential. No suitable 
habitat present onsite. 

Monarch Butterfly 
Danaus plexippu 

ˆCalifornia overwintering 
population 

S3 

Roosts located in wind protected 
tree groves (eucalyptus, Monterey 
pine, Monterey cypress) with 
nectar sources and water nearby.  
Larvae feed on Asclepias spp. 
leaves. 

Low potential.  Limited 
suitable roosting habitat 
present within the study 
area.  

Stage’s dufourine bee 
Dufourea stagei G1G2, S1? 

Ground-nesting bee known only 
from San Bruno Mountain.  
Dufourea bees are associated with 
native grassland species.  

No potential.  Only record 
is from 1962 from San 
Bruno Mountain. Native 
grassland not present. 

Bay checkerspot butterfly 
Euphydryas editha bayensis FT 

Native grasslands on outcrops of 
serpentine soils.  Host plants 
include Plantago erecta, 
Orthocarpus (Castilleja) 
densiflorus and O. purpurscens. 

No potential.  Species 
reintroduced to San Bruno 
Mountain in 2017. 

Ricksecker’s water 
scavenger beetle 

G2?,S2? No potential. No aquatic 
habitat present.    
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Hydrochara rickseckeri Aquatic habitats, weedy shallow 
open water, and slow moving 
stream habitats.   

Leech’s skyline diving beetle 
Hydroporus leechi G1?, S1? 

Aquatic beetle. Known from 
Edgemar district of Pacifica, 
several miles south of San 
Francisco County.   

No potential. No suitable 
habitat present on site. 

Mission blue butterfly 
Icaricia icarioides missionensis 

FE 

Grasslands of the San Francisco 
Peninsula.  Uses three perennial 
lupines as larval host plants, 
Lupinus albifrons, L. variicolor, 
and L. formosus. 

No potential. Suitable host 
plants not present on site.  

San Francisco fork-tailed 
damselfly 

Ischnura gemina 

G2, S2 
Freshwater marshes and creeks 
with emergent and floating aquatic 
vegetation.  

No potential.  No suitable 
habitat present on site. 

Bumblebee scarab beetle 
Lichnanthe ursina G2, S2 

Coastal sand dunes from Sonoma 
County south to San Mateo 
County. Usually stays close to 
sand surface.  

No potential.  No suitable 
habitat present. 

Callippe silverspot butterfly 
Speyeria callippe callippe FE 

Northern coastal scrub and 
grasslands of San Francisco 
Peninsula. Host plant is Viola 
pendunculata. Utilizes a variety of 
native and nonnative plants as 
nectar sources and hilltops for 
mate selection. 

No potential. Host plants 
not present within study 
area.  

Myrtle’s silverspot butterfly 
Speyeria zerene myrtleae 

FE Coastal habitats with Viola 
adunca. Restricted to foggy dunes 
and hills of the Point Reyes 
peninsula. 

No potential. No suitable 
habitat on site.  

San Francisco Bay Area leaf-
cutter bee 

Trachusa gummifera 
G1, S1 

Nests in hillside by creating 
diagonal tunnels in dirt and other 
substrate.  Feeds on flower pollen 
and nectar.  

No potential. Only 
observation is from 1957 in 
San francisco.   

Mimic tryonia (=California 
brackishwater snail) 

Tryonia imitator 
G2, S2 Coastal lagoons, estuaries and 

salt marshes. 

No potential.  No suitable 
habitat present on site. 

Marin Hesperian 
Vespericola marinensis G2, S2 

Found in moist spots in coastal 
scrub and chaparral vegetation in 
Marin County.  Associated with 
cow- parsnip spring seeps, leaf-
mold along streams, alder woods 
and mixed evergreen forest.  

No potential.  No suitable 
habitat present on site. 
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PLANTS 

San Mateo thorn-mint 
Acanthomintha duttonii 

FE, CE, 
CNPS 1B.1 

Chaparral, serpentinite, valley and 
foothill grasslands.  Elevation: 50 - 
300 meters. Blooming period: 
Apr.-June. 

No potential. Not known 
from San Bruno Mountain.  
Nearest known occurrence 
is on Pulgas ridge, 11 miles 
south.   

Blasdale’s bent grass 
Agrostis blasdalei CNPS 1B.2 

Coastal bluff scrub, coastal dunes, 
coastal prairie 
Elevation: 0 - 150 meters 
Blooming period: May-July 

No potential. No suitable 
habitat on site. 

Franciscan onion  
Allium peninsulare var. 

franciscanum 
CNPS 1B.2 

Cismontane woodland, valley and 
foothill grassland. clay soils, often 
on serpentine. Dry hillsides. 
Elevation: 100-300 m. Blooming: 
period: May-June. 

No potential. No suitable 
habitat or soils present on 
site.  

Bent- flowered fiddleneck 
Amsinckia lunaris 

CNPS 1B.2 
G2?, S2? 

Coastal bluff scrub, Cismontane 
woodland, Valley and foothill 
grassland, associated with open 
areas.  Elevation: 3 - 500 meters. 
Blooming period: Mar. – June. 

No potential. No suitable 
habitat on site. 

Coast rock cress  
Arabis blepharophylla CNPS 4.3 

Coastal areas with marine 
influence.  Rocky outcroppings, 
bluffs, grassy slopes.  Elevation: 
50-300 meters.  Blooming period:
May-June.

No potential. No suitable 
habitat on site. 

Franciscan manzanita 
Arctostaphylos franciscana 

FE, CNPS 
1B.1 

Serpentine outcrops in chaparral. 
Elevation: 60-300 meters. 
Blooming period: Feb.- Apr. 

No potential.  Not observed 
during site surveys.  
Suitable soils not present.  

San Bruno Mountain 
manzanita 

Arctostaphylos imbricata 

SE, CNPS 
1B.1 

Sandstone outcrops in chaparral, 
also coastal scrub.  Elevation: 
175-365 meters. Blooming Period:
Feb.- May.

No potential. No suitable 
habitat on site, not observed 
during the site visit. 

Presidio manzanita 
Arctostaphylos montana ssp. 

ravenii 

FE, SE 
CNPS 1B.1 

Open, rocky serpentine slopes in 
chaparral, coastal prairie, and 
coastal scrub.  Elevation: 30-90 
meters. Blooming period: Feb.- 
Mar. 

No potential. Not observed 
during site survey.  Suitable 
soils not present.  

Montara manzanita 
Arctostaphylos montaraensis G1, S1 

CNPS 1B.2 

Slopes and ridges in chaparral, 
and coastal scrub, Elevation: 150 - 
500 meters. Blooming period: 
Jan.- Mar.  

No potential. Not observed 
during site survey.   

Pacific Manzanita 
Arctostaphylos pacifica 

SE, CNPS 
1B.1 

Coastal scrub, associated with 
Arctostaphylos imbricata, A. uva-
ursi, and Erysimum franciscanum. 

No potential. Not observed 
during site survey.   
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Elevation: 280-379 meters.  
Blooming period: Feb.– Apr. 

Kings Mountain manzanita 
Arctostaphylos regismontana G2, S2, 

CNPS 1B.2 

Broadleaved upland forest, 
chaparral, north coast coniferous 
forest. Elevation: 305 - 730 
meters. 

No potential. Not observed 
during site survey.   

Marsh sandwort 
Arenaria paludicola 

FE, SE 
CNPS 1B.1 

Freshwater marshes and swamps 
with dense mats of vegetation. 
Elevation: 10-170 meters. 
Blooming period: May- Aug.  

No potential. No suitable 
habitat present on site. 

Coastal marsh milk-vetch 
 Astragalus pycnostachyus 

var. pycnostachyus 

G2T2, S2 
CNPS 1B.2 

Moist dunes, marshes, 
streamsides, Wetland. Elevation: 0 
- 30 meters. Blooming period:
Apr.-Oct.

No potential. No suitable 
habitat on site.  

Alkali milk-vetch 
Astragalus tener var. tener 

G2T2, S2 
CNPS 1B.2 

Alkali playa, valley and foothill 
grasslands, vernal pools in low, 
flooded lands. Elevation: 1-170 
meters. Blooming period: Mar- 
June. 

No potential. No suitable 
habitat on site. 

Coastal bluff morning-glory 
Calystegia purpurata ssp. 

saxicola 
CNPS 1B.2 

Coastal dunes, coastal scrub, 
coastal bluff scrub, north coast 
coniferous forest. Elevation: 5-430 
meters.  Blooming period: May- 
Sept.  

No potential. No suitable 
habitat on site. 

Bristly sedge 
Carex comosa 

S2, CNPS 
2B.1 

Freshwater wetlands on lake-
margins and edges. 270-1030 
meters.  Blooming period: May- 
Sept.  

No potential. No suitable 
habitat on site. 

Northern meadow sedge 
Carex praticola 

S2, CNPS 
2B.2 

Found in moist to wet meadows in 
coastal prairies and north coastal 
coniferous forests. Elevation: 15-
3200 meters. Blooming period: 
May- July.  

No potential. No suitable 
habitat on site. 

Pappose tarplant 
Centromadia parryi ssp. parryi G3T2, S2, 

CNPS 1B.2 

Vernally mesic areas in chaparral, 
coastal prairie, marsh and swamp, 
meadow and seep, valley and 
foothill grassland habitats. Often in 
alkaline sites. Elevation: 2 - 420 
meters. Blooming period: May- 
Nov. 

No potential. No suitable 
habitat on site. 
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Potential to Occur Onsite 
 

 
Point Reyes bird’s-beak 

Chloropyron maritimum ssp. 
palustre 

 

S2, CNPS 
1B.2 

Marsh and swamp, Salt marsh, 
Elevation: 0 - 10 meters. Blooming 
period: June- Oct. 

 
No potential. No suitable 
habitat on site. 

 
San Francisco Bay 

spineflower 
Chorizanthe cuspidata var. 

cuspidata 
 

G2T1, S1, 
CNPS 1B.2 

Coastal bluff scrub, Coastal 
dunes, Coastal prairie, Coastal 
scrub, open sandy soils. Elevation: 
3 - 215 meters. Blooming period: 

Apr. - July.  

No potential. No suitable 
habitat on site. 

Robust spineflower 
Chorizanthe robusta var. 

robusta 

FE, CNPS 
1B.1 

Sandy terraces and bluffs, or 
loose sand, in cismontane 
woodland, coastal dunes and 
coastal scrub.  Elevation: 3-1200 
meters. Blooming period: Apr.- 
Sept.  

No potential.  Suitable soils 
not present.  

Franciscan thistle 
Cirsium andrewsii 

G2, S2.2, 
CNPS 1B.2 

Coastal scrub, Broadleaved 
upland forest, Coastal bluff scrub, 
Coastal prairie.  Sometimes 
associated with serpentine seeps.  
Associated with riparian herb 
species such as Toxicodendron, 
Urtica, Baccharis, Conium, 
Delphinium, etc.  Elevation: 0 - 
150 meters. Blooming period: Mar. 
– July. 

No potential. No suitable 
habitat on site. 

 
Crystal Springs fountain 

thistle 
Cirsium fontinale var. fontinale 

 
FE, CE, 

CNPS 1B.1 
 

 
Chaparral, cismontane woodland, 
meadow & seep, 
ultramafic valley & foothill 
grassland, wetland. Blooming 
period: (April) May-October. 
 

No potential. No suitable 
habitat on site. 

Mt. Tamalpais thistle 
Cirsium hydrophilum var. 

vaseyi 

G2T1, S1, 
CNPS 1B.2 

Serpentine seeps and streams in 
chaparral and woodland.  
Broadleafed upland forest, 
chaparral, meadows and seeps.  
Elevation: 180-610 meters.  
Blooming period: May- Aug.  

No potential. No suitable 
habitat on site. 

Compact cobwebby thistle 
Cirsium occidentale var. 

compactum 

G3G4T2  
CNPS 1B.2 

Coastal dunes, prairie and scrub.  
Also on dunes and clay in 
chaparral and grassland.  
Elevation: 5-155 meters.  
Blooming period: Apr.- June.  

No potential. No suitable 
habitat on site. 

Presidio clarkia 
Clarkia franciscana 

G1, S1 
CNPS 1B.1 

Valley grassland, northern coastal 
scrub, with affinity for serpentine 
soils.  Elevation: 5- 340 meters.  
Blooming period: May-July. 

No potential. No suitable 
habitat on site. 
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Round-headed Chinese-
houses 

Collinsia corymbosa 

G1, S1, 
CNPS 1B.2 

Coastal strand on sand dunes.  
Elevation: 0-85 meters. Blooming 
period: Apr.- June. 

No potential.  No suitable 
habitat present on site. 

San Francisco collinsia 
Collinsia multicolor 

G2, S2.2, 
CNPS 1B.2 

Grows on decomposed shale with 
decomposed organic material 
(humus) in closed cone coniferous 
forest coastal scrub. Elevation: 30 
- 250 meters. Blooming period:
Mar.-May.

No potential. No suitable 
habitat on site. 

Western leatherwood 
Dirca occidentalis 

CNPS 1B.2 

Moist ravines, riparian thickets on 
slopes, broad leafed upland forest, 
closed-cone coniferous forest, 
chaparral, cismontane woodland, 
north coast coniferous forest. 
Elevation: 25 - 425 meters.  

No potential. Not observed 
during site survey. No 
suitable habitat on site.  

San Mateo woolly sunflower 
Eriophyllum latilobum FE, CE, 

CNPS 1B.1 

Cismontane woodland, ultramafic, 
Elevation: 45 - 150 meters. 
Blooming period: May- June.  

No potential. No suitable 
habitat on site. 

San Francisco wallflower 
Erysimum franciscanum CNPS 4.2 

Serpentine outcrops, coastal 
scrub, or sand dunes, granitic 
hillsides.  Elevation: <500 meters. 
Blooming period: Jan-Apr.  

Low potential. Suitable 
habitat generally not 
present. 

San Joaquin spearscale 
Etriplex joaquinana 

G2, S2, 
CNPS 1B.2 

Chenopod scrub, alkali wetlands 
or alkali sink scrub, playas, valley 
and foothill grasslands.  
Associated with Distichlis spicata, 
Frankenia, etc.  

No potential.  No suitable 
habitat present on site. 

Hillsborough chocolate lily 
Fritillaria biflora var. ineziana 

CNPS 1B.1 Cismontane woodland, ultramafic, 
valley foothill grassland. Blooming 
period: Mar. – Apr. 

No potential. No suitable 
habitat on site. 

Fragrant fritillary 
Fritillaria liliacea 

G2, S2 
CNPS 1B.2 

Coastal scrub, Cismontane 
woodland, Coastal prairie, Valley 
and foothill grassland, clay or 
serpentine. Elevation: 3 - 410 
meters. Blooming period: Feb.- 
Apr.  

No potential. No suitable 
habitat on site. 

Marin checker lily 
Fritillaria lanceolata var. 

tristulis 
CNPS 1B.1 

Found in coastal bluff scrub, 
coastal scrub, and coastal prairie, 
often on serpentine, in canyons, 
riparian areas, and rock outcrops. 
Elevation: 15-150 meters. Bloom 
period: Feb-May. 

No potential. No suitable 
habitat on site. 
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Blue coast gilia 
Gilia capitata ssp. chamissonis 

G5T2, S2, 
CNPS 1B.1 

Endemic to sand dunes of the 
central coast.  Elevation: 0- 580 
meters. Blooming period: Apr.- 
July 

No potential.  No suitable 
habitat present on site. 

Dark-eyed gilia 
Gilia millefoliata 

G2, S2, 
CNPS 1B.2 

Coastal strand.  Elevation 0-610 
meters.  Blooming period: Apr. - 
July.  

No potential.  No suitable 
habitat present on site. 

San Francisco gumplant 
Grindelia hirsutula var.  

maritima 

S1, CNPS 
3.2 

Coastal bluff, coastal scrub, 
grasslands. Elevation: 15 - 400 
meters. Blooming period: June- 
Sept.  

Low potential. Habitats 
within the survey area are 
highly disturbed.  

Diablo helianthella 
Helianthella castanea 

G2, S2 
CNPS 1B.2 

Usually in chaparral and oak 
woodland interface in rocky soils. 
Also broadleaved upland forest, 
coastal scrub, riparian woodland 
and foothill and valley grassland. 
Elevation: 25-1150 meters. 
Blooming period: Mar.-June. 

Low potential. Habitats 
within the survey area are 
highly disturbed. 

White seaside tarplant 
Hemizonia congesta ssp. 

congesta 

S1S2, 
CNPS 1B.2 

Valley and foothill grasslands and 
coastal scrub. Elevation: 25-200 
meters.  Blooming Period: Apr.- 
Nov. 

No potential.  Habitats 
within the survey area are 
highly disturbed. Records in 
the San Francisco 
Peninsula are from the early 
1900’s.  

Short-leaved evax 
Hesperevax sparsiflora var. 

brevifolia 

S2S3 
CNPS 1B.2 

Coastal bluff scrub, Coastal 
dunes, Sandy soils.  Elevation: 0 - 
215 meters. Blooming period: 
Mar.-June. 

No potential. Suitable 
habitat not present.   

Marin western flax 
Hesperolinon congestum FT, ST 

In serpentine barrens and in 
serpentine grassland and 
chaparral. Elevation: 5 - 370 
meters. Blooming period: Apr.-
July.  

No potential. No suitable 
soils present.  

Water star-grass 
Heteranthera dubia 

S1,  CNPS 
2B.2 

Alkaline water that is still or slow-
moving.  Found in marshes and 
swamps. Elevation: 30-1495 
meters.  Blooming period: July- 
Aug.  

No potential.  No suitable 
habitat present on site. 

Santa Cruz tarplant 
Holocarpha macradenia 

FT, SE 
CNPS 1B.1 

Found in clay and sandy soils in 
coastal prairie, coastal scrub, and 
valley and foothill grasslands, 
often with non-native species.  
Elevation: 10-220 M Blooming 
period: June- Oct.  

No potential.  Suitable soils 
not present.  
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Kellogg’s horkelia 
Horkelia cuneata ssp. sericea 

S2?, CNPS 
1B.1 

Closed-cone coniferous forest, 
Chaparral, Coastal dunes, Coastal 
scrub in sandy or gravelly, 
openings.  Blooming period: Apr. – 
Sept. 

No potential.  Suitable soils 
and habitat not present.  

Point Reyes horkelia 
Horkelia marinensis 

CNPS 1B.2 Sandy coastal dunes, coastal 
prairie, coastal scrub 
Elevation: 5 - 755 meters 
Blooming period: May-Sept 

No potential.  Suitable soils 
and habitat not present. 

Coast Iris 
Iris longipetala CNPS 4.2 

Moist coastal prairie, or open 
coastal forest.  Elevation: <600 
meters.  Blooming period: March- 
May. 

Low potential. Nearest 
occurrence is ~.5 miles to 
the south. Suitable habitat 
generally not present.   

Perennial goldfields 
Lasthenia californica ssp. 

macrantha 

CNPS 1B.2 Coastal bluff scrub, coastal dunes, 
coastal scrub.  Elevation: 5 - 520 
meters. Blooming period: Jan.- 
Nov.  

No potential. No suitable 
habitat present. 

Beach layia 
Layia carnosa FE, SE 

Coastal dunes and coastal scrub. 
Elevation: 0-550 meters.  
Blooming period: Mar.- July. 

No potential.  No suitable 
habitat present on site. 

Coast yellow leptosiphon 
Leptosiphon croceus 

CNPS 1B.1 Coastal bluff scrub, coastal prairie. 
Elevation: 10 - 150 meters. 
Blooming period: Apr.-May.  

No potential. No suitable 
habitat on site 

Rose leptosiphon 
Leptosiphon rosaceus 

G1, S1 
CNPS 1B.1 

Coastal bluff scrub.  Elevation: 0 - 
100 meters. Blooming period: 
Apr.-July.  

No potential.  No suitable 
habitat present on site. 

San Francisco lessingia 
Lessingia germanorum FE, SE 

Coastal scrub on open sandy soils 
(dunes). Elevation: 5-790 meters. 
Blooming Period: July- Nov.  

No potential. No suitable 
habitat present on site. 

Crystal Springs lessingia 
Lessingia arachnoidea CNPS 1B.2 

Cismontane woodland, Coastal 
scrub, valley and foothill 
grassland. Strong affinity to 
serpentine soil. Elevation: 60 - 200 
meters. Blooming period: July- 
Oct.  

No potential. Not known to 
occur on San Bruno 
Mountain.  Serpentine soils 
not present. 

Ornduff’s meadowfoam 
Limnanthes douglasii ssp. 

ornduffii 

CNPS 1B.1 Agricultural fields. 
Meadows and seeps. Elevation: 
10 - 20 meters. Blooming period: 
Nov-May 

No potential. No suitable 
habitat present. 

Arcuate bush-mallow 
Malacothamnus arcuatus 

G2, S2, 
CNPS 1B.2 

Chaparral, Cismontane woodland. 
Elevation: 15 - 355 meters. 
Blooming period: Apr.- Sept.  

No potential.  Not observed 
during site surveys.  
Nearest known occurrence 
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Species Name Status Habitat 
 
Potential to Occur Onsite 
 
near San Andreas 
Reservoir.   

 
 

Marsh microseris 
Microseris paludosa 

 

FSC 

Moist open woods or grassland; 
Closed-cone coniferous forest, 
Cismontane woodland, Coastal 
scrub, Valley and foothill 
grassland.  Requires vernally 
moist to saturated soils.  
Elevation: 5 - 300 meters 
Blooming period:  Apr.- June. 

No potential.  No suitable 
habitat present on site.   

Northern curly-leaved 
monardella 

Monardella sinuate ssp. 
nigrescens 

S2, CNPS 
1B.2 

Found in sandy soils in coastal 
dunes, coastal scrub, chaparral, 
and lower montane coniferous 
forest.  Elevation 0-300 meters.  
Bloom period: May-July. 

No potential. No suitable 
soils present. 

 
Woodland woollythreads 

Monolopia gracilens 
 

 
CNPS 1B.2 

 
Broadleaved upland forest 
(openings), chaparral, cismontane 
woodland, north coast coniferous 
forest (openings), Ultramafic, 
Valley and foothill grassland, 
Elevation: 100 - 1200 meters. 
Blooming period: Mar.-July 
 

 
No potential.  Habitat is 
highly disturbed.  

 
White-rayed pentachaeta 

Pentachaeta bellidiflora 

 

FE, SE 

Ultramafic grassland. Open dry 
rocky slopes and grassy areas. 
Often on soils derived from 
serpentine bedrock. Elevation: 35 
- 620 meters. Blooming period: 
Mar.-May 

No potential. Presumed 
extirpated, suitable habitat 
not present.  

 
Choris popcornflower 

Plagiobothrys chorisianus var. 
chorisianus 

 

S2.2, 
CNPS 1B.2 

Chaparral, Coastal prairie, Coastal 
scrub, mesic. Elevation: 15 - 160 
meters. Blooming period: Mar. –
June. 

No potential. No suitable 
habitat, including mesic 
conditions present. 

 
San Francisco 
popcornflower 

Plagiobothrys diffuses 
 

SE 
Coastal prairie, valley grassland.  
Elevation: 15-260 meters. 
Blooming period: Mar.- June. 

No potential. No suitable 
habitat present. 

 
Hairless popcornflower 

Plagiobothrys glaber 
CNPS 1A 

Coastal salt marsh, in meadows, 
and wetland-riparian. Elevation 5-
180 meters.  Blooming Period: 
Mar.-May.  

No potential. No suitable 
habitat present on site. 

 
Oregon polemonium 
Polemonium carneum 

 

S1, CNPS 
2.2 

Coastal prairie, coastal scrub, 
lower montane coniferous forest. 
Elevation: 0 - 1830 meters. 
Blooming period: Apr. – Sept. 

No potential. No suitable 
habitat present. Historical 
records only.   
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Species Name Status Habitat Potential to Occur Onsite 

Marin knotweed 
Polygonum marinense 

G2Q, S2, 
CNPS 3.1 

Coastal salt marshes and brackish 
marshes.  Elevation: 0-10 meters. 
Blooming period: May- Aug.  

No Potential. No suitable 
habitat present on site. 

Hickman’s cinquefoil 
Potentilla hickmanii 

FE, CE, 
CNPS 1B.1 

Freshwater marshes, seeps, and 
small streams in open or forested 
areas along the coast. Closed-
cone coniferous forest, coastal 
bluff scrub, freshwater marsh, 
marsh and swamp, meadow and 
seep, wetland. Elevation: 10 - 149 
meters. Blooming period: Apr.-

Aug. 

No potential. No suitable 
habitat present. 

Adobe sanicle 
Sanicula maritima SR 

Meadows, seeps, grassland, 
chaparral, and coastal prairie in 
moist clay or ultramafic soils.  
Elevation: 15-190 meters.  
Blooming period: Feb.- May. 

No potential. No suitable 
habitat on site. 

Chaparral ragwort 
Senecio aphanactis CNPS 2B.2 

Chaparral, cismontane woodland, 
and coastal scrub. Associated with 
drying alkaline flats. 
Elevation: 20- 855 meters 
Blooming period: Jan – Apr (May) 

No potential.  No suitable 
soils present.  

Scouler’s catchfly 
Silene scouleri ssp. scouleri CNPS 2B.2 

Perennial herb found in coastal 
bluff scrub, coastal prairie, and 
valley and foothill grassland.  
Elevation: 0-600 meters.  
Blooming period: (Mar.) June-Aug. 
(Sep). 

Low potential. Suitable 
habitat generally not 
present. Nearest known 
record is .5 miles to the 
south.  

San Francisco campion 
Silene verecunda ssp. 

verecunda 

S1, CNPS 
1B.2 

Chaparral, Coastal bluff scrub, 
Coastal prairie, Coastal scrub, 
valley and foothill grassland, often 
on mudstone or shale, and in 
sandy soils, Ultramafic.  Elevation: 
30 - 645 meters. Blooming period: 
Mar. - Aug.  

Low potential. Suitable 
habitat generally not 
present. Nearest known 
record is .5 miles to the 
south. 

Santa Cruz microseris 
Stebbinsoseris decipiens 

G2, S2.2 
CNPS 1B.2 

Found in open areas in loose or 
disturbed soils derived from 
sandstone, shale or serpentine, on 
seaward slopes.  Broadleaf upland 
forest, conifer forest, chaparral, 
coastal prairie, coastal scrub. 
Elevation: 0-510 meters.  
Blooming period: Apr.-May. 

No potential. Suitable 
habitat generally not 
present. Records from 
Angel Island and Marin 
County only.  
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Species Name Status Habitat 
 
Potential to Occur Onsite 
 

California seablite 
Suaeda californica FE 

Perennial evergreen shrub found 
on margins of coastal salt 
marshes and swamps. Elevation: 
0-15 meters.  Blooming period: 
July to Oct.   

 
No Potential.  No suitable 
habitat on site. 
 

Showy rancheria clover 
Trifolium amoenum 

FE, CNPS 
1B.1 

Coastal bluff scrub, valley and 
foothill grasslands, sometimes in 
serpentine substrates.  Elevation: 
5-415 meters.  Blooming period: 
Apr.- June. 

 
No Potential.  No suitable 
habitat on site. 
 

Saline clover 
Trifolium hydrophilum 

G2, S2 
CNPS 1B.2 

Mesic and alkaline sites in 
marshes, swamps, valley and 
foothill grasslands, and vernal 
pools.  Elevation: 0-300 meters. 
Blooming period: Apr.- June. 

No Potential.  No suitable 
habitat on site. 
 

San Francisco owl’s-clover 
Triphysaria floribunda 

 

G2, S2.2 
CNPS 1B.2 

Coastal prairie and valley 
grassland, associated with 
serpentine soils.  Elevation: 10-
200 meters.  Blooming Period: 
Apr.-June. 

 
No Potential.  Suitable 
habitat not present. 
 

 
Coastal triquetrella moss 

Triquetrella californica 
 

G1, S1, 
CNPS 1B.2 

Coastal bluff scrub, coastal scrub, 
valley and foothill grassland, rocky 
slopes. Associated with Pinus 
contorta, Picea sitchensis, 
Sequoia sempervirens in north, 
and dense chaparral in southern 
range.  Elevation: 10- 100 meters. 

 
No Potential.  Suitable 
habitat not present. 
 
 

Oval-leaved viburnum 
Viburnum ellipticum 

G4G5, S3 
CNPS 2B.3  

Chaparral, cismontane woodland, 
lower montane coniferous forest.  
Elevation: 215-1400 meters.  
Blooming period:  

No potential.  Historical 
records in East Bay only.   
 

Natural Plant Communities 

Northern Maritime Chaparral G1, S1.2 

Shrubland plants with 
sclerophyllous leaves growing on 
nutrient poor soils, near the coast 
in northern and central California. 
Arctostaphylos, Adenostema, and 
Ceanothus tend to be dominant 
species.  

Not observed. This habitat 
type is present further west 
on San Bruno Mountain.  

Valley Needlegrass 
Grassland G3, S3.1 

Herbaceous layer of perennial 
grasses where Stipa is 
characteristically present.  
Generally intermingling with non-

No Potential. No Stipa or 
other native perennial 
grasses were observed on 
site.  
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Species Name Status Habitat Potential to Occur Onsite 

native annual grasses including 
Bromus and Avena species.  
Found in valley and foothill areas.  
Soils can have high clay content in 
inland areas, or be shallow and 
rocky near the cost.  

Serpentine Bunchgrass G2, S2.2 

Herbaceous grassland dominated 
by perennial bunchgrasses 
including Poa secunda, Stipa, or 
Festuca idahoensis or F. rubra. 
Found in uplands or freshwater 
wetlands (Poa), and in all 
topographic locations.  

No Potential. No perennial 
native grasses were 
observed on site. There are 
no serpentine soils mapped 
within the survey area or 
observed on site.  

Northern Coastal Salt Marsh G3, S3.2 

Salt-tolerate hydrophytes forming 
dense cover up to one meter tall.  
Found in sheltered inland margins 
of bays, lagoons and estuaries.  
Associated with hydric soils.  

No Potential. The study 
area does not contain salt 
marsh habitats. 

Northern Maritime Chaparral G1, S1.2 

Chaparral habitat associated with 
various types of manzanita 
(Arctostaphalos crustacea, A. 
tomentosa). Soils are derived from 
various substrates, usually 
nutrient-poor sandstone, shale, 
sand deposits, and granitics.  

No Potential. Manzanita 
species were not observed 
within the study area.   

California Buckeye Groves G3, S3 

Woodland habitat where California 
buckeye (Aesculus californica) is 
dominant or co-dominant in the 
canopy.  

No potential.  California 
buckeye was not observed 
within the study area.   
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Unauthorized use of this document is strictly prohibited by anyone other than the client for the specific project described herein
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Divis Consulting, Inc. | 4398 Mission St., San Francisco, CA 94112 | t (415) 420-3498 | info@divisconsulting.com 

7 June 2023 
23-07020101.1

Sean Brennan – MK Pipelines Aura Smithers 
3708 Bayshore Blvd. 
Brisbane, CA 94005 
c/o: caroljones@mkpipelines.com  

Subject: Geotechnical Report 
Proposed Storage Yard 
3708 Bayshore Boulevard 
Brisbane, California 94005 
APN 007350120 

Dear Mr. Brennan: 

This letter transmits the results of our geotechnical studies for the proposed storage yard at the subject 
site located at 3708 Bayshore Boulevard in Brisbane, California.  Plans are preliminary; however, we 
understand you wish to utilize the site for temporary storage of equipment and supplies.  You currently 
occupy the site immediately to the south.   Our services were performed based on our proposal dated 
30 March 2023. 

Our report contains detailed recommendations that should be reviewed in their entirety.  Our continued 
involvement as geotechnical engineer of record is predicated on our geotechnical review of the project 
documents, and our geotechnical observations during construction. 

A competent and experienced person should be present during the geotechnical aspects of construction 
to identify any deviations from the conditions described in this report and on the project documents.  
We should be notified immediately if a changed or unknown condition is encountered. 

We appreciate the opportunity to be involved with this project.  If you have any questions, please 
contact the signee of this report. 

Yours Sincerely, 
DIVIS CONSULTING, INC. 

Christian J Divis, GE2694 
Principal Engineer 
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Brisbane, CA 94005 

c/o: caroljones@mkpipelines.com 

7 June 2023 
23-230301-01.1

Prepared by: 

Christian J Divis, PE, GE 
Geotechnical Engineer, GE2694 

Unauthorized use of this document is strictly prohibited by anyone other than the client for the specific project described herein 
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GEOTECHNICAL REPORT 
3708 BAYSHORE BOULEVARD 
BRISBANE, CALIFORNIA 94005 

1.0 INTRODUCTION 

This report presents the results of our geotechnical for the proposed improvements at the subject site.  

While plans are preliminary, we understand the intent is to extend the existing storage yard into an 

adjacent site. 

2.0 SITE DESCRIPTION 

The subject site is a 5000-square-foot plot of land located on the west side of Bayshore Boulevard, 

approximately 1500 feet south of the intersection of Brisbane Boulevard and Tunnel Avenue. The site lies 

within parcel APN 007-350-120, which is bordered by Bayview Boulevard to the northeast, undeveloped 

lots to the northwest, west and southwest, and the existing MK Pipeline equipment yard to the southeast. 

A site plan can be found in Figure 2. 

The proposed site is located at the eastern end of the parcel.  The site has been cleared of heavy brush 

and debris and is currently vacant. The proposed yard area is mostly level, but the eastern portion slopes 

towards Bayshore Boulevard at an approximate slope of 3:1-2:1.  The approximate location of the 

proposed site within the parcel is shown on Figure 2. 

3.0 PROPOSED IMPROVEMENTS 

Our understanding of the proposed improvements was informed by a site walk with you. Based on our 

observations in the field, we understand that the plans involve extending the existing MK Pipeline 

equipment yard into the new lot, with the existing driveway and lot serving as the access point from 

Bayshore Boulevard. To maximize the square footage of the proposed storage yard, we anticipate minor 

excavation work into the existing hillside and fills along Bayshore Boulevard may be necessary.  We 

anticipate a drilled deepened foundation system to retain proposed cuts along the western and northwest 

side of the site and a reinforced earth concrete block wall system along Bayshore Boulevard may be 

required to level the site for the proposed storage yard. 
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4.0 SCOPE OF WORK 

Our services were performed in accordance with our proposal dated 7 February 2023.  Our services 

included a preliminary geotechnical data review, a site-specific field investigation to check for the depth 

to bearing soils and engineering analyses for foundation support.  Based on the results of our studies, we 

developed geotechnical conclusions and recommendations regarding the following: 

• site preparation and grading,

• pavement design based on assumed R-values and traffic indexes,

• lateral earth pressures for site walls,

• interlocking concrete block site walls,

• seismicity and preliminary conclusions regarding geologic hazards, and

• construction considerations.

A review of the existing foundation elements or retaining walls was beyond the scope of our services.  The 

conclusions and recommendations presented herein are strictly intended to underpin the existing 

foundations to address where the foundations have been undermined.  Corrosion studies and 

waterproofing are beyond our scope of services.  The civil aspects of drainage systems are beyond our 

scope of services.  We can provide a separate scope and fee to evaluate additional geotechnical aspects 

for the proposed development upon request. 

5.0 DATA REVIEW 

We performed a preliminary geotechnical data review for the site and site vicinity.  This included a review 

of the mapped special studies zones and the seismic hazard zone report for San Mateo County, regional 

seismicity, previous geotechnical investigations by others, and published geologic maps.  Additional 

references indicated in this section and others are listed in Section 12. 

5.1 State of California Special Studies Zones 

The State of California has mapped active fault zones, and zones of potential liquefaction and earthquake-

induced landslides.  These zones are typically referred to as Special Studies Zones.  Unless otherwise 

referenced, we identified whether the site lies within a special studies zone based on the information 

available at: https://maps.conservation.ca.gov/cgs/EQZApp/app/. 
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A detailed study of seismic hazards is beyond the scope of this report.  Figure 3 presents a map of special 

studies zones mapped within the project vicinity.  A summary of our review of the State of California 

Special Studies Zones is presented below. 

5.1.1 State of California Seismic Hazard Zones 

The site is not located within a mapped liquefaction zone.  The nearest liquefaction zones are roughly 190 

feet downslope to the east at the shoreline of Brisbane Lagoon, and roughly 1500 feet upslope to the west 

at the intersection of San Bruno Avenue and Mendocino Street in a residential neighborhood.   

The site is located within a mapped landslide zone.  This is likely due to the presence of a historic landslide 

at the site. 

The site is not within a State of California Earthquake Fault Zone, as defined by the Alquist-Priolo 

Earthquake Fault Zoning Act of 1972.    The San Andreas Fault Zone is mapped approximately 4.5 miles to 

the southwest.  A map of faults within the region of the site is presented as Figure 4.  

5.2 Regional Seismicity 

The major active faults in the area are the San Andreas, San Gregorio, Hayward, Rodgers Creek, and 

Calaveras Faults.  These and other faults in the region are shown in Figure 4.  The two closest faults, the 

San Andreas and Hayward Faults are approximately 4.5 miles and 13.5 miles to the southwest and 

northeast measured orthogonally to the site, respectively.   

The U.S. Geological Survey's Working Group on California Earthquake Probabilities (WGCEP, 2013) has 

determined that the overall probability of moment magnitude 6.7 or greater earthquake occurring before 

2044 is 72 percent.  The probability of a moment magnitude 6.0 or greater earthquake occurring during 

the same period is 98 percent. 

5.3 Regional Geology 

The site is within the Coast Ranges geomorphic province of California that is characterized by rugged 

northwest-trending mountain chains, valleys, and ridges.  The predominant geologic structure and 

topographic features are controlled by folds and faults that resulted from the collision of the Farallon 

tectonic plate and the North American tectonic plate and subsequent right-lateral strike-slip faulting along 

the San Andreas Fault system (Wagner and others, 1990).  The San Andreas Fault is more than 600 miles 
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long as mapped from Point Arena in the north to the Gulf of California in the south (Jennings and Bryant, 

2010).  The Coast Ranges province is bounded on the east by the Great Valley and on the west by the 

Pacific Ocean. 

We reviewed published geologic maps for the site vicinity.  A representative geologic map (Bonilla, 1998) 

is presented as Figure 5.  The near surface unit is mapped as Landslide Deposits (Ql).  The surrounding 

vicinity is  mapped as Sandstone and Shale (KJsk).  The relevant geologic unit description for the subject 

site from published sources is included below: 

• Ql, (Landslide Deposits, Quaternary) – Composition and structure depend on the geologic

formation involved in type of landslide.

• KJsk, (Sandstone and shale) Sandstone generally containing more than two percent potassium

feldspar.

The information regional geology is presented for informational purposes only.  The geologic units 

indicated on published maps are not intended to be used for site specific analyses.  Actual conditions can 

and often do vary from mapped geologic units and contact locations. 

6.0 GEOTECHNICAL FIELD RECONASSAINCE 

We visited the site on 31 March 2023 to observe the near surface soil conditions within large diameter 

test holes.  A 24-inch solid flight auger was used to excavate potholes across the proposed equipment 

yard site.  

7.0 SUBSURFACE CONDITIONS 

We logged the near surface soils to a maximum depth of under 10 feet across the proposed equipment 

yard site.  We found the site to be overlain by native landslide deposits to the maximum depths explored.  

We found the landslide deposits were consistent with observations made at adjacent sites and they 

generally consisted of lean clay with sand and gravel; gravel and cobbles with sand; cobbles and boulders. 

Free groundwater was not encountered in our borings at any depths explored during our field 

investigation.  Groundwater levels may vary seasonally and depend on a variety of factors, such as 
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landscaping irrigation upslope of the site, localized dewatering, and seasonal rainfall.  Groundwater is 

typically encountered at the interface between geologic contacts (i.e. soil and bedrock) and within sand 

lenses in native clays.  Perched groundwater and seasonal springs were not observed during this 

investigation but may be present within the general site vicinity. 

8.0 CONCLUSIONS 

From a geotechnical and geologic standpoint, we conclude the proposed site may be utilized as an 

equipment yard for storage.  the primary geotechnical considerations for the site with respect to the 

proposed development are the existing landslide and slope stability. 

8.1 Existing Landslide and Slope Stability 

The nearest evidence of recent slope failure can be observed directly above and adjacent to the existing 

MK Pipelines property which sits within the base of a historic large landslide. Evidence of the landslide 

includes a prominent curvilinear scarp directly above the existing property that trends to the west and 

the southwest as well as what appears to be a toe or historic debris flow of landslide material protruding 

from the shore into Brisbane Lagoon to the east of the property across Bayshore Boulevard. Historic aerial 

photographs indicate a road previously crossed the hillslope from north to south. Approximately 325 feet 

of this road is missing within the scarp above MK Pipelines; Google Maps shows this missing section of 

road labeled as: “Washed out Roadway 1936”. Aerial photographs dating as early as 1941 show a landslide 

directly within and surrounding the property currently occupied by MK Pipelines. While little or no 

vegetation is observable within the landslide scar, the 1941 photo shows at least 4 structures standing 

within the boundaries of the slide, and what appears to be a recently repaired section of Bayshore 

Boulevard directly below the landslide, suggesting some time had passed between the slope failure and 

the 1941 air photo flight. Geotechnical borings conducted by Gilpin Geosciences (2014) and Treadwell and 

Rollo (2007) within adjoining parcels to the northwest and west were also reviewed for this investigation. 

The nearest geotechnical boring, boring GGI-5 is located upslope of the MK Pipeline site at an elevation 

of 125’. Boring log data from GGI-5 shows an approximately 25-foot-thick section of landslide material 

overlying bedrock at an elevation of approximately 100 feet. 

A complete study of the site and potential slope instability is beyond the scope of this report; however, 

based on our evaluation of the data from adjacent sites, we conclude that there does exist a potential for 
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future land sliding at the site and vicinity: shallow failures may occur due to the steepness and material 

strength of the near surface materials on the hillside above and deep seated failures may occur due to 

discontinuities, shear zones and fracturing of the bedrock below the site.  We further conclude that 

construction of a storage yard consisting of minor cuts and fills should have minimal impact on the overall 

stability of the hillside provided the recommendations presented herein and the following constraints are 

adopted.  Care should be taken to not undermine the hillside above the storage yard which could result 

in a greater potential for shallow failures and to maintain the overburden at the site to not reduce the 

resisting forces at the base of the deep-seated potential landslide.  The support of new fill along Bayshore 

Boulevard should also be considered. 

• A buffer zone approximately 8 feet wide should remain in place between the proposed storage

yard and the toe of the behind (to the west/northwest of) the storage yard.   This toe has been

defined on the plans prepared by Savior P. Micallef Land Surveying, titled, “Site Plan MK Yard, LLC

3708 Bayshore Blvd,” and dated November 8, 2022.  The buffer zone may encroach and new wall

cut into a minor portion of the defined toe where the existing slope is shallower than 2:1

(horitzontal:vertical) and adjacent to the southwest and northwest parcel boundaries.

• A buffer zone of at least 10 feet in width should remain in place between any fill required for the

proposed storage yard and Bayshore Boulevard.

• The volume of materials cut should not exceed that filled across the site (not including new

pavement materials) such that the average overburden is not reduced.

• Cuts should be limited to a maximum of about six feet along the western side of the proposed

storage yard.

• A permanent retaining structure utilizing deepened foundations should be constructed where

cuts are required.

• Fills along Bayshore boulevard are engineered and bear on stable materials or foundations.

• All grading and structural plans are reviewed by the geotechnical engineer.
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9.0 RECOMMENDATIONS 

This section presents our geotechnical recommendations regarding site preparation and grading, 

pavement design, design of retaining walls, groundwater and surface drainage, and seismic design 

parameters. 

9.1 Site Preparation and Grading 

Areas to be graded should be cleared of vegetation, deleterious materials, existing slabs, pavements and 

other existing improvements where grading is to be performed.  Following site preparation, the 

geotechnical engineer should check site conditions, any excavations, any soil subgrade and any proposed 

fill materials.  The geotechnical engineer should check for the presence of potentially weak soil.  Stripped 

materials can be stockpiled for future use or disposed of; these materials should approved for use on a 

case-by-case basis. 

After site preparation, we anticipate the majority of the site grading will consist of cuts and fills to level 

the proposed storage yard site. 

All subgrade should be relatively level, free of any debris or loose/disturbed material, and should be kept 

moist until covered.  Minor grades may be required to facilitate the flow of surface run-off and 

groundwater.  

The contractor should be familiar with the use of standard types of compaction equipment for different 

soil types and moisture conditioning of soil.  We can provide additional recommendations regarding 

moisture conditioning, if required. 

9.1.1 Temporary and Permanent Slopes 

We anticipate both temporary and permanent slopes will be required to develop the site as planned. 

Temporary slopes should not exceed a 1:1 slope (horizontal:vertical).  Shallower slopes may be required 

depending on the materials observed.  Minor vertical cuts of less than 5 feet may utilized without shoring; 

however, where these cuts are below the exiting slope to the west, they should be performed in sections 

not exceeding about 10 feet in total width unless approved by the geotechnical engineer on-site.  Non-

sequential sections may be excavated at once as long as there is at least 20 feet between any given 

section. 
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Permanent slopes should be no steeper than 2:1 (horizontal:vertical) on average.  All temporary and 

permanent slopes should be reviewed by the geotechnical engineer prior to construction. 

9.1.2 Engineered fill 

We recommend engineered fill consist of either on-site soil, select fill (imported to the site).  Other options 

may be used in lieu of engineered fill such as lean concrete or geofoam; however, the geotechnical 

engineer should be consulted prior to the placement of any fill materials.  We recommend that the 

geotechnical engineer be present prior to and during the placement of any fill material. 

Prior to the placement of engineered fill, the soil subgrade should be checked and if required, moisture 

conditioned and compacted to accept new fill materials.  Where weak soils are observed, additional 

methods such as overexcavation and replacement, utilization of a geotextile or geogrid, or the use of 

admixtures may be required to stabilize a subgrade. 

On-site soil should be approved by the geotechnical engineer before use.  Any organic or other deleterious 

materials should be removed. Any chunks of soil, large rock fragments or cobble greater than 4-inches in 

smallest diameter should be either crushed or removed prior to placement. 

Select fill should consist of soil that is non-corrosive, free of organic matter, free of (or tested for) 

hazardous substances, smaller than d responsibility to check that any fill meets the project requirements 

and for any potential negative impact it may have on the site.  A sample of the proposed fill materials 

should be submitted to the geotechnical engineer for testing at least three days prior to use at the site. 

Analytical (environmental) testing is beyond the scope of geotechnical engineering, but we may be able 

to facilitate testing upon request. 

Engineered fill should be moisture-conditioned, placed in horizontal layers (lifts), and compacted.  The 

required lift thickness will depend on the materials and compaction equipment used but should not 

exceed 12-inches.  In most cases, soil lifts should not exceed eight inches where lightweight compaction 

equipment is used.  The compaction equipment selected by the contractor should match the material 

type and compaction requirements. 

Table 1 presents typical compaction and moisture requirements for general cases.  Specific compaction 

requirements should be addressed during final design and in the field.  The geotechnical engineer may 
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utilize different methods to estimate whether compaction has been achieved that may or may not include 

density testing to determine relative compaction.  Compaction requirements are subject to change 

depending on actual conditions.  The requirements presented are only valid where placement of 

engineered fill is observed by the geotechnical engineer. 

TABLE 1 
TYPICAL COMPACTION REQUIREMENTS 

CASE 
RELATIVE 

COMPACTION1 
(percent) 

MOISTURE 
CONDITIONING 

General Fill 90+ above optimum 

Pavement Subgrade 90+ above optimum 

Pavement Base 95+ above optimum 

Foundation Subgrade 95+ above optimum 

Exterior Flatwork 90+ above optimum 

Utility Trenches 95+ Above optimum 

Fills Greater Than 
Five Feet Thick 95+ above optimum 

Clean sand and 
gravel 95+ Above optimum 

Expansive Soil 
(all cases) 88 – 93 3 percent above 

optimum 

moisture-conditioned not exceeding eight inches in loose thickness, moisture-conditioned to above the 

optimum moisture content, and compacted to at least 90 percent relative compaction.  Fills deeper than 

five feet should be compacted to at least 95 percent relative compaction. 

1Relative compaction refers to the in-place dry density of soil expressed as a percentage of the maximum dry 
density of the same material, as determined by the ASTM D1557-00 laboratory compaction procedure. 
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9.1.3 Exterior Flatwork and Pavements 

Exterior flatwork and pavements within the public right of way (sidewalk and driveway) should be 

constructed in accordance with local requirements.  Exterior flatwork and pavements within the property 

may either be designed by the engineer of record, installed per the manufacturer’s recommendations or 

per the means and methods of the contractor.  The geotechnical engineer should check the subgrade prior 

to the placement of any materials. 

Subgrade for exterior flatwork and pavements should extend at least three feet beyond the edges of the 

proposed area of improvement where space and site geometry permits.  At a minimum, subgrade should 

be scarified at least 8 inches, moisture conditioned and compacted. 

9.1.4 Utility Trench Backfill 

Where underground utilities are proposed, utility trenches should conform to the current CAL-OSHA 

requirements.  To provide uniform support, pipes or conduits should be bedded on a minimum of four 

inches of sand or fine gravel.  After the pipes and conduits are tested, inspected (if required) and 

approved, they should be covered to a depth of six inches with sand or fine gravel, which should be 

mechanically tamped.   

Backfill for utility trenches should be compacted according to the recommendations presented for 

engineered fill.  Jetting of trench backfill should not be permitted.  Special care should be taken when 

backfilling utility trenches beneath exterior flatwork and pavements.  Settlement due to improperly 

placed engineered fill may result in excessive differential settlement and damage. 

9.2 Pavement Design 

The State of California flexible pavement design method was used to develop the recommended asphalt 

concrete (AC) pavement sections.  The final soil subgrade in pavement areas will likely consist of fill.  We 

conservatively assumed a resistance value (R-value) of 10 for pavement design, which is representative of 

low-plasticity clayey sand and clayey gravel materials.  The R-value should be confirmed by further testing 

once the road subgrade is exposed or the fill source for road subgrade is identified. 

Table 2 presents our pavement section recommendations for traffic indices (Tis) of 4.5, 5.0, 6.0, 7.0 and 

9.0.  Actual TIs should be determined through a traffic engineer’s analysis of expected automobile and 

truck traffic at the site. 
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TABLE 2 
RECOMMENDED ASPHALT PAVEMENT SECTIONS (INCHES) 

TI 
Asphaltic 
Concrete 
(inches) 

Class II 
Aggregate Base 

(inches) 

4.5 2.5 8.5 

6.0 3.5 11.5 

7.0 4.0 14.5 

9.0 5.5 19.0 

The soil subgrade beneath AC pavements should be prepared and compacted in accordance with the 

recommendations presented in this report.  In addition, the subgrade should be a firm and non-yielding 

surface.  The subgrade should be proof-rolled to confirm it is non-yielding prior to placing the aggregate 

base.  Care should be taken to properly moisture condition the soil subgrade and not allow the subgrade 

to dry prior to placement of the aggregate base.  If the subgrade is allowed to dry out, it should be ripped, 

moisture conditioned and recompacted.  The Class 2 aggregate base should be moisture-conditioned to 

near optimum moisture content and compacted to at least 95 percent relative compaction.  

For all impermeable pavement types, to prevent irrigation water from entering the pavement sections, 

curbs adjacent to landscaped areas should extend through the aggregate base and at least three inches 

into the underlying soil.  In addition, permeable pavement sections should incorporate a vertical 

impermeable barrier where they are immediately adjacent to non-permeable pavements and flatwork. 

9.3 Retaining Wall Design 

We anticipate a combination of systems will be utilized to level the site for the proposed storage yard: a 

reinforced earth system or concrete block retaining walls where the first course of concrete blocks acts as 

the foundation and deepened drilled piers or soldier piles for retention systems where cuts are below the 

toe of the exiting hillside.  Our recommendations for foundations are presented below. 
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9.3.1 Concrete Block Retaining Walls 

Where concrete block retaining walls are constructed, the first course of concrete block should bear on 

an engineered select fill foundation or levelling pad.  Manufacturers specifications should be followed; 

however, at a minimum, we recommend a 12-inch-thick layer of Class II aggregate base compacted to at 

least 95 percent be constructed prior to the placement of the first course of concrete block.  The first 

course of concrete block will likely be constructed below final grades per the manufacturer’s 

specifications.  A geotextile or soil reinforcement material may be required below the subgrade.  We 

recommend the Class II aggregate base extent at least 1 foot in front of and behind the first course of 

concrete block where feasible. 

Where concrete block walls are greater than about three feet in height above the lowest adjacent grade, 

they should be mechanically stabilized earth (MSE). 

Where concrete block walls bear on an existing slope, it may be required to deepen the first course of 

concrete block or utilize deepened foundations to support the wall. 

9.3.2 Deepened Foundations 

Deepened foundations consisting of drilled reinforced cast-in place piers may be required to support new 

walls.  Piers may consist of a soldier pile system where primarily utilized for lateral support.  We 

recommend that piers gain vertical support in friction from the soils and that end bearing be neglected 

unless specifically approved based on the means and methods of the contractor.  We recommend that 

where piers are utilized for lateral support they extend into the bearing layer at least twice the height of 

the proposed wall height.  For level ground, the bearing layer should be taken as the ground surface.  For 

sloping ground the bearing layer should be taken as the depth where there is at least 10 feet of lateral 

confinement between the pier face and the slope face. 

For piers spaced no closer than three pier diameters, center to center.  We recommend designing drilled 

piers using skin friction values of 500 and 650 psf for dead-plus-live and total loads, respectively, for loads 

acting in compression.  The allowable uplift capacity of the drilled piers may be taken as 80 percent of the 

capacity in compression. 
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Drilled piers may utilize passive pressure for lateral resistance below the bottom of the undocumented fill 

using a lateral earth pressure corresponding to an equivalent fluid weight of 300 pcf up to a maximum 

uniform pressure of 2,000 psf. 

The passive resistance values include a factor of safety of about 1.5 and may be used in combination 

without reduction.   

The bottoms of the pier holes should be free of debris and water before placement of concrete.  The 

drilling contractor should be familiar with difficult drilling conditions as blocks of bedrock may be 

encountered within the landslide deposit.  Casing may be required locally to prevent caving.  We do not 

anticipate groundwater will be encountered during pier drilling. If groundwater is encountered, however, 

the pier hole should be pumped dry prior to placement of concrete.  If the hole cannot be pumped dry 

prior to placement of concrete, then the concrete should be placed by tremie methods.  Concrete should 

be placed on the same day the holes are drilled. 

We should review the final development plans and modify our recommendations regarding drilled piers 

prior to the final design submission. 

9.3.3 Lateral Earth Pressures 

Our recommended lateral earth pressures are presented in Table 3 below.  Lateral earth pressures are 

presented for two cases: 1) Where cuts are required into existing grades along the rear of the proposed 

storage yard and 2) Where fills are required for non-reinforced concrete block walls.  A creep force is 

included for walls which are cut into existing grade.  We do not anticipate a seismic increment will be 

required for design since the walls should be less than six feet in total height.  The designer should consider 

the freeboard in the total wall height for temporary loading due to site erosion.  The lateral earth 

pressures do not include dynamic loading due to rockfalls or instability of the slope above. 

Surcharges due to storage of equipment and materials, as well vehicular loading should be evaluated as 

plans are finalized; however, a 250 pounds per square foot uniform loading on the back of site walls may 

be used for preliminary design and should be confirmed by the designer. 
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TABLE 3 
LATERAL EARTH PRESSURES FOR RETAINING WALLS 

Design Pressure 

Walls 
Supporting 

Cuts 

Walls 
Supporting 
Engineered 

Fill 

ACTIVE 90 pcf 40 pcf 

The equivalent lateral earth pressures presented above are for walls less than about six feet in height and 

which are back drained such that groundwater pressures will not build up behind these walls.  Drainage 

may consist of premanufactured panels, French drains, or walls which allow the flow of water through 

them (lagged walls).  Where walls are not backdrained, we should be consulted to provide revised lateral 

earth pressures. 

Where fills are required behind retaining walls, select fill should be used.  Lightweight compaction 

equipment should be used to reduce stresses induced on the retaining walls during fill placement unless 

the walls are appropriately braced.  Retaining walls should be backfilled before framing or subsequent 

construction to minimize effects of initial wall deflections due to backfill placement. 

9.3.4 MSE Retaining Wall Design and Construction Considerations 

For static loading, MSE walls required a minimum reinforcement length of 0.7 times the height of the wall. 

MSE walls constructed within seismically active areas may require a minimum reinforcement length of up 

to 1.1 times the height of the proposed wall. 

For an MSE wall with a minimum reinforcement length of 0.7 time the height of the wall, a lateral 

displacement at the top of the wall between about 1 inch and 2.5 inches should be anticipated.  For new 

engineered fills greater than five feet in thickness, settlements on the order of ½ inch for every five feet 

of new fill thickness should be anticipated.  Differential settlement between different fill thicknesses 

should be anticipated.  Therefore, any flatwork should be flexible and maintenance may be required to 

maintain final grades for surface run-off. 
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MSE walls should be designed per the manufacturer’s specifications.  We can provide additional 

geotechnical design parameters upon request.  We should review the MSE retaining wall design prior to 

construction. 

9.4 Surface Drainage  

Positive surface drainage should be provided to direct surface water away from new foundation elements 

and the top of any wall or slopes.  Under no circumstances should any surface run-off be re-directed to 

any slope on-site.  Any collected runoff, including water from downspouts should be discharged into the 

sewer system or a containment system.  

9.5 Groundwater and Site Drainage 

The proposed site excavations may encounter seasonal springs at the interface between geologic 

contacts.  Furthermore, groundwater seepage may occur in the future even if seepage is not observed 

during construction.  Where groundwater or evidence of groundwater is encountered during 

construction, we should be notified to evaluate if additional measures are required to control the flow of 

groundwater at the site. 

The final design should include measures to intercept groundwater where it may impact the proposed 

construction.  Where collected, groundwater should be discharged to a suitable collection point.  

10.0 ADDITIONAL GEOTECHNCIAL SERVICES 

Our report is based on a limited data review, widely spaced exploration points and preliminary 

development plans.  Future geotechnical services should include: consultation during final design, plan 

and calculation review and construction observation. 

10.1 Consultation During Final Design 

We can consult with the design team during the development of the structural plans, civil plans, and 

selection of the contractor.  We should review the geotechnical aspects of the project documents prior to 

construction.  Our role as geotechnical engineer is contingent on this review. 
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10.2 Construction Observation and Special Inspection 

During construction, our staff can provide on-site observation and testing during site preparation, 

temporary excavations, engineered fill placement, foundation installation, and other geotechnical aspects 

of the project.   

Our observations will allow us to compare actual with anticipated subsurface conditions and to verify that 

the contractor's work conforms to the geotechnical aspects of the plans and specifications. 

Our role as geotechnical engineer of record is contingent on performing geotechnical construction 

observations.  Our scope during construction can be provided once final plans have been developed and 

approved. 

11.0 LIMITATIONS 

This geotechnical and geologic hazard study has been conducted in accordance with the standard of care 

commonly used as state-of-practice in the profession.  No other warranties are either expressed or 

implied.   

The recommendations made in this report are intended to protect the life and safety of occupants within 

the structure during a major seismic event on a nearby fault; damage to the structure and other 

improvements may still occur due to seismic forces on the proposed improvements.  The 

recommendations made in this report are based on a limited subsurface investigation.  If the subsurface 

conditions or the scope of the proposed improvements deviate from those described in this report, we 

should be notified immediately to provide supplemental recommendations as required as required by the 

actual conditions.   

The conclusions and recommendations presented herein are subject to change based on our observations 

during construction.  It is the responsibility of the contractor to notify us at least 48 hours in advance to 

request construction observation and/or special inspection.  The design and implementation of any 

waterproofing or subsurface drainage system is beyond the scope of our services.  Corrosivity analysis of 

the near-surface soils is beyond the scope of this report. 
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SITE

23-230301-0106/07/23

3708 BAYSHORE BLVD
Brisbane, California

Figure 3

CGS SEISMIC HARZARDS

EXPLANATION

2000 Feet

Approximate scale
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Base map: State of California, Seismic Hazard Zones City and County of San Francisco, Official Map, Released November 17, 2001.

Liquefaction:  Areas where historic occurence of liquefaction, or local topographic, geological, geotechnical, and 
subsurface water conditions indicate a potential for permanent ground displacements.

Earthquake-Induced Landslides:  Areas where previous occurence of landslide movement, or local topographic, 
geological, geotechnical, and subsurface water conditions indicate a potential for permanent ground displacements.
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California Geological Survey, United States Geological Survey, Map Sheet 48
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Recording requested by: 

CITY OF BRISBANE 

After recordation, return to: 

CITY CLERK/CITY OF BRISBANE 

50 PARK PLACE 

BRISBANE, CA 94005 

EXEMPT FROM RECORDING FEES 

PURSUANT TO GOVERNMENT CODE 

SECTION 6103 

DECLARATION OF LOT MERGER 

WHEREAS, MK YARD LLC, a California limited liability company, (“MK Yard”) is the owner 

of certain real property situated in the City of Brisbane, County of San Mateo, State of California as 

described (i) in Exhibit A of this Declaration, (the Exhibit A real property being designated for San 

Mateo County property tax purposes as APN 007-350-100), (ii) in Exhibit B of this Declaration, (the

Exhibit B real property being designated for San Mateo County property tax purposes as APN 

007-350-110), and (iii) in Exhibit C of this Declaration, (the Exhibit C real property being designated

for San Mateo County property tax purposes as APN 007-350-120); Collectively, the Exhibits A, B,

and C real properties are commonly  known as 3708 Bayshore Boulevard, Brisbane, CA 94005.

WHEREAS, MK Yard desires to merge the Exhibit A, B, and C real properties to form a separate 

parcel of land as described in Exhibit D and depicted in Exhibit E of this Declaration; and 

THEREFORE, MK Yard HEREBY DECLARES merger of the Exhibits A, B, and C real properties 

as follows: 

The properties described in Exhibits A, B, and C are merged and combined as one separate and 

complete parcel of land described in Exhibit D “Merged Parcel” and depicted in Exhibit E. 

____________________ 

DATE 

_________________________ 

MK YARD LLC 

By Sean Brennan, President 

3708 Bayshore Blvd., Brisbane, CA, 94005-1400 

The foregoing Declaration of Lot Merger is hereby approved by the City of Brisbane. 

_________________________ ____________________ 

JOHN SWIECKI DATE 

Community Development Director 

City of Brisbane 

(GENERAL ACKNOWLEDGMENT BY NOTARY PUBLIC MUST BE ATTACHED) 
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EXHIBIT 'D' 

APN 007-350-__ 

LEGAL DESCRIPTION OF MERGED PARCEL 

FOR PURPOSES LOT MERGER 

BRISBANE, SAN MATEO COUNTY, CALIFORNIA 

The land referred to herein below is situated in the City of Brisbane, County of San Mateo, State 
of California and is described as follows: 

POINT OF COMMENCMENT being Station 107+63.26 B.C. on the centerline of the Bayshore 
Highway known as State Highway IV-San Mateo-68-A; 

Thence South 56°16' 00" West, 62.50 feet to a point on the westerly line of said highway right
of-way and the POINT OF BEGINNING; 

Thence along the westerly line of said highway right-of-way, North 33°44'00" West, 198.76 feet; 

Thence leaving said line of said highway, South 56°16'00" West, 226.00 feet; 

Thence South 33°44'00" East, 198.76 feet to the beginning of a tangent curve concave right, 
having a radius of 1211.52 feet; 

Thence along said curve through a central angle of 4°12'15" for a arc length of 88.90 feet; 

Thence North 60°28'15" East, 226.00 feet to a point said westerly highway right-of-way to the 
beginning of a non-tangent curve concave left, having a tangent bearing of North 29° 31' 45" 
West and having a radius of 1,437.52 feet; 

Thence along said curve highway right-of-way through a central angle 4°12'15" for an arc length 
of 105.48 feet to the POINT OF BEGINNING. 

Containing an area of 66,885 sq ft, more of less. 

END OF DESCRIPTION 

A plat, entitled Exhibit "E", is attached hereto and by this reference made a part hereof. 

Prepared by or under supervision of: 

Sheet 1 of l 
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EXHIBIT 'E' 

PLAT TO ACCOMPANY LEGAL DESCRIPTION 

PARCEL 1 
3708 BAYSHORE BLVD, 
BRISBANE, CAIFORNIA 

SAVIOR P. MICALLEF, L.S.8289 
LAND SURVEYING 
(805) 709-2423
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