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family dwelling and construct a four-unit condominium development with six podium parking 

spaces and storage on the ground floor, and two levels of residential above. The project is 

described in detail in the June 12, 2018 Planning Commission staff report for the approved 

Design Permit, Variance, Use Permit, and Fence Exception, which is attached for the 

Commission’s reference. 

 

Tentative Parcel Map Findings 

 

In order to approve a Tentative Parcel Map, the Planning Commission must make the following 

findings, contained in BMC Section 16.16.220. The project meets all required findings, as 

detailed in the analysis below. 

 

A. The tentative map, together with the provisions of its design and improvement, is 

consistent with the general plan and any applicable specific plan. 

The project meets this finding. As detailed in the attached June 12, 2018 agenda report for the 

Design Permit and associated discretionary permit approvals for the project, development of a 

four-unit condominium development at the subject property would represent a density of 19 

Dwelling Units per Acre, consistent with the General Plan’s land use designation of Residential:  

15-30 Dwelling Units per Acre. Consistent with the General Plan’s policies requiring diversity 

and individual expression and encouraging quality construction, and the Subarea Policies for 

Central Brisbane to keep the existing scale, character and intensity of residential neighborhoods, 

the project’s design is cohesive and attractive, provides all units with cross ventilation, and will 

include solar panels. The project would accommodate an increase in housing density on the site 

consistent with applicable General Plan policies and zoning regulations in a manner that is 

compatible with the existing scale and character of development within the San Bruno Avenue 

corridor and R-3 Residential zoning district. Per Circulation Element Policy C.51, Condition of 

Approval 3.C of the Design Permit (refer to attached June 12, 2018 agenda report) requires the 

applicant to incorporate “green street” design in the building permit application to reduce the 

impacts of the project on storm water resources. 

B. The real property to be subdivided, and each lot or parcel to be created is of such 

character that it can be used safely for building purposes without danger to health or peril 

from fire, flood, geologic hazard or other menace. 

The project meets this finding. The subject property is not located within a mapped flood hazard 

area. Application of current California Building Code requirements, in addition to the City’s 

Building Ordinance contained in BMC Title 15, and the City’s provisions in BMC Title 12 for 

street and sidewalk design will ensure that the proposed structure is properly designed, 

engineered, and constructed to minimize potential dangers posed by fire, earthquakes, or other 

natural events.  

C. Each lot or parcel to be created will constitute a buildable site and will be capable of 

being developed in accordance with the applicable provisions of the zoning ordinance. 

The project meets this finding. With the approved Variance (building height), Use Permit 

(modified drive aisle width and parking space dimensions), and Fence Exception (fence height 

fence in north side yard), the proposed condominium project complies with all applicable zoning 
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regulations of the R-3 District and for condominium developments per BMC Chapter 17.30. The 

project design and associated discretionary permits are described in detail in the attached June 

12, 2018 agenda report. 

D. The site is physically suitable for the type and proposed density of development. 

The project meets this finding. At just under 6,900 square feet in size, the subject property 

exceeds the 5,000 square foot lot minimum size requirement of the R-3 District as well as the 

6,000 square foot lot size minimum required to accommodate four residential units per the 

density requirements in BMC Section 17.10.040. The site abuts an improved public right-of-way 

(San Bruno Avenue) and is served by existing utilities. The lot width allows for adequate and 

safe on-site circulation, including vehicle turnaround to prevent cars from backing out onto San 

Bruno Avenue, and a driveway width to accommodate simultaneous ingress and egress of 

vehicles to and from the site.  

E. The design of the subdivision and improvements, and the type of improvements is not 

likely to cause substantial environmental damage or substantially and avoidably injure 

fish or wildlife or their habitat, or to cause serious public health problems. 

The project meets this finding. The proposed condominium subdivision and associated site 

improvements are categorically exempt from the California Environmental Quality Act. The 

property is located in an urbanized, built environment and is not located within a sensitive habitat 

area. Project design, engineering, and construction shall be subject to current California Building 

Code requirements, as well as the City’s standards for building, street and utility improvements 

contained in Titles 12 and 15 of the Brisbane Municipal Code, which together will ensure the 

safety of the project both during and post-construction for neighbors and future residents. 

F. The design of the subdivision or type of improvements will not conflict with easement, 

acquired by the public at large, for access through, or use of, property within the 

proposed subdivision. The planning commission may approve a map if it finds that 

alternate easements for access or for use will be provided, and that these will be 

substantially equivalent to ones previously acquired by the public. This subsection shall 

only be applicable to easements of record or easements established by judgment in a 

court of competent jurisdiction. 

The project meets this finding. An existing private sewer easement is mapped on the tentative 

parcel map, which is accounted for in the project design and may be replaced as a result of the 

negotiations required by Condition of Approval 4 of the approving Resolution for the Design 

Permit and associated discretionary permits between the City Engineer, the applicant, and 

neighboring properties benefitting from the easement. No other easements, public or private, are 

recorded on the property. 

G. The design of the subdivision will provide for future passive or natural heating or cooling 

opportunities, to the extent feasible, in terms of being accomplished in a successful 

manner within a reasonable period of time, taking into account economic, environmental, 

social and technological factors. 

1. Examples of passive or natural heating and cooling opportunities in subdivision 

design include design of lot size configuration to permit orientation of a structure in 

an east-west alignment for southern exposure and to take advantage of shade or 

prevailing breezes. 
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2. In providing for future passive or natural heating or cooling opportunities in the 

design of the subdivision, consideration has been given to local climate, contour and 

configuration of the parcel to be subdivided, and to other design and improvement 

requirements, without resulting in reduced allowable densities or the percentage of a 

lot which may be occupied by a building or structure under the zoning ordinance as 

applicable at the time of filing of the tentative map.  

 

The project meets this finding. As the subject property is comprised of two underlying 

subdivision lots and is abutted on all sides by other recorded subdivision lots, the project is 

geographically constrained from completely conforming to the best practices for passive design 

compared to a brand new subdivision. However, the existing property is oriented roughly east-

west and the proposed building will be similarly oriented to take advantage of southern exposure.  

 

 

ATTACHMENTS: 

1. Draft Resolution with Findings and Conditions of Approval 

2. Tentative Parcel Map and attachments 

3. June 12, 2018 Planning Commission agenda report for the project Design Permit, Variance, 

Use Permit, and Fence Exception 
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DRAFT 

RESOLUTION TPM-1-17 

 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 

CONDITIONALLY APPROVING TENTATIVE PARCEL MAP TPM-1-17 

FOR A FOUR-UNIT CONDOMINIUM DEVELOPMENT 

AT 661 SAN BRUNO AVENUE 

 

 WHEREAS, Steve Johnson, applicant and owner, applied to the City of Brisbane for 

Tentative Parcel Map approval for a four-unit condominium project at 661 San Bruno Avenue, such 

application being identified as Tentative Parcel Map TPM-1-17; and 

 

 WHEREAS, on June 26, 2018, the Planning Commission conducted a public hearing of the 

application, publicly noticed in compliance with Brisbane Municipal Code Chapters 1.12 and 16.16, 

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

 

 WHEREAS, the Planning Commission reviewed and considered the staff memorandum 

relating to said application, the plans and photographs, 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 per Sections 15301(l)(L) 

and 15303(b) of the State CEQA Guidelines, and the exceptions to these categorical exemption 

referenced in Section 15300.2 do not apply; and 

 

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

attached herein as Exhibit A in connection with the Tentative Parcel Map. 

 

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

Commission of the City of Brisbane, at its meeting of June 26, 2018, did resolve as follows: 

 

Tentative Parcel Map TPM-1-17 is approved per the findings and conditions of 

approval attached herein as Exhibit A. 

 

 ADOPTED this 26
th

 day of June, 2018, by the following vote: 

 

AYES:   

NOES:   

ABSENT:    _______________ 

 COLEEN MACKIN 

       Chairperson 

ATTEST:  

 

_______________ 

JOHN SWIECKI, Community Development Director 
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 EXHIBIT A 

 

Action Taken:  Conditionally approved Tentative Parcel Map TPM-1-17 per the staff 

memorandum with attachments, via adoption of Resolution TPM-1-17. 

 

Tentative Parcel Map TPM-1-17 

 

Findings: 

A. The tentative map, together with the provisions of its design and improvement, is consistent 

with the general plan and any applicable specific plan. 

The project meets this finding. As detailed in the attached June 12, 2018 agenda report for the 

Design Permit and associated discretionary permit approvals for the project, development of a four-

unit condominium development at the subject property would represent a density of 19 Dwelling 

Units per Acre, consistent with the General Plan’s land use designation of Residential:  15-30 

Dwelling Units per Acre. Consistent with the General Plan’s policies requiring diversity and 

individual expression and encouraging quality construction, and the Subarea Policies for Central 

Brisbane to keep the existing scale, character and intensity of residential neighborhoods, the 

project’s design is cohesive and attractive, provides all units with cross ventilation, and will include 

solar panels. The project would accommodate an increase in housing density on the site consistent 

with applicable General Plan policies and zoning regulations in a manner that is compatible with the 

existing scale and character of development within the San Bruno Avenue corridor and R-3 

Residential zoning district. Per Circulation Element Policy C.51, Condition of Approval 3.C of the 

Design Permit (refer to attached June 12, 2018 agenda report) requires the applicant to incorporate 

“green street” design in the building permit application to reduce the impacts of the project on storm 

water resources. 

B. The real property to be subdivided, and each lot or parcel to be created is of such character 

that it can be used safely for building purposes without danger to health or peril from fire, 

flood, geologic hazard or other menace. 

The project meets this finding. The subject property is not located within a mapped flood hazard 

area. Application of current California Building Code requirements, in addition to the City’s 

Building Ordinance contained in BMC Title 15, and the City’s provisions in BMC Title 12 for street 

and sidewalk design will ensure that the proposed structure is properly designed, engineered, and 

constructed to minimize potential dangers posed by fire, earthquakes, or other natural events.  

C. Each lot or parcel to be created will constitute a buildable site and will be capable of being 

developed in accordance with the applicable provisions of the zoning ordinance. 

The project meets this finding. With the approved Variance (building height), Use Permit (modified 

drive aisle width and parking space dimensions), and Fence Exception (fence height fence in north 

side yard), the proposed condominium project complies with all applicable zoning regulations of the 

R-3 District and for condominium developments per BMC Chapter 17.30. The project design and 

associated discretionary permits are described in detail in the attached June 12, 2018 agenda report. 

D. The site is physically suitable for the type and proposed density of development. 

The project meets this finding. At just under 6,900 square feet in size, the subject property exceeds 

the 5,000 square foot lot minimum size requirement of the R-3 District as well as the 6,000 square 

foot lot size minimum required to accommodate four residential units per the density requirements 

G.1.8



ATTACHMENT 1 

Page 2 of 3 

in BMC Section 17.10.040. The site abuts an improved public right-of-way (San Bruno Avenue) 

and is served by existing utilities. The lot width allows for adequate and safe on-site circulation, 

including vehicle turnaround to prevent cars from backing out onto San Bruno Avenue, and a 

driveway width to accommodate simultaneous ingress and egress of vehicles to and from the site.  

E. The design of the subdivision and improvements, and the type of improvements is not likely 

to cause substantial environmental damage or substantially and avoidably injure fish or 

wildlife or their habitat, or to cause serious public health problems. 

The project meets this finding. The proposed condominium subdivision and associated site 

improvements are categorically exempt from the California Environmental Quality Act. The 

property is located in an urbanized, built environment and is not located within a sensitive habitat 

area. Project design, engineering, and construction shall be subject to current California Building 

Code requirements, as well as the City’s standards for building, street and utility improvements 

contained in Titles 12 and 15 of the Brisbane Municipal Code, which together will ensure the safety 

of the project both during and post-construction for neighbors and future residents. 

F. The design of the subdivision or type of improvements will not conflict with easement, 

acquired by the public at large, for access through, or use of, property within the proposed 

subdivision. The planning commission may approve a map if it finds that alternate 

easements for access or for use will be provided, and that these will be substantially 

equivalent to ones previously acquired by the public. This subsection shall only be 

applicable to easements of record or easements established by judgment in a court of 

competent jurisdiction. 

The project meets this finding. An existing private sewer easement is mapped on the tentative parcel 

map, which is accounted for in the project design and may be replaced as a result of the negotiations 

required by Condition of Approval 4 of the approving Resolution for the Design Permit and 

associated discretionary permits between the City Engineer, the applicant, and neighboring 

properties benefitting from the easement. No other easements, public or private, are recorded on the 

property. 

G. The design of the subdivision will provide for future passive or natural heating or cooling 

opportunities, to the extent feasible, in terms of being accomplished in a successful manner 

within a reasonable period of time, taking into account economic, environmental, social and 

technological factors. 

3. Examples of passive or natural heating and cooling opportunities in subdivision design 

include design of lot size configuration to permit orientation of a structure in an east-

west alignment for southern exposure and to take advantage of shade or prevailing 

breezes. 

4. In providing for future passive or natural heating or cooling opportunities in the design 

of the subdivision, consideration has been given to local climate, contour and 

configuration of the parcel to be subdivided, and to other design and improvement 

requirements, without resulting in reduced allowable densities or the percentage of a lot 

which may be occupied by a building or structure under the zoning ordinance as 

applicable at the time of filing of the tentative map.  

 

The project meets this finding. Considering that the subject property is comprised of two underlying 

subdivision lots and is abutted on all sides by other recorded subdivision lots, the project is 

geographically constrained from completely conforming to the best practices for passive design 
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compared to a brand new subdivision. However, the existing property is oriented roughly east-west 

and the proposed building will be similarly oriented to take advantage of southern exposure.  

 

Tentative Parcel Map TPM-1-17 

Conditions of Approval: 

 

1. The city reserves the right to require the subdivider to provide easements for public utilities 

as needed, to be determined by the City Engineer during review of the final map. 

2. Prior to recordation of the final map, the applicant shall make the following modifications: 

a. The final map shall include a note that the information provided in the record document 

for the private sanitary sewer easement indicates missing information and no clear tie to 

the exterior boundary or to the block, and that its approximate location shall be based 

upon field locating of the sewer pipe. 

b. The boundary resolution will be reviewed by the City Surveyor along with the final map. 

3. Prior to recordation of the final map, an improvement plan for improvements within the 

public right-of-way prepared by a registered civil engineer shall be submitted to the city for 

approval. 

4. Prior to recordation of the final map, the subdivider shall submit to the city for approval a 

schedule of development. 

5. Prior to the recordation of the final map, the subdivider shall submit to the city an appraisal 

report which indicates the value of the improved land as a result of the subdivision to 

determine in-lieu fees. 

6. Prior to the recordation of the final map the subdivider shall submit to the city a recreation 

fee based upon the formula set forth in Brisbane Municipal Code Sections 16.24.010—

16.24.070. 

 

7. The Tentative Parcel Map approval shall expire two years from the effective date (at the end 

of the appeal period) if the Final Map has not been recorded. The Tentative Parcel Map may 

be extended by application filed prior to the expiration date per BMC Section 16.16.270. 
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