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SUMMARY OF STAFF RECOMMENDATION

The City of Half Moon Bay proposes to amend multiple Implementation Plan (IP) Sections of the
City’s Local Coastal Program (LCP). Specifically, the City proposes to modify the zoning code’s
definition section, the water and sewer capacity allocation chapter, the residential land use
standards, the development standards applied to “exceptional lots,” the use permits chapter, the
second dwelling units chapter, and the below market rate housing chapter. The proposed
amendment would also remove the LCP’s review process for development associated with
architectural improvements, historical structures and site design and, finally, add a residential
density bonus chapter.

As submitted, the proposed amendments do not conform to the City’s certified Land Use Plan
(LUP). First, the amendment as proposed would allow development of exceptional lots pursuant
to less stringent standards without assuring that such lots were legally created pursuant to both
the Coastal Act and the Subdivision Map Act. Second, the proposed amendment would
prioritize water and sewage capacity to low income housing, a non-priority use under the Coastal
Act and LUP, which risks that such resources will be unavailable for LUP-designated priority
uses. Third, the amendment would allow deviations from LCP standards for reasonable
accommodations at the potential detriment to coastal resources even when such deviations would
not be federally required. Fourth, the amendment would remove CDP mechanisms that ensure
adequate review of site and design approval, inconsistent with the design review requirements of
the LUP. Fifth, as amended, the IP would except second dwelling units in all residential districts
from otherwise applicable growth limitations, inconsistent with the resource protection policies
of the LUP. Finally, the amendment would permit greater than allowed density of the underlying
land use designations, at the potential detriment to protection of coastal resources, inconsistent
with resource protection policies of the LUP. Thus, modifications are necessary to eliminate
changes that would allow for such LUP inconsistencies to be certified into the IP.
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Staff has worked closely with the City on this IP amendment and the suggested modifications. As
modified, the proposed amendment would: (1) assure that impacts to visual resources from
development of exceptional lots would be minimized by allowing development on only those
exceptional lots that were legally created; (2) allow for affordable housing, second dwelling
units, density bonuses and reasonable accommodations, while also protecting coastal resources
such as visual resources and environmentally sensitive habitat areas; (3) reserve adequate public
service capacity for priority coastal uses; and (4) retain necessary site design review

requirements in the Coastal Development Permit Chapter for new development as required by the
certified LUP. Therefore, staff recommends that the Commission approve the LCP amendment
with the suggested modifications. The required motions and resolutions to implement this
recommendation begin on page 3 of this staff report.

Staff Note: LCP Amendment Action Deadline: This proposed LCP amendment was filed as
complete on May 22, 2014. The proposed amendment affects the IP only, thus the Commission
has a 60-day action deadline, or until July 22, 2014 to take a final action on this LCP amendment.
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I. MOTIONS AND RESOLUTIONS

Staff recommends that the Commission, after public hearing, approve the proposed LCP
amendment only if modified. The Commission needs to make two motions in order to act on this
recommendation.

A. Denial of Implementation Plan Amendment Number HMB-1-11 as Submitted

Staff recommends a YES vote on the motion below. Passage of the motion will result in rejection
of the IP amendment and the adoption of the following resolution and findings in this staff
report. The motion passes only by an affirmative vote of a majority of the Commissioners
present.

Motion: | move that the Commission REJECT Implementation Plan Amendment HMB-1-11
as submitted by the City of Half Moon Bay, and | recommend a YES vote.

Resolution: The Commission hereby denies certification of the Implementation Plan
Amendment Number HMB-1-11 as submitted by the City of Half Moon Bay and adopts
the findings set forth in this staff report on the grounds that, as submitted, the
Implementation Plan Amendment is not consistent with and not adequate to carry out the
certified Land Use Plan. Certification of the Implementation Plan Amendment would not
comply with the California Environmental Quality Act because there are feasible
alternatives or mitigation measures which could substantially lessen any significant
adverse impacts which the Implementation Plan Amendment may have on the
environment.

B. Approval of Implementation Plan Amendment Number HMB-1-11 with Suggested
Modifications

Staff recommends a YES vote. Passage of the motion will result in the certification of the IP
amendment with suggested modifications and adoption of the following resolution and findings.
The motion to certify with suggested modifications passes only upon an affirmative vote of the
majority of the appointed Commissioners.

Motion: | move that the Commission CERTIFY Implementation Plan Amendment HMB-1-11
if it is modified as suggested in this staff report. | recommend a YES vote.

Resolution: The Commission hereby certifies Implementation Plan Amendment HMB-1-11 to
the City of Half Moon Bay Local Coastal Program, if modified as suggested, and adopts the
findings set forth below on the grounds that the Implementation Plan Amendment with
suggested modifications will meet the requirements of and be in conformity with the policies
of Chapter 3 of the Coastal Act. Certification of the Implementation Plan Amendment, if
modified as suggested, complies with the California Environmental Quality Act because
either 1) feasible mitigation measures and/or alternatives have been incorporated to
substantially lessen any significant adverse effects of the Implementation Plan Amendment on
the environment, or 2) there are no further feasible alternatives or mitigation measures that
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would substantially lessen any significant adverse impacts which the Implementation Plan
Amendment may have on the environment.

1. SUGGESTED MODIFICATIONS

The Commission hereby suggests the following modifications to the proposed LCP amendment,
which are necessary to make the requisite Land Use Plan (LUP) consistency findings. If the City
of Half Moon Bay accepts each of the suggested modifications within six months of Commission
action (i.e., by December 11, 2014), by formal resolution of the City Council, the modified
amendment will become effective upon Commission concurrence with the Executive Director’s
finding that this acceptance has been properly accomplished. Where applicable, text in eress-eut
format denotes text that the City proposes to delete and text in underline format denotes text that
the City proposes to add. Text in deuble-eross-out format denotes text to be deleted through the
Commission’s suggested modifications and text in double underline format denotes text to be
added through the Commission’s suggested modifications.

1. Modify Section 18.02.040 Definitions as follows:

“Exceptional lot” means...and provides at least five thousand square feet in gross lot

area, and was legally created and conforming, elther-as-theresultef pursuant to the
requirements of the Subdivision Map Act and the Coastal Act. Evidence that a lot was
legally created under the Subdivision Map Act shall include a valid City issued certificate

of compliance, or a subdivision map recorded pursuant to the reguwements of th
SudeVIS|0n Map Act.: : 5 QW 5 3 .,

o¥d . EVIdence that the lot was legally created Qursuant to the
reguwements of the Coastal Act shall include a coastal development permit or evidence
that no Coastal Development Permit was required because the lot was legally created
pursuant to the Subdivision Map Act prior to February 1, 1973.

2. Modify Water and Sewer Capacity Allocation and Reservation Policy 18.05.020.E as
follows:

B-E. Extremely Low, Very Low, and Low Income Housing. Housing units for very low

and Iow income housmg units are considered a priority residential use pustantte

however adequate infrastructure first must be

reserved for all Coastal Act QI’IOFI'[¥ uses, as enumerated in LCP LUP tables 10.3 and
10.4.
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3. Modify Chapter 18.06 as follows:
a. Delete Footnote #3 from Table C.
b. Section 18.06.050 Exceptions to development standards:
I. Exceptions for Minor Improvements for Disabled Access...

2. Findings....

g. A request for reasonable accommodation under this section may be
approved if it is consistent with the certified Local Coastal Program; or it
may be approved and the City may waive compliance with an otherwise
applicable provision of the Local Coastal Program if the City finds both of
the following: 1) the requested reasonable accommodation is consistent
to the maximum extent feasible, with the certified Local Coastal Program;
and, 2) there are no feasible alternative means for providing an
accommodation at the property that would provide greater consistency
with the certified Local Coastal Program.

h. The request for reasonable accommodation(s) would not require a
fundamental alteration in the nature of the City’s Land Use and Zoning
and building regulations, policies, practices and procedures, and the
City’s Local Coastal Program.

4. Modify Section 18.20.070 Findings Required as follows:

F. All development as proposed or modified shall conform with the following
architectural and site design standards and historic resources preservation standards:

1. Where more than one building or structure will be constructed, the
architectural features and landscaping thereof shall be harmonious. Such features
include height, elevations, roofs, material, color and appurtenances.

2. 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.

3. The material, textures, colors and details of construction shall be an
appropriate 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 natural landscape and be non-
reflective.

4. The design shall be appropriate to the function of the project and express the
project’s identity.

5. The planning and siting of the various functions and buildings on the site shall
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community.

6. The design shall promote harmonious transition in scale and character in
areas located between different designated land uses.
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7. The design shall be compatible with known and approved improvements and/or
future construction, both on and off the site.
8. The planning and siting of the various functions and buildings on the site shall
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community.
9. Sufficient ancillary functions provided to support the main functions of the
project shall be compatible with the project’s design concept.
10. Access to the property and circulation systems shall be safe and convenient
for equestrians, pedestrians, cyclists and vehicles.
11. Where feasible, natural features shall be appropriately preserved and
integrated with the project.
12. The design shall be energy efficient and incorporate renewable energy design
elements including, but not limited to:

a. Exterior energy design elements;

b. Internal lighting service and climatic control systems; and

c. Building siting and landscape elements. (Ord. 8-97 83(part), 1997).
13. In reviewing applications for additions to, or exterior alteration of any
historic resource, the Planning Commission serving as the City Historic
Preservation Commission, shall be guided by the Secretary of the Interior’s
““Standards for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings” and any design criteria adopted by ordinance or resolution of the
City.

5. Modify Second Dwelling Units Section 18.33.030 Review and Approval; New Second
Dwelling Units as follows:

A. Principally Permitted Use. Second dwelling units are permitted asa-matterofright
in the residential districts...

B. Ministertal-Review of Second Dwelling Units. A second dwelling unit shall require an
administrative Coastal Development Permit, administrative Site and Design Permit, and

a Building Permit. Such an administrative Coastal Development permit shall be
processed as a ““Local Coastal Development Permit” per Chapter 18.20 and 18.33.040
except that=Fthe Planning Director |s the apgroval authority for the admlnlstratlv

Coastal Development Permit

approval and any Iocal aggeal of admlnlstratlve CDPs for second dwellmg units shall
not be subject to a ; public hearing...

6. Modify Second Dwelling Units Section 18.33.040 Approval Standards for New
Second Dwelling Units as follows:

New second dwelling units shall be subject to the same requirements as any single family
dwelling located on the same parcel in the same zoning district, including but not limited
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to the requirements of a coastal development distriets permits and general zoning
provisions with the following differences:

K. Adequate Public Services and Infrastructure. Second dwelling units shall not be
approved absent a finding of adequate water supply and wastewater treatment
capacity. The second dwelling unit can be accommodated with the existing water
service and existing sewer lateral, insofar as evidence is provided that the existing
water service and existing sewer lateral has adequate capacity to serve both the
primary residence and second dwelling unit.

0. Conformance with certified LCP. All new second dwelling units shall conform to all
applicable requirements of the City of Half Moon Bay LCP LUP, the Zoning Code
and this chapter, including that the proposed second dwelling unit will not adversely
impact any coastal resources including any of the following:

a.

e.

f.

Environmentally Sensitive Habitat Areas, or significant vegetation such as native
trees, shrubs, riparian areas, wetlands, riparian or wetland buffers or visually
prominent trees as designated on the Habitat Areas and Water Resources Overlay
Map.

Significant topographic features, including but not limited to, steep slopes,
ridgelines or bluffs, water courses, streams or wetlands or any areas as
designated on the Geologic Hazards Map.

Significant public views including Old Downtown, Scenic Hillsides or Ocean
Views from Highway 1 as designated on the Visual Resources Overlay Map.

Areas of public access to the coastal trail or beach areas including those as
designated on the Access Improvements Map.

Archeological resources.
Prime agricultural land or soil.

7. Modify Below Market Rate Housing Chapter 18.35 as follows:

a.

18.35.010 Purpose and Intent:

Ztldentification of housing units for very

low and low income houses is considered a priority residential use however

adequate infrastructure first must be reserved for all Coastal Act priority uses, as
enumerated in LCP LUP tables 10.3 and 10.4.
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b. 18.35.050.A Incentives for Below Market Rate Housing:

2. Priority Use. The City shall provide notification to the applicable water and
sewer agency identifying that the extremely low, very low and low income housing

units are considered a priority residential use

Seetien-65589-7, however adequate infrastructure first must be reserved for all
Coastal Act priority uses, as enumerated in LCP LUP tables 10.3 and 10.4.

3. Large Units. Incentives for large (three bedroom or more) rental units shall
be provided pursuant to Section 18.06.050(2H) for projects that provide 25
percent or more of the Below Market Rate units as three-bedroom units, with a
minimum threshold of four Below Market Rate units with three or more
bedrooms.

8. Modify Chapter 18.42 Residential Density Bonus as follows:

a. 18.42.020 Definitions:

“Density bonus’ means a density increase over the otherwise maximum allowable
residential density as of the date of application by the applicant to the city, county or

city and county. If a residential development gualifies for a density bonus under both
the California Government Code and this Section, then the applicant may use either
the state or local density bonus benefits, but not both. The granting of density bonus
benefits shall not, in and of itself, require a general plan amendment, zoning change
or other separate discretionary approval.

b. 18.42.030 Eligibility for Density Bonus and Incentives:

For purposes of calculating base density, any area of land on a given site that is not
potentially developable due to hazards or other environmental and resource factors
(including but not limited to, areas of sensitive habitat or buffers to that sensitive
habitat, steep slopes, significant views, public access ways, or geologic instabilit
shall not be considered potentially developable lot area and shall be excluded from
the base density calculations (i.e., base density shall be determined based only on the
potentially developable portion of a given site.).

In order to be eligible for a density bonus and other incentives as provided by this
chapter, a proposed project shall comply with the following requirements and satisfy:

(1) all ether-applicable provisions of the Certified LUP and (2) except as otherwise
provided by this chapter, all applicable provisions of this Zoning Code=exeeptas

C. Any housing development approved pursuant to this Chapter shall be consistent,
with the certified local LUP policies and with all applicable development standards.
Further all development approved pursuant to a density bonus or other incentive
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shall be developed in a manner most protective of coastal resources (including but
not limited to, areas of sensitive habitat, agriculture, steep slopes, significant views,

ublic access ways, or geologic instability) If the City approves development with a
density bonus or _other incentive, the City must find that the development, with and
without the density bonus or other incentive, would have been fully consistent with the
policies of the certified LUP. If the City determines that the means of accommodating
the density bonus or other incentive proposed by the applicant will have an adverse
effect on coastal resources inconsistent with the LUP or the Chapter 3 policies of the
Coastal Act, the density bonus or incentive shall not be approved.

D. For development approved within the Coastal Zone pursuant to this Chapter, the
required density bonus and any requested incentive(s), concession(s) and/or waiver(s)
or_reduction(s) of development standards shall be consistent with the Chapter 3
policies of the Coastal Act and all applicable requirements of the certified Half Moon
Bay LUP.

c. 18.42.040.G Calculation of Density Bonus

For the purposes of calculating a density bonus, the residential units shall be on
contiguous sites that are the subject of one development application, but do not have
to be based upon individual subdivision maps or parcels. The density bonus shall be
permitted in geographic areas of the project other than the areas where the units for
the lower income houses are located. Any areas deemed undevelopable due to
hazards or other environmental and resource factors (including but not limited to,
areas of sensitive habitat, steep slopes, significant views, public access ways, or
geologic instability), shall be excluded from the developable portions of the lot
suitable for density increases over the maximum allowable residential units.

d. 18.42.050.A Incentives and Concessions

When an applicant seeks a density bonus or seeks to donate land for housing, the City
shall provide the applicant with incentives or concessions for the production on
housing units and child care facilities. The applicant must submit a density bonus
application, as described in Section 18.42.100, identifying the specific incentives or
concessions that the applicant requests.

A. Granting of Incentive.

4. The incentive or concession cannot be accommodated in a manner consistent with

the Local Coastal Program Land Use Plan or the Chapter 3 policies of the Coastal
Act.

e. 18.42.080 Approvals
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C. _The density bonus or incentive shall be granted unless the Approving Authority
finds that it cannot be accommodated in a manner consistent with the Local Coastal

Program Land Use Plan or the Chapter 3 policies of the Coastal Act.

9. Global Modification to Entire IP as follows:

Replace all references to “architectural review”, “‘site and design review” and review for
preservation of ““historic resources” with references requiring all development approved
by any approving authority ""to conform to the Visual Resource Protection Standards of

Chapter 18.37 and Section 18.20.070.”

I1l.  FINDINGS AND DECLARATIONS
A. PROPOSED IP AMENDMENT

The City of Half Moon Bay is proposing to amend its Local Coastal Program (LCP)
Implementation Plan (IP) as follows: Modify Chapters 18.02 "Definitions"; 18.05 "Water and
Sewer Capacity Allocation and Reservation™; 18.06 "Residential Land Use", including repealing
the floor area ratio (FAR) restrictions for "Exceptional Lots"; 18.15 "Planned Development Land
Use (PUD)”; 18.22 “Use Permits”; 18.33 "Second Dwelling Units"; and 18.35 "Below Market
Rate Housing"; remove Chapters 18.21 "Architectural Review and Site and Design Approval”
and 18.39 “Historic Resources Preservation” ; and add Chapter 18.42 "Residential Density
Bonus".

The amendments to Zoning Code Chapter 18.02 “Definitions” include adding definitions for
affordable housing, dormer, gable, and “lot or site coverage.” The amendments also propose to
alter the definition of an “exceptional lot” to remove the requirement that the lot has a residence
that was constructed and completed (certificate of occupancy was issued for the structure or the
structure was completed prior to the issuance of certificates of occupancy by the City) prior to
December 7, 2004. Additionally, the amendments as proposed would require that such
“exceptional lots” were legally created and conforming, either as the result of a subdivision map
recorded pursuant to the requirements of the Subdivision Map Act or by operation of law.
Finally, the amendments propose to update the definition of a second dwelling unit.

Chapter 18.06 Zoning District Development Standards; Residential Land Use is proposed to be
amended as follows: single family residences would be allowed in all R (residential) districts,
rather than just in R-1 and R-2 districts; second dwelling units would now be permitted in all R
districts, whereas previously, they were only allowed in R-1 districts with a Use Permit; required
minimum street facing side setback would be reduced to 15 feet in all R-1 districts from the
previous required minimum of 20°1” in R-1, 20°2” in R-1-B-1 and 20’3” in R-1-B-2; the
combined minimum side setback in R-1 districts would be changed from 10 feet to 20% of
average site width; maximum allowed density and minimum required density would be added for
R-2 and R-3 zoning districts; minimum site area per unit for R-2 lots with two dwellings onsite
would be revised from 2,700 to 2,500 square feet; minimum street side facing setbacks for R-2
and R-3 lots would be set at 10 feet, where they used to be set between 20°10-20°12""; combined

10



HMB-1-11 (Design Standards)

minimum setback would be revised to 20% for all R-2 and R-3 lots from 10 feet; single story
maximum height would be revised from 14-16 feet to 20 feet in R-2 and R-3 districts;
exceptional lots would be subject to the R-1 development standards, and all other substandard
and severely substandard lots would be subject to their own set of standards, as laid out in
Chapter 18.06; and finally, the 95% width rule, and the proportionality rule standards, as they are
applied to substandard lots, would be removed.

Chapter 18.15, Planned Development Land Use (PUD) would be amended to make the
authorization of temporary uses in PUD districts (for up to 90 days), by the Planning Director,
appealable.

The amendments as proposed would remove Chapter 18.21 Architectural Review and Site and
Design Approval from Chapter 18 of the zoning code and would transfer this Chapter to the
City’s Municipal Code, as Chapter 14.37, which is not part of the LCP. The amendments would
also shift the duties of such architectural review and site and design approval from a designated
committee to the City’s Planning Commission.

Chapter 18.22 Use Permits would be amended to clarify that any action by the Planning
Commission is appealable to the City Council on or before the tenth day after approval.

The chapter in the current zoning code which addresses Second Dwelling Units, Chapter 18.33,
would be amended to clarify that second dwelling units are principally permitted uses, not
requiring a use permit, in all residential districts and that the development standards of the
district in which the second dwelling unit is located shall be applied. Chapter 18.33 would be
further amended to clarify the administrative permit processing of second dwelling units, when a
variance would be required and that second dwelling units would not be subject to Measure D,
Half Moon Bay’s growth limiting ordinance. The proposed amendments also clarify the
approval standards for such second dwelling units with regard to things such as minimum lot
area, required parking spaces, maximum and minimum unit size, required setbacks, height limits
and architectural and design requirements. The second dwelling unit chapter would also be
amended to require a deed restriction to ensure applicability of the restrictions on the second
dwelling unit. The amended chapter would also create incentives to encourage construction of
second dwelling units such as permit fee waivers if the second dwelling unit is to be rented at
affordable rates and allowance of parking in the front yard setback if approved by the Planning
Director.

Chapter 18.35, Below Market Rate Housing would be updated by the proposed amendments to
make very low and low income housing a priority in the City of Half Moon Bay. The 18.35
amendments would also create incentives for such below market housing, for instance, a waiver
of development standards in certain circumstances and an allocation of priority use for water and
sewer infrastructure. Finally, the proposed amendments require that the City shall notify
applicable water and sewer agencies that such housing units are considered a priority residential
use.

11
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The amendments propose to repeal Chapter 18.39 Historic Resources Preservation from the
City’s IP and transfer it to Chapter 14.38 of the City’s Municipal Code.

Finally, the amendments as proposed would add a new chapter to the City’s IP, Chapter 18.42,
Residential Density Bonus. This Chapter was added as a means to grant density bonus incentives
for low, very low and moderate income housing in compliance with Government Code Sections
65915 through 65917. The new Residential Density Bonus chapter lays out the requirements and
guidelines for obtaining and implementing a residential density bonus and provides sections that
guide the eligibility for density bonuses, how to calculate density bonus percentages, creates
incentives and concessions for such density bonuses, provides requirements for parking in
association with density bonuses, and outlines the design, distribution and timing of affordable
housing with density bonuses. Please see Exhibit B for the text of all of the proposed IP
amendments.

History of Submittal

This IP amendment was originally submitted on December 21, 2011 by the City. Since that time,
Commission Staff has requested additional information and had follow-up discussions with the
City regarding the proposed amendment in order to file the amendment as complete.
Commission Staff sent the first filing status letter on January 4, 2012 requesting final proposed
amendment language in order to fully assess the submittal for filing purposes. The City
responded with that language and some answers to follow-up questions on January 27, 2012. On
February 13, 2012, Commission staff wrote a second filing status letter with significant questions
and substantial informational requests. On August 7, 2012, the City responded to some but not
all of those Commission staff requests. Since that time, up to the point of Commission Staff
filing the amendment as complete on May 23, 2014, City and Commission Staff have been
working together to develop modifications that are both amenable to the City and Commission
Staff and consistent with and adequate to carry out the certified LCP.

B. STANDARD OF REVIEW

The proposed amendment affects the IP components of the City of Half Moon Bay’s LCP. The
standard of review for the IP amendments is that they must conform with and be adequate to
carry out the provisions of the certified LUP.

C. IP AMENDMENT CONSISTENCY ANALYSIS
Design Standards for Exceptional Lots

Applicable Policies

The City of Half Moon Bay LUP Policy 7-1 and 7-11 Visual Resource Policies protect the visual
resources of coastal and scenic areas and require that development be sited and designed to
protect views. Policy 9-2 requires that the City monitor build-out and requires that no permits for
new development be issued unless a finding is made that such development will be served with
adequate infrastructure.

12



HMB-1-11 (Design Standards)

LUP Policy 7-1: The City will establish regulations to protect the scenic corridor of
Highway 1, including setbacks for new development, screening of commercial parking, and
landscaping in new developments. The City will establish and map scenic corridors for
Highway 1 to guide application of the policies of this chapter. Minimum standards shall
include all areas within 200 yards of State Highway 1 which are visible from the road.

LUP Policy 7-11: New development along primary access routes from Highway 1 to the
beach, as designated on the Land Use Plan Map, shall be designed and sited so as to
maintain and enhance the scenic quality of such routes, including building setbacks,
maintenance of low height of structures, and landscaping which establishes a scenic
gateway and corridor.

LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein (Coastal
Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land
Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.

LUP Policy 9-2: The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate on which the estimates
of development potential for Phase | and Phase Il in the Plan are based, further permits for
development or land divisions shall not be issued outside existing subdivisions until a
revised estimate of development potential has been made. At that time the City shall
establish a maximum number of development permits to be granted each year in accordance
with expected rates of build-out and service capacities. No permit for development shall be
issued unless a finding is made that such development will be served upon completion with
water, sewer, schools, and road facilities, including such improvements as are provided
with the development.

LUP Policy 7-1 protects the scenic and visual qualities of coastal areas as resources of
importance and requires that new development be sited and designed to protect views to and
along such coastal visual resource areas. Policy 7-1 further requires protection of specific scenic
corridors, screening of new development from the scenic corridors, and establishes visual buffers
from Highway 1 which runs through the City. Policy 7-11 requires new development located
along access routes from Highway 1 to the beach be sited and designed to maintain the scenic
quality of those routes. Policy 9-2 requires that the City monitor build-out and requires that no
permits for new development be issued unless a finding is made that such development will be
served with adequate infrastructure.

Analysis of Proposed IP changes

The proposed IP amendments would change the definition of “exceptional lots” in the definitions
section of the 1P, 18.02.040. Currently, exceptional lots are defined as lots within the R-1-B-1 or
R-1-B-2 residential zoning districts that do not meet the district’s required minimum average lot
width and/or lot area but that provide at least 50 feet in average lot width and at least 5,000

13
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square feet in gross lot area. The current definition also requires that each lot designated
exceptional have “a residence that was constructed and completed (certificate of occupancy
issued for the structure or the structure was completed prior to the issuance of certificates of
occupancy by the city) prior to December 7, 2004.” The proposed amendments would retain the
minimum average lot width and gross lot area requirements of the exceptional lots but would
change the requirement that a residence be constructed and/or a certificate of occupancy be
issued before December 7, 2004. The proposed amendments instead would require that each lot
designated as an exceptional lot be “legally created and conforming, either as the result of a
subdivision map recorded pursuant to the requirements of the Subdivision Map Act, or by
operation of law prior to December 7, 2004.”

In addition to altering the definition of exceptional lots, the proposed amendments would relax
the design standards listed in IP Chapter 18.06 which apply to these exceptional lots. While the
proposed amendments to the design standards applicable to exceptional lots would still require
all development on exceptional lots to comply with all R-1 design standards (i.e.-minimum
required front, side, street-facing side and rear setbacks, maximum heights, maximum site
coverage, floor area ratio and required parking garage spaces), some of these design standards
would be less stringent. Specifically, minimum street-facing side setbacks in all R-1 districts-R-
1, R-1-B-1 and R-1-B-2-would be relaxed to 15 feet whereas now they are 20°1”, 20°2” and
20737, respectively. Additionally, combined minimum side setback for all R-1 districts is
proposed to be changed to a minimum of 20% of lot width (previously, R-1 was set at a
minimum of 10 feet).

Exceptional lots were originally created and designated as such in the IP in response to creating
the R-1-B-1 and R-1-B-2 zones in 2000 when the IP was amended to add R-1 zones R-1-B-1 and
R-1-B-2. The addition of the R-1-B-1 and R-1-B-2 zones also added increased requirements for
minimum lot area from 5,000 square feet to 6,000 square feet for R-1-B-1 and 7,500 square feet
for R-1-B-2 lots. This change had the consequence of making formerly standard size lots
substandard because they did not meet the new minimum lot area requirements and applying
more stringent development standards to these substandard lots such as the proportionality rule.
The proposed amendments would make these exceptional lots, which previous to the IP
amendment approved in 2000 would have been standard size because they met minimum site
area requirements, standard again as “exceptional lots” because the proposed amendments would
return the minimum site area for all lots in either R-1-B-1 or R-1-B-2 zones to what it had been
previously, 5,000 square feet. In addition the design standards on these developable lots would
be less stringent as the amended standards relax setback and floor area ratio standards.

The proposed amendments would make 213 substandard lots throughout the R-1-B-1 and R-1-B-
2 zones “exceptional lots” with relaxed design standards. They would be considered
“exceptional” as they do not meet the underlying required zone width but they would meet the
new requirements of minimum average lot width of 50 feet and minimum site area of 5,000
square feet. Allowing development with less stringent design standards on these 213 lots
increases the likelihood that such development may impact the visual resources near the lots and
adversely impact the surrounding character in areas where the exceptional lots can be found,
inconsistent with LCP policies 7-1 and 7-11. However, the majority of these lots are located in
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infill areas throughout the City (see Exhibit C for a map of all impacted exceptional lots). All
213 exceptional lots are located in R districts, specifically in R-1-B-1 and R-1-B-2 zones. All
developable exceptional lots would be required to meet the design standards (with the exception
of minimum average site width and area) as in other R-1-B-1 and R-1-B-2 zones such as rear and
street side setbacks, maximum heights, maximum site coverage and floor area ratio. Because any
new allowable development that results from this proposed amendment will be required to
comply with already-certified design standards, with the exception of a less stringent side
setback, the amendments regarding exceptional lots assure compliance with the LCP policies 7-1
and 7-11 which protect the visual resources in the City.

As indicated by the City in their submittal materials, even if all of the 213 lots that would be
considered exceptional and were able to develop pursuant to the less stringent standards, no
increase in overall development potential would occur because these lots can currently be
developed, albeit pursuant to the more stringent substandard lot regulations. However, in order
to assure that the lots that would be affected by the proposed amendment were legally created,
Suggested Modification 1 is required. A lot’s appearance on a 1907 map does not by itself
establish lot legality. In addition, even if a lot was legally created under the Subdivision Map
Act, it may not have received the necessary CDP. Further, in order to assure internal consistency
within the IP any exceptional lot must fit the definition of “lot” as defined in section 18.02.040 or
“a site or parcel of land that has been legally subdivided, re-subdivided or combined.” Therefore,
Suggested Modification 1 requires that all exceptional lots establish that they were legally
created under both the Coastal Act and the Subdivision Map Act.

Another design standard that is applicable to development on exceptional lots that will change as
a result of the amendments is the floor area ratio (FAR) requirement. The current IP requires that
development on substandard lots have a maximum FAR according to the “proportionality rule”
as defined by Section 18.20.040 (FAR is “reduced by the ratio of the actual lot width or lot area
to the required lot size in the zoning district in which the lot is found. The ratio shall be
calculated for both the lot area and lot width, and the lesser ratio of the two shall be applied.”).
The proposed amendments delete the proportionality rule from the design standard requirements
in Chapter 18.06 and will now require FAR on exceptional lots to comply with the standards of
the underlying zoning district (0.5:1 for both R-1-B-1 and R-1-B-2 zones). However, the
proposed amendment would not delete the proportionality rule from Chapter 18.20.040.
Suggested Modification 1 therefore removes the proportionality rule from the definitions in
Section 18.20.040 in order to assure the chapters of the IP are internally consistent.

As modified above, the Commission finds the proposed IP amendment would conform with and
be adequate to carry out the visual resource policies of the LUP, including policy 7-1 which
protects the visual qualities of coastal areas as resources of importance and 7-11 which requires
new development along access routes from Highway 1 to the beach be sited and designed to
maintain the scenic quality of those routes. The modified amendments are also consistent with
Policy 9-2 requiring proof of adequate infrastructure because development on exceptional lots
will still require such findings. In addition, the proposed modification would assure consistency
within the IP and assure that impacts to visual resources from development of exceptional lots
would be minimized by allowing development on only those exceptional lots that were legally
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created and would assure any lots created would not be inconsistent with the definition of lots in
the IP.

Public Works Priority Reservation and Allocation

Applicable Policies

The City of Half Moon Bay LUP Policies 9-2,LUP Policy 9-2 requires that the City monitor
build-out and requires that no permits for new development be issued unless a finding is made
that such development will be served with adequate infrastructure. Additionally, LUP Policies
10-4, 10-13 and 10-21 reserve public works water and sewer capacity for priority uses as
designated under the LUP. Such priority uses are listed in the LUP Tables 10-3 and 10-4 as
marine-related commercial recreational uses (equestrian facilities, hotel/motels and restaurants),
public recreational uses (local parks, play fields, campsites and beaches), indoor floriculture and
field flowers and vegetables.

LUP Policy 9-2: The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate on which the estimates
of development potential for Phase | and Phase Il in the Plan are based, further permits for
development or land divisions shall not be issued outside existing subdivisions until a
revised estimate of development potential has been made. At that time the City shall
establish a maximum number of development permits to be granted each year in
accordance with expected rates of build-out and service capacities. No permit for
development shall be issued unless a finding is made that such development will be served
upon completion with water, sewer, schools, and road facilities, including such
improvements as are provided with the development.

LUP Policy 10-4: The City shall reserve public works capacity for land uses given priority
by the Plan, in order to assure that all available public works capacity is not consumed by
other development and control the rate of new development permitted in the city to avoid
overloading of public works and services.

LUP Policy 10-13: The City will support and require reservation of water supplies for
each priority land use in the Plan, as indicated in Table 10-3 for build-out.

LUP Policy 10-21: The City will reserve sewage treatment capacity for priority land uses
as provided in Table 10-4.

LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein
(Coastal Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land

Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.
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Analysis of Proposed IP changes

The proposed IP amendments would alter Chapters 18.05 and 18.35 which reserves and allocates
water and sewer capacity and incentivizes below market housing, respectively. The amendments
would make extremely low, very low and low income housing a priority use under the IP.
However, such low income housing is not one of the priority uses listed in the LUP tables which
designate priority uses. Coastal Act Section 30222 reserves priority for coastal-dependent uses
near the coast and the policies in Chapter 10 of Half Moon Bay’s LUP clearly echo such
allocations as priority uses since the LUP has established priority for marine-related commercial
recreational uses, public recreational uses and floriculture. Since low income housing is not
designated a priority use in the LUP, making said use a priority in the IP as the amendments
propose is not consistent with Half Moon Bay’s certified LUP. Therefore, the proposed
amendment does not adequately protect water and sewer for Coastal Act and LCP priority uses.
Accordingly, the proposal is inconsistent with the LUP’s priority use provisions and must be
denied.

Water supply and sewer capacity in Half Moon Bay is limited. Water is supplied to the City by
the Coastside County Water District. Future increases in water supply must come from the
Crystal Springs reservoir, but this water supply is uncertain because the San Francisco Public
Utilities Commission, which owns the reservoir, has the authority to limit the amount of water
supplied to Half Moon Bay during times of drought. Regarding sewer capacity, there are
concerns with the adequacy of wastewater treatment capacity in Half Moon Bay due to potential
sewage overflows, particularly during wet weather conditions. The City is a member agency of
the Sewer Authority Mid-Coastside (SAM), which also includes the Granada Sanitary District
and the Montara Water and Sanitary District. Each member agency owns and operates a sewage
collection system that feeds into SAM’s regional pipeline system and a secondary-treatment
wastewater treatment plant in Half Moon Bay. Effluent from the plant is discharged to the
Pacific Ocean via an ocean outfall and submerged diffuser extending approximately 40 feet deep
and 1,900 feet from the shoreline west of Pilarcitos Creek.

Given the existing water and sewer capacity limitations in the City, these proposed amendments
which would reserve water and sewage capacity first to low income housing, a non-priority use,
risk that such resources will be unavailable for designated priority uses. To address this
inconsistency, modifications are suggested to the proposed amendment designed to protect
infrastructure for priority uses. As modified, the proposed amendment is consistent with the
LUP.

During the filing process of this LCP amendment, the Commission requested that the City
provide evidence illustrating that there is enough water and sewer capacity to reserve priority to
low income housing. The City responded in their December 20, 2013 letter that “water
consumption in Half Moon Bay...has gone down on a per capita basis” because of “changes in
land use and build-out, shifts to less intensive water dependent activities (i.e., declining indoor
floriculture), implementation of conservation strategies and particularly residential conservation.”
The letter goes on to state that current (2013) average residential water consumption has dropped
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by about 102 gallons/day as compared to 1984 levels and that this drop in residential usage
equates to approximately 2,009 additional connections of available water capacity. While this
may be a generalized example of a decrease in residential water demands, the Commission
requires more specific information regarding water supply as well as how the water demands of
Coastal Act priority uses (as listed in the City’s certified LCP) have changed. For example, the
City stated “shifts to less intensive water dependent activities (i.e., declining indoor floriculture)”
IS one reason why water consumption has gone down on a per capita basis in the City of Half
Moon Bay. However, the LCP per LUP Table 10.3 still lists Indoor Floriculture and Field
Flowers and Vegetables as a priority allocation that accounts for 0.24 million gallons/day (mgd)
of Half Moon Bay’s 0.34 mgd annual demand. Before the certified LUP priority allocations may
be changed, it is necessary to quantify how the annual water capacity demand for Floriculture and
Field Flowers and Vegetables has decreased since the certification of the LUP and the
designation of this use as a priority use. Similarly, if other priority uses listed in Table 10.3 have
experienced a decrease in water capacity demand, quantitative figures reflecting decreases for
those uses should be presented by the City in the form of a LUPA as well. Such information is
necessary before the Commission may update the LCP LUP Tables 10.3 and 10.4 to reflect what
uses will be accorded priority and for how many million gallons per day.

The City has stated that such an analysis and update of water and sewer capacity supply and
demand is not possible at this time and that they propose to accomplish this task during the
overall update of the LCP, for which the City recently secured $75,000 in Commission grant
funds. As the City’s intention is to wait to rework the priority reservation and allocation of water
and sewer capacity, Suggested Modification 2 to section 18.05.020.E is required to clarify that
housing units for very low and low income housing may only be considered a priority use within
the classification of residential non-priority uses, provided that all Coastal Act priority uses have
been reserved sufficient water and sewer capacity. Further, Suggested Modification 7 to
Sections 18.35.010 and 18.35.050.A.2 will reiterate that housing units for very low and low
income housing may be considered a priority use within the classification of residential non-
priority uses, provided that all Coastal Act priority uses have been reserved sufficient water and
sewer capacity and will also require that the City provide notification to the applicable water and
sewer agencies that such priority is established for low income housing only if priority uses under
the LUP have been reserved sufficient capacity.

Though California Government Code Section 65589.7 does require that agencies or entities
providing water or sewer services grant a priority to developments that include affordable to
lower income households, that provision does not prevent local or state government entities from
adopting Local Coastal Programs consistent with the requirements of the Coastal Act Therefore,
Modifications 2 and 7 adopted herein are consistent with Government Code sections 65589.7.

In summary, the LCP (in implementing the Coastal Act) demands that uses designated priority
under the LUP be given priority allocations for infrastructure services such as sewer and water.
The LCP’s LUP contains numerous policies that mandate the provision of infrastructure supplies
to serve Coastal Act and Local Coastal Program priority uses, and includes specific reference to
reserving capacity for enumerated priority uses. These priorities have not been accommodated in
the proposed amendment, and thus, as proposed, water and sewer could be allocated to non-
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priority residential uses, leaving inadequate supply to account for LUP priorities. While the
proposed amendments would reserve some of that priority to low income housing, the
recommended modifications would establish that this low income housing priority provision is
only permissible insofar as adequate infrastructure has been reserved for all the LUP designated
priority uses. As modified above, the Commission finds the proposed IP amendment would
conform with and be adequate to carry out the allocation of infrastructure policies of the LUP,
including policies 9-2, 10-4, 10-13 and 10-21.

Reasonable Accommodation Exceptions to Development Standards

Applicable Policies

The City of Half Moon Bay LUP Policies 3-3, 7-1 and 9-4 require that new development shall be
sited and designed to protect coastal resources including environmentally sensitive habitat areas,
views to and along the ocean and coastal scenic resources and to assure that adequate public
utility and service resources are available to the development. Policy 9-2 requires that the City
monitor build-out and requires that no permits for new development be issued unless a finding is
made that such development will be served with adequate infrastructure.

LUP Policy 3-3: (a) Prohibit any land use and/or development which would have
significant adverse impacts on sensitive habitat areas. (b) Development in areas adjacent to
sensitive habitats shall be sited and designed to prevent impacts that could significantly
degrade the sensitive habitats. All uses shall be compatible with the maintenance of biologic
productivity of such areas.

LUP Policy 7-1: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and
designed to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of surrounding
areas, and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and
Recreation and by local government shall be subordinate to the character of its setting.

LUP Policy 9-2: The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate on which the estimates
of development potential for Phase | and Phase Il in the Plan are based, further permits for
development or land divisions shall not be issued outside existing subdivisions until a
revised estimate of development potential has been made. At that time the City shall
establish a maximum number of development permits to be granted each year in accordance
with expected rates of build-out and service capacities. No permit for development shall be
issued unless a finding is made that such development will be served upon completion with
water, sewer, schools, and road facilities, including such improvements as are provided
with the development.

LUP Policy 9-4: ...Prior to issuance of a development permit, the Planning Commission or
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City Council shall make the finding that adequate services and resources will be available
to serve the proposed development upon its completion... Lack of available services or
resources shall be grounds for denial of the project or reduction in the density otherwise
indicated in the Land Use Plan.

LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein
(Coastal Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land
Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.

Analysis of Proposed IP changes

Amendments proposed to the Residential Land Use development standards Chapter 18.06
propose to add exceptions to underlying development standards for the provision of reasonable
accommodations for the access needs for disabled persons. The amendments would waive
development requirements for the provision of such reasonable accommodations.

When the authorization of reasonable accommodations includes allowing flexibility in the City’s
application of land use, zoning, and building code regulations, the Commission has an interest in
assuring that any potential impacts to coastal resources be identified, feasible alternatives
reviewed, the least environmentally damaging alternative implemented; and, if impacts to any
coastal resources are determined to be unavoidable, the appropriate feasible mitigation is
provided. Without the inclusion of this process, protection of coastal resources cannot be assured.

The Commission further recognizes that such impacts may be necessary to provide accessibility
to those with disabilities as required by federal law. However, approval of a project that
fundamentally alters the nature of the land use and zoning and building regulations, policies,
practices, and procedures of the City’s Local Coastal Program shall not be allowed. Federal law
addressing reasonable accommodations for people with disabilities does not expressly prohibit
the consideration of a project’s environmental impacts in its project review nor does it prohibit
requiring an applicant to construct a feasible project alternative that would avoid or minimize
environmental impacts. Thus, if there is a feasible alternative that accomplishes the goals of
accessibility without impacting coastal resources, that should be the alternative implemented. If
there are no feasible alternatives that eliminate impacts to coastal resources, then the least
environmentally impacting feasible alternative should be the alternative implemented. Finally,
for projects where impacts are unavoidable, the federal law does not prohibit requiring feasible
mitigation measures for such impacts.

The proposed amendment would waive development standards for reasonable accommodations if
certain findings are made by the planning director in order to grant such waivers. However, the
findings do not currently include an analysis to determine how any of federally required waivers
would adequately protect coastal resources such as sensitive habitats, scenic and visual resources
and infrastructure. Therefore, as currently proposed the amendments granting reasonable
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accommodation waivers cannot be found consistent with and adequate to carry out LUP Policies
3-3, 7-1 and 9-4. In order to remedy this inconsistency, the Commission recommends
Modification 3. Suggested Modification 3 has been included to ensure that a reasonable
accommodation may be one that requires a deviation from an LCP policy but it may not be a
request that fundamentally alters the nature of the LCP. Thus Suggested Modification 3 only
allows the waiver of certain requirements when it is necessary to provide equal opportunity to
use and enjoy housing and/or eliminate barriers to housing opportunities so long as the requested
flexibility or waiver would not require a fundamental alteration in the nature of the city’s land
use and zoning regulations, policies, practices, and procedures, and the City’s Local Coastal
Program. Modification 3 also clarifies that a finding must be made that any reasonable
accommodations that are granted to relax development standards are consistent with the Local
Coastal Program to the maximum extent feasible or that there are no feasible alternatives for
such reasonable accommodations that provide greater consistency with the certified Local
Coastal Program and specifically Policies 3-3, 7-1, 9-2 and 9-4.

Architectural Review and Site Design and Historic Resources Preservation

Applicable Policies

The City of Half Moon Bay LUP Policies 7-5 and 7-8 require that all new development shall be
subject to design review by a designated Architectural Review Committee and that all new
development and alterations to existing structures in the downtown area (as designated on the
Visual Resources Overlay Map) be subject to design approval in order to achieve similar scale
and style to older structures.

LUP Policy 7-5: All new development including additions and remodeling shall be subject
to design review and approval by the City Architectural Review Committee.

LUP Policy 7-8: New development, alterations to existing structures and proposed
demolitions in the downtown area as designated on the Visual Resource Overlay Map shall
be subject to design approval in accordance with scale and style similar to older
structures.

LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein
(Coastal Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land
Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.

Analysis of Proposed IP changes

The City’s Implementation and Zoning Code only consists of Chapter 18 of the Municipal Code
and Chapter 18 is the only Chapter within the Municipal Code that is incorporated into the City’s
certified LCP. The proposed amendments would remove the Architectural Review and Site and
Design Approval Chapter 18.21 and the Historic Resources Preservation Chapter 18.39 from the
zoning code and transfer these chapters to the City’s Municipal Code as Chapters 14.37 and
14.38. . The zoning code, and therefore the City’s certified LCP, as the City proposes to amend
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it, would no longer include chapters that “encourage conservation and preservation of historic
buildings, structures and districts.” Removing these two Chapters from the IP would remove the
CDP mechanism that allow for architectural review and review of historic resources in
conjunction with site and design review and approval . While some standards for architectural
and site and design review are incorporated in the visual resource protection standards contained
in the IP Chapter 18.37 (such as landscape design standards, preservation of natural landforms
and features, standards for signs and parking and circulation), certain standards that are being
deleted as a part of Chapters 18.21 and 18.39 would be lost from the IP and LUP entirely because
they are not accounted for in Chapter 18.37. Because LUP policies 7-5 and 7-8 require design
review and that design approvals be in accordance with scale and style similar to older structures,
the removal of the chapters that control such design review would make the IP inconsistent with
and inadequate to carry out the LUP. In order to remedy this inconsistency, Suggested
Modification 4 is required to add certain architectural and site and design review and historic
resource preservation standards back into the Coastal Development Permitting review process as
laid out in Chapter 18.20.070 of the IP. Specifically, Modification 4 assures that the design of
new development is appropriate considering the surrounding scale and character, that natural
features are actually integrated with the project and that designs are energy efficient.

In addition, since the IP references “architectural review,” “site and design review” and review
for preservation of “historic resources” in multiple places and not just in the chapters that the
amendments propose to delete, Suggested Modification 9 is required to globally change these
references throughout the IP. Suggested Modification 9 will change all references to
“architectural review,” “site and design review” and review for preservation of “historic
resources” throughout the IP to references requiring all development approved by any approving
authority to “conform to the Visual Resource Protection Standards of Chapter 18.37 and Section
18.20.070.” As modified above, the Commission finds the proposed IP amendment would be
internally consistent throughout the entire IP and conform with, and be adequate to carry out and
the architectural and design review and historical resource preservation policies of the LUP.

Second Dwelling Units Principally Permitted Uses in all Residential Districts

Applicable Policies

The City of Half Moon Bay LUP Policies 3-3, 7-1 and 9-4 require that new development shall be
sited and designed to protect coastal resources including environmentally sensitive habitat areas,
views to and along the ocean and coastal scenic resources and to assure that adequate public
utility and service resources are available to the development. Policy 9-2 requires that the City
monitor build-out and requires that no permits for new development be issued unless a finding is
made that such development will be served with adequate infrastructure. In addition, Policy 9.4
limits the residential growth of Half Moon Bay to 1% of the total population per year. Finally,
Policies 10-4 and 10-25 require the City to reserve public works capacity for land uses given
priority by the Plan and to maintain certain traffic levels of service to avoid overloading of public
works and services.

LUP Policy 3-3: (a) Prohibit any land use and/or development which would have
significant adverse impacts on sensitive habitat areas. (b) Development in areas adjacent to
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sensitive habitats shall be sited and designed to prevent impacts that could significantly
degrade the sensitive habitats. All uses shall be compatible with the maintenance of biologic
productivity of such areas.

LUP Policy 7-1: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and
designed to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of surrounding
areas, and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and
Recreation and by local government shall be subordinate to the character of its setting.

LUP Policy 9-2: The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate on which the estimates
of development potential for Phase | and Phase Il in the Plan are based, further permits for
development or land divisions shall not be issued outside existing subdivisions until a
revised estimate of development potential has been made. At that time the City shall
establish a maximum number of development permits to be granted each year in accordance
with expected rates of build-out and service capacities. No permit for development shall be
issued unless a finding is made that such development will be served upon completion with
water, sewer, schools, and road facilities, including such improvements as are provided
with the development.

LUP Policy 9-4: ...Prior to issuance of a development permit, the Planning Commission or
City Council shall make the finding that adequate services and resources will be available
to serve the proposed development upon its completion... Lack of available services or
resources shall be grounds for denial of the project or reduction in the density otherwise
indicated in the Land Use Plan.

LUP Section 9.4: Residential Growth Limitation. a) The number of dwelling units which
the City may authorize each calendar year may not exceed the number of units which would
result in a growth of one percent (1%) in the City's population as of January 1 of that year.
In determining the number of permissible units, the City shall use the most recent US
Census figures for Half Moon Bay to calculate the average number of persons per
household. b) The number of dwelling units authorized each year under subsection (a) may
be increased by fifty percent for additional dwelling units in the Downtown Area...e) The
limitations in this Section shall not apply to replacement of existing dwelling units on a one-
for-one basis; nor shall it apply to density bonuses for the provision of low and moderate
income housing to the extent required by State law.

LUP Policy 10-4: The City shall reserve public works capacity for land uses given priority
by the Plan, in order to assure that all available public works capacity is not consumed by
other development and control the rate of new development permitted in the city to avoid
overloading of public works and services.
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LUP Policy 10-25: The City will support the use of Level of Service C as the desired level
of service on Highways 1 and 92, except during the peak two-hour commuting period and
the ten-day average peak recreational hour when Level of Service E will be acceptable.

LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein
(Coastal Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land
Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.

Analysis of Proposed IP changes

Consistent with state law, the proposed amendments would make second-dwelling units a
principally permitted use in all residential “R” zoning districts. Actions to approve second
dwelling units, as a result of the proposed amendments would require the administrative approval
of a Coastal Development Permit and would not be subject to a public hearing. The CDP that is
required in the amended second dwelling unit chapter would be part of the Planning Director’s
review and approval process which would also require an administrative site and design permit
and a building permit.

However, the City’s proposed amendments also state that the development of second dwelling
units would not be subject to residential growth limitations (Measure D) set forth in LCP Policy
9.4. Further, the required findings for second dwelling units in the proposed amendments would
allow a second dwelling unit to be built without a finding that there are adequate services onsite,
stating in amended Section 18.33.040.K, “The second dwelling unit can be accommodated with
the existing water service and the existing sewer lateral.”

Regarding the exception to Measure D being proposed for second units, Measure D was enacted
and made a part of the certified LUP/LCP in order to account for constraints on road, water and
sewer capacity in the City. Measure D’s reduction in growth was put in place to “ensure that
residential growth (did) not outpace the development of public infrastructure and services” (see
LCP Amendment HMB-MAJ-2-05 Parts A&B). The Measure D initiative and now the LUP
only exempts certain types of development from the phased growth requirements, specifically,
only replacement of existing dwelling units on a one-for-one basis and density bonuses (see LCP
Amendment HMB-MAJ-2-05 Parts A&B). Exempting all second dwelling units from the
residential growth limitations laid out in Section 9.4 of the LUP would allow second dwelling
units to be built without that growth limitation check and increase the population in Half Moon
Bay beyond the 1% limit chosen by the voters, inconsistent with policies in Section 9.4 of the
LUP. Second dwelling units must remain subject to residential growth allocations to assure that
the phased growth requirements in the City of Half Moon Bay apply to all new residential
developments. If second dwelling units are now allowed in all R districts but are free from the
phased growth controls of Measure D, an overload of public works situation that the LCP
specifically aims to avoid (LUP Policy 10-4) could occur. As stated above, the City has water
infrastructure constraints since increases in water supply must come from the Crystal Springs
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reservoir, an uncertain supply due to SFPUC’s authority to limit supply during times of drought.
Further, as conditioned by the Commission, Crystal Springs water from the CCWD must first
serve priority uses before allocating to any non-priority use (See A-1-HMB-99-20 and A-2-SMC-
99-63 approved December 10, 2003). Further, recent traffic analyses performed for the purpose
of the preparing the City’s General Plan Circulation Element demonstrate that many intersections
(including the intersection Highways 1 and 92) operate at below LUP-designated acceptable
levels of service (E and F).

Therefore, Suggested Modification5 is necessary to assure that the proposed amended IP
chapter on second dwelling units remains consistent with the certified LUP’s requirements.
Suggested Modification 5 allows second dwelling units as principally permitted uses in all R
districts, but would not exempt second dwelling units from Measure D, Chapter 14.38, Chapter
17.06, or any other policies that serves to limit residential growth. Modification 5 will assure
that the growth allocation requirements of Measure D and Policy 9.4 of the LUP are complied
with, even with respect to second dwelling units and will assure consistency between the IP and
LUP portions of the City’s LCP.

Though California Government Code Section 65852.2 does state that second dwelling unit
“shall not be considered in the application of any local ordinance, policy or program to limit
residential growth,” that provision governs local ordinances rather than local or state government
entities implementing state law. When implementing the Coastal Act, a city or county is not
acting under its “police power” authority but rather under authority delegated to it by the state.
LCP provisions regulating development activities within the coastal zone are an element of a
statewide plan, and are not local in nature. Therefore, Suggested Modification 5 is consistent
with Government Code sections 65852.2 because under the Coastal Act's legislative scheme, the
LCP and the development permits issued by local agencies pursuant to the Coastal Act are not
solely a matter of local law, but embody state policy. (Pratt v. California Coastal Commission
(2008) 162 Cal. App.4th1068.) *

Regarding the findings required for the approval of second units, although the proposed
implementation plan amendment identifies several development standards applicable to all
second units, it does not contain certain development standards necessary to ensure that all
second units conform with and carry out all applicable policies of the certified LUP. Therefore,
the proposed implementation plan would not conform with and carry out all applicable policies
of the certified LCP. For example, allowing second dwelling units in all R districts only on a
showing that the primary residence has adequate public works potentially creates a situation of

! The Coastal Act specifically requires that local governments assume a regulatory responsibility that is in addition to their
responsibilities under other state laws. In section 30005.5 of the Coastal Act, the Legislature recognized that it has given
authority to local governments under section 30519 that would not otherwise be within the scope of the power of local
governments. Section 30005.5 provides: Nothing in this division shall be construed to authorize any local government...to
exercise any power it does not already have under the Constitution and the laws of this state or that is not specifically
delegated pursuant to section 30519.
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over-allocation of infrastructure and services to non-priority residential uses. Not requiring a
second dwelling unit to prove that there are adequate resources available onsite for it would be
inconsistent with the policies in the LUP such as policy 10-4 that speaks to reserving public
services for priority uses. Therefore, Suggested Modification 6 is necessary to assure that the
proposed amended IP chapter on second dwelling units remains consistent with the certified
LUP’s requirements. To ensure that all second unit development is consistent with the ESHA,
new development, public access and visual resource policies of the LUP, the Commission
attaches Suggested Modification 6 which inserts development standards that require all second
units to not adversely affect: (a) public views; (b) wetland or ESHA; and (c) public access to and
along the coast. In addition, second units must assure adequate water supply and wastewater
treatment. Only as modified, does the proposed implementation plan, conform with and carry out
the policies of the LUP protecting public services, public views, wetlands and ESHA and public
access. In addition, the Commission attaches Suggested Modification 6 to make it clear that all
residential second units must conform to these standards to be permitted. As modified above,
the Commission finds the proposed IP amendment would be consistent with and be adequate to
carry out the resource protection and adequate infrastructure policies of the City’s certified LUP.

Residential Density Bonus

Applicable Policies

The City of Half Moon Bay LUP Policies 3-3, 4-7, 4-8, 4-9 and 7-1 require that new
development shall be sited and designed to protect coastal resources of import including
environmentally sensitive habitat areas, views to and along the ocean and coastal scenic
resources and to assure that adequate public utility and service resources are available to the
development. In addition, no new development shall be permitted in areas of hazard risks from
flooding, dam failure or areas likely to be subject to erosion. Policy 9-2 requires that the City
monitor build-out and requires that no permits for new development be issued unless a finding is
made that such development will be served with adequate infrastructure. Finally, Policies 9-4
10-4 and 10-25 require the City to reserve public works capacity for land uses given priority by
the Plan and to maintain certain traffic levels of service to avoid overloading of public works and
services.

LUP Policy 3-3: (a) Prohibit any land use and/or development which would have
significant adverse impacts on sensitive habitat areas. (b) Development in areas adjacent to
sensitive habitats shall be sited and designed to prevent impacts that could significantly
degrade the sensitive habitats. All uses shall be compatible with the maintenance of biologic
productivity of such areas.

LUP Policies 4-7: In areas of flooding due to tsunamis or dam failure, no new development
shall be permitted unless the applicant or subsequent study demonstrates that the hazard no
longer exists or has been or will be reduced or eliminated by improvements which are
consistent with the policies of this plan and that the development will not contribute to flood
hazards or require the expenditure of public funds for flood control works. Where not
otherwise indicated, the flood hazard zone shall be considered to be a zone defined by the
measured distance of 100 feet from the centerline of the creek to both sides of the creek.
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Non-structural agricultural uses, trails, roads, and parking lots, may be permitted provided
that such uses shall not be permitted within the area of the stream corridor.

LUP Policy 4-8: No new permitted development shall cause or contribute to flood hazards.

LUP Policy 4-9: All development shall be designed and constructed to prevent increases in
runoff that would erode natural drainage courses. Flows from graded areas shall be kept to
an absolute minimum, not exceeding the normal rate of erosion and runoff from that of the
undeveloped land. Storm water outfall, gutters, and conduit discharge shall be dissipated.

LUP Policy 7-1: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and
designed to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of surrounding
areas, and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and
Recreation and by local government shall be subordinate to the character of its setting.

LUP Policy 9-2: The City shall monitor annually the rate of build-out in categories
designated for development. If the rate of build-out exceeds the rate on which the estimates
of development potential for Phase | and Phase Il in the Plan are based, further permits for
development or land divisions shall not be issued outside existing subdivisions until a
revised estimate of development potential has been made. At that time the City shall
establish a maximum number of development permits to be granted each year in accordance
with expected rates of build-out and service capacities. No permit for development shall be
issued unless a finding is made that such development will be served upon completion with
water, sewer, schools, and road facilities, including such improvements as are provided
with the development.

LUP Policy 9-4: ...Prior to issuance of a development permit, the Planning Commission or
City Council shall make the finding that adequate services and resources will be available
to serve the proposed development upon its completion... Lack of available services or
resources shall be grounds for denial of the project or reduction in the density otherwise
indicated in the Land Use Plan

LUP Policy 10-4: The City shall reserve public works capacity for land uses given priority
by the Plan, in order to assure that all available public works capacity is not consumed by
other development and control the rate of new development permitted in the city to avoid
overloading of public works and services.

LUP Policy 10-25: The City will support the use of Level of Service C as the desired level

of service on Highways 1 and 92, except during the peak two-hour commuting period and
the ten-day average peak recreational hour when Level of Service E will be acceptable.
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LUP Policy 1-1: The City shall adopt those policies of the Coastal Act cited herein (Coastal
Act sections 30210-30264) as the guiding policies of the Coastal Plan.

LUP Policy 1-4: Prior to the issuance of any development permit required by this Land
Use Plan, the City shall make the finding that the development meets the standards set
forth in all applicable Land Use Plan Policies.

Analysis of Proposed IP changes

The proposed IP amendments provide for a density bonus, which allows for an increase in the
number of allowable units established by the zoning regulations in exchange for providing a
certain percentage of affordable housing units. As amended, the density bonuses could be granted
over maximum allowable residential densities currently allowed in the underlying district
regardless of whether or not the increase in units through such density bonuses would result in
adverse impacts to the site, including with regard to existing coastal resources. Therefore, the
proposed amendments could result in significant impact to coastal resources inconsistent with the
resource protection policies of the LUP such as policies 3-3, 4-7 through 4-9 and 7-1 which
protect environmentally sensitive habitat areas, restrict development in areas of coastal hazards
and protect the scenic qualities of the coast. Further, the increased density of development could
have adverse impacts on the provision of adequate infrastructure throughout the City (see above
discussion under second dwelling units regarding constraints on infrastructure in the City of Half
Moon Bay). Residential density bonuses may not be calculated to permit greater than allowed
density of the underlying land use designations to the potential detriment of protection of coastal
resources and provision of infrastructure inconsistent with resource protection and adequate
infrastructure policies of the LUP.

Concerns raised by the potential application of a density bonus stem from the potential for
impacts to coastal resources, including, but not limited to, sensitive habitat, public access, and
public views. For example, if the density is allowed to be increased to a point where the footprint
of a structure is larger than what would otherwise be allowed, that could result in development in
or closer to sensitive habitat than would be consistent with habitat protection policies, such as
required buffers or avoidance of impacts, of the certified LUP. Thus, without provisions to assure
such impacts would not occur, the proposed density bonus could not be found to be in
conformance with the policies of the certified LUP.

Although the Commission must consider whether the proposed amendment is adequate to
implement the LUP, not the Coastal Act, it is still important to note that Coastal Act Section
30604(f) encourages affordable housing and allows local governments to approve greater
densities for affordable housing projects, as long as those projects are otherwise in conformity
with the certified LCP. Coastal Act Section 30604(f) states:

30604(f): The commission shall encourage housing opportunities for persons of low and
moderate income. In reviewing residential development applications for low- and
moderate-income housing, as defined in paragraph (3) of subdivision (h) of Section
65589.5 of the Government Code, the issuing agency or the commission, on appeal, may
not require measures that reduce residential densities below the density sought by an
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applicant if the density sought is within the permitted density or range of density
established by local zoning plus the additional density permitted under Section 65915 of
the Government Code, unless the issuing agency or the commission on appeal makes a
finding, based on substantial evidence in the record, that the density sought by the
applicant cannot feasibly be accommodated on the site in a manner that is in conformity
with Chapter 3 (commencing with Section 30200) or the certified local coastal program.

30604(g): The Legislature finds and declares that it is important for the commission to
encourage the protection of existing and the provision of new affordable housing
opportunities for persons of low and moderate income in the coastal zone.

Other sections of the Coastal Act address the siting of priority visitor-serving and recreational
uses. The Coastal Act also provides for protection of the public viewshed, public access and
recreation, and sensitive habitats.

Moreover, Government Code Section 65915 describes a mechanism for providing incentives for
density bonuses provided such incentives/bonuses do not adversely impact the City’s
environment. Similarly, Government Code Section 65915(m) includes an explicit requirement
that “Nothing in this section shall be construed to supersede or in any way alter or lessen the
effect or application of the California Coastal Act (Division 20 commencing with Section 30000)
of the Public Resources Code.”” In other words, Section 65915 does not trump coastal resource
protections of the Coastal Act or the LCP. In fact, Section 65915 requires that a density bonus be
provided, but not at the expense of the physical environment, including coastal resources within
the coastal zone.

Therefore, the Commission is recommending Suggested Modification 8 to supplement existing
findings that must be made to granting density bonuses such as the proposed finding that the
density bonus will not be approved unless it can be found that the proposed development would
not have a specific adverse impact on the physical environment or on public health and safety
that cannot be satisfactorily mitigated or avoided without rendering the development
unaffordable. Suggested Modification 8 goes on to assure that the development that stems from
the granting of density bonuses is approved in a manner most protective of coastal resources,
including with respect to sensitive habitats, areas of steep slopes, significant views, public access
ways, or geologic instability. Suggested Modification 8 would clarify that though the intent of
the City’s program is to ensure state housing laws are implemented with regard to density
bonuses, the implementation of such a program must be done in a manner consistent with the
policies in the certified LUP. Modification 8 would prohibit the City from granting a bonus or
incentive if it would adversely impact coastal resources inconsistent with the requirements of the
certified LUP. As modified, the proposed amendments will assure that density bonuses will be
granted in a manner consistent with and adequate to carry out the coastal resource protection
policies of the certified LUP.

The proposed amendments also propose to calculate base density (the maximum number of units
allowable without the density bonus) based on a rote calculation of the number of bonus units
allowed based on the number of base units proposed that fit the very low, low or moderate
income unit requirements laid out in the density bonus chapter. Basing the density bonus
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calculation on such a formulaic approach does not consider that the base density or allowable
units may be inconsistent with the physical constraints found onsite. Land that is constrained
may be wetland areas that are not buildable or steep areas of geologic hazard that are not safe for
residential development. Because, as written, the proposed amendments do not take potential
site-specific constraints into consideration when granting density bonuses, the granting of such
bonuses may result in approving development that is inconsistent with the LUP because it bases
density calculation on areas that are considered undevelopable as per the LUP.

In order to remedy this inconsistency, the Commission recommends Suggested Modification 8.
This suggested modification will require that for the purposes of calculating base density, any
area of land onsite that is not developable due to hazards or other environmental and resource
factors (areas of sensitive habitat, steep slopes, significant views, public access ways, or geologic
instability) shall not be considered potentially developable lot area for the purposes of calculating
the allowable base density. With recommended Suggested Modification 8, base density
calculations cannot include land that is undevelopable due to hazards or other adverse resource
impacts (sensitive habitats, significant views, public access, etc.) and would grant only state or
local density bonus, but not both (if the development could potentially qualify for both).

As modified above, the Commission finds the proposed IP amendment would conform with and
be adequate to carry out the resource protection policies of the City’s certified LUP. The
suggested modification will allow for increased residential density to encourage affordable
housing, while ensuring that coastal resources are protected from inappropriate increases in
density, consistent with the housing and resource protection provisions and policies of the City’s
LUP and adequate infrastructure policies of the City’s certified LUP.

H. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

Section 21080.9 of the California Public Resources Code — within the California
Environmental Quality Act (CEQA) — exempts a local government from the requirement of
preparing an environmental impact report (EIR) in connection with its activities and approvals
necessary for the preparation and adoption of a LCP. Therefore, local governments are not
required to prepare an EIR in support of their proposed LCP amendments, although the
Commission can and does use any environmental information that the local government submits
in support of its proposed LCPA. Instead, the CEQA responsibilities are assigned to the Coastal
Commission and the Commission's LCP review and approval program has been found by the
Resources Agency to be the functional equivalent of the environmental review required by
CEQA, pursuant to CEQA Section 21080.5. Therefore, the Commission is relieved of the
responsibility to prepare an EIR for each LCP.

Nevertheless, the Commission is required, in approving an LCP amendment submittal, to find
that the approval of the proposed LCP, as amended, does conform with CEQA provisions,
including the requirement in CEQA section 21080.5(d)(2)(A) that the amended LCP will not
be approved or adopted as proposed if there are feasible alternative or feasible mitigation
measures available which would substantially lessen any significant adverse impact which the
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activity may have on the environment. 14 C.C.R. 8§ 13542(a), 13540(f), and 13555(Db).

The City’s LCP Amendment consists of an IP amendment. The Commission incorporates its
findings on Land Use Plan (LUP) conformity into this CEQA finding as it is set forth in full.
The IP amendment as originally submitted does not conform with and is not adequate to carry
out the policies of the certified LUP with respect to visual resource and sensitive habitat
protection, avoidance of coastal hazards, priority of infrastructure allocation, architectural and
site design review, preservation of historic character and residential growth limitations.

The Commission, therefore, has suggested modifications to bring the IP amendment into full
conformance with the certified LUP. As modified, the Commission finds that approval of the
LCP amendment will not result in significant adverse environmental impacts under the
meaning of the California Environmental Quality Act. Absent the incorporation of these
suggested modifications to effectively mitigate potential resource impacts, such a finding
could not be made.

The Commission finds that the LCP Amendment, as modified, will not result in significant
unmitigated adverse environmental impacts under the meaning of CEQA. Further, future
individual projects would require coastal development permits, issued by the City of Half Moon
Bay, and in the case of areas of original jurisdiction, by the Coastal Commission. Throughout
the coastal zone, specific impacts to coastal resources resulting from individual development
projects are assessed through the coastal development review process; thus, an individual
project’s compliance with CEQA would be assured. Therefore, the Commission finds that there
are no other feasible alternatives or mitigation measures under the meaning of CEQA which
would further reduce the potential for significant adverse environmental impacts.
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THE CITY OF HALF MOON BAY
ORDINANCE NO. C-___ .10

AN ORDINANCE OF THE CITY COUNCIL OF THE HALF MOON BAY AMENDING
TITLE 18 OF THE CITY MUNICIPAL CODE (ZONING CODE)

RECITALS

WHEREAS, the City of Half Moon Bay is committed to the maximum
public participation and involvement in matters pertaining to the General Plan
and its Elements, the Loca! Coastal Program, and the Zoning Code; and

WHEREAS, this amendment to Title 18 of the Municipal Code involves
changes to the text of various sections of the Zoning Code for the purpose of
implementing the pelicies of the certified Housing Element, eliminating
restrictions for Exceptional Lots in favor of the existing development standards
applicable to all other conforming lots in the City, and to modify or remove other
provisions that are outdated or ineffective; and

WHEREAS, the Planning Commission, as the Advisory Body to the City
Council, conducted a duly noticed public hearing on September 14 and 28, and
October 12, 2010 with all those in attendance desiring to be heard were given an
opportunity to speak on this appiication; and

WHEREAS, the Planning Commission at its public hearing considerad
City-initiated text amendments to Zoning Code Chapters 18.02, 18.05, 18.06,
18.21, 18.33, 18.35, 18.36, and add a new Chapter 18.42; and

WHEREAS, following the close of the public hearing the Planning
Commission voted unanimously to recommend that the City Council amend Title
18 of the Municipal Code; and

- WHEREAS, the City Council at its public hearing considered City-initiated
text amendments to Zoning Code Chapters 18.02, 18.05, 18.06, 18.21, 18.33,
18.35, 18.36, and add a new Chapter 18.42; and

WHEREAS, the City Council considered all written and oral testimony
presented in its consideration of the amendments; and

WHEREAS, the amendment to Title 18 of the Municipal Code complies
with all applicable policies of the City's Housing Element as certified by
Department of Housing and Community Development on April 8, 2010; and

WHEREAS, the amendment to Title 18 of the Municipal Code was
considered in the adopted Negative Declaration for the City's Housing Element
that was prepared and made avallable for public review, and was adopted by the
City Council on May 28, 2010 and certified by the state Department on Housing
and Community Development on June 25, 2010; and

HMB-1-11 (Design Standards)
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WHEREAS, the Local Coastal Program is intended to be carried out in a
manner fully in conformity with the California Coastal Act.

DECISION

NOW THEREFORE, THE CITY COUNCIL ORDAINS AS FOLLOWS:

Section 1. Amendment of Title 18. Title 18 of the Half Moon Bay Municipal
Code is hereby amended as described in the attached Exhibit A.

Section 2. Compliance with California Environmental Quality Act. a
Notice of Exemption regarding this amendment to Title 18 is adequate
environmental documentation for the project.

Section 3. Effective Date. This ordinance amending the LCP Implementation
Pian shall be transmitted to the California Coastal Commission and shall take
effect inmediately upon its certification by the California Coastal Commission or
upon the concurrence of the Commission with a determination by the Executive
Director that the ordinance adopted by the Clity is legally adequate.

Section 4. Severability. If any words, phrases, provisions, or sections of this
Chapter are either determined by a Court of competent jurisdiction to be void,
invalid, unenforceable, or preempted by state or federal law then such words,
phrases, provisions, or sections shall be severed from this Chapter, and all the
remaining words, phrases, provisions, and sections of this Chapter shall remain
in full force and effect, provided however, that the severing of such words,
phrases, provisions, and sections does not frustrate the purposes of any of the
remaining sections of this Chapter.

* * a* w *

PASSED AND ADOPTED this 16" day of Novembar, 2010, by the foliowing
votes:

AYES:

NOES:

ABSENT:

ABSTAIN:

Marina Fraser, Mayor

ATTEST: APPROVED AS TO FORM:
Slobhan Smith, City Clerk Anthony Condotti, City Attorney
HMB-1-11 (Design Standards)
Exhibit A
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ORDINANCE NO. C-__-11
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF HALF MOON BAY
ADOPTING AMENDMENTS TO TITLE 14 & TITLE 18 OF
THE HALF MOCN BAY MUNICIPAL CODE

RECITALS

WHEREAS, the City of Half Moon Bay is committed to the maximum public participation
and involvement in matters pertaining to the General Plan and its Elements, the Local Coastal
Program, and the Zoning Code; and

WHEREAS, this amendment to Tities 14 and 18 of the Municipal Code involves changes
to the text of various sections of the Municipal Code for the purpose of modifying existing
definitions, design and development review procedures, and development standards and
regulations, and to modify or remove other provisions that are outdated or ineffective: and

WHEREAS, the Planning Commission, as the Advisory Body to the City Counail,
conducted a duly noticed public hearing on March 22, April 5, April 12, and June 28, 2011
where all those in attendance desiring to be heard were given an opportunity to speak on this
application; and

WHEREAS, the Planning Commission at its public hearing considered City-initiated text
amendments to Zoning Code Chapters 18.02, 18.06, 18.16, 18.21, 18.22, and 18.39; and

WHEREAS, following the close of the public hearing the Planning Commission voted
unanimously to recommend that the City Council amend Titles 14 and 18 of the Municipal Code;
and

WHEREAS, the Local Coastal Program is intended to be carried out in a manner fully in
conformity with the California Coastal Act.

DECISION
THE CITY COUNCIL OF THE CITY OF HALF MOON BAY DOES ORDAIN AS FOLLOWS:

Section 1.  Chapter 18.02 Amended. The definition of “Exceptional Lot" as contained in
Section 18.02.040 of Chapter 18.02 "Definitions” is hereby amended to read as follows:

"Exceptional lot" means a Iot in the R-1-B-1 or R-1-B-2 zoning disirict thal does
not meet the minimum averags width and/or lot area requirement for the zoning
district in which the parcel is located, but has an average lot width of at least fifty
feet and provides at least five thousand square feet in gross lot area, and was
iegally created and conforming, either as the result of a subdivision map
recorded pursuant to the requirements of the Subdivision Map Act, or by
operation of law, prior to December 7, 2004."

Section 2. 'Chapter 18.06 Amended Chapter 18.06 "Residential Land Use {(R-1, R-2, R-3)"
is heraby amended as follows:

A.  Subsection G of Section 18.08.040 *Specific Development Standards” is amended to
read as follows:

*G.  Maximum Building Envelope. The maximum building envelope shall
apply to all residential development within anwrﬁdlﬂeﬂmiﬂz@iies'@n Masimimids)
building envelope under which all structures in residential zones must fitds hibit A
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Page 2 of 20

Amendments to Municipal Code Titles 14 and 18
July 18, 2011

B.
E and

defined as follows: a plane that begins at ten feet above the side property lines
and extends into the property at a forty-five-degree angle and sixteen feet above
the front and rear setback line and extends into the property at a sixty-degree
angle. The following features may breach the maximum building envelope as
defined in this subsection:

1. Dormers or gables may extend beyond the building envelope
provided that the combination of all of these features on one development site
measures no more than fifteen horizontal feet at the intersection of the building
envelope on any side yard building envelops, and the total overall height of the
encroaching features does not exceed the maximum allowed building height.”

Subsection E of Section 18.06.050 "Exceptions to Development Standards” and Tables
F thereof are amended as follows:

‘E. Development Standards for Exceptional, Substandard and Severely
Substandard Lots. This section sets forth standards for development on
substandard or severely substandard lots, which are defined in the zoning code
definitions in Section 18.02.040 of this title.

1. Exceptional lots shall be subject to the R-1 development
standards set forth in Table B of this chapter, unless otherwise
speciiied.

2, Development on Substandard or Several Substandard Lots, other
than Exceptional Lots, shall meet all standards set forth in Tables
E and F of this chapter respectively, unless otherwise specified.
Project design review pursuant to chapter 14.37 is required for all
development, including additions and accessory structures, on
any subslandard or severely substandard lot or building site
except as provided in subsection {F)3) of this section.

3. Coastal Act Congistency. The exception to development standards for
substandard, severely substandard, and exceptional lots set forth in this
subsection shall only be applied in full conformity with coastal
development permitting requirements pursuant to Sections 30600 and
30610 of the Coastal Act and Title 14 Sections 13250, 13252, and 13253
of the California Code of Regulations and Sections 18.20.025 and
18.20.030 of the zoning code.

Table E - DEVELOPMENT STANDARDS FOR SUBSTANDARD LOTS

Lot coverage Standard for the zone

Floor area ratio  |Standard for the zone. Basements with floor area of 15% or less of the total

caloulated FAR, up to a maximum of 225 square fest, may be allowed
subject to architectural review.

Maximum building [Applicable _
snvelope HMB-1-11 (Design Standards)
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Page 3of 20

Amendments to Municipal Code Titles 14 and 18
July 18, 2011

Required parking |Two spaces: one garage space with dimensional standards as set forth in
this chapter, and one covered space not located in the front yard setback.

Front setback Standard for the zone
Side setback _ Standard for the zone
Rear setback | Standard for the zone

Street-facing side |Standard for the 2one
yard setback

Height 28 feet for lwo-story :
20 feet for single-story, including single-story and loft *

! Single-story structures with height above twenty feet are required to follow the proéedures for
exemption to the height standards set forth in this chapter.

Table F - DEVELOPMENT STANDARDS FOR SEVERELY SUBSTANDARD LOTS

'Lot coverage Standard for the zone

Floor area ratio | Standard for the zone. A maximum of 200 square feet above the maximum
calculated floor area ratio is permitted. Basements with floor area of 15% or
less of the total calculated FAR, up to a maximum of 225 square feet, may be
allowed subject to architectural review.

[Maximum |Applicable.
building envelope

|Required parking |Two spaces: one garage space with dimensions as set forth in this chapter, |
‘ One additional parking space, whether covered or not, and not located within
|the front yard setback. '

{Front setback Standard for the zone.

|Side setback A minimum of B feet combined, with a minimum of 3 feet on one side. On a
side that contains less than a 4-foot sethack, the structure must be separated
by & minimum of 8 feet from any structure on the adjacent lot. Driveways to
the rear garage structure must be a minimum'of 10 feet. Rear garages can
be a minimum of 3 feet from an interior side or rear property line.

Eave erfhangs Notwithstanding any other rules set forth In this title, severely substandard
liots may have an eave encroachment that extends no more than 18 inches
{into the side yard. All other yards may have a 30-inch encroachment.

Rear setback . '|Standard for the zone.
|Street-facing side |10 feet, including garage.
yard setback !

Height 28 feet for two-story

20 feet for single-story, Including single-story and loft '

! Single-story structures with height above twenty feet are required to foliow the procedures for
exception to the height standards set forth in this chapté-1-11 (Design Standards)
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Amendments to Municipal Code Titles 14 and 18
July 19, 2011

Section 3. Chapter 18.15 Amended. Subparagraph C.1 of Section 18.15.025 “Permitted land
uses” of Chapter 18.15 "Planned Development Land Use {PUD)” is hereby amended to read as
follows:

1. Temporary Uses and Structures Not to Exceed Ninety Days. The
planning director may authorize the temporary use of structures and land in any planned
unit development district for a period of time not to exceed ninety days. Prior to taking
action on a request for temporary uses andfor structures, the planning direclor shall
inform the Planning Commission and any other party requesting such information of the
request. The action of the planning director may be appealed pursuant to the provisions
of Section 18.22.200 of this code,”

Section 4. Chapter 18.21 Repealed, Chapter 18.21 "Architectural Review and Site and Design
Approval’ is hereby repealed. :

Section 5. Chapter 14.37 Added. Chapter 14.37 "Architectural Review and Site and Design
Approval” is hereby added as follows:

“"Chapter 14,37
ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL
14,37.010 Purpose.
The purpose of the design review process set forth in this chapter is:

A. To promote the orderly and harmonious development of the city's existing
and new residential nelghborhoods;

B. To ensure that any proposed alterations or demolition of structures
designated as historic will be subject lo design review; and

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

14.37.015 Architectural and Site and Design Review.

The Planning Commission shall perform all functions of architectural review and
site and design approval as set forth in this chapter. The Planning Commission
may request the opinion of design professionals (i.e., architect, landscape
architect, urban design professional, histosic building specialist or registered civil
engineer) when considering complex, controversial or otherwise significant
projects.

14.37.020 Authaority.

Prior to the issuance of any building permits for new construction, alterations, or
additions to any residential, commercial, industrial, or institutional building, the
planning director shall review the plans submitted for each proposed project to
determine if it is subject to the requirements of this chapter:

A Residential Projects
1. Architectural review and approval shall be required:
a) For the demolition, alteration or reconstruction of, or

o o o
an historic resource as provi Exhibit A

addition to, any residenﬁl\}?&:ﬁg?@&%ﬁ?gdﬁﬁgr3%)
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b) For any new residential structure(s) and landscaping within
- a planned unit development project unless specific design
criteia or development standards are adopted In
conjunction with a pianned unit development plan, or a
homeowners assaciation architectural review commitiee

has been established for the project area:

) For any new residential structure or modifications to an
existing structure requiring a discretionary permit such as a
parking exception, variance, or use permit;

Architectura! review and site and design approvals shall be
required for the construction of any multiple family residential
structure with more than twe uniis on a single building site, and for
additions, significant exterior alterations or improvements to any
multi-family structure and/or site.

B. Non-Residential Projects

1,

Architectural review andfor site and design approval shall be
required for non-residential structures as provided below. For the
purposes of this section, “Non-Residential” prejects shall be
considered those structures intended for Commercial, Industrial,
Institutional or Mixed-Use purposes.

a) For the demolition, alteration or reconstruction of, or
addition to, any non-residential siructure listed as a historic
resource as provided in Chapter 18.3%;

b) For any new non-residential structure(s) and landscaping
within a planned unit development project unless specific
design criteria or development standards are adopted in
conjunction with a planned unit development pian, or a
homeowners' association architectural review committee
has been established for the project area;

c) For any new non-residential structure or modifications to
an exisiing structure requiring a discretionary permit such
as a parking exception, variance, or use permit where new
construction, exterior building meodifications or site
improvements are proposed; and

d) For signs and sign programs as spacified in Title 15,

Architectural review and site and design approvals shall be
required:

. a) For the construction of any new non-residential structure

and associated site improvemesnts including landscaping
and parking lot plans;

b) For the construction of any addition of ten percent or more
of the existing floor area in any one year period or for any
Increase in building haight of an existing building;

c¢)  For the change of an @x/pting_residsptia), puilding o a0y

non-residential use; o
on-resice Exhibit A
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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.

14.37.025 Application.

A. Application for architectural review and/or site and design approval shall
be made on a form provided by the Planning Department and submitted for staff
review. Staff shall review the application for completaness and advise the
-applicant within thirty days of the submittal date of any additiona) information or
materials required to make the application complete.

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, and planning commission to make
determinations as set forth in this chapter,

C. There shall be no separate application for staff design review, which will
teke place in conjunction with the application for buiiding permit(s).

14.37.030 Project design review.

A The planning commission shall evaluate each of the items listed below to
determine that the proposed project is not in conflict with the provisions of this
chapter or the general plan. The planning director and planning commission may
review:

1. The character and quality of design;

The design and aesthetic compatibility with neighboring properties
and uses including visibility and effect upon view at all site lines;

3. Site development characteristics including but not limited to the
bullding(s) coverage, setbacks, height, location on the site, scale,
and use of open space;

4, Other on-site improvements including, but not limited to parking
and other paved areas, landscaping, lighting, signs and graphics,
artwork, sculpture, fountaing and other artistic features;

5. The building materials and colors;

B. The pedestrian, equestrian, bicycle, and vehicular circulation;

7. The disturbance of existing topography, trees, shrubs, and other
natural features;

8. The accessory structures, including garages, sheds, utility

facilities, and trash and recycling enclosures;

9, Building exterior features including but not fimited to the lighting,
stairs, ramps, elevators, downspouts, flues, chimneys, exhaust
fans, air-conditioning equipment, elevator equipment, fans, cooling
towers, antennas, and similar structures placed upon 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 shieldin
the structure or interior fromi Mie Lelehdntss | GheS baloRiss)

Exhibit A
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penthouses, loading docks, and similar special purpose
appendages and accessory structures;

10.  Energy efficiency and renewable energy design elements
including, 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 approving authority.

B. Requirements which are more restrictive than the development standards
set forth in the clity’s zoning code may be imposed on a project when the
planning commission concludes such requirements are necessary either to
promote the internal integrity of the design of the project or to assure
compatibility of the proposed project’s design with ils site and surroundings.

14.37.035 Design approval criteria.

In carrying out the purposes of this section, the planning commission shall
consider in each specific case any and all of the following criteria as may be
appropriate:

A. Where more than cne building or structure will be constructed, the
architectural features and landscaping thereof shall be harmonious. Such
features include helght, 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
appropriate expression of its deslgn 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 natural landscape and be non-
reflective.

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 internal sense of order and provide a desirable environment for
occupants, visitors and the general community.

F. Roofing materials shall be wood shingles, wood shakes, tile or other
malerials such as composition as approved by the approptiate design review
authority. No mechanical equipment shall be lecated upon a roof unless it is
appropriately screened.

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, '

l. If the project site is located in an area considered by the committee as
having a unifled design character or historical character, the design shall be
compatible with such character. HMB-1-11 (Design Standards)

Exhibit A
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J. The design' shall prcrhote harmonicus transition in scale and character in

areas located between different designated land uses.

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

L. The planning and siting of the various functions and buildings on the site
shall create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community.

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

N, Access to the property and circulation systems shall be safe and
convenient for equestrians, pedestrians, cyclists and vehicles.

0. The amount and arrangement of open space and landscaping shall be
appropriate to the design and the function of the structures.

P. Lendscaping shall be in keeping with the character or design of the

buikding, and preferably clustered in natural appearing groups, as opposed to
being placed in rows or regularly spaced.

Q. Where feasible, natural features shall be appropriately preserved and
integrated into the project.

R. The landscape design concept for the site, as shown by the relationship
of plant masses, open space, scale, plant forms and foliage textures and colors,
shall create a desirable and functional environment and the landscape concept
shall depict an appropriate unity with the various buildings on the site,

S. Plant material shall be suitable and adaptable to the site, shall be capable
of being properly maintained on the site, and shall be of a variety which would
tend to be drought-resistant and 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.

14.37.040 Findings.

The 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 disapproved, may be approved as submitted, or may be approved
subject to conditions, specified changes and additions. In approving any project,
the 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 unsightly or cbnoxious appearance to the extent that they will hinder
the ordery and harmonious development of the city, impair the desirability or
opportunity to attain the optimum use and the value of the land and the
improvements, or otherwise impair the desirability of living or working conditions
in the same or adjacent areas.

14.37.045 Appeals. HMB-1-11 (Design Standards)
exhivit A 201l
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Determinations made pursuant to this chapter by the planning commission may
be appealed to the city council pursuant to the requiremnents of Chapter 1.25,

14.37.050 Enforcement.

A All conditions of approval imposed by the planning commission and city
councit shall be incorporated into the final project plans prior to the issuance of
building permits.

B. Al conditions of architectural review and/or site and design approval,
where granted, shall be implemented in construction of projects with approved
building permits. Unless otherwise modified by the approving authority, site and
design permits shall include as a condition of approval that all conditions of
design review approval shall be included in project plans submitted for building
permit, and shall be implemented in the construction of the project according to
approved plans. :

C.  The planning director shall be responsible for enforcement of this chapter,

14.37.055 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 and approval once the ten day appeal
period has passed; or

B. The date of the city council or coastal commission decision on appeal.

14.37.060 Fees.

Fees for processing applications under this chapter shall be established by
resolution of the clty council to compensate for actual costs of the processlng

14.37.065 Public notice.

Notice of review by the planning commission of architectural review and site and
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 appeals
hearings shall be similarly published at least seven days prior to the plannmg
commission meeting at which the appeal shall be considered.

14,37.070 Applicabllity
The provisions of this chapter shall be applicable in aII zoning districts, and in al
planned unit developments.”

Section 6. Chapter 18.22 Amended. Chapter 18.22 "Use Permits" is hereby amended at

Subsection E of Section 18.22.190 "Application -- Public hearing—Decision” to read as follows:

“E,  Any action by the planning commission to approve, conditionally approve
or deny any use permit may be appealed to the city council on or before the tenth
calendar day following such action pursuant to the provisions of Section
18.22.200 of this code.”

Section 7. Chapter 18.39 Repealed. Chapter 18,30 *MiStoticlRedaarce Predervatidi! 1) hereby

repealed. Exhibit A
Page 11 of 22
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Section 8. Chapter 14.39 Added. Chapter 14.38 "Historic Resources Preservation” is hereby
added to Title 14 "Buildings and Construction” to read as follows:
“Chapter 14.38
HISTORIC RESCURCES PRESERVATION
14.38.005 Intent and purpose.
The intenf and purpose of this chapter is to:

A. Provide for the protectioh. preservation, enhancement, and perpetuation
of those buildings, structures, objects and areas of historic, architectural and
engineering significance which contribute to the cultural heritage of the city;

B. Strengthen the economy of the city by protecting and enhancing the city's
attractions for residents and visitors thereby stimulating local commerce;

C. Integrate the preservation of historic resources into public and private
land use managsment and development processes;

D. Align the goals of historic preservation with city’s plans, policles and
implermentation programs; and

E. Qualify the city as a certified local government as defined in the Historic
Preservation Act of 1966.

14.38.01¢ Definitions.

The definitions sat forth herein shall apply to any building or site designated as
an historic resource on the historic resources inventory, and in conjunction with
any process specifiad herein.

A. “Addition” means expansion of the size of an historic building or object by
new construction physically connected with the existing struciure or by the
addition of a new building on the same site.

B. “Alteration” means any kind of exterior change to an historic building, site
or object. For purposes of this chapter, minor changes to the structure that do
not alter the physical appearance of the building such as the replacement of
windows or doors that do not affect the historical integrity of the building or site -
are not to be considered an “alteration.”

C. "Architectural” means anything pertaining to the science, art or profession
of designing and constructing buildings.

D. . "Cultural" means anything pertaining to the concepts, skills, habits, arts,
instruments or institutions of a given people at a given point in time.

E. *Demolition” means an act or process which destroys a building,
structure, site, object or major portion thereof, or impairs their structural integrity.

F. “Historic" means any building, site, structure, or object which depicts,
represents or is assoclated with persons or phenomena which significantly affect
or which have significantly affected the functional activities, heritage, growih, or
devslopment of the city, state or nation.

G. “Historic, district” means a defined area containing buildings, structures,
sites, objects and spaces. linked historically through location, setting, materiala

warkmanship, feelings and/or association. Tpﬂ n;ﬁg; nifican -
sense of time and place in history that its in drfE . @pﬁ@nﬁ ugﬁ m hA
convey. This sense may relate to developments during one erlod 0 .
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several periods of history. For purposes of this chapter and the historic resource
preservation ordinance, historic district shall not be construed to be a zoning
district.

H. “Historic district review criteria” means standards of appropriate activity
which will preserve the historic and architectural character of a building,
structure, site, object or the atmosphere of an area

I "Historic resource” means any real property or improvement thereon
such as a building, structure, object or archaeological excavation that is
significant because of its location, design, setting, materials, workmanship, ar
aesthetic feeling and is designated as such by the city council pursuant to the
provisions of this chapter.

J. “Historic resources inventory” means the list of historic resources in Half
Moon Bay published in 1881 and updated In 1995 and officially adopted by
resoluticn of the city council,

K. "Historic resource plan” means a program for maintenance, rehabilitation,
restoration or relocation of an historic building, structure, site or object, and the
relationship between the historic and non-historic elements of a historic district
site. : ‘

L. “Integrity" means the authenticity of a property's historic identity,
evidenced by the survival of physical characteristics that existed during the
property's historic period. ‘

M. “Maintenance and repair’ means the act or process of conserving or
repairing a structure without modifying the form, detall or type of material.
Maintenance and repair includes the ptacement of a concrete foundation for
buildings and structures listed on the city's historic resource inventory.

N. “Pregervation” means the use of long-term or permanent safeguards to
guarantee the viabllity of man-made resources and includes the identification,
study, protection, rehabilitation, restoration or enhancement of historic resources.

Q. Significant” means having historic, archaeological, architectural or
engineering value,

14.38.015 Applicability.

The provisions of this chapter shail apply to any historic resource on the historic
resources inventory when:

A. The owner of an historic resource on the historic resources inventory
desires to secure the advantages and benefits of preserving identified historic
resources;

B. The owner of an historic resource on the historic resources inventory
desires to alter the building or site in such a manner as to sompromise its
attributes that qualify it for inclusion on the inventory. In these cases, the
provisions of Section 18.39.030 shall be followed; or '

C. The owner of an historic resource on the historic resources inventory

desires to demolish a building or object on the inventory. In these cases, the
provisions of Section 18.39.045 shall be followed.

HMB-1-11 (Design Standards)

Exhibit A
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The planning commission shall perform the following functions and shall have the
following powers and duties:

A. Conduct, or cause to be conducted, a comprehensive survey of
properties within the boundaries of the city for the purpose of establishing an
official inventory of historic resources. The historic resources and contributors
inventory shall be publicized and periodically updated, and a copy thereof shall
be kept on file In the office of the city clerk;

‘B. Serve ag an advisory resource to city agencies or departments on
projects and programs dealing with the recognition, conservation, enhancement
and use of the city's historic resources;

C. Investigate and report to the city council on the availability of federal,
state, county, focal or private programs for the rehabilitation and preservation of
historic resources;

D. . Participant in, promote and conduct public information, educational and
interpretive programs pertaining to historic and cultural resource preservation;

E. Advise and assist property owners, on request, with the restoration,
rehabilitation, alteration, Jandscaping or maintenance of any historic or cultural
resource;

F. Review and comment on Nafional Register nominations submitted for
properties within the city and provide recommendations to the state on whether
each property meets the National Register criteria; and

G. Perform other such functions as may be delegated to it by the city council.

14.38.025 Designation of historic resource.

Designation of historic resources may be initiated by the city council, the planning
commission, or upon application of the owner, or the authorized representative of
the owner, of the property for which the designation is requested.

A. Procedures. The following procedures shall apply when designating a
building, site or object as a historic resource:
1. In order to be eligible for inclusion on the historic resources

inventory, a building, structure, site or object must be at least fifty
years old and meet the criteria specified in this chapter.

2. The historic preservation commission may initiate the process of
designating a building, site or object a histerical resource upon an
affirmative vote of & majority of its members, or the city council
may initiate the process upon an affirmative motion of a majority of
the members that & building, structure, sile, object or district
meets the criteria for the inclusion on the historic resources
Inventory.

3. All applications by a property owner for historical designation shall
be submitted to the historical preservation commission, and shall
be accompanied by all the data required by this chapter.

4, Any proposal for designating a building, site or object as a historic
rasource shall include the following information:
HMB-1-11 (Design Standards)
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B.

a) Assessor's parcel number of the site of the structure
proposed for designation, or legal description of the district
proposed for designation;

b) Description detailing the struclure or district proposed for
designation;

c) Sketches, drawings, maps, photographs or other
descriptive material; '

d) Statement of condition of the structure or district;

e) Statement of architectural and historic significance of the
structure or district; and

f) Other information requested by the planning director.

Notwithstanding the provisions of Califomia Government Code
Section 65091(A)(3), no property shall be placed on the historic
resources inventory without notice to the property owner in
accordance with this chapter.

The planning commission shall place a building, site or object on
the historical resources inventory upon making a determination
that the building, site or object meets the criteria specified in this
chapter.

No buikling permits for the alteration, demolition or removal of any
building or structure relative to any proposal for designation as a
historic resource or within an area proposed for designation as a
historic district shall be issued between the date on which the
application was filed and date the historic preservation
commission takes final action on such proposal.

Criteria. A building, site or object may be designated a historic resource if

such building, site or object meets the criteria for listing on the National Register
of Historic Places, the California Register of Historic Resources, or one or more
of the following condltlons are found to exist:

Historlcal and Cultural Significance

a) The building, site or object exemplifies or reflects special elements
of the city's cultural, social, economic, palitical, aesthetic,

enginearing or architectural history; or

b) The building, site or object is identified with persons or events

significant in local, state or national history; or

c) The building, site or object embodies distinctive characteristics of

d)

a style, type, period or method of construction, or is a valuable
example of the use of indigenous materials or craftsmanship; or

The building, site or object is representative of the work of a
notable architect, designer or builder.

Neighborhood and Geographic Setting

a) The bullding, site or object materially benefits the historic
character of the neighborhood.
14.38.030 Historic resource plans. HMB-1-11 (Design Standards)
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In cenjunsction with a prop'erty owner's application for designation as an historic
landmark, an historic resource plan shall contain, but shall not be limited to the
following elements:

A. A statement of the goals for the preservation of the historic resource;
B. Analysis of physical conditions of the resource;

C. Analysis of the compatibility of the resource with existing plans, policies
and programs of the clty;

D. A description of the resource, including its architectural style, design
elements, and history which combine to make it historically significant;

E. Plans, drawings and photographs identifying proposed changes or
modifications necessary to maintain, rehabilitate or restore the building, structure,
site or object to an appropriate historic appearance;

F. Historic resource plans may identify non-historic elements of a property
which do not require historic preservation permit review.

14.38.035 Designation of historic district.

The planning commission may designate an area or areas of the city as an
historic district upon making a determination that: (1) the criteria established by
the Historic Preservation Act of 1966 have been met; and (2) the historic district
is a geographically definable area, urban or. rural, possessing a significant
concentration or continuity of buildings, structures, siles or objects unified by past
events, or aesthetically by plan of physical development,

14.38.040 Historic district plans,

The planning commission may develop and promulgate a historic district plan or
plans which shall be used in the implementation of this chapter as applied to
each histortic resource or district. The plan shall contain, but is not limited to, the
following elements;

A A statement of the goals for the preservation of the historic district;

B..  Analysis of physical and socio-economic gonditions of the district;

C. Analysis of the compatibility of the district with existing plans, policies and
programs;

D, A description of the structures, design elements and heritage which
combine to constitute the historic district;

E. The predominant historic and/or architectural periods or styles:

F. The specific features of the architectural periods or styles represented in

- the historic district including, but not limited to, building height, bulk, distinctive
architectural details, materials, textures and landscaping; and

G. Recommendations for implementation of the plan based upon the
findings, standards and design criteria contained therein.

14.38,045 Alteration or demolition procedures.
No person shall carry out or cause to be carried out on & designated historic
resource or in a historic district any material change in exterior appearance of

such structure or districts through alteratitvB -doAstr(icim,0 fefocatiermr a6)
demolition, without foliowing the procedures set forth in this chapter.  Exhibit A ZL
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14.38.050 Requests for removal from inventory.

Property owners requesting 1o have their property removed from the inventory
shall submit a letter of request to the planning commission. The planning
commission shall review the request and shall make findings as to whether or not
a building, structure, site or object meets the criteria specified in this chapter. If
the property in question meeis the criteria for an historic resource, the property
shall remain on the inventory. If the property in question does not meet the
criteria as an historic resource, or it has been demolished or altered to such an
extent thal its integrity as an historic resource has been compromised pursuant
to the provisions of this chapter. The planning commission shall remove the
property from the list.

14.38.055 Adoption of state Historical Building Code.

The California State Historical Building Code shall be the adopted standards for
all construction and alteration of historical bulldings and structures in the city.
This shall include structures on existing or future national, state or local historic
registers or official inventories such as the National Register of Historic Places,
the California Registered Historical Landmarks, the California Foints of Historical
Interest, the California Register of Historic Resources, and cily or county
reglisters or inventories of historical or architecturally significant sites, places,
historic resources and districts. '

14,38.060 Land use regulations.

A, Underlying Zoning. Except as provided for herein, properties on the
historic resources inventory are subject to the land use and development
regulations of the underlying zoning district in which the histotic resource exists.

B. Zoning Exceptions. Existing designated buildings, structures, sites or
objects shall not be subject to the adopted development standards of the
underlying zoning district such as height, floor area ratio, lot coverage, and
setbacks if strict compliance with those provisions adversely affects the ability of
the property owner to restore an identifled historic resource and qualify for
consideration as an historic landmark.

C. Hearing. Following notice of hearing pursuant to the provisions of this
title, the planning commission may grant an exception to any development
standard set forth in the underlying zoning district regulations in conjunction with
the approval of an historic presefvation permit when such exception is necessary
to permit the preservation, restoration, or improvements to, a building, structure,
site or object listed on the historic resources inventory and contributors list. Such
exceptions may include, but not be timited to parking, yards, helght and coverage
regulations. Such exceptions shall not include approval of uses not otherwise
allowed by the zoning district regulations.

D. New Construction. In those cases where a properly owner desires 1o

modify a designated historic resource in any manner that is not consistent with

the restoration of the bullding to its original condition, all new construction on a

designated sile shall be subject to all of the development standards of the
underlying zoning district and to {he procedures set forth herein,

HMB-1-11 (Design Standards)
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14.38.065 Exemptions. :
The provisions of this chapter do not apply to the following situations:

A Repair, Maintenance and Correction of Unsafe Conditions, Nothing in
this chapter shall be construed to prevent the normal maintenance or repair of
any exterior architectural feature in or on any propery covered by this chapter
that does not involve a change in design, material or external appearance
thereof, nor does this chapter prevent the construction, reconstruction, alteration,
restoration, demolition or removal of any such feature when the chief building
inspector certifies that such action is required for the public safety due to an
unsafe or dangerous condition which cannot be rectified through the use of the
California State Historical Building Code (Title 24, Part 8). However, only such
work as is necessary to correct the unsafe or dangerous condition may be
performed and only after obtaining any required building permit. In the event any
structure or other feature is damaged by fire or other calamity, the chief bullding
inspector may specify, prier to any required review by the planning director, or
the planning commission, the amount of repair necessary to correct an unsafe
condition. Such determination shall be made in conformance with the provisions
of Public Resources Code Section 5028.

1. Prior to the issuance of a building permit for any proposed minor
or routine maintenance or reconstruction, the planning director
shall determine if the proposed work requires further review by the
planning commission in accordance with the provisions of this
chapter.

2. In the event the planning director determines the proposed
alteration requires review by the planning commission in
accordance with the provisions of this chapter or Chapter 2.48 of
the municipal code, the property owner shall be notified in writing
within seven days of that determination and shell be informed of
the process to be followed.

B. Alteration Covered by Plan. Any alteration or other work which conforms
to an adopted historic resource pian as defined herein that has been approved by
the planning commission.,

C. Non-historic Landscape Elements. Removal, alteration, or maintenance
of landscape material at any building or site identified as an historical resource
on the historical resource inventory unless the landscape elements are
specifically identified as historic elements in an adopted historic resource plan.

14.38.070 Alteration of any historic resource on the inventory.

Prior to the issuance of a building permit to alier or add to any building or object
on the historic resources inventory, the procedures set forth in this section shall
be followed.

A. Participation Procedures. In the event the property owner desires to
participate in the historic preservation process set forth herein and receive the
benefits thereof, the procedures set forth in Section 14.38,075, Historic
preservation permit, shall be followed.

B, Non-participation Procedures. In the ev n t pr opert owner does n
(p 5 é’&)

desire to participate in the historis preservau
Exhlblt A
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desires to alter the building site, or object in such a manner as to comprorise the
h|stom: integrity of the building, site, or object, the following shall apply:

1. The building, site, or object shall be photographically recorded to
historic American building survey standards; measured drawings
at an appropriate scale shall be prepared, and any other
recordation appropriate to the significance of the historic resource
or landmark deemed necessary and appropriate to the satisfaction
of the planning commission shall be submitted.

2. Within thirty days of the submittal of the information required by
this section, the planning commission shall determine if the
photographic record, measured drawings, or cther recordation
material required and submitted is adequate to establish a record
of the resource.

3. The planning commission shall notify the planning and buiiding
director immediately upon making a determination that the
information is adequate.

4. Two copies of all required documentation shall be submitted to the
planning director prior to the issuance of any permits.

14,38.075 Historic preservation pemnit.

Should the owner of an historic resource on the historic resources inventory
desire to have the resource considered for inclusion on the National Register of
Historic Places and the State Register of Historic Resources, and desire io
restore or alter the building, site, or object in eny manner that requires the
issuance of a building permil prior to restoration or alteration, the process
specified herein for approval of an historic preservation permit shall be followed
prior to the issuance of any building parmits..

A. Application, Application for an historic preservation permit shall be made
on forms provided by the planning department and shall contain whatever
detailed information as is required to review the application.

B. Historical Society. The planning director shall forward a topy of the
historic preservation permit application and plans to the Spanishtown historical
society at least twenty-one days prior to the date the planning commission
considers the application. The Spanishtown Hislorical Soclety shall submit any
comments or recommendations to the planning department at least seven days
prior to the date the planning commission considers the application.

C. Required Review. The planning commission shall review all proposed
alterations, additions or modifications to the exterior elevations that would result
in a change to the appearance to any building or object on the historic resources
inventory, and shall consider the recommendations of the Spanishtown Historical
Society. Following its review, the planning commission shall determine, by

resolution, if the proposed alterations and additions are consistent with the .

provisions of this chapter and forward its recommendation to the city council.

D. Finding of Consistency. Should the city council find that the proposal is
consistent with the provisions of this chapter, the city council shall, by resolution,
designate the site an historic resource. _

HMB-1-11 (Design Standards)
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E. Support of Incentives. The city council shall support any such tax
incentives, mutual covenants, protective covenants, purchase options,
preservation easements, bullding, fire, health and city cotde modifications and
any other methods deemed mutually agreeable between city and landowner
which will hetp preserve historic resources.

14,38.080 Findings for approval of any alteration to an historic resource.

In reviewing applications for additions to, or exterior alteration of any historic
resource, the planning commission shall be guided by the Secretary of the
Interior's "Standards for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings”™ and any design criteria adopted by ordinance or resolution of the
city. An historic preservation permit for alteration of a designated historic
resource shall be approved only upon the following findings of fact:

A. The proposed work is consistent with an adopted historic resource plan;
or

B. The proposed work is necessary for the maintenance of the historic
building, structure, site or object in its historic form, or for restoration to its historic
form; or

C. The proposed work is a minor change which does not affect the historic

fabric of the building, structure, site or object; or

D. The preposed alteration retains the essential architectural elements which
make the resource historically valuabie; or

E. The proposed alteration maintains conlinuity and scale with the materials
and design context of the historic resource to the maximum extent feasible: or

F. The proposed alteration, as conditioned, does not significantly and
adversely affect the historic, archasological, architectural, or engineering integrity
of the resource; or

G. The planning commission has reviewed the project and any necessary
and appropriate conditions of approval have been incorporated into the final
project plans.

- 14.38.085 Demolition of any historic resource on the inventory.

Prior to authorizing the issuance of a demolition permit to remove any building or
object on the historic resources inventory from a site, the procedures set forth in
this section shall be followed:

A, The property owner shall submit evidence from a qualified professional
that the building or object is a hazard to public health or safely and repairs or
stabilization are not feasible; or

B. The property owner shall submit a written statement indicating that there
is no viable economic use of the bullding or object in its present configuration or
condition, and it is not feasible to derive a reasonable sconomic return from the
building or object in its present configuration or condition; and

C. The property owner shafl submit & written statement indicating that the
building or object has been offered as a donatipneto; arrespansible ergapization;)

Exhibit A 7—0 .w
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such as the Spanishtown Historical Society for relocation to an appropriate
receptor site for preservation.

14.38.090 Documentation of historic resource to be demolished.

A. Photographic Record. Prior to the issuance of a demolition permit, the
building, site, or object shail be photographically recorded to historic American
building survey standards; measured drawings at an appropriate scale shall be
prepared; and any other recordation appropriate fo the significance cf the historic
resource or landmark deemed necessary and appropriate to the satisfaction of
the planning commission shall be submitted. When the application for the
issuance of a demolition permit has been accepted for progessing by the city, the
applicant shall immediately post public notice at a conspicuous place, easily read
by the public and as close as possible to the site of the demolition, that an
application for a demalition permit has been submitted to the city. The applicant
shall use a standardized form provided by the planning director and the notice
shall contain a general description of the demolition. if the applicant fails to post
and maintain the completed notice form until the permit becomes effective, the
planning director shall refuse to file the application, or shall withdraw the
application from filing if it has already been filed when he or she learns of such
failure.

-B. Establishing a Record. Within thirty days of the submittal of the
information required by this section, the planning commission shall determine if
the photographic record, measured drawings, or other recordation material
required and submitted is adequate to establish & record of the resource.

c. Copies of Documentation. Two copies of all required documentation shall
be submitted to the planning director prior io the issuance of any permits,

14.38.095 Fees,

The fees for review by the planning director, planning commission and city
council, shall be set annually by resolution of the city council.”

Section 9. Compliance with Califernia Environmental Quality Act. A Nofice of
Exemption regarding this amendment to Tilles 14 and 18 is adequate environmental
documentation for the project.

Section 10. Effective Date. This ordinance amending the LCP Implementation Plan shall be
transmitted to the California Coastal Commission and shall take effect immediately upon its
certification by the California Coastal Commission or upon the concurrence of the Commission
- with a determination by the Executive Director that the ordinance adopted by the City is legally
adeguate.

Section 11. Severability, If any section, sentence, clause or phrase of this Ordinance is for
any reason held to be invalid or unconstitutional by & decision of any court of competent
jurisdiction, such decision shall not affect the validity of the remaining portions of this Crdinance.
The City Council hereby declares that it would have passed this Ordinance and adopted this
Ordinance and each section, sentence, clause or phrase thereof, jirespective of the fact that

any one or mara section, subsections, sentences, clatses o phrds¥sBé declatad MVafia or
unconstitutional. Exhibit A 20 3.7
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Section 12. Publication. The City Clerk of the City of Half Moon Bay is hereby directed 1o
publish this Ordinance, or the title hereof as a summary, pursuant to Government Code Section
36933, once within fifteen (15) days after Its passage in the Half Moon Bay Review, a
newspaper of general circulation published in the City of Half Moon Bay.

INTRODUCED at a regular meeting of the City Councll of the City of Half Moon Bay, California,
held on the 19™ day of July, 2011, :

PASSED AND ADOPTED at a regular meeting of the City Council of the City of Half Moon Bay,
California, held on the ___day of 2011, by the following vote:

AYES, Councimembers:

NOES, Councilmembers;

ABSENT, Counciimembers:;

ABSTAIN, Councilmembers:

ATTEST:

Siobhan Smith, City Clerk ' Naomi Patridge, Mayor

HMB-1-11 (Design Standards)
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ATTACHMENT 4

Title 18 ZONING* Page 1 of 2

Title 18
ZONING*

ARTICLE |. GENERAL PROVISIONS

4 Zoning Ordinance--General Provisions

2 Definitions

18.03 Use Classifications

18.04 Residential Growth Limitations

18.05 Water and Sewer Capacity Allocation and
Reservation

ARTICLE 1. ZONING DISTRICT DEVELOPMENT STANDARDS

.06 Residential Land Use (R-1, R-2, R-3)
7 Commercial Land Use (C-D, C-R)
18.08 Commercial Land Use {C-VS, C-G)
18.09 Public and Quasi-Public Land Use (P-S)
18.10 Industrial Land Use (IND)
18,11 Open Space Reserve and Urban Reserve Land
Use {OS-R, U-R)
Open Space Land Use (0S-A, 0S-P, 0S-C)
Agricultural Land Use (A-1) '
18.14 Agricultural Land Use {A-2)
18.15 Planned Development Land Use (PUD)
18.16 Dykstra Ranch Planned Unit Development (PUD-
X
18.17 M)obile Home Park District

ARTICLE Ili. ADMINISTRATION

18.20 Local Coastal Development Permits

2 Use Permits

3 Variances

18.24 Amendments

18.25 Nonconforming Uses
18.26 Enforcement--Penalties

ARTICLE IV. SPECIAL USE REGULATIONS

0 Mobile Home Park Conversion

1 Recycling and Trash Management
18.32 Regulation of Satellite Antennas
18.33 Second Dwelling Units

18.34 Park Facilities Development Fees
18.35 Below Market Rate Housing

18.36 Parking Standards

http://www.codepublishing.com/CA/HalfMoonBay/Hal MoonBay1 8/HalfiMoonBay18.html 10/8/2009
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18.37 Visual Resource Protection Standards
18.38 Coastal Resource Conservation Standards

48-39—H4$&9H6—Reseumes-l2msewatm

18.40 48.40 Local Coastal Program Public Access

18.41 Condominium Hotel Developments

18.42 Residential Density Bohus

* Prior ordinance history: 8-63, 4-64, 5-64, 1-65, 2-65, 8-65, 3-68, 1-67, 2-67, 4-67, 8-
67, 4-70, 7-70, 14-70, 4-71, 8-71, 8-71, 2-72, 6-72, 4-73, 8-73, 1673, 18-75, 5-78, 9-78,
1-79, 3-80, 6-80, 12-80, 5-81, 9-81, 2-82, 3-82, 3-83, 9-83, 5-84, 8-84, 9-84, 1-85, 2-85,
9-85, 18-86, 1-88, 15-88, 3-89, 11-90, 13-90, 21-91, 9-92, 2A-93, 5-93, 9-93, 7-94, 16-
94, 1-95, 3-95, 4-95, 5-95, 9-85, 10-95, 11-95, 14-95, 15-95, 17-95 and 4-96.

. For tha provisions pertaining to the adoption and administration of zoning laws and
ordinances and the implementation of such laws and ordinances, see Gov. Code Title 7,
Chapter 4, §65850 etseq. For the provisions relating to highway interchange districts,
see Gov. Code §66400 et seq. For provisions relating to sign regulations in specific
districts, see Ch. 15.12 of this code.

htip/fwww.codepublishing.com/CA/HalfMoonBay/HalfMoonBay 1 8/HalMoonBay18 html 10/8/2009
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Chapter 18.02
DEFINITIONS

Sections:
18.02.010 Purpose and applicability.
18.02.020 Rules for construction of language.
18.02.040 Definitions.

18.02.040 Definitions.

*Abutting” or "adjoining” means having district boundarles or lot lines in common.

“Accessory building” means a detached subordinate building, the uses of which are
incidental to a permitted principal use conducted within the main or principal structure on
a parcel. An accessory building or use is not permitted without a permitted use on the

| property. A second dwelling unit is not considerad an accessory building.

Accessory Dwelling Unit. See “second dwelling unit.”

‘Accessory use” means a use incidental and subordinate to the permitted or principal
use en a property. An accessory building or use is not permitted without a permitted use
on the property.

Acre, Gross. “Gross acre” means a measure of land area equal to forty-three
thousand five hundred sixty square feet.

Acre, Net. “Net acre” means a measure of developable land area, after excluding
dedicated rights-of-way, flood control and drainage easements, and permanent dedicated

[ open space.

*Affordable housing” means housing that is 1) restricted to occupancy by lower income
households, including extremely low and very Jow income households for a specified
period of time that is not less than 25 vears; and 2) has rents or prices that do not exceed
the affordable housing cost as set forih in Health and Safety Code Section 50052.5 as
amended.

‘Aggrieved person” means a person who informed the city of his or her concerns about
an application for a local coastal development permit or any other discretionary permit
such as a site and design permit, variance, or use permit at a public hearing, either in
person or through a representative, or by other appropriate means such as in writing, or
was unable to do so for good cause; and

A.  Objects to the action taken on the local coastal development permit
or discretionary permit; and

B.  Documents that they are a legal resident of Half Moon Bay or owner of property in
Half Moon Bay; and

C.  Completes the required city appeal form completely and accurately. The appeal
will not be deemed complete and timely filed until all information on the appeal form is
verified by the planning director; and

D. Wishes to appeal any appealable action to a higher authority.

“Alley” means a public way having a width of not more than twenty feet permanentiy
reserved primarily for pedestrian and vehicular service access to the rear or side of
properties otherwise abutting on a street, and not intended for general traffic circulation.

"Alter” andfor “alteration” means to make a change in the aliocation or configuration of
interior space, exterior appearance, or the supporting members of a structure, such as
bearing walls, columns, beams or girders, that may result in a change of the use within or
otherwise prolong the life of the structure.

“Amendment” means a change in the wording, context or substance of this title, or a
change in the district boundaries on the zening map.

Animal, Domestic. “Domestic animal” means small animals of the type generally
accepted as pets, including dogs, cats, rabbits, hens, fish and the like, but not including
roosters, ducks, geese, pea fowl, goats, sheep, hogs or the like. :

dicypuilisfniimg: exomAC A Moo ay/E Ll oy 1 &/ Bl b A pommEB aryy T B2, Mnitiunll /R I2005
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Animal, Exotic. “Exotic animal’ means any wild animal not customarily confined or
cultivated by man for domestic or commercial purposes but kept as a pet or for display.

Animal, Large. “Large animal” means an animal larger than the largest breed of dogs.
This terms includes boars, cows, goats, horses, llamas, mules, domestic pigs, sheep and
other mammais customarily kept in corrals or stables.

Animal, Small. “Small animal” means -small domestic animals of the type customarily
kept as household pets, including birds other than domestic fowl, cats, chinchillas, dogs,
fish, guinea pigs, miniature pigs, small reptiles, rodents and other similar animais no
larger than the largest breed of dogs.

“Appealable area” means any area of the city that is:

A. Between the sea and the first public road paralleling the shoreline or within
three hundred feet of the inland extent of any beach or the mean high tide where there
is no beach; or

B. Within three hundred feet of the top of any coastal bluff or the line of mean
high tide, whichever is further inland; or

C. Within one hundred fest of any wetland, estuary, stream, or other
designated environmentally sensitive habitat or coastal resource,

“Applicant” means the person, partnership, corporation, governmental agency or other
entity applying for a permit.

“Approving authority” means the final decision-making person, board, cornmission or
council for any discretionary permit.

“Balcony” means a platform. that projects from the wall of a building, typically above the
first level, and Is surrounded by a rail balustrade or parapet. '

“Basement’ means that portion of a building between the floor and ceiling which is
partially befow and partially above grade, or completely below grade. A basement, when
designed for or occupied for business or manufacturing or for dwelling purposes
{recreation rooms without kitchens excepted) shall be considered a story and requires a
seven and one-half foot clearance between floor and ceiling with no obstructions.

“Boarding house” means a building with not more than five guest rooms where lodging
and meals are provided for not more than ten persons, but shali not include rest homes of
convalescent homes. Guest rooms numbering six or over shall be considered a hotel.

"Buildable area” means that area of a building site within the established setback
areas. No construction or portion of a building will be allowed beyond the buildable area
of a lot without planning commission approval of a variance or.exception as may be
provided for in this title in each case.

“Building” means any structure having a roof supported by columns or walls for the
housing or enclosure of persons, animals, chattels or property of any kind.

“Building site” means and includes one or more subdivided lots or portions theraof
assembled to create a site for purposes of constructing a building or buildings in
accordance with this title. All plans and specifications submitted in conjunction with any
required planning and/or building permits shall clearly show and define the boundaries of
any and all subdivided lots or portions thereof comprising the proposed building site. All
development standards such as gross floor area and required setbacks shall be
established based upon the proposed building site as indicated on the plans submitted.

“Caretaker's quarters® means a dwelling unit on the site of a commercial,
industrial, public or semi-public use, occupied by a guard or caretaket.

Cellar. See "basement.”

“Coastal Act” means the California Coastal Act of 1976, as amended,

“Coastal development permit” means a separate discretionary permit for any
development within the coastal zone that is required pursuant to this title and subdivision
(a) of Section 30800 of the Public Resources Code.

“Coastal zone” means that portion of the coastal zone, as established by the Coastal
Act of 1976 or as subsequently amended, that lies W|th|n the city of Half Moon Bay, as
indicated on a map on record with the planning department.

"Collection buitdings” means buildings with a gross floor area of two hundred twenty-
five square feet or less used for the deposit and storage of household articles or
recyclables donated to a nonprofit organization.

http:/fwww.codepublishing.com/CA/HalfM oonBay/HalfMoonBay 1 8/Hal foonBay 1 802.himl 10/8/2009
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“Conditionally permitted” means permitted subject to approval of a conditional use
permit or temporary conditional use permit,

“Condominium” means an estate in real property consisting of an undivided interest in
common in & portion of a parcel of real property together with a separate interior space in
a residential, industrial or commercial buflding on the real property, such as an
apariment, office or store. A condominium may include, in addition, a separate interest in
other portions of the real property.

“Gonforming buflding” means a building that fully meets the requirements of the
Uniform Building Code as most recently adopted by ordinance of the city council and also
conforms to all property-development regulations and requirements prescribed for the
district in which it is located and as set forth in this title.

Coverage, Lot or Site. “Lot or site coverage” means the percentage of a building site
covered by all structures, open or enclosed, on the site, measured horizontaily to the
outside face of exterior walls or structural members. Decks more than eighteen inches in
height, balconies, chimneys and breezeways are also included in lot coverage, On
standard sized lots, roof or soffit over-hangs which do not extend beyond two and one-
half feet from a wall, and architectural projections or window projections not providing floor
area which do not extend beyond the two-and-one-half-foot eaves above are not included
in lot coverage. On all substandard sized lots, roof overhangs that extend a maximum of
one and one-haif feet from a wall are not included In lot coverage; all other features are
included.

“Deck” means a platform, either freestanding or attached to a building, that is
supported by pillars or posts (see also “balcony™.

“Distribution iine” means an electric power line bringing power from a

distribution substation to consumers.

‘District” means a portion of the city within which the use of land and structures and the
location, height and buik of structures are governed by this title. This title establishes
“base zoning districts” for residential, commercial, industrial, public and open space uses,
and “overlay districts,” which may modify or complement base district regulations.

“Domestic fowl” means chickens, ducks, geese, pea fowl, pigeons, turkeys and other
fow! typically used for food or food products.

Dormer. *Dormer” means the projection built out from a sloping roof to accommodate
a window.

“Dwelling unit” means one or more rooms with a single kitchen and sanitation
facilities, designed for occupancy by one family for ifving and sleeping purposes.

Dwelling, Accessory or Second. “Second or accessory dwelling” means a detached or
attached dwelling unit located on a single-family residential lot that contains a one-family
dwelling.

Dwelling, Multifamily. “Multifarmily dwelling” means a building containing two-three or
more dwelling units.

Dwelling, Single-Family. “Single-family dwelling” means a building containing one
dwelling unit.

Dwelling, Two-Family. “Two-family dwelling” means a building containing two dwelling
units,

Environmental impact Report (EIR). A report complying with the requirements of the
California Environmental Quality Act (CEQA) and its implementing guidelines.

“Exceptional lot” means a lot in ar-the R-1-B-1 or R-1-B-2 zoning district that does not
meet the minimum average width and/or lot area requirement for the zoning district thatin
which the parcel is withinlocated, but provides-has an average lot width of at least fifty feet
In-average-ot-width-and provides at least five thousand square feet in gross lot area, and
was legally created and conforming, either as the result of a subdivision map recorded

pursuant to the requirements of the Subdivision Map Act, or by operation of law, hasa

Aonea th

the-structure-or-the-strocture was-completed priorto

eccupancy-by-the-city)prior to December 7, 2004.
Exemption, Categorical. “Categorical exemption” means an exception from the

requirements of the California Environmental Quality Act (CEQA) for a class of projects,
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based on a finding by the California Secretary for Re-

sources that the class of projects does not have a significant effect on the environment.

“Family” means two or more persons living together as a single housekeeping unit in a
dwelling unit, provided that this shall not exclude the renting of rooms in a dwelling unit as
permitted by district regulations. _

Floor Area, Gross. “Gross floor area” means the total enclosed area of all floors of a
building measured to the outside face of the structural members in exterior walls,
including: enclosed garages; halis; stairways and elevator shafts measured on one floor
only; service and mechanical equipment rooms; basement areas even If unimproved,
attic areas if improved; and crawl spaces that are four and one-half feet or more. Where
an open interior space extends from a finished floor to a height over fifteen feet with no
interruption, at the mid-point half of this vertical area the horizontal area between
surrounding walls or floor area shali be included in the calculation of gross floor area. A
total of fifty square feet of second floor covered decks are not included in the definition of
floor area.

“Floor area ratio” means the gross floor area of the building or buildings on a lot,
including area used for required parking and loading, divided by the area of the lot.

“Front wall” means the wall of the buiidirig or other structure nearest the street upon
which the building faces but excluding certain architectural features as specified in this
title.

"Gable” means the oufward facing triangutar poriion of a wall that connects two
sloping sides of the roof.

Garage, Private. “Private garage” means an accessory building or portion of a main
building designed for the storage of self-propelled passenger vehicles.

Garage, Public. “Public garage” means any building or premises, except those herein
defined as a private garage, used for the storage or care of self-propelled vehicles, or
where such vehicles are equipped for operation or repair, or kept for remuneration, hire
or sale.

“General plan” means the city of Half Moon Bay general plan and its elements,
as amended, and the land use plan.

Grade, Existing, “Existing grade" means the surface of the ground or pavement at a
stated location as It exists prior to disturbance in preparation for a development project
regulated by this fitle,

Grade, Finished. “Finished grade” means the average of the finished grade as
measured from the corners of the lot or building site.

Grade, Street. “Street grade” means the top of the curb, or the top of the edge of the
pavement or traveled way where no curb exists.

Greenhouse, Commercial. "Commercial greenhouse” means a glasshouse or similar
structure or materlal for the propagating and cultivation of plants to be sold commercially.

Greenhouse, Hobby. “Hobby greenhouse” means a glasshouse or similar structure or
material for the propagating and cultivation of plants as a hobby. No sales whatsoever
will be permitted for plants grown as a hobby.

“Gross area of a lot, parcel or site” means the total of all area within the property lines.

‘Guest house” or "accessory living quarters” means living quarters within a main or an
accessory building for the sole purpose of providing for persons employed on the
premises, or for temporary use by guests of the occupants of the premises. Kitchens are
not permitted within detached guest houses. “Guest house” does not include “second
dweiling unit’ as defined in this title. ‘

"Helght” means the verlical distance from existing grade to the highest point of the roof
or the highest point of any structure directly above. Chimneys may exceed the maximum
height limit to the extent required by the Uniform Building Code.

“Historic structure” or “building” means any structure or building-identified by the city of
Half Moon Bay, county of San Mateo, state of California, or the U.S. Government as
having a special character, or special historical, architectural, cultural, or aesthetic
interest or value to the community.

*Home occupation” means eccupations conducted in a dwelling unit, garage or
accessory building in a residential district that are incidental to the principal residential
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use of a lot or site.

“Hotel’ means any building or portion thereof containing six or more guest rooms used,
designed or intended to be used, let or hired out to be occupied.

flumination, Direct. “Direct illumination” means fllumination by means of light that
travels directly from its source to the viewer’s eye.

llumination, Indirect. “Indirect fiumination” means illumination by means only of light
cast upon an opaque surface from a concealed source.

“Junk yard” means premises on which more than two hundred square feet of the area
thereof is used for the storage of junk, Including scrap metal, wrecked automobiles, or
other scrap or discarded materials, whether for storage, repair, or wholesale or retail
resale.

"Kitchen™ means a room or portion of a room primarily designed, intended, or used for
the preparation and/or cooking of food.

“Landscaping” means an area devoted to or developed and maintained with native or
exotic plantings, lawn, ground cover, gardens, trees, shrubs, and other plant materials,
decorative outdoor landscape elements, pools, fountains, water features, paved or
decoraied surfaces of rock, stone, brick, block or similar material (excludlng driveways,
parking, loading or storage areas), and sculptural elements. Plants on rooftops, porches
or in boxes attached to buildings are not considered landscaping.

Landscaping, Intetior. “Interior landscaping” means a landscaped area or areas within
the shortest circumferential line defining the petimeter or exterior boundary of the parking
or loading area, or similar paved area, excluding driveways or walkways providing access
to the facility (as applied to parking and load facilities or to similar paved areas),

Landscaping, Perimeter. “Perimeter landscaping” means a landscaped area adjoining
and outside the shortest circumferential line defining the exterior boundary of a parking or
loading area, or similar paved area, excluding driveways or walkways providing access to
the facility (as apphed to parking and loading facilities or to similar paved areas).

“Loading space” means an off-street space or berth on the same lot with a building or
contiguous to a group of buildings for the temporary parking of a commercial vehicle while
loading or unloading merchandise or materials and that adjoins a street, alley or other
appropriate means of access.

“Local coastal program” means the city's local coastal program, including its land use
plan, zoning ordinances, zoning maps and other implementing actions certified by the
coasfal commission as meeting the requirements of the California Coastal Act of 1976.

“Lot” means a site or parcel of land that has been legally subdivided, re-subdivided or
combined.

“Lot area” means the total square footage of a legally subdivided parcel, excluding
any applicable public easement for street use.

Lot, Corner. "Comner lot” means a site bounded by two or more adjacent street lines
that have an angle of intersection of not more than one hundred thirty-five degrees.

“Lot depth” means the computed average distance between the front lot line and the
rear lot line.

Lot, Double-Frontage. *Double-frontage let” means an interior lot having frontage on
more than one street. Each frontage from which access is permitted shall be deemed a

front lot line.

thmwlmmmeme&bmmranmwmﬂfewﬂwﬁmeemher
#2004,
Lot, Flag. “Flag lot” means a lot shaped or designed so that the lot has no direct street
frontage and access except from a narrow strip of land.
Lot, Interior. “Intetior lot” means a lot other than a corner or double-frontage.
. Lot or Property Line, Front. “Front ot or property line” means in the case of an interior
lot, a line separating the lot from the street; and in the case of a corner lot, a line
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Chapter 18,02 DEFINITIONS Page 7 of 10
separating the narrowest street frontage of the lot from the street lot line, exceptin those
cases where the [atest tract deed restrictions, approved as a par of a subdivision
approval, specify another line as the front property line. ‘

Lot or Property Line, interior. “Interior jot or property line” means a lot line not abutting
a street.

Lot or Property Line, Rear. “Rear lot or property line” means a lot line which is not a
front as defined herein, which is parallel or approximately parallel to and opposite the front
lot line. In the case of an irregularly-shaped lot, a line within the lot most neariy paraliel to
and at the farthest distance from the front lot line.

Lot or Property Line, Side. “Side lot or property line” means any lot line that is not a
front lot line or rear lot line.

Lot or Property Line, Street, “Street Iot or property line” means a lot line abutting a
street.

“Lot or site coverage” means the percentage of a building site covered by all
structures, open or enclosed, on the site, measured horizontally to the outside face
of exterior walls or siructural members, Decks more than thirty inches in height,
balconies, chimneys and breezeways are aiso included in lot coverage. On standard
sized lots, roof or soffit over-hangs which do not extend beyond two and cne-half
feet from a wall, and architectural projections or window projections not providing
floor area which do not extend beyond the two-and-one-half-foot eaves above are
not included in fot coverage. On all substandard sized lots, roof overhangs that
extend a maximum of one and one-half feet from a wall are not included in lot
coverage; all other features are included.

"Lot width" means the computed average distance between the side lot lines.

“Manufactured home” means a modular housing unit on a permanent foundation that
conforms to the National Manufactured Housing Construction and Standards Act. For
purposes of this definition, a mobile home is considered a manufactured home.

“Municipal code” means the laws of the city of Half Moon Bay codified in the book
titied the Half Moon Bay Municipal Code.

“Net area of a lot, parcel or site” means the total of all area within the property lines
excluding public-access corridors, flood control and drainage easements, vehicular
easements, environmentally sensitive habitat areas and any required- buffer zones, and
any area to be included in future street rights-of-way as established by easement,
dedication or ordinance.

“Nonconforming structure” means a structure that was lawfully erected but which does
not conform with the current standards for yard spaces, he_ight of structures, lot coverage,
floor area ratios or distances between structures prescribed in the regulations for the
district in which the structure is located by reasons of adoption or amendment of this
chapter or by reason of annexation of territory to the city.

"Off-street loading facilities” means a site or portion of a site devoted to the loading or
unloading of motor vehicles or trailers, including loading berths, aisles, access drives and
landscaped areas.

“Off-street parking facilities” means a site or portion of a site devoted to the off-street
parking of motor vehicles, including parking spaces, aisles, access drives and
fandscaped areas.

Open Space, Common. "“Common open space” means an open space within a
residential development that is reserved for the exclusive use of residents of the
development and their guests.

QOpen Space, Private. “Private open space” means a usable open space adjoining and
directly accessible to a dwelling unit, reserved for the exclusive use of residents of the
dwelling unit and their guests.

QOpen Space, Public. “Public open space” means that portion of a development site
that has been dedicated to or otherwise set aside for public access, use or benefit.

QOpen Space, Total, “Total open space” means the sum of private and public open
space.

Qpen Space, Usable. “Usable open space” means outdoor or unenclosed area on the
ground, or on a balgony, deck, porch or terrace designed and accessible for outdoor
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Chapter 18.02 DEFINITIONS Page 8 of 10
living, recreation, pedestrian access or landscaping, but excluding parking facilities,
driveways, utility or service areas, or any required front or corner side yard, and excluding
any space with a dimension of iess than six feet in any herizontal direction or an area of
less than forty-eight square feet.

Outdoor Living Area. See “open space, usable.”

“Parking space” means space within a building, or a public or private exterior parking
area, exclusive of driveways, ramps, columns, and office, storage or work areas, for the
parking of one automobile.

“Parking structure’ means an enclosed or semi-enclosed area containing a ceiling or
roof, used primarily for the temporary storage of motor vehicles, constructed either above
or below grade, freestanding, or as part of a nonresidential building.

"Permitted” means permitted as a matter of right without a requirement for approval of a
use permit or temporary use permit. An accessory building or use is not permitted without
a permitted use on the property.

“Permittee” means the person, partnership, corporation, governmental agency or other
entity issued a permit.

Planned Unit Development Plans. Planned unit development plans may take any form
deemed appropriate by the planning director, planning commission and city council, and
may be adopted by resolution or ordinance of the city council or incorporated into a use
pemmit to guide the orderly development of a parcel which is under one owner, a common
ownership such as a single corporation, or under muitiple ownerships and the site is to be
developed under a cohesive development plan. For purposes of conformance with this
title, pfanned unit development plans and spacific plans are synonymous.

"Porch"” means a covered pfatform, usually having a separate roof, at an entrance to a
dwelling, or an open or enclosed gallery or room, which is not heated or cooled, that is
attached to the outside of a building.

“Preexisting” means in existence prior to the effective date of the ordinance codified in
this title.

“Principal use” means the primary use of the land or structures within a parcel, as
opposed to any secondary or accessory uses of that parcel. For exampie, a house Is a
principal use of a parcel in a residential district while a home occupation is not. An
accessory buliding or use is not permitted without a principal use on the propertyx,

*Project” means any proposal for new or changed use, or for new construction,
alteration, or enlargement of any structure, or development including the division of land
on any parcel, lot or site that is subject to the provisions of this title,

Proportionality Rule. On substandard and severely substandard lots as defined herein,
the proportionality rule requires that coverage and floor area is reduced by the ratio of the
actual lot width or lot area to the required lot size in the zoning district in which the lot is
found. The ratio shall be calculated for both the lot area and lot width, and the lesser ratio
of the two shall be applied.

Room, Habitable. “Habitable room” means a room meeting the requirements of the
Uniform Building Code and this titie for sleeping, living, cooking or dining purposes,
excluding such enclosed places as closets, pantries, bath or toilet rooms, service rooms,
connecting corridors, laundries, unfinished attics, foyers, storage spaces, cellars, utility
rooms, garages and similar spaces.

“Second dwelling unit" means a detached or attached rental-permanent dwelling unit
located thi i ilywithin a residential zone on a lgot which contains a

single-family dwelling. A second unit provides complete, independent living facilities for
one or more persons, including permanent provisions for living, sleeping, eating, cooking,

sanitation, and parking. A second unit may be attached to_or detached from the primary
dwelling. Second dwelling units are governed by Chapter 18.33 of the zoning code titled
“Second Dwelling Units.”
"Setback line” means a line within a lot parallel to a corresponding lot line, which is the
boundary of any specified front, side or rear yard, or the boundary of any public right-of-
way whether acquired in fee, easement or otherwise, or a line otherwise established to
govern the focation of buitdings, structures or uses. Where no minimum front, side or rear
yards are specified, the setback line shall be coterminous with the corresponding lot line.
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Chapter 18.02 DEFINITIONS Page 9 of 10

“Severely substandard lot’ means a lot that provides fifty-five percent or less of the
required lot width or lot area required in the zoning district in which it is found.

"Single ownership” means holding record title, possession under a contract to purchase
or possession.under a lease by a person, firm, corporation or partnership, individually,

jolntly In common or in any other manner where the property is or will be under unitary or
unified control.

“Site” means a lot, or group of contiguous lots not divided by an alley, street, other
right-of-way or city limit, that is proposed for development in accord with the provisions of
this title, and is in a singie ownership or has multiple owners, all of whom join in an
application for development.

“Specific ptan” means a plan adopted by ordinance or resolution of the city council for
the use or development within a defined geographic aréa that is consistent with the
general plan and its elements, the local coastal program land use plan, and with the
provisions of the California Government Code, Section 65450 et seq. (specific plans).
Where the land use plan indicates a site shall be developed in accordance with a specific
plan, a planned unit development plan as defined in this title may be substituted for a
specific plan. _

“Story” means that portion of a building included between the surface of any floor and
the surface of the floor next above it. If there is no floor above it, then the space between
such floor and the ceiling next above it shall be considered a story. if the finished floor
level directly above the basement is more than six feet above grade for more than fifty
percent of the building perimeter, the basement shall be considered a story.

“Structure” means anything constructed or erected that requires a location on the
ground, including but not limited to a building, a swirmming pool, access drives aor walks,
but not including a fence or a wall used as a fence if the height does not exceed six feet,
or infrastructure such as a road, pipe, flume, conduit, siphon, aqueduct, telephone line,
electrical power transmission or distribution line.

"Substandard lot” means any lot of record which has either a lot width as defined herein
or a lot area as defined herein that is less than the requirements in the zoning district in
which the ot is located.

"Swimming pools and hot tubs” means water-filled enclosures having a depth of
eighteen inches or more used for swimming, recreation or therapy.

“Transmission line” means an electric power line bringing power to a receiving or
distribution substation.

“Unique archaeological resources” means an archaeological artifact, object or site that
meets any of the following criteria: ' '

A. Contains information needed to answer important scientific research questions
and that there is a demonstrable public interest in that information;

B. Has a special and particular quality such as oldest of its type or best
available example of its type;

C. Isdirectly associated with a scientifically recognized important prehistoric or
historic event or person.

“Used" means and includes the following: arranged, designed, constructed, altered,
rented, leased, sold, occupied and intended to be occupied.

“Visible” means likely to be noticed by a person of average height walking on a public
street or sidewalk or a public park or beach.

“Water feature® means any man-made body of water constructed or instalted on a site
that is not intended for human use or contact such as fish ponds or fountains.

“Wetland” means the definition of wetland as used and as may be periadically
amended by the California Department of Fish and Game, the California Coastal
Cornmission and the US Fish and Wildlife Service.

Window, Required. "Reguired window" means an exterior opening in a habitable room.

“Working day” means any day that city hall is open for business.

“Yard” means an open space on the same site as a structure as required by the
setback rules contained in this chapter, unocecupied and unobstructed by structures from
the ground upward except as otherwise provided in this chapter, including a front yard,
side yard or rear yard.
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Yard, Corner Side. “Corner side yard” means a yard between the side lot line abutting
the street on a corner lot and the nearest line of bullding.

Yard, Front. “Front yard” means a yard extending across the full width of a site, the
depth of which is the minimum horizontal distance between the front property

line and a line parallel thereto on the site. The front yard of a comer lot shall adjoin the
shortest street propenty line along its entire length, provided that where street property
lines are substantially the same length, the planning director shall determine the
location of the front yard.

Yard, Rear. "Rear yard” means a yard, extending across the full width of a site, the
depth of which is the minimum horizontal distance between the rear property line and a
line parallel thereto on the site, excapt that on a corner lot the rear yard shall extend
only to the side yard abutting the street.

Yard, Side. “Side yard” means a yard extending from the rear line of the required front
yard, or the front property line of the site where no front yard is required, to the front line
of the required rear yard, or the rear property line of the site where no rear yard is
required, the width of which is the horizontal distance between the side property line
and a line parallel thereto on the site, except that the side yard on the street side of a
comer lot shall extend to the rear lot line.

“Zoning administrator” means the planning director, or his or her designee.

“Zoning ordinance” means the zoning ordinance of the city of Half Moon Bay, as may
be adopted and amended from time to time. (Ord. 5-07 §1, 2007; Ord. 0-2-06 §1, 2006:
Ord. G-6-04 §1 Exh. A (part), 2004; Crd. 5-00 §2 Exh. A (part), 2000).
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Chapter 18.05
WATER AND SEWER CAPACITY ALLOCATION AND RESERVATION

Sections:
18.05.010 Intent and purpose.
18.05.020 Priority uses defined.
18.05.030 Water capacity reserved for priority uses.
18.05.040 Sewer capacity reserved for priority uses.

18.05.020 Priority uses defined.

A. Commercial Recreation. Visitor serving commercial uses and services; hotels;
motels; restaurants; bars; equestrian supply stores; equestrian facilities; clubs; guest
ranches and lodges; recreational vehicle campsites; art galieries; fishing and boating
supplies; beaches; and golf courses and ancillary uses.

B. Public Recreation. Outdoor recreational uses such as parks, playgrounds, and ball
fields for soccer, baseball, football, and similar activities; restaurant or food service
stands, recreational vehicle parks, and retail concessions catering to visitors related to-a
permitted public recreational use; and information centers and structures ancillary to
public recreation area maintenance; plcnic facilities; and tent campsites.

C. Indoor Floriculture. Greenhouses used for the propagation and cultivation of
plants of ail types.

D. Outdoor Agriculture and Horticulture. Includes the propagation and cultivation of
all field flowers, plants, trees and vegetables.

D.E. Extremely Low, Very Low, and Low Income Housing. Housing units for very low
and low income housing units are considered a priority use pursuant to Government

Code Section 656589.7. {4896 zoning-code-(part})-
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ARTICLE Il. ZONING DISTRICT DEVELOPMENT STANDARDS

Chapter 18.06
RESIDENTIAL LAND USE (R-1, R-2, R-3)

Sections:
18.06.010 Purpose and intent.
18.06.020 Schedule of uses.
18.06.025 Use regulations.
18.06.030 Residential development standards,
18.06.040 Specific development standards.
18.06.050 Exceptions to developmant standards,
18.06.060 Manufactured homes.
18.06.070 Nonconforming structures.
18.06.080 Permits and plan review.

18.06.020 Schedule of uses.

Tables A-1 through A-5, schedules of uses, of this chapter establish the uses
permitted within each residential disirict. Certain uses are permitted as a matter of
right, subject to the provisions of this tifle. Other uses, by their nature, require the
approval of a use permit. Some uses are subject to the use regulations set forth in
Section_18.06.025 of this chapter. Any use not expressly permitted is expressly
prohibited. {(Ord. 5-00 §2 Exh. B (part}, 2000).

Table A-1 SCHEDULE OF RESIDENTIAL USES

Allowed by With 2 Additional
Residential Uses Zoning Use Permit Regulations
Single-family R-4-R-2All R Districts
Two-family R-2, R-3
Multifamily R-3
Day care, limited AllR 3
Residential care, limited AllIR 3
Animal, exotic R-1
Animal, large R-1 1,2
Animal, small AlR 1,2
Domestic fow! R-1, R-2 R-1, R-2 1,2
Table A-2 SCHEDULE OF COMMERCIAL USES
Allowed by With a Additional
Commercial Uses Zoning Use Permit Regulations
Home occupations AlR 6
Agriculture/ horticulture AllR 5
Parking for adjacent AllR 7
business
Swimming schools R-1, R-2 8
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Table A-3 SCHEDULE OF PUBLIC/SEMI-PUBLIC/INSTITUTIONAL USES

Public/Semi-Public/ Aliowed by With a Additional
Institutional Uses Zoning Use Permit Regulations
Convalescence facilities R-3 4
Day care, generat R-2, R-3 4
Residential care, general R-3 4
Schools, public AllR
Schools, private AllR
Golf courses AR
Libraries AllR
Public parks AllR :
Private recreation facilities AlR
Public safety AR
Religious assembly AllR
Utilities, major AR
Utilittes, minor AllR
Table A-4 SCHEDULE OF ACCESSORY USES
Allowed by With a Additional
Accessory Uses Zoning ~ Use Permit Regulations
Second dwelling units AR -4
Table A-5 SCHEDULE OF TEMPORARY USES
Allowed by With a Additional
* Temporary Uses Zoning Use Permit Regulations
Commercial filming AllR 9
Construction trailer AR 11
Personal property/ garage AlR 10
sales
New subdivision saies office AlR

(Ord. 5-00 §2 Exh. B (part), 2000).

18.06.030 Residential development standards.

Table B of this chapter provides the schedule of development standards for all R-1
districts. Table C provides the schedule of development standards for R-2 and R-3
districts. These standards are to be observed in conjunction with Section_18.06.040.
Specific development regulations, for all development in residential disfricts.

Tabfe B R-1 ZONING DISTRICT DEVELOPMENT STANDARDS

Buiiding Site Characteristics R-1 R-1-B-1 R-1-B-2
Minimum site area {square feet) 5,000 6,000 7,500
Minimum average site width 50" 8y’ 75
Minimum front setback 20 25 25
Minimum side setback . ) 5 6
Minimum street facing side sethack 20115’ 200215 ‘200315
Combined minimum side 1020% 20% 20%

setbask*setback’
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Rear, minimum setback
Single-story, maximum height
Multi-story, maximum height
Maximum single-story site coverage
Maximum multi-story site coverage
Floor area ratio

Parking garage spaces

Usable open space per unit

4! Combined side yards equal or exceed twenty percent of average site width-with '
required minimum.

5—Single-story-structures-with-height-above-sixteenfeet-are requirod-to-follow-the
pmeedu;es—fepexeeptmmte%ehe@hkstandaﬂdsseﬁeﬂh—mmmaaw
6—Single-story-structures-with-height-ab

i ﬁaﬂseet—tenhm-tmsshapler— ©

I : he-height st I  forthindhis.of . .
Table C R-2 AND R-3 ZONING DISTRICT DEVELOPMENT STANDARDS
Building Site Characteristic R-28! R2082 | R3
Maximum Allowed Density 17.42 dwelling units per 29.04 dwelling units
acre per acre

Minimum Required Density® ge dwelling units per 1 eroa?c Sewelllnq units
Minimum sile area per unit {(square feet) 5,000 2,400500 1,500
Maximum site area N/A N/A N/A
Minimum site area (square feet) 5,000 5,000 5,000
Minimum average site width 28.5 50 75
Minimum front setback 20 20 20’
Minimum side setback 5 5 5
Minimum street facing side setback 201010° 2001410° 2001210
Combined minimum side setback43 10:20% 30-20% 491;20;%'
Rear minimum setback 20 20 20
Single-story maximum height 20044 20'45 20'16
Muliti-story maximum height 28 28' 40’
Maximum single-story site coverage 50% 50% 50%
Maximum multi-story site coverage 35% 35% 45%
Floor area ratio 0.5:1 0.5:1 N/A
in-garage parking-spaces-per-unit 2 2 4+
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Other parking spases MNA NA 1
Guestparking-spaces MA A 62647
Usable open space per unit N/A 15% 15%

&' For single-family residences on a site.
&E For two dwellings on a site.

Nothing set forth in this section_shall be construed to prohibit the construction of one (1}
single-family dwelling on a single lot of record.

feetforlols-that are-substandard: back-is-caleulated-by
determining-theratic-of-actyatlot width to-required-let width-and-multiplying-the-fraction
by-bweonty- )
ard-setback-ean-beredused-to-as litle-as fifteen
or-the ratio-of actual-et-width-torequired-lot width-and multiplying-the-fraction-by-bwenty:
12 Thetwenty-foot-sireet facing-si eteduced-fo-as little-as fifteen

15--Single-ste

proceduresforexceptionto the-height-standards-set-forth-in-this-chapler:
16—Single-story-struetures-with-height above-shdeenfect-aro-requiredtofollow-the
preseéupesiemxeephen%e%h&he&ghbstanda;dsse%n—ﬂ%—ehap&ep

(Ord. 5-00 §2 Exh. B {part), 2000).

18.06.040 Specific development standards.

In conjunction with the specific development standards set forth in Tables B and C of

this chapter, the following specific development regulations shall apply:

A. Open Space. Development of multi-family structures in the R-2 district and R-3
district shall include usable open space which is fifteen percent of the floor area per unit,
as follows:

1. Usable Open Space. Usable open space shall be defined as the sum -of
private open space and common open space as defined in this section providing outdoor
or unenclosed area on the ground, or on a balcony, deck, porch or terrace designed and
accessible for outdoor living, recreation, pedestrian access or landscaping, but excluding
parking facilities, driveways, utility or service areas, or any required front or street side
yard and excluding any iand area with a slope in excess of twenty. percent.

‘2. Private Open Space. Private open space is open space adjoining and
directly accessible to a dwelling unit, reserved for the exclusive use of residents of the
dwelling unit and their guests, such as patios or screened decks or balconles. Patios at
grade level must have a minimum area of one hundred twenty square feet, and balconies
must have a minimum area of sixty square feet with no dimension less than six feet, in
order to meet a portion of the open space requirement.

3.  Common Open Space. Common open space is open space used commonly
by residents of a building, having a minimum dimension of fifteen feet in any direction
and a minimum area of three hundred square feet. Common open space includes
terraces, courts, nonstreet side yards, rear yards, open patios and decks, rooftops
surrounded by parapet wall or similar structure having a minimum height of four feet.
Common open space shall be open to the sky and shall not include driveways,
pedestrian access to units, parking areas or area required for front or street side yards.

B. Landscaping.

1, Guideline Conformance. All planting areas, plant materials, and irrigation
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Chapter 18.06 RESIDENTIAL LAND USE (R-1, R-2, R-3} Page 9 of 17
shall conform with guidelines in the city's current water-efficient landscaping program.

2. Landscape Plan. A landscaping plan is required for all new muiti-family
residences, and shall be in conformance with design criteria contained in this title and the
city's current water-efficient landscaping program.

3. NoImpediments. No landscaping may impede, block, obstruct, or otherwise
be allowed to grow over a public sidewalk or other form of public or private access way
such as a street, sidewalk or road. Trees and shrubs shall be maintained in such a
manner as to provide a minimum clear distance between any public or private sidewalk,
street, road or right-of-way and the lowest foliage.

4. Sight Distance. Within the sight distance area of any corner, as defined
herein, trees must be pruned to allow a nine-foot clearance between natural grade and
the lowest foliage, and shrubs must be trimmed to a maximum height of three feet.

a. Sight Distance Area. A triangular area measured from the corner
property marker or the apex of the radius of the curve, to two points located twenty-five
feet back along the front and side property fines and completed by the diagonal
connecting these two points. The volume of space between three feet and nine fest
above this triangular area is to be kept clear to allow safe vehicular movements at the
street intersection. During review of new development on corner lots, this sight distance
area can be increased for streets, upon a finding that the increased sight distance is
required for safety at the intersection made during the review of the discretionary permit
(s) for the project.

C. Height of Fences, Walls, Gates and Hedges. The height of a fence, wall or hedge
shall be measured vertically from the natural or finished existing grade, whichever is
lower, at the base of the fence, wall or hedge to the top of the fence, wall or hedge above
that grade. The following specific criteria shalfl apply in all residential districts:

1. Driveway Gates. Decorative gates may extend up to one foot higher than the
fence height permitted in that location.

2. Maximum Height. The maximum height of a solid fence, wall or hedge shall
be as follows:

a. Front Limited Height. Fences, walls, and hedges focated within a
required front yard setback area or within the site distance area as defined herein shall be
limited to a maximum height of three feet.

b. RearLimited Height.. Fences, walls, and hedges located to the rear of
the required front yard setback area shall be limited to a maximum height of six feet,
unless this area is also within the site distance area as defined herein, in which case
the maximum height shall not exceed three feet in the site distance area.

¢ Trellis or Rails. An additional one foot of fence or wall height is permitted
on front yard, rear yard and interior side yard fences, only if the added fencing has
openings comprising at least fifty percent of the added area (such as lath trellis or rails).

d. Retaining Wall Fence. Where a retaining wall protects a cut below
existing grade or contains a fill above the existing grade and is located on the line
separating lots, such retaining wall may be topped by a fence, wall or hedge with the
maximum total height not to exceed six feet,

D. Off-Street Parking. Off-street parking shall be provided for all uses within a
residential district in accordance with the following minimum requirements:

1. Parking Spaces. Parking spaces shall conform to the following sizes:

Table D PARKING SPACE SIZE

Type of Space Dimensions
Standard 9 x 19" clear
Paraliel 10" x 22' clear

2. Access Aisles. Parking areas shall provide adequate alsles for all
vehicle tuming and maneuvering, and conform to the following parking standards:

Table E PARKING STANDARDS
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Chapter 18.06 RESIDENTIAL LAND USE (R-1, R-2, R-3) Page 10 of 17
Parking Angle Circulation Alsle Width
0 degree one-way 12 feet
0 degree fwo-way 24 feet
85 -- 90 degree ong-way ) 22 feet
856 -- 90 degree two-way 25 feet
30 -- 45 degree one-way 14 feet
50 -- 55 degree one-way 16 feet
60 degree one-way 18 feet
65 -- 80 degree two-way 20 -- 23 feet

3. Street Right-of-Way. No parking area shall be designed so that vehicular
maneuvering on or backing up into public or private street right-of-way is necessary. This
regulation shall nof apply to driveways in R-1 and R-2 districts_or to projects with two or
fewer units in the R-3 district.

4. Llocation. Required garage spaces shall not be located within the front yard
setback, but open, uncovered parking spaces may be located within the side or rear
yards.

5. Muiti-Family Residential. Allrparktngspaeemarevhiedieneman%&ef

fami i Hoe-hinety-degree-angle-parking-At least one of the two
required fenant parking spaces for each unit shall be enclosed within a garage. The
second required tenant parking space shall be covered by a carpori, at a minimum.

Guest parking spaces may be uncovered.

6. Carports. Any carport or gpen parking area for five or more cars serving a
residential use shall be screened by a solid wall or fence six feet in height, except that
the height of a wall or fence adjoining a required front yard shail be not less than two
feet or more than three feet.

7. Garages, Garages shall provide adequate interior area-for standard parking
spaces. Garage door openings shall have a minimum height of seven feet and shall be
covered by a solid or sectional overhead door which shall be constructed of weed-metal
oerfiberglassdurable material approved by the Building Department, and painted, stained
or treated to be harmonious with the exterior of the residential structure. All required
garages shall be kept free, clear, and accessible for the parking of a vehicle or vehicles at
all times.

E. Driveways. Visibility of a driveway crossing a street property line shall not be
blocked between a height of three feet and nine feet for a depth of five feet from the street
property line as viewed from the edge of the right-of-way -on either side of the driveway at
a distance of fifty feet or at the nearest property line intersection with the street property
line, whichever is less.

1.  Semi-Circular. Semi-circular driveways are permitted on lots with widths of
seventy-five feet or more, if no more than fifty percent of the front setback area is to be
paved, and if visible landscaping is to be installed betwgen the driveway and the sidewalk.

2. Minimum Widths. On building sites in the R-1 district and R-2 district,
driveways leading to two-car garages shall have a minimum width of eighieen fest for two
~car garages and nine feet for single car garages, and a minimum depth of eighteen feet
for roll-up doors and twenty feet for pull-up doors. Driveways lecated-in-side-yards-leading
to a detached or attached garage in the rear yard shall have-a-minimum-width-often
festprovide the same dimensions adjacent o the garage, but may be reduced ic a
minimum width cf ten feet in required setback areas.

F. Underground Ultilities. All new electrical, telephone, cable TV and similar -
distribution lines prowdlng direct service tc a residential development site, and any
existing-such service existing on ihe site, shall be installed underground within the
site unless such instailation is deemed unfeasible.

G. Maximum Building Envelope. The maximum building envelope shall apply to all
residential development within any residential zone. The maximum buiiding envelope
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Chapter 18.06 RESIDENTIAL LAND USE (R-1, R-2, R-3) Page 11 of 17
under which aII structures in reS|dent|ar zones must fitis deﬂned as follows the

i i clure;
and-a plane that begins at ten feet above the side property lines and extends into the
property at a forty five-degree angle and sixteen feet above the front and rear setback
line and extends into the property at a sixty-degree angle. The following features may
breach the maximum bullding envelope as defined in this subsection:

1. Dormers or gables may extend beyond the building envelope provided that
the combination of all of these features on one development site measures no more than
fifteen horizontal feet at the intersection of the building envelope on any side yard building
envelope and the total overall height of the encroaching features does not exceed the
maximum allowed building height.

2—Reol-overhangs—soffits-and otherarchilesctural-features-may-extend-beyend
{he-building-envelope;-but-notmere-than 226" from-a-wallk

18.06.050 Exceptions to development standards.
A. Exceptions to Height Standard.

1. Chimneys. Chimnays may only exceed the maximum height limit of each
residential district to the extent required hy the WYriferm-California Building Code.

2. Architectural Features. Towers, spires, cupolas, elevator penthouses or
similar architectural features, and mechanical appurtenances shall conform with-to
the maximum height limit of each residential district.

3. Exceptions. In addition to the findings for a variance as set forth in this title,
the planning commission may approve an exception to allow a structure to exceed the
maximum building height set forth for each residential district in Tables B and C of this

chapter. Smgle—ebw—bu#dmg&wexees&eﬁemteaﬁee#m—heightameqwe&temuew

ilding-be-appr _
feet—in—heighl.—Review of the application by the architecturai review committee and
planning commission shall include an evaluation of the proposed bulk of the structure
including both hotizontal and vertical dimensions, the location of the structure on the lot,
and the treatment of all sethack and open areas, and light planes. The following
additional findings of approval shall be made:

a. Increased Building Height. That the increased building height will result
in more public visual open space and views than if the bullding(s) were in compliance with
the maximum building height standard for the residential district;

b. More Desirable Result. That the increased building height will result in
a more desirable architectural treatment of the building{s) and a stronger and more
appealing visual character of the area than if the maximum building height standard
were complied with;

¢. No Undesirable Results. That the increased building height will not result
in undesirable or abrupt scale relationships being created between the structures and
existing developments in the district;

d. No More Floor Area. The structures shall have no more floor area than
could have been achleved without the except{on

B. Exceptions to Maximum Floor Area Ratio Standard. In addition to the fi ndmgs fora
variance as set forth in this fitie, the planning commission may approve an exception to
the floor area ratio standards subject to the foliowing additional findings in each case:

1.  Predominant Pattern Retained. ThattThe visual scale and bulk of the
proposed structure Is consistent with the predominant pattern established by the existing
structures in the surrounding neighborhood;

2. Site Compatible. ThatiThe proposed structure is compatible with the
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physical characteristics of the site;
3. Views Not Impacted. The additional square footage of the proposed
structure will not impact public or private views across the site;
4, Solar Access Protected. That the additional floor area shall not Impact solar
access for adjacent structures.
C. Exceptions to Lot Coverage Standard. The area of walks, patios, in-ground
swimming pools or pools that do not project more than thirty inches above the
ground, uncovered decks thirty inches or less above the ground, and eaves projecting
thirty inches or lass from the exterior surface of a building wall shall not be included in
fot coverage calculations,
D. Exceptions to Setback Standards.
1. Detached Accessory Structures.
a. Detaehed—Aeeessew—Simetu@%e&gh&Detached accessory structures
not exceeding two hundred fifty square feet in floor area and not exceeding eight feet in
overall height may be located within the required rear yard setback of a site but shall be
no closer than five feet to the tear property line or five feet to the side property line—and

Cede:Detached accessory structures exceeding two hundred fifty squa're' feet in floor

arga and exceeding twelve feet in overall helght may be located within the required rear
yard setback of a site but shall be no closer than ten feet to the rear property line or five

feet to the side property line, provided that it does not encroach into .th,er Maximum

Building Envelopes.
¢. Detached accessory structures shall conform to all applicabie

requirements of the California Building Code.

E—-2.  Aitached Structures and Features. The aggregate length of all bay
windows, balconies, canopies, chimneys, covered porches and decorative features
attached to a structure may project Into a required yard or setback area across no
more than twenty percent of the buildable width of the lot along a réar building wall,
and twenty percent of the buildable length of a street-side-building wall. The area
defined by the permitted encroachment and the aggregate permitted length is the
maximum projection area.

a._Enclosed Porches and Solariums. If attached to the first floor of a
residence, may extend into the rear yard setback across twenty percent of the lot width,
but shali provide a minimum rear yard setback of thirteen feet, and provide the required
side yard sethacks sel forth in Tables B and C of this chapter. Enclosed porches and
solariums shall not exceed a maximum height of nine feet in the required setback area.
Solariums, porch and deck covers added on upper floors may not encroach into required
rear and side setbacks. The area covered by enclosed accessory structures shall be
included in lot coverage calculations.

b. Balconies. Balconies on the second floor or abave may pro;ec’[ a
maximum of thirty inches into either the required front or rear setback. Balconies or
second floor decks encroaching into required front or rear yard setbacks shail have open
railings, glass or architectural details with openings to reduce visible bulk; balconies
composed solely of solid enclosures are not allowed to project into required yards. That
portion of a balcony which projects into a setback area shall not be covered.

3. Patio Covers. Patio covers of open roof trellis design only, attached to the
main structure, may be located in the required rear yards, but must provide a minimum of
five feet for a rear yard setback and a side yard setback equaf to the required side yard of
the underlying zoning district.

4. . _Eaves, Cornices, Canopies, Awnings and Mechanical Equipment. These
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| Chapter 18.06 RESIDENTIAL LAND USE R-1,R-2, R-3) Page 14 of 17
features may project a maximum of thlrty Inches into the required yards, provided that
a minimum clearanca of three feet remains.
| 5. __ Planter Boxes and Other Dacorative Features. Decorative features attached
to the walls of a structure may encroach a maximum of twelve inches into any required
setback area.
| 6. Bay Window Encroachment, Bay windows providing floor area (i.e.,
extending from the finished floor upward) may not encroach intc required setbacks,
_ and are included in lof coverage calculations.
‘ | 7. Bay Window Calculations. Bay windows having a minimum of eighteen
| Inches of clear space above finished grade that do net provide floor area and do not
project
beyond the eaves are not included in lot coverage calculations. Bay windows
that provide a minimum of eighteen inches of clear space above grade and that do
not provide floor area may encroach a maximum of thirty inches into required front
and rear yard setbacks, and a maximum of twelve inches into any required side
yard setback,

+—No-Exceptions for Severely-Substandard-Lots. There-shall-be-ne-exceplions

rustures-and-feattres-onr-severely-substandard
lots.
FE. Development Standards for Exceptional, Substandard and Severely

Substandard Lots. This section sets forth standards for development on substandard
or severely substandard lots, which are defined in the zoning code definitions in
Section_18.02.040 of this title.

‘+ables-E-and F of-this-chaplerrespestively, unless-otherwise specified-

1. . Exceptional jots shail be subject to the R-1 development standards set forth

in Table B of this chppter unless othervwse specified.

2. Development on Substandard or Severely Substandard [ ots, other than

Exceptionat [ots, shall meet all standards set forth in Tables E and F of this chapter,
respeclively, unless otherwise specified. Project design review pursuant to chapter

14,37 is required for all development, including additions and accessory structures 5, On
any substandard or severely substandard lot or building site except as provided in
subsection {F){3)} of this section.

2-3._Coastal Act Consistency. The exception to development standards for
substandard, severely substandard, and exceptional lots set forth in this subsection shall
only be applied in full conformity with coastal development permitting requirements
pursuant to Sections 30600 and 30610 of the Coastal Act and Title 14 Sections 13250,
13252, and 13253 of the California Code of Regulations and Sections_18.20.025
and 18.20.030 of the zoning code.

3—Exceplions-{o- the Requirementjor-a-Site-and-Design-Permit-The
following-is-alist-of-exceptions-to-the-site-and-designpermit requiramentfor
development-on-substandard-and-severely-substandardots:

a——Nineby-Eive-Pereent Width-Rule-Any substandard-lotor-building-site that
provides-atlaastninety-five-percent of therequiredlot- width,-and-atleast one-hundred
percent-olhe-lot-area-in-the-underlying zoning—is-subject-lo-the samo-develepment
stardards-as-standard-sizelots-including-but-netlimitedte-Table B-of-this-chapter-
Such-exempled-lois-are subjectio-the-same-development-standards-as-standard size
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i ; : moverage width-a ' i o Farmatted: Indent: Left; 0.5", First line:
the-zening-distdct that the pareelHs-within-bul provides-atJeast filty feel of averagelot 0,55, Right. 065, No bullets or
width-and-atleastfive-thousand-square feet-of-ot-area; ’ numbering, Tab stops: Not at 2.1

v--——Applicationforarchitecturalreview-commitieereview providesthe-same
malling-proceduro-as-specified-in-Seotions—18:20.060(A)-and 18:20.060(B )1} through i,
{B)3})of the-zoning-code:

de—Limited Extepsion-of-Nenceonfermin
Notwithstanding Seetion-18:06.080{B ). whete-a-legally-constructed-single-family
dwalling encroaches-upen-prosently-required-selbacks:-the-eneroaching wallis)-may-be
extended-in-accord-with-this-section- The-addition-shall-beimited as follews: '
—An exstingnrenconforming-front-soiback-may-be-extended-in-width-to AR Formatted: Indent: Left: 0.5%, First line:
wuemmkﬁhesﬁemarée*ismg#eﬂpsetbaek—m}m-neeaseﬁhal%eadm#en 0.55", Right: 0.65”, Space Before: 0 pt, No

bullets or numbering, Tab stops. Nat at

... Fq. N N " ' fE- F’ l' t ” l l l f 0 . ! I I 2".1"

story-house; | ' ( _

3 +----"-1 Formatted: Indent: Left; 0.5", Right; 0.7",

iv-—A-minimum-rearsetback-o-Hwenty foot;
vi— Provide an-appropriate-design that-is-consisientwith-the-guidelines-set-fodh-in Line spacing: Exactly 13.35 pt, No bullets

or numkering, Tab stops; Not at 2.1°

ction-standards-specified in-Seetion-18-38-120-
Table E - DEVELOPMENT STANDARDS FOR SUBSTANDARD LOTS
Lot Proportionality-rule-{definitions-in-SectionStandard for the zone
18.02:040)Standard

coverage
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Floor ionality-rule-Standard for the zone. Basements with floor
area ratio | area of 156% or less of the total calculated FAR, up to a maximum
! of 225 square feet, may be allowed subject to use

permitarchitectural review.

Maximum | Applicable

building

envelope

Required | Two spaces: one garage space with dimensional standards as

parking set forth in this chapter, and one covered space not located in
the front yard setback.

Front Standard for the zone

setback

Side Standard for the zone

setback

Rear Standard for the zone

setback

| Street- Standard for the zone

facing

side yard

setback

Height 28 feet for two-story
20 feet for single-story, including single-story and loft!

} ! —Single-story structures with height above sixteen-twenty feet are required to
follow the procedures for exemption to the height standards set forth in this

chapter.

Table F - DEVELOPMENT STANDARDS FOR SEVERELY SUBSTANDARD LOTS

| coverage | FAR-—The-maximum-two-story lot-coverageis70%-of the
Lot maximum-FAR2 for two-stery-Standard for the zone
Floor Standard for the zone. A maximum of 200 square feet above the
area ratio. | maximum calculated floor area ratio_is permitied, Maximum-EAR
i i } —Basements with floor area of 15% or
| less of the total calculated FAR, up to a maximum of 225 square
feet, may be allowed subject to use-permitarchitectural review,
Maximum | Applicable
building
envelope
! Required | Two spaces; one garage space with dimensions as set forth in
. parking | this chapter. Cne additional parking space, whether covered or
not, and not located within the front yard setback.
Front Standard for the zone-applies.
setback
Side A minimum of 8 feet combined, with a minimum of 3 feet on one
| setback side. On a side that contains less than a 4-foot setback, the
structure must be separated by a minimum of
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8 feet from any structure on the adjacent lot. Driveways {o the
rear garage structure must be a minimum of 10 feet. Rear
garages can be a minimum of 3 feet from an interior side or rear
property line.

Eave Notwithstanding any other rules set forth in this title, severely
overhangs | substandard lots may have an eave encroachment that extends
no more than 18 inches into the side yard. All other yards may
have a 30-inch encroachment.

Rear Standard for the zone,
sethack

Street- 10 feet, including garage,,
facing
side yard
sethack

Height 28 feet for two-story
20 feet for single-story, including single-story and lef*loft’

2—The seventy-percentis-calculated-enly-en-theliving-space-for-severely
subﬂandwd%e—bei@ead@ng%h&maxmmﬂﬂwewnmed{quare#ee#

&1 Slngle-story structures with height above sixteentwenty feet are required fo
follow the procedures for exception to the height standards set forth in this

....—....l-—-—_-.-—.——-.——-—.——-—.——

Exceptlons for Affordable Housmg Any of the devalopment standards and regulations
of this chapter may be waived or relaxed by the planning commission for an affordable
housing project as-defined-inthe-city-of-Half-Moon-Bay-housing-elementif the resulting
development fuIIy conforms with the policies of the certified land use plan and all cther
applicable provisions of the zoning code outside this chapter.

G. Exceptions for Senior and Housing for Disabled Persons Projects. Any of the

development standards and regulations of this chapter may be waived or relaxed by the
planning commission for a single family, multi-family, or single room occupancy housing
project restricted to occupancy by senior citizens ot disabled persons if the resulting
development fully conforms with the policies of the certified land use plan and all other
applicable provisions of the zoning code outside this chapter.

H. Exceptions for Large Rental Units, Affordable or market-rate multi-family rental
projects that include 25 percent or more units with at least three bedrooms shall be
eligible for the following exceptions:

1. A 10 percent density bonus, based on the maximum allowed density of the
site pursuant to the Zoning Code. The density bonus shall be rounded to the nearest
whote number. This density bonus is not in addition to any other density bonus fgr which
the project may be eligible.

2. Reductions in development standards consistent with the applicable
provisions of Section 18.06.050(H) and Chapter 18.42.

3. If a market-rate project is not eligible for any reductions or waivers in
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development standards pursuant to Section 18,06.050(H) or Chapter 18.42, the project

may receive one of the following incentives: (i) a 10 percent reduction in front, side, and
rear yard setback reguirements, (ii) a 10 percent increase in maximum height, or (iii) a 4
percent increase in maximum site coverage.

. Exceptions for Minor Improvements for Disabled Access. Exceptions to the city's
development requirements, including standards and regulations of this code, may be
waived or relaxed by the planning director for minor improvements to buildings to
reasonably accommodate access needs for disabled persons.

1. Procedure. Exceptions to existing development standards may be granted

by the planning director, upon making all of the findings outlined below.
a. _The request for an exception shall be submitted on an application form

provided by the Planning Department and shaill include the following information:
i A site plan and elevations.

i, Basis for the claim that the individual is considered disabled.

iii. The municipal code provision, zoning ordinance provision, or

other requlation or policy from which the exception(s) is requested.

iv. Additional supporlihg information as may be required by the
planning director to provide sufficient understanding of the request and compliance with
development standards.

b. _No public notice or hearing is required.
c. _Exceptions shall be granted subject to the following restrictions:
i. Improvements shall be restricted to those necessary for enhanced
access for disabled persons, including but not limited to, access ramps, widening
haliways, or expansion of bathrooms or closets.

il. Exceptions to development regulations shall be limited to any, or

all,_of the following, over the life of each structure:

aa. Paved area coverage not greater than 250 square feet in

excess_of allowable limits for the site; and/or

bb. Floor area not greater than 150 square feet in oxcess of
allowable limits for the site; and/or
cC. Encroachment into setbacks not greater than 10% of the

allowable setback width; and/or

dd. Increased maximum building size for a main residence
or primary building not to exceed 150 square feet in excess of the allowable maximum

for the site.
2. Findings. The planning director shall make all of the following findings in
order to grant an exception for minor improvements for disabled access:

a. _ The proposed exception(s} are necessary to provide for access by a
person with a disability as defined by the Federal Fair Housing Act or the California Fair

Employment and Housing Act {the Acts).

b. The house or building will be used by an individual with a disability
protected under the Acts.

€. The exception(s} is necessary io make a specific home or building
accessible to an individual with a disability under the Acts. .

d.  The requested exception(s} would not impose an undue financial or
administrative burden on the City.

e. _The proposed exception(s} will cause no significant negative
environmental impacts to the applicant's property, adjacent properties, or to the
surrounding neighborhood and city.

£ The proposed exception{s) will cause no significant negative impacts
on the privacy of the applicant or adjacent neighbors.

{Ord. O-2-06 §2, 2008; Crd, O-6-04 §2 Exh. A {part), 2004; Ord. 0-5-04 §1 Exh.
A, 2004; Ord. 0-4-04 §1 Exh, A, 2004; Ord. 5-00 §2 Exh. B (part}, 2000).
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Chapter 18.15
PLANNED DEVELOPMENT LAND USE {PUD)

Sections:
18.15.010 Intent and purpose.
18.15.015 Applicability and zoning designation.
18.15.020 Rezoning to a planned unit development district.
18.15.025 Permitted land uses.
18.15.030 Review of a planned unit development plan.
18.15.035 Content of a planned unit development plan.
18.15.040 Required findings of fact.
18.15.045 implementation of a planned unit development plan.
18.15.050 Amendment of a planned unit development plan.
18.15.065 Status of a previously adopted PUD plan.

18.15.025 Permitted 1and uses.

Only the following uses shall be permitted on any site within a planned unit
development district:

A. Uses Consistent with the General Plan, Adopted Planned Unit Development
Plan, Specific Plan or Precise Plan. Permitted uses, densities, and intensities shall be
consistent with those established in the land use plan, general plan or an approved
planned unit development plan or specific plan, for the site. '

B. Continuation of Existing Uses. The continuation of an existing land use prior to the
adoption of a planned unit development plan as provided for in this chapter may be
incorporated into the overall development plan if the existing use is consistent with the
general plan and this chapter, or the existing use shall terminate in accordance with a
specific abatement schedule approved as a part of a planned unit development plan for
the site.

C. Interim or Temporary Uses, Interim or temporary uses and structures when
approved by the planning director or the planning commission when consistent with
the general plan and will not impact the health, safety, and general weffare of persons
working or residing In the vicinity of the proposed temporary use or building, and any
other ordinances or policies of the city, subject to the following conditions:

1. Temporary Uses and Structures Not to Exceed Ninety Days. The planning
director may authorize the temporary use of structures and land in any planned unit
development district for a period of time not to exceed ninety days. Prior to faking action
on a request for temDora[y uses andfor structures app;evmg—sa@-use—and»issumgany

us&the plannlng dlrector shali |nform the Pplannlng Ceommusston andany other party
requesting such information of the request. sfHheintentionto-approve-the-useandany

cenditions-impased-upon-the-applicant—TFhe-planning-commission-may-sustain—overrdle;
epmed#y—the—deeasrenef—th&planmng—dwee@eﬂhe action of the planning director may

be appealed pursuant to the provisions of Section 18.22.200 of this code.

2.  Temporary Uses and Structures in Excess of Ninety Days. The planning
commission may authorize the temporary use of structures or {and in any planned unit
development district for periods of time in excess of ninety days, subject to the review
and approval of a use permit in each case. In approving a use permit for the temporary
use of structures or land, the planning commission may impose whatever conditions
deemed necessary to assure that the purpose and intent of the general plan and this
chapter are carried out. The use permit shall establish a specific point in time when the
temporary use is to be terminated and the site restored. The planning commission may
authorize additional extensions of fime for temporary use permits at a duly noticed public
hearing. (1996 zoning code {part}).
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18.21.015 Architooturalrevi ittee.

Ig.'24_.929 "Ht‘l!elit’.

18:21-025-Application-

”' ¢-pufpase-of-establishing-the-deeign Foviow process-set forth # this-chapter '.SHS
. ,I ¥ Ile dete;nune whether-proposed projects-are-in-sompliance-with-the-regulatie
demelition-in-the-dewntown-historic-areawil j i
dD'I b ‘ol indust instituti

! i . . ; ' . oot

. e itect, ot urk tosi i eet. one el.emgn

paelle_ssmuel (,' " ’ansiu_test land' Scape 4 _or'desi emgnp.mlsls'sena Hetorie
I.E : E|||g|5|s|}s‘ale |s| . |eg[|st8|ed B“"'E“g'l“elf Frof I des.'? ’ pl_eie'_ss.lie .|a?FII ae blea. diy !
review-commitiee {A.R.C ) members-shall-be-appointe d-by-the-city-council-and-shall
serve-at-the-pleasure of the city-ceunsilfora-term-of two-years.

Ao i . L . Dol . oW
committ ' I!Itgl 9: Hl.el city-sounci B ‘anning COmHSSION-& 'd. a 'S_l estural-rev
se o a"? t d!s_suss desigs e! e "9'“. leiGIe.S_‘Ea.GII member-shall
rules-as-needed-for-the-conduct-of-is-deliberations-insluding the-selection-of-a-member
as-secrotapy-to-the-commiltee. The planning-directer shall-serve-as-member-ex-officio;
b - ® I

eutthe-duties-spaeified-in-this-chapter{Ord:-8-87-§3{party-1007)
18.24-020-Authority-

Prior-io-the-issuance-of- any building-permits-for new-construction—alterations—or
addmen&t&awmsﬂenﬁaksemmeaHﬂdustﬂal%msmwmawang—Mmg
directorshallreview-the-plans-submitted for-eash-proposed-projecto-establish-the
apprepriate level-ofreview-as-set forth-herein:

+—Approval-by-the-archilectural-review-committee-isrequired:
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a.- For the construction of-any hew—residenco-oraseessery-strushure-on
&pmpeﬁymmmmeﬂewntewn—hmteneﬁma—am%mm—akemﬂm;&emdmwﬂ
existing residence-within-the-dewntown-histeric-area;

M—Femﬂwewmadema—stme%u%ees}anwandseapmgwthlﬂaﬂamed
e developmentstandards-are

adeptmhweenj&n&hﬁn%ﬂh%p roc o wil Ianned—umt—develepment—plan—er—a—hemeewne ‘ s

assogciation-architesturalreview-sommities-has-been-establishedfor the-project-ares;
e—Forany-new-residential structure-or modifications-te-an-existing structure
mquwmg&ésemﬂena%ﬂe#m#susha&&paﬂqngemptmn%ﬂane&epuseam
d—Forthe-construction-of a-new single-family residence-o :
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Chapter 18.2]1 ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL Page 3 of 7

A—ﬁAppkeahen%haWb&madeen—a%m—presenbedieﬂhm-pwpese—th&aw
in-accordanee-with-the-following:

3+—For-consideration-by-the-architectural review-commiltee, a6
application-packaga-shall-be-submitted-atHeast-two weeks prierto-areguiary
sehedHedmeehnwn—eréeHeJaehearé—ai—sush—meeﬁﬂg

dweeteparamteetummweweemmﬂtee—and—plannm&eemmmmnwmake

determinations-as-set-forth-inthis chapter.
G—Fhere-shall-be-no-separate-application-forstaff designreview,-which-williake
BMWWWM&W@WMM
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Chapter 18.21 ARCHITECTURAL REVIEW AND 5ITE AND DESIGN APPROVAL Page 4 of 7

nymgeuﬂheparpese&eﬁhmseeﬂen—theplannmg—dmetewehﬁeswrakmvmw
eemm&te&an&pla#wngﬁemﬂ%smwshaﬂﬁenmdeHweaehﬁpeaﬂ%as&wa%ﬂd
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Chapter 18.2] ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL Page S of 7

{.L-—mtemaulghﬂng—semee—aﬂd—ekmaueeeﬂtreksystems—and
S—=Building siting-and-landseape-elements{Ord-8-97-§3(part)-1997):

Fhe-planning-directer—architesturalreview-committes-and-planping-commission-shall
determine-from-the-data-submitted-whether the propesed-project-will be-in-conformance
with-the provisiens-ef-this-chapter and-shall- approvethe-applicatien-upen-making-a
p%mﬁmﬁh%wmmm%mmm%ﬁwmppmwﬁedﬁ

mmmmemm&mmmﬁmwmsmu
ﬂnektlm#s&ehbmld mgs—s#uetures—plantmg—pawngend—ethewprevements—sha#be—se

erty—mpair
th&dewahh%y—emppeﬁun%a&ﬁmﬁ%ﬁmmas&anﬂhe%%ﬂhﬁané&nd%he
Hh&desrrabﬂ&y_ef—hvmg—epweﬁemg—eendmenwuhe-sameﬁ

A—'ﬁh&appheanmpawaggnwed—persenma%appea#dete;mmaaen&madepumuam
m%h%ehaptepbﬂhepmnnmgdlmaemndamma&mkmweemm&mﬂeémﬁmmg
comrrission—Notification-ofap
member&aueasmeven-daymadvaﬂe&eﬁh&plaﬂmngﬁemnmssmheaﬂﬂgeﬁhe
appealrequestso-that-AR-C-membersmay-atiend-the-planning-cemmission-hearingto
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Chapter 18.21 ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL Page 6 of 7

eﬁepemmeananemeeemmendahen&anéememmpwh&pmemﬁmeusszen&en

m&mgshapmpbﬁhemannmgﬁmmnssmmh&meeunemmﬁmeiappeamf
ary-planning comrission-decision-shall be forwarded to planning commission-members
atMsevenﬂayswaévane&eth&tsauaneamgaﬁ%appeaHeq&msksem

ptanmng%emmussqen—sﬁeanddesign-penmts—shaluaeh&éees&eendm
alLeeHdmeﬁseLdeslgﬂFewewappmvaHeeemmended-theamhﬂeewraLm%ew
e included-in project plans-submitted-for-bui
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Chapter 18,21 ARCHITECTURAL REVIEW AND SITE AND DESIGN APPROVAL Page 7 of 7
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Chapter 18,22 USE PERMITS Page 1 of 7

Chapter 18.22
USE PERMITS

Sections;
18.22.010 Issuance for certain uses.
18.22.020 Quarries--Permit--Bond.
18.22.030 Quarries--Permit--Application and investigation.
18.22.040 Quarries--Permit--Fee.
18.22.050 Quarries--tnspection fees.
18.22.060 Quarries--Excavation.
18.22.070 Quarries--Fencing.
18.22.080 Quarries-—-Drainage of premises.
18.22.090 Quarries--Erosion control and screen planting.
18.22.100 Quarries—-Maintenance and operation.
18.22.110 Topsoil sites--Permit and bond.
18.22.120 Topsoil sites--Applicability of certain provisions.
18.22.130 T opsoil sites—Erosion control.
18.22.140 Topsoil site--Drainage of premises.
18.22.150 Topsoil site--Maintenance and operation.
18.22.160 Application--Procedure--Map.
18,22.170 Application--Public hearing--When required.
18.22,180 Application--Public hearing-—-Notice.
18.22.190 Application--Public hearing--Decision.
18.22.200 Appeal to city council-Decision.
18.22.210 Revocation-When.
18.22.220 Revocation--Hearing and notice.
18.22.230 Application--Resubmittal after final disapproval.

18.22.190 Application--Public hearing--Decision.

A. At such hearings the applicant may present testimony and other evidence in
support of his application, and other interested persons may be heard and/or present
evidence on the matter.

B. Inorder to grant the use permit as applied for or conditioned, the findings of the
planning commission must include that the establishment, maintenance and/or conducting
of the use will not, under the circumstances of the particular case, be detrimental to the
public welfare or injurious to property or improvements in said nelghborhood.

C. In approving the granting of any use permit, the planning commission shall
designate such conditions in connection therewith, as will, In its opinion, secure sub-

stantially the objectives of this title as to light, air and the public health, safety,
morals, canvenience and general welfare. Said commission shall require such evidence
and guarantees, including bonds, as it deems to be necessary to obtain compliance with
the conditions designated in connection therewith,

D. inany case where a bond to secure the faithful performance of conditions
designed by the planning commission has been posted and the commission has
reasonable grounds for believing that the conditions of said bond have not been complied
with, the commission may hold a hearing to determine whether there has been a
noncompliance with the conditions or any part of them. Notice of the time and place of
such hearing shall be served upon the person posting said bond by registered mail or by
personal service at east ten days prior to the date set for said hearing. If at said hearing
the commission finds that the conditions of the bond or any part of them have not been
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Chapter 18.22 USE PERMITS Page 6 of 7

complied with, it may declare all or part of said bond forfeited. In the event the
determination is to declare all or part of said bond forfeited, the person posting said bond
may appeal said decision to the city council, in the same manner as provided for appeals
taken on the application or revocation of use permits. When such forfeiture has been
declared and the determination has become final by failure to file an appeal within the
time prescribed or otherwise, the planning commission may request that the city aftorney
take the steps necessary to make such forfelture effective.

. ) ! b i i " :
48—22—zeomeﬁthr&eeda—ﬁ996—zemﬂgﬁede%paﬁ)}Any action by the planning commission to

approve, conditionally approve or deny any use permit may be appealed to the city council

on_or before the tenth calendar day following such action pursuant to the provisions of

Section 18.22.200 of this code,
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Chapter 18,33 SECOND DWELLING UNITS Page 1 of 4

Chapter 18.33
SECOND DWELLING UNITS

Sections:
18.33.010 Purpose.
18.33.020 Definitions.
18.33.030 Apprevalstandardsfornew-second-dwelling-units-Review and Approval.
18.533.040 Standards for new second dwelling units.
18.33.050 Deed Restrictions.
18.33.060 Incentives
18.33.040-070 Requirements to legalize existing second dwelling units.

18.33.010 Purpose.

The purpose of this chapter is to:

A.  Increase the supply of smaller units and rental housing units by allowing
second dwelling units to locate on lots which contain erea single-family dwellings in R-
1, R-2, or R-3 districts within the city; and

B. Establish standards for second dwelling units to ensure that they are
compatible with existing neighborhoods. (1986 zoning code {part)).

18.33.020 Definitions.

A. Floor Area. “Floor area” of a second dwelling unit” -means the total enclosed area
included-within-the-walls-erdlesing-each-dwelling-unit—The-floerarca-shall-be-measured

it of all floors of a building measured to the outside

face of the structural members in exterior walls, but shall not include unenclosed porches,
balconies, or garages.

B. _Second Dwelling Unit. The term “second dwelling unit” Is defined in
Section 18.02.040, Definitions. (1996 zoning code (part}}.

18.33.030 Review and Approval.

A. Principally Permitted Use. Second dwelling units are permitted as a matter of right in the +

residential districts and shall conform to the development siandards set forth in Section 18.06,
except as modified by Section 18.33.040 of this chapter.

B. Ministerial Review. A second dwelling unit shall require an administrative Coastal
Development Permit, administrative Site and Design Permit, and a Building Permit. The
Planning Director is the approval authority for the administrative permits issued pursuant to this
section. The approval and any appeals shall not be subject to a discretionary process ot public
hearing.

C. Varance. A variance shall be required for any second unit which does not meet the
development standards set forth in Section 18.06, as medified by this chapter, or which extend

existing non-conforming conditions on the site.
D). Residential Growth Limitations. Second dwelling units shall not be considered in or

subject to the application of Measure D, Chapter 14.38, Chapter 17.06, or other local ordinance,
policy, or program that serves to limit residential growth.

18.33.030-040 Approval-sStandards for new second dwelling units.

New second dweliing units shall be subject to the same requirements as any _single family
dwetling located on the same parcel in the same zoning district, including but not limited to the
requirements of coastal development distrsts-permits and general zoning provisions with the
following differences:

A, Existing Development an a Lot. A single-family dwelling exists_on the lot or will be

http:/fwww.codepublishing,com/CA/HaliMoonBay/HalfMoonBay1 8/HalfMoonBay 1833, html 10/8/2009

_—

{Formatted: Right: 0"

HMB-1-11 (Design Standards)

Exhibit B
Page 36 of 60




Chapter 18.33 SECOND DWELLING UNITS Page 2 of 4
constructed in confunction with the agcessory unit.

A:B._Minimum Lot Area Perper Dwelling Unit. The minimum lot area per dwelling unit
required by the applicable district shall not apply, provided the minimum building site
requirements shall be met.

€. Construction Within or Above Existing Buildings or Detached Accessory Buildings. A
second dwelling unit may be constructed within or above an existing building or detached
accessory building,

B-D. Occupancy. The property owner must occupy either the primary or secondary dwelling
unit.

MHWMQHM%%%M%%WMM 4ommoe- Formatted: Right: 0", Tab stops: 1.05",
efsingle-family-residential-neighborheedsthe-tetal-numberof second-units-allowed-in-cach List tab + Not at 106" + 14
ighborhood d ined—Exhibii-A;

neighb an-file-inthe office erc-shows-the
maximum-number-of second-units-allowed-in-each

neighborhood-Use-permits-for-second-urits-shall-be-approved-an-a-firsst-come first-sorved +osmn {E’"“a“e"’ Right: 0" }
basis-

Listtab + Notat 106" + 14"

; erd—AﬁS&pememaGeeFdansewmhmm#e-shaime%eqwsed%-be wome oo ] Formatted: Right, 0", Tab stops: 1,05, ‘
] II » gy ow Y - H . . e P " - "
m.i_ X S struete thin-or-above-an-exist g-building-or . {Formatted: Right: 0 ]

: repoesed-second-dwelling-uritis-approved-by-the fire deparment for
eMergency-aceess;
mmpmiﬁms%mmmmmmmm
E.  Required Off-Street Automobile Parking Spaces. There-shalt-be provided-atthe-time-of
the-sonstruction-of-any-new-second-dwelling-unit-aA minimum of one off-street parking space
for the second dwelling unit, in addition to the twe-covered-spaces required by-surrent
ordinaneesfor the primary residence, shall be provided. All off-street parking spaces for the
second dwelling unit may be uncovered but must be paved per the city's parking ordinance,
provided exceptions for off -street parking requirements shall be subject to the granting of an
-exception approved in accordance with this title. Off-street parking shall be permitted in setback
areas or through tandem parking, unlgss specific findings are made that parking in setback
areas or tandem parking is not feasible baged upon topographical conditions, fire and life safety
conditions, or that it is not permitted anywhere else in the jurisdiction.
F.  Maximum Unit Size. The floor area of the second dwelling unit shall not exceed seven
hundred square feet.
G. _Minimum Unit Size. The minimum floor area of the second dwelling unit shall be nio less
180 square or the minimum required for an Efficiency Dwelling Unit as defined in Section
17958.1 of the Health & Safety Code, as may be amended from time to time.

G—Architectural Review- R Formatted: Indent: Left: 0,5 ]
A . Formatted: Indent; Left; 0.5, First line:
. . . : . . 0.25", Right: ¢", Space Before; 0.05 pt, No

hullets or numbering

H. Sethacks for Detached Second Dwelling Units. Datached second dwellind units shall have a

minimum side setback of five feet and minimum rear setback of 10 feet. The distance between buildings on
the same lot must be a minimum of six feet, If any portion of a second dwelling unit is located in front of the
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main building, then the front and side yard selbacks shall be the same as a single family dwelling in the
zoning district.
|.  Setbacks for Attached Accessory Dwelling Units. Attached accessory dwelling units shali mest
ithe same satbacks as a main building in the zoning district.
J. _ Building Height and Stories.
a. A one story detached second dwelling unit shall be no more than thirteen feet in
height.
b. A one and one-haif to two story detached second dwelling shall be no more than
twenty-two feet in height measured to the roof peak.
¢.__ An altached second dwelling unit may occupy afirst or second story of a main
residence if it is designed as an integral part of the main residence and meets the setbaeks and

height requirements for the main residence,

K. Adequate Public Services and Infrastructure. The second dwelling unit can be
accommedated with the existing water service and existing sewer lateral.

L. Adequate Emergency Access. The second dwelling unit shall have adequate
emergency access. as determined by the fire district.

M. Architectural and Site Design Standards. Architeetural and design standards are
fimited to the following:

1. The design of the second dwelling unit shall relate to the design of the primary
residence by use of the similar exterior wall materials, window types, door and window
trims, roofing materals and roof pitch.

2. For second dwelling units located outside the standard side and rear yard setbacks
for the district, the entrance to the second dwelling unit shali face the interior of the Iot unless
the second dwelling unit is directly accessible from an alley or a public street.

3, ___For second dwelling units attached to the main dwelling unit, new entrances and
exits are allowed on the side and rear of the structures only.

4. __Windows which face an adjoining residentiat property shall be designed to protect
the privacy of neighbors; alternatively, fencing or landscaping shall be required to provide
screening. :

5. __ The site plan shafl provide open space and landscaping that are useful for both
the second dwelling unit and the primary residence. Landscapinq shall provide for the privacy
and screening of adjacent properties.
H—W@e&upaney—&#ﬁeda&e@iﬂ%@—ﬁpphsaﬂeni@m—buﬁdlng—p@mﬁe
W%ﬁ@%%%ﬁ%ﬂmpe@%h%@n@nm&nﬂ%hﬂgﬂ%h&m&ﬂ
dwelling-unitehal
EN. Conversion of Existing Remdence An existing reS|dence II’] conformance with

the above regulations, may be converted to a second dwelling unit in conjunction with
development of a new primary dwelling unit. (1996 zoning code (part)).

18.33.050 Deed Restrictions

Before obtaining a building permit for a second dwelling unit the property owner shall
file with the county recorder a declaration of restrictions containing a reference to the
deed under which the property was acquired by the present owner and stating that:

A. Thesecond dweliing unit shall not be sold separately.

B. The second dwelling unit is restricted to the approved size,

C. The second dwelling unit is a permitied use only 50 long as either the main
residence, or the second dweiling unit, is occupied by the owner of record as the
pringipal residence.

D. The above declarations are binding upon any successor in ownership of the
property: lack of compliance will resuit in the second_dweling unit becoring an illegal,
nonconforming use subject to the.code enforcement and abatement proceedings
established by the City of Half Moon Bay Municipal Code.
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Chapter 18.33 SECOND DWELLING UNITS Page 3 of 4
18.33.060 Incentives

The following incentives are to encourage construction of second dwelling units:

A. Affordability Requirements for Fee Deferral. Second Dwelling units proposed to
be rented at affordable rents, as established by the City, may request deferral of building
permit, plan check, and development impact fees, subject to the sole discretion and
approval of the City, until issuance of a Cerlificate of Occupancy.

B. _Parking. The covered parking requirement for the primary residence shall be

limited to one covered parking space and cne uncovered parking space if a secondary
dwelling unit is provided,
C. Front or Exterior Yard Parking. Two uncovered parking spaces, one for the

primary residence and one for the secondary dwelling unit, may be provided in the front

or exterior yard setback under this incentive with the parking design subject to approval

of the Planning Director. The maximum impervious surfaces devoted to the parking area
shall be no greater than the existing driveway surfaces at time of application. Not more
than 50% of the front yard width shall be allowed to be parking area.

AL, Tandem Parking. For a parcel with a permitted accessory dwelling unit,
reguired parking spaces for the primary residence and the accessory dwelling unit may

be provided in tandem on a driveway. A tandem arrangement consists of one car behind

the other. No more than two total cars in tandem may be counted towards mesting the
parking reguirement.

18.33.040-070 Requirements to legalize existing second dwelling units.

Within three hundred sixty-five days of the effective date of this chapter for a specified
J zoning district(s), the owner of each existing second dwelling unit constructed without
: required permits located in the spacified zoning district{s), may apply to the city for ause
' permitin-ascerdance with-Chapter 1822 0 legalize such second dwelling unit. To qualify
i under this section, the second dwelling unit must have been constructed prior to the
! effective date of the ordinance codified in this chapter,

A.  Building Permit Application for Legalization. The building permit application for
legalization of a second dwelling unit shall be made by the record owner, or his
authorized representative, in writing, afterappreval-of a-usepermit-and shall contain the
information set forth in this section, and any other information as may be required by the
building official:

1. Name(s) and address(es) of the owner or owners and applicant;

2. Apropeny description (fot and block number, assessor's parcel
number, street address);

3. A site plan showing streets, property lines (lot dimension), setbacks, the
focation of the primary and second dwelling unit and all other structures, and the location
of all vehicular parking and drives;

4. The floor area (square footage) of the second dwelling unit;

5. The floor plan and elevations of all buildings on the property;

6.  Evidence of the date of establishment of the second dwslling unit,
found acceptable by the planning director;

7. The consent of the applicant to the physical inspection of the premises
between the hours of 8:30 a.m, to 5:00 p.m., weekdays, upon reasconable nefice prior to
the legalization of the second dwelling unit;

8.  Appropriate fees shail be paid;

B. Required Findings for Certificate of Occupancy. A certificate of occupancy for the
second dwelling unit shall be issued; provided, the second dwelling unit meets the same
requirements as a single-family dwelling located on the same parcel in the same zoning
district, including but not limited to the requirements of B districts and general provisions
with the following differences:

1. Minimum Lot Area Rerper Dwelling Unit. The minimum lot area per dwelling
unit required by the applicable district shall not apply. The minimum building site

requirements shall be met.
2. Minimum Yards Required. Reduction of the minimum yards required by
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Chapter 18,33 SECOND DWELLING UNITS Page 4 of 4
the applicable district is permitted for a second dwelling unit subject to the granting-of
an exception approved in.accordance with this title provided that the foliowing findings
are made:

a. The second dwelling unit will not significantly impact adjacent
properties adversely; and

b. The proposed second dwelling unit is approved by the Half Moon
Bay fire protection district,

3. Required Off-Street Automobile Spaces. There shall be provided a
minimum of one off-street parking space for the second dwelling unit, in addition to the
two covered spaces currently required for a one-family dwelling. Off-street parking
spaces for the second dwelling unit may be uncovered.

4.  Modification of Off-Street Parking Requirements. Modification of the off-
straet parking requirements are permitted, subject to the granting of an exception
approved in accordance with this title:

a. To allow the required automobile spaces to intrude-encroach into
the front yard when locating the parking behind the front yard setback poses practical
difficulties or unusual hardship; or

b. To reduce the number of parking spaces required when the granting
of an exception in accordance with subparagraph (a} of this subdivision would result in
significant portions of the front yard being paved or landscaping removed.

5,  Building Code Compliance. The building official has found the second
dwelling unit to be in rentable condition. A dwelling unit shall be deemed unrentable
when it substantially lacks any of the following:

a. Effective waterproofing and weather protection of roof and exterior
walls, and sound windows and doors in particular;

b. . Plumbing facilities which conformed to applicable [aw in effect at the
time of installation, maintained in good working order;

c. A water supply approved under applicable law, capable of producing
hot and cold running water, or a system which is under control of the landiord, or owner,
which produces hot and cold running water, furnished to appropriate fixtures, and
connected to a sewage disposal system approved under applicable law;

d. Heating facilities which conformead with-fo applicable law at the
time of installation, maintained in good working order;

e. Sufficient electrical lighting, with wiring and electrical equlpment which
conformed with-fo applicable law at the time of installation and maintained in good
working order;

f.  Building, grounds and appurtenances, clean, sanitary and free in
avery part from all accumulation of debris, fith, rubbish, garbage, rodent and vermin;

g. An adequate number of approved receptacles for garbage and
rubbish, in clean condition and in good repair

h.  Floors, required floor covering, stairway and railings ma:ntalned in
good repair;

i.  One-hour fire protection between attached units;

j.  In addition, any cther condition, as determined by the building official,
to the extent that endangers the life, limb, health, property, safety or welfare of the public
or occupants must be corrected per accepted standards.

GM—US&PH#%AEWMFPHGPMBBMM%WGMHBBHM

#6. Exception Procedures. Application for an exception to any development
standards shall be made to the planning commission and an exception may be issued
under the same procedures as that specified in title for the granting of a variance, except
that no public hearing be held thereon, and the findings need include only that the second
dwelling unit as proposed is as nearly in compliance with the requirements set forth in this
section as is reasonably possible.
8:7. Noncompliance Withwith Requirements. Existing second dwelling units
unable to meet requirements set forth inthis chapter shall constitute a nuisance, subject
to abatement at the direction of the building official.
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8:8._Filing Fees. Use-permitapplicationsraArchitectural review applications; and
building permit applications for legalization of second dwelling units shall be accompanied
by the standard application and buitding permit fees as set by resolution of the city
council. (1996 zoning code (part}).
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Chapter 18.35
BELOW MARKET RATE HOUSING

Sections:
18.35.010 Purpose and intent.
18.35.015 Definitions.
18.35,020 Applicability.
18.35.025 Affordable housing agreement.
18.35.030 Establishment of an affordable housing fund.
18.35.035 Affordable housing fund accumulation and disbursement.
18.35,040 Location of below market rate units.
18.35.045 Fee in lieu of providing below market rate housing.
18.35.050 Incentives for Below Market Rate Units
18.35.858-055 Occupancy requirements.
18.35.055-060 Resale of below market rate units.
18.35.065 Notice of Conversion.
18.35.060-070 Enforcement.

18.35.010 Purpose and intent.

This purpose of this chapter is to ensure that housing. opportunities are available for al
economic segments of the population as identified in the housing element of the city
general plan_and that housing units for very low and low income households is a priority
per Government Code Section 65589.7. The Intent of the below market rate housing
program established by this chapter is to require either the construction of dwellings that
very low, low, and moderate income households can afford to rent or buy, of require the
contribution of an in lieu fee o an affordable housing fund an amount sufficient to provide
affordable housing opportunities for these income groups as a part of any new residential
subdivisian of ten or more lots or dwelling units or the conversion of ten or more rental
units to condominiums. {1996 zoning code (part))._Per Government Code Section
65589.7, identification of housing units for very low and low income households is a

priority use.

18.35.025 Affordable housing agreement.

The city and developer of the below market rate dwelling units shall enter into an
affordable housing agreement governing the dwelling units and that agreement shalll
be recorded against the property. The agreement shall include a clause prohibiting
ilegal and discriminatory housing practices, as defined by the Califomia Fair
Employment and Housing Act (Government Code Section 12900 et. sec.) in the
marketing, rental, or sale of any Below Market Rate unit. (1996 zoning code (part)).

183.35.050 Incentives for Below Market Rate Units.

A. Al projects providing below market rate units pursuant to the requirements of this chapter
or providing housing affordable to extremely low, very low, or low income households shall be
eligible for the following:

1. _ Development Standards. Reduction or waiver of development standards shall be
provided consistent with the applicable provisions of Section 18.06.0506(H) or Chapter 18.42,
2. _ Priority Use. The City shall provide natification to the applicable water and sewer

agency identifying that the extremely low, very low, and low income housing units are
considered a priority use pursuant to Government Code Section 65589.7.
3. Large Units. Incentives for large (three bedrooms_or more) rental units shall be

provided pursuant to Section 18.06.05(J) for projects that provide 25 percent or more of the
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Chapter 18.35 BELOW MARKET RATE HOUSING Page 4 of 4
Below Market Rate units as three-bedroom units, with a minimum threshold of four Below Market

Rate units with three or more bedrcoms.

18.35.850 055 Occupancy requirements.

Any dwelling unit affordable to very low, low, or moderate income households created
by this chapter shall be occupied by the qualified buyer or qualified tenant only.
Ownership units shall be owner occupied. No sub-leasing or other transfer of tenancy of
any ownership or rental unit created by this chapter is permitted. (1996 zoning code

{part)).

18.35.086-060 Resale of below market rate units.

Below market rate dwelling units created by this chapter may be resold at any time on
the open market to a qualified buyer as defined herein. Deed restrictions shall be
recorded against the property and included within the affordable housing agreement
establishing the standards and criteria for management and rasale of each protected unit,
including the specific criteria to define a qualified buyer for each protected unit. (1996
zoning code (part)).

18.35.065 Notice of Conversion

Owners of Below Market Rate rental units must provide the City and each building
tenant with a notice of pending conversion of the unit from below market rate rent to
market rent at least one year prior to the conversion. The notice shall be mailed by
registered mail, refurn receipt requested.

18.35.060-070 Enforcement.

The city planning depariment shall be responsible for enforcing the affordability
provisions of this chapter. As parl of an annual housing affordability report funded by the
affordable housing fund, the department shall monitor the rentai/resale of designated
affordable units. Appropriate enforcement action will be taken in the event that violations
of the chapter are revealed. (1996 zoning code {parl))}.
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Chapter 18.39 HISTORIC RESOURCES PRESERVATION Page 1 of 6
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Chapter 18,39 HISTORIC RESOURCES PRESERVATION Page 2 of 6
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Chapter 18,39 HISTORIC RESOURCES PRESERVATION Page 8 of 6
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Chapter 18.39 HISTORIC RESOURCES PRESERVATION

planning department atleast seven-days-prerie-the-date-the-planning
eemm%meﬂﬂﬁﬂem—the—&ppheaﬂeﬂ-

Page 5 of 6

A—Thepropo j
B—Th&propesedweﬂws%eeessaw#eﬁh&mmntaaane&eﬂhe%ste%bmldm&

ﬁmﬁum—s&e%ebje%mtshistene#eerahen%&&shmtme—fwm—w

ange-which-dees-net-affect-the-historic-fabrle

hitp:/fwww.codepublishing.com/CA/HalfMoonBay/HalfMoonBay1 8/HalfMoonBay1839.html 10/8/2009

HMB-1-11 (Design Standards)
Exhibit B
Page 48 of 60




Chapter 18.39 HISTORIC RESOURCES PRESERVATION Page 6 of 6
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CHAPTER 18.42
RESIDENTIAL DENSITY BONUS

Sections:
18.42010 Purpose
18.42.020 Definitions
18.42.030 Eligibility for Density Bonuses and Incentives
18.42.040 Amount of Density Bonus
18.42.050 Incentives and Concessions
18.42.060 Parking Reguirements
18.42.070 Density Bonus and Incentives for Child Care Facilities
18.42.080 Approvals
18.42.090 Desian, Distribution and Timing of Development of affordable housing units
18.42.100 Density Bonus Application
18.42.110 Affordable housing unit Plan
18.42.120 Affordable housing agreement
18.42.130 Child Care Facility Agreement
18.42.140 Administrative Fee
18.42.150 Compliance

Section 18.42.010 Purpose.

The purpose of this Density Bonus Ordinance is to provide a means for granting density
bonuses and incentives in compliance with Government Code Sections 65915 through 65917,
as it now exists or may hereafter be amended. This Chapter provides density bonuses and

incentives for projects that are affordable to very Jow, low, and moderate income households
and projects restricted to sccupancy by senior citizens.

Section 18.42.020 Definiticns.

Unless otherwise specified in this chapter or unless the context plainly requires otherwise,
the words and phrases used in this shall have the meanings defined in Chapter 18.02 and the

meanings attributed fo them in Government Code Section 656915 et seo.

"Project” or "development” as used in this section, means a residential or mixed-use (e.9.,
mixture of residential uses with commoercial, office, or other uses) project for five or more
residential units. For the purposes of this section, "project” also includes a subdivision or
common interest development, as defined in Section 1351 of the Civil Gode, approved by 2 city,
county, or city and county and consists of residential units or unimproved residential lots and
cither a project to substantially rehabilitate and convert an existing commercial building to
residential use or the substantia! rehabilitation of an existing multifamily dweliing, as defined in
subdivision (d) of Government Code Section 65863.4, where the result of the rehabilifation
would be a nel increase in available residential units.

“Densily bonus” means a density increase over the otherwise maximum allowable residential

density as of the date of application by the applicant to the city, county, or city and county.
‘ "Affardable housing unit" means any extremely tow, very low, iow, or moderate ingpme unit
created pursuani to this chapter.
"Senior housing unit” means any housing unit restricted to cccupancy by a senior citizen
household pursuant to this chapter.

Section 18.42.030 Eligibility for Density Bonus and Incentives,
In_arder 1o be eligible for a density bonus and other incentives as provided by this chapter, a

proposed project shall comply with the following requirements and satisfy all other applicable
provisions of this Zening Code, except as otherwise provided by this chapter.
A. Types of Projects. The provisions of this chapler shall apply to:
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1. New residential projects of 5 or more dwelling units, regardless of the type of
dwelling units proposed;
2, New mixed-use developments which include at joast 5 dwelling units;

3. Renovation of one or more multi-family residential structures containing at feast 5
units so as to result in a net increase the number of residential units.

4, Development that will change the use of an existing building from nonresidential to
residential and that will provide at least 5 residential units.

5, Developments that include the conversion of at least 5 residential rental units to
ownership housing.

B. Affordability and Age Requirements. Projects receiving a density bonus, incentives,

and/or concessions under this chapter shall include at least one of the following:

1. A minimum_of 10 percent of the proposed dwelling units are for low income
households:; or
2. A minimum of 5 percent of the proposed dwelling units are for very low or

extremely low income households; or
3. A minimum of 10 percent of the total dwelling units in a common interest

development, as defined in Civil Code Section 1351, are for persans and families of moderate
income, provided that all units in the Development are offered te the public for purchase.

4. A senior citizen project or a mobile home park that limits residency based on age
requirements for housing older persons in compliance with Civil Code Sections 51.2, 51.3,
798.76, or 799.5.

. b Length of Affordability. Projects that provide extremely low, very low, and low
income units shall provide the units at affordable rents to eligible households for a minimum
period of 30 years, beginning at the initial occupancy of each affordable housing unit, or a fonger
period of lime if required by the construction or morgage financing assistance program,
mortgage insurance program, or rental subsidy program. Projects that provide moderate income
units in @ commoaon interest development shall ensure the initial oceupancy of the unit by a
moderate income household and the occupancy and resale of the unit shall be governed by an
affordable housing agreement. Senior citizen projects shall be restricted to occupancy by senior
citizens in perpetuity.

LS&ction 18.42.040 Amount and Calculation of Density Bonus.

A project that complies with the efigibility requirements of Section 18.42.030 shall be entitled

to a density bonus. The applicant shall elect whether the Density Bonus shall be awarded on the

basis of paragraphs 1, 2, 3, 4, 5, or 6 of this subsection, The applicant may request a smaller
density bonus.
A. Bonus for Units for Very Low Income Households. For developments that include 5

ercent of the total dwelling units for very low income households, the density bonus shall be
calculated as follows:

Tabie 18.42-1 Very Low Income

Percentage of Base Density Bonus
Units Proposed Percentage
5 20
6 22.5
7 25
8 27.5
i g 30
10 32,5
n 35

B. Bonus for Units for Low Income Households, For developments that include 10 percent of
the total dwelling units for low income households, the density bonus shall be calculated as
follows:
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Table 18.42-2 — Low Income

Percentage cof Base

Density Bonus

Units Proposed Percentage

10 20
11 21.5
"2 23

13 245

14 26

15 27.5

16 29

17 30.5

18 32

19 33.5

20 35

€. Bonus for Units for Moderate Income Households. For developments that include 10

percent of the total dwelling units in a common interest development for persons and families .of

moderate income, the density bonus shall be ¢alculated as follows:

Table 18.42-3 — Modefate Income

Percentage of Base'
Units Proposed

Density Bonus

P_er.centage

10 5
11 6.
12 I
13 8
14 9
15 10
16 1
17 12
18 13
19 14
20 15
21 18
22 17
23 18
24 19
25 20
26 21
27 22
28 23
29 24
30 25
31 26
32 27
33 28
34 29
35 30
36 31
37 32
38 33
39 34
40 35
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D. Bonys for Senior Citizen Housing. For an eligible senior citizen project, the density bonus
shall be 20 percent of senior citizen housing units.

E. Bonus for Land Donation. When an applicant for a residential development agrees to
donate land o the City for very low income households, the applicant shall be entitled to a

density bonus for the entire market rate development, provided that nothing in this Subsection

shall be construed to affect the autharity of the City to require a developer to donate land as a

condition of development.

1. Density Bonus. The applicant shall be entitled to an increase above the maximum
allowed residential density for the entire market-rate residential development shall be calculated

ag follows:

Table 18.42-4 - Very Low Income Units

Percentage of Very Density Bonus
Low Income Units | Percentage

Accommodated
10 15
11
12
13 8
14 19
15 20
16 21
17 22
18 23
18 24
20 25
21 26

22 27

28
29
30
31
32
33
34
35

23
24
25
26
27
28
29
30

The Density Bonus for land dedication shall be in addition to any other density bonus allowed
by this chapter, up to a maxirum totat densiiy bonus of 35 percent.

2. Eligibility for t.and Donation Bonus, An applicant shali be eligible for the increased
Density Bonus described in this section if all of the following conditions are met:

a, The applicant donates and fransfers the tand to the City no later than date
of approval by the City of the final subdivision map, parcel map, or residential development
seeking the density bonus,

b, The developable acreage and zoning classification of the land being
transferred are sufficient to permit construction of units affordable to very low income
households in an amount not less than 10 percent of the number of market-rate residential units
of the proposed development.

C. The transferred tand: a) is at least one acre in size or of sufficient size 1o
permit development of at least 40 units; b} has the appropriate General Plan designation and is
appropriately zoned for developmeant of very low income housing; c) is or will be served by
adequate public facilities and infrastructure for the development of very low income housing: d)
has appropriate zoning and development standards to make the development of the very low
income housing units feasible; and e) has alt of the permits and approvals, other than building
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permits, necessary for the development of the very low income housing_units, excepi that the
City may subject the proposed development to subseguent design review, if the design is not
reviewed by the City prior to the transfer.

d. The transferred land and very low income housing units shall be subject to a
deed restriction, which shall be recorded on the property upon dedication, ensuring continued
affordability of the uniis for a 30-year pericd.

e. The land is transferred to the City or to a housing developer approved by
the City.

{ The transferred tand is within the proposed development or, if approved by
the City, within one-guarter mile of the boundary of the proposed development.

g- A proposed source of funding for the development of very low income units

shall be identified not later than the date of approval of the final subdivision map, parcel mag, or
 residential development application. ' ‘
. F. Bonus for Condominium Conversions. When a development is the conversion of an
| existing apartment complex to a condominium complex and the applicant agrees to.make at
least 33 percent of ihe fotal units of the development affordable to moderate income: households
. for 30 years, or 15 percent of the total units of the proposed development affordable to lower
income households for 30 years, and agrees to pay for the administrative costs incurred by the
City to process the application and to_monitor the continued affordability and habitability of the
affordable housing units, the City shal| either: )

1. Grant a Density Bonus of 25 percent, or

2. Provide other incentives of equivalent financial value as determined by the City.
An Applicant shall be ineligible for a Density Bonus or other incentives under this section if the
apariments proposed for conversion are part of a project for which a density bonus or other q
incentives were previgusly provided under this chapter or Government Code Section 65819 i i
seq. !

G. Calculation of Density Bonus. \l’(

1. All density calculations resulting in fractional units shall be rounded up to the next JIJ

whole number. O){
1)

2 For the purposes of this chapter "total dwelling units” does' not include units added
by a density bonus awarded pursuant to this section or any other denslty bonus allowed by the
City of Half Moon Bay or state law.

3. If the site of a development proposal that requests a density bonus is located in
two or more General Pian designations or zoning districts, the number of dwelling units
permitted in the development is the sum of the dwelling units permitied in each of the zones.
The permitted number of dwelling units may be distributed within the development without
regard to the zone boundaries.

4, If the applicant desires to develop a density bonus project avallable fo a mix of
income levels or age groups, the project may combine its allowed density bonus, based on
calculations approved by the Planning Director, to a maximum density bonus of 35 percent.

5. The density bonus shall be based on "maximum allowable residential density”
which means the densily allowed under the zaning ordinance and land use element of the
general plan, or if a range of density is permitted, means the maximum aliowable density for the
specific zoning range and land use element of the general plan applicable {o-the profect. Where
the density allowed under the zoning ordinance s inconsistent with the density allowed under
- the land use element of the general plan, the general plan density shall prevall.

6. For ihe purpose of calculating a density bonus, the residential units shall be on
contiguous sites that are the subject of one development application, but do pot have to be
based upon individual subdivision maps: or parcels. The density bonus shall be permitted in
' geographic areas of the proiect other than the areas where the units for the lower income
households are located.

Section 18.42.050 incentives and Concessions.

When an applicant seeks a densily bonus or seeks to donate land for housing, the City shall
provide the applicant with incentives or concessions for the production on housing units and
child care facilities. The applicant must submit a density bonus application, as described in
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Section 18.42.100, i ifyi ific i i i licant reguests.
A. Granting of Incentive. When an applicant seeks a density bonus or seeks to donate land
for housing, the City shall provide the applicant with incentives or concessions for the production
of housing units and, if applicable, child care facilities. The City shall grant the incentive or
concession requested by the applicant unless the City makes any of the following written

findings, based upon substantial evidence:

1. The incentive or concession is not required to provide for affordable housing costs

as defined in Health and Safety Code Section §0052.5, or for rents for the targeted units set as
specified in Sections 18.42.030 and 18.42.040; or

2. The incentive or concession would have a specific adverse impact, as defined In
Government Code Section 65589.5(d}2), upon public health and safety, the physical
environment, or on_any real property that is fisted in the California Reaister of Historic
Resources, the California Register of Historical Resources and for which there is no feasible
method to satisfactorily mitigate or avoid the specific adverse impact without rending the

development unaffordable to low and moderate income households; or

3. _The incentive or concession would be contrary o State or Federal iaw.

B. Number of Incentives. The City shall grant the following number of incentives, except as
provided in Section 18.42.050(A}):

1. A tolal of one incentive or concession for a profect that includes: at least 10 percent of
the total units affordable to low income households, at least 5 percent of the total units
affordable to very low income households, or at least 10 percent of the total units affordable to
persons and families of moderate income in a common interest development.

2. _A total of two incentives or concessions for a project that includes: at least 20 percent
of the total units affordable to low income households, at least 10 percent of the total units

affordable to very low income households, at least 20 percent of the total units affordable to
persons and families of moderate Income in a common interest development, af least 50 percent

of the tolal units provide houging for disabled persons, or at least 50 percent of the total units
provide housing for farmworkers

3. A total of three incentives or concessions for a development that makes: at least 30

percent of the total units affordable io low income househoids, at least 15 percent of the total
units affordable to very low income households, or at least 30 percent of the total units
affordable to persons and families of moderate income in a common interest development.

C. Tvpes of Incentives or Congessions. For the purposes of this chapter, "incentive” or

"concession means any of the following:

1. A reduction in the site development standards that results in identifiable, financially
sufficient, and actual cost reductions. The reduction may include, but is not limited to:
a. Reduced minimum lot sizes and/or dimensions
b, Reduced minimum setbacks,
C. Increased maximum building height,
d. Reduced onsiie ppen-space requirements,

e Increased maximum lot coverage,
i Increased floor area ratig, or
g. Reduced parking requirements.

2. A reduction in architectural design requirements that exceeds the minimum
building standards approved by the California Building standards Commission in compliance
with Health and Safety Code Section 18901 et seq., that would otherwise be required. that
resulls in identifiable, financially sufficient, and actual cost reductions.

3. Approval of mixed use develepment in conjunction with the proposed development
if non-residential uses will reduce the development cost of the residential portion of the proposed
development, and if the non-regidential uses are compatible with the proposed development and
with existing or planned development in the area.

4. Expedited project processing. The project will receive expedited project
processing, which will include:

Mandatory Preliminary Review Meeiing. An applicant requesting expedited project
processing must participate in a mandatory preliminary review meeting prior 1o submittal of the
project application.
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a. 10 Business Day Review for Completeness. The raview period to determine

completeness of the project appiication will be reduced from 30 calendar days to 10 business
days.

b. First Review Cycle. The project application will be provided to ail
appropriate agencies for a review period of 20 business days.

c. Project Review Meeting. Within 10 business days after the first review cycle,
a project review meeting will be held with the City-and applicant.
d. Subsequent Review Cycles (if needed). 15 business days.

e. Project Consideration. Upon completion of the third review cygle and
completion of the environmental document, at the applicant's request the Gity wilt schedule the

project for a public hearing, if required and for project consideration by the decision-making
body.

f. Carrying. Capacity. No more than two residential projects may receive
expedited project processing during any given period. Expedited review of residential projects
shall not result in increased review times for priority coastal uses, as defined by the Local

Coastal Program.

5. Other regulatory incentives or concessions proposed by the applicant or the City
that result in identifiable, financially sufficient, and actual cost reductions.
6. A direct financial contribution, walver of fees, or reduction of fees, when financially

feasible, at the sole discretion of the City Council. Nothing in this chapter shall be construed to
require the provision of direct financial incentives for the development, including the provision of
publicly owned land by the City or other waiver of fegs or dedication requirements.

Section 18.42.060 Parking Requirements.
A. Maximum Parking Standards. Upon the request of the applicant, the City shall not require
a parking standard, inclusive of handicapped and guest parking, of a project that exceeds the

following ratios:

1. Zero to one bedroom: one onsite parking space.
2. Two to three bedrooms: fwo onsite parking spaces.
3. Four and more bedrooms: two and one-half parking spaces,

B. If the total number of parking spaces required for a development Is other than a whole
number, the number shall be rounded up to the next whole humber.

C, For purpeses of this section, g development may provide "on-site parking” through
tandem parking or uncovered parking, but nof through on-street parking.

D. This subdivision shall only apply at the specific written request of the applicant to a

development that meets the reguirements the criteria of Section 18.42.030. An applicant may
request parking incentives or concessions beyond those provided in this subdivision pursuant to

Section 18.42.050.

Section 18.42,070 Density Bonus and Incentives for Child Care Facilities,

For the purposes of this chapter, "child care fagility" Is defined as means a child day ¢are
facility other than a family day care home, including, but not limited to, infant centers,
preschools, extended day care facilities, and schoolage child care centers.

A, Allowable Density Bonus and Incentives. When an applicant proposes tg construct a
development that conforms to the requiremeris of Section 18.42.030 and includes a child care
facility iocated on the premises, or ag part of, or adjacent to, the development, the City shall
grant either of the following:

1. An additional density bonus of 5 percent provided that the total density bonus for
the project does not exceed 35 percent. The density bonus is an amount of square feet of
residential space that is equal to or greater than the amount of square feet in the child care
facility and shall not exceed a maximum of 5 square foet of floor area of new structures for each’

1 square foot of floor area contained in the child care facility; or
2. An additional incentive or concession designated by the City that contributes

significantly to the economic feasibility of the construction of the Child Care Facility.
B. Conditions of Approval. The City shall require, as conditions of approving the development
that:
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1. The child care facility shall remain in operation as long as or longer than the time
period during which the affordable housing units are required to remain affordable pursuant to
the affordable housing agreement; and

2. Of the children who attend the child care tacility, the children of very low income
households, low income households, moderate income households shall equal a percentage
that is equal to or greater than the percentage of dwelling units that are made affordable to very
low income households, low income households, moderate income households pursuant 1o
Sections 18.42.030 and 18A2.049.

C. Notwithstanding any requirement of this chapter, the City need not provide a density
bonus, incentive, or concession for a child care facility if it finds, based upon substantial
evidence, that the community has adequate child care facilities.

Section 18.42.080 Approvals.

A. The granting of a density bonus, incentive, and/or concession shall not be interpreted, in
and of itself, to require a General Plan amendment, zoning change, local coastal plan
amendment, or other discretionary approval.

B. The density bonus, incentive, and concessions requested shall be granted unless the City
denies specific incentives and/or concessions based on the findings set forth at Section
18.42.050. The entity with approval authority for the Coastal Development Permit, subdivision
map, parcel map, site plan approval, or other prirmary entitlement requested by the applicant
shall consider the requested incentives and concessions based on the findings set forth at
Section 18.42.050.

Section 18.42.090 Design, Distribution and Timing of Development of affordable housing
units.

A. affordable housing units must be constructed concurrently with market-rate units.
affordable housing units shall be inteqrated into the project and be comparable in infrastructure
{including sewer, water and other utilities), construction guality, and exterior design to the
market-rate units, The affordable housing units must also comply with the following criteria:

1. Rental Developments: Rental units shall be integrated within and reasonably
dispersed throughout the project, All affordable housing units shall reflect the range and
numbers of bedrooms provided in the project as a whole, and shall not be distinguished by
design, construction or materials,

2. Owner-occupied Developments: Owner-occupied units shall be integrated within
the project. Affordable housing units may be smaller in size and have different interior finishes
and features than market-rate units so long as the interior features are durable, of good quality
and consistent with contemporary standards for new housing as determined by the Planning
Director. All affordable housing units shall reflect the range and numbers of bedrooms provided
in the project as a whole, except that affordable housing units need not provide more than four
bedrooms.

B. No building permits will be issued for market-rate units until permits for all affordable
housing units have been obtained, unless affordable housing units are to be constructed in
phases pursuant to a plan approved by the City.

C. Market-rate units will not be inspected for occupancy uniil all affordable housing units

have been constructed, unless affordable housing units are to be constrygted in phases

pursuant to a plan approved by the City,

Section 18.42.100 Density Bonus Request.

In order to receive a density bonus, concessions, and/or incentives pursuant to this chapter,
an Applicant must submit to the City a Density Bonus Request which will be treated as part of
the development application. Al any fime during the review process, the Planning Director may
require from the applicant addifional information reasonably necessary to clarify and supplement
the_application or to determine the development's consistency with the requirements of this
chapter. The Density Bonus Reguest shall include the folfowing:

A._A descriplion _of the project, including the total number of proposed market rate units,
affordable housing units, and/or senior housing units;
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B._The zoning and General Plan designations and assessor's parcel number(s} of the project

site;

C. A vicinity map and preliminary site plan, drawn to scale, including buﬂqu footprints,
driveways and parking layout;

D. A description of the concessions or incentives requested;

E. If an additional incentive(s) is requested, ihe application shall describe why the additional
incentive(s) is necessary to provide the affordable housing units;

F. The draft affordable housing unit Plan meeting the requirements dascribed in Section
18.42.110; and '

G. Any other information reasonably requested by the City to aid in the implementation of

this chapter.

Section 18.42.110 Affordable Housing Unif Plan.

An applicant shall submit an_affordable housing unit pian as part of the dens:tv bonus

request.

The affordable housing unit ptan shall include the following:

A._The location, structure {attached, semi-attached, or detached) proposed tenure {sale or
rental), and size of proposed markei-rate, and affordable housing units and the proposed tenure

and size of non-residential uses included in the Development.

B. A floor or site plan depicting the location of the affordable housing units and a floor plan
describing the size of the affordable housing units in sduare feet;

C. The income level to which each affordable housing unit will be made affordabie;

D. Draft of the documents to be used 1o assure that the units remain affordable for the
desired tarm, such as resale and renta! restrictions, deed of-frust, and rights of first refusal and
other documents;

E. Forphased developments, a phasing plan that provides for the timely development of
affordable housing units in proportion to gther housing units in each proposed phase of
development as required by this article;

F. _A marketing plan that describes how the applicant will inform the pubiic and those within
the appropriate income groups, of the availabllity of affordable housmq units;

G. A financial report {pro fonma) to evaluate i} whether the concessions or incentives
sought would result in identifiable, financially sufficient, and actual cost reductions and i)
whether the_ concessions or incentives sought would reduce the cost of the project; and,

H. Any cther information reasonably requested by the Planning Director to assist with
evaluation of the affordable housing unit Plan.

Section 18.42.120 Affordable Housing Agreement,

Applicants, including the property owner, receiving a density bonus, incentives, and/or
concessions pursuant to this chapier shall enter into an affordable housing agreement with the
city.

A._Condition of Approval. An affordable housing agreement shall be a condition of apbroval
for all residential developments subject to this chapter and shall be recorded as a restriction on
any residential development on which the affordable andfor senior housing units wﬂl be
constructed.

B. Timing. The affordable housing agraement shall be recorded prior to or concurrently with
final parcel map or fipal subdivision map approval, or, where the residential development does
not include a map, prior to issuance of a building permit for any structure in the residential
development. The affordable housing agreement shall run wuth the land and bind all future
owners and successors in interest.

C. Duration. The affordabie housing agreement shall be binding on all future owners and
successors in interest for the applicable affordability period, which shall begin at the initial
occupancy, of each affordable housing unit. Senior pro;ects shall be restricted to occupancy by
senior citizens in perpetuity.

D. Contents. The affordable housing agreement shall address the occupancy, affordability,
resale, and other restrictions idenfified at Government Code Section 65915(c) and shall Include
the following, at a minimum without limitation:
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1. The total number of units approved for the residential development and the number,
location, and level of affordability of the affordable and senior units.

2. Standards for determining affordable rent or affordable ownership cost for the
affordable units.

3. The location, unit size in square feet, and number of bedrooms of the affordable and
senior units.

4. Provisiens to ensure Initial and continuing affordability, including the execution and
recordation of subsequent agreements.

5. A schedule for completion and occupancy of affordable and senior units in relation to
construction of market rate units.

6. A description of remedies for breach of the agreement by either party. The city may

identify tenants or qualified purchasers as third party beneficiaries under the agreement.

7. Procedures for qualifying tenants and prospective purchasers of affordable and senior

8. Provisions requiring majntenance of records to demonstrate compliance with this
chapter,
9. Provisions requiring fair housing practices, as defined by the California Fair

Employment and Housing Act (Government Code Section 12200 et.seq.) in the marketing,
rental, or sale of any affordable housing unit.

10.  Other provisions to ensure implementation and compliance with this chapter.

units.

Section 18.42.140 Chitd Care Facility Agreement.
In addition to addressing the requirements of Section 18.42.070, a Child Care Facility
Agreement for a project shall provide the following conditions governing the use and operation of

the child care facility during the use restriction period:
A. If the developer uses space allocated for child care facility purposes, in accordance with

Chapter 18.42, for purposes other than for a child care facility, an assessment based on the
square footage of the project shall be levied and coliected by the City. The assessment shall be
consistent with the market value of the space. If the developer fails to have the space allocated
for the child care facility within three years, from the date upon which the first temporary
certificate of occupancy is granted, an assessment based on the square footage of the project
shall be levied and collected by the City. The assessment shall be consistent with the market
value of the space. If the assessment is levied against a consortium of developers, the
assessment shall be charged to each developer in an amount equal to the developer's
percentage sguare feet participation. Funds colfected pursuant to this requirement shall be
deposited by the City into a special account 1o be used for child care services or child care
facilities.

B. Once the child care facility has been established, the facility shall not be closed, undergo
change in use, or be reduced in physicai size unless the City makes a finding that the need for
child care is no longer present, or is not present fo the same deqree as it was at the time the
facility was established.

Seciion 18.42.150 Administrative Fee,

The City shall charge an Administrative Fee to applicants to cover the City's cost of ongoing
enforcement of this section. The amount of the Adminisirative Fee shall be established from
time-to-fime by City Coungil resolution. Fees will be charged for_inter alia, staff time and
materials associated with: review and approval of applications for the project; project markefing
and lease-up materials associated with the affordable housing units; and long-term compliance
with the applicable provisions of this chapter.

Section 18.42.160 Compliance.

A. The provisions of this chapter shall apply to all agents, successors and assignees of an
applicant receiving a density bonus, incentive, and/or concession pursuant to this chapter. No
fentative map, use permit, speclal development permit or occupancy permit shal! be issued for
any project that has been granted a density bonus under this section uniggs that map or permit
is exempt from or in compliance with the requirements of this chapter,
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1. In addition to any other powers or duiies prescribed by law, the Planning Director
shall have the following powers and duties in relation 1o this chapter: _
a. To monitor compliance with the provisions of this part and fo refer to the city
attorney for appropriate action any person violating the prowsrons of this chapter; and
b. To administer this chapter.

B. The City Attorney shall be authorized to enfarce the provisions of this chapter, all
| agreements entered into pursuant to this chapter, and all other requirements of this chapter, by
civil action and any other proceeding or method permitted by law.

C. The City may, at its discretion, take such enforcement action as is authorized under any
provision of the Municipal Code andfor any other action authorized by law or by any agreement
executed pursuant to this chapter.

D. The City may institute any appropriate legal actlons of proceedings necessary to ensure
compliance herewith, including but not limited to actions to revoks, deny, or suspend any permit
or Drolect approval,

If the Planning Director determines that rents in éxcess of those allowed by the affordable
housmq agreement have been charged to a tenant residing in a rental affordable housing unit,
the City may take the appropriate legal action to recover, and the réntal unit owner shall be
obligated 1o pay to the tenant {(or to the City in the event the tenant cannot be located), any
excess rent paid,

F.If the Planning Director determines that a sales_price in_excess of that allowed by the
affordable housing agreement has been charged for an ownership affordable housing, the City
may take the appropriate legal action to recover, and the seller of the affordable housing unit
shall be obligated to pay to the purchaser {or to the City in the event the purchaser cannct be
located), any excess sales costs. :

G. Failure of any official or agency to enforce the requirements of this chapter shall not
constitute a waiver or excuse any applicant or pwner from the requnrements of this chapter, No
permit, license, map, or other approval or entittement for a rasidential deve!opment shall be
issued. including without limitation a final |nspect|on or certificate of occcupancy, until all
applicable requirements of this chapter have been satisfied.

H. The remedies provided for herein shall be cumiulative and niet exclusive and shaII not
preclude the city from any other remedy or relief to which it othennrlse wouid be entitled under

law or equity.
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Currently

Undevelopable

% substandard

Zoning Designation total vacant lots | total substandard | % substandard Undeveloped Lots without
Exceptional Lots undevelopable
R-1 76 29 38.16 3 34.21
R-1-B-1 55 43 78.18 1 11 58.18
R-1-B-2 207 140 67.63 78 2 66.67
R-1-B-3 2 1 50.00 1 0.00
Totals 340 213 58.49 17 39.76
Estimated
Percentage
Estimated Number of Existing Exceptional Lots (developed) Zoning Exceptional
Grandview 3/7 are exceptional R-1-B-2 43
Belleville 4/5 are exceptional R-1-B-2 80
Areleta Park 1/5 are exceptional R-1-B-1 20
Mira Mar 3 lots are exceptional R-1-B-1 1
Van Ness / Dolores Ave 0 R-1-B-2 0
South of Magnolia 0 R-1-B-2 0
Arroyo Leon/Downtown  1/2 are exceptional R-1-B-2 50
Highland Park 1/5 are exceptional R-1-B-2 20
CDM/Kehoe 3/4 are exceptional R-1-B-2 75
Sea Haven (Spindrift) 4/5 are exceptional R-1-B-2 80
Ruisseau Francais 1/5 are exceptional R-1-B-2 20
354 %
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The following lots are undeveloped and potentially exceptional in R-1-B-1 and R-1-B-2.
R-1-B-1: Between 5,000 and 6,000 lot size and at least 50’ mean lot width.

Mira Mar neighborhood has 1 undeveloped lot that meet these criteria. This is the only undeveloped lot in R-1-B-1 identified.

Parcel Number - 048091350
Site Address :
i 12 WALKER, JAY W & CATHE
RINE J
~ 100 MIRADA RD, HALF M
Owner 1 Mailing Address - OON BAY. CA 94019
Owner 2:

LOTS 12 BLOCK 4 MIRAM
AR BEACH RSM B/55

Zoning : R-1-B-1
Lot Size (sf) Assessor: 5,616
Lot Size (sf) Calculated - 5,859
Year Built -
Building Area :
Notes - 0 Results
Documents - 0 Results
Permit Checks : Add f

Legal Information:

No
Commands Additional
Results

2013 Microsoft Carporatien | 2013 Nokia,
3 5 \
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R-1-B-2: Between 5,000 and 7,500 lot size and at least 50’ mean lot width.

End of Grandview has 42 undeveloped lots that meet these criteria.
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R-1-B-2: Between 5,000 and 7,500 lot size and at least 50’ mean lot width.

Belleville neighborhood has 10 undeveloped lots that meet these criteria.
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,000 and 7,500 lot size and at least 50’ mean lot width.

R-1-B-2: Between 5

Van Ness / Dolores Ave neighborhood has 21 undeveloped lots that meet these criteria.
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R-1-B-2: Between 5,000 and 7,500 lot size and at least 50’ mean lot width.

South of Magnolia Street neighborhood has 2 undeveloped lots that meet these criteria.

100 feet 25m

o=
© 2013 Microsoft Corporation  © 2013 Nokia
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R-1-B-2: Between 5,000 and 7,500 lot size and at least 50’ mean lot width.

Highland Park neighborhood has 2 undeveloped lots that meet these criteria.
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R-1-B-2: Between 5,000 and 7,500 lot size and at least 50’ mean lot width.

Casa Del Mar / Kehoe neighborhood has 1 undeveloped lot that meet these criteria.
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DISCLOSURE OF EX PARTE COMMUNICATIONS

Date and time of receipt of communication:
March 10, 2014 at 10:00 am

Location of communication:
Redwood City

Type of communication:
In person

Person(s) in attendance at time of communication:
Dante Hall, Bruce Ambo, Tony Condotti

Person(s) receiving communication:
Carole Groom

Name or description of project:

Item W14a — Appeal No. A-2-HMB-14-0004 (Half Moon Bay Drainage Maintenance)
LCP Amendment No. HMB-MAJ-1-11

Appeal No. A-2-HMB-12-005 (Stoloski)

Appeal No. A-2-HMB-12-011 (320 Church Street)

Tsunami Siren Appeal

Detailed substantive description of the content of communication:

The staff representatives of the City of Half Moon Bay indicated that the drainage
maintenance appeal (Appeal No. A-2-HMB-14-0004) should be denied because this is
routine work that needs to be done for the safety of residents. They indicated that it
involves the clearing of vegetation in drains to reduce fire and flooding risks. As a part of
the drainage maintenance appeal, the representatives indicated that the Kehoe Ditch has
been identified as dispersal habit for garter snake and red legged frog, despite being a
manmade ditch. They indicated that the city met with Fish & Wildlife Service and Army
Corps of Engineers to make modifications to ensure a “no substantial issue” finding.

Regarding LCP amendments, the city staff is in agreement with coastal commission staff
regarding proposed R-1 development standards; however they are not in agreement
regarding the relocation of the architectural and historic code amendments. Because of
this disagreement, city staff requested that the amendments could be addressed separately
so that the items in agreement can be approved, while additional areas of disagreement
could be resolved or further studied, or that staff could recommend denial to return to
further study.
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Regarding the Stoloski appeal, representatives indicated that the project should be
approved because Dr. Jennings, an expert in sensitive habitat, attested that no red-legged
frogs are located in the Pullman ditch.

Representatives indicate that appeal (Appeal No. A-2-HMB-12-011) was based on the
safety of development in a tsunami inundation zone and its location in a floodplain, but
studies have shown that even if natural disasters occur simultaneously, the property is
safe. Furthermore, city staff indicated that coastal commission staff may be in support of
traffic mitigation that involves purchasing another parcel elsewhere for retirement from
development for each parcel developed. However, the city attorney indicated that this is
unconstitutional because it doesn’t mitigate traffic impact in a logical way.

City staff indicated that the appeal is based on the siren sound being disruptive to
sensitive receptors near the ditch. City staff indicated that the City Council agreed to
lower the volume by half; however engineers required it be amended back to full volume.
This item went to the Coastal Commission in 2009.

Date: Ao 77 2914

Signature of Commissioner: cm»o\e MV —
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