CITY OF SAN MATEO l [ [ { ( \ F[

PLANNING COMMISSION r
MINUTES OF THE REGULAR MEETING
AUGUST 23, 2011

The meeting convened at 7:30 p.m. in the City of San Mateo Council Chambers and was called
to order by Chair Freschet, who led the Pledge of Allegiance.

Those present were Chair Freschet, Vice Chair Feinman, Commissioners Moran, Massey and
Whitaker.

*** PUBLIC COMMENT
Chair Freschet opened the public comment period.
(No persons wishing to speak, the Chair closed the public comment period.)

ITEM 1
+ STUDY SESSION

PA 10-060, St Matthew Catholic Parish and School Master Plan, St. Matthew Catholic Parish and
School, 1 Notre Dame Ave, (APN 034-232-340, -350, -370)

The applicant has indicated that they will be requesting the following approvals during the
subsequent formal planning application process: Site Plan and Architectural Review (SPAR) for
the design and construction of the gymnasium building and parking areas; Reclassification to
add an overlay zone designation on the property to establish development standards for the
campus, including the maximum allowed floor area ratio; Special Use Permit (SUP) for the
approval of a master plan to regulate uses on the site; and a Site Development Permit (SDP) for
the removal of major vegetation. An environmental document (Negative Declaration) has been
prepared to assess potential environmental impacts of the project.

The property encompasses three parcels and is approximately 310,400 sq ft (7.12 acres). The
site is located west of El Camino Real between Notre Dame Ave and Aragon Blvd. The property
is zoned R1-C.

PROJECT PLANNER: Stephen Scott, Principal Planner
330 W. 20" Avenue
San Mateo, CA 94403
(650) 522-7207
scott@cityofsanmateo.org
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APPLICANT’S REPRESENTATIVE: Brian Swartz
Cascade Consulting
240 Cascade Drive
Mill Valley, CA 94941
Phone: (415) 272-6897
brian@cascadecapitalllc.com

PROPERTY OWNER: Roman Catholic Archdiocese of San Francisco
C/O Father McGuire
1 Notre Dame Ave
San Mateo CA 94402

Stephen Scott gave the staff presentation, which included a power point presentation.

The Planning Commission had the following questions for staff:

e What is the allowable occupancy of the new building under the Fire Code? Staff: Itisa
variable number that depends on whether there is seating, a combination of seating and
standing, or all standing. If it is seating only then the number is 1,063. Standing only

occupancy is 1,488. If seating and standing, the number is in between.

e How many of the 198 existing parking spaces currently meet City dimensional
standards? If you added an additional 108 parking spaces making it a total of 306
spaces, would that meet the current city dimensional standards? Staff: The parking

would be completely re-designed and all spaces would meet city dimensional standards.

e What is the configuration of the Special Committee Events? Staff: The Department

Head in charge is Sheila Canzian, the Director of Parks and Recreation. There are also

Public Works, Police Department, Fire Department and Planning Department
representatives.

e There was an email regarding the legality of Notice of Intent to Adopt a Negative
Declaration — is it sufficient? Attorney: | haven’t conferred with staff.

e Does the definition of a “school gym” trigger anything else? Does it stop being a school

gym and become something else, like summer camp or adult basketball? Staff: The
proposed gym is for St. Matthew kids and staff, as well as a room for daycare that
already exists elsewhere on site.

Jim Walsh, Brian Swartz, Cascade Consulting, David Parisi, Parisi Associates, and Joel Wine

each gave presentations, which included power point presentations.

The Planning Commission had the following questions for the applicant:

e What time do you open the school gate on Notre Dame? Applicant: We open the gate
at 2:30 to help with the queuing and to avoid conflicts. We opened the school yard last

year to eliminate back-up on Notre Dame.
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e When was the plan to open the Notre Dame parking entrance at 2:30 implemented?
Applicant: 1 don’t know exactly how long it’s been. The Notre Dame entrance is now
open at 2:30 and the children’s play area during this period has been moved to a grassy
area on the site.

e There is a parking lot off of Notre Dame that has 24 parking stalls. How does that work?
Applicant: It’s available to whoever gets there first. It is first come, first served.

e How do you get out of the gym into the parking lot? Applicant: There are four exits out
of the gym (indicated directions to the different lots on the site plan.)

e Are there parking overlap issues between the 8:45 and 10:45 Masses. Why weren’t
some of the parking management plan components put into place? Applicant: Yes,
there is overlap because people like to mingle. The 8:45 Mass is the largest and the
10:45 Mass was moved later to try to address the parking overlap issue. We were
waiting to implement the parking plan until the project was approved.

e The passageways to the parking lot seem convoluted and potentially unsafe. What
about the lighting? Staff: The security ordinance provides for a 1 candle-power level of
lighting for new development. This level of lighting has been provided throughout the
new parking areas as well as the pathways to the new gymnasium.

e What is the number of stalls in the lavatory? Under A 2-1; there are four stalls in the
girl’s restroom and five stalls in the boy’s restroom. That may not be adequate.
Applicant: We tried putting in as many as we can. The school gym is not for large
events.

e What will the plan do to alleviate school pick-up and drop-off problems? Applicant:
That is the responsibility of the school safety patrols, as guided by the Traffic and
Parking Committee.

o Will the plan incorporate “Safe Routes to School measures? Applicant: Yes.

e Have you thought about hiring a City Traffic Enforcement Officer? Attorney: The City
can’t charge for regular Police services after “permission is granted” Staff: The Police
Department is not able to provide parking enforcement during every Sunday specifically
for St. Matthew. They can provide this service for special events, such as the Carnival.

e How is the Parking Management Plan to be enforced? Applicant: Constant vigilance.

e Regarding the accessible path of travel indicated on Sheet A1.0, why aren’t the parking
spaces located closer to the gym? Applicant: Because there are existing impediments,
such as curbs.

e What are the hours of operation of the gym? Applicant: They practice basketball until
10 p.m.

Chair Freschet opened the public comment period for this item.

The following people spoke: (street name, city only)
e Mike Cunningham, Aragon Blvd., San Mateo
e David McGuerty, Sylvan, San Mateo
e Phyllis Leonhardt, Sonora Drive, San Mateo
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Patty Dwyer, Carmel Circle, San Mateo

Diane Honey, Valley View, Belmont

Tony Villanuera, Fairfax, San Mateo

Jing Zhou, Castilian Way, San Mateo

Tony Holland, Palm Avenue, San Mateo

Glen French, Dorchester, San Mateo

Mike Scully, Castilian, San Mateo

Jim Harris, W. Bellevue Avenue, San Mateo
Kevin Santo, S. Norfolk Street, San Mateo
Charles Rohrbach, Capistrano Way, San Mateo
Andrew Lomano, Robert Drive, San Mateo
Robert Muir, San Mateo

John Hermann, Capistrano Way, San Mateo
Dennis Connors, Topsail Court, Foster City
Theresa Ghalness, Virginia Avenue, San Mateo
Joseph Musich, Parrott Drive, San Mateo

Don Scatera, Shelter Cove Drive, Half Moon Bay

Their comments included the following:

| have been in my residence for 27 years. There are still queuing problems on Notre
Dame. The school says they’ve addressed this by opening the entrance earlier and
moving the play area from the parking lot to a grassy area up front, but this is the area
where there is going to be construction if the gymnasium is built, so this is a temporary
solution. The daily masses have reserved parking on Notre Dame and Notre Dame Lot
and the first eighty-feet of parking coming into the church southward. Someone asked
about handicap parking. There is a code regulation that says the handicap parking
should be within two-hundred-feet of the facility so there is no way you can use the
back half of the parking lot and meet two-hundred-feet requirement. Additionally there
are steps that would have to be traversed by handicap users. There needs to be on-site
gueuing. | propose closing Aragon Blvd. off to traffic and entering and exiting the
property from 9™ Avenue and El Camino Real which is a signalized intersection.

I’'ve been in the area about nineteen years. I've been opposed to the project going on
five years. My concern is still about expansion beyond capacity that adversely affects
families in the neighborhood. What | see now is a repetitive project and a re-worked
project without an enforceable solution to over-capacity. You are lacking one-hundred-
twelve parking spaces. To say that a gymnasium would not increase traffic is hard to
believe and of course, would have to build before you can prove it before you know that
it is an issue. I've seen monitors waving cars around orange cones. | can’t trust the
school to enforce their own rules. We are not here for a basketball game. We are here
to live. What is our recourse when this gym gets built and there is too much noise and
congestion and lights in our backyard at 10 p.m. at night?
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| have attended the last few meetings. | have attended St. Matthew. | got married
there. My children attended school there. Unfortunately, as a neighbor | am against
the project. |1 no longer go to the church because of what has transpired here. | can’t
imagine that our Planning Commission or City Council would allow this. The neighbors
live here on a daily basis. The experts came down from Marin County on an irregular
basis to see what is going on. | have pictures of the cars parked on people’s lawns,
broken sprinklers, blocked driveways and it goes on. We have pictures on a daily basis.
It’s a problem that is not going away. | hope that the Planning Commission will not bring
the neighbors back an additional time when they have already told them “no” twice.
The site was already overbuilt when the church moved here from 3" Avenue. This
building would overbuild it to maximum capacity. There is nothing aesthetically
pleasing about it. | don’t know that there is safety for the children or anybody else
there. Thank you for your attention.

| am so tired. We got our 1°' notice about this in 2006. There has been no change
except that they have added 108 parking spaces because we fought it. We still need
112 more spaces and we are counting parking spaces from a bank across the street that
may no longer be there. There is no guarantee for a parking structure. |am tired of
phoning the city. | am sorry that you have to put up with this. It is overbuilt. They don’t
deserve a variance. They can tear down a building and build a parking structure. There
is no reason for this to go on. Our property values will go down just like they did at
Serra High School. Where are the teams that are playing against St. Matthew’s going to
park? They are going to be parking up and down our street along with all their families
and their grandparents come to those games. I’'m not against a gym. Build a parking
structure. Make our live simple. | understand they have petitions. | understand at
Sunday mass they were asked to sign petitions. What church can call itself a church that
asks people to sign a petition about a gym at church? Petitions should be signed by
people who believe in it and gone and done their due diligence and know about it, not
go to the back of the church and say have you signed yet? | think it's embarrassing. |
am a Catholic and | am embarrassed that they would do that. | am very disappointed. If
the parking is based on employees then what about coaches and volunteers? They
should be added in. They should build enough parking to work with the gym and the
church masses. What eight-year-old is up until 11 p.m. at night? The gym should close
down at 9 p.m. | don’t think as a neighbor | should have to come to fifteen meetings to
hear the same things.

When | got here 5 years ago we were told not to park on Aragon. Some of the things
that we have done as a safety committee are that each family is required to serve 6
shifts per year. Every morning and every afternoon we have 6 parents and staff
manning the parking lot. We tell people on the website where to park. We do revisions
to the website. There has been significant improvement. We have back to school nights
and we stagger them. We have made great strides to change this and | have seen it in
my 5 years. The administration that | have worked with is committed to this as well.
I’'ve been a resident for twenty-eight years and also a parishioner of St. Matthew’s. In
addition my children attended St. Matthew’s for nine years. They are no longer in



Minutes of the Planning Commission
Tuesday, August 23, 2011

Page 6

attendance at this school having graduated. This project is important to our community
for three main reasons. First it will provide a needed and long overdue gymnasium for
the school. St. Matthew’s has been educating the youth in San Mateo for over eighty-
years. ltis a long standing, respected partner in our city. Sport’s at St. Matthews’s is a
large part of the curriculum. It is important to allow St. Matthew be allowed to update
our sports facilities. Second, the project will add much needed parking to the church
and school campus. The additional parking will help with traffic congestion on
surrounding streets. Third, the project’s implementation plan and accompanying Use
Limitation’s will help St. Matthew’s use and develop religious and educational facilities
in accordance to what | think is a well thought out plan. | urge the Commission to
consider these three points when acting on the action that is before you on this project.
We just moved to the neighborhood last year. | was shocked when | saw all the vehicles
in the neighborhood. | want to bring up the point that there is a changing demographic
in the neighborhood with younger families and small children. A lot of young kids will
start running around the streets within the next ten years. There will be an increase in
the safety concerns. | saw some statistics that said we need spaces for three-hundred
cars. | think we need more than that. | would like to see more evidence on a complete
solution to the parking and the safety solution of the neighborhood.

| am the athletic director and coach at St. Matthew’s. | am in support of the project and
would like to move forward with the gym. We host no fewer than 6 and no more than 8
school events per year. Our practices take place during the week anywhere from 3 p.m.
to 9 p.m. The teams have typically anywhere from 7-10 players. The new gym would
help to enrich the life at St. Matthew’s. We are forced to go off site because we don’t
have the space at St. Matthew’s.

I’'ve lived here in the Aragon neighborhood about thirteen years. This is just a gym.
Thank you for the service that you provide. There are 400 families that are responsible
for managing the situation as it exists today. It is not a legal requirement. The parents
volunteer 2,400 hours of their time and more than 1,000 hours of their time by the
students. Thank you for your commitment to that. | have two children that have gone
through St. Matthew’s. |think everyone is committed to the broader community. We
would like to ask for your vote as we move forward.

| am a parent of two girls at St. Matthew’s School. | am also a neighbor. | have a dual
perspective on this subject. | am part of the outreach group that went out door to door.
| am for the gym. There are about 600 kids there. This proposal is reasonable and
responsible. It is a natural evolution of the property. As a property owner | am for this
gym. It's the Master Plan. The building of the gym itself is on paper.

| attended St. Matthew’s. My mother attended St. Matthew’s in 1952. | have three
children. My family has been residents on Aragon Blvd. for the last 40 years. | look
forward to my children being accorded the same benefits as other children attending
other institutions. In the last 70 years there has been no addition to the school’s
facilities. This school is throwing down the hammer on parking enforcement. | do hope
for the benefit of my children that we can get this measure passed.
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| have a 4% grader at St. Matthew and | am hoping he will benefit from the gym. Most
of the neighbors park on the street and not in their garages.

| assume most people in this room do want to see a new gym for our kids. Add
adequate parking spaces. Serra High School has a parking garage. Please put your
money into a fundraiser to get a parking garage.

| am a realtor in San Mateo and | don’t see Aragon property values going down anytime
soon. We volunteer our time to the community and to the school.

| was part of the door to door outreach program. There were concerns about new
families and the drop off management plan. | dropped off my son for his first day of
school and | was impressed by the way they managed the traffic. There was a comment
saying this project was just repackaged. In conclusion, | am in the construction industry
and | have never seen the efforts of this magnitude made to build a gym.

| still see the same asphalt footprint.

| go to mass at St. Matthew’s. St. Matthew’s School is 60 years old. | think they have
earned serious consideration to build an essential facility.

My kids are at St. Matthew’s. | had to make a commitment to the challenges that occur
when you live near a school. Nothing is going into the project that doesn’t meet the
code. We are all in this together. We send them to a Catholic School because we want
an “environment”. We want to work with the neighbors.

I am a principle of a local school. Traffic is always an issue with schools. I've not seen a
school go to the lengths St. Matthew has for a new gym. Outreach to the neighborhood
works...

(No other persons wishing to speak, the Chair closed the public comment period.)

The Planning Commission made the following comments and questions:

What about using a different driveway access or closing off Notre Dame? Staff: We
review what is proposed and won’t design changes for an applicant. Closing off Notre
Dame would push traffic onto Aragon Blvd. To change the driveway it would have to go
through the State Highway Division and would result in a small, unusable piece of land.
If you put up a fence it would limit pedestrian access though the neighborhood. Staff:
That would defeat the purpose of the Pedestrian Master Plan.

The traffic report at page 15 says the old auditorium may be refurbished and utilized at
the same time as the new gym.

Is the Use Limitation part of the Master Plan? Staff: Yes.

Is the use of the gym for athletic use only? Applicant: Yes, except for the daycare room.
Could there be a class action lawsuit? Attorney: This is unknown, but anyone can sue.
However, a suit based on a discrimination claim would likely fail because we apply our
codes for churches the same way as other assembly uses.

The principle issue is parking. Would have to make considerable more parking than
proposed here.
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Not sure if queuing issues on Notre Dame has been resolved.

There is a parking agreement with the bank across the street. We need to codify. All we
have is a letter saying you the church can use the lot on evenings and weekends. This
can be rescinded at anytime.

What is the relationship between the Master Plan and the Overlay Zone? Staff: the
Master Plan is a proposal for all the elements of their plan, including things like phasing.
The Overlay Zone is a means of identifying specific zoning standards for unique uses.
How does the Overlay Zone work? Is it required as the result of the variance? Staff: An
overlay zone is used to establish specific standards for unique uses, such as a church in a
single family zone that is exceeding single family zoning standards. In this case, an
overlay zone is proposed because the floor area ratio (FAR) for the church exceeds the
allowable FAR for the single family zone. A variance would otherwise be required, but is
not in this case because of the unique use.

Uncomfortable with the overlay zone.

Comfortable with the Special Event process as far as it goes, but may need to further
evaluate whether regular events should somehow tie into this process.

Would like to share Conditions from Serra High School with the neighbors.

Not yet ready to buy-off on the City’s Special Community Event process for approval of
St. Matthew special events

There is a willingness on both sides to find a solution.

Concerned about the loss of the trees. We don’t allow single-family homeowners to
take out that number of trees. Approximately 1/3 of the total trees on the site being
removed. This much removal changes the nature of the site design

Concerned about the legality of parking that backs out onto Notre Dame.

Concerned with safe egress from the gym to the parking lots. Need clear, comfortable
connections.

Don’t have any problems with the overlay. The school is making an effort to work with
their neighbors. Would like to have a neighborhood meeting that meets quarterly.
Concerns about the lighting and safety at night.

We have to take into account the existing and unacceptable parking problem that exists
on the site today. The Planning Commission has to be convinced that the parking
problem will have a resolution. The church needs to provide 356 parking spaces that
Hexagon says you need. | think the traffic management plan shows a significant
improvement.

People will still try and park where they want.

The parking management plan is inadequate as it is. The on street parking spaces are
used as a cushion. There are 25 parking spaces on the street and we can’t count on
those always being available.

Three-hundred-and-six parking spaces are adequate.

In full support of the design review by Larry Cannon’s Group.

A stucco exterior wall is compatible with the other buildings on the site. Don’t like the
metal roof. The mature trees in the area are an important feature.
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e [t's important that the two buildings blend together.

e Troubled with the large number of tree removal.

Not sure if parking data has been done correctly to account for the parking overlap
between Masses.

Need enforceable parking controls.

Need neighborhood participation — maybe quarterly meetings.

Some concerns with lighting and the connections between lots and the gym.

Are five of the special events undefined it this time? Applicant: Yes.

Likes the “phased” approach — build parking lot before the gym.

Not sure a Negative Declaration is adequate — maybe an EIR is required. Need to
examine whether the project is exacerbating an existing unacceptable condition.
e The right designer might be able to save more trees.

e Thank you to the school for working so hard on this.

This being a Study Session no motion was made.

Summary: The main issue is parking. The Planning Commission has to be convinced that the
parking problem will have a resolution. The traffic management plan shows a significant
improvement, but there is concern with all the voluntary measures. It needs to be shown that it
is manageable and enforceable. The Notre Dame queuing issue must be fixed. Implement the
Traffic and Parking Management Plan immediately. Commission would like to see Conditions of
Approval from Serra High School shared with the neighbors. There are concerns about the loss of
mature trees on the property. There are concerns about the safety of passageways and lighting.

COMMUNICATIONS/ANNOUNCEMENTS
1. Communications from Staff
a. There are two regularly scheduled meetings in September. September 13 has the
Bicycle Master Plan Public Hearing. September 27 has Fire Station # 24.
b. Commissioner Moran may be absent for the October 25 Meeting.

2. Communications from the Commissioners
a.

3. Other
a.

ADJOURNMENT

There being no further items before the Planning Commission, Chair Freschet adjourned at
12:33 a.m. on Wednesday, August 24, 2011



