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PLANNING COMMISSION AGENDA REPORT 

Meeting Date: January 26, 2023  

From:  Julia Ayres, Senior Planner  

Subject: 213 Visitacion Avenue; 2022-DP-6/2022-UP-9; NCRO-2; 36-month 

extension of design and use permits for a four-unit residential 

mixed-use building; and finding that this project is categorically 

exempt from environment review under CEQA Guidelines Sections 

150301(l), 15303(b), and 15303(c); Arjun Dutt, applicant; Arcus 

Housing LLC, owner. 

REQUEST: The applicant requests approval of a 36-month extension of previously approved 
Design Permit DP-2-20 and Use Permit UP-4-20 to allow demolition of an existing nonconforming 
single-family dwelling and construction of a new mixed-use building on the subject property. No 
changes are proposed to the originally approved design. Granting the request would result in a 
new expiration date of December 19, 2025 for the design and use permits. 

RECOMMENDATION: Approve 2022-DP-6/2022-UP-9 via adoption of Resolution 2022-DP-
6/2022-UP-9 containing the findings and conditions of approval. 

ENVIRONMENTAL DETERMINATION: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per Section 150301(l), 15303(b), and 15303(c)- - 
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. 

APPLICABLE CODE SECTIONS: Brisbane Municipal Code (BMC) Chapter 17.14-  Neighborhood 
Commercial District establishes development regulations for new development, including 
requirements for a design permit for all new principal structures and for a use permit for mixed-
use developments. BMC Chapter 17.34 establishes off-street parking requirements for new 
development and provisions for modifying off-street parking requirements via use permit 
application.  

ANALYSIS AND FINDINGS: 

Background  

The Planning Commission approved Design Permit DP-2-20 and Use Permit UP-4-20 on 
December 3, 2020, such approvals taking effect on December 19, 2020 following closure of a 
15-calendar day appeal period with no appeals submitted. The December 3, 2020 agenda 
report, meeting minutes and video are attached to this report for the Commission’s reference. 
The original expiration date for the permits was December 19, 2022 unless a building permit 
was issued or an application for an extension was filed by that original expiration date. 

 



2022-DP-6/2022-UP-9 
1/26/2023 Meeting 
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Project Description  

The applicant proposes to demolish the existing nonconforming single-family home and 

construct a new three-story mixed-use building, with a four-car parking garage and a 283 sq ft 

storefront commercial space at the ground floor, and two floors of housing above. The ground 

floor storefront would be conveyed with residential Unit B as a live/work unit (note: no internal 

connection between the storefront and residential unit is provided or required to be a 

live/work unit). 

A detailed project description is provided in the December 3, 2020 agenda report (see 

Attachment C). 

Analysis 

Per BMC Section 17.42.060, a design permit may be extended by the Planning Commission for a 
period of time not exceeding 36 months.  Extension of a design permit is not a matter of right 
and the Commission may deny the application or grant the same subject to conditions. 

The proposed project is unchanged from the original 2020 approvals. As such, staff’s analysis of 

the project’s substantial conformance with the NCRO-2 district regulations, design permit 

findings, and use permit findings for both the mixed-use land use proposal and parking 

modifications remains unchanged. The Commission may refer to staff’s full analysis in the 

December 3, 2020 agenda report (see Attachment C). 

ATTACHMENTS 

A. Draft Resolution 2022-DP-6/2022-UP-9 
B. Resolution DP-2-20/UP-4-20 
C. December 3, 2020 agenda report (hyperlink) 
D. December 3, 2020 meeting video and minutes (hyperlink) 
E. Applicant’s plans 
 
 

__________________________________ _______________________________________ 

Julia Ayres, Senior Planner John Swiecki, Community Development Director 

 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/brisbaneca-meet-1e7c0201ac2b44af9fe958823276fefc/ITEM-Attachment-001-b88d9eafaaf149e5995477d7d20d6edb.pdf
https://www.brisbaneca.org/bc-pc/page/planning-commission-special-meeting-3
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Draft 
RESOLUTION 2022-DP-6/2022-UP-9 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 
CONDITIONALLY APPROVING 2022-DP-6/2022-UP-9 FOR A 36-MONTH EXTENSION OF DESIGN 

AND USE PERMITS FOR A NEW MIXED-USE RESIDENTIAL BUILDING 
AT 213 VISITACION AVENUE 

 
WHEREAS, following a public hearing on December 3, 2020, the Planning Commission 

granted Design Permit DP-2-20 and Use Permit UP-4-20 for demolition of an existing 
nonconforming single-family dwelling and construction of a new four-unit mixed-use residential 
development at 213 Visitacion Avenue, via Resolution DP-2-20/UP-4-20, which approvals took 
effect on December 19, 2020, following closure of a 15-calendar day appeal period during which 
no appeals were filed; and 
 
 WHEREAS, the above-referenced permits had an expiration date of December 19, 2022, 
two years following the effective date, if a building permit had not yet been issued; and 
 

WHEREAS, prior to the expiration date, Arjun Dutt, the applicant, applied to the City of 
Brisbane for a 36-month extension to the previously approved design permit (DP-2-20) and use 
permit (UP-4-20) at 213 Visitacion Avenue, as provided in BMC Section 17.42.060, such 
application identified as 2022-DP-6/2022-UP-9; and 
 
 WHEREAS, on January 26, 2023, the Planning Commission conducted a public hearing on 
the extension 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 Section 
150301(l), 15303(b), and 15303(c)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 January 26, 2023, did resolve as follows: 
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Extension of Design Permit DP-2-20 and Use Permit UP-4-20 via application 2022-
DP-6/2022-UP-9 is approved for a period of 36 months to December 19, 2025, per 
the findings and conditions of approval contained in Exhibit A and Exhibit B to this 
resolution. 

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

 ROEL FUNKE 
       Acting Chairperson 
 
ATTEST: 
 
__________________________________________ 
JOHN A SWIECKI, Community Development Director  
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Draft 
EXHIBIT A 

 
Action Taken: Conditionally approve 2022-DP-6/2022-UP-9 per the staff memorandum with 

attachments, via adoption of Resolution 2022-DP-6/2022-UP-9, extending the original Design 

permit and use permit approvals to December 19, 2025. 

 

Findings: 

 

Use Permit 2022-UP-9 

 

A. As detailed in Exhibit B, the proposal is consistent with the nature and condition of all 
adjacent uses and structures, and is consistent with the applicable Neighborhood 
Commercial/Retail/Office land use designation in the General Plan. There is no specific plan 
for the area in question. 

B. As detailed in Exhibit B, the establishment, maintenance or operation of the mixed-use 
structure 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. 

C. As detailed in Exhibit B, strict enforcement of the specified regulation would not be required 
by either present or anticipated future traffic volume or traffic circulation on the site.  

D. As detailed in Exhibit B, the granting of the use permit will not create or intensify a shortage 
of on-street parking spaces. 

E. As detailed in Exhibit B, full compliance with the parking requirements is not reasonably 
feasible due to existing structural or site constraints, specifically the narrow lot width and 
requirements to provide ground floor storefront space and residential dwelling unit access. 

 

Design Permit 2022-DP-6 

 

F. As detailed in Exhibit B, the proposal's scale, form and proportion, are harmonious, and the 
materials and colors used complement the project.   

G. As detailed in Exhibit B, the orientation and location of the structure and open spaces 
integrate well and maintain a compatible relationship to adjacent development.  

H. As detailed in Exhibit B, the proposed structure is designed to mitigate potential impacts to 
adjacent land uses.    

I. As detailed in Exhibit B, the project design takes advantage of natural heating and cooling 
opportunities through building placement, landscaping and building design to the extent 
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practicable, given site constraints, to promote sustainable development and to address long 
term affordability.  

J. This finding is not applicable as the property is not located on a hillside. 

K. As detailed in Exhibit B, the site plan minimizes the effects of traffic on abutting streets 
through careful layout of the site with respect to location, dimensions of vehicular and 
pedestrian entrances and exit drives, and through the provision of adequate off-street 
parking.  

L. As detailed in Exhibit B, the property’s location and direct sidewalk access provides 
alternatives for pedestrians to access public transit and shuttle stops within a half-mile radius 
on Bayshore Boulevard, Old County Road, and San Bruno Avenue, connecting to BART and 
Caltrain as well as regional bus routes.  

M. As detailed in Exhibit B, the proposed open areas and landscaping complement the structure 
and the project provides a reasonable amount of individually accessible space considering 
the lot size and width and availability of outdoor recreational spaces in walking distance. The 
property is not located near protected habitat or wildland areas.  

N. As detailed in Exhibit B, the proposal takes reasonable measures to protect against external 
and internal noise. 

O. As detailed in Exhibit B, consideration has been given to avoiding off-site glare from lighting 
and reflective building materials. 

P. Trash and recycling receptacles utilities and mechanical equipment are located within the 
structure and will not be visible from the exterior of the building. 

Q. No signage is included in the application. 

R. As detailed in Exhibit B, the ground floor shared patio will be accessible to the commercial 
unit. If the unit is rented by the owner, access to the secured bicycle storage and rear patio 
will be maintained for employees of the commercial unit. 

S. As detailed in Exhibit B, the design respects the intimate scale and vernacular character of 
the street.  

T. As detailed in Exhibit B, design details are incorporated to articulate the building. 

U. As detailed in Exhibit B, the design incorporates creative use of elements that are 
characteristic of both residential and commercial structures on Visitacion Avenue. 

V. As detailed in Exhibit B, color and texture are provided at the street through the use of planter 
boxes and stone veneer.  

W. As detailed in Exhibit B, landscaping has been incorporated to enhance the design and enliven 
the streetscape. 

X. As detailed in Exhibit B, the requested 283 sq ft commercial storefront area is as large as 
possible for the intended storefront use, given the size, configuration, and physical 
constraints of the structure and the site. 
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Conditions of Approval: 2022-DP-6/2022-UP-9  

  

Prior to issuance of a Building Permit:  

 

1. The owner shall obtain a building permit and encroachment permit prior to proceeding 

with construction. A complete application including detailed building plans, application 

forms and fees shall be submitted to the City for issuance of a Building Permit. The 

building permit application shall comply with all applicable State codes and applicable City 

of Brisbane Municipal Code provisions for new construction. Building plans shall comply 

with the following conditions: 

 

a. The plans shall be in substantial conformance to the plans on file with the 

Community Development Department, including finish materials and colors (see 

related condition 1.h below), with the following modifications: 

 

i. A final landscaping plan shall be submitted demonstrating compliance with 

the requirements of Brisbane Municipal Code §17.06.040.I and 

§12.12.050.4, to the satisfaction of the Community Development Director. 

The plan shall incorporate water-conserving, non-invasive landscaping. 

 

b. The plans shall address North County Fire Authority requirements for new 

construction, including but not limited to installation of fire sprinklers, obtaining 

water flow, smoke detectors, key box, portable extinguishers, clearly visible 

address, illuminated utility identification, illuminated exit signs, and others 

applicable as determined through building permit review.    

 

c. The plans shall include undergrounding of utilities to service the building, including 

electrical utilities.  

 

d. Mechanical equipment, other than the required rooftop solar panels, shall not be 

visible from off-site. Should mechanical equipment be located outdoors, it shall 

be properly screened with fencing or landscaping consistent with the final 

landscaping plan submitted with the building permit and shall be located outside 

of required setbacks.  

 

e. The building permit application shall not include materials which would present 

an off-site glare due to reflective materials or lighting.   

 

f. The plans shall specify that lighting will be directed away from and not cause glare 

onto adjacent properties.  
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g. Each unit shall be provided with remote-controlled garage door openers, and an 

electronic keypad shall be installed to ensure efficient ingress and egress from the 

garage.  

 

h. Final color and material samples and/or cut sheets shall be provided for 

Community Development Director approval to confirm they are in substantial 

conformance with the approved Design Permit.  Materials samples shall also be 

provided for windows.  

 

i. All windows shall match each other and shall not be dark or reflective.  

 

j. The driveway curb cut width and location shall be subject to City Engineer review 

and approval, and shall not displace existing on-street parking or require the 

removal of any street tree(s).  

 

k. Any mechanical equipment required to operate the stacked parking lifts in the 

garage shall not obstruct the on-site turnaround for standard-sized vehicles per 

Brisbane Municipal Code §17.34.040. 

 

l. Final cut sheets indicating the specifications of stacked parking lifts shall be 

included with building permit application and plans shall demonstrate that Four 

standard-sized vehicles can reasonably be stacked inside the garage, including 

dimensions of applicable clearances for vehicles and operational equipment 

 

m. The pedestrian warning system shall be installed to the satisfaction of the City 

Engineer and Planning Director and provide both visual and audio alerts of 

approaching vehicles exiting the driveway. 

 

n. A permanently anchored short-term bicycle parking rack for two (2) bicycles shall 

be provided in the public right-of-way, the specific location and design of which 

shall be subject to approval by the City Engineer. 

 

o. Direct access shall be provided from the commercial storefront to the garbage 

receptacles and long-term bicycle racks in the garage and to the shared rear yard 

to the satisfaction of the Community Development Director. 

 

p. Necessary vents and chases shall be incorporated into the building design so as to 

allow future changes in occupancy of the storefront area to the satisfaction of the 

Community Development Director. 
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2. The property owner shall enter into a standard landscape maintenance agreement with 

the City for landscaping, to the satisfaction of the City Attorney.  

 

3. 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. 

 

During Construction:  

 

4. Prior to foundation construction, a surveyed staking plan prepared by a licensed land 

surveyor or engineer authorized to conduct land surveying under California law shall be 

submitted to the Community Development Department confirming the building location 

and pad elevations conform to the approved site plan.  

 

5. The project shall comply with the San Mateo County Stormwater Pollution Prevention 

Program’s Best Management Practices, as provided in the applicable state regulations 

and included in the applicant’s storm water checklist for Small Projects.  

 

6. Any prehistoric Native American cultural resources found during the course of 

construction shall be conserved in accordance with State and Federal requirements 

(Appendix K of the State CEQA Guidelines).  

  

Prior to Occupancy: 

 

7. All landscaping shall be installed and inspected by Planning staff to confirm conformity 

with the approved landscape plan.  

 

8. Address numbers for the residential and commercial units shall be affixed to the building 

at a location visible from the street and a size, color and style subject to approval by the 

Community Development Director and North County Fire Authority.  

 

9.  The applicant shall demonstrate conformance with all of the above Design Permit 

conditions of approval.  

  

Other Conditions:  

  

10. The required garage 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 

Section 17.34.020.A.  
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11. Minor modifications may be approved by the Community Development Director in 

conformance will all requirements of the Municipal Code.  

 
12. This design permit and use permit shall expire 36 months from the effective date of the 

2020 permit approvals on December 19, 2025 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. 
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Exhibit B 
Findings Outline & Discussion 

  
The following is a detailed analysis of the required Design Permit findings:  
  
Design Permit and Use Permit 2022-DP-6/2022-UP-9 Findings: 

Use Permit 2022-UP-9 

A. The proposal is consistent with the nature and condition of all adjacent uses and structures, 

and is consistent with the applicable Neighborhood Commercial/Retail/Office land use 

designation in the General Plan. There is no specific plan for the area in question. 

Specifically, the proposal is a mixed-use development of 64 dwelling units per acre, falling 

within the range of residential densities found in the NCRO-2 District, and would be 

consistent with General Plan policies to increase housing opportunities in Brisbane’s 

downtown core and in proximity to transit, including the free Bayshore Caltrain and Balboa 

Park BART station shuttles (San Francisco Avenue-Old County Road stop) and Samtrans 

Route 292 (Bayshore-Old County Road stop) less than one-half mile away by foot. The 

project would establish a new storefront on Visitacion Avenue, creating opportunity for 

small businesses and contributing to the pedestrian-oriented environment envisioned for 

Visitacion Avenue in the Subareas Element and NCRO-2 District development standards. The 

three-story scale is consistent with the scale of three other multi-family residential projects 

in the NCRO-2 District at 34 and 395 Visitacion Avenue and 1 San Bruno Avenue, and with 

the approved mixed-use developments at 36-50 San Bruno Avenue, 23 San Bruno Avenue, 

and 18 Visitacion Avenue. 

B. The establishment, maintenance or operation of the mixed-use structure 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. Specifically, the project will be built to 

current health and safety standards contained in the California Building and Fire codes. 

Further, the design of the structure will not impact access to light and air of surrounding 

properties as they are developed currently and as they may be redeveloped in the future, 

via incorporation of lightwells and other openings in the north and south side walls. Finally, 

a pedestrian warning system shall be installed to alert pedestrians when a car is exiting the 

garage to ensure safety of pedestrians on Visitacion Avenue. 

C. Strict enforcement of the specified regulation would not be required by either present or 

anticipated future traffic volume or traffic circulation on the site. Specifically, the design of 

the garage and incorporation of mechanical lifts inherently restricts its use for purposes 

other than vehicle parking. The proposed development is as dense as reasonably feasible 

for the site, given the physical development standards limiting the building’s footprint. The 
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proposed units may not be enlarged or expanded such that parking demand would be 

increased and thus unable to be accommodated within the garage. Therefore, there is no 

anticipated increase in traffic volume on the site.  

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

spaces. The proposal allocates one parking space to each unit, and further provides secured 

and covered long-term bicycle parking spaces on the ground floor to encourage use of 

alternative transportation. Additionally, while the Municipal Code does not currently reduce 

or eliminate on-site parking requirements due to proximity to transit alone, the subject 

property is less than one half mile from nearby regional bus routes on Bayshore Boulevard 

and blocks away from the Caltrain and BART shuttle stop, accessible both by foot or by 

bicycle. The Bayshore Caltrain Station is about a 15 minute bike ride away. This is consistent 

with policies in the General Plan Circulation Element (Policies C.24, C.29, C.30, and C.36). 

Further, the project incorporates a 10 ft curb cut in order to preserve existing on-street 

parking in the property’s frontage. 

In this case, granting the use permit to allow four parking spaces on-site, where five on-site 

parking spaces are required, on a site in close proximity to available public transit and with 

secured on-site bicycle storage would not demonstrably contribute to the existing shortage 

of on-street parking in the vicinity of the project. 

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

structural or site constraints, specifically the narrow lot width and requirements to provide 

ground floor storefront space and residential dwelling unit access. The subject property is 

only 25 ft wide and approximately 110 ft deep, which conforms to the minimum lot width 

and depth requirements for lots in the NCRO-2 District. However, the narrow lot width in 

conjunction with the required ground floor storefront space significantly constrains the 

ability to provide the required off-street parking. Additionally, residential projects of four or 

more units are required by the Americans with Disabilities Act to provide ground floor 

access to at least one unit, which the applicant has provided but which further limits the 

footprint of parking on the site.  The applicant’s proposal for four off-street parking spaces 

is thus the maximum number of parking spaces that can be accommodated on the property 

as a result of these structural and site constraints. 

Given the structural constraints of the mechanical lifts, the 8.5 ft width is the widest feasible 

width for the respective parking spaces. The City defines a parking space as “compact” with 

a width of 8 ft; the proposed width is thus wider than a traditional compact space, although 

it is 6 inches narrower than a standard 9 ft parking space. Given the expected compact 

nature of cars to be parked in the garage, an 8.5 ft wide by 18 ft deep parking space will be 

sufficient to meet the project’s parking needs. 

Design Permit 2022-DP-6 
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F. The proposal's scale, form and proportion, are harmonious, and the materials and colors 

used complement the project. Specifically, the building is of a contemporary architectural 

design that features pedestrian-level detail and articulation at the north side and west 

(street) facades and a harmonious mix of exterior materials and colors. The building form is 

highly articulated at the most visible west (street-facing), north, and east building facades 

though a mix of second and third story setbacks, inset decks, and other voids in the building 

walls, including the recessed residential entry and garage opening in the west façade and a 

second and third story lightwell at the north façade. Though the structure would be the 

tallest building on the 200-block of Visitacion Avenue, it would be similar in scale to other 

three-story buildings in the NCRO-2 District, including 34 and 395 Visitacion Avenue and 1 

San Bruno Avenue, and with the recently approved mixed-use developments at 36-50 San 

Bruno Avenue, 23 San Bruno Avenue, and 18 Visitacion Avenue. 

 

The proposed neutral color palette, includes natural gray-toned stone veneer and white 

stucco at the ground floor, white stucco at the second floor, and charcoal stucco at the third 

floor. The transition from white to charcoal stucco at the third floor aids in articulating the 

upper floor from the first and second stories. Black-framed windows provides 

complementary and distinctive detailing that ties together all three stories of the building. 

The incorporation of transom windows and decorative elements at the ground floor 

provides continuity with ground floor architectural details found elsewhere along the block, 

particularly 245 and 249 Visitacion Avenue (Midtown Market), without being derivative of 

their style.   

G. The orientation and location of the structure and open spaces integrate well and maintain a 

compatible relationship to adjacent development. The footprint of the building, with zero 

foot front and side setbacks and 10 ft rear setback, is consistent with the NCRO-2 District 

standards and appropriate to the subject property’s small size and narrow width. Use of the 

10 ft setback for a common patio and landscaped area is an appropriate use of the setback 

area, and would be compatible with the nearby rear yards abutting the space at 201 and 

245 Visitacion Avenue. The third story rear deck is located on the southern face of the 

structure’s rear wall, avoiding direct sight lines to the adjacent second-story window and 

outdoor living areas at 349 Monterey Street.  

H. The proposed structure is designed to mitigate potential impacts to adjacent land uses.  

Two one-story commercial structures abut the subject property to the north and south, 

both built to their respective shared property lines with 213 Visitacion Avenue. The 

proposed structure would also have zero setbacks to the side property lines, consistent with 

the NCRO-2 District development standards. This would impact 201 Visitacion Avenue to 

the extent that two ground-level windows in the south side of the building wall would need 

to be eliminated, and as 213 Visitacion Avenue is located to the south of 201 Visitacion, it is 
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likely that the rear yard of 201 Visitacion would be shaded in the early evening during 

autumn and winter, and in the afternoon during summer months. Should the property at 

201 Visitacion Avenue be redeveloped in the future, the light wells incorporated into the 

north wall of the proposed structure at the second and third stories would ensure ambient 

light and air are maintained. The access stairway to the residential dwelling units on the 

south side of the building would act similarly in the case of redevelopment of 245 Visitacion 

Ave. There are no windows in the north wall of the existing structure at 245 Visitacion 

Avenue and shading is not anticipated to its rear yard, which is located to the south of the 

subject property.  

The proposed structure would be set back 10 feet from the rear lot line abutting the single-

family dwelling at 349 Monterey to the east, which building is in turn set back 

approximately 9 ft from the shared property line, resulting in 19 ft of distance between the 

two structures. As such, the proposed structure would not interfere the adjoining 

property’s access to ambient light and air, though shading will occur during afternoon hours 

due 349 Monterey Street’s location due west of the subject property.  

I. The project design takes advantage of natural heating and cooling opportunities through 

building placement, landscaping and building design to the extent practicable, given site 

constraints, to promote sustainable development and to address long term affordability. 

The site’s small size and narrow width greatly constrain the siting and orientation of the 

building, making it difficult to avoid long building walls on the north side of the site. 

However, the northern wall plane is broken up by the second and third story light wells, and 

there are no windows proposed along the northern wall in order to reduce the passive 

heating gain. 

J. The property is not located on a hillside. 

K. The site plan minimizes the effects of traffic on abutting streets through careful layout of 

the site with respect to location, dimensions of vehicular and pedestrian entrances and exit 

drives, and through the provision of adequate off-street parking. Specifically, the proposed 

10 ft curb cut, authorized by the City Engineer, will preserve existing on-street parking 

spaces while allowing for safe egress and ingress to the site. Pedestrian safety will be 

ensured by the required pedestrian warning system to provide both audio and visual 

warning to pedestrians when cars exit the garage. As demonstrated in the applicant’s 

turning radius diagrams, garage design will allow for all four cars to turn around and exit the 

garage head first, consistent with the requirements of BMC Chapter 17.34 and further 

ensuring the safety of vehicular ingress and egress.  

L. The property’s location and direct sidewalk access provides alternatives for pedestrians to 

access public transit and shuttle stops within a half-mile radius on Bayshore Boulevard, Old 

County Road, and San Bruno Avenue, connecting to BART and Caltrain as well as regional 

bus routes. Additionally, the project includes four long-term bicycle parking spaces and two 
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short-term bicycle parking spaces at the ground floor, incentivizing bicycle ownership and 

use as an alternative to single-occupancy vehicles.  

M. The proposed open areas and landscaping complement the structure. The design includes 

private decks for three of the four units, and a shared common yard directly accessible from 

Unit A at the ground floor. This results in an average of 184 sq ft of open space per unit, 

which exceeds the 60 sq ft per unit requirement for the NCRO-2 District but is less than the 

required 400 sq ft per unit for new condominium developments. Given the constraints of 

the site, the provided outdoor space is the maximum feasible and provides outdoor area for 

each unit. Additionally, the subject property is in walking distance to the Community Park, 

Crocker Park Recreational Trail, Community Garden, and San Bruno Mountain hiking trails, 

which would complement the dedicated outdoor spaces for each individual unit proposed 

by the project. As such, the project provides a reasonable amount of individually accessible 

space considering the lot size and width and availability of outdoor recreational spaces in 

walking distance. 

While the small size of the lot and narrow width constrain location and amount of 

landscaping, the proposed landscape plan maximizes the available space in the rear yard 

and will be planted with drought-resistant, non-invasive species (California natives 

preferred), subject to final approval by the Community Development Director via the 

building permit application. The proposed landscaped planters on the front building façade 

provide visual interest at the pedestrian level and are reasonable given the constraints of 

the site. The property is not located near protected habitat or wildland areas.  

N. The proposal takes reasonable measures to protect against external and internal noise. 

Specifically, the structures must comply with California Building Code applicable to 

condominium structures to protect residents from unhealthy noise levels from the exterior 

of the building as well as unwanted noise from adjacent units. 

O. Consideration has been given to avoiding off-site glare from lighting and reflective building 

materials. The stucco exterior finish will not be reflective, and the conditions of approval 

require the building permit plans to provide a lighting plan demonstrating that all exterior 

lighting will be shielded and downlit to minimize off-site light and glare, and that all 

windows will be treated to minimize glare. 

P. Trash and recycling receptacles utilities and mechanical equipment are located within the 

structure and will not be visible from the exterior of the building. 

Q. No signage is included in the application. 

R. As the proposed storefront commercial unit will be conveyed as a live/work space, the 

second floor deck and ground floor shared patio will be accessible to the commercial unit. If 

the unit is rented by the owner, access to the secured bicycle storage and rear patio will be 

maintained for employees of the commercial unit. 
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S. The design respects the intimate scale and vernacular character of the street. Specifically, 

the proposed design respects the pedestrian scale and streetscape vernacular of Visitacion 

Avenue through the utilization of voids in the ground floor walls fronting Visitacion Avenue 

at the driveway and residential entry, and second and third story setbacks. The NCRO-2 

district Design Guidelines specifically suggest that portions of a building over 28 ft in height 

should be stepped back from the front of the building “so as not to overwhelm the view of 

pedestrians along both sides of the street below, and to emphasize the one-to two-story 

nature of the streetscape.”  

T.  Design details are incorporated to articulate the building, as described in detail in Findings 

F, G, H, and S, which emphasize the relationship to the pedestrian environment. The ground 

floor storefront commercial unit features a glass door and large windows at the north and 

west building façade with transom accent windows providing unobstructed views into the 

space from the street. The ground floor façade features stone veneer, small planters, and 

permeable pavers at the residential entry to provide additional visual interest at eye level. 

The existing street tree would be retained. 

U. The design incorporates creative use of elements that are characteristic of both residential 

and commercial structures on Visitacion Avenue. These elements include recessed entries 

to the residential access pathway and garage, transom windows above doors and windows 

at the ground floor, stone veneer at street level to add texture to the façade, and planter 

boxes at street level to provide urban greenery at the pedestrian level. 

V. Color and texture are provided at the street through the use of planter boxes and stone 

veneer, as described in detail in Findings G and U.  

W. Landscaping has been incorporated to enhance the design and enliven the streetscape, as 

described in Findings M, T, and U. 

X. The requested 283 sq ft commercial storefront area is as large as possible for the intended 

storefront use, given the size, configuration, and physical constraints of the structure and 

the site. The space is the largest that can reasonably be dedicated to the storefront, given 

that half of the frontage must be occupied by the driveway and residential entryway, and 

given the need to provide on-site parking, permanent storage facilities, and interior garbage 

and recycling areas on the ground floor. Increasing the commercial space to achieve the 600 

sq ft size would result in the loss of the required storage units and interior garage and 

recycling area and/or two of the parking spaces, depending on how the space was 

reallocated. In this case, given the intended use of the space for an office and/or small retail 

space (depending on the future owner’s needs), a 283 sq ft storefront is adequate for the 

proposed use and the largest possible area given the physical constraints of the structure 

and site. 



RESOLUTION UP-4-20/DP-2-20 

 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 

APPROVING USE PERMIT UP-4-20 AND DESIGN PERMIT DP-2-20 FOR 

A MIXED-USE DEVELOPMENT 

(4 RESIDENCES AND 1- 283 SQ FT COMMERCIAL SPACE) 

AT 213 VISITACION AVENUE 

 

 WHEREAS, Mark Topetcher, the applicant, applied to the City of Brisbane for  Use Permit 

and Design Permit approval of a mixed use development at 213 Visitacion Avenue, which would 

accommodate two 1-bedroom units and two 2-bedroom units above and behind a four-car parking 

garage and a 283 sq ft commercial storefront; and 

 

WHEREAS, on August 27, 2020, the Planning Commission continued the public hearing 

at the applicant’s request after the application was duly noticed in compliance with Brisbane 

Municipal Code Chapters 1.12 and 17.54, and the applicant subsequently requested a 60-day 

extension of the Commission’s review window under the Permit Streamlining Act, which expires 

December 10, 2020; and 

 

WHEREAS, on December 3, 2020, 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 minutes of the Planning Commission meeting of August 27, 2020 and 

December 3, 2020 are attached and incorporated by reference as part of this resolution; and 

 

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

attached herein as Exhibit B in connection with the Design Permit and Use Permit applications. 

 

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

Commission of the City of Brisbane, at its meeting of December 3rd, 2020, did resolve as follows: 

 

Use Permit UP-4-20 and Design Permit DP-2-20 are conditionally approved per the 

conditions attached herein as Exhibit A. 

 

 ADOPTED this third day of December, 2020, by the following vote: 

 

AYES: Gomez, Gooding, Mackin, Patel, Sayasane   

NOES:  None.  

ABSENT: None. 
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    ________________________ 

 PAMALA SAYASANE 

       Chairperson 

ATTEST: 

 

 

________________________ 

JOHN A SWIECKI, Community Development Director 
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EXHIBIT A 

 

Action Taken: Conditionally approve Use Permit UP-4-20 and Design Permit DP-2-20 per the 

staff memorandum with attachments, via adoption of Resolution UP-4-20/DP-2-20 

 

Findings: 

 

Use Permit UP-4-20 

 

A. As detailed in Exhibit B, the proposal is consistent with the nature and condition of all adjacent 

uses and structures, and is consistent with the applicable Neighborhood 

Commercial/Retail/Office land use designation in the General Plan. There is no specific plan 

for the area in question. 

B. As detailed in Exhibit B, the establishment, maintenance or operation of the mixed-use 

structure 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. 

C. As detailed in Exhibit B, strict enforcement of the specified regulation would not be required 

by either present or anticipated future traffic volume or traffic circulation on the site.  

D. As detailed in Exhibit B, the granting of the use permit will not create or intensify a shortage 

of on-street parking spaces. 

E. As detailed in Exhibit B, full compliance with the parking requirements is not reasonably 

feasible due to existing structural or site constraints, specifically the narrow lot width and 

requirements to provide ground floor storefront space and residential dwelling unit access. 

 

Design Permit DP-2-20 

 

F. As detailed in Exhibit B, the proposal's scale, form and proportion, are harmonious, and the 

materials and colors used complement the project.   

 

G. As detailed in Exhibit B, the orientation and location of the structure and open spaces integrate 

well and maintain a compatible relationship to adjacent development.  

H. As detailed in Exhibit B, the proposed structure is designed to mitigate potential impacts to 

adjacent land uses.    

 

I. As detailed in Exhibit B, the project design takes advantage of natural heating and cooling 

opportunities through building placement, landscaping and building design to the extent 

practicable, given site constraints, to promote sustainable development and to address long 

term affordability.  

 

J. This finding is not applicable as the property is not located on a hillside. 
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K. As detailed in Exhibit B, the site plan minimizes the effects of traffic on abutting streets 

through careful layout of the site with respect to location, dimensions of vehicular and 

pedestrian entrances and exit drives, and through the provision of adequate off-street parking.  

 

L. As detailed in Exhibit B, the property’s location and direct sidewalk access provides 

alternatives for pedestrians to access public transit and shuttle stops within a half-mile radius 

on Bayshore Boulevard, Old County Road, and San Bruno Avenue, connecting to BART and 

Caltrain as well as regional bus routes.  

 

M. As detailed in Exhibit B, the proposed open areas and landscaping complement the structure 

and the project provides a reasonable amount of individually accessible space considering the 

lot size and width and availability of outdoor recreational spaces in walking distance. The 

property is not located near protected habitat or wildland areas.  

 

N. As detailed in Exhibit B, the proposal takes reasonable measures to protect against external 

and internal noise. 

 

O. As detailed in Exhibit B, consideration has been given to avoiding off-site glare from lighting 

and reflective building materials. 

 

P. Trash and recycling receptacles utilities and mechanical equipment are located within the 

structure and will not be visible from the exterior of the building. 

 

Q. No signage is included in the application. 

 

R. As detailed in Exhibit B, the ground floor shared patio will be accessible to the commercial 

unit. If the unit is rented by the owner, access to the secured bicycle storage and rear patio will 

be maintained for employees of the commercial unit. 

S. As detailed in Exhibit B, the design respects the intimate scale and vernacular character of 

the street.  

T. As detailed in Exhibit B, design details are incorporated to articulate the building. 

U. As detailed in Exhibit B, the design incorporates creative use of elements that are characteristic 

of both residential and commercial structures on Visitacion Avenue. 

V. As detailed in Exhibit B, color and texture are provided at the street through the use of planter 

boxes and stone veneer.  

W. As detailed in Exhibit B, landscaping has been incorporated to enhance the design and enliven 

the streetscape. 

X. As detailed in Exhibit B, the requested 283 sq ft commercial storefront area is as large as 

possible for the intended storefront use, given the size, configuration, and physical 

constraints of the structure and the site. 
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Conditions of Approval:  

  

Prior to issuance of a Building Permit:  

 

1. The owner shall obtain a building permit and encroachment permit prior to proceeding with 

construction. A complete application including detailed building plans, application forms and 

fees shall be submitted to the City for issuance of a Building Permit. The building permit 

application shall comply with all applicable State codes and applicable City of Brisbane 

Municipal Code provisions for new construction. Building plans shall comply with the 

following conditions: 

 

a. The plans shall be in substantial conformance to the plans approved with this Design Permit 

DP-2-20, including finish materials and colors (see related condition 1.h below), with the 

following modifications: 

 

i. A final landscaping plan shall be submitted demonstrating compliance with the 

requirements of Brisbane Municipal Code §17.06.040.I and §12.12.050.4, to the 

satisfaction of the Community Development Director. The plan shall incorporate 

water-conserving, non-invasive landscaping. 

 

b. The plans shall address North County Fire Authority requirements for new construction, 

including but not limited to installation of fire sprinklers, obtaining water flow, smoke 

detectors, key box, portable extinguishers, clearly visible address, illuminated utility 

identification, illuminated exit signs, and others applicable as determined through building 

permit review.    

 

c. The plans shall include undergrounding of utilities to service the building.  

 

d. Mechanical equipment, other than the required rooftop solar panels, shall not be visible 

from off-site. Should mechanical equipment be located outdoors, it shall be properly 

screened with fencing or landscaping consistent with the final landscaping plan submitted 

with the building permit and shall be located outside of required setbacks.  

 

e. The building permit application shall not include materials which would present an off-site 

glare due to reflective materials or lighting.   

 

f. The plans shall specify that lighting will be directed away from and not cause glare onto 

adjacent properties.  

 

g. Each unit shall be provided with remote-controlled garage door openers, and an electronic 

keypad shall be installed to ensure efficient ingress and egress from the garage.  

 

h. Final color and material samples and/or cut sheets shall be provided for Community 

Development Director approval to confirm they are in substantial conformance with the 

approved Design Permit.  Materials samples shall also be provided for windows.  

 

i. All windows shall match each other and shall not be dark or reflective.  
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j. The driveway curb cut width and location shall be subject to City Engineer review and 

approval, and shall not displace existing on-street parking or require the removal of any 

street tree(s).  

 

k. Any mechanical equipment required to operate the stacked parking lifts in the garage shall 

not obstruct the on-site turnaround for standard-sized vehicles per Brisbane Municipal 

Code §17.34.040. 

 

l. Final cut sheets indicating the specifications of stacked parking lifts shall be included with 

building permit application and plans shall demonstrate that Four standard-sized vehicles 

can reasonably be stacked inside the garage, including dimensions of applicable clearances 

for vehicles and operational equipment 

 

m. The pedestrian warning system shall be installed to the satisfaction of the City Engineer 

and Planning Director and provide both visual and audio alerts of approaching vehicles 

exiting the driveway. 

 

n. A permanently anchored short-term bicycle parking rack for two (2) bicycles shall be 

provided in the public right-of-way, the specific location and design of which shall be 

subject to approval by the City Engineer. 

 

o. Direct access shall be provided from the commercial storefront to the garbage receptacles 

and long-term bicycle racks in the garage and to the shared rear yard to the satisfaction of 

the Community Development Director. 

 

p. Necessary vents and chases shall be incorporated into the building design so as to allow 

future changes in occupancy of the storefront area to the satisfaction of the Community 

Development Director. 

  

2. The property owner shall enter into a standard landscape maintenance agreement with the City 

for landscaping, to the satisfaction of the City Attorney.  

 

3. 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. 

 

During Construction:  

 

4. Prior to foundation construction, a surveyed staking plan prepared by a licensed land surveyor 

or engineer authorized to conduct land surveying under California law shall be submitted to 

the Community Development Department confirming the building location and pad elevations 

conform to the approved site plan.  

 

5. The project shall comply with the San Mateo County Stormwater Pollution Prevention 

Program’s Best Management Practices, as provided in the applicable state regulations and 

included in the applicant’s storm water checklist for Small Projects.  
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6. Any prehistoric Native American cultural resources found during the course of construction 

shall be conserved in accordance with State and Federal requirements (Appendix K of the State 

CEQA Guidelines).  

  

Prior to Occupancy: 

 

7. All landscaping shall be installed and inspected by Planning staff to confirm conformity with 

the approved landscape plan.  

 

8. Address numbers for the residential and commercial units shall be affixed to the building at a 

location visible from the street and a size, color and style subject to approval by the Community 

Development Director and North County Fire Authority.  

 

9.  The applicant shall demonstrate conformance with all of the above Design Permit conditions 

of approval.  

  

Other Conditions:  

  

10. The required garage 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 Section 

17.34.020.A.  

 

11. Minor modifications may be approved by the Community Development Director in 

conformance will all requirements of the Municipal Code.  

 

12. This Design Permit and Use Permit shall expire two years from the effective date (at the end 

of the appeal period) if a Building Permit has not yet been issued for the approved project. 
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Exhibit B: Outline of Required Findings 

Use Permit UP-4-20 

 

A. The proposal is consistent with the nature and condition of all adjacent uses and structures, and 

is consistent with the applicable Neighborhood Commercial/Retail/Office land use designation 

in the General Plan. There is no specific plan for the area in question. Specifically, the proposal 

is a mixed-use development of 64 dwelling units per acre, falling within the range of residential 

densities found in the NCRO-2 District, and would be consistent with General Plan policies to 

increase housing opportunities in Brisbane’s downtown core and in proximity to transit, 

including the free Bayshore Caltrain and Balboa Park BART station shuttles (San Francisco 

Avenue-Old County Road stop) and Samtrans Route 292 (Bayshore-Old County Road stop) 

less than one-half mile away by foot. The project would establish a new storefront on 

Visitacion Avenue, creating opportunity for small businesses and contributing to the 

pedestrian-oriented environment envisioned for Visitacion Avenue in the Subareas Element 

and NCRO-2 District development standards. The three-story scale is consistent with the scale 

of three other multi-family residential projects in the NCRO-2 District at 34 and 395 Visitacion 

Avenue and 1 San Bruno Avenue, and with the approved mixed-use developments at 36-50 

San Bruno Avenue, 23 San Bruno Avenue, and 18 Visitacion Avenue. 

B. The establishment, maintenance or operation of the mixed-use structure 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. Specifically, the project will be built to current health and safety standards 

contained in the California Building and Fire codes. Further, the design of the structure will 

not impact access to light and air of surrounding properties as they are developed currently and 

as they may be redeveloped in the future, via incorporation of lightwells and other openings in 

the north and south side walls. Finally, a pedestrian warning system shall be installed to alert 

pedestrians when a car is exiting the garage to ensure safety of pedestrians on Visitacion 

Avenue. 

C. Strict enforcement of the specified regulation would not be required by either present or 

anticipated future traffic volume or traffic circulation on the site. Specifically, the design of 

the garage and incorporation of mechanical lifts inherently restricts its use for purposes other 

than vehicle parking. The proposed development is as dense as reasonably feasible for the site, 

given the physical development standards limiting the building’s footprint. The proposed units 

may not be enlarged or expanded such that parking demand would be increased and thus unable 

to be accommodated within the garage. Therefore, there is no anticipated increase in traffic 

volume on the site.  

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

spaces. The proposal allocates one parking space to each unit, and further provides secured 

and covered long-term bicycle parking spaces on the ground floor to encourage use of 

alternative transportation. Additionally, while the Municipal Code does not currently reduce 

or eliminate on-site parking requirements due to proximity to transit alone, the subject property 

is less than one half mile from nearby regional bus routes on Bayshore Boulevard and blocks 

away from the Caltrain and BART shuttle stop, accessible both by foot or by bicycle. The 
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Bayshore Caltrain Station is about a 15 minute bike ride away. This is consistent with policies 

in the General Plan Circulation Element (Policies C.24, C.29, C.30, and C.36). Further, the 

project incorporates a 10 ft curb cut in order to preserve existing on-street parking in the 

property’s frontage. 

In this case, granting the use permit to allow four parking spaces on-site, where five on-site 

parking spaces are required, on a site in close proximity to available public transit and with 

secured on-site bicycle storage would not demonstrably contribute to the existing shortage of 

on-street parking in the vicinity of the project. 

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

structural or site constraints, specifically the narrow lot width and requirements to provide 

ground floor storefront space and residential dwelling unit access. The subject property is 

only 25 ft wide and approximately 110 ft deep, which conforms to the minimum lot width 

and depth requirements for lots in the NCRO-2 District. However, the narrow lot width in 

conjunction with the required ground floor storefront space significantly constrains the 

ability to provide the required off-street parking. Additionally, residential projects of four or 

more units are required by the Americans with Disabilities Act to provide ground floor 

access to at least one unit, which the applicant has provided but which further limits the 

footprint of parking on the site.  The applicant’s proposal for four off-street parking spaces is 

thus the maximum number of parking spaces that can be accommodated on the property as a 

result of these structural and site constraints. 

Given the structural constraints of the mechanical lifts, the 8.5 ft width is the widest feasible 

width for the respective parking spaces. The City defines a parking space as “compact” with a 

width of 8 ft; the proposed width is thus wider than a traditional compact space, although it is 

6 inches narrower than a standard 9 ft parking space. Given the expected compact nature of 

cars to be parked in the garage, an 8.5 ft wide by 18 ft deep parking space will be sufficient to 

meet the project’s parking needs. 

 

Design Permit DP-2-20 

 

F. The proposal's scale, form and proportion, are harmonious, and the materials and colors used 

complement the project. Specifically, the building is of a contemporary architectural design 

that features pedestrian-level detail and articulation at the north side and west (street) facades 

and a harmonious mix of exterior materials and colors. The building form is highly articulated 

at the most visible west (street-facing), north, and east building facades though a mix of second 

and third story setbacks, inset decks, and other voids in the building walls, including the 

recessed residential entry and garage opening in the west façade and a second and third story 

lightwell at the north façade. Though the structure would be the tallest building on the 200-

block of Visitacion Avenue, it would be similar in scale to other three-story buildings in the 

NCRO-2 District, including 34 and 395 Visitacion Avenue and 1 San Bruno Avenue, and with 

the recently approved mixed-use developments at 36-50 San Bruno Avenue, 23 San Bruno 

Avenue, and 18 Visitacion Avenue. 

 

The proposed neutral color palette, includes natural gray-toned stone veneer and white stucco 

at the ground floor, white stucco at the second floor, and charcoal stucco at the third floor. The 
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transition from white to charcoal stucco at the third floor aids in articulating the upper floor 

from the first and second stories. Black-framed windows provides complementary and 

distinctive detailing that ties together all three stories of the building. The incorporation of 

transom windows and decorative elements at the ground floor provides continuity with ground 

floor architectural details found elsewhere along the block, particularly 245 and 249 Visitacion 

Avenue (Midtown Market), without being derivative of their style.   

 

G. The orientation and location of the structure and open spaces integrate well and maintain a 

compatible relationship to adjacent development. The footprint of the building, with zero foot 

front and side setbacks and 10 ft rear setback, is consistent with the NCRO-2 District standards 

and appropriate to the subject property’s small size and narrow width. Use of the 10 ft setback 

for a common patio and landscaped area is an appropriate use of the setback area, and would 

be compatible with the nearby rear yards abutting the space at 201 and 245 Visitacion Avenue. 

The third story rear deck is located on the southern face of the structure’s rear wall, avoiding 

direct sight lines to the adjacent second-story window and outdoor living areas at 349 Monterey 

Street.  

H. The proposed structure is designed to mitigate potential impacts to adjacent land uses.  Two 

one-story commercial structures abut the subject property to the north and south, both built to 

their respective shared property lines with 213 Visitacion Avenue. The proposed structure 

would also have zero setbacks to the side property lines, consistent with the NCRO-2 District 

development standards. This would impact 201 Visitacion Avenue to the extent that two 

ground-level windows in the south side of the building wall would need to be eliminated, and 

as 213 Visitacion Avenue is located to the south of 201 Visitacion, it is likely that the rear yard 

of 201 Visitacion would be shaded in the early evening during autumn and winter, and in the 

afternoon during summer months. Should the property at 201 Visitacion Avenue be 

redeveloped in the future, the light wells incorporated into the north wall of the proposed 

structure at the second and third stories would ensure ambient light and air are maintained. The 

access stairway to the residential dwelling units on the south side of the building would act 

similarly in the case of redevelopment of 245 Visitacion Ave. There are no windows in the 

north wall of the existing structure at 245 Visitacion Avenue and shading is not anticipated to 

its rear yard, which is located to the south of the subject property.  

 

The proposed structure would be set back 10 feet from the rear lot line abutting the single-

family dwelling at 349 Monterey to the east, which building is in turn set back approximately 

9 ft from the shared property line, resulting in 19 ft of distance between the two structures. As 

such, the proposed structure would not interfere the adjoining property’s access to ambient 

light and air, though shading will occur during afternoon hours due 349 Monterey Street’s 

location due west of the subject property.  

 

I. The project design takes advantage of natural heating and cooling opportunities through 

building placement, landscaping and building design to the extent practicable, given site 

constraints, to promote sustainable development and to address long term affordability. The 

site’s small size and narrow width greatly constrain the siting and orientation of the building, 

making it difficult to avoid long building walls on the north side of the site. However, the 
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northern wall plane is broken up by the second and third story light wells, and there are no 

windows proposed along the northern wall in order to reduce the passive heating gain. 

 

J. The property is not located on a hillside. 

 

K. The site plan minimizes the effects of traffic on abutting streets through careful layout of the 

site with respect to location, dimensions of vehicular and pedestrian entrances and exit drives, 

and through the provision of adequate off-street parking. Specifically, the proposed 10 ft curb 

cut, authorized by the City Engineer, will preserve existing on-street parking spaces while 

allowing for safe egress and ingress to the site. Pedestrian safety will be ensured by the required 

pedestrian warning system to provide both audio and visual warning to pedestrians when cars 

exit the garage. As demonstrated in the applicant’s turning radius diagrams, garage design will 

allow for all four cars to turn around and exit the garage head first, consistent with the 

requirements of BMC Chapter 17.34 and further ensuring the safety of vehicular ingress and 

egress.  

 

L. The property’s location and direct sidewalk access provides alternatives for pedestrians to 

access public transit and shuttle stops within a half-mile radius on Bayshore Boulevard, Old 

County Road, and San Bruno Avenue, connecting to BART and Caltrain as well as regional 

bus routes. Additionally, the project includes four long-term bicycle parking spaces and two 

short-term bicycle parking spaces at the ground floor, incentivizing bicycle ownership and use 

as an alternative to single-occupancy vehicles.  

 

M. The proposed open areas and landscaping complement the structure. The design includes 

private decks for three of the four units, and a shared common yard directly accessible from 

Unit A at the ground floor. This results in an average of 184 sq ft of open space per unit, which 

exceeds the 60 sq ft per unit requirement for the NCRO-2 District but is less than the required 

400 sq ft per unit for new condominium developments. Given the constraints of the site, the 

provided outdoor space is the maximum feasible and provides outdoor area for each unit. 

Additionally, the subject property is in walking distance to the Community Park, Crocker Park 

Recreational Trail, Community Garden, and San Bruno Mountain hiking trails, which would 

complement the dedicated outdoor spaces for each individual unit proposed by the project. As 

such, the project provides a reasonable amount of individually accessible space considering 

the lot size and width and availability of outdoor recreational spaces in walking distance. 

 

While the small size of the lot and narrow width constrain location and amount of landscaping, 

the proposed landscape plan maximizes the available space in the rear yard and will be planted 

with drought-resistant, non-invasive species (California natives preferred), subject to final 

approval by the Community Development Director via the building permit application. The 

proposed landscaped planters on the front building façade provide visual interest at the 

pedestrian level and are reasonable given the constraints of the site. The property is not located 

near protected habitat or wildland areas.  

 

N. The proposal takes reasonable measures to protect against external and internal noise. 

Specifically, the structures must comply with California Building Code applicable to 

ATTACHMENT B



Exhibit B     

B-5 

condominium structures to protect residents from unhealthy noise levels from the exterior of 

the building as well as unwanted noise from adjacent units. 

 

O. Consideration has been given to avoiding off-site glare from lighting and reflective building 

materials. The stucco exterior finish will not be reflective, and the conditions of approval 

require the building permit plans to provide a lighting plan demonstrating that all exterior 

lighting will be shielded and downlit to minimize off-site light and glare, and that all windows 

will be treated to minimize glare. 

 

P. Trash and recycling receptacles utilities and mechanical equipment are located within the 

structure and will not be visible from the exterior of the building. 

 

Q. No signage is included in the application. 

 

R. As the proposed storefront commercial unit will be conveyed as a live/work space, the second 

floor deck and ground floor shared patio will be accessible to the commercial unit. If the unit 

is rented by the owner, access to the secured bicycle storage and rear patio will be maintained 

for employees of the commercial unit. 

S. The design respects the intimate scale and vernacular character of the street. Specifically, the 

proposed design respects the pedestrian scale and streetscape vernacular of Visitacion 

Avenue through the utilization of voids in the ground floor walls fronting Visitacion Avenue 

at the driveway and residential entry, and second and third story setbacks. The NCRO-2 

district Design Guidelines specifically suggest that portions of a building over 28 ft in height 

should be stepped back from the front of the building “so as not to overwhelm the view of 

pedestrians along both sides of the street below, and to emphasize the one-to two-story nature 

of the streetscape.”  

T.  Design details are incorporated to articulate the building, as described in detail in Findings F, 

G, H, and S, which emphasize the relationship to the pedestrian environment. The ground floor 

storefront commercial unit features a glass door and large windows at the north and west 

building façade with transom accent windows providing unobstructed views into the space 

from the street. The ground floor façade features stone veneer, small planters, and permeable 

pavers at the residential entry to provide additional visual interest at eye level. The existing 

street tree would be retained. 

U. The design incorporates creative use of elements that are characteristic of both residential and 

commercial structures on Visitacion Avenue. These elements include recessed entries to the 

residential access pathway and garage, transom windows above doors and windows at the 

ground floor, stone veneer at street level to add texture to the façade, and planter boxes at street 

level to provide urban greenery at the pedestrian level. 

V. Color and texture are provided at the street through the use of planter boxes and stone veneer, 

as described in detail in Findings G and U.  

W. Landscaping has been incorporated to enhance the design and enliven the streetscape, as 

described in Findings M, T, and U. 

The requested 283 sq ft commercial storefront area is as large as possible for the intended 

storefront use, given the size, configuration, and physical constraints of the structure and the 
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site. The space is the largest that can reasonably be dedicated to the storefront, given that half of 

the frontage must be occupied by the driveway and residential entryway, and given the need to 

provide on-site parking, permanent storage facilities, and interior garbage and recycling areas on 

the ground floor. Increasing the commercial space to achieve the 600 sq ft size would result in 

the loss of the required storage units and interior garage and recycling area and/or two of the 

parking spaces, depending on how the space was reallocated. In this case, given the intended use 

of the space for an office and/or small retail space (depending on the future owner’s needs), a 

283 sq ft storefront is adequate for the proposed use and the largest possible area given the 

physical constraints of the structure and site. 
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E.  Comments (for municipal staff use only): 
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   Section C Notes:               
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   Section D Notes:               
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D. Implement construction Best Management Practices (BMPs) (Required for all projects.) 

D.1 Is the site a “High Priority Site”?  (Municipal staff will make this determination; if the answer is yes, 
the project will be referred to construction site inspection staff for monthly stormwater inspections 
during the wet season - October 1 through April 30.) (“High Priority Sites” require a grading permit, 
are “hillside projects” [defined starting 7/1/16 as disturbing >= 5,000 sq.ft. of land area and a slope 
based on municipal criteria or map or >=15%] are adjacent to a creek, or are otherwise high priority 
for stormwater protection during construction per MRP Provision C.6.e.ii(2).) 

      Yes    No  

D.2   All projects require appropriate stormwater BMPs during construction - indicate which BMPs are included in the project, below. 

 

     

 

Name of applicant completing the form:           

  Loading Docks " Cover and/or grade to minimize run-on to and runoff from the loading area. 
" Position downspouts to direct stormwater away from the loading area.  
" Drain water from loading dock areas to the sanitary sewer.6 
" Install door skirts between the trailers and the building. 

   

  Fire Sprinklers " Design for discharge of fire sprinkler test water to landscape or sanitary sewer6    

  Miscellaneous 
Drain or Wash 
Water 
 

" Drain condensate of air conditioning units to landscaping. Large air 
conditioning units may connect to the sanitary sewer.6  

" Roof drains shall drain to unpaved area where practicable.   
" Drain boiler drain lines, roof top equipment, all washwater to sanitary sewer 6.  

   

  Architectural 
Copper 

" Drain rinse water to landscaping, discharge to sanitary sewer 6, or collect and 
dispose properly offsite.  See flyer “Requirements for Architectural Copper.” 

   

Yes No Best Management Practice (BMP) 
  Attach the San Mateo Countywide Water Pollution Prevention Program’s construction BMP plan sheet to 

project plans and require contractor to implement the applicable BMPs on the plan sheet. 

  Temporary erosion controls to stabilize all denuded areas until permanent erosion controls are established. 

  Delineate with field markers the following areas: clearing limits, easements, setbacks, sensitive or critical 
areas, buffer zones, trees to be protected and retained, and drainage courses. 

  Provide notes, specifications, or attachments describing the following: 
" Construction, operation and maintenance of erosion and sediment controls, include inspection frequency; 
" Methods and schedule for grading, excavation, filling, clearing of vegetation, and storage and disposal of 

excavated or cleared material; 
" Specifications for vegetative cover & mulch, include methods and schedules for planting and fertilization; 
" Provisions for temporary and/or permanent irrigation. 

  Perform clearing and earth moving activities only during dry weather. 

  Use sediment controls or filtration to remove sediment when dewatering and obtain all necessary permits. 

  Protect all storm drain inlets in vicinity of site using sediment controls (e.g., berms, socks, fiber rolls, or filters.) 

  Trap sediment on-site, using BMPs such as sediment basins or traps, earthen dikes or berms, silt fences, 
check dams, compost blankets or jute mats, covers for soil stock piles, etc. 

  Divert on-site runoff around exposed areas; divert off-site runoff around the site (e.g., swales and dikes). 

  Protect adjacent properties and undisturbed areas from construction impacts using vegetative buffer strips, 
sediment barriers or filters, dikes, mulching, or other measures as appropriate. 

  Limit construction access routes and stabilize designated access points. 

  No cleaning, fueling, or maintaining vehicles on-site, except in a designated area where washwater is 
contained and treated. 

  Store, handle, and dispose of construction materials/wastes properly to prevent contact with stormwater. 

  Contractor shall train and provide instruction to all employees/subcontractors re: construction BMPs. 

  Control and prevent the discharge of all potential pollutants, including pavement cutting wastes, paints, 
concrete, petroleum products, chemicals, washwater or sediments, rinse water from architectural copper, and 
non-stormwater discharges to storm drains and watercourses. 

  Stormwater Checklist for Small Projects 
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C.  Select appropriate source controls (Encouraged for all projects; may be required at municipal discretion. Consult municipal staff.5)  
 

                                                 
5 See MRP Provision C.3.a.i(7). 
6 Any connection to the sanitary sewer system is subject to sanitary district approval. 
7 Businesses that may have outdoor process activities/equipment include machine shops, auto repair, industries with pretreatment facilities. 

   j. Protect sensitive areas, including wetland and riparian areas, and minimize 
changes to the natural topography. 

   k. Self-treating area (see Section 4.2 of the C.3 Technical Guidance) 

   l. Self-retaining area (see Section 4.3 of the C.3 Technical Guidance) 

   m. Plant or preserve interceptor trees (Section 4.1, C.3 Technical Guidance) 

Are these 
features in 

project? 

Features that 
require source 

control 
measures 

Source control measures 
(Refer to Local Source Control List for detailed requirements) 

Is source control 
measure included 
in project plans? 

Yes No    Yes No 
Plan 
Sheet No. 

  Storm Drain " Mark on-site inlets with the words “No Dumping! Flows to Bay” or equivalent.    

  Floor Drains " Plumb interior floor drains to sanitary sewer [or prohibit].    

  Parking garage " Plumb interior parking garage floor drains to sanitary sewer.6    

  Landscaping " Retain existing vegetation as practicable. 
" Select diverse species appropriate to the site. Include plants that are pest- 

and/or disease-resistant, drought-tolerant, and/or attract beneficial insects. 
" Minimize use of pesticides and quick-release fertilizers. 
" Use efficient irrigation system; design to minimize runoff. 

   

  Pool/Spa/Fountain " Provide connection to the sanitary sewer to facilitate draining.6    

  Food Service 
Equipment 
(non-
residential) 

Provide sink or other area for equipment cleaning, which is: 
" Connected to a grease interceptor prior to sanitary sewer discharge.6 
" Large enough for the largest mat or piece of equipment to be cleaned.   
" Indoors or in an outdoor roofed area designed to prevent stormwater run-on 

and run-off, and signed to require equipment washing in this area.   

   

  Refuse Areas " Provide a roofed and enclosed area for dumpsters, recycling containers, etc., 
designed to prevent stormwater run-on and runoff.  

" Connect any drains in or beneath dumpsters, compactors, and tallow bin 
areas serving food service facilities to the sanitary sewer.6 

   

  Outdoor Process 
Activities7 

" Perform process activities either indoors or in roofed outdoor area, designed 
to prevent stormwater run-on and runoff, and to drain to the sanitary sewer.6 

   

  Outdoor 
Equipment/ 
Materials 
Storage 

" Cover the area or design to avoid pollutant contact with stormwater runoff.   
" Locate area only on paved and contained areas.   
" Roof storage areas that will contain non-hazardous liquids, drain to sanitary 

sewer6, and contain by berms or similar. 

   

  Vehicle/ 
Equipment 
Cleaning 

" Roofed, pave and berm wash area to prevent stormwater run-on and runoff, 
plumb to the sanitary sewer6, and sign as a designated wash area.   

" Commercial car wash facilities shall discharge to the sanitary sewer.6 

   

  Vehicle/ 
Equipment 
Repair and 
Maintenance 
 

" Designate repair/maintenance area indoors, or an outdoors area designed to 
prevent stormwater run-on and runoff and provide secondary containment. Do 
not install drains in the secondary containment areas. 

" No floor drains unless pretreated prior to discharge to the sanitary sewer. 6 
" Connect containers or sinks used for parts cleaning to the sanitary sewer. 6 

   

  Fuel 
Dispensing 
Areas 

" Fueling areas shall have impermeable surface that is a) minimally graded to 
prevent ponding and b) separated from the rest of the site by a grade break. 

" Canopy shall extend at least 10 ft. in each direction from each pump and drain 
away from fueling area. 
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Complete this form for stand-alone single family home projects of any size that are not part of a larger project; or for projects in the 
following categories that create and/or replace less than 5,000 square feet of impervious surface: restaurants, retail gasoline 
outlets, auto service facilities1 and parking lots (stand-alone or part of another use); or for any other type of project that creates 
and/or replaces less than 10,000 square feet of impervious surface. 

A. Project Information  
A.1 Project Name:  

A.2 Project Address:  

A.3 Project APN:  

A.4 Project Description: 
(also note any past or future   
phases of the project) 

 

 

A.5 Slope on Site:    _________  % 

A.6 Total Area of land disturbed 
during construction (include 
clearing, grading, excavation and 
stockpile area): 

 

   _________  Acres 

B.  Select Appropriate Site Design Measures 

  B.1  Does the project create and/or replace 2,500 square feet or more of impervious surface2?                   Yes       No 

! If yes, and the project received final discretionary approval on or after December 1, 2012, the project must include at 
least one of the Site Design Measures listed below in section a through f.3 Fact sheets regarding site design measures a 
through f may be downloaded at www.flowstobay.org/newdevelopment#flyers 

! If no, or the project received final discretionary approval before December 1, 2012, the project applicant shall be 
encouraged to implement appropriate site design measures4 from the list below, which may be required at municipality 
discretion. Consult with municipal staff about requirements for your project. 

  B.2  On the list below, indicate whether each site design measure is included in the project plans and the plan sheet number: 

                                                 
1 See Standard Industrial Classification (SIC) codes here. 
2 Complete the C.3/C.6 Development Review Checklist if the project is not an individual single family home, and it creates and/or replaces 
10,000 square feet or more of impervious surface; or if it is a restaurant, retail gasoline outlet, auto service facility, or parking lot project that 
creates and/or replaces 5,000 square feet or more of impervious surface. 
3 See MRP Provision C.3.i. 
4 See MRP Provision C.3.a.i.(6). 

Yes No 
 Plan  

  Sheet No.  

   a.  Direct roof runoff into cisterns or rain barrels and use rainwater for irrigation or 
other non-potable use. 

   b. Direct roof runoff onto vegetated areas. 

   c. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas. 

   d.  Direct runoff from driveways and/or uncovered parking lots onto vegetated areas. 

   e. Construct sidewalks, walkways, and/or patios with permeable surfaces. 

   f. Construct bike lanes, driveways, and/or uncovered parking lots with permeable 
surfaces. 

   g. Minimize land disturbance and impervious surface (especially parking lots). 

   h. Maximize permeability by clustering development and preserving open space.    

   i. Use micro-detention, including distributed landscape-based detention. 

Stormwater Checklist for Small Projects 
Municipal Regional Stormwater Permit (MRP) 
 
 

City of Brisbane 
50 Park Place, Brisbane, CA 94005 
415-508-2120 
415-467-5547 
www.brisbaneca.org 

007 283 080

213 VISITACION AVE.

213 V RESIDENCES

Scope includes the construction of  a new three story  mixed use structure w/ four residential units, ground floor 
commercial space and private parking garage for two cars. The residential will consist of (3) One-bedroom units & 
(1) Two-bedroom unit

2

.05

A1.1 & A2.0

A1.1
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