CITY OF SAN CARLOS
SAN CARLOS PLANNING COMMISSION
September 18, 2017 7:00 P.M.
Council Chambers, City Hall
600 Elm Street, San Carlos, CA 94070
www.cityofsancarlos.org

AMENDED AGENDA
(Project descriptions have been added)

COMMISSIONERS
David Silberman, Chair
Don Bradley, Vice Chair
Angela Harper-Pedersen
Jesse Gutierrez
Shannon Bergman

1.

MEETING CALLED TO ORDER

2.

PLEDGE OF ALLEGIANCE

3.

ROLL CALL

4.

PUBLIC COMMENT

ADVISORY
Al Savay, Community Development Director
Lisa Porras, Principal Planner
Lisa Costa Sanders, Principal Planner
Laura Russell, Senior Planner Consultant
Kimberly Chu, Deputy City Attorney

Public Comment is limited to items not on the agenda. The Commission may briefly
respond to statements made or questions posed as allowed by the Brown Act
(Government Code Section 54954.2). However, the Commission's general policy is to
refer items to staff for attention, or have a matter placed on a future Commission agenda
for a more comprehensive action or report.
5.

APPROVAL OF MINUTES
a.

6.

Approval of the minutes of the Planning Commission meeting of Tuesday,
September 5, 2017.

PUBLIC HEARING
Procedure for Public Hearing:
Staff will present a report on the history, physical features, etc., on the application
followed with the staff's recommendations. The applicant will make a presentation.

Thereafter, interested members of the community may speak on the proposal. When all
interested parties have had an opportunity to be heard, the hearing will be closed, and
no further discussion from the floor can be held. The Commission will then consider the
evidence and make its recommendation. If you challenge a public hearing item in Court
you may be limited to raising only those issues you or someone else raised at the public
hearing described in this notice, the public notice, or in written correspondence delivered
to the City at or prior to the public hearing. Speakers should fill out a speakers form,
found by the door, and hand it to the recording secretary prior to addressing the
Commission. The speaker should come up to the microphone to speak since the
meeting is being recorded. This will assist staff in preparing the minutes.
a.

906 Holly Street - APN: 046-111-280 - Consideration of Grading and Dirt Haul
Certificate to Implement the Soil and Remediation Plan.

b.

360 Industrial Road, Suite A - APNs 046-054-440, 450, and 460 - Request for a
Conditional Use Permit to Allow a Large-Scale Commercial Recreation Facility.

7.

REPORTS, CORRESPONDENCE AND GENERAL INFORMATION

8.

ADJOURNMENT

Any writings or documents provided to a majority of the Planning Commission Members regarding any
item on this agenda will be made available for public inspection at the City Clerk’s Office at City Hall - 600
Elm Street, San Carlos, during normal business hours.
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this
meeting, please contact the Planning Department, at (650) 802-4263. Notification in advance of the
meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting. A
hearing assistance system is available in the Council Chambers. Please ask staff for a receiver.

CITY OF SAN CARLOS

SAN CARLOS PLANNING COMMISSION
September 5, 2017
7:00 PM
City Hall, Council Chamber, 600 Elm Street
San Carlos, California
www.cityofsancarlos.org

DRAFT MINUTES
ADVISORY
Al Savay, Community Development Director
Lisa Porras, Principal Planner
Lisa Costa Sanders, Principal Planner
Greg Rubens, City Attorney

I.

COMMISSIONERS
David Silberman, Chair - absent
Don Bradley, Vice Chair
Angela Harper-Pedersen
Jesse Gutierrez - excused
Shannon Bergman

MEETING CALLED TO ORDER

The meeting was called to order at 7:00pm.
II.

PLEDGE OF ALLEGIANCE

III.

ROLL CALL

IV.

PUBLIC COMMENT

None.
V.

APPROVAL OF MINUTES
a)

Approval of Special Planning Commission meeting minutes of August 21,
2017.

M/S Bergman/Bradley to approve the minutes of August 21, 2017. The motion passed 4-0 by the
following roll call vote:
Ayes: Silberman, Bradley, Harper-Pedersen, Bergman
Noes: none
VI.

PUBLIC HEARING
a)

906 Holly Street (APN: 046-111-280) – Consideration of Grading and Dirt Haul
Certificate to Implement the Interim Measures Work Plan.
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Principal Planner Lisa Costa Sanders announced that the applicant has requested that the item be
continued to the next meeting of the Planning Commission, scheduled for September 18, 2017.
M/S Harper-Pedersen/Bergman to continue the item to the Planning Commission meeting
scheduled for September 18, 2017. The item passed 4-0 by the following roll call vote.
Ayes: Silberman, Bradley, Harper-Pedersen, Bergman
Noes: none
b)

941 Bransten Road (APN: 046-133-019) – Consideration of Grading and Dirt
Haul Certificate to Implement the Interim Measures Work Plan.

Principal Planner Lisa Costa Sanders presented the item noting a change to the dirt haul route.
Commissioner Harper-Pedersen clarified with that the all of the staging will be done on site.
Commissioner Harper-Pedersen asked how long the project is expected to take. Lisa Costa Sanders
noted that the project applicant will address the duration,
Commissioner Harper-Pedersen asked about the geotechnical report and how adherence to the report is
monitored. Lisa Costa Sanders noted that after the item is approved by the Planning Commission, it will
move forward to Public Works where the City Engineer will look at the grading plans in more detail and
the adherence to the geotechnical report.
Chair Silberman asked about noticing requirements. Lisa Costa Sanders answered that Industrial Road is
an arterial street and therefore not subject to dirt haul noticing. She continued that the surrounding
properties were notified of the environmental documents and public hearing but the dirt haul route
noticing was not required. She added that there are no residential parcels fronting the amended dirt haul
route.
Martha Watson representative for GC Lubricants spoke about the project. She noted that they are
targeting completion of the grading and back fill in two weeks.
M/S Bradley/Bergman to close the public hearing. The motion passed by the following roll call
vote:
Ayes: Silberman, Bradley, Harper-Pedersen, Bergman
Noes: none
M/S Bradley/Harper-Pedersen to grant approval of the Request for Grading and Dirt Haul
Certificate to implement the Interim Measures Workplan at 941 Bransten Road (APN: 046-133-019),
based on the findings for the reasons incorporated in the Staff Report, and as conditioned in the
Draft Grading and Dirt Haul Certificate with the revised dirt haul route. The motion passed 4-0 by
the following roll call vote:
Ayes: Silberman, Bradley, Harper-Pedersen, Bergman
Noes: none
c)

Consideration of a Mitigated Negative Declaration and an Ordinance
Amending San Carlos Zoning Ordinance Section 18.41.020 Removing
Founder Tree from the Definition of Heritage Trees.

Principal Planner Lisa Costa Sanders presented the item.
Chair Silberman asked why the designation was added and what the purpose was. He also asked why
we would remove the entire Founder tree designation and not just as it applies to eucalyptus trees.
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Lisa Costa Sanders noted that in 2009 there was an ordinance change that excluded eucalyptus trees
from the tree protection ordinance. Due to concern over the preservation of the trees on San Carlos
Avenue, the Founder tree designation was adopted.
Chair Silberman asked if the Founder tree designation added any additional protection above a Heritage
tree designation. Lisa Costa Sanders noted that there is not additional protection added by the Founder
designation. Discussion ensued regarding the consequences of removing the Founder tree designation
on other trees.
Lisa Porras noted that Planning Staff will be addressing the tree ordinance in a comprehensive way in the
next year, at the direction of City Council, as one of its strategic objectives.
Commissioner Bergman asked if keeping the Founder tree designation would still allow homeowners to
apply to remove a hazardous tree. Lisa Costa Sanders answered that the tree removal permitting process
will remain in place regardless of changes made to the Founder tree designation in the ordinance.
Commissioner Harper-Pedersen clarified that if the designation is removed, eucalyptus trees could be
removed by right, without a permit. Lisa Costa Sanders noted that that is correct.
PUBLIC COMMENT
Darren Batara, resident, spoke in favor of the removal of the Eucalyptus trees on San Carlos Avenue. He
noted that part of the discussion that needs to include safety.
Cara Vonk, resident, noted that the ordinance amendment targets eucalyptus trees and they will be
allowed to remove the trees regardless of size or age. She outlined the criteria for historic and cultural
resource and noted three criteria of the Secretary of the Interior. She spoke in opposition to the changes
and urged the Commission to recommend that the trees be preserved to protect our city’s heritage.
Josh Wallace, resident, asked that if the City removes a tree that it replace the tree with like
characteristics. He asked if San Carlos has an Urban Forest Master Plan. Mr. Wallace suggested that the
removal of all of the trees is a matter of convenience. He expressed that he would like to see trees
replaced and feels that many times replacement trees are promised but never planted.
Sandee Althouse, resident, spoke in opposition to the changes, requesting that the Commission rethink
and give careful consideration to the ordinance amendment. She would like to see a plan and funding in
place for replacing the trees before any cutting starts.
Tom Haxton, resident, alleged that eucalyptus trees are not dangerous and suggested that with proper
inspections and maintenance the trees could remain safely. He suggested that the arborist’s
assessments are driven by economics and not the health of the trees. He would like to see an arborist
using newer technology to inspect trees and urged the Commission to not remove the designation until
more accurate inspection procedures are adopted.
Tom Hausken, resident, addressed changing the Founder tree designation and urged the Commission to
not make a sweeping decision about all of the trees and to look at the bigger picture
Sandra Mentan, resident, spoke in opposition to changing the designation of the Founder trees. She
recommended assembling a committee to put together a plan to keep the eucalyptus trees that are still
there and put in new trees, flowers and plants in the area. She would also like to see a replacement plan
in place before threes are removed.
Bob Young, resident, noted that no one knows when a eucalyptus tree will fail and the one that fell last
year near Arundel School looked healthier than some of the trees further west. He noted that the timing of
the failure was lucky and we are fortunate that no one lost their life. He added that he is in favor of
removing the Founder tree designation from the ordinance.
Jacque Villard, resident, spoke in favor of removing the trees but would like to see the trees replaced.
She noted that the eucalyptus trees are not native to California and a native species would be more
3
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appropriate. She is concerned about the fire hazard, limbs falling, birds living in the tree make messes on
the sidewalks and yards. She added that real estate agents don’t disclose that homeowners are
responsible for tree maintenance.
Jaqueline Knapp, resident, noted that she is a low-income senior and explained how expensive it is for
homeowners to prune and trim trees. She commented that someone lit a branch on fire from the street
and the branches are extremely flammable. She would like to remove the trees herself but the cost to do
so is prohibitive.
Chair Silberman called a five minute recess while it was determined if he should recuse himself from the
item since his house is within five hundred feet of one of the groups of Founder trees.
Chair Silberman recused himself from the item in an abundance of caution.
M/S to Harper-Pedersen/Bergman to close the public comment. The motion passed 3-0 by the following
roll call vote:
Ayes: Bradley, Harper-Pedersen, Bergman
Noes: none
Commissioner Bergman noted that she will vote to not change the designation. She thinks the trees are
part of the shape and character of the city. She also noted that the trees are tied to a founder of the city.
Commissioner Bergman also has concerns about the validity of the arborist report.
Commissioner Harper-Pedersen asked staff to comment on how Burlingame and Belmont are
maintaining their trees and if those cities are paying to maintain them. Lisa Costa Sanders gave an
overview of the maintenance done in Burlingame. She also noted that in the case of the Burlingame
trees, the city pays to maintain them. Greg Rubens interjected that the trees in Burlingame that line El
Camino Real are maintained by the State since El Camino Real (Highway 82) is maintained by the State.
Commissioner Harper-Pedersen asked the project arborist, Kevin Kielty, if the public comment regarding
the safety of eucalyptus species is accurate. Kevin Kielty noted that while all trees and species of trees
are different, eucalyptus trees are more dangerous given their rapid growth and the fact that the trunks
can weigh up to 1,000 pounds a foot. Kevin Kielty spoke about the eucalyptus trees in Burlingame that
failed and he noted that they had almost no roots or restricted root growth and the ones that failed were
not the worst trees on the row.
Commissioner Harper Pedersen asked why the trees had such a restricted root area. Kevin Kielty
answered that the trees do not appear to have good root development under the asphalt road bed and he
gave another example from the Burlingame trees.
Commissioner Harper-Pedersen asked what trees Kevin Kielty would recommend for replacements. He
noted that he would suggest coast live oaks or valley oaks to enhance the riparian.
Commissioner Harper-Pedersen asked if oaks will perform better with the asphalt road bed. Kevin Kielty
answered that most tree species do not do well next to sidewalk and asphalt but oaks are slow growing
and if maintained from a young age they could do well. Kevin Kielty added that he is an independent
consultant and has no interest in removing the eucalyptus trees.
Commissioner Bergman commented that since there is a mechanism already in place for removing dead
or diseased trees, she sees no reason to remove the Founder tree designation.
Commissioner Harper-Pedersen asked what the timeline might be for removal and replanting if the
Council approves the removal of the designation.
Jay Walter, Public Works Director, noted that based on the removal of the four eucalyptus trees recently,
staff knows that the project is complex and requires a robust traffic plan and there will be a lot of details to
4
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work out to get the trees removed. He added that replacement planting will likely take place as part of the
pedestrian improvements being studied along San Carlos Avenue.
Commissioner Harper-Pedersen commented that she understands the historical value but wonders if
history is the only thing keeping us from removing them. She thinks in this case that the safety issues and
the fact that the trees are not native to San Carlos outweighs the fact that the trees were planted by a
historical citizen 129 years ago. Commissioner Harper-Pedersen thinks the original planting of the trees
was a mistake and can be rectified in a measured and meaningful way.
Vice Chair Bradley commented that he agrees with much of what Commissioner Harper Pedersen said
and thinks that steps need to be taken.
M/S Harper-Pedersen/Bradley to adopt a Resolution recommending the City Council approve the
Mitigated Negative Declaration. The motion passed 2-1 by the following roll call vote:
Ayes: Bradley, Harper-Pedersen
Noes: Bergman

M/S Harper-Pedersen/ to adopt a Resolution recommending the City Council adopt an ordinance
to amend the San Carlos Zoning Ordinance, Title 18 of the San Carlos Municipal Code, Section
18.41.020 removing reference to “Founder Trees” and protected status of eucalyptus trees. The
motion passed 2-1 by the following roll call vote:
Ayes: Bradley, Harper-Pedersen
Noes: Bergman
VII.

REPORTS, CORRESPONDENCE AND GENERAL INFORMATION
a)

Report on recent City Council actions

Lisa Porras announced that the City Council adopted the 2017 Parking Study and directed staff to
move forward with four priority parking management initiatives. They are: updating the parking inlieu fee, reconfiguring existing parking plazas, considering expanding existing TDM program, and
look at expanding parking technologies like Street line. Additionally, she noted that the parking
study is available on the City’s website.
b)

Planning Commission comments or reports

c)

Correspondence

None.
d)

Planning Staff comments, reports and updates of current projects

Lisa Porras announced that the meeting on September 18 will hear the item from this evening
that was continued. She will have more information on the agenda for that meeting by the end of
the week. The October 2 hearing will have the proposal to amend the zoning ordinance for
consideration of cannabis oriented businesses.
Lisa Porras gave information about the progress from the Wayfinding sub-committee and
provided the Commission with a handout with a map and description of the mockup signs that are
up temporarily around the City.

5
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VIII.

Communication: Approval of the minutes of the Planning Commission meeting of Tuesday, September 5, 2017. (APPROVAL OF MINUTES)

Lastly, Lisa Porras noted that Joaquin Pedrin stepped down from the Residential Design Review
Committee. Lisa noted what a valuable asset he was to the Committee and let the Commission
know about the process to fill the position.
ADJOURNMENT

The meeting was adjourned at 8:40 p.m.

6
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PLANNING COMMISSION
STAFF REPORT

MEETING DATE: September 18, 2017
ITEM TITLE: 906 Holly Street (APN: 046-111-280) - Consideration of Grading and Dirt
Haul Certificate to Implement the Soil and Remediation Plan.

SUMMARY
The project involves the cut and fill of approximately 1,947 cubic yards of soil and fill material to
implement the Soil Remediation Plan approved by San Mateo County Department of
Environmental Health.

BACKGROUND
The project site is located at the northwest corner of Holly Street and Industrial Road. The site
is currently occupied by the Holly 76 gas station and food mart. The site previously operated as
a BP service station. A leak of an underground petroleum storage tank was detected in 1986.
In 1986 the tanks were replaced and some soil was excavated. The soil has been treated and
monitored since that time. San Mateo County Department of Environmental Health has
approved a work plan to remove the contaminated soil and back fill with clean soil and
engineered fill. The applicant would like to complete the work this year. The fueling station will
remain open during the grading operations.
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Planning Commission
September 18, 2017
906 Holly Street - APN: 046-111-280
PLN 2016-00163
The subject site is zoned NR, Neighborhood Retail, and has a corresponding General Plan land
use designation of Neighborhood Retail.
The Planning Commission continued the public hearing from the September 5, 2017 meeting to
the September 18, 2017 meeting at the applicant’s request.

PROJECT DESCRIPTION
Grading and Dirt Haul
The proposed grading plan includes excavation of up to eight feet deep over 3,200 square feet
of the property to remove contaminated soil. Clean imported engineered fill material and soil will
be used to backfill the excavation. Total soil exported is estimated at 974 cubic yards. Total
import is estimated at 526 yards of soil and 447 yards of CLSM fill material. New asphalt will be
poured to restore the site. The work will entail approximately 171 truckloads of material and the
entire work is estimated to take approximately three months to complete.
The City prohibits truck traffic on Holly Street north of Industrial Road. The applicant has worked
with Public Works staff to temporarily close the sidewalk and one travel lane immediately
adjacent to the site along Industrial Road to accommodate grading activities. Trucks will access
the site from US Highway 101 to westbound Ralston Avenue to southbound Old County Road to
eastbound Harbor Boulevard to southbound Industrial Road and stage along the property
frontage for loading and unloading. Trucks will depart the site via southbound Industrial Road to
Brittan Avenue to US Highway 101. Due to site constraints and the turning movements at the
Holly and Industrial Road intersection, it was determined infeasible to load and unload trucks
onsite.
The grading will temporarily impact on-site utilities and require the temporary removal of the
signage at the corner of the site. Staff has added a condition to the Draft Grading and Dirt Haul
Certificate to allow the sign to be temporary removed and replaced as existed prior to the work
occurring. Once grading operations are completed, the site will be restored to current
conditions.
Zoning and General Plan
The subject site is zoned NR, Neighborhood Retail. Automobile service stations are considered
permitted uses if existing. New services stations are not allowed to be constructed within the
NR zoning district. The purpose of the NR district is to provide adequate land for a full range of
commercial uses and regional-serving retail services consistent with the General Plan to
maintain and strengthen the City’s economic resources. The service station will remain open
during grading operations and once work is completed will be returned to its current condition.
The General Plan land use designation of the subject site is Neighborhood Retail which permits
both neighborhood serving retail uses.

2
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Planning Commission
September 18, 2017
906 Holly Street - APN: 046-111-280
PLN 2016-00163
FINDINGS FOR APPROVAL

Grading and Dirt Haul
Planning Commission approval is required under San Carlos Municipal Code Chapter 12.08
when grading exceeds 1,000 cubic yards. Approximately 974 cubic yards of earth will be
removed from the site and 973 cubic yards of fill material imported to the site. The site is fairly
level and will be restored to the current condition when the work is completed.
Per SCMC Sec. 12.08.080(B), approval of the request for a grading permit requires the
following required finding:
1.
The proposed grading will not adversely affect the drainage or lateral support of other
properties in the area, is consistent with the San Carlos General Plan and Municipal Code, and
will not be detrimental to the public health, safety or general welfare.
Basis for finding: The project applicant has submitted a Geotechnical Report with the grading
plan. Recommendations of the Geotechnical Report will be incorporated into the design and
construction documents. The grading of the site will not adversely affect the drainage or lateral
support of other properties in the area, provided the recommendations within the geotechnical
report are adhered to, and will not be detrimental to the public health, safety or general welfare.
Conditions have been added to the Grading and Dirt Haul Certificate to ensure that the dirt
removal is done safely and in a controlled manner. The ongoing use as a service station is
consistent with the General Plan and Municipal Code.

Per Section 15.36.020 of the San Carlos Municipal Code, a dirt haul permit must be issued
when dirt is hauled to or from any location within the City and/or over any public street. Based
on the import and export of 1,947 cubic yards, approximately 171 truckloads are anticipated. A
map of the haul route is shown on sheet 3 of the Traffic Management Plan, is as follows:

Trucks will access the site from US Highway 101 to westbound Ralston Avenue to southbound
Old County Road to eastbound Harbor Boulevard to southbound Industrial Road and stage
along the property frontage for loading and unloading. Trucks will depart the site via southbound
Industrial Road to Brittan Avenue to US Highway 101.

PUBLIC NOTICE AND COMMUNITY OUTREACH
The applicant mailed project information to property owners and occupants within 300’ of the
site on August 17, 2017 (Attachment 3). The mailed public notice from the City was sent on
August 24, 2017 to property owners and occupants within a 300-foot radius of the project site,
and published in a local newspaper on August 25, 2017. As of the preparation of this staff
report, no public comments have been received.

3
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Planning Commission
September 18, 2017
906 Holly Street - APN: 046-111-280
PLN 2016-00163
ENVIRONMENTAL DETERMINATION
This project has been determined to be exempt from the provisions of the California
Environmental Quality Act (CEQA) per CEQA Section 15304, which exempts minor alterations
to land including grading from further environmental review.

RECOMMENDATION
It is recommended that the Planning Commission approve the request of Arcadis on behalf of
Holly Estate Holding, LLC for grading and dirt haul at 906 Holly Street.

MOTION
I move that the Planning Commission grant approval of the Request for Grading and Dirt Haul
Certificate to implement the Soil and Remediation Plan at 906 Holly Street (APN: 046-111-280),
based on the findings and for the reasons incorporated in the Staff Report, and as conditioned
in the Draft Grading and Dirt Haul Certificate.
Prepared by:

__________________________
Lisa Costa Sanders, Principal Planner
Reviewed by:

_____________________________
Lisa Porras, AICP, Principal Planner

ATTACHMENT(S):
1. Grading and Dirt Haul Certificate
2. PC Notice_906 Holly
3. Applicant Outreach Letter
4. Project Plans

4
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CITY OF SAN CARLOS

This is to certify that the San Carlos Planning Commission at the regular meeting thereof, held
on September 18, 2017 did grant a Grading and Dirt Haul Approval Certificate to Arcadis on
behalf of Holly Real Estate Holdings, LLC. per the plans dated June 2017 and July 16, 2017
prepared by Arcadis to permit earthwork totaling 1,947 cubic yards to implement the Soil
Remediation Plan approved by San Mateo County Department of Environmental Health for the
site located at 906 Holly Street (Assessor Parcel Number: 046-111-280). The application was
approved subject to the following conditions:
1. A Grading/Hauling Permit must be obtained from the Public Works Department prior to the
start of construction. The applicant shall submit the following information to the satisfaction of
the City Engineer prior to the issuance of a grading permit:
a) Provide detailed earthwork quantity calculations that include total cut, fill and import or
export quantities. Include adequate site sections to conform calculations.
b) Submit a title report less than 6 months old.
c) The Grading Plan shall be in conformance with the recommendations of the
Geotechnical Report, and the City design standards and ordinances. In the case of
conflict between the Geotechnical Engineer’s recommendations and City ordinances, the
City Engineer shall determine which shall apply. All plans shall be prepared using a
benchmark based on City standards and datum provided on the City website.
d) Submit a traffic control plan. Applicant shall prepare a plan for construction traffic
interface with public traffic on any existing public street. Construction traffic and parking
may be subject to specific requirements by the City Engineer.
e) The applicant shall provide an interim and post-construction erosion/sediment control plan
with provisions for preventing erosion and trapping sediment on-site, to the satisfaction of
the City Engineer.
2. An encroachment permit must be obtained from the Public Works Department prior to the
start of any work within the public right-of-way or a public utilities easements including, but
not limited to, the installation of sewers and other utilities, sidewalk, curb and gutter,
driveway, wall fence, or other construction. An encroachment permit is also required for the
placement of debris boxes, storage containers, or construction materials within the public
right-of-way.
3. Prior to issuance of a permit, the Developer shall pay all applicable fees as required by the
City Engineer. Fees shall be calculated by the Public Works Department and provided to
the Developer.
4. The Developer’s civil engineer shall submit a drainage report, hydrologic study, hydraulic
calculations, and drainage improvement plans. Storm water shall, under no circumstances,
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GRADING AND DIRT HAUL APPROVAL CERTIFICATE
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be introduced into the sanitary sewage system, but shall be confined to surface and
subsurface drainage facilities provided. Applicant must provide pre-improvement runoff and
post-improvement runoff calculations. Post-improvement runoff totals cannot exceed preimprovement runoff totals.

6. All grading construction shall be completed to the satisfaction of the City Engineer between
May 1 and October 1. Any deviation from this schedule is subject to review and approval by
the City Engineer.
7.

Prior to issuance of a grading and building permit, the applicant shall post a performance
bond, to the City Clerk to ensure the faithful performance and completion of grading, shoring
and construction of retaining structures. Before the release of this Bond (or deposit) adequate
provisions shall be made to protect the site from erosion, to the satisfaction of the City
Engineer.

8. The applicant shall pay the grading plan check fee, grading inspection fee and dirt haul fee to
the satisfaction of the City Engineer.
9. If shoring is required, the applicant shall submit a construction excavation, temporary support
and monitoring plan to the City prior to the start of construction. The plan shall include
excavation approach, temporary support systems, if any, the type and frequency of
monitoring, and an action plan if movement occurs. Monitoring can be performed using survey
points and/or slope indicators. The applicant’s soils consultant shall observe the excavation
and an Engineering Geologist shall log the excavation face for potential landslide surfaces.
Shoring shall not encroach into the Public Right of Way.
10. If at any time the City determines that construction traffic is unsatisfactory or unsafe, the
contractor shall immediately stop work until traffic control is satisfactory to the City Engineer.
11. The street shall be cleaned by sweeping daily to the satisfaction of the City Engineer.
12. The applicant shall be responsible for ensuring compliance of all contractors and
subcontractors with the conditions of this approval.
13. Prior to issuance of a permit, the Developer shall submit a storm water treatment plan
complying with the site design measures specified in the City “Stormwater Checklist for Small
Projects”. The Storm Water Treatment Plan shall be reviewed and approved by the City
Engineer prior to issuance of a building permit.
14. Developer shall comply with the requirements of the National Pollution Elimination Discharge
System (NPDES) permit as administered by the California State Water Resources Control
Board (State Board) and the San Francisco Bay Regional Water Quality Control Board
(Regional Board). Prior to the issuance of any building, demolition, or grading permit,
Developer shall submit an Erosion and Sediment Control Plan as a part of the improvement
plan submittal. The erosion and sediment control plan shall show all construction best
management practices (BMPs) and shall comply with the requirements of the NPDES, the
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5. All site preparation, grading and site drainage shall be completed to the satisfaction of the City
Engineer.

6.a.1

Municipal Regional Permit Order R2-2009-0074 (MRP), and the City's stormwater and urban
runoff pollution control standards and guidelines (City's Clean Water Program). Developer
shall ensure that all contractors and subcontractors install and regularly maintain all
construction BMPs as required by the approved erosion and sediment control plan.

16. Damaged curb, gutter, and sidewalk within the public right-of-way shall be repaired or
replaced (to the nearest score mark) in a manner acceptable to the City Engineer or his/her
designee. The extents of said repair or replacement shall be at the discretion of the City
Engineer or his designee.
17. In the event of extreme rains, filter mats shall be placed over storm drains or other methods
preventing sediments from entering the storm drainage system during grading and
construction activities.
18. The applicant shall conspicuously post at the job site, in a water resistant cover, the grading
permit conditions, grading schedule, truck route and phone numbers of the grading contractor.
19. Stockpiles and excavated soil shall be covered with secured tarps or plastic sheeting.
20. Repair and maintenance of major equipment shall be conducted away from the job site.
21. Refueling of vehicle/equipment maintenance shall be done in a location away from storm
drains.
22. All graded surfaces and materials, whether filled, excavated, transported or stockpiled, shall
be wetted, protected or contained in such a manner as to prevent any nuisance from dust, or
spillage upon adjoining property or streets. Equipment and materials on site should be used
in such a manner as to avoid excessive dust and noise. Roadways on the site shall be
surfaced or wetted sufficiently to prevent excessive dust.
23. A contractor knowledgeable of established erosion and sediment control practices and
regulations shall be present on site at all times during grading operations, to the satisfaction
of the City Engineer.
24. The contractor shall keep the Police, Fire and Public Works Departments notified daily as to
the schedules for proposed lane closures.
25. The City Engineer shall have the power to revoke any grading approval whenever she finds
that the work covered by the certificate has been materially extended or altered without a
permit to do so, or that any retaining walls, cribbing, drainage structures or other protective
devices, or any planting, as shown on the plans and specifications submitted with the
application for a permit, have not been maintained in good order and repair or condition.
26. The City Engineer or her designee is empowered to stop work at any time when in their
judgment the safety of persons or property is threatened or when the work is dangerous to
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15. All storm water inlets shall be marked with appropriate stormwater pollution prevention
message such as “no dumping – flows to bay.” Developer is responsible to add these
markings upon construction.

6.a.1

surrounding property or constitutes hazards to pedestrians or vehicular traffic in the vicinity or
is otherwise detrimental to the health and safety of the community or when compliance with
the conditions of this Permit are not being maintained.

28. Trucks used to haul dirt are limited to the hours of 9:00 am and 4:00 pm, Monday through
Friday. No trucks shall line up prior to 9:00 am. Grading hours shall be limited to 8:00 am
until 4:00pm Monday through Friday, or at the discretion of the City Engineer.
29. All truck loads shall be covered and sprinkled to keep dust down as necessary.
30. The pole sign at the corner of Holly and Industrial Road may be temporarily removed and
replaced as existed prior to the work occurring.
31. The applicant shall install new drought tolerant planting in all on-site landscaped medians to
the satisfaction of the Community Development Director after the completion of grading
activities.

Lisa Porras, Principal Planner
City of San Carlos

Effective Date:
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27. The dirt haul route to the site is: US Highway 101 to Ralston Avenue, west to Old County
Road, south to Harbor Boulevard, east to Industrial Road, south to the project site. The dirt
haul route from the site is Industrial Road south to Brittan Avenue, east to US Highway 101.
In no event shall trucks utilize Holly Street between Industrial Road and Old County
Road.

6.a.2

CITY HALL

PLANNING DIVISION

600 ELM STREET

TELEPHONE (650) 802-4263

SAN CARLOS CA 94070-3085

FAX (650) 595-6763
WEB: http://www.cityofsancarlos.org

NOTICE IS HEREBY GIVEN THAT the San Carlos Planning Commission will hold a public
hearing at San Carlos City Hall, City Council Chambers, 600 Elm Street, San Carlos, on Tuesday,
September 5, 2017 at 7:00 p.m. for the purpose of hearing and considering all comments of all
persons interested in or concerned with the application submitted by Arcadis on behalf of Holly Real
Estate Holding, LLC for a Grading and Dirt Haul Certificate at 906 Holly Street (APN: 046-111-280).
Grading and Dirt Haul Certificate for the cut and fill of 1,947 cubic yards of soil and fill material to
implement the Soil Remediation Plan approved by San Mateo County Department of Environmental
Health. The proposed haul route to the site is: US 101 to Ralston Avenue to Old County Road to
Harbor Boulevard to Industrial Road. The proposed route leaving the site is Industrial Road to Brittan
Avenue to US 101.
This project has been determined to be exempt from the provisions of the California Environmental
Quality Act (CEQA) per CEQA Section 15304, which exempts minor alterations to land including
grading from further environmental review.
The
project
planner
is
Lisa
Costa
Sanders:
(650)
802-4207,
e-mail
at
lcostasanders@cityofsancarlos.org. Staff reports will be available for viewing at www.epackets.net,
the San Carlos Library, 610 Elm Street, San Carlos, and/or for purchase at $0.25 per page at the
San Carlos Planning Division beginning Thursday, August 31, 2017. Written comments may be emailed to Lisa Costa Sanders, or mailed to the San Carlos Planning Division.
All persons interested in the above are hereby invited to attend this public meeting and hearing and
be heard. If you challenge this proposal in court, you may be limited to raising only those issues you
or someone else raised at the public meeting and hearing described in this notice, or in written
correspondence delivered to the Planning Division at, or prior to, the public meeting and hearing.

Lisa Porras
Principal Planner

Mailing date:
Publication date:

August 24, 2017
August 25, 2017
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PUBLIC NOTICE

6.a.3

INFORMATIONAL NOTICE OF ENVIRONMENTAL EXCAVATION
RELATED TO A PROPOSED CONSTRUCTION PROJECT AT:

BP West Coast Products LLC (“BP”) owned and operated what is now a 76-branded gasoline
outlet, located at 906 Holly Street in San Carlos, California (“Site”). The Site stores gasoline in
underground petroleum storage tanks (“USTs”), which were installed as replacements in 1986
following a failed tank integrity test earlier the same year. During tank replacement and
subsequent remediation efforts, petroleum contamination was detected in soil and groundwater.
The current project will excavate on-site contaminated soils, and replace it with clean fill soil.
The environmental work is being directed by the San Mateo County Health Department,
Groundwater Protection Program, who is providing oversight as the regulatory agency. This
work is monitored by the San Francisco Regional Water Quality Control Board as Case No. 410364. You can learn more about the case at the geotracker website at:
http://geotracker.waterboards.ca.gov/profile_report?global_id=T10000005597 or contacting the
Project Manager (hollis.phillips@arcadis.com) for technical reports, test results, and other
information that is made available to the public without charge.
The excavation project is expected to take approximately 3 months to complete (October to
December 2017). During this time, vehicle and pedestrian traffic will be partially impacted near
the construction site. The fueling station will remain open during construction operations.
The project will be discussed at the San Carlos Planning Commission Meeting on September
5th. For additional information about the Planning Commission Meeting, please contact Lisa
Costa-Sanders at San Carlos Public Works at 650-802-4207.
For any project related questions or comments, please contact Arcadis Project Manager
Hollis E. Phillips, at Hollis.Phillips@arcadis.com or at (415) 432-6903.
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ADDRESS – 906 Holly Street, San Carlos, CA
Project Type – Excavation at Leaking Underground Storage Tank Site

Attachment: Project Plans (906 Holly Street - APN: 046-111-280)
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6.b

PLANNING COMMISSION
STAFF REPORT

MEETING DATE: September 18, 2017
ITEM TITLE: 360 Industrial, Suite A- Request for a Conditional Use Permit to Allow a
Large-Scale Commercial Recreation Facility.

DATE PREPARED

APPLICATION NUMBER

APPLICANT

PERMIT(S)

September 7, 2017

PLN2017-00120

Bennic Chau

CUP

PREPARED BY

Laura Russell, AICP, Senior Planner

650-802-4256

lrussell@cityofsancarlos.org

SUMMARY OF REQUEST

Conditional Use Permit to allow a commercial recreation land use in the IL Zoning District.
Proposed business is Luv 2 Play, a children’s play facility.
ADDRESS

APN

LOT DESCRIPTION

GENERAL PLAN

360 Industrial Road,
Suite A

046-054-440, 450,
and 460

3.7 acres, flat, irregular
shape

Planned Industrial

LOCATION

PREVIOUS USE

ZONING DISTRICT

Industrial Road between Holly St. and Taylor
Way. Adjacent to Orchard Supply Hardware

Vacant since Orchard
site improvements

IL- Light Industrial

SURROUNDING LAND USES

SURROUNDING ZONING

North and South: Industrial uses
West: Residential neighborhood
East: Palo Alto Medical Foundation

North and South: IL – Light Industrial
West: RS-6- Single Family Residential
East: PD – Planned Devlopment
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Planning Commission
September 18, 2017
360 Industrial Road, Suite A (APNs 046-054-440, 450, and 460)
PLN 2017-00120
ENVIRONMENTAL DETERMINATION

Exempt from the provisions of the California Environmental Quality Act (CEQA) per Section
15301 Existing Facilities.
RECOMMENDATION

It is recommended that the Planning Commission approve the request of Bennic Chau for a
Conditional Use Permit to allow a commercial recreation facility in the IL Zoning District.
PROJECT DESCRIPTION:
The applicant is proposing to operate a large-scale commercial recreation business called Luv 2
Play in an existing tenant space. The franchise business is a family entertainment center
specializing in children ages 1-12 years old. The floor plan includes play areas separated by
age group, areas for parties, and a small café for customers. On the concrete sidewalk in front
of the storefront, the applicant proposes to have small tables and chairs for customers. Per the
conditions of approval, the final design and location of the table and chairs would be subject to
Planning Staff approval prior to installation.
The proposed hours of operation are Monday through Saturday 9:00 am to 9:00 pm and Sunday
9:00 am to 6:00 pm. Customers typically stay an average of two and a half hours. The business
operator expects to have 10-15 employees. Deliveries would be made by vans and small trucks
through the front doors. Delivery hours are limited per the conditions of approval to Monday
through Friday from 8:00 am to 5:00 pm and Saturday from 9:00 am to 5:00 pm. No deliveries
would be allowed on Sundays or holidays. (These delivery hours are the same as Orchard
Supply Hardware next door.)
The site was improved with the Orchard Supply Project in 2015-2016 so no significant changes
are required to the exterior of the building. The applicant is proposing a new railing across the
front planter box to prevent customers and employees from cutting through the landscaping and
crossing the Orchard loading dock. The railing will direct customers toward the primary parking
in front of the business. Any future signs will be consistent with the Sign Program approved by
the Planning Commission on November 16, 2015.
ANALYSIS:
Parking
The project site was improved with the Orchard Supply Hardware project, including the
demolition of a building and creation of a new parking lot. There are currently 219 parking
spaces on site. The required parking for the existing uses is as follows:
Land Use
Orchard Supply- Retail
Orchard Supply- Nursery
380 Industrial Building*
Total

Area in Square Feet
32,000
5,100
14,740

Parking Ratio
1/500
1/500
1/300

Required Parking
64
10
49
123

* Building is partially leased; the parking ratio represents a worst-cast scenario given the permitted land uses.

2
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Planning Commission
September 18, 2017
360 Industrial Road, Suite A (APNs 046-054-440, 450, and 460)
PLN 2017-00120
The San Carlos Municipal Code prescribes parking requirements for certain commercial
recreation uses and authorizes the Community Development Director to set requirements for
other types of commercial recreation uses. Staff asked the applicant to provide additional
information on parking for the proposed use at other locations. (The proposed business is a
franchise.) The applicant indicated that the maximum demand at a similar facility on a Saturday,
with open play and birthdays occurring, is 22 parking spaces. (This corresponds to a parking
ratio of 1 space / 403 square feet.) There are 96 parking spaces available and the parking
demand of the proposed use is expected to be 22 parking spaces. Therefore, staff finds that
there will be sufficient parking on site.
Conditional Use Permit Findings
In order to grant Conditional Use Permit approval, the Planning Commission must make the
following six findings, pursuant to Section 18.30.060 of the Municipal Code.

A.

The proposed use is allowed within the applicable zoning district and complies with all
other applicable provisions of this Ordinance and all other titles of the Municipal Code.

Basis for Finding: The IL, Light Industrial zoning district is intended to accommodate a diverse
range of light industrial uses as well as a range of commercial uses subject to a minor use
permit or conditional use permit. The proposed large-scale recreation use may be permitted at
the subject location upon Planning Commission review and approval of a Conditional Use
Permit. The need for approval of a Conditional Use Permit allows the Planning Commission to
add conditions of approval to the entitlement document to mitigate any potential negative
impacts that would arise from the use of the subject space by the proposed use. The project
complies with all other applicable provisions of the Municipal Code.

B.

The proposed use is consistent with the General Plan and any applicable specific plan.

Basis for Finding: There are no applicable specific plans for this area of San Carlos. The project
is consistent with the Planned Industrial designation, which allows for light industrial and
warehousing uses. In addition, the proposed use is consistent with the following use-related
policies contained within the General Plan:
POLICY LU-5.3: Support and encourage businesses and land uses that contribute to the
City’s financial viability.
POLICY LU-5.4: Support independent local businesses that serve city residents and visitors
that contribute to San Carlos’ character.
POLICY LU-6.1: Support commercial/industrial activity and businesses on the East Side.
POLICY LU-6.3: Support the expansion of key growth industries while maintaining the
overall diversity of land uses within East Side employment areas.

3
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Planning Commission
September 18, 2017
360 Industrial Road, Suite A (APNs 046-054-440, 450, and 460)
PLN 2017-00120
C.

The proposed use will not be adverse to the public health, safety, or general welfare of the
community, nor detrimental to surrounding properties or improvements.

Basis for Finding: The proposed large-scape recreation use is permitted upon Planning
Commission approval of a Conditional Use Permit. The site was previously improved with the
adjacent development project including new parking, landscaping, and façade improvements.
The applicant is proposing a new railing across the front landscaping to prevent customers from
traveling through the loading dock.
The hours of operation would be Monday through Saturday 9:00 am to 9:00 pm and Sunday
9:00 am to 6:00 pm. The delivery hours would be limited to Monday through Friday from 8:00
am to 5:00 pm and Saturday from 9:00 am to 5:00 pm. Deliveries would not take place on
Sundays or holidays.
Upon implementation of the conditions contained within the Conditional Use Permit, the use will
not be detrimental to persons, property, or improvements in the vicinity. Should negative effects
resulting from parking, lighting, or noise occur, this Conditional Use Permit could be brought to
the Planning Commission for re-review.
D.

The proposed use complies with any design or development standards applicable to the
zoning district or the use in question unless waived or modified pursuant to the provisions
of this Ordinance.

Basis for Finding: Upon implementation of the conditions contained within the Conditional Use
Permit, the use will comply with the development standards of the Municipal Code. The site was
improved through a previous project which received Design Review approval. The signs will
comply with the Sign Program approved by Planning Commission on November 16, 2015.
E.

The design, location, size, and operating characteristics of the proposed activity are
compatible with the existing and reasonably foreseeable future land uses in the vicinity.

Basis for Finding: The design, location, size, and operating characteristics of the proposed
activity are compatible with similar uses in the area and reasonably foreseeable future land
uses. The proposed use is compatible with surrounding industrial uses and the Palo Alto
Medical Foundation located across Industrial Road. The applicant has included site
improvements on the western property line adjacent to the residential neighborhood. The
proposed parking lot would serve the Orchard Supply Hardware, the future tenant space within
the same building, and the existing building at 380 Industrial Road.
F.

The site is physically suitable for the type, density, and intensity of use being proposed,
including access, utilities, and the absence of physical constraints.

Basis for Finding: The site is physically suitable for the type and intensity of use being proposed.
The site was improved through a previous project. There are no physical constraints to the
project. Vehicle access is provided through three driveways on Industrial Road.

4
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Planning Commission
September 18, 2017
360 Industrial Road, Suite A (APNs 046-054-440, 450, and 460)
PLN 2017-00120
NEIGHBORHOOD OUTREACH:
The applicant invited to all property owners within 300’ of the site to a neighborhood meeting on
August 14, 2017. There were no residents in attendance. On August 15, the applicant also
hand-delivered 19 notices to the single-family homes closest to the project site. Neither the
applicant nor staff have received any concerns in response to the outreach. The applicant
received one email supporting the business and asked that the applicant limit employees
smoking on the west side of the site near the residential neighborhood. (This has been added
as a condition of approval.)
PUBLIC NOTICE:
The required public notice was sent to property owners within 300’ on September 7 and
published in the newspaper on September 8, 2017. No comments have been received as of the
writing of this report.
MOTION:
I move that the Planning Commission approve the request of Bennic Chau for a Conditional Use
Permit to operate a large-scale commercial recreation use at 360 Industrial Road, Suite A,
based on the findings and for the reasons incorporated in the Staff Report, and as conditioned
in the Conditional Use Permit.
Prepared by:

__________________________
Laura Russell, Sr. Planner
Reviewed by:

_____________________________
Lisa Porras, AICP, Principal Planner

ATTACHMENT(S):
1. Draft CUP 9-18-17
2. Public Notice
3. Applicant Letter of Justification
4. Applicant Community Outreach
5. Plans_Resubmitted 8-28-17
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THIS IS TO CERTIFY that the San Carlos Planning Commission granted Conditional
Use Permit approval to Bennic Chau, All 4 Fun, LLC dba Luv 2 Play (hereafter referred
to as “tenant”) on September 18, 2017 to allow a large-scale commercial recreation
facility at 360 Industrial Road, suite A (APNs: 046-054-440, 046-054-450, and 046-054460). The application was approved subject to the following conditions:
1. The tenant shall conduct the use permitted by this Use Permit as described in the
staff report, letter of justification, and the plans (prepared by Stowers Associates
consisting of 4 sheets of plans and submitted to the Planning Division on
September 12, 2017) as reviewed by the Planning Commission on September 18,
2017. If the tenant wishes to change business activities, the proposed changes
shall be submitted to the Planning Division prior to beginning new operations. The
Community Development Director may approve minor changes consistent with the
original findings for approval. The Director may refer significant changes to the
Planning Commission for re-review.
2. The use permitted by this Use Permit shall be in conformance with the regulations
of the IL, Light Industrial District pursuant to Chapter 18.07 of the San Carlos
Municipal Code.
3. Hours of operation shall be Monday through Saturday 9:00 am to 9:00 pm and
Sunday 9:00 am to 6:00 pm. Minor alterations to the hours of operation may be
approved by the Community Development Director.
4. Delivery hours are limited to Monday through Friday from 8:00 am to 5:00 pm and
Saturday from 9:00 am to 5:00 pm. No deliveries are be allowed on Sundays or
holidays. Delivery trucks shall be limited to vans and small trucks.
5. All future signs shall be consistent with the Sign Program approved by the Planning
Commission on November 16, 2015. No temporary signs or banners are allowed
on site unless they are approved by the Planning Division.
6. A sign prohibiting smoking adjacent to the residential neighborhood shall be
installed to the satisfaction of the Community Development Director.
7. The building permit plans shall be revised to include the correct parking ratio
according to Municipal Code requirements and described in the staff report.
8. Prior to issuance of a building permit, the tenant shall provide proof of trash and
recycling accommodations which shall comply with all of the requirements of
Section 18.15.110 of the Municipal Code and shall be deemed adequate by
Recology to address facility’s trash and recycling needs.
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DRAFT Minor Use Permit, 360 Industrial Road, Suite A
(Parcel Numbers 046-054-440, 046-054-450, and 046-054-460),
San Carlos, CA 94070

6.b.1

9. The appearance and placement of the outside tables and chairs shall be reviewed
and approved by Planning Division staff prior to installation.

11. The noise generated inside the building shall not be of a volume where it can be
heard from the property line.
12. The tenant shall comply with all requirements of the Building Division upon
submittal for building permits including, but not limited to: Submittal shall include
civil, structural, architectural, MEP, and T-24 plans and CALGreen checklist.
13. The tenant shall comply with all requirements of the San Carlos Fire Department
upon submittal for building permits including, but not limited to: Address numbers
shall be clearly visible.
14. The tenant shall comply with all requirements of the Public Works Department
upon submittal for building permits including, but not limited to: payment of fees as
required by the Municipal Code.
15. The tenant shall obtain a Business Registration from the Finance Division prior to
commencement of operations.
16. The Planning Commission reserves the right to review this Conditional Use Permit
if there is a significant change in noise, parking, circulation, lighting, or significant
law enforcement issues arise.
17. Unless this Conditional Use Permit is used within one year of the effective date, it
shall become null and void, according to the Use Permit limitations set forth in San
Carlos Municipal Code Section 18.27.120.

_____________________________
Lisa Porras, AICP
Principal Planner
City of San Carlos
Effective Date: ___________
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10. The tenant shall include policies and best practices in the employee manual and on
the business website about noise abatement. The policies shall minimize noise
impacts on adjacent neighbors and shall be submitted to Planning Division staff for
review and approval prior to business operation.

Attachment: Public Notice (360 Industrial Road, Suite A (APNs 046-054-440, 450, and 460))
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