
STATE OF CALIFORNIA-THE RESOURCES AGENCY 

•• CAliFORNIA COASTAL COMMISSION 
NORTH COAST AREA 
.45 FREMONT, SUITE 2000 

SAN FRANCISCO, CA 94105-2219 

(.415) 90.4-5260 

September 8, 1997 

Th5 
TO: Commissioners and Interested Persons 

FROM: Steven F. Scholl, Deputy Director 
Bill Van Beckum. Coastal Planner 

PETE WILSON, Go-.ernor 

SUBJECT: PROPOSED DE MINIMIS AMENDMENT (NO. 1-97) TO THE CITY OF HALF MOON 
BAY LOCAL COASTAL PROGRAM 

The City of Half Moon Bay is proposing that its certified Local Coastal 
Program (LCP) be amended to modify LCP Zoning Code ordinance requirements for 
membership in the City's Architectural Review Committee (ARC), and to further 
specify, and clarify, design review applicablity, noticing and approval 
provisions, and procedures for appealing and enforcing ARC decisions. This 
LCP amendment request was filed as complete on August 28, 1997, under Section 
30514 of the Coastal Act and Title 14, Section 13553 of the California Code of 
Regulations. 

The purpose of this notice is to advise interested parties of the 
determination by the Executive Director that the filed LCP amendment is 11 de 
minimis 11 under Section 30514 of the Coastal Act. A de minimis LCP amendment 
is a change to a local government's LCP which has no impact, either 
individually or cumulatively, on coastal resources. 

In this case, the proposed LCP amendment involves clarifications to the 
Architectural Review and Site and Design Approval Ordinance (Ordinance Chapter 
18.21) that will improve the ability of the City to implement and enforce the 
provisions of the ordinance. The ordinance, which was certified by the 
Coastal Commission on April 10, 1996, requires compliance with consistent 
design standards in order to 11 promote the orderly and harmonious development 
of the City's existing and new residential neighborhoods" and to .. ensure that 
new development, alterations to existing structures and proposed demolition in 
the downtown historic area will be subjected to design review." 

Proposed changes include modifying the qualifications required for membership 
in the ARC, further specifying which aspects of proposed projects are subject 
to design review, and clarifying noticing requirements, design approval 
criteria, enforcement provisions, and procedures for appealing ARC 
determinations. A copy of the City's LCP amendment request is attached as 
Exhibit l, and includes the revised ordinance (Ordinance No. C-8-97) as 
adopted by the City Council on June 16, 1997, and the 11 Strike outs and 
underlines version 11 (Final Draft, April 10, 1997) which shows where the 
proposed revisions occur in LCP Ordinance Chapter 18.21. 
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The Executive Director has determined that the proposed LCP amendment will 
have no adverse impact on coastal resources because the changes proposed in 
the amendment merely involve clarifications designed to improve the 
implementation and enforceability of an ordinance intended to protect coastal 
visual resources. 

Pursuant to Section 30514(d)(3)(A) of the Coastal Act, the proposed amendment 
has been noticed in the agenda for the Commission's September 11, 1997 
meeting, located at Eureka Inn, 7th & "F" Streets. Eureka. Any public 
comments received will be made available to the Commission before the 
meeting. Pursuant to Section 340514(d)(3)(C) of the Coastal Act, if three or 
more members of the Commission do not object to the de minimis determination, 
then the lCP amendment will be deemed approved and will take effect ten days 
after the date of the Commission's meeting. Alternatively, if three or more 
members of the Commission object to the Executive Director's determination 
that the proposed amendment is de minimis, then the proposed amendment shall 
be set for a public hearing at a later date as a major lCP amendment. 

For additional information, please contact Bill Van Beckum at the North Coast 
office in San Francisco (415)904-5260. 

9618p 

.. . 
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Administration 

(41.S) 726·8270 

City of Half Moon Bay 
City Hall, 501 Main Street. P.O. Box 338 

Half Moon Bay. CA 94019-0338 

Date: August 26, 1997 

To: Bill Van Beckum (Fax 904-5400} · 
Coastal Commission North Coast Office 
4S Fremont St. Ste. 2000 
San Francisco, CA 94105-2219 

From: Amy French. Associate Planner 
City of HalfMoon Bay 

EXHIBIT NO. 1 

APPLICATION NO. 

CTIY OF IWF MXN BAY 

LCP AMENDMENT ID.l-97 

This letter accompanies our application requesting a de minimis approval of an LCP 
Amendment application. On June 17, 1997, after seven public hearings on the matter, the 
City Council of the City ofHalfMoon Bay approved an amendment to Chapter 18.21 of 
the City's Zoning Code by Ordinance, which constitutes a revision to certified text. In 
adopting the Revised Ordinance, the City Council was exercising their intent to carry out 
the LCP in a manner fully· consistent with the California Coastal Act. The City Council 
intended for the amended. Ordinance to take effect authomatically upon Coastal 
Commission approval. 

There were four hearings before the Planning Commission (12/12/96, 2/27/97. · 3/27/97 
and 4/10/97), and three hearings before the City Council (5/6/97, 6/3/97, and 6/17197). 
The only comments received on the matter were those which were presented by the 
Architectural Review Committee members and others at the public hearings. 

Enclosed a.-e the following documents: 

Application for De Minimis LCP Amendment 
A copy of the Ord1nance adopted by City Council on June\ 7, 1997 
A copy of the strike outs and underlines version of the revised Ordinance 
Copies of minutes from public hearings on the matter. 
Staff Reports regarding the proposed amendment. 
Planning Colllii1ission Resolution forwarding recommendation to Council. 
Copy of sample notice published in the lfalfMoon Bay R.ev.iew. 

It should be noted that: (1) the amendment will effect all areas of the City, which 
are currently subject to the existing provisions of Chapter 18.21; (2) The amendment will 
not have any adverse affect upon Coastal Access. (3) no map amendments are necessary 
to implement the amendment, and (4) the ordinance amendment is exempt from CEQA. 

We request that this amendment be considered at the earliest possible m~ting. 

Finanoc 

(415) 726-8280 

PlanoiftSfBu•lcSin g 
(415) 726-8250 

Public Works 

(415) 72Hl260 

Parb/lilecrealion 

(415} '26·8297 

Cil)l Hall FAX Parb/R.c(:teation FAX 
(415) 726-9389 {415) 726-5129¥ 
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ORDINANCE NO._ C-8-97 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF HALF MOON BAY 
AMENDING THE MUNICIPAL CODE BY RESCINDING CHAPTER 18.21 OF 

THE ZONING CODE AND ADOPTING BY REFERENCE THE REVISED 
ZONING CODE CHAPTER 18.%1~ ARCHITECTtJRAL REVIEW 

AND SITE AND DESIGN APPROVAL 

IT IS HEREBY ORDAINED by the City Council of the City of HalfMoon Bay to amend the 
HalfMoon Bay Muuic;ipal Code as follows: . 

SECTION 1: Ordinance C-4-96, adopted March 19, 1996. 

SECTION 2: Chapter 18.21 ofTitle.l8 of the HalfMoon Bay Municipal Code, 
adopted by Ordinance C-4-96 is hereby rescinded in its entirety. 

SECTION 3: A new Chapter 18.21 is hereby added to Title 18 (Zoning Code) of the 
HalfMoon Bay Municipal Code.. to read as follows: 

CHAPTER l&.ll 

ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL 

Scctiops; 

18.21.010 
18.21.015 
18.21.020 
18.Zl.OlS 
18.11.030 
11.%1.035 
18.l1.040 
18.21.G45 
18.21.050 
11.21.055 
11.21.060 
1Ul.065 
11.21.010 

Purpose 
.t\rcbiteeiUral Rmew CollllldftM 
Alltb.ority 
AppUcation 
Rniew of Project Faatura 
Dalp Approval Criteria 
l'iDclblp 
Appeals 
:laforeemmt 
El::piration of desip approftl ... 
laltlic Notlca 
Applicability 

-·· 

11.21.010 tgx:pose. · The purpose of establisbiq the dcsip. review prvcess set fodb 
in this Chapter is: . ' 

A. To determine whether proposed projects arc in coJDpliance with the 
regulations in this Chapter; 

B. To pn:)mote the orderly and harmonious development of the Ci1;y's 
existing and new residential neighborhoods; 

3 
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C. To ensure that new development, alterations to existing structures and 
proposed demolition in the dovvntown historic area will be subjected to design 
review; and 

D. To require commercia~ industrial or instiru.tional projects to comply 
with consistent design standards. 

18.21.015 An:bjtestpral Reyiew Committee. An Architectural Review Committee 
is created, consisting of one architect, one design professional (i.e.. architect. landscape 
architect, urban design professional, historic building specialist, registered civil engineer, or •• 
design professional" as broadly interpreted), and one layperson who shall reside within City 
limits. The Architectural Review Committee {A.R.C.) members shall be appointed by the 
City Council and shall serve at the pleasure of the City Council for a term of two years. 

A joint meeting of the City Council,. Planning Commission and Architectural Review 
Committee shall be held armually to discuss design review policies. Each member shall 
serve until his or her successor is qualified and appointed. The A.R.C. may adopt such rules 
as needed for the conduct of its deliberations including the selection of a member who shall 
smve as chairman. The staff secretary of the Planning Commission shall serve as secretary to 
said committee. The Plamrlng Director shall sexve as member ex-officio, but shall have no 
vote except when a quorum of the Architectural Review Committee does not exist, the 
Planning D~ctor may act as a voting member. Said Committee shall cmy out the duties 
hereinafter specified in this Chapter. 

18,21.020 Anthogty. Prior to the issuance of any Buildin& Permits for new 
construction, alterations, or additions to any residential, commerci~ industrial, or 
institutional building, the Planning Director shall review the plans submitted for each 
proposed project to establish the appropriate level of review as set forth herein: 

A. ResldeDtlal Projects: 

1. Approval by the Architectural Review Committee is required: 

a. For tbe construction of any new residence or acccsscny 
structure on a property within the Downtown Historic Area, aud for 
any alterations or additions to an existing residence withiD the 
DOWIJlown Historic Area. 

b. For any new residential str:ucture(s) and. landsc:apiq 
within a Planned Unit Development project unless specific desip 
criteria or development standards are adopted in conjunction with a 
Pbamed Unit Development Plan, or a Homeowners .AssoQatiou 
Arc~tectural Review Committee has been established for the projec;t 
area. . 

4 



F=IUG-26-1997 16: 40 CITY OF H"'B. 415 726 9~ ~.~~~ 

ZOA0297 • Architectural Review Committee: June 17. 1997, City Council Mectml 

c. For any new residential structure or modifications to an 
existing strUcture requiring a discretionaxy permit such as a Pa:rk:ing 
Exception., Variance, or Use Permit. 

d.. For the constrUction of a new single family residence or 
remodels and additions to an existing residence, accessory structures, 
or site improvements which may otherwise be exempt from the 
provisions of this Chapter that the Planning Director has determined 
may not be consistent with the Stand.ards for Review set forth in this 
Chapter. All exterior modifications shall be subjected to prelirrmuuy 
Staff Design Review during the Building Pennit plan check process. 

e. For the constrUCtion or any new duplex or significant 
exterior alterations or.~ite improvements to an existing duplex. 

2. Architectural Review Committee and Planning Commission 
approval of a Site and Design P=mit are required for the coDStmction or any 
multiple family residential structmc with more than two units on a single 
building site. :md for additions.. significant exterior alterations or 
improvements to any multi-family structure and/or site. 

B. Commerci.aiiiDdustriaiiiDstitadonal Projects: 

1. Architectural Review Committee approval is required: 

a. Prior to coDSideraUon by the Planning Commission of 
discretionary permits such as a Variance and/or Use Permit where new 
construction. exterior buildinc moc:lificatiODS or site improvemeDts uv 
proposed. 

b. For sign desips submitted with a Sip Pc:nnit 
application to be approved by the Planning Director. 

c. For additions of less than 10% of the floor area of 
existing buildings, 

cl. R.em.odeJa to exing buildinp, new acccsaary 
snuctures or &itc im.provemc:m. which may otherwise be exempt ii'om. 
the provisions of thi5 Chapter that the Plann~ DirectDr has 
determined to be sigai:ficant aDd/or ineonsistcnt with StaDdarda tor 
Review set forth in this Chapter. All exterior modifications sb.all be 
subjected to Staff Design Review c:turing the Building Permit plan 
cb.ecJq~rocess. 

2. An:hitectural Review Committee and Site and Design 
approvals are required.: 

a. For the COIIItnlction of any new commercial, ir..tustlial, 
or institu1ioual buildin& and. auociated site improvemea.ts inchxtiDg 
landscaping and pmkiDJ lot plms. 

s 
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b. For the construction of any addition of 10% or more of 
the existing floor area in any one year period or for any increase in 
building height of an existing building. 

c. For the change of an existing residential building to any 
commercial, industrial. or institutional use. 

d. For any change in the intensity of use of an existing 
building resulting in significant exterior modifications or site 
improvements, additional floor area and/or need for additional parking 
spaces. 

C. Staff Design Revie~ of Exempted Projects: 

1. For any proposed project specifically exempted from the 
requirements for consideration by the Architectural Review Committee and or 
approval of a Site and Design Permit by the Planning Commission, the 
Planning Director shall review the plans submitted to determine conformance 
with the Findings and Standards for Review set forth in this Chapter. 

2. In the event the Planning Director determines that the proposed 
new construction or alterations are not consistent with the Findings and 
Standards for Review set forth in this Chapter, the PJanning Director shall: 

a.. within five working days of making that determination 
inform the applicant in writin&; and 

b. pmvide the applicant with specific recommcndatious to 
bring the proposed project into cooformance with the Findings and 
Standards for Review set forth in tbis Chapter. 

c. In the event the applicant and Planning Director cumot 
satisfactorily resolve the design issues and bring the project into 
conformance with the Findings and Standards for Review, the 
Planning Director shall forward the applicants plans to the 
Architectural Review Committee for their coDsideration on a no fee 
basis. All recommendations of the Arcbitectuml Review Committee 
sball be incorporated into the final project plans unless appealed to the 
Planning Commission by the applicant. An applicants appeal of the 
AJchitectural Review Committee recormnendatious shall be 
acoompanied by a fee as established by the City Council. 

3. . 'Ihe Planning Director shall provide an ammal report to the 
Pl~J.DDing Commission and City Council on all exempted projects which 
received Staff Design Review and were not reviewed by the Architectural 
Review Committee. 

6 
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18.21 .025 Application. 

A. Application shall be made on a form prescribed for this purpose by the 
City in accordance with the following: 

1. For consideration by the Architectural Review Committee. a completed 
application package shall be submitted at least two weeks prior to a regularly 
scheduled mectin& in order to be heard at such meeting 

2. For consideration by the Planning Commission of a Site and Design Pem:ai~ a 
completed application package shall be submitted at 30 days prior to a 
regularly schcc:Wled meeting. in order to be heani at such meeting. Planning 
Commission consideration shall be subsequent to final action by the 
Architectural Review Committee. 

B. The application shall be accompacicd by such maps, samples of 
proposed colors and exterior materials, location ami types of all signs to be placcc:l on 
the building, site plans, all elevations and. other cltawings as are necessary to enable 
the PlamUug Director, Architectural Review Committee. and Planning Commission to 
make determinations as set forth in this Chapter. 

C. 1hcre shall be no separate application for Staff Design Review, which 
will take place in conjunction with the application for Building Permit(s). 

18.21.030 ProJm Datgp amm 

A. The Arcbitcctural Review Committee (ARC) is empowered to evaluate each of the 
items listed below to determine that the proposed project is not in contlict with the proviaioDs 
of this chapter or the General Plan. The ARC may revieW: 

(1) The character and quality of design; 
(2) The design and aesthetic compatibility with nci&bboring properties and uses includiDg 

visibility and effect upon view at aU site lines; 
(3) Site development characteristics includiug but not limited to the buiJding(s} covaap, 

setbacks, height, location on the site, scale, and use of open space. 
( 4) Other on-site improvements includina. but not limited to padrina and otber paved 

an:as, landscaping, ligb.tina, sips mel graphics, artWork, sca1ptare.. fountains ml 
other artislic featureS;. . , 

(S) The: buildiil& materials and colors; 
( 6) The pedestrian, equestrian, bicycle, and vehicular cimdation; 
(7) The disturbance of existing topography. tree:~, shrubs, aa4 other natural features; 
(8) The accessory structures. including prages, shcd.s, utility :facilities. 8DCl trash ad 

recycling enclosures; 
(9) Building exterior features including but not limited to tbe Jiabting, staits. ramps, 

elevators, downspouts, flues, chimneys, exhaust faDS, air-conditioning equipaiCitt,. 
elevator equipment, fa.ns. cooling towers, antennas. aDd similar stmctures placed upon 

7 
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the roof or the exterior of the building which are visible from the street or any 
building in the immediate vicinity, the sunshades. awnings, louvers, and any visible 
device for deflecting, filtering, or shielding the structure or interior from the elements, 
the balconies, penthouses, loading docks, and similar special purpose appendages and 
accessory structures; 

(1 0) Energy efficiency and renewable energy design elementS includin~ but not limited. to 
exterior energy design elements, internal lighting service and climatic control 
systems. and building siting and landscaped elements; 

(11) Such other features as affect the design and ultimate appearance of the work as 
determined by the Architectural Review Committee. 

B. The ARC may reconunend requirements which are more restnctlve than the 
development standards set forth in the City's Zoning Code, when it concludes such 
requirements are necessary either to promote the intemal integrity of the design of the 
project or to assure compatibility of the proposed project's design with its site and 
smroundings. 

18.21.035 Desizn Appronl Criteria. In carrying out the purposes of this Section. the 
Planning Director, Architectural R.eview Committee and Planning Commission shall consider 
in each specific case any and all of the following criteria as may he appropriate: 

A. Where more than one building or strlleturc will be const:ructed, the architectural 
features and landscaping thereof shall be harmonious. Such features include height. 
elevations. roofs, material. color and appurtenances. 

B. Where more than one sign will be erected or displayed on the site, the signs shall have 
a. common or compatible design and locational positions and shall be harmonious in 
appearance. 

C. The material, textures, colors and details of construction shall be an appiOpriate 
expression of its design concept and function, and shall be compatible with the 
adjacent and neighboring structures and functions. Colors of wall and roofing 
materials shall blend with the naw.rallandsca:pe and be nonreflective. 

D. The design shall be appropriate to the fUnction of the project and express the project's 
identity; 

. 
E. The planning and siting of the various functions and buildings on the site shall create 

an intcmal sense of order and provide a desirable environment for occupants, visiton 
and the geaeral community; 

F. Roofing materials shan be wood shinales. wood shakes, tile, or other materials such 
as composition as approved by the appropriate design review authority. No 
mechanical equipment shall be located upon a roof unless it is appropriately sc:reencd.. 

8 
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G. The proposed development shall be compatible in terms of height, bulk and design 
with other structures and environment in the immediate area. 

H. The proposed design shall be consistent with the applicable elements of the General 
Plan; 

I. If the project site is located in an area considered. by the committee as having a 
unified design character or historical character, the design shall be compatr.'ble with 
such character. 

J. The design shall promote hannonious tranSition in seale and character in areas located 
between different designated land uses; 

K. The design shall be compatible with /mown and approved improvements and/or future 
construction. both on and off the site; 

L. The planDing and siting of the various functions and buildings on the site shall create 
an intema.l sense of order and provide a desirable environment for occupants, visitots. 
and the gem:ral community; 

M. Sufficient mcillary functions provided to support the main functions of tbe project 
shall be compatible with the project's design concept; 

N. Access to the property and cin:ulation systemS shall be safe and convemcot for 
equestrians, p~ cyclists, and vehicles; 

0. The amount and ammeement of open sp~e and landscaping shall be appropriate to 
the design and the function of the structures; 

P. Laudscaping shall be in keeping with the eharacter or d.csip of the buildina, and 
preferably clustered. in natural appearina: groups, as opposed to being placed in raws 
or regularly spaced.. 

Q. Where feasible, namral features shall be appmpriately preserved and i.utcar:ated with 
the project; 

R. The Jaadicape dcsian com:ept for the site, as shown. by the relatiambip of plant 
masses, ope~~ space, scale, plant forms mel foliage tcx:tures and colors, shall Qeate a 
desirable ml fimctional cnviiol1DlCDt and the la:adscape concept shall depict an 
appropriate unity~~ the various buildings on the site;, 

S. Plant material shall be suitable and adaptable tQ the site, shall be capable of beiug 
properly maintained on the site, and shall be of a variety which would taJd to be 

9 
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drought-resistant a.nd to reduce consumption of water in its installation and 
maintenance; 

T. The design shall be energy efficient and incorporate renewable energy design 
elements including. but not limited to: 

(1) Exterior energy design elements, 
(2) Internal lighting service and climatic contrOl systems. and 
(3) Building siting and landscape elements. 

18.Zl.Q40 FiJu;Ungs. The Planning Director, A.rchitectural Review Committee, and 
Plann:ing Commission shall determine from:the data submitted whether the proposed project 
will be in confonnance with the provisions of this Chapter and shall approve the application 
upon making a positive finding. The application may be disapproved, may be approved as 
submitted, or may be approved subject to conditions. specified changes and additions. In 
approving any project, the Planning Director, A.rchitectural Review Committee, or PlamJ:ing 
Commission shall find that such buildings, sttuctures. planting, paving and other 
improvements shall be so designed and constructed that they will not be of unsightly or 
obnoxious appearance to the extent that they will binder the orderly and haanonious 
development of the City, impair the desirability or opportUnity to attain the optimum usc and 
the value of the land and the improvements, impair the desirability of living or working 
conditions in the same or adjacent areas and/or otherwise adversely affect the gmcral 
prosperity and welfare. 

18.%1.045 Appeals. 

A. Appeals from detennination by the PlaDni.ug Director and Architectural 
Review Committee shall be made to the Planning Commission. Notification of appeal of any 
ARC decision shall be forwarded to ARC members at least~ fiw.days in advance of tho 
Planning Commission hearing of the appeal requcs~ so that AB.C members may atteacl the 
Planning Commission bearing to offer cl.arific;ation on recommendations and othawise 
participate in any discussions on the matter. 

B. Appeals from Planning Commission decisions on any Site and. Design Pemlit 
shall be made to the City Council. Notification of appeal of any Plamrlng CommiAion 
decision shall be forwarded to Planning Commissioners at least ~ iiYe days in advance 
of the City Council hearing:.of the appeal request, so that Planning CommiasioDcrs may 
attend the City Council hearing to offer clarification on recommendations and otherwise 
participate in any discussions on the matter. 

C. Appeals &hall be made in writing and must be filed with the City Clerk witbin 
z:r.e.n tea wodcing days after a decision by the Planning Director, Architectm:al Review 
Committee, or Planning Commission. 

10 
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D. Arty Council members. may call up for Council review a. decision of the 
Planning Commission under this Chapter. by filing a written request therefor with the City 
Clerk within KGll tft days of a Planning Commission decision. Said call up shall be 
handled like an appeal. 

18,21.050 Egforsemcnt. All findings and determinations of the Planning Dinctor, 
ArchitectUta.l Review Committee, or Planning Commission shall be the responsibility and. 
duty of the Planning Director to enforce. AIJ.y changes agreed upon by the applicant and the 
Planning Director and all conditions of approval imposed by the ArchitccD.Jra.l Review 
Committee, Planning Commission. and City Council shall be iDcorporated into the fi:aa1 
project plans prior to the issuance of Building Permits. 

A. All conditions of AB.C approval, when: granted., shall be implemc:ntecl in 
construction of projects with approved Building Permits. Unless otherwise modUieci 
by the Planmng Commission, Site and Design Permits shall include as a Condition of 
Approval. that all conditions of design review approval recommended. by the 
Architectural Review Committee shall be included in project plaas submitted for 
Building Permit, and shall be implemented in the cODSti'U.Ctiou. of the pmject 
according to approved plans. 

B. The Planning Director shall be responsible for enforcement of this Chapter. 

18,21.M' Eqiratiop of dpip agpmvaL The design approval shall be nullllld. 
void and a new application shall be required if a Building Permit bas not been Umled aDd 
constrUCtion has not commented within one year from: 

A. the date of the Architectural Review Committee. where no Plaming 
Commission approval is required.; or 

B. tho date of the Plmnina Commission approval. The expiration paiocl or 
Planning Commission Approvals of discretionary approvals lhall supm;ede tbc 
expiration date of ARC Approvals. 

C. the date of Staff Design Approval, where Staff has detcrmiu.ed that Phunmc 
Commission aru1 ARC Approvals am not required in accordauce with the 
~oftbia Chapter. 

18.11.060 Feg. Fcca for processing applicaticms under tbia Chapter lbal1 be 
established by Resolution of the City Council to compensate for actual costs of the 
pmcessing. 

11.21 .O§S hblie Notice. Notice of projects to be reviewed by the Ald:litcctmal 
Review Committee (ARC} shall be placed in a newspaper of gcoerallocal cimllatioa at last 
five days prior any ARC meeting. Notice of review by the Planing Comutiaion of Site aad 

11 
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Design Permit requests shall be placed in a newspaper of general local circulation at least 
seven days prior to the Planning Commission meeting. Notice of ARC appeals hearings shall 
be similarly published at least five days prior to the Planning Commission meetin& at which 
the appeal shall be considered. 

18.21.070 ADDiicabilit,y. The provisions of this Chapter shall be applicable in all 
Zoning districts, and in all Planned Unit Developments. 

SECTION 4: The City Council hereby declares that it would have passed this 
Ordinance sentence by sentence, paragraph by paragraph. and section by section, and does 
hereby declare that any provisions in this Ordinance are severable an~ if for any reason any 
sentence, paragraph or section of this Ordinance shall be held invalid, such decision shall not 
affect the validity of the remaining parts of this Ordinance. 

SECTION S: This Ordinance shall be published and posted according to law and 
shall take effect and be in force from and after thirty {30} days after its passage and adoption. 

PASSED AND ADOPTED as an OrclinaJI1e of the CF·Moon Bay at a 
regular City Council meeting thereof held on the ..J.JL day of 1997. 

AYES, Coleman, Cupp, Donovan, Patr~dqe & 
Councilmembers: Mayor Ruddock 

NOES, 

Co~i~b~=-----------------------------------------
ABSENT, 
Councilmembers: 

ABST~. 
Councilmembcrs: 

---------------------------------------

----------------------------------------

12 



RUG-26-1997 15:43 CITY OF HMB. 415 726 9389 ~.14/~4 

ZOA0297 - Architec:tUBl Review Committee 
June l7. 1997. City Counc;il Meeting 

Deborah~ MAYOR. 

ATTEST: 

file: cc182.1: May 29, 1997 

PASSED AND AIJOfiED AT THE 

*r:~: 
Cm' CLERK 
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FINAL DRAFT AMENDED CHAPTER 18.21 

ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL 

Sections: 

18.21.010 
18.21.015 
18.21.020 
18.21.025 
18.21.030 
18.21.035 
18.21.040 
18.21.045 
18.21.050 
18.21.055 
18.21.060 
18.21.065 
18.21.070 

Purpose 
Architectural Review Committee 
Authority 
Application 
Review of Project Features 
Design Approval Criteria 
Findings 
ApJMals 
Enforcement 
Expiration of design approval 
Fees 
Public Notices 
Applicability 

18.21.010 Purpose. The purpose of establishing the design review 
process set forth in this Chapter is: 

A. To detennine whether proposed projects are in compliance with 
the regulations in this Chapter; 

B. To promote the orderly and harmonious development of the 
City's existing and new residential neighborhoods; 

C. To ensure that new development, alterations to existing struc-
tures and proposed demolition in the downtown historic area will be subjected 
to design review; and 

D. To require commercial, industrial or institutional projects to 
comply with consistent design standards. 

18.21.015 Architectural Review CommjUee. An Architectural Review 
Committee is created. consisting of ana twG archltecw ana ene landsGape aFeRiteot, 
one design grofessjonal. and one layperson who shall reside wjthjn City limits. The. 
Architectural Review Committee (A.R.C) members shall be appointed by the City 
Council and. MembeF& appeinted to AFGI:aitectuJal RevievJ Cemf"ittee (A.R.C.~ shall 
serve at the pleasure of the City Councn for a term of two years. 

A joint meeting of the City Council. Planning Commissjon and Architectural 
Review Committee shall be held annually to discuss design review policies. Each 

Chapter 18-21 
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B. The applicatiOn shall be accompanied by such maps, samples 
of proposed colors and exterior materials, location and types of all signs to be 
placed on the building, site plans, all elevations and other drawings as are 
necessary to enable the Planning Director, Architectural Review COmmittee, 
and Planning Commission to make determinations as set forth in this Chap.. 
ter. 

C. There shall be no separate application for Staff Design Review, 
which will take place in conjunction with the application for Building Permit(s). 

18.21.030 Project Design Review 

A. The Architectural Review Committee (ARCl is empowered to evaluate eacb 
of the jtems listed below tg determine that the prgposed prgject is not In conflict with 
the provisions of this chapter or the General Plan. The ARC mFJ¥ rcyiew: 

£1 > The character and aualtty of design: 
C2l The desian and aesthetic compatlbllitv with neighboring prooerties and y§es 

including visibilitY and effect upgn view at aU lit• lines; 
(3l §jte development c;;haracteristjs;s including but not limited to the buildingfs) 

coverage. Setbacks. height. locatjgn on the sJta. scale. and use of open 
apace. 

C4l Other on-site jmprovements including. but not limited to parking and other 
gaved areas, laodscaQing. lighting. sjgns and graphjc;s, artwor!c. sculpture, 
foyntalns and other arijs;tlc features; 

(5> The buildjng materials and colors: 
C6l The Pedestrian. eauestrian. bicycle. and vehicular cjrcu!atjon; 
(7) The disturbance of exi§Ung topography. trees. §hrubs. and other natural fea­

tures; 
(8) The accessory structures. includjng ga@ges. sheds. utilitv facilities, and trash 

and recycling enclgsures; 
(9) Building exterior features includjng but not limited to the lighting. stairs, 

ramps. elevators. downspouts, flues. chimneys. exhaust fans. ajr-c0mditjonjng 
eguipment, elevator eguJpment. fans cooling towers. antennas. and similar 
structures placed ypop the roof or the exterior of the building which are yjsjble 
frgm the street or any building in tbe lmmecUate ylcJnity. the synshades. awn­
ings. louvers. and any visible device for deflecting. filtering, or shielding the 
structure or Interior from the elements. the ba!conjes, pentboyses. loadjng 
docfss, and similar special Pu[()Ose appendages and accessory structures: 

(l Q) Energy efficiency and renewable energy desiQn elements jncludjng. but not 
Jimited to exterior energy design elements, internal lighting service and cU· 
matic control systems. and building siting and landscaped elemgnts; 

Chapter 18·21 
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(11 > Such other features as affect the design and ultimate apoearance of the work 
as determined by the Archttectural Review Cornm;ttee. 

B. The ARC may recommend requirements which are more restrictive than the 
deyelopment standards set forth in the Cjty's Zoo jog Code, when it concludes 
such requirements are necessary ejther to promote the internal jntQgrity of 
the design of the project or to assure compatibj!if¥ pf the proposed project's 
design with jts site and surroundings. 

18.21.035 Design Approval Criteria. In carrying oyt tbe purposes of this Sec­
tjoo. the Planning Qjrector. Architectural Review Committee and Planning Commis­
sion shall coosjder in each specific case any and all of the fo!!QWing criteria as rna~ 
b~ appropriate: 

A. Where more than one building or structure will be constructed. the architee;: 
tural features and landscaping thereof shall be harmonious. Sucb features 
include height. elevations. roofs. material, color and appurtenances. 

B. Where more than one sign will be erected or djsolayed on the site, the signs 
shall have a common or compatible design and locational gosjtjona and shall 
be harmonious in appearance. 

C. The materjal. textures. colors and details of construction shall be an aRpra: 
Priate expression of its design concept and functign. and shall be compatible 
wjtb the adjacent and neighboring structures and functions. Colors of wall and 
roofing materials shall blend with the natural landscape §nd be nooreflective. 

0.. The design shall be appropriate to the fynction of the project and exoress the 
proiect's Identity: 

.E.. The plannjng and siting of the various functions and buildings on the site shaH 
create an internal sense of order and provide a desirable environment for oc­
cupants. visitors and the general community: 

F. Roofing materials shall be wood §hiogtes. wood shalses. tile. or other materi.: 
als syr;h aa composition as agprm&d b.V the appropriate desjgn review 
authority. No mechanical equipment shall be located upon a roof unless it Is 
appropriately screened. 

G.. The proposed development shall be compatible in terms of height. bulk and 
gesign with other structures and environment In the Immediate area. 

Chapter 18-21 
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1:1. The proposed desian shall be consistent with tbe IRPiicab!e elements of the 
t?enerat Plan: 

1.. If the Pt.Qlect site is located in an area considered by tbJ committee as having 
a unified dQslgn character or historical character. the duign shall be com­
patible wjth sucb cbaraeter. 

~ The design shall promote haanonioys transition in scale and character in ac­
.us located between different desjgnated land uses; 

K. The design shall be comp@tible with known and approved Improvements 
.aod/or Mure construction. both on and off tt]e sjte: 

.L The planning and tHing of the varjoys functions and byjldings on tbe site §hall 
create an Internal sense of order and provide a gesirable enyironment for 00= 

cupants. vilitors. and the general commun~ 

M. Sufficient ancillary functions provided tg support the main functions of the 
project shall be compatible with the project's d1sjgn eoncept: 

,tl, Access to the property and circulation system1 shall be safe and convenient 
for equestrians pedestrians. cyclists. ang vebjeles: 

0. The amount and arrangement of open §pace ang landscaping shall be ao= 
propdate to the design and the tuoctioo of the structures; 

f.,. Landscaping shall be jn keeping with the characttr or design of the building.. 
and preferrably clustered In natural appearing groups. as opposed to bejng 
pJacecl in rows or regularly spaced. 

a. Where teasible. natural features shall be appropriately preseryed and iote: 
grated with the project: 

a The landscaoe desjgn concept for the sjte. as sbown by the relationship of 
plant masses. open space. scala. plant forms and foliage texrures and colors. 
shall create a desirable and functional enytronment and the landscape con­
cept shall depict an apprggdatQ unitY with the yarious buildings on tbe site: 

S.. Plant material shall be suitable and adaptable to the sttt. shall be capable of 
bejng property malntaioed go the sjte. and shall be of a yariety wblch would 
tend to be drought-resjl,tant and to reduce consumptlgn of water jn its instal­
lation and maintenance: 

Chapter 18-21 
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T. The design shall be energy efficient and incorporate renewable eneray de: 
sign elements including. but not limited to: 

(1) Exterior energy design elements, 
C2l Internal lighting service and climatic control systems, and 
(3) Building siting and landscape elements. 

111.21.030 StaadaBis fer Be-view. lA aaFF)'iAg out the J9U~esee ef this see 
tion, the Planning DireGtor, k-ehitQstural Re,~ie\'t Committee, and Planning CeR=Imis 
sieFI shall seAsieter in eael=l speeifie eaae aAy aAet all &J tho follovting as may be ap 
J9FOJ91iate: 

A. The siting of any stntokiR! OA the PfOilORy a& eoMpaFed te the 
siting of olhor &trwawre& in tAe immediate neighbomood; 

S. All atrwetwre& aA:all ae iA geed preportion; ha¥& simplioity of 
R=!aes and aetaU; shall net &tmo·e fer pletwFesqwe e#ea; tl=leFe el=lall be an ap 
propFiate Yse ef materials; eolor.s shall be in goad taste and ne·1er harsh or 
garis~·h awt iR J.:laFRWny ·Hitt::l tf.:lemselues aR&I their enulrenment; 

c. The s~e, leeaaen, aesign, eol9r, number, lighting an~ material& 
ef all signs and owteeer advertising &truetwres sttall se F&¥i8'JJea. ~e sign 
shall be appro~d in exseas of tt::le r:naMiml:jm limits set by an Off.linanee of the 
CiP,f. bwt the size or nwmber of signs in any aF&a sw9jeQt te cleslgn senwal 
may be reawoo~ balew this ma.fR=IYm nYmber, or limits, set by swott Ordi 
nanse or orEJiRane;es; 

D. Landseaping shall be FeqYired oA the site and shall be iA keep 
IRi !JJI&A tt:ae &Aa..a.ter er aeaisn 9f U:le awileiRg ana e>Qe~ing tr~es shall be 
pr=esen~ed 'Nhof&\·er possible; 

E. The sii:e, leoation and arrangement ef on &ite parking anCil 
p&¥oc4 area&i 

1&. Ingress, egress and intemal traffio oiFGulatien; 

G. All #le abO\<& faaa~=£ shall be relatee to the setting or estab 
lished oharaoter of the neighbeFhoed or &WFreYRding aFOa. 

18.21.040 Findings. The Planning Director, Architectural Review Commit­
tee, and Planning Commission shall determine from the data submitted whether the 
proposed project will be in conformance with the provisions of this Chapter and shall 
approve the application upon making a positive finding. The application may be 

Chapter 18-21 
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disapproved, may be approved as submitted, or may be approved subject to condi­
tions, specified changes and additions. In approving any project, the Planning Direc­
tor. Architectural Review Committee, or Planning Commission shall find that such 
buildings. structures, planting, paving and other improvements shall be so designed 
and constructed that they will not be of unsighUy or obnoxious appearance to the 
extent that they will hinder the orderly and harmonious development of the City. im­
pair the desirability or opportunity to attain the optimum use and the value of the 
land and the improvements. impair the desirability of IMng or working conditions in 
the same or adjacent areas and/or otherwise adversely affect the general prosperity 
and welfare. 

18.21.045 Appeals 

A. Appeals from determination by the ~?Ianning Director and Architectural 
Review Committee shall be made to the Planning Commission. Notification of ap­
peal of any ARC degsion shall be forwarded to ARC members at least five days in 
advance of the Planning Commjsslon hearing of the appeal request. so that ABC 
members may attend the Planning Qommjssjon hearing to offer Qlarjfication gn reo: 
ommendatjons and otherwise participate jn any discussions on the matter. 

a Appeals from Planning Commission decisions gn any Site and Opign 
Permjt shall be made to the City Council. Notjfipatign of appeal of any Plannjng 
Commjssjon decision shall be fQrwarded tg PJanntng Commt:ssioners at least flye 
days in advance gf the City Council hearing pf the ap,peal reqyest. so that Planning 
Commjssjoners may attend the City Council hearing to offer dariflc;atjon on mcom­
mendatjons and otherwise partiCipate in any discussions on the matter, 

.C... Appeals shall be made in writing and must be filed with the City Clerk 
within ten working days after a decision by the Planning Director, Architectural Re­
view Committee, or Planning Commission • 

.ll. Any Council members may call up for Council review a decision of the 
Planning Commission under this Chapter, by filing a written request therefor with the 
City Clerk within ten days of a Planning Commission decision. Said call up shall be 
handled like an appeal. 

18.21.050 Enforcement. All findings and detenninations of the Planning Di­
rector. Architectural Review Committee, or Planning Commission shall be the re­
sponsibility and duty of the Planning Director to enforce. Any changes agreed upon 
by the applicant and the Planning Director and all conditions of approval imposed by 
the Architectural Review Committee, Planning Commission, and City Council shall 
be Incorporated into the final project plans prior to the issuance of Building Permits. 

ChaJ:rter 18-21 
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A All conditions of ARC approval. where granted. shall be implemented 
in construction of prgjects with approved Bullgjng Permits. Unless otherwise 
modified by the Planning Commission. Stte and Pesjgn Permits shall jnclude 
as a Condition of Approval. that all condjtjons of desjgn reyjew approval rec· 
ommencjed by the Architectural Review Committee shall be included in proj; 
,ect plans sybmitted for Building Permit. and shall b,e implemented in the 
construction of the prgject according to approved plans. 

a. The Planning Diregor shall be responsible for enforcement of this 
Chapter. 

18.21.055 Expiration of design approval. The design approval shall be null 
and void and a new application shall be required if a Building Permit has not been 
issued and construction has not commenced within one year from: 

A. the date of the Architectural Review Committee. where oo Planning 
Commission agproyal is regyjred: or 

B. the date of the Plaoning Commi§sjon approval. The expiratjon period 
of Plannjng Commis§joo Approvals of discretionary approvals shall super­
sede the exPiration date of ARC Approvals, 

c;. the gate of Staff Design Aggrgval. where Staff has determined that 
e!anning Commission aod ARC Approyals are not reguired in accordance 
with the requirements of this Chapter." 

If a b~:~ilsing pe~mit t:tas net been isswea ana ooneCA:Istion diligently eem 
n:M3need wittlin ene year fFQm the date &f tAe kd:JitastwFal Re•..'iew Cemmif:tee ., 
Planning Cemmiseien &19JJFO't'al, tt:te appFO¥al st:tall 9e nwll and veia ana a n&VJ a~~~~ 
cation st:taU be requiFSEI. 

18.21 .060 Fees. Fees for processing applications under this Chapter shall 
be established by Resolution of the City Council to compensate for actual costs of 
the processing. 

j8.21.065 Publle Notice. Notice of pmiects to be reviewed by the Architee: 
tura! Rey!ew Committee (.ARC) shall be placed in a newspaper of genera! local circu­
lation at least fiye days prior any ARC meeting. Notice of reylew by the Planning 
Commjsiion of Site and Design Permit reguests shall be placed jn a newspaper of 
general local circulation at least seven days prior to the Plaonjng Commissioo 
meeting. Notice of ARC appeals headogs shall be sjmi!ady published at least five 

Chapter 18-21 
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days prjor to the planning Comm!ssjon meetjng at which the appeal shall be consid: 

~ 

j 8.21 .ozo Applicabillw. The provisions of this Chapter shall be applicable in 
all Zoning districts, and in all Planned Unit Developments. 

18-21 • 4/7/97 
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RESOLUTION NO. P·03""'~ 7 

A RESOLUTION OF THE PLANN1NG COMMISSION OF THE CITY OF HALF 
MOON BAY FORWARDING TO THE CITY COUNCIL ITS RECOMMENDATION 
FOR ADOPTION OF ZOAa01 -97. FINAL DRAFT AMENDED CHAPTER 18.21, 

ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL 

WHEREAS, the City Council directed Staff to revise to Chapter Hs.21, 
after obtaining input from the Planning Commission and Architectural Review 
Committee; and 

WHEREAS. the City of Half Moon Bay has prepared revisions to Zoning 
Code Chapter 18.21 with input received from the City Council, Architectural 
Review Committee and Planning Commission; and 

WHEREAS, the Planning Commission conducted duly noticed public 
hearings at meetings on February 27, 1991, March 27, 1997 and April10, 1997, 
at which all those in attendance desiring to be heard were afforded an 
opportunity to speak on the various draft amendments to Chapter 18.21; and 

WHEREAS, all written and oral testimony presented during and/or prior to 
these public hea~~gs was considered by the Planning Commission in its 
deliberations; and 

NOW THEREFORE BE IT RESOLVED that the Planning Commission 
hereby forwards its recommendation to the Half Moon Bay City Council that the 
Final Draft Amended Chapter 1 8.21 attached hereto as EXhibit A be adopted as 
ZOA-02-97. 

PASSED AND ADOPTED by the Planning Commission of the City of Half 
Moon Bay at its meeting thereof held on the ~th day of April, 1997, by the 
following vote: 

AYES, PLANNING 
COMMISSIONERS: __ JCin_·_g_,_z·b_·. e_r_, _H_an_s_e_n_, -H-eJ.n.Z_· _, -Ra-nd_o_lp_h_,_c_u_r_t~-· s_an_d Sullivan 

NOES? PLANNING None COMMISSIONERS: ________________ _ 

ABSENT, PLANNING 
COMMISSIONERS:. __ ·N_o_ne---------------

ABSTAIN, PLANNING 
COMMISSIONERS: __ N_o_ne----------------

Planning Commission Report 
Otapter 18.21 Amendments - 4/10/97 

John Sullivan, Chairman 
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HALF MOON BAY 

REVIEW 
AND PESCADERO PE\J8LE 

ST A TF. OF CALIFORNlA, } 
~s. 

County or San Mateo 

The unocrsigm:d declares: ThaL al all times hereinaf&er mentioned, a!fiml 
was a c:idzcn or the United States, over lhc aae or ei&h&een years. ancs a resi­
dcru or said Ccunty, and was at and durin& an said limes Ule Fincipal clerk or 
tha prinw and publisher of HALF MOON BAY REVIEW and Pescadero 
Pebble, a newspaper of aencral circulation priniOd and published weekly in 
me countY of San Ma1co, State or California, Ulatlhc said HALF MOON 
8A Y REVIEW and Pescadero Pebble b and wu at all till'lel herein 
menta~ a newspaper of eeneral circulation as lh& tcrm Is deflned by 
Sections 6000 a.n4 followina of lhe Oovemmcn( Code or &he Stile of Califor­
nia. and, u provided by said sections, is published for &he disseminlliClft of 
local or telegraphic news and imclliaencc of a scnerll charactct, baYing a 
bona fide subsaiption list of paying subscribers, and is not devoted 10 !he 
incercsiS, or published for lhc en&enainment or inslnlc~ oC a particular 
class, profession. trade, calling, race or denomination. or for lhe enu=rtain· 
mc:m or insllUCtion or any number of SUCh classes. protcaions, ll'adcs, call­
ings. races or denomina.Uons: lhal at an limes said newspaper had been estab­
lished, printed and published in said County and State ll regular intervals tor 
more !han one year preceding lhc first public:a.U011 ·oC lho notice !herein 
rnenLioncd; &hatsald notice was set in type no smaller lhln mnpareU and wu 
precec:lcd wit.h wordl princed in black race type noc smaller lhan noapareil. 
describing and expressing in senerallCI'mS, lhe pwpon and c:hanM:ter of lhc 
nocice intended lo be given; lhat &be 

Notice of P.ub 1 i c Hearing 

City Council of City of Half Moon Bay 

ZOA-02-97, Amendment of Zoning Code Chapter 18.21 
or which rho annexed is a printed copy, was published a.nd printed in 

. 1 week 
said nowspaper IU. least ....•• - ................................ - .... commenclng on ~ 

23rd April 97 . 
-·-··················· .. ~-·-······day of.-............. , ....................... 19 ........ ~. anc1 endana. 

on lhc ... 2.~.r.Q ...... _ ..... day or .. !.\P..r.JJ ........................ -................... 19 ...... ~7 

I declare W1der penally or perjury that tbe foreJoing Is uuc and c:orrect. 

·--~~6~~~-'l'f~":l.;~;...~ ........................... .. 

Dated a1 Halt Moon Bay, California, ll1is ......... ~~-~~ ............................ . 

d&y of --·---·····-.. Ailr.i.l ............................................ " ....................... J 9 ... 51.7 

.. ... ..... 

415 726 9389 P.24/24 
t<ev1 ew 1~0. ,.)vo 

... c ........... ' 


