COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: December 9, 2015
TO: Planning Commission
FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of an Off-Street Parking
Exception, pursuant to Section 6120 of the San Mateo County Zoning
Regulations (Parking Exceptions), to allow two tandem parking spaces
within a covered garage, located at 431 3rd Avenue in the unincorporated
North Fair Oaks area of San Mateo County. (Applicant’s appeal from the
Community Development Director’s denial of the exception).

County File Number: PLN 2015-00106 (Atendido/Hernandez)

PROPOSAL

The appellant is appealing the denial of an Off-Street Parking Exception to allow two
tandem parking spaces within an existing covered garage and attached carport
extension in lieu of the requirement of two covered parking spaces required for a
residence of two or more bedrooms. The parking exception is triggered by a proposal
for a two bedroom, one bathroom addition to the existing two bedroom, one bath

1,265 sq. ft. single-family residence, which will be utilized as a four-bed senior care
facility. The appellant proposes to extend the existing one-car garage into the
residence in order to accommodate the tandem spaces. The request was denied with
the finding that: (1) the establishment, maintenance and/or conducting of the off-street
parking facilities, as proposed, are not as nearly in compliance with the requirements as
are reasonably possible, and (2) the establishment, maintenance and/or conducting of
the use will be detrimental to the public welfare or injurious to property or improvements
in said neighborhood.

RECOMMENDATION

Deny the appeal and uphold the decision of the Community Development Director to
deny the Off-Street Parking Exception, County File Number PLN 2015-00106.

SUMMARY
On March 18, 2015, the applicant applied for an Off-Street Parking Exception to allow

one covered parking and one uncovered tandem parking space within the 20-foot front
yard setback in conjunction with a proposal to convert the residence to a senior care



home. On May 28, 2015, staff presented the proposal to the North Fair Oaks
Community Council (NFOCC), where after consideration of the public comment and
application materials, the NFOCC, on a 5-2 vote, recommended that the Community
Development Director deny the application. Staff returned to the NFOCC on June 25,
2015 with the secondary proposal to extend the existing one-car covered garage further
into the residence to accommodate a proposed 9'6” x 38’ tandem two-car covered
parking garage. On a vote of 5-1, the NFOCC recommended that the Community
Development Director deny the Off-Street Parking Exception.

An appeal was filed on July 14, 2015. The appeal is based on the following: (1) the
intended use of the property as a four-bed senior care home will not create any
additional parking requirements, (2) the applicant is proposing to provide two covered
parking spaces in tandem design, thereby increasing the existing parking on the
property, and (3) nursing staff will be required to park their vehicles in the garage which
will allow additional visitor parking in the driveway.

Staff recommends that the appeal be denied, and the decision of the Community
Development Director be upheld by making the finding that: (1) the establishment,
maintenance and/or conducting of the off-street parking facilities, as proposed, are not
as nearly in compliance with the requirements as are reasonably possible, and (2) the
establishment, maintenance and/or conducting of the use will be detrimental to the
public welfare or injurious to property or improvements in said neighborhood.

However, in the event that the Planning Commission is able to make the required
findings and decides to uphold the appeal and approve the Off-Street Parking
Exception, staff has provided Alternative Findings for Approval (Attachment B).
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RECEIVED

July 14, 2015 JUL 15 2015
San Mateo County
San Mateo County Planning Commission Planning and Building Department

455 County Center, 2™ Floor
Redwood City, CA 94062

SUBJECT: 451 Third Avenue, Redwood City
Honorable Commissioners:

This missive is to respectfully file an appeal to the Planning staff’s findings of denial (dated July
1, 2015) for the above subject property. The proposed project would add two additional
bedrooms to the existing two-bedroom single-family residence to convert the residence to a
senior-care facility with a request for an off-street parking exception as the property presently
has a one-car garage.

Planning staff determined in its findings of denial that the subject property is on a non-
conforming parcel (3,950 sq. where 5,000 sq. is the minimum parcel size) and would require an
18’ x 19’ covered two-car parking garage and found that the proposed project is not in
reasonable compliance with the established parking requirements of the Planning Code.
Therefore, the Planning staff is unable to make the required finding of approval for the requested
off-street parking exception.

In addition, the North Fair Oaks Community Council (NFOCC) reviewed the proposed project
and expressed opposition to the granting of the off-street parking exception because of their
assessment that there exists a lack of sufficient street parking in the neighborhood and
determined that approval of the off-street parking exception would be detrimental to the public
welfare in the neighborhood. Planning staff concurred with the NFOCC’s determination and was
unable to make the required finding of approval for the requested off-street parking exception.

The subject property was purchased for the specific intent to convert it into a senior-care non-
ambulatory facility to provide care for four (4) elderly residents. Funding for the operation of
this senior-care facility will in part be provided by the Golden Gate Regional Center (GGRC) of
San Mateo, which is a nonprofit private corporation that contracts with the State Department of
Developmental Services to provide services and support for individuals with developmental
disabilities. Incidentally, the GGRC gave its assent and approval to purchase the property for the
intended purpose of converting it into a senior-care facility with the determination that it would
qualify under its funding requirements.

We requested the off-street parking exception due to the low-intensity use of the proposed
project however, given the findings of denial based upon the off-street parking requirements and
the NFOCC’s opposition to the granting of the off-street parking exception, we are proposing to
amend the project to provide off-street covered tandem parking for two (2) automobiles within
the confines of the parcel while maintaining the required property setbacks pursuant to the
Planning Code. This will require us to substantially alter the existing structure to accommodate
the needed space for the additional off-street covered parking space. To insure that the limited
street parking will not be further exacerbated by the proposed project, the two (2) nursing staff
for the senior-care facility will be required to park their automobiles inside the garage, which



will provide additional off-street parking on the driveway for visitors. There is adequate space
on the driveway to park one additional automobile without impeding the sidewalk, and we could
also provide an additional parking space adjacent to the driveway while still maintaining an
adequate front yard, although this would further increase the project cost that would be in
addition to the already significant increase in cost by providing the off-street covered tandem
parking.

We believe that the proposed senior-care facility provides a much-needed amenity not only for
the local community but the Bay Area region as well. Further, we believe that the proposed
senior-care facility will enhance the North Fair Oaks community with a fully renovated property
serving the needs of the least served segment of our communities. Redwood City’s Strategic
Plan for 2015 recites as its mission, “The building of a great community together,” and two of
the six initiatives include “Community Building and Communication” and “Community for all
ages.” We believe that the proposed project positively contributes and is well in keeping with
the City’s Strategic Plan and its initiatives to help provide necessary services for our seniors by
creating a community for all ages in a true private and public partnership to further the goals and
public policies of the City. The proposed project would also provide the City with increased tax
revenues for the newly renovated property.

We are sensitive to and appreciate the sentiments of the NFOCC and your Planning staff and we
believe that our amended proposal to provide off-street covered tandem parking for two (2)
automobiles address their stated concerns and would comply substantially to the Planning Code’s
parking requirements. We believe this would alleviate the concern that the granting of the off-
street parking exception would be “detrimental to the public welfare to the neighborhood.” In
fact, the proposed amended project would provide an additional covered parking space that did
not exist before to serve a low-intensity use that does not have a high parking demand.

We thank you for your favorable consideration of our appeal and compliment your Planning staff
for their kind assistance and high professionalism in this proposed project, in particular the
planner assigned Ms. Tiare Pena. We are appreciative of the staff’s time and resources devoted
to our project. Lastly, our goal is to be not only a good neighbor, but also a great neighbor to the
North Fair Oaks community.

Our team is available to meet and confer if you have further questions or need additional
information about the proposed project. I represent the project applicant as their planning and
development consultant. My cellular telephone is (415) 515-3244 and I am available to field
questions and provide information. We look forward to the positive and mutually beneficial
resolution to this matter.

Sincerely,

R

ey \,4/;
TR b fofrrs

““Erwin R. Tanjuaquio
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