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CORRESPONDENCE



Martinez, Erik@Coastal

From: NorthCentralCoast@Coastal

Sent: Tuesday, June 1, 2021 9:47 AM

To: Martinez, Erik@Coastal

Subject: FW: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County

LCP Amendment No. LCP-2-SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

From: Catherine Peery <Catherine@ben-e-fit.com>

Sent: Sunday, May 30, 2021 6:39 AM

To: NorthCentralCoast@Coastal <NorthCentralCoast@coastal.ca.gov>

Subject: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County LCP Amendment No. LCP-2-
SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

The San Mateo County Accessory Dwelling Units regulations do not allow a tiny house on wheels to qualify as an

ADU. Fresno, San Jose, and other government entities do allow this. In order for people who do not already own homes
the ability to have a foothold in the housing market and to build a home of their own that they can then place on
another person’s property, it’s important that tiny houses on wheels be included in the ADU regulations. Thisis a
matter of equity, of allowing people to get out of poverty by building wealth at the bottom of a ladder of progressively
more valuable homes. Only 10% of people in California can afford a home where they work. Allowing tiny homes on
wheels to be a beginning point for building wealth is critical to the recovery of the generations that follow the Baby
Boomers in being able to achieve a level of economic security comparable to those past generations.

Catherine M. Peery, Treasurer

Workforce Housing Organization, The Pescadero Foundation
P.O. Box 906, Pescadero CA 94060

650-455-6744 (cell), 650-879-0150 (work)



Martinez, Erik@Coastal

From: NorthCentralCoast@Coastal

Sent: Tuesday, June 1, 2021 9:40 AM

To: Martinez, Erik@Coastal

Subject: FW: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County

LCP Amendment No. LCP-2-SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

From: tim Pond <timcpond@gmail.com>

Sent: Thursday, May 27, 2021 7:06 PM

To: NorthCentralCoast@Coastal <NorthCentralCoast@coastal.ca.gov>

Subject: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County LCP Amendment No. LCP-2-
SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

Dear Sirs,

| am in utter dismay that the CC is asking for a one year extension for consideration of the ADU update that was
expressed in state law over 18 months ago, and presented to the CC almost six months ago. Fundamentally this is
about creating housing opportunities for those who cannot afford single family homes and the delay on this matter
perpetuates inequality in the housing market and especially disadvantages teachers, service workers, and lower income
populations of all sorts who deserve a place to live on the Coast. The continued preferential relegation of 75% of the
land to 20% of the population through zoning regulation is a pure expression of structural discrimination against
disadvantaged populations of all colors. The monoculture of single family homes on large lots is also completely
antithetical to any rational environmental policy. Please act (as other jurisdictions within Coastal Zone have) and
implement an interim ordinance following the state law without a complete ordinance update. Aso perhaps you could
share the current discussions regarding the hearing and explain why this update for our district is so different from Half
Moon Bay or other jurisdictions within the CZ that are recognizing this effective remedy to the housing crisis.

This went to public hearing at both SMC PC and BOS so | am also concerned about private staff consultations. Will
changes be heard publicly? Were not the "impacts to coastal resources" central to the authoring of the ordinance? |
have cc' several clients that are currently prohibited from providing housing for their extended, multigenerational
families by the County and CC delay of action on this matter. Please respond and let them know how adding an
apartment to an existing residence will impinge upon coastal resources and when they might possibly get what they
need.

Sent from Mail for Windows 10



Martinez, Erik@Coastal

From: Don Horsley <dhorsley@smcgov.org>

Sent: Thursday, May 27, 2021 8:06 PM

To: Timothy Pond; Steve Monowitz; Will Gibson; Martinez, Erik@Coastal
Cc: eryder; segurairving@gmail.com

Subject: RE: ADU ordinance update

Follow Up Flag: Follow up

Flag Status: Flagged

The Coastal Commission isn’t necessarily going to take an additional year. It is just an extension of time but | doubt that
it will take a year for the staff to review, report and sent a recommendation to the full Commission.

From: Timothy Pond <timcpond@gmail.com>

Sent: Thursday, May 27, 2021 7:07 PM

To: Steve Monowitz <smonowitz@smcgov.org>; Will Gibson <wgibson@smcgov.org>; Martinez, Erik@ Coastal
<erik.martinez@coastal.ca.gov>

Cc: Don Horsley <dhorsley@smcgov.org>; eryder <eric@ryderez.com>; segurairving@gmail.com

Subject: ADU ordinance update

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know
the content is safe, do not click links, open attachments or reply.

Dear Slrs,

| am in utter dismay that the CC is asking for a one year extension for consideration of the ADU update that
was expressed in state law over 18 months ago, and presented to the CC almost six months

ago. Fundamentally this is about creating housing opportunities for those who cannot afford single family
homes and the delay on this matter perpetuates inequality in the housing market and especially
disadvantages teachers, service workers, and lower income populations of all sorts who deserve a place to live
on the Coast. The continued preferential relegation of 75% of the land to 20% of the population through
zoning regulation is a pure expression of structural discrimination against disadvantaged populations of all
colors. The monoculture of single family homes on large lots is also completely antithetical to any rational
environmental policy. Please act (as other jurisdictions within Coastal Zone have) and implement an interim
ordinance following the state law without a complete ordinance update. Aso perhaps you could share the
current discussions regarding the hearing and explain why this update for our district is so different from Half
Moon Bay, Pacifica or other jurisdictions within the CZ that are recognizing this effective remedy to the
housing crisis.

This went to public hearing at both SMC PC and BOS so | am also concerned about private staff
consultations. Will changes be heard publicly? Were not the "impacts to coastal resources" central to the
authoring of the ordinance?

| have cc' several clients that are currently prohibited from providing housing for their extended,
multigenerational families by the County and CC delay of action on this matter. Please respond and let them
know how adding an apartment to an existing residence will impinge upon coastal resources and when they
might possibly get the housing that they need.



Thanks
Tim Pond
651 Potter Ave HMB CA

¢ 650.576.7177



Martinez, Erik@Coastal

From: NorthCentralCoast@Coastal

Sent: Tuesday, May 25, 2021 9:31 AM

To: Martinez, Erik@Coastal

Subject: FW: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County

LCP Amendment No. LCP-2-SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

Follow Up Flag: Follow up
Flag Status: Flagged

Maria Elena Marquez

From: Alfred Tetzner <atetzner@me.com>

Sent: Tuesday, May 25, 2021 8:35 AM

To: NorthCentralCoast@Coastal <NorthCentralCoast@coastal.ca.gov>

Subject: Public Comment on June 2021 Agenda Item Wednesday 13b - San Mateo County LCP Amendment No. LCP-2-
SMC-21-0001-1 (Accessory Dwelling Units). Time Extension

Regarding ADU permits in Pacifica.

When | “remodeled” my property in Pacifica | was forced by the City to add additional off street parking. The number of
occupants did not change on the property yet to secure my permit | had to do this.

As you are now allowing people to ADD another building to their properties for additional people AND cars, please
require the owners to add appropriate parking for the additional occupants. Street parking and cleaning is now
becoming a problem as well as a health issue.

Increased parking has also caused a problem with emergency vehicle access to our homes.This could be a liability issue
for the city.

Alfred Tetzner

221 Beaumont Blvd

Pacifica, CA. 94044



From: Chet White

To: Will Gibson

Cc: Martinez, Erik@Coastal; Carole Groom; Don Horsley; Warren Slocum; Dave Pine; David Canepa;
segurar@cabrillo.k12.ca.us; segurarirving28@gmail.com

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

Date: Saturday, May 22, 2021 7:56:50 AM

All,

Has any progress been made to get the ADU regulation caught up with the state law?? This
group is abhorrently late and is failing to serve its community and failing as public servants!
Get it done!

Please send a progress update with any action steps you have scheduled. Regards Chet White,
resident and property owner of Moss Beach.

Sent from my iPhone

On Apr 13, 2021, at 10:06 AM, Chet White <cpwhite03 @gmail.com> wrote:

Hi Will

Thank you for the explanation. Can you please tell me when the Coastal
Commission will address the new regulations and what issues they are debating.
Is there an agenda for this meeting and is it open to the public?

Regards,
Chet

On Mon, Apr 12, 2021 at 2:27 PM Will Gibson <wgibson@smcgov.org> wrote:
Mr. White-

The County Board of Supervisors has adopted amendments to the County's
ADU regulations, consistent with State law. The County's amended regulations,
as applicable in the Coastal Zone, are now under consideration by the Coastal
Commission; the next step after that review will be a Coastal Commission
hearing on the regulations, with the possibility of approval, denial, or
recommended modifications for the County to make to the regulations. We are
working closely with the Commission to expedite the review and hearing
process, and should have updates fairly soon on the anticipated timing of the
review and any subsequent Coastal Commission action. Coastal Commission
review and approval is the final step required for the updates to become
effective in the Coastal Zone, including in Moss Beach. Please don't hesitate to
contact me with any further questions, and for updates on the progress of the
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Commission's review.
Thanks,

Will

From: Chet White <cpwhite03@gmail.com>

Sent: Sunday, April 11, 2021 8:40 AM

To: Martinez, Erik@ Coastal <erik.martinez@coastal.ca.gov>; Carole Groom
<cgroom@smcgov.org>; Don Horsley <dhorsley@smcgov.org>; Warren Slocum
<WSlocum@smcgov.org>; Dave Pine <dpine@smcgov.org>; David Canepa
<dcanepa@smcgov.org>; Will Gibson <wgibson@smcgov.org>;
segurar@cabrillo.k12.ca.us <segurar@cabrillo.k12.ca.us>;

segurarirving28@gmail.com <segurarirving28@gmail.com>
Subject: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the
sender's email address and know the content is safe, do not click links, open attachments or

reply.

Dear Sirs,

I am a homeowner in San Mateo County's Moss Beach and would like to get a
date, the "specific issues" and schedule of steps that you have set to come to a
resolution on the pending ADU ordinance LCP Amendment.

Why is San Mateo County's Moss Beach so late in getting this resolution while
the other neighboring coastal communities of Pacifica, HMB, Santa Cruz
quickly complied with state law and Moss Beach is getting nothing done? The
state mandated ADU law change offers the lower income community more
affordable housing and it benefits the environment with lower land use, less
material, lower energy - are these not the mandates of San Mateo County and
the Coastal Commission? Please explain the "specific issues" that the

Density Bonus has and put them up for discussion at the next board meeting.

With that said, I would like to know what steps are scheduled and what matters
San Mateo County plans to bring up for discussion at the scheduled meetings so
homeowners like myself and others in the community can attend the upcoming
meetings and understand where the bottleneck is and what steps are being take
to bring the ADU ordinance LCP amendment to a RESOLUTION. .I see you
have a board of supervisors meeting on April 20th, I hope this issue is on the
agenda to be discussed. If not, I would like to know why it is not and when it
will be brought up for discussion.

Please keep me apprised..
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Kind regards,

Chet White

615 Lancaster Blvd.
Moss Beach, CA 94038
415-940-1476



Martinez, Erik@Coastal

From:
Sent:
To:
Cc:

Subject:

eryder <eric@ryderez.com>

Friday, May 28, 2021 3:47 PM

Will Gibson

Don Horsley; Timothy Pond; Steve Monowitz; Martinez, Erik@Coastal;
segurairving@gmail.com

Re: ADU ordinance update

Thank you, Will. That’s encouraging news.

On May 28, 2021, at 1:03 PM, Will Gibson <wgibson@smcgov.org> wrote:

Eric, Tim- just to add on to what the Supervisor communicated below-- | spoke with
Commission staff on Monday, and they are aiming to bring our ordinance to a hearing in July,
and with only very minor recommended modifications. The extension is formally one year, but
by no means will it take that long; we're very near completion at this point.

Best,

Will

From: Eric Ryder <eric@ryderez.com>

Sent: Friday, May 28, 2021 8:01 AM
To: Don Horsley <dhorsley@smcgov.org>

Cc: Timothy Pond <timcpond@gmail.com>; Steve Monowitz <smonowitz@smcgov.org>; Will Gibson

<wgibson@smcgov.org>; Martinez, Erik@Coastal

<erik.martinez@coastal.ca.gov>; segurairving@gmail.com <segurairving@gmail.com>

Subject: Re: ADU ordinance update

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email
address and know the content is safe, do not click links, open attachments or reply.

This is a nightmare. I'm beyond being able to form the words to describe how this affects my family. A year and a
half already, waiting on something that should be a given. I'm only missing one tiny requirement / oversight in the
current code, regarding allowing me to build out my 800sf of internal / attached space into a living space for my
mother in law who is in a nursing home with one lung in the time of COVID. That one thing stopping ne is? The lot is
4,400sf, and the code says it has to be over 5,000sf. Which is not consistent with other parts of the code.

Is there ANY way to get a waiver to let me get this permitted, given the circumstances?

Sent from my iPhone

On May 27, 2021, at 8:06 PM, Don Horsley <dhorsley@smcgov.org> wrote:



The Coastal Commission isn’t necessarily going to take an additional year. It is just an
extension of time but | doubt that it will take a year for the staff to review, report and
sent a recommendation to the full Commission.

From: Timothy Pond <timcpond@gmail.com>

Sent: Thursday, May 27, 2021 7:07 PM

To: Steve Monowitz <smonowitz@smcgov.org>; Will Gibson <wgibson@smcgov.org>;
Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>

Cc: Don Horsley <dhorsley@smcgov.org>; eryder <eric@ryderez.com>;
segurairving@gmail.com

Subject: ADU ordinance update

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the
sender's email address and know the content is safe, do not click links, open attachments or

reply.

Dear Slrs,

| am in utter dismay that the CC is asking for a one year extension for
consideration of the ADU update that was expressed in state law over 18
months ago, and presented to the CC almost six months ago. Fundamentally this
is about creating housing opportunities for those who cannot afford single
family homes and the delay on this matter perpetuates inequality in the housing
market and especially disadvantages teachers, service workers, and lower
income populations of all sorts who deserve a place to live on the Coast. The
continued preferential relegation of 75% of the land to 20% of the population
through zoning regulation is a pure expression of structural discrimination
against disadvantaged populations of all colors. The monoculture of single
family homes on large lots is also completely antithetical to any rational
environmental policy. Please act (as other jurisdictions within Coastal Zone
have) and implement an interim ordinance following the state law without a
complete ordinance update. Aso perhaps you could share the current
discussions regarding the hearing and explain why this update for our district is
so different from Half Moon Bay, Pacifica or other jurisdictions within the CZ that
are recognizing this effective remedy to the housing crisis.

This went to public hearing at both SMC PC and BOS so | am also concerned
about private staff consultations. Will changes be heard publicly? Were not the
"impacts to coastal resources" central to the authoring of the ordinance?

| have cc' several clients that are currently prohibited from providing housing for
their extended, multigenerational families by the County and CC delay of action
on this matter. Please respond and let them know how adding an apartment to
an existing residence will impinge upon coastal resources and when they might
possibly get the housing that they need.

Thanks
Tim Pond
651 Potter Ave HMB CA

¢ 650.576.7177






Martinez, Erik@Coastal

From:
Sent:
To:
Subject:

Follow Up Flag:
Flag Status:

NorthCentralCoast@Coastal

Sunday, May 2, 2021 7:42 PM

Martinez, Erik@Coastal

FW: Public Comment on May 2021 Agenda Item Friday 14a - City of Pacifica LCP
Amendment No. LCP-2-PAC-20-0027-1 (Accessory Dwelling Units). Time Extension

Follow up
Flagged

From: Eric Zachary Ryder <ezryder38 @gmail.com>

Sent: Friday, April 30, 2021 5:24 PM

To: NorthCentralCoast@Coastal <NorthCentralCoast@coastal.ca.gov>

Subject: Public Comment on May 2021 Agenda Item Friday 14a - City of Pacifica LCP Amendment No. LCP-2-PAC-20-
0027-1 (Accessory Dwelling Units). Time Extension

How about the LCP for San Mateo County ADU Recommendations? Been waiting for a year and a half! | know you guys
have "only" had the recommendations from the county since November, but still... | need to get my Mother-in-law out
of assisted living and into an ADU asap.

Thank you!!



Martinez, Erik@Coastal

From: Will Gibson <wgibson@smcgov.org>

Sent: Monday, April 26, 2021 9:49 AM

To: Chet White

Cc: Martinez, Erik@Coastal; Carole Groom; Don Horsley; Warren Slocum; Dave Pine; David
Canepa; segurar@cabrillo.k12.ca.us; segurarirving28@gmail.com

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

Hi Chet- we've forwarded supplemental explanatory materials to the Coastal Commission, and the
Commission is reviewing; I'll let you know once we hear back further. Thanks,

Will

From: Chet White <cpwhite03@gmail.com>

Sent: Saturday, April 24,2021 8:11 PM

To: Will Gibson <wgibson@smcgov.org>

Cc: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>; Carole Groom <cgroom@smcgov.org>; Don Horsley
<dhorsley@smcgov.org>; Warren Slocum <WSlocum@smcgov.org>; Dave Pine <dpine@smcgov.org>; David Canepa
<dcanepa@smcgov.org>; segurar@cabrillo.k12.ca.us <segurar@cabrillo.k12.ca.us>; segurarirving28 @gmail.com
<segurarirving28@gmail.com>

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email address and know
the content is safe, do not click links, open attachments or reply.

Hi Will , another week has gone by has any progress been made towards setting a meeting?
Regards,

Chet White

Sent from my iPhone

On Apr 13, 2021, at 10:32 AM, Will Gibson <wgibson@smcgov.org> wrote:

Hi Chet- at present, the main issue is simply ensuring that the Commission has the necessary
information to adequately and accurately assess potential impacts of the amended regulations,
since the changes mandated by the new State laws are on their face fairly extensive, although
we strongly believe they won't have significant negative impacts to the Coastal Zone. The
Commission hasn't raised issues with any specific components of the updated regulations, it's
more a matter of broad analysis of the regulations in total. While there's no fixed timeline at
this point, | believe the Coastal Commission's intent is to get the update to a hearing in the next
few months. Any Coastal Commission hearings will be public (online, for the time being), with
an agenda and with staff reports summarizing the analysis, findings, recommendations, and

1



other information. Those documents would be published once a specific hearing date is
scheduled.

Please let me know any other question or comments. Thanks,

Will

From: Chet White <cpwhite03@gmail.com>

Sent: Tuesday, April 13, 2021 10:06 AM

To: Will Gibson <wgibson@smcgov.org>

Cc: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>; Carole Groom <cgroom@smcgov.org>; Don
Horsley <dhorsley@smcgov.org>; Warren Slocum <WSlocum@smcgov.org>; Dave Pine
<dpine@smcgov.org>; David Canepa <dcanepa@smcgov.org>; segurar@cabrillo.k12.ca.us
<segurar@cabrillo.k12.ca.us>; segurarirving28@gmail.com <segurarirving28 @gmail.com>

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email
address and know the content is safe, do not click links, open attachments or reply.

Hi Will

Thank you for the explanation. Can you please tell me when the Coastal Commission will address the
new regulations and what issues they are debating. Is there an agenda for this meeting and is it open to
the public?

Regards,

Chet

On Mon, Apr 12, 2021 at 2:27 PM Will Gibson <wgibson@smcgov.org> wrote:
Mr. White-

The County Board of Supervisors has adopted amendments to the County's ADU regulations,
consistent with State law. The County's amended regulations, as applicable in the Coastal
Zone, are now under consideration by the Coastal Commission; the next step after that review
will be a Coastal Commission hearing on the regulations, with the possibility of approval,
denial, or recommended modifications for the County to make to the regulations. We are
working closely with the Commission to expedite the review and hearing process, and should
have updates fairly soon on the anticipated timing of the review and any subsequent Coastal
Commission action. Coastal Commission review and approval is the final step required for the
updates to become effective in the Coastal Zone, including in Moss Beach. Please don't
hesitate to contact me with any further questions, and for updates on the progress of the
Commission's review.

Thanks,

Will



From: Chet White <cpwhite03@gmail.com>

Sent: Sunday, April 11, 2021 8:40 AM

To: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>; Carole Groom <cgroom@smcgov.org>;
Don Horsley <dhorsley@smcgov.org>; Warren Slocum <WSlocum@smcgov.org>; Dave Pine
<dpine@smcgov.org>; David Canepa <dcanepa@smcgov.org>; Will Gibson <wgibson@smcgov.org>;
segurar@cabrillo.k12.ca.us <segurar@cabrillo.k12.ca.us>; segurarirving28@gmail.com
<segurarirving28@gmail.com>

Subject: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email
address and know the content is safe, do not click links, open attachments or reply.

Dear Sirs,

I am a homeowner in San Mateo County's Moss Beach and would like to get a date, the "specific
issues" and schedule of steps that you have set to come to a resolution on the pending ADU ordinance
LCP Amendment.

Why is San Mateo County's Moss Beach so late in getting this resolution while the other neighboring
coastal communities of Pacifica, HMB, Santa Cruz quickly complied with state law and Moss Beach is
getting nothing done? The state mandated ADU law change offers the lower income community more
affordable housing and it benefits the environment with lower land use, less material, lower energy -
are these not the mandates of San Mateo County and the Coastal Commission? Please explain the
"specific issues" that the Density Bonus has and put them up for discussion at the next board meeting.

With that said, | would like to know what steps are scheduled and what matters San Mateo County
plans to bring up for discussion at the scheduled meetings so homeowners like myself and others in
the community can attend the upcoming meetings and understand where the bottleneck is and what
steps are being take to bring the ADU ordinance LCP amendment to a RESOLUTION. .| see you have a
board of supervisors meeting on April 20th, | hope this issue is on the agenda to be discussed. If not, |
would like to know why it is not and when it will be brought up for discussion.

Please keep me apprised..
Kind regards,

Chet White

615 Lancaster Blvd.

Moss Beach, CA 94038
415-940-1476



From: Chet White

To: Will Gibson

Cc: Martinez, Erik@Coastal; Carole Groom; Don Horsley; Warren Slocum; Dave Pine; David Canepa;
segurar@cabrillo.k12.ca.us; segurarirving28@gmail.com

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

Date: Saturday, April 24, 2021 8:11:52 PM

Hi Will , another week has gone by has any progress been made towards setting a meeting?
Regards,
Chet White

Sent from my iPhone

On Apr 13,2021, at 10:32 AM, Will Gibson <wgibson@smcgov.org> wrote:

Hi Chet- at present, the main issue is simply ensuring that the Commission has the
necessary information to adequately and accurately assess potential impacts of
the amended regulations, since the changes mandated by the new State laws are
on their face fairly extensive, although we strongly believe they won't have
significant negative impacts to the Coastal Zone. The Commission hasn't raised
issues with any specific components of the updated regulations, it's more a
matter of broad analysis of the regulations in total. While there's no fixed timeline
at this point, | believe the Coastal Commission's intent is to get the update to a
hearing in the next few months. Any Coastal Commission hearings will be public
(online, for the time being), with an agenda and with staff reports summarizing
the analysis, findings, recommendations, and other information. Those
documents would be published once a specific hearing date is scheduled.

Please let me know any other question or comments. Thanks,

Will

From: Chet White <cpwhite03@gmail.com>

Sent: Tuesday, April 13, 2021 10:06 AM

To: Will Gibson <wgibson@smcgov.org>

Cc: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>; Carole Groom
<cgroom@smcgov.org>; Don Horsley <dhorsley@smcgov.org>; Warren Slocum
<WSlocum@smcgov.org>; Dave Pine <dpine@smcgov.org>; David Canepa
<dcanepa@smcgov.org>; segurar@cabrillo.k12.ca.us <segurar@cabrillo.k12.ca.us>;
segurarirving28@gmail.com <segurarirving28 @gmail.com>

Subject: Re: San Mateo county ADU ordinance LCP amendment RESOLUTION Status


mailto:cpwhite03@gmail.com
mailto:wgibson@smcgov.org
mailto:Erik.Martinez@coastal.ca.gov
mailto:cgroom@smcgov.org
mailto:dhorsley@smcgov.org
mailto:WSlocum@smcgov.org
mailto:dpine@smcgov.org
mailto:dcanepa@smcgov.org
mailto:segurar@cabrillo.k12.ca.us
mailto:segurarirving28@gmail.com

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the
sender's email address and know the content is safe, do not click links, open attachments or

reply.

Hi Will

Thank you for the explanation. Can you please tell me when the Coastal
Commission will address the new regulations and what issues they are debating.
Is there an agenda for this meeting and is it open to the public?

Regards,
Chet

On Mon, Apr 12, 2021 at 2:27 PM Will Gibson <wgibson@smcgov.org> wrote:
Mr. White-

The County Board of Supervisors has adopted amendments to the County's
ADU regulations, consistent with State law. The County's amended regulations,
as applicable in the Coastal Zone, are now under consideration by the Coastal
Commission; the next step after that review will be a Coastal Commission
hearing on the regulations, with the possibility of approval, denial, or
recommended modifications for the County to make to the regulations. We are
working closely with the Commission to expedite the review and hearing
process, and should have updates fairly soon on the anticipated timing of the
review and any subsequent Coastal Commission action. Coastal Commission
review and approval is the final step required for the updates to become
effective in the Coastal Zone, including in Moss Beach. Please don't hesitate to
contact me with any further questions, and for updates on the progress of the
Commission's review.

Thanks,

Will

From: Chet White <cpwhite03@gmail.com>

Sent: Sunday, April 11, 2021 8:40 AM

To: Martinez, Erik@ Coastal <erik.martinez@coastal.ca.gov>; Carole Groom
<cgroom@smcgov.org>; Don Horsley <dhorsley@smcgov.org>; Warren Slocum
<WSlocum@smcgov.org>; Dave Pine <dpine@smcgov.org>; David Canepa
<dcanepa@smcgov.org>; Will Gibson <wgibson@smcgov.org>;

segurar@cabrillo.k12.ca.us <segurar@cabrillo.k12.ca.us>;
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segurarirving28@gmail.com <segurarirving28@gmail.com>
Subject: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the
sender's email address and know the content is safe, do not click links, open attachments or
reply.

Dear Sirs,

I am a homeowner in San Mateo County's Moss Beach and would like to get a
date, the "specific issues" and schedule of steps that you have set to come to a
resolution on the pending ADU ordinance LCP Amendment.

Why is San Mateo County's Moss Beach so late in getting this resolution while
the other neighboring coastal communities of Pacifica, HMB, Santa Cruz
quickly complied with state law and Moss Beach is getting nothing done? The
state mandated ADU law change offers the lower income community more
affordable housing and it benefits the environment with lower land use, less
material, lower energy - are these not the mandates of San Mateo County and
the Coastal Commission? Please explain the "specific issues" that the

Density Bonus has and put them up for discussion at the next board meeting.

With that said, I would like to know what steps are scheduled and what matters
San Mateo County plans to bring up for discussion at the scheduled meetings so
homeowners like myself and others in the community can attend the upcoming
meetings and understand where the bottleneck is and what steps are being take
to bring the ADU ordinance LCP amendment to a RESOLUTION. .I see you
have a board of supervisors meeting on April 20th, I hope this issue is on the
agenda to be discussed. If not, I would like to know why it is not and when it
will be brought up for discussion.

Please keep me apprised..
Kind regards,

Chet White

615 Lancaster Blvd.

Moss Beach, CA 94038
415-940-1476
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From: edaplanner@yahoo.com

To: Martinez, Erik@Coastal

Subject: ADU regulations for San Mateo County
Date: Tuesday, April 20, 2021 9:37:56 AM
Hello Erik,

Can you please add me to the interested party list for information about the CCC's review and adoption of
SMC's ADU regulations for the coastal zone. | am a property owner on the coast and was told by County
staff that the Commission has not acted on the proposed regulations for three months now. | would like
to know when the Commission moves forward and notification of any opportunities for public
commentary.

I am in support of the regulations as they are written.
Regards,

Erica Adams
213 713-5789
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Martinez, Erik@Coastal

From: Martinez, Erik@Coastal

Sent: Monday, April 12, 2021 1:06 PM

To: Chet White

Subject: RE: San Mateo county ADU ordinance LCP amendment RESOLUTION Status
Hi Chet,

Thank you for reaching out and sharing your concerns. CCC staff is still working with the County to address a couple of
guestions regarding long term impacts of the proposed ordinance on public access and coastal resources.

That being said, this item will not be on our April agenda as we are still discussing this amendment. We are potentially
aiming for May, but that will depend on when we get the information we need so there is a potential for June as well.
Additionally, you may want to reach out to Will Gibson, the County Planner we are working with, to understand if/what
scheduled meetings they have on their end.

-Erik

From: Chet White <cpwhite03@gmail.com>

Sent: Sunday, April 11, 2021 8:41 AM

To: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>; cgroom@smcgov.org; DHorsley@smcgov.org;
wslocum@smcgov.org; dpine@smcgov.org; dcanepa@smcgov.org; wgibson@smcgov.org; segurar@cabrillo.k12.ca.us;
segurarirving28@gmail.com

Subject: San Mateo county ADU ordinance LCP amendment RESOLUTION Status

Dear Sirs,

| am a homeowner in San Mateo County's Moss Beach and would like to get a date, the "specific issues" and schedule of
steps that you have set to come to a resolution on the pending ADU ordinance LCP Amendment.

Why is San Mateo County's Moss Beach so late in getting this resolution while the other neighboring coastal
communities of Pacifica, HMB, Santa Cruz quickly complied with state law and Moss Beach is getting nothing done? The
state mandated ADU law change offers the lower income community more affordable housing and it benefits the
environment with lower land use, less material, lower energy - are these not the mandates of San Mateo County and
the Coastal Commission? Please explain the "specific issues" that the Density Bonus has and put them up for discussion
at the next board meeting.

With that said, | would like to know what steps are scheduled and what matters San Mateo County plans to bring up for
discussion at the scheduled meetings so homeowners like myself and others in the community can attend the upcoming
meetings and understand where the bottleneck is and what steps are being take to bring the ADU ordinance LCP
amendment to a RESOLUTION. .l see you have a board of supervisors meeting on April 20th, | hope this issue is on the
agenda to be discussed. If not, | would like to know why it is not and when it will be brought up for discussion.

Please keep me apprised..

Kind regards,

Chet White



615 Lancaster Blvd.
Moss Beach, CA 94038
415-940-1476



Martinez, Erik@Coastal

From: Martinez, Erik@Coastal

Sent: Tuesday, March 9, 2021 3:27 PM

To: ‘Timothy Pond'

Subject: RE: San Mateo county ADU ordinance LCP amendment

No worries. Not as of yet. We are still discussing things internally and then with the County.

-Erik

From: Timothy Pond <timcpond@gmail.com>

Sent: Tuesday, March 9, 2021 3:14 PM

To: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>
Subject: Re: San Mateo county ADU ordinance LCP amendment

Ok, thanks for the update. | there any summary of the proposed modifications that | can review?

THanks again and sorry to bother you.

On Tue, Mar 9, 2021 at 3:02 PM Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov> wrote:

Hi Timothy,

Thank you for reaching out. We are still discussing potential modifications with the County, so | can’t give you an exact
forecast. However, we expect to take it to hearing as soon as we can resolve those points.

Sorry for the inconvenience. We are working through this as swiftly as possible.

-Erik

From: Timothy Pond <timcpond@gmail.com>

Sent: Tuesday, March 9, 2021 12:01 PM

To: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>
Subject: Re: San Mateo county ADU ordinance LCP amendment

Hi Erik,



Are you able to forecast some kind of timetable for the review process for the new SMC ADU ordinance? Itis
difficult to even initiate plans for couple of my projects as there are some conflicts with the proposed and
existing ordinances. The new ordinance restricts footage as a calculation related to living area (compared to
total FAR currently), and other limits related to setbacks and stepbacks and these changes make it

extremely difficult to even begin the planning process.

Thanks

Thanks.

On Thu, Mar 4, 2021 at 6:52 PM Timothy Pond <timcpond@gmail.com> wrote:

Hi Eric,
| hope you are well. | have some clients that need to house some elderly family and | am wondering if you
can give me a timeframe for the new ordinance? The rules that change the setback impact some clients

need significantly on sme very small ADU projects. Thanks for all you do,

TIm

On Tue, Feb 16, 2021 at 12:00 PM Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov> wrote:

Hi Timothy,

Thank you for reaching out. We will include your comments in our records for this LCP Amendment.

-Erik

From: Timothy Pond <timcpond@gmail.com>

Sent: Saturday, February 13, 2021 10:51 AM

To: Martinez, Erik@Coastal <erik.martinez@coastal.ca.gov>

Cc: Wilson, Steve <steve.wilson@withersworldwide.com>; Lenny Mendonca <lenny@mendoncas.com>; Will Gibson
<wgibson@smcgov.org>; Arancha Casal <arancha@mac.com>

Subject: San Mateo county ADU ordinance LCP amendment




Dear Sir,

| find the pending San Mateo County LCP update for their ADU regulations substantially inadequate for
conforming to the state updates for the same ADU regulations and | pray the Coastal Commision will see
the environmental and public benefits passed over and modify the San Mateo update ordinance
accordingly. Specifically:

1. The proposed ordinance limits most ADUs to 800 sq ft and the state law mandates a minimum of 1000 sq
ft for TWO bedroom units. The state encourages two bedroom units that serve small

families and therefore broadly increases the usability and social function of ADUs, and this need would
broadly serve the coastside. The SMC housing element itself has stressed that the particular needs of
families could be addressed by these units, a need that is particularly prevalent on the Midcoast. Please
increase the minimum size of ADU's with two bedrooms, attached and detached, to 1000 feet.

2. The proposed County update excludes significant residential areas that the state update would include-
areas that are not specifically residentially zoned yet contain single family homes. PAD or RMCZ zoned
areas, for instance, are excluded from ADU development in the update. Many of these properties are
large, oversized, single family homes that at a minimum could support, with virtually no impact, an ADU
developed within an existing or converted structure that would serve extended family or economically
disadvantaged peoples. Please align the county ordinance with state law and allow ADUs on properties
with single family uses, including those that are not specifically zoned "residential".

| have designed over forty ADUs on the San Mateo County Mldcoast in the past two years in Half Moon
Bay and the unincorporated area of the San Mateo Midcoast. It has been frustrating to wait over a year for
simple legislation to update this code , and while the neighboring coastal communities of HMB, Sant Cruz,
and Pacifica quickly sought to comply reasonably with state law, SMC seems to want to ignore important
aspects of the update code. | would like to note here that most of the new housing development in the city
of HMB are ADUS, with single family units only representing 25% of limited growth under Measure D. This
is an astounding environmental gain for small housing: less material, less land, less energy consumption,
and the overt benefit of usable housing for underserved populations. | cannot understand the position of
the SMC Planning Department for issues listed above which hobble ADU development serving lower
income groups.

| would be more than Happy to attend any meeting where these concerns could be addressed and | would
like my comments and recommendations forwarded to the members of the Coastal Commission.

Sincerely, Tim Pond



Tim Pond Design
651 Potter Avenue

Half Moon Bay 94019

¢ 650.576.7177

timcpond@gmail.com

Tim Pond

Tim Pond Design and Construction
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Half Moon Bay 94019

¢ 650.576.7177
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Tim Pond Design and Construction
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From: Timothy Pond

To: Martinez, Erik@Coastal

Cc: Wilson, Steve; Lenny Mendonca; Will Gibson; Arancha Casal
Subject: San Mateo county ADU ordinance LCP amendment

Date: Saturday, February 13, 2021 10:51:16 AM

Dear Sir,

I find the pending San Mateo County LCP update for their ADU regulations substantially inadequate for
conforming to the state updates for the same ADU regulations and I pray the Coastal Commision will see the
environmental and public benefits passed over and modify the San Mateo update ordinance accordingly.
Specifically:

1. The proposed ordinance limits most ADUs to 800 sq ft and the state law mandates a minimum of 1000 sq ft for
TWO bedroom units. The state encourages two bedroom units that serve small families and therefore broadly
increases the usability and social function of ADUs, and this need would broadly serve the coastside. The SMC
housing element itself has stressed that the particular needs of families could be addressed by these units, a need that
is particularly prevalent on the Midcoast. Please increase the minimum size of ADU's with two bedrooms, attached
and detached, to 1000 feet.

2. The proposed County update excludes significant residential areas that the state update would include-areas that
are not specifically residentially zoned yet contain single family homes. PAD or RMCZ zoned areas, for instance,
are excluded from ADU development in the update. Many of these properties are large, oversized, single family
homes that at a minimum could support, with virtually no impact, an ADU developed within an existing or
converted structure that would serve extended family or economically disadvantaged peoples. Please align the
county ordinance with state law and allow ADUs on properties with single family uses, including those that are not
specifically zoned "residential".

I have designed over forty ADUs on the San Mateo County MIdcoast in the past two years in Half Moon Bay and
the unincorporated area of the San Mateo Midcoast. It has been frustrating to wait over a year for simple legislation
to update this code , and while the neighboring coastal communities of HMB, Sant Cruz, and Pacifica quickly
sought to comply reasonably with state law, SMC seems to want to ignore important aspects of the update code. 1
would like to note here that most of the new housing development in the city of HMB are ADUS, with single family
units only representing 25% of limited growth under Measure D. This is an astounding environmental gain for
small housing: less material, less land, less energy consumption, and the overt benefit of usable housing for
underserved populations. I cannot understand the position of the SMC Planning Department for issues listed above
which hobble ADU development serving lower income groups.

I would be more than Happy to attend any meeting where these concerns could be addressed and I would like my
comments and recommendations forwarded to the members of the Coastal Commission.

Sincerely, Tim Pond

Tim Pond Design
651 Potter Avenue
Half Moon Bay 94019

¢ 650.576.7177
timcpond@gmail.com
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From:

To: Martinez, Erik |

Subject: FW: Reminder - Public Notice of Coastal Commission’s Draft Section 309 Assessment and Strategy
Date: Wednesday, January 20, 2021 12:57:27 PM

Attachments: image001.png

This is a commentary on the ADU LCPA for unincorporated HMB, or San Mateo County. Can you write back to the person who sent
it in and acknowledge receipt, and keep it as correspondence for when we take this matter to hearing? Thanks!

From: Gray, Shana@Coastal <Shana.Gray@coastal.ca.gov>

Sent: Wednesday, January 20, 2021 12:32 PM

To: Manna, Jeannine@Coastal <Jeannine.Manna@coastal.ca.gov>; Rexing, Stephanie @ Coastal <Stephanie.Rexing@coastal.ca.gov>
Cc: Matella, Mary@Coastal <Mary.Matella@coastal.ca.gov>; Jesperson, Michelle@Coastal <Michelle.Jesperson@coastal.ca.gov>;
Cavalieri, Madeline@Coastal <Madeline.Cavalieri@coastal.ca.gov>

Subject: FW: Reminder - Public Notice of Coastal Commission’s Draft Section 309 Assessment and Strategy

Hi Jeannine and Stephanie,

The email below was received for a recent hearing item (the 309 Assessment & Strategy), but it seems to be a question directly for
the District. You may have already heard from Eric Ryder in relation a pending Sonoma County LCP ADU amendment, but can you
forward this on to the assigned planner?

Thanks, Shana

From: 309Comments2021@Coastal

Sent: Wednesday, January 20, 2021 11:51 AM

To: Gray, Shana@Coastal; Cavalieri, Madeline@Coastal
Cc: Jesperson, Michelle@Coastal

Subject: Fw: Reminder - Public Notice of Coastal Commission’s Draft Section 309 Assessment and Strategy

FvI,
This email came in to our 309 Assessment web address. We don't think this is directly relevant to the Assessment and
Strategy. | hope you can figure out how to respond to Eric about this or connect him to others who can help!

Thanks,
Mary

From: eryder <eric@ryderez.com>

Sent: Friday, January 15, 2021 10:38 PM

To: 309Comments2021@Coastal < mments2021 l.ca.gov.

Subject: Re: Reminder - Public Notice of Coastal Commission’s Draft Section 309 Assessment and Strategy

Hello -

Residents of Half Moon Bay living in the San Mateo County Unincorporated area / LCP Zone have been waiting for over a year for
the changes to the ADU regulations that the Governor handed down in 2019 to trickle down to us. The San Mateo County
Supervisors / Planning Department finally passed along their Recommendations for the Coastal Commission / LCP to certify these
changes two months ago. Attached are the meeting minutes, along with supporting material.

We have been waiting to build out an Attached ADU for my in-laws to move into, to help care for them. My Mother In-Law, in
particular, has one lung and is now on oxygen and in a nursing home. The fear of COVID is extremely high and causing us all a lot of
stress. She is 85. We need to bring her home, but we have no space for both of them, or even just her. To say getting these
recommendations certified ASAP is a matter of life and death is probably not too far from reality here.
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Please put this on the next meetings calendar and/or let us know if this has already been signed off, as | believe there may not
need to be a meeting for this. From the looks of it, the next CC meeting

for our area isn’t until April. It will be extremely stressful to wait yet another 3 months before we can even START the permitting
process.

Thank you for your time and consideration!!

Eric Ryder / Theresa Foland
HMB

On Jan 15, 2021, at 1:50 PM, California Coastal Commission <309comments2021@coastal.ca.gov> wrote:

Reminder
Dr ion A ment an r D ment for 2021 —
2025

Comment period closes Jan. 20, 2021

The public is invited to review and comment on the Coastal Commission’s Draft
Section 309 Assessment and Strategy for 2021 — 2025, as required by the Office
for Coastal Management, a division of the National Oceanic and Atmospheric
Administration (NOAA), and Section 309 of the federal Coastal Zone Management
Act (CZMA). Section 309 of the CZMA establishes a grant program to encourage
states to improve their coastal management programs in nine enhancement areas,
including: 1) wetlands, 2) public access, 3) coastal hazards, 4) cumulative and
secondary impacts, 5) energy and government facility siting, 6) marine debris, 7)
ocean resources, 8) special area management planning; and 9) aquaculture.
States are required to conduct an assessment of their 2016-2020 coastal program
enhancement work in the nine enhancement areas and develop a strategy for
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http://r20.rs6.net/tn.jsp?f=0015BVLgC3jPx6TV9jleJ9MJc6iiGUL-R9y92BFTxGZP_xfsA5JbmiGwpiPL3ilf0SCHs1_e6kNlQwvjH-idC3oWxTbE5rPULvdoCv8BA5UrWMRt_y3rAUL5c4e2nYVObIK41PYskFPoErdz0BZr4ddbKu7XXb3OD4d9_j1zV89VfK4TrAsHSEOD5jSuzpUkJBdU3cDCJ_FiJudUQUkIPWIBSpiOFnM8iKtz_2Qgj0F4xd7WWu2DX-kLAhaxMxk6iNV&c=Yf6-jojP0AL2qOM-GRXRgY39WYufRn8-02TkbhO7VaijQg7csZVyug==&ch=ZXrSg5UOmQJygRXjlH2pl2qZEdHlQKd2MMa3h4MCN8gwSA3r7jyjQA==
http://r20.rs6.net/tn.jsp?f=0015BVLgC3jPx6TV9jleJ9MJc6iiGUL-R9y92BFTxGZP_xfsA5JbmiGwpiPL3ilf0SCHs1_e6kNlQwvjH-idC3oWxTbE5rPULvdoCv8BA5UrWMRt_y3rAUL5c4e2nYVObIK41PYskFPoErdz0BZr4ddbKu7XXb3OD4d9_j1zV89VfK4TrAsHSEOD5jSuzpUkJBdU3cDCJ_FiJudUQUkIPWIBSpiOFnM8iKtz_2Qgj0F4xd7WWu2DX-kLAhaxMxk6iNV&c=Yf6-jojP0AL2qOM-GRXRgY39WYufRn8-02TkbhO7VaijQg7csZVyug==&ch=ZXrSg5UOmQJygRXjlH2pl2qZEdHlQKd2MMa3h4MCN8gwSA3r7jyjQA==

2021-2025 grant applications to address priority program needs identified in the
assessment. The Commission’s Draft 309 Strategy builds off the recently adopted
2021 — 2025 Strategic Plan so that federal funds can be used to carry-out actions
in the Strategic Plan.

The public comment period is closing soon and written comments must be
received by January 20, 2021 to be considered and addressed. Comments can
be sent via email or mailed to:

California Coastal Commission Or send via email (preferred)
Executive Division to: 309Comments2021@coastal.ca.gov
455 Market Street, Suite 300

San Francisco, CA 94105

For more information, please view the staff presentation on the Draft Assessment
and Strategy from the Commission’s January 13, 2021 meeting (ltem W6d).

California Coastal Commission | 455 Market St, Suite 300, San Francisco, CA 94105
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From: Rexing, Stephanie@Coastal

To: Martinez, Erik@Coastal

Cc: Manna, Jeannine@Coastal

Subject: FW: Public Comment on January 2021 Agenda Item Wednesday 6d - Draft 309 Enhancement Grants Assessment
Date: Friday, January 15, 2021 11:59:10 AM

Attachments: 20201110 r CZ ADU Update CCC Transmittal (1).pdf

20201110 o CZ ADU PLN 2020-00144 (1).pdf

Correspondence for the SMC ADU LCPA matter. Please retain for when we take this to hearing.

From: Staben, Jeff@Coastal <Jeff.Staben@coastal.ca.gov>

Sent: Friday, January 15, 2021 8:04 AM

To: Manna, Jeannine@Coastal <Jeannine.Manna@coastal.ca.gov>

Cc: Rexing, Stephanie@Coastal <Stephanie.Rexing@coastal.ca.gov>

Subject: Fw: Public Comment on January 2021 Agenda Item Wednesday 6d - Draft 309
Enhancement Grants Assessment

Hello - hope you are both doing well. Happy New Year. See below re: a resolution....be well...

From: Eric Zachary Ryder <ezryder38 @gmail.com>
Sent: Thursday, January 14, 2021 6:17 PM

To: ExecutiveStaff@Coastal <ExecutiveStaff@coastal.ca.gov>
Subject: Public Comment on January 2021 Agenda Item Wednesday 6d - Draft 309 Enhancement

Grants Assessment

Hello - What is the status of certification for this resolution:

RESOLUTION NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEQ, STATE OF CALIFORNIA

* k 3k k 3k %

RESOLUTION DIRECTING SUBMITTAL OF THE UPDATED ACCESSORY DWELLING UNIT REGULATIONS,
CHAPTER 22.5.1 OF THE COUNTY ZONING REGULATIONS, AND AMENDMENTS TO THE COUNTY’S
LOCAL COASTAL PROGRAM, TO THE CALIFORNIA COASTAL COMMISSION FOR REVIEW AND
CERTIFICATION RESOLVED, by the Board of Supervisors of the County of San Mateo, State of
California, that

WHEREAS, in November, 1980, the San Mateo County Local Coastal Program (LCP) was certified by
the California Coastal Commission; and

WHEREAS, since its certification, the LCP has been amended at various times, to improve its
conformity with the California Coastal Act or respond to local circumstances; and

WHEREAS, the various zoning regulations and other regulations regarding development that apply in
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RESOLUTION NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEO, STATE OF CALIFORNIA

*x * * * % *

RESOLUTION DIRECTING SUBMITTAL OF THE UPDATED ACCESSORY
DWELLING UNIT REGULATIONS, CHAPTER 22.5.1 OF THE COUNTY ZONING
REGULATIONS, AND AMENDMENTS TO THE COUNTY’S LOCAL COASTAL
PROGRAM, TO THE CALIFORNIA COASTAL COMMISSION FOR REVIEW AND
CERTIFICATION

RESOLVED, by the Board of Supervisors of the County of San Mateo, State of

California, that

WHEREAS, in November, 1980, the San Mateo County Local Coastal Program

(LCP) was certified by the California Coastal Commission; and

WHEREAS, since its certification, the LCP has been amended at various times,
to improve its conformity with the California Coastal Act or respond to local

circumstances; and

WHEREAS, the various zoning regulations and other regulations regarding
development that apply in the County’s Coastal Zone constitute a part of the

Implementation Plan for the LCP; and

WHEREAS, amendment of that Implementation Plan must be certified by the
California Coastal Commission as conforming with the California Coastal Act, prior to

taking effect in the County’s Coastal Zone; and





WHEREAS, amendments to the County’s Local Coastal Program must also be
certified by the California Coastal Commission as conforming with the California Coastal

Act, prior to taking effect; and

WHEREAS, the Board of Supervisors has adopted, by ordinance, amendments
to Chapter 22.5.1 of the County Zoning Code, regulating the development of accessory

dwelling units in the County’s Coastal Zone; and

WHEREAS, the ordinance constitutes an amendment to the Implementation Plan

of the Local Coastal Program; and

WHEREAS, the Board of Supervisors has also adopted, by ordinance,
amendments to the County’s Local Program, to ensure consistency between the Local
Coastal Program and Chapter 22.5.1 of the County Zoning Code, and to ensure

consistency with State law; and

WHEREAS, these amendments will not be effective in the County’s Coastal

Zone until they have been reviewed and certified by the California Coastal Commission.





NOW THEREFORE, the Board of Supervisors of the County of San Mateo, State of

California, resolves as follows:

Planning and Building Department staff are directed to submit the updated Chapter
22.5.1 of the County Zoning Regulations and the amendments to the County’s Local
Coastal Program regulating accessory dwelling units in the County’s Coastal Zone to

the California Coastal Commission for review and certification.

* % * * % *






ORDINANCE NO.

BOARD OF SUPERVISORS, COUNTY OF SAN MATEO,
STATE OF CALIFORNIA

* % % % * *

ORDINANCE AMENDING THE COUNTY ORDINANCE CODE, DIVISION VI, PART
ONE (ZONING REGULATIONS) CHAPTER 22.5.1 (ACCESSORY DWELLING UNITS
- COASTSIDE) AND AMENDING SECTION 3.22 OF THE COUNTY’S LOCAL
COASTAL PROGRAM

The Board of Supervisors of the County of San Mateo, State of California,

ORDAINS as follows

SECTION 1. The Board of Supervisors of the County of San Mateo (“County”) hereby

finds and declares as follows:

WHEREAS, the County of San Mateo adopted an ordinance regulating the
creation of accessory dwelling units (second units) in 1984, codified as Chapter 22.5 of

the Zoning Regulations; and

WHEREAS, since that time, the legislature of the State of California has enacted
legislation on numerous occasions governing how local jurisdictions may regulate

accessory dwelling units, including most recently in 2019; and

WHEREAS, in August 2020 the Board of Supervisors adopted amendments
dividing the zoning regulations regarding accessory dwelling units into two chapters,
Chapter 22.5 addressing units outside the County’s Coastal Zone, and Chapter 22.5.1

addressing units within the Coastal Zone; and





WHEREAS, in August 2020 the Board of Supervisors adopted amendments to
Chapter 22.5 in order to comply with the most recent amendments to Government Code

section 65852.2, which require local ordinances to be consistent with State law; and

WHEREAS, further amendments to the County’s accessory dwelling unit
regulations Chapter 22.5.1 regarding units in the Coastal Zone are required in order to

achieve consistency with current State law; and

WHEREAS, amendments to the standards regarding accessory dwelling units in
the County’s Local Coastal Program are also required in order to achieve consistency

with current State law; and

WHEREAS, housing production in San Mateo County continues to lag behind the
need for new housing, resulting in housing shortages and housing costs that are

unaffordable for many County residents; and

WHEREAS, accessory dwelling units remain a type of housing that is often
cheaper to build, more affordable to occupy, more environmentally sustainable, and less

impactful on surrounding neighborhoods than other forms of housing; and

WHEREAS, the San Mateo County Board of Supervisors has recognized
accessory dwelling units as a valuable source of new housing that can help meet the

County’s housing needs and goals; and

WHEREAS, Policy HE32 of the County’s adopted Housing Element commits the

County to update its accessory dwelling unit regulations in order to comply with State





law, streamline permitting, standardize the County’s regulations, and facilitate the

development of second units; and

WHEREAS, the San Mateo County Planning Commission considered the
proposed amendments on September 23, 2020, and voted to recommend that the

Board of Supervisors adopt amendments; and

WHEREAS, the proposed amendments to Chapter 22.5.1, and to the County’s

Local Coastal Program, are consistent with the County’s Local Coastal Program; and

WHEREAS, the proposed amendments to Chapter 22.5.1 also constitute an

amendment to the Implementation Plan of the Local Coastal Program; and

WHEREAS, the proposed amendments to the Implementation Plan of the Local
Coastal Program and the proposed amendments to the Local Coastal Program are

consistent with the California Coastal Act; and

WHEREAS, on adoption by the Board of Supervisors, the amendments to
Chapter 22.5.1 and the County’s Local Coastal Program will be submitted to the

California Coastal Commission for review and certification; and

WHEREAS, the said amendments to the Zoning Regulations, Chapter 22.5.1
and to the County’s Local Coastal Program will ensure that the County’s accessory
dwelling unit regulations are consistent with State law, will ensure that the regulations
are easier to interpret and implement, will facilitate and promote the creation of

accessory dwelling units, and will help fulfill the County’s housing goals.





NOW, THEREFORE, the Board of Supervisors of the County of San Mateo,

State of California, ordains as follows:

SECTION 2. The San Mateo County Ordinance Code (Zoning Regulations), Division
VI, Part One, Chapter 22.5.1 (Accessory Dwelling Units — Coastal Zone), is hereby
amended to read as follows:

CHAPTER 22.5. 1. ACCESSORY DWELLING UNITS — COASTAL ZONE

SECTION 6439.1. PURPOSE. Accessory dwelling units are a residential use that

provide an important source of housing. The purpose of this Chapter is to:

1.

Increase the supply and diversity of the County’s housing stock, in particular the
number of smaller and more affordable units, by allowing accessory dwelling units
to be built on existing residential properties, while preserving the neighborhood
character.

Increase the housing stock of existing neighborhoods in a manner that has less
impact on the environment than development of housing in undeveloped areas.

Allow more efficient use of existing residential areas and supporting infrastructure.
Provide a means for residents to remain in their homes and neighborhoods.

Provide opportunities for homeowners to earn supplemental income from renting
an accessory dwelling unit.

Establish standards for accessory dwelling units in the County’s Coastal Zone to
ensure that they are safe, habitable, compatible with existing development, and
consistent with the policies of the County’s Local Coastal Program and the
California Coastal Act.

SECTION 6439.2 DEFINITIONS.

1.

Primary Residence. A “primary residence” is the main residence located or
proposed to be located on the parcel on which an accessory dwelling unit(s) is
located or proposed to be located.

Accessory Dwelling Unit. An “accessory dwelling unit” is a dwelling unit located or
proposed to be located on a lot which contains, or will contain, a primary
residence. Accessory dwelling units may be detached from or attached to the
primary residence on the property. Accessory dwelling units may also be (1)
efficiency units, as defined in Section 17958.1 of the California Health and Safety






Code, or (2) manufactured homes, as defined in Section 18007 of the California
Health and Safety Code. Accessory dwelling units are “accessory dwelling units”
as that term is used in Government Code Section 65852.2. An accessory
dwelling unit includes an efficiency unit as defined in Section 17958.1 of the
Health and Safety Code or a manufactured home as defined in Section 18007 of
the Health and Safety code. A “second unit” or “secondary unit” is an accessory
dwelling unit. Accessory dwelling units are not “accessory buildings” as defined in
Section 6102.19. Any secondary structure that provides independent facilities for
living; sleeping; eating; cooking; and sanitation, may be considered an accessory
dwelling unit, at the discretion of the Community Development Director, unless an
applicant can provide compelling evidence to the contrary to the satisfaction of the
Community Development Director.

Detached Accessory Dwelling Unit. A “detached accessory dwelling unit” is a unit
that is an independent structure, entirely separated from the structure of the
primary residence. Accessory dwelling unit constructed within, or as an extension
of an existing detached structure other than the primary residence are considered
detached accessory dwelling units.

Attached Accessory Dwelling Unit. An “attached accessory dwelling unit” is a unit
that is built as an addition to, extension of, or within the primary residence.

Junior Accessory Dwelling Unit. A “junior accessory dwelling unit” is an accessory
dwelling unit built entirely within the walls of an existing or proposed primary
residence, not exceeding five hundred square feet in size, and including an
efficiency kitchen, as described in Government Code Section 65852.22. A junior
accessory dwelling unit may include separate sanitation facilities or may share
sanitation facilities with the existing structure or unit.

Efficiency Kitchen. An efficiency kitchen, as defined in Government Code Section
65852.22, is a kitchen that contains at least a cooking facility with appliances, and
a food preparation counter and storage cabinets that are of reasonable size in
relation to the size of the junior accessory dwelling unit.

Floor Area. For purposes of this Chapter, the “floor area” of an accessory
dwelling unit is the area of each floor level included within the walls enclosing
each dwelling unit. The floor area shall be measured from the outside face of the
walls enclosing each dwelling unit including all closet space and storage areas
contained within the unit, including habitable basements and attics, but not
including unenclosed porches, balconies, or any enclosed garages or carports.
For purposes of calculating allowable floor area of accessory dwelling units based
on a proportion of the size of the primary residence, only the livable floor area of
the primary residence shall be counted. The floor area of any other structures, for
purposes of calculating total floor area, lot coverage, or other calculations, shall be
calculated in the manner described in the relevant zoning regulations.





8.  Owner Occupancy. Owner occupancy is the condition and requirement that the
owner of a parcel on which a junior accessory dwelling unit is constructed live in
one of the units on the property in perpetuity.

9. Stepback. A setback above the ground floor, where the building is “stepped back
an additional distance from the outermost point of the building at the ground level.

SECTION 6439.3 LOCATIONS PERMITTED. Accessory dwelling units shall be
allowed in the R-1, R-2, and R-3 zoning districts in the County’s Coastal Zone,
regardless of any regulations that might otherwise prohibit accessory dwelling units in
any specific district.

SECTION 6439.4 APPROVAL. Accessory dwelling units meeting all of the applicable
requirements of Section 6439.5, 6439.6, 6439.7, 6439.8, and 6439.9, as applicable,
shall be approved ministerially, without public notice, public hearing, or discretionary
review, in the manner and to the extent described in Section 6439.18.

Accessory dwelling units not meeting the applicable standards set forth in Section
6439.5, 6439.6, 6439.7, 6439.8, and 6439.9 will be considered a conditionally permitted
use within the districts specified in Section 6439.3 and may be permitted by a
conditional use permit pursuant to a public hearing before the Zoning Hearing Officer,
as described in Section 6431. Conditionally permitted units may also still be subject to
other permitting requirements and approvals pertaining to the County’s Coastal Zone,
as described in Section 6439.18.

SECTION 6439.5 DEVELOPMENT STANDARDS FOR ALL ACCESSORY
DWELLING UNITS. New accessory dwelling units shall be subject to the requirements
and standards described in this chapter. Where not superseded by the specific
requirements described in this chapter, accessory dwelling units shall also be subject to
the requirements applicable to any dwelling unit on the same parcel in the same district.
Development standards applicable to all accessory dwelling units include the following:

1. Minimum Lot Area. Accessory dwelling units shall be exempt from the minimum
lot area per dwelling unit provisions in the applicable district.

2. Minimum Lot Size. Accessory dwelling units shall be exempt from all minimum lot
size requirements.

3. Maximum Density of Development. Accessory dwelling units shall be exempt
from any and all provisions limiting the maximum density of development in the
applicable district.

4. Setbacks. Notwithstanding the required setbacks in the applicable district,
minimum setbacks for accessory dwelling units shall be:





a. Front Setbacks. With the exception of accessory dwelling units created
entirely within the space of an existing structure, for all other accessory
dwelling units regardless of height, the accessory dwelling unit may be
located no closer to the front property line of the subject parcel than the
lesser of:

(1) The front setback required by the relevant zoning district, or

(2) The distance from the front property line of the primary residence
located or proposed to be located on that parcel. For purposes of this
section, the primary residence includes attached garages.

In cases where an existing primary residence is closer to the front property
line than the front setback normally required in the same district, the
accessory dwelling unit shall also be allowed to be located as close to the
front property line as the primary residence.

In cases where an accessory dwelling unit is proposed to be built atop an
existing detached garage that is located within the required front setback, a
conditional use permit shall be required.

b.  Side and Rear Setbacks. For accessory dwelling units created entirely
within the space of an existing structure, setbacks shall be those already
existing for that structure, unless such setbacks present demonstrable
safety issues.

For all other accessory dwelling units regardless of height, the accessory
dwelling unit may be located no closer to the property line than: Side: 4
feet; Rear: 4 feet.

C. Stepbacks. Accessory dwelling units, whether attached or detached,
exceeding 16 feet in height shall have the following stepbacks, located at a
point no higher than 16 feet on the structure: Side: 5 feet; Rear: 10 feet.

Floor Area. The allowable floor area of an accessory dwelling unit shall be
calculated in the manner described in Sections 6439.5, 6439.6, 6439.7, 6439.8,
and 6439.9, but in no case shall these regulations be applied in such a way as to
preclude an attached or detached accessory dwelling unit of at least 800 sq. ft. in
size that meets all other relevant standards.

Lot Coverage. Accessory dwelling units shall count against the allowed lot
coverage on a parcel, except that no lot coverage restriction shall preclude
creation of an attached or detached accessory dwelling unit of at least 800 sq. ft.
in size that meets all other relevant standards.






10.

11.

12.

Height. The maximum height of the accessory dwelling unit shall be twenty-six
feet. Building height shall be measured as the vertical distance from any point on
the lower of (a) finished grade, or (b) natural grade, to the topmost point of the
building immediately above. Chimneys, pipes, mechanical equipment, antennae,
and other similar structures may extend up to eight feet beyond the building
height, as required for safety or efficient operation. Accessory dwelling units built
entirely within an existing building shall be subject to the greater of the height limit
applicable to that building in the relevant district, or the maximum height of the
existing primary residence, measured in the manner described in the Zoning
Regulations of the relevant district.

Daylight Plane. Neither accessory dwelling units built above an existing detached
or attached garage or accessory structure, nor detached accessory dwelling units
taller than sixteen (16) feet in height, shall be subject to daylight plane
requirements.

Balconies and Decks. Accessory dwelling units that do not meet the setback
requirements that would apply to a primary residence in the same district shall
have no rooftop decks, and no portion of any balcony or deck shall be located
above ten (10) feet in height, exclusive of railings, measured in the same manner
as height in Section 6429.7, except on the side of the accessory dwelling unit
facing the primary residence. Accessory dwelling units that meet the setback
requirements that would apply to a primary residence in the same district may
have rooftop decks and balconies to the extent otherwise allowed in the relevant
district.

Windows. Accessory dwelling units that do not meet the setback requirements
that would apply to a primary residence in the same district shall have no windows
located above or extending above ten (10) feet on the accessory dwelling unit,
measured from finished grade, except on: (1) the side(s) of the accessory dwelling
unit facing the primary residence, and (2) the side(s) of the accessory dwelling
unit that comply with the normal setback requirements of the district. On the sides
of the accessory dwelling unit that do not meet the normal setback requirements
of the district, clerestory windows located above ten (10) feet on the accessory
dwelling unit shall be allowed, if they have a lower sill height of no less than six
feet from the nearest interior floor of the accessory dwelling unit, and a total
window height no greater than twenty-four (24) inches. Skylights shall be allowed.

Ingress and Egress. Accessory dwelling units shall have an independently
accessible entrance that does not require passage through the primary residence.

Required Facilities. With the exception of junior accessory dwelling units, which
are subject to the requirements described in Section 6439.8, all attached or
detached accessory dwelling units must include the following:

a. Independent facilities for living, sleeping, eating, cooking, and sanitation.





b.

C.

A kitchen area containing a refrigerator, sink, and permanently installed
cooking appliance, which must include at least a fixed stovetop.

A fully plumbed bathroom including sink, shower, and toilet.

13. Parking Requirements

a.

Required Parking. One new covered or uncovered parking space, in
addition to those already existing on the parcel, shall be provided on-site for
each new attached or detached accessory dwelling unit.

Parking Exemptions. Accessory dwelling units meeting any of the following
criteria shall not be required to provide any parking in addition to that
already provided on the parcel, or in the case of a concurrent application for
a new primary and accessory dwelling unit, shall not be required to provide
any parking in addition to the parking required for the primary residence

(1) Accessory dwelling units located within one-half (1/2) mile of a public
transit stop or station, measured as a direct line from the transit stop.
Public transit stops must be served by a transit line serving the public,
and not solely by specialized, private, or limited population services
such as school buses, privately run shuttles, or other services that
cannot be used by all public riders.

(2) Accessory dwelling units located within a designated architecturally
and historically significant historic district.

(3) Accessory dwelling units that are part of the existing primary residence
or an existing accessory structure, including attached or detached
garages.

(4) Accessory dwelling units located within one (1) block of a car share
vehicle pick-up/drop-off location.

Conversion of Covered Parking. Any covered parking removed in order to
create an accessory dwelling unit, if required to be replaced, may be
replaced with uncovered parking of any type and configuration allowed by
Section 6439.5.13(f), below. For purposes of this Section, conversion
includes patrtial or full demolition of covered parking required to create an
accessory dwelling unit.

Garage conversion. If an existing attached or detached garage is converted
to an accessory dwelling unit, the parking previously provided by that

garage may be replaced by uncovered parking of any type and configuration
allowed by Section 6439.5.13(f), below, and no additional parking related to






14.

15.

the accessory dwelling unit is required. For purposes of this Section,
conversion includes partial or full demolition of the garage and partial or full
replacement with an accessory dwelling unit.

e. Use of Existing Parking. If the parking already existing on the parcel

exceeds that required for existing development on the parcel, excess
parking spaces shall be counted toward the new parking required for the
accessory dwelling unit.

Provision and Location of Parking. Parking spaces shall be provided in the

following manner:

(1)

)

3)

(4)

(5)

Pervious Surfaces. All new parking spaces created for the accessory
dwelling unit must be provided on pervious surfaces. The maximum
amount of impervious surfaces designated to satisfy the accessory
dwelling unit parking requirement shall be no greater than the amount
of impervious surfaces existing at time of application. Existing
impervious surface area may be used for parking and need not be
converted to pervious surface.

Uncovered Parking. All parking required for the accessory dwelling
unit may be uncovered.

Front or Side Yard Parking. Up to three parking spaces may be
provided in the front or side yard. Not more than 600 sg. ft. of the front
yard area shall be used for parking.

Tandem Parking. Required parking spaces for the primary residence
and the accessory dwelling unit may be provided in tandem on a
driveway. A tandem parking arrangement consists of one car behind
the other. No more than three total cars in tandem may be counted
toward meeting the parking requirement.

Compact Spaces. All parking required for the accessory dwelling unit
may be provided by compact parking spaces, as defined in Section
6118.a.

Requests for Parking Exceptions. If the required parking for an accessory

dwelling unit cannot be met in accordance with this Chapter, an application may
be submitted for a parking exception, as specified in Section 6120. For parking
provided in accordance with the provisions of this Chapter, a parking exception

shall not be required.

Design Review. Accessory dwelling units shall not be subject to design review,

except to the extent that they are located in the County’s Coastal Zone.
Accessory dwelling units in the County’s Coastal Zone are subject to relevant





16.

17.

18.

19.

20.

21.

design review requirements incorporated in the County’s Local Coastal Program
and Zoning Regulations, however such units shall not be reviewed by a Design
Review Committee, nor shall their design be subject to consideration at any public
hearing. Compatibility with applicable design standards for such units shall be
determined by the Community Development Director or the Director’s designee.

Architectural Review. Accessory dwelling units located in scenic corridors in the
County’s Coastal Zone shall be subject to architectural review as normally
required.

Concurrent Application for Development of Primary Residence and Accessory
Dwelling Unit. In the case of a concurrent application for development of a new
primary residence and new accessory dwelling unit on the same parcel, whichever
unit is first issued a certificate of occupancy must conform to all applicable
regulations for the primary residence in the relevant district.

Conversion of Existing Residence. An existing residence may be converted to an
accessory dwelling unit in conjunction with development of a new primary
residence, if the existing residence, once converted, will meet all the standards
applicable to development of a new accessory dwelling unit described in this
Chapter.

Conversion of Accessory Buildings. An accessory dwelling unit may be
constructed within or above an existing, detached accessory building, provided
the resulting unit conforms to all applicable provisions of this Chapter.

Accessory dwelling units constructed within or above an existing, detached
accessory building that conforms to all applicable provisions of this Chapter shall
not be required to obtain a use permit, regardless of the requirements of the
applicable district.

Accessory dwelling units built within or above existing garages are subject to the
specific provisions of this Chapter regarding such units, regardless of any
regulations to the contrary in the Zoning Regulations.

Creation of Accessory Dwelling Unit Entirely Within a Non-Conforming Primary
Residence. In the case of an existing primary residence that does not conform to
one or more zoning regulations, creation of an accessory dwelling unit that will be
entirely within the existing primary residence shall not, in itself, create a
requirement that the nonconformities be rectified. However, no other provisions
that may require rectification of existing nonconformities are waived merely due to
approval of an accessory dwelling unit, unless specifically described in this
Chapter.

Short Term Rental. Accessory dwelling units created pursuant to the provisions of
this Chapter, if rented, shall only be rented for a term longer than 30 days.






22.

Impact Fees. Accessory dwelling units of less than 750 sq. ft. in size shall be
exempt from all impact fees. Accessory dwelling units of greater than 750 sq. ft.
in size shall only be charged impact fees in an amount equal to the standard
impact fee for such a unit, multiplied by the proportion of the accessory dwelling
unit to the primary dwelling unit.

SECTION 6439.6 STANDARDS FOR DETACHED ACCESSORY DWELLING UNITS.

New detached accessory dwelling units shall be subject to the requirements described
in Section 6439.5, and to the following requirements:

1.

Distance between Detached Accessory Dwelling Units and Other Residential
Structures. The distance required between a detached accessory dwelling unit
and any other residential structure on the same parcel must be a minimum of five
(5) feet, measured from foundation to foundation. If a separation distance greater
than five (5) feet is required by any other section of the Zoning Regulations, it
shall be disregarded, and the standards of this Chapter shall govern.

Floor Area of Detached Accessory Dwelling Units. Notwithstanding any floor area
standards applicable to accessory dwelling units in the applicable district, the
following floor area standards shall apply:

a. The floor area of a detached accessory dwelling unit shall not exceed eight
hundred (800) sq. ft. or thirty-five percent (35%) of the livable floor area of
the existing or proposed primary residence, whichever is larger, up to a
maximum of one thousand five hundred (1,500) square feet. The floor area
of the primary residence shall be calculated in the manner described in the
relevant base or overlay district Zoning Regulations.

b.  The floor area of a detached accessory dwelling unit shall count against the
total floor area allowed on a parcel, such that the total floor area of the
accessory dwelling unit in combination with the square footage of the
primary residence and other structures on or proposed to be on the parcel
shall not exceed the maximum floor area allowed within the zoning district,
with the following exception:

(1) Regardless of floor area limitations, a single eight hundred (800)
square foot detached accessory dwelling unit shall be allowed on a
parcel, so long as that second unit can meet the setback and stepback
requirements described in Section 6439.5.4.

Detached Accessory Dwelling Units and Junior Accessory Dwelling Units. One
detached accessory dwelling unit may be built in combination with one junior
accessory dwelling unit built on the same parcel, as long as both units comply with
all relevant provisions of this Chapter.






SECTION 6439.7 STANDARDS FOR ATTACHED ACCESSORY DWELLING UNITS.
New attached accessory dwelling units shall be subject to the requirements described in
6439.5, and to the following requirements:

1. Floor Area of Attached Accessory Dwelling Units. Notwithstanding any floor area
standards applicable to accessory dwelling units in the applicable district, the
following floor area standards shall apply:

a. The floor area of an attached accessory dwelling unit shall not exceed eight
hundred (800) sq. ft. or fifty percent (50%) of the livable floor area of the
existing or proposed primary residence, whichever is larger, up to a
maximum of one thousand five hundred (1,500) square feet. The floor area
of the primary residence shall be calculated in the manner described in the
relevant base or overlay district Zoning Regulations.

b.  The floor area of an attached accessory dwelling unit shall count against the
total floor area allowed on a parcel, such that the total floor area of the
accessory dwelling unit in combination with the square footage of the
primary residence and other structures on or proposed to be on the parcel
shall not exceed the maximum floor area allowed within the zoning district,
with the following exception:

(1) Regardless of floor area limitations, a single eight hundred (800)
square foot attached accessory dwelling unit shall be allowed on a
parcel, so long as that second unit can meet the setback and stepback
requirements in Section 6439.5.4.

(2) For attached second units built entirely within the walls of an existing
or proposed primary residence, an additional one-hundred fifty (150)
sq. ft. of floor area is allowed regardless of other floor area limitation,
solely for the purpose of providing ingress/egress, and not for
expanded living space. Such space for ingress and egress typically
includes, but is not limited to, stairs, porches, foyers, and other similar
areas.

2. Ingress and Egress for Attached Accessory Dwelling Units. With the exception of
junior accessory dwelling units, attached accessory dwelling units shall only be
allowed a connecting doorway or other permanent ingress or egress between the
primary residence and the accessory dwelling unit with the approval of the
Community Development Director, at the Director's discretion. In all cases, such
doorways must be independently securable from within the accessory dwelling
unit and from within the primary residence. Junior accessory dwelling units are
permitted to have a connecting doorway or other permanent ingress or egress
between the primary residence and the junior accessory dwelling unit, but such
doorway must also be independently securable from within both the junior
accessory dwelling unit and the primary residence.






For accessory dwelling units attached to the primary residence, any new
entrances and exits may face the front of the parcel only if they are 1) located so
as not to be visible from the front of the parcel, or 2) unless otherwise, required by
clearance and or landing requirements, or 3) unless permitted by the Community
Development Director, at the Director’s discretion.

No Combining of Attached Accessory Dwelling Units and Other Accessory
Dwelling Units. An attached accessory dwelling unit that does not meet the
definition of, and comply with all relevant standards relating to, a junior accessory
dwelling unit, may not be built in combination with any other attached or detached
accessory dwelling unit on the same parcel.

SECTION 6439.8 STANDARDS FOR JUNIOR ACCESSORY DWELLING UNITS.

New attached junior accessory dwelling units shall be subject to the requirements
described in 6439.5, with the following exceptions:

1.

Location. Junior accessory dwelling units must be constructed entirely within the
walls of an existing or proposed primary single-family residence, except that an
additional one hundred fifty (150) sqg. ft. may be built solely for the purpose of
providing ingress and egress for the junior accessory dwelling unit.

Floor area. The floor area of a junior accessory dwelling unit may be no greater
than five hundred (500) sq. ft. under any circumstance, except that an additional
one-hundred fifty (150) sqg. ft. may be created outside of the primary residence,
solely for the purpose of providing ingress and egress for the junior accessory
dwelling unit.

Required Facilities. Junior accessory dwelling units must have a sleeping area,
sink, and efficiency kitchen as defined in Government Code Section 65852.22.
JADUs may share a bathroom with the primary residence.

Internal Ingress and Egress. Junior accessory dwelling units must have external
ingress and egress, as described in Section 6539.5.11. However, junior
accessory dwelling units may have internally connecting doorways between the
junior accessory dwelling unit and the primary residence. The internally
connecting doorway must be independently securable from both the junior
accessory dwelling units and the primary residence.

Owner Occupancy. The owner(s) of the parcel on which a junior accessory
dwelling unit is proposed shall be required to occupy one of the units on the
parcel. The owner(s) shall be required to record a deed restriction enforcing this
requirement, which shall run with the land, and which shall be provided to the
Planning and Building Department. The deed restriction shall also include a
prohibition on the sale of the junior accessory dwelling unit separate from the sale






of the single-family residence, including a statement that the deed restriction may
be enforced against future purchasers.

SECTION 6439.9 STANDARDS FOR MULTIPLE ACCESSORY DWELLING UNITS

ON PROPERTIES WITH EXISTING MULTIFAMILY STRUCTURES. On parcels with

existing multi-family structures, including multi-family structures with two or more units,
multiple accessory dwelling units shall be allowed, subject to the requirements
described in Section 6439.5, and to the following requirements:

1.

Accessory Dwelling Units within Multifamily Structures:

a. Multiple accessory dwelling units may be created within the portions of
existing multi-family dwelling structures that are not used as livable space,
including, but not limited to, storage rooms, boiler rooms, passageways,
attics, basements, or garages, if each unit complies with state building
standards for dwellings.

b. A minimum of one accessory dwelling unit shall be allowed within an
existing multi-family dwelling, and a maximum number of accessory dwelling
units not exceeding twenty-five percent (25%) of the existing multi-family
dwelling units on the parcel, if those accessory dwelling units meet all
required standards of this Chapter.

Detached Accessory Dwelling Units on Parcels with Multifamily Structures. No
more than two detached accessory dwelling units shall be allowed on a parcel that
has an existing multi-family dwelling, subject to the provisions of this Chapter.

SECTION 6439.10 DEVELOPMENT STANDARDS FOR EXISTING ACCESSORY

DWELLING UNITS.

1.

Building permits may be issued for existing accessory dwelling units which were
constructed without required permits, under the following conditions:

a.  The accessory dwelling unit conforms to all applicable provisions of this
Chapter, and all other applicable required standards for habitability.

b.  All applicable fees for construction completed without permits have been
paid.

Accessory dwelling units constructed without permits that do not meet the
provisions of this Section may apply for a conditional use permit, as described in
Section 6439.11.

SECTION 6439.11 REQUIREMENTS FOR CONDITIONALLY PERMITTED

ACCESSORY DWELLING UNITS.






Accessory dwelling units not meeting all applicable standards of this Chapter may
be conditionally permitted, subject to a conditional use permit.

With the exception of accessory dwelling units described in Section 6439.11.4,
below, the process for application for and issuance of a conditional use permit for
an accessory dwelling unit shall be that set forth in Section 6503 of the County
Zoning Regulations, except that the granting of the permit shall be at the
determination of the Zoning Hearing Officer. The determination of the Zoning
Hearing Officer shall be appealable to the County Planning Commission only,
subject to the procedures specified in Chapters 24 and Chapter 30 of the Zoning
Regulations.

In the case of accessory dwelling units within the Coastal Zone which are
proposed in conjunction with other development that is required to be reviewed by
the Planning Commission, the conditional use permit will be reviewed and granted
by the Planning Commission only, and shall not be appealable. The Planning
Commission’s review may not consider issues related to design review.

Accessory dwelling units requiring a conditional use permit which are within the
Coastal Development (CD) District may require a Coastal Development Permit
that may be appealable to the Coastal Commission.

In the event that the creation or legalization of an accessory dwelling unit creates
conflicts with standards specific to the base or overlay zoning of the parcel, or
other standards for which specific exceptions are not provided in this Chapter,
those conflicts must be addressed by whatever relief, if any, and through whatever
procedures, are normally required by the regulations in which those standards are
contained.

In the case of accessory dwelling units meeting all applicable standards of this
Chapter except those related to parking requirements, a parking exception may be
requested as provided in Section 6439.5.14, and a conditional use permit shall not
be required.

SECTION 6439.12 HOME IMPROVEMENT EXCEPTIONS.

Home Improvement Exceptions. For accessory dwelling units that may be allowed

contingent on approval of a Home Improvement Exception (HIE), as described in
Section 6531, accessory dwelling units are exempt from the requirements of Section
6531 that:

The improvement may not result in the creation of a new story. Accessory
dwelling units permitted contingent on an HIE may result in creation of a new
story.





2.  Atleast 75 percent of the existing exterior walls (in linear feet) will remain.
Accessory dwelling units may be permitted contingent on an HIE regardless of the
percent of linear feet of existing walls remaining.

3.  Atleast 50 percent of the existing roof (in sq. ft.) will remain. Accessory dwelling
units may be permitted contingent on an HIE regardless of the percent of existing
roof remaining.

4.  The addition will be located at least three feet from a property line. In the case of
accessory dwelling units located within an existing structure, as described in
6439.5.4, accessory dwelling units may be permitted contingent on an HIE
regardless of setbacks.

5.  The existing structure is located in an area with an average slope of less than 20
percent. Accessory dwelling units may be permitted contingent on an HIE
regardless of the average slope.

These exceptions to HIE standards are applicable only to the accessory dwelling unit,
not to the primary residence or any other development on the subject parcel.

Home Improvement Exceptions may not be used to allow an accessory dwelling unit of
greater floor area than that allowed by Section 6439.5.5.

SECTION 6439.13 DECISIONS. Applications for accessory dwelling units, except for
those requiring a conditional use permit as specified in Section 6431, shall be approved
or denied ministerially, on the basis of the objective criteria included in this Chapter and
other applicable regulations. Consideration of other permits associated with
development of the proposed accessory dwelling unit only, that might otherwise be
discretionary, including but not limited to Tree Removal and Grading Permits, shall also
be ministerial, except as provided in Section 6431. No public notice or public hearing
shall be required for review and approval or denial of an accessory dwelling unit, unless
an applicant requests exceptions to the standards set forth in this Chapter.

In the case of accessory dwelling units that are within the Coastal Zone’s Appeals
Jurisdiction, and/or require a Coastal Development permit, all public notice required by
the applicable provisions will be provided.

SECTION 6439.14 APPEALS. Decisions to approve or deny an application for an
accessory dwelling unit that meets all relevant standards set forth in this Chapter shall
not be subject to appeal.

SECTION 6439.15 APPLICABILITY IN SAN MATEO COUNTY COASTAL ZONE AND
COASTAL DEVELOPMENT DISTRICT. These regulations shall only be applicable in
areas inside San Mateo County’s Coastal Zone.






SECTION 6439.16 APPLICABILITY OF COUNTY REGULATIONS. With the exception
of specific standards and exemptions described in this Chapter, all accessory dwelling
units must comply with all applicable provisions in the San Mateo County Ordinance
Code, including the Zoning Regulations (Section 6100 et seq.) and the Building
Regulations (Section 9000 et seq.).

SECTION 6439.17 COASTAL DEVELOPMENT DISTRICT. In the Coastal
Development (CD) District, all accessory dwelling units shall comply with all of the
applicable regulations of the district, including but not limited to the Sensitive Habitats,
Visual Resources, and Hazards policies of the Local Coastal Program. Nothing in this
Chapter shall be construed to supersede or in any way alter or lessen the effect or
application of the California Coastal Act, the San Mateo County Local Coastal Program,
or the CD District regulations, except that no public hearing shall be required for
accessory dwelling units that meet all relevant standards of this Chapter, and approval
of such accessory dwelling unit applications shall be made ministerially, at the staff
level. Accessory dwelling units shall count toward the total residential development
limits described in Section 1.23 and 3.22 of the County’s Local Coastal Program.

SECTION 6439.18 DECISIONS. Applications for accessory dwelling units, except for
those requiring a conditional use permit as specified in Section 6439.7, shall be
approved or denied ministerially, on the basis of the objective criteria included in this
Chapter and other applicable regulations as defined in Section 6434. Consideration of
other permits associated with development of the proposed accessory dwelling unit
only, that might otherwise be discretionary, including but not limited to Tree Removal,
Coastal Development, Resource Management, and Grading Permits, shall also be
ministerial, except as provided in Section 6439.11. Except for units that are within the
Coastal Zone’s Appeals Jurisdiction and/or that require a Coastal Development Permit,
no public notice or public hearing shall be required for review and approval or denial of
an accessory dwelling unit, unless an applicant requests exceptions to the standards
set forth in this Chapter. In the case of units that are within the Coastal Zone’s Appeals
Jurisdiction, and/or require a Coastal Development permit, all required public notice will
be provided.

SECTION 6439.19 APPEALS. Decisions to approve or deny an application for an
accessory dwelling unit that meets all relevant standards set forth in this Chapter shall
not be subject to appeal, except if located in the Coastal Commission appeals area of
the CD District, in which case the decision may be appealable as provided in the CD
District Regulations, Section 6328.3(s).

SECTION 6439.20 APPLICABILITY OF COUNTY REGULATIONS. With the exception
of specific standards and exemptions described in this Chapter, all accessory dwelling
units must comply with all applicable provisions in the San Mateo County Ordinance
Code, including the Zoning Regulations (Section 6100 et seq.) and the Building Code
(Section 9000 et seq.).






SECTION 3. The San Mateo County Local Coastal Program is hereby amended as
follows:

References to “Second Unit(s)” are replaced by “Accessory Dwelling Unit(s)” on pages
1.16, 2.26, 2.30, 2.38, 2.45, 2.46, 3.3, 3.7, and PA.7.

SECTION 4. The San Mateo County Local Coastal Program, Chapter, 3, Section 3.22
is hereby amended to read as follows:

3.22. Accessory Dwelling Units in the Coastal Zone

Permit accessory dwelling units subject to the standards incorporated in the County’s
Zoning Regulations Chapter 22.5.1 (Accessory Dwelling Units — Coastal Zone), subject
to the following restrictions:

a. Limit the total number of approved accessory dwelling units to 466 in the
Coastal Zone.

b.  Comply with all applicable policies and procedures as required by the LCP.

SECTION 5. Adoption of this Ordinance is exempt from environmental review, per
CEQA Section 21080.17 and CEQA Guidelines Section 15282(h), which state that
adoption of ordinances relating to accessory dwelling units to implement specific
Government Code sections (Sections 65852.1 and 65852.2) are exempt from CEQA.

SECTION 6. If any section, subsection, sentence, clause or phrase of this Ordinance is
for any reason held to be invalid or unconstitutional by the decision of a court of
competent jurisdiction, it shall not affect the remaining portions of this Ordinance.

SECTION 7. The Clerk shall publish this Ordinance in accordance with applicable law.

SECTION 8. This Ordinance shall be effective immediately upon certification by the
California Coastal Commission.
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the County’s Coastal Zone constitute a part of the Implementation Plan for the LCP; and

WHEREAS, amendment of that Implementation Plan must be certified by the California Coastal
Commission as conforming with the California Coastal Act, prior to taking effect in the County’s
Coastal Zone; and

WHEREAS, amendments to the County’s Local Coastal Program must also be certified by the
California Coastal Commission as conforming with the California Coastal Act, prior to taking effect;
and

WHEREAS, the Board of Supervisors has adopted, by ordinance, amendments to Chapter 22.5.1 of
the County Zoning Code, regulating the development of accessory dwelling units in the County’s
Coastal Zone; and

WHEREAS, the ordinance constitutes an amendment to the Implementation Plan of the Local Coastal
Program; and

WHEREAS, the Board of Supervisors has also adopted, by ordinance, amendments to the County’s
Local Program, to ensure consistency between the Local Coastal Program and Chapter 22.5.1 of the
County Zoning Code, and to ensure consistency with State law; and WHEREAS, these amendments
will not be effective in the County’s Coastal Zone until they have been reviewed and certified by the
California Coastal Commission.

NOW THEREFORE, the Board of Supervisors of the County of San Mateo, State of California, resolves
as follows: Planning and Building Department staff are directed to submit the updated Chapter
22.5.1 of the County Zoning Regulations and the amendments to the County’s Local Coastal Program
regulating accessory dwelling units in the County’s Coastal Zone to the California Coastal
Commission for review and certification.

Associated docs are here: https://sanmateocounty.legistar.com/LegislationDetail.aspx?
ID=4689178&GUID=239DA66C-E67C-4CB2-81FA-A9268FCFAB28&Options=&Search=&FullText=1

and attached.

The problem is that my wife and | have been waiting over a year now to submit permits for our
attached ADU, so my wife's 85 year old parents can move in. Her mother has one lung and is on
oxygen and all that, and in these times of COVID, we'd REALLY like her to be able to live with us. It's
frankly a matter of life and death, potentially. Every delay of weeks or months adds a lot of stress for
us all here. Our ONLY bit of non-compliance is that our lot is 600sf less than the minimum
requirement. This minimum was relieved by the State in 2019, | believe it was, and we've been
waiting ever since for the County of San Mateo to push the recommendations out to the Coastal
Commission / LCP. This happened in November. We were hoping the CC would certify this in
December.

| don't know if anyone will actually read this email, but I'm pretty much begging whoever might be
reading this, to please take this up sooner than later. From what | can see, it seems like the North


https://sanmateocounty.legistar.com/LegislationDetail.aspx?ID=4689178&GUID=239DA66C-E67C-4CB2-81EA-A9268FCF4B28&Options=&Search=&FullText=1
https://sanmateocounty.legistar.com/LegislationDetail.aspx?ID=4689178&GUID=239DA66C-E67C-4CB2-81EA-A9268FCF4B28&Options=&Search=&FullText=1

Coast meeting isn't until April (I11).

Thank you for your time and consideration.

Eric Ryder

150 Coronado Ave
Half Moon Bay
831-383-8887
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