
 

City of Brisbane 

Planning Commission Agenda Report 
 

 

TO:  Planning Commission               For the Meeting of 10/10/2019 

 

SUBJECT: Interim Use Permit UP-4-19 & Grading Review EX-3-19; 600 Tunnel 

Avenue; C-1 Commercial District (Baylands); Interim Use Permit to allow 

staging of up to 90 Google Commuter buses on an approximately 3 acre vacant 

site on the  Baylands. The proposal further involves approximately 4,075 cubic 

yards of site preparation grading. Eric Aronsohn of Universal Paragon 

Corporation (Oyster Point Properties Inc.), applicant/owner; Assessor’s Parcel 

Numbers 005-340-040 & 005-350-080.  

 

REQUEST:  An Interim Use Permit and Grading Review is requested by Universal Paragon 

Corp. on behalf of Google to allow for utilization of the subject vacant site as a staging yard for 

up to 90 Google commuter buses.  Prior to parking buses on the site it would be prepared by 

grading of approximately 4,075 cubic yards with placement of base rock. 

 

The requested term of the Interim Use Permit would be for 5 years.  Parking, or staging, of the 

buses would be allowed 24 hours a day, seven days a week.  A schedule of projected trips in and 

out of the yard is provided in the project description section below and in the applicant’s project 

description. 

 

No utilities or office facilities are proposed with this use. 

 

RECOMMENDATION:  Conditionally approve Interim Use Permit UP-4-19 and Grading 

Review EX-3-19, recommending City Engineer approval of the proposed grading, via adoption 

of Resolution UP-4-19/EX-3-19 with Exhibit A containing the findings and conditions of 

approval.    

 

ENVIRONMENTAL DETERMINATION:  This project, a minor temporary use of land 

having negligible or no permanent effects on the environment, is categorically exempt from the 

provisions of the California Environmental Quality Act (CEQA) per Sections 15304 of the 

CEQA Guidelines.  The exceptions to this categorical exemption, referenced in Section 15300.2, 

do not apply. 

   

APPLICABLE CODE SECTIONS:  Brisbane Municipal Code Chapter 17.41, adopted June 

10, 1996, establishes procedures and required findings for the approval of interim uses in the 

Baylands subarea.  Required findings are set forth in BMC Section 17.41.060, and mandatory 

conditions of approval are listed in BMC Sections 17.41.060.F and 17.41.070.   
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BMC Section 17.32.220 requires Planning Commission review of a grading permit when more 

than 50 cubic yards of material is to be removed from the site and/or when more than 250 of 

material are involved.    

 

SITE DESCRIPTION:  The site is approximately 3 acres in size and is located south of the 

Golden State Lumber storage yard, between the CalTrain rail lines and Tunnel Avenue, on the 

westernmost edge of the former municipal landfill.  Most of the parking area will be set back 

from Tunnel Avenue by approximately 78 to 100 feet and set back from CalTrain by 

approximately 40 to 115 feet. 

 

The subject area is vegetated with Coyote brush scrub and grasses that have grown on the soil 

cap over the landfill following cessation of the landfilling in this area in the mid-1900’s.  The 

City’s biological consultant for the Baylands has previously identified seasonal wetlands in the 

areas east and west of this site, but the proposal site would not encroach into those areas. 

 

The attached photo by staff taken in September 2019 shows the general state of the site. 

 

PROJECT DESCRIPTION:  The proposed operations as described by the applicant are 

summarized as follows:   

 

Site Preparation  The site would run parallel to Tunnel Avenue with a one-way entrance from 

Tunnel Avenue at the north end and a one-way exit at the south end of the site. 

 

Prior to occupying the site with the buses, the site would be prepared by grubbing the  vegetation 

and laying base rock across the site.  The total grading volume would be approximately 4,075 

cubic yards.  Approximately 400 cubic yards of the grubbed material would be exported from the 

site and approximately 3,675 cubic yards would be imported base rock to provide a parking 

surface.  

 

A six foot high chain link fence would be placed around the perimeter of the site, with a 

manually operated, lockable gate at the driveway entrance and exit.  Solar powered temporary 

light standards would be placed at eleven locations across the site for safety and security, as 

shown on the applicant’s site plan. 

 

Per a draft condition of approval, prior to preparing the site for the proposed use, the nearby 

wetlands would be marked by the project biologist, to the satisfaction of the Community 

Development Director, to prevent inadvertent disruption of  those areas during the site 

preparation work.   

 

Proposed Use  As indicated above, the site would be used for staging up to 90 Google buses for 

transporting Google employee commuters.  The buses would be picked up and dropped off by 

contracted Google bus drivers Monday through Friday, between 3 and 7 am and 3 and 9 pm.  

Drivers arriving by personal vehicle would park those vehicles on the site, in place of the Google 

buses.  The total vehicle trips per day is estimated at 360, with the peak hours being between 4 

and 6 am at a rate of 60 trips per hour and between 7 and 8 pm at a rate of 50 trips in that hour.  
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Note that a trip is counted for each time either a personal vehicle or bus would enter or exit the 

yard. 

 

Vehicle maintenance would not be conducted on the site. 

 

No permanent employees would be located on the site, since the site would only serve as a 

staging location to store, pick up and drop off buses.  The buses are equipped with lavatories and 

trash receptacles and so no restroom or trash collection facilities are planned for the site.  All 

waste products would be handled off-site, outside of Brisbane. 

 

As indicated above the yard would be fenced and gated for security.  Additionally, security 

personnel would periodically patrol this site along with two other nearby Google sites 7 days a 

week.  Portable solar-powered lighting standards with security cameras would be located on the 

site for security and safety during early morning and evening vehicle transfers.  Lighting would 

be on in the mornings at 4:30 am and in the evenings to 11 pm.  The Police Department reviewed 

the applicant’s proposal and had no objections. 

 

ANALYSIS AND FINDINGS:  The required findings under BMC Sections 17.41.060.A-F and 

project analysis are as follows:  

 

Interim Use Permit 

 

a) The interim use will not be detrimental to the public health, safety or welfare, or 

injurious to nearby properties or improvements;  

 

The proposal complies with this finding.  

 

The site is within an industrial area of Brisbane and the proposal is not anticipated to 

have any detrimental or injurious effects.  The area is largely surrounded by vacant lands, 

and the CalTrain rail line.  CalTrain’s north-south rail lines run adjacent to the site 

immediately to the west.  The Golden State Lumber storage yard is located approximately 

200 feet to the north.  To the east, across Tunnel Avenue, are the Brisbane Recycling 

Company and Brisbane Soil Processing operations.  To the south are vacant lands of the 

Baylands.  Note that CalTrain has indicated that their fiber line runs on the property and 

appears to be immediately to the west of the proposed yard.  To ensure that there is no 

damage to the nearby fiber line, a condition of approval is included to coordinate locating 

it in the field prior to grading.   

 

Given the site’s location, the closest residential uses are approximately 1/3 mile away, to 

the southwest, at the Northeast Ridge, and slightly more distant to the west and north in 

Daly City and San Francisco, at approximately ½ mile.  Given those distances, and the 

operational conditions of approval, including the number of vehicle trips per hour, the use 

is not anticipated to have any detrimental effects on the residential areas.  Despite that, 

since the CalTrain Bayshore station is located approximately ¼ mile to the north on 

Tunnel Avenue, due to the anticipated increase in bus traffic, CalTrain has requested that 
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prior to the start of operations, outreach be made by Google to the nearby residential 

neighborhood. This would be to inform the nearby residents that the Google buses, to be 

housed on the subject site, will be operating near that station. 

 

b) the interim use will not create any significant environmental impacts; 

 

The proposal complies with this finding.   

 

The use is temporary in nature with no permanent structures or utilities and the use would 

have negligible or no permanent effects on the environment.  As such it is categorically 

exempt from the provisions of CEQA.  As indicated above, there are wetlands in the 

vicinity of the site, but these are outside the area of proposed use.  A condition of 

approval is included for a qualified project biologist to delineate the wetlands in the field 

and that they be marked with temporary orange fencing to prevent inadvertent damage 

during grading. 

 

The use of buses for Googles employees will serve to remove single occupancy vehicles 

from the roadways and thereby reduce greenhouse gas emissions for the region, reducing 

environmental impacts that would otherwise result from single occupant vehicles. 

 

c) the interim use will not obstruct redevelopment; 

 

The proposal complies with this finding.   

 

In considering approval of the Interim Use Permit, the Planning Commission must find 

that the use “…will not obstruct, interfere with, or delay the intended redevelopment of 

the property…” (BMC Section 17.41.060.C).  Given the short duration of the proposed 

use and that fact that it will not include any permanent structures, there would be no 

obstruction to redevelopment plans.  A condition of approval is included to address 

vacation of the site should redevelopment be advanced during the permit period. 

 

d) all required public utilities and other infrastructure are or will be available;  

 

This proposal complies with this finding.   

 

The infrastructure of the roadway is provided via Tunnel Avenue with nearby U.S. 101 

freeway access via Beatty Avenue.  No utilities are required for this use. 

 

e) the use will benefit the property and/or the public; 

 

The proposal complies with this finding.   

 

The use would benefit the public in that the bus yard would support the use of commuter 

buses and thereby reduce greenhouse gas emissions for the region.   
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f)  encourage the employment of Brisbane residents to the extent it is reasonably possible 

to do so. 

 

The proposal complies with this finding.  

 

The applicant indicates that their employment recruitment program will include directed 

outreach to Brisbane residents, to the extent possible.  Google utilizes vendor partners for 

bus driver services and has indicated that they will encourage those vendors to post job 

openings in the City’s Chamber of Commerce publication, the Luminary.   

 

Grading 

 

In 2003, the Planning Commission adopted guidelines and findings for reviewing grading 

applications based on General Plan policies.   

 

a. The proposed grading is minimized and designed to reflect or fit comfortably with 

the natural topography. 

 

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

 

c. The proposed grading is designed to conserve existing street trees. 

 

d. The proposed grading complies with the terms of the San Bruno Mountain Area 

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

applicable. 

 

The proposal either complies or is not applicable to these findings.   The only applicable 

finding is the first and the grading will not appreciably change the relatively flat 

topography of the site, except to even out the surface of this relatively flat site and 

provide a layer of base rock.  There would be no retaining walls, no effected trees and the 

site is not within the HCP.  It should be noted that technical issues such as soil stability, 

erosion control and site drainage are under the purview of the City Engineer, as a separate 

grading permit. 

 

 

Finally, note that this application was routed to the City Engineer/Public Works Director, 

Fire Dept., Police Dept., San Mateo County Environmental Health, Regional Water 

Quality Control Board, Bayshore Sanitary District, San Francisco Water and CalTrain 

JPB for review and comment.  There were no objections to the proposed use.  Proposed 

conditions of approval are provided with the attached resolution.   
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ATTACHMENTS:   
 

A. Vicinity Map  

B. Site Photograph 

C. Applicant’s Project Description  

D. Applicant’s Vehicle Trip Estimates 

E. Applicant’s Proposed Plans  

F. Draft Resolution UP-4-19/EX-3-19 

 

 

 

______________________________ _______________________________________ 

Ken Johnson, Senior Planner  John Swiecki, Community Development Director 
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Aerial Vicinity Map
600 Tunnel Ave.
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Attachment B

600 Tunnel Avenue Site Photo
View to the South 
September 23, 2019
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RESOLUTION UP-4-19/EX-3-19 

 

A RESOLUTION OF THE PLANNING COMMISSION OF BRISBANE 

CONDITIONALLY APPROVING INTERIM USE PERMIT UP-4-19 AND GRADING 

REVIEW EX-3-19 

TO ALLOW THE USE OF A VACANT SITE ON THE BAYLANDS TO BE USED FOR  

A GOOGLE BUS STAGING YARD 

 

 WHEREAS, Eric Aronsohn  applied to the City of Brisbane for an Interim Use Permit 

UP-4-19 and Grading Review EX-3-19 to allow outdoor staging of Google buses on an 

approximately 3 acre vacant site on the Baylands, at 600 Tunnel Avenue, between Tunnel 

Avenue and the CalTrain rail lines; and   

 

 WHEREAS, on October 10, 2019, the Planning Commission conducted a hearing of the 

application, 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 written and oral evidence presented to the Planning Commission 

in support of and in opposition to the application; and 

 

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

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

15304 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 Interim Use Permit. 

 

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

Commission of the City of Brisbane, at its meeting of October 10, 2019 did resolve as follows: 

 

Interim Use Permit UP-4-19 is approved and the recommendation of City 

Engineer approval of the proposed grading EX-3-19 is approved per the 

conditions of approval attached herein as Exhibit A. 

 

 ADOPTED this tenth day of October, 2019, by the following vote: 

 

AYES:   

NOES:   

ABSENT:    

   _______________ 

 Pamala Sayasane  

       Chairperson 

ATTEST:

Attachment F
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EXHIBIT A 

 

ACTION TAKEN:  Conditionally approved Interim Use Permit UP-7-19 per the staff 

memorandum with attachments, via adoption of Resolution UP-7-19. 

 

FINDINGS: 

 

1. The proposed interim use and the conditions under which it would be operated will not be 

detrimental to the public health, safety or welfare, or injurious to properties or 

improvements in the vicinity, as described in the staff memorandum; 

 

2. The proposed interim use is categorically exempt from environmental review pursuant to 

Section 15304(e) of the California Environmental Quality Act (CEQA) Guidelines and 

will not result in any significant adverse environmental impacts; 

 

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

redevelopment of the property in accordance with the uses anticipated in the General Plan 

or any adopted specific plan applicable to the site, inasmuch as there are no permanent 

site improvements proposed.     

 

4. There are no required public utilities since the use is for bus staging only.  The 

infrastructure of Tunnel Avenue will provide for roadway access and lavatories and 

recycling is contained on the buses, so that the interim use will operate in a safe, sanitary, 

and lawful manner. 

 

5. The use will benefit the property and/or the public in that it would be used to facilitate 

bus ridership for Google employees thereby reducing greenhouse gas emissions that will 

benefit the public throughout the region. 

 

6. The use would encourage the employment of Brisbane residents to the extent it is 

reasonably possible to do so. 

 

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

natural topography. 

 

8. The proposed grading would not include retaining walls. 

 

9. The proposed grading would not impact trees. 

 

10. The proposed grading is not within the San Bruno Mountain Area Habitat Conservation 

Plan area. 
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CONDITIONS OF APPROVAL: 

 

Site Preparation 

 

A. The applicant shall obtain a grading permit from the City Engineer prior to start of grading 

and shall complete grading to the satisfaction of the City Engineer.  

 

B. Grading shall comply with stormwater NPDES requirements, including Best Management 

Practices, to the satisfaction of the City Engineer. 

 

C. Prior to grading, the applicant shall coordinate with CalTrain to locate and mark the location 

of the CalTrain fiber line that runs near the proposed site. 

 

D. Prior to grading, the project biologist shall clearly mark out the extents of the wetlands area 

in the field and temporary orange safety fencing shall be placed at least 20 feet from the 

wetlands perimeter, to prevent damage to these areas during grading. 

 

E. Applicant shall notify the County and Water Board at least 72 hours prior to grading 

operations and shall comply with any conditions imposed by these agencies. 

 

F. Portable security lighting shall be placed and maintained downwards onto the site and not up 

or outwards, such that it would present a hazard or significant glare to off-site properties.  

Any modification to the lighting plan shall be subject to Planning Director approval. 

 

G. Security fencing shall be placed to the satisfaction of the Planning Director.  Entry gates shall 

be set back from Tunnel Avenue, such that buses will not back up onto Tunnel Avenue while 

gates are being opened or closed. 

 

H. Per the Fire Department: 

a. Minimum 4 inch tall address numbers shall be posted at each entrance gate.  

b. All flammable vegetation must be cut and removed from the interior of the lot.  

c. Flammable vegetation must be cut and removed a minimum of 30 feet away 

from the property line, around the exterior of the lot being used, to provide a 

fuel break from the Baylands vegetation, except that vegetation within the 

wetlands areas shall not be removed without approval by the project biologist.   

 

 

Prior to Bus Yard Operation  

 

I. The prospective operator shall maintain a business license through the City’s Finance Dept. 

 

J. Prior to start of operations, Google shall coordinate with CalTrain to provide residential 

outreach to inform them of the Google buses to be operating in the area. 
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K. Per the County Environmental Health Services, the operator shall provide to the County a 

maintenance and monitoring program to maintain the base rock surface and to minimize 

surface ponding of the storm water.  A copy shall also be provided to the City Planning 

Director. 

 

Operational Conditions 

 

L. No storage is permitted, other than the Google bus parking and parking of the drivers’ 

vehicles used to retrieve buses. 

 

M. The site shall be maintained free of trash and debris.  Trash and recycling shall be contained 

on the buses for disposal at an authorized off site location.  

 

N. The project shall comply with stormwater NPDES requirements on an ongoing basis to the 

satisfaction of the City Engineer. 

 

O. Per the City Engineer, all vehicles utilizing the yard shall be in compliance with vehicle 

weight requirements specified in California Vehicle Code Sections 35550-35558.  Storage of 

any vehicles over these weight requirements shall be subject to approval by the City 

Engineer, who may impose additional conditions.   

 

P. The site and surrounding area shall be maintained for the duration of the use in compliance 

with North County Fire Authority requirements, per condition H. 

 

Q. Maintenance of vehicles is not permitted on the site. 

 

R. The gravel site surface shall be maintained to prevent water from ponding on the site and to 

provide for dust control to the satisfaction of the City Engineer.   

 

S. This site shall not be paved with an impervious surface.  Any such proposal would be subject 

to further review and approval by the Planning Director and City Engineer and review under 

the Water Board C.3 provisions. 

 

T. Per the Bayshore Sanitary District requirements: 

• No onsite wastewater facilities, other than those on the buses are permitted. 

• No SFPUC water connection is permitted without a permit amendment. 

• No wastes from the buses into the District’s wastewater collection system shall be 

permitted. 

 

U. Minor modifications to this use permit may be approved by the Planning Director upon 

written request. 

 

V. If the City determines that the interim use would interfere or obstruct planned public 

improvements, within a 90-day written notice by the City the permittee shall abandon the 

interim use and remove improvements at its own expense. 
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W. This Use Permit is subject to the revocation procedures established in Brisbane Municipal 

Code Chapter 17.48. 

 

 

Mandatory Conditions, per BMC Section 17.41.070: 

 

X. Since the use is being operated by a person other than the owner of the property, the owner 

and the operator are furnish the city with an agreement (or a copy of a lease containing such 

agreement) that: (i) the operator's right to possession of the premises for the purpose of 

conducting the interim use is dependent upon the interim use permit having been granted and 

maintained in full force and effect; and (ii) the operator's right to possession of the premises 

for the purpose of conducting the interim use will terminate upon any expiration or 

revocation of the interim use permit; and (iii) it shall be the responsibility of the owner to 

terminate the operator's possession of the premises upon any expiration or revocation of the 

interim use permit if the operator continues to utilize the premises for the conduct of such 

interim use.  

 

Y. The permittee shall be jointly and severally liable for all costs and expenses, including 

attorneys' fees, the city may incur to enforce the conditions of the interim use permit upon 

any breach thereof by the permittee, or to abate and remove the interim use upon any failure 

by the permittee to discontinue such use, or to evict the operator of such use, upon the 

expiration or revocation of the interim use permit.  

 

   

Project Close Out: 

 

 

Z. Vehicles, fencing and lighting shall be removed from the site by the close of the interim use 

permit period or upon other vacation of the use. 

 

AA. This Interim Use Permit shall expire five years from the effective date of the interim use 

permit. 
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