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this the SP-CRO Sierra Point Commercial District zoning district, per Brisbane Municipal Code 

BMC §17.18.020.   

 

The introduction of R&D uses requires more robust building utilities (mechanical, ventilation, 

back-up generators, etc.) than a typical office building.  In order to accommodate these needs, 

the applicant is proposing to convert existing basement parking to building utilities and storage. 

This would result in the loss of approximately 25 parking spaces.  Additionally, approximately 

13 surface parking spaces are proposed to be removed to accommodate the construction of an 

approximately 3,700 square foot utility and trash/recycling enclosure at the eastern corner of the 

building.  The applicant is also proposing to add approximately 4,600 square feet of new floor 

area on the second floor within the existing building footprint by converting a portion of the 

atrium to collaboration/meeting space.  Under the zoning code, this additional building area 

would require 15 additional parking spaces.  All total, the proposed modifications would result in 

245 parking spaces where the zoning code requires 268 spaces.  Note that such areas as elevator 

and utility shafts are not included in staff’s calculation of the parking requirements, but these 

areas were not subtracted from the gross floor area.  For a floor-by-floor listing of floor areas to 

parking ratios, please refer to the floor area to parking summary table provided on the architect’s 

proposed site plan sheet. 

 

None of these changes would change the exterior façade.  Nor would they have an effect on the 

traffic circulation on the site.   Also, assuming Planning Commission approval of the parking 

request, the proposal would meet all of the applicable zoning standards. 

 

As an aside, three additional Bay Trail access spaces are shown on the plan, but since these are 

dedicated for public use they are not included in the parking count. 

 

ANALYSIS:   Parking standards are established under the zoning based on generic categories of 

building use, such as retail, office, warehousing, light fabrication, etc. For example 

administrative office uses require 1 parking space for every 300 square feet of building floor 

area, while industrial uses such as light fabrication and warehousing requires 1 space for every 

1,000 square feet of building area.  The broad application of these standards across various 

business sectors and land uses within the defined parking categories is generally quite effective 

in addressing the needs of both the businesses and the community by ensuring that that amount 

of on-site parking satisfies the user’s needs and does not spill over into the broader community. 

 

However , this one-size-fits all approach may not reflect the parking needs of every business.   

For example, Sangamo’s proposal to establish the headquarters for their R&D company at the 

site involves converting approximately 18,000 square feet of office space into R&D lab/pilot 

plant space.  It is important to note that the City’s parking regulations do not include specific 

R&D parking standards; rather R&D is treated as conventional office for purposes of 

establishing parking standards. The point has been made to the City that R&D is fundamentally 

different from traditional office which has implications on the amount of required parking. For 

example R&D lab spaces devote substantial area to work benches and equipment which 

practically limits the number of employees who might occupy a given space as compared to a 
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conventional office.   Additionally, individual R&D employees may utilize both lab and office 

spaces but will not occupy both at the same time. 

 

These factors would suggest that the application of the 1 space/300 feet of R&D would result in 

extremely conservative parking requirements.  In further consideration of this issue, staff 

surveyed the parking standards of several other cities in San Mateo County which were found to 

have R&D standards separate from administrative offices.  A table showing these standards is 

attached.  Note that the list is intended as a sampling and not a comprehensive list.  Generally, 

the parking standards for R&D uses were found to range from1 space per 500 square feet or 

more, up to 1 space per 800 square feet of building floor area, as compared to Brisbane’s 

requirement of 1 space per 300 square feet. The closest City to Brisbane in regard to parking is 

South San Francisco at 1 parking space per 350 square feet of R&D floor area offices. 

   

Applying what may be considered the lower to mid-range of these standards, of 1 space to 500 

square feet (i.e.  San Bruno and San Mateo), to the R&D portion of the building would yield a 

parking requirement of 244 spaces where 245 space are provided.  Applying the 1 space per 800 

square feet standard would yield a requirement of 230 spaces, leaving a surplus of 15 spaces.   

 

Sangamo’s Projections:   

 

To further understand the anticipated parking demand at the site, Sangamo provided existing and 

projected staffing headcounts along with their estimated percentages of single vehicle and 

alternative travel mode usages.  The detailed headcount summary is provided as a table on their 

proposed site plan.  In brief, the headcounts would be as follows: 

 

Year 2017 2018 2019 2022 

Headcount 83 126 136 264 

 

If each individual drove a single occupancy vehicle, it appears that the parking would become 

constrained near 2022.  However, Sangamo also estimates that the parking space demand would 

total approximately 67 percent of the employee headcount.  That’s based on their estimate of 63 

percent driving alone (1:1 demand) and the other employees would utilize carpools or other 

modes of transportation that would slightly add to the parking demand, for just another 4 percent, 

effectively leaving 33 percent of the total employee headcount without any parking demand.   

Projecting that out to 2022, that would translate to a need of 177 parking spaces whereas 245 

would be provided (i.e.:  264 persons X 67% parking space demand = 177 spaces).  See the 

Transportation Modes Estimates table (Attachment E). 

 

To help achieve that lower parking demand, Sangamo has prepared a preliminary transportation 

demand management plan (TDM) plan, or trip reduction plan.  Prior to occupancy, in addition to 

Brisbane’s administrative review, it will also be reviewed by the City/County Association of 

Governments (C/CAG) for compliance with regional trip reduction objectives.   

 

In brief, TDM’s are aimed at maximizing utilization of existing transportation resources, to 

reduce traffic congestion, air pollution and parking demand.  Among the many TDM programs 
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are those to shift single user vehicle trips to alternative modes of transportation and eliminating 

or shifting trips from peak periods.   

 

Anticipated alternative modes that would be used at this site and Sangamo’s estimated usage 

rates are as follows: 

 

 Company commuter shuttle: 13% 

 Carpool:  6% 

 Transit:  12% 

 Bicycle:  1.5% 

 Other (motorcycle, telecommute, compressed workweek):  2% 

 

On any given day, 2.5% percent would be non-commuting due to business travel, vacation and 

sick leave.  Driving alone would account for an estimated 63% of the travel mode rate.   

 

It should also be noted that the Sierra Point subarea has both existing shuttle service and bicycle 

connections to encourage those alternative modes of travel to help facilitate achieving the TDM 

objectives.  The building will also include showers and changing facilities, to further encourage 

bicycle commuting. 

 

This application has been routed to the following departments and agencies and no concerns 

were raised regarding the proposed parking modification:  North County Fire Authority, Dept. of 

Public Works, Building Dept., Police Dept., Regional Water Quality Control Board, San Mateo 

County Health Dept. and Bay Conservation and Development Commission.  Specific 

requirements related to the proposed tenant improvements will be addressed through the building 

permit application process. 

 

In summary staff believes that the site will have sufficient parking to accommodate the 

applicant’s needs.  As outlined below, staff further believes the findings required for the granting 

of the requested use permit can be made.  

  

FINDINGS:   

 

In order to grant a Use Permit to modify the parking regulations, the Planning Commission must 

make the five use permit findings, as prescribed in BMC §17.40.060 and BMC §17.34.115.  The 

first two findings in §17.40.060 are general in nature and apply to all use permits.  The next three 

conditions, contained in §17.34.115 are more specific to parking.  The five findings broadly 

cover the following:  

 

1. Consideration of Adjacent Uses and Structure and General Plan Consistency 

2. Not Detrimental or Injurious to Persons or Property 

3. Consideration of Anticipated Traffic Volume and Circulation 

4. Not Intensifying On-street Parking 

5. Full Compliance Not Reasonably Feasible due to Structural or Site Constraints 
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The application would meet all of the required findings, as described below. 

 

 

Per BMC §17.40.060,  

 

1. In considering an application, the planning commission shall consider and give due 

regard to the nature and condition of all adjacent uses and structures, and to general and 

specific plans for the area in question.  

 

The proposed R&D use is allowed by-right in the zoning district and is consistent with the 

General Plan.  As noted in the analysis above, granting of the requested parking modification use 

permit will not adversely impact adjacent uses, as sufficient parking is being provided on site to 

serve the proposed use.   

 

Moreover, the proposal is consistent with the General Plan’s following policies, in that it would 

allow the proposed R&D use to be established on a site that has gone unutilized for the past 7 

years: 

 

 Policy 8 “Maintain and diversify the City's tax base, consistent with community 

character, in order to generate adequate revenues for City Government and 

sustain a healthy local economy.” 

 

 Policy 14 “Establish a mix of uses with a diversified economic base to maintain 

and increase tax revenues and contribute to the City's ability to provide services.”  

 

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

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

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

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

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

the city. 

 

The use applied for is a site-specific parking regulation modification which would not have 

detrimental or injurious impacts on properties or individuals, since the parking would be 

contained on site with no changes to the entrances or driveway circulation.   

 

 

Per BMC Section 17.34.050.I, 

 

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

anticipated future traffic volume or traffic circulation on the site; and  

 

Strict enforcement is not required by either present or future anticipated traffic volume, or 

parking needs.  There would be no changes to the parking entrances or internal traffic 

circulation.  Based on Sangamo’s projections out to 2022, only 177 parking spaces would be 
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occupied, leaving a surplus of 68 spaces.  The proposal is expected to result in a reduction in the 

traffic volume versus a typical administrative office. 

 

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

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

which may not fully meet the requirements of this chapter.  

 

This finding is not applicable, since there is no on-street parking available in this area and as 

indicated above, and the parking need would be accommodated entirely on site. 

 

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

structural or site constraints. 

 

Full compliance with the parking standards is not reasonably feasible given the limited space on 

this already developed site and the need to devote a larger portion of the site to on-site utilities.     

The only area of the site where replacement surface parking might be accommodated would be 

on the north side of the building. Installation of parking at that location would be inconsistent 

with the Sierra Point Design Guidelines which encourage a landscape buffer between bayside 

buildings and the edge of the bay.  

 

ATTACHMENTS: 

 

A. Vicinity map/aerial 

B. Site aerial 

C. Applicant’s plans, including parking and headcount data tables 

D. Draft Resolution UP-2-18 with recommended Findings and Conditions of Approval 

E. Sangamo Therapeutics Transportation Modes Estimates 

F. Off-street Parking Ordinance Review, for Selected San Mateo County Cities
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ATTACHMENT D 
Draft  

RESOLUTION UP-2-18 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 

CONDITIONALLY APPROVING USE PERMIT UP-2-18 

FOR MODIFICATION OF THE PARKING REGULATIONS  

AT 7000 MARINA BOULEVARD 

 

 WHEREAS, Kory Kaplan, of CRB Architects-Engineers, applied to the City of Brisbane 

for a use permit, per Brisbane Municipal Code Section 17.34.050.I, to modify the parking 

regulations in order to allow for the conversion of the approximately 105,000 square foot, 

existing building from administrative office to office and research and development (R&D) uses, 

including approximately 4,600 square feet of new floor area within the atrium, conversion of the 

basement level parking to utilities and storage rooms, and new utility and trash/recycling 

enclosures at the eastern corner of the building; and  

 

WHEREAS, the parking from this conversion would be reduced to 245 parking spaces 

whereas 268 spaces would otherwise be required by the Zoning Ordinance; and 

 

 WHEREAS, on May 8, 2018, the Planning Commission conducted a hearing of the 

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

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

and 

 WHEREAS, the Planning Commission reviewed and considered the staff memorandum 

relating to said application, and the written and oral evidence presented to the Planning 

Commission in support of and in opposition to the application; and 

 

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

exempt from the provisions of the California Environmental Quality Act; pursuant to Section 

15301(a) & (e) of the State CEQA  Guidelines; and 

 

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

attached herein, as Exhibit A, in connection with the requested use permit; 

 

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

Commission of the City of Brisbane, at its meeting of May 8, 2018 did resolve as follows: 

 

Use Permit UP-2-18 is approved per the findings and conditions of 

approval attached herein as Exhibit A. 

 

 ADOPTED this 8
th

 day of May, 2018, by the following vote: 

AYES:   

NOES:  

ABSENT:       ___________________________ 

 Colleen Mackin  

       Chairperson 

ATTEST: 

____________________________ 

JOHN A. SWIECKI, Community Development Director 
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DRAFT 

EXHIBIT A 

 

Action Taken:  Conditional approval of Use Permit UP-2-18, per the staff memorandum with 

attachments, via adoption of Resolution UP-2-18. 

 

Findings: 

 

A. In considering an application, the planning commission has considered and given due 

regard to the nature and condition of all adjacent uses and structures, and to general 

plan consistency.  There is no specific plan applicable to the area in question.  

 

B. The planning commission has determined that the establishment, maintenance or 

operation of the use applied for will not, under the circumstances of the particular 

case, be detrimental to the health, safety, comfort and general welfare of the persons 

residing or working in the neighborhood of such proposed use, nor will it be injurious 

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

welfare of the city. 

 

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

anticipated future traffic volume or traffic circulation on the site.  

 

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

parking spaces.  

 

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

existing structural or site constraints. 

 

 

Conditions of Approval: 

 

1. The applicant shall obtain a building permit prior for the tenant improvement and comply 

with all applicable state and local codes. 

 

2. Prior to final approval of the building permit, the applicant shall schedule an on-site 

inspection with planning staff to verify the parking lot striping conforms to the parking 

plan approved under this permit UP-2-18. 

 

3. Prior to occupancy, the applicant will provide the TDM report to C/CAG for review and 

approval and shall implement the TDM measures on an ongoing basis. 

 

4. This use permit is tied to the conversion of the building to administrative office and R&D 

uses as outlined in this permit application.  Other proposed tenant improvements that are 

not included within this current scope of work, are subject to review by the Planning 

Director for determination of substantial conformance.  Proposed building modification(s) 
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that is not deemed to be in conformance with this use permit may be referred to the 

Planning Commission as a separate application. 

 

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

requirements of the Municipal Code. 
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ATTACHMENT E 

 

Sangamo Therapeutics 

Transportation Modes Estimates 

Based on 200 Employees 
 

Typical Transportation Mode Mode Rate 

(%) 

Employees Parking 

Spaces 

Needed 

Drive Alone 63 126 126 

Company Commuter Shuttle 13 26 0 

Carpool 6 12 6 

Transit 12 24 0 

Bicycle 1.5 3 0 

Other (motorcycle, telecommute, compressed workweek) 2 4 1 

Vanpool 0 0 0 

Walk 0 0 0 

Non-commuting (sick, vacation, business travel) 2.5 5 0 

Totals 100% 200 133 
Note:  Data source, TDM Specialists, Inc. for Sangamo Therapeutics, via Project Architect Michael E. Wilson.  
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ATTACHMENT F 
 

Off-street Parking Ordinance Review 
Administrative Offices and Research & Development 

For Selected San Mateo County Cities 
(Review date April 18, 2018) 

 

City Administrative Office 
(Parking space/square feet of 

building floor area) 

R&D 
(Parking space/square 
feet of building floor 

area) 

Notes 

Brisbane 1/300 NA  

South San Francisco 1/300 up to 100,000 sq ft 
1/350 over 100,000 sq ft 

1/350  

San Bruno 
 

1/300 1/500  

San Mateo 1/335 up to 100,000 sq ft 
1/315 over 100,000 sq ft 

1/500  

Redwood City 1/300* 1/600** *Large employers outside 
the Downtown and Mixed 
Use Zones 
**Formula driven: 1 space 
per 2 employees, but not 
less than 1/600 for R&D 
portion of the building. 

San Carlos 1/300 up to 100,000 sq ft 
1/350 over 100,000 sq ft 

1/600 
manufacturing and 
assembly 
1/800 laboratory 

 

Burlingame 
 

1/300 1/800  

Note:  This is a limited review of cities within San Mateo County and is not intended to represent all of the 
cities within the County, but rather to provide a sampling of cities that were found to have Off-street Parking 
ordinances with R&D parking standards, separate from administrative office uses. 
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