AGENDA
CITY OF HALF MOON BAY
ARCHITECTURAL ADVISORY COMMITTEE (AAC) MEETING
FRIDAY DECEMBER 13, 2019
8:30 A.M.

Ted Adcock Community Center
(South Day Room)
535 KELLY Street
Half Moon Bay, California 94019

Chad Hooker
Steve Kikuchi
Linda Poncini

This agenda contains a brief description of each item to be considered. Those wishing
to address the AAC on any matter not listed on the Agenda, but within the jurisdiction of the
Community Development Department to resolve, may come forward during the Public
Comment portion of the Agenda and will have a maximum of three minutes to discuss their
item. Those wishing to speak on an agenda item will be called forward at the appropriate
time during the meeting for consideration.
Please Note: Please Provide a Copy of Prepared Presentations to the Planning Division.
Copies of written documentation relating to each item of business on the Agenda are
on file in the Office of the City Clerk at City Hall where they are available for public inspection.
If requested, the agenda shall be available in appropriate alternative formats to persons with
a disability, as required by Section 202 of the Americans with Disabilities Act of 1990 (42
U.S.C. Sec. 12132.) Information may be obtained by calling 650-726-8271.
In compliance with the Americans with Disabilities Act, special assistance for
participation in this meeting can be obtained by contacting the City Clerk’s Office at 650-7268271. A 48-hour notification will enable the City to make reasonable accommodations to
ensure accessibility to this meeting (28 CFR 35.102-35.104 ADA Title II).
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I.

CALL TO ORDER

II.

REVIEW MEETING SUMMARY NOTES
11/21/19

III.

PUBLIC COMMENT

IV.

COMMITTEE MEETING ITEMS
a. PROJECT: Mixed Use Project
LOCATION: 433 Main Street
OWNER/APPLICANT: Ed Love
b. PROJECT: New Residence
CITY FILE #: PDP-19-096
LOCATION: 341 Myrtle Street
OWNER/APPLICANT: John Callan

V.

DIRECTOR’S REPORT

VI.

COMMITTEE MEMBER COMMUNICATIONS

VII.

ADJOURNMENT
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MEETING SUMMARY NOTES
CITY OF HALF MOON BAY ARCHITECTURAL ADVISORY COMMITTEE
THURSDAY, NOVEMBER 21, 2019
TED ADCOCK COMMUNITY CENTER, SOUTH DAYROOM / 535 KELLY AVENUE
Meeting of the Architectural Advisory Committee (AAC) began at 8:30 am.
PRESENT: Chad Hooker, Steve Kikuchi, Linda Poncini
STAFF PRESENT: Jill Ekas, Scott Phillips, Doug Garrison and Bridget Jett
ACKNOWLEDGE MEETING SUMMARY NOTES OF OCTOBER 17, 2019
PUBLIC COMMENT
None
SUMMARY
• Main Street Parklet: The parklet concept was presented to the AAC by staff and the
architect. The AAC was supportive of the parklet concept and provided suggestions on
improving drainage and construction methods. The drainage improvement suggestion
included expanding the flow area along the gutter. Materials of the new parklet were
discussed, including the use of synthetic boards. Instead of soil within the planter
edging, the AAC suggested potted plant inserts to allow for easier removal.
•

795 Main Street: Project was presented to the AAC by staff and the applicant. The AAC
provided the following comments:
o Site Design:
▪ Relocate ADA parking space to face driveway,
▪ Double check drive isle width,
▪ Use permeable pavers instead of concrete for the hard surfaces.
o Building Articulation:
▪ Cantilever second story floor joists out beyond first floor to provide visual
interest,
▪ Have corner boards match the base siding field color.

November 21, 2019
Architectural Advisory Committee (AAC)
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o Design Consideration:
▪ Wants to know if a ground floor residential unit in the existing building
would meet ADA requirements.
o Building Style:
▪ Has demolition of the existing building ever been contemplated?
▪ Recommends the applicant choose the architectural style that they are
interested in,
▪ It is not necessary for the existing and proposed buildings to match,
▪ AAC recommends further review of the project once revisions have taken
place.
DIRECTOR’S REPORT
The Director reviewed the AAC project memorandum template. Committee members said it
was a good start.
ARCHITECTURAL ADVISORY COMMITTEE COMMUNICATIONS
The date of the next meeting was also discussed. Friday December 13 at 8:30 am was selected
for the next meeting due to conflicts on the regular meeting date of December 19th.
ADJOURNMENT
Meeting adjourned: 10:30 am

Respectfully Submitted:

____________________________
Bridget Jett, Planning Analyst

Community Development Department
Jill Dever Ekas, AICP, Director

Architectural Advisory Committee:
Request for Design Review and Recommendations
Date:

December 13, 2019

To:

Architectural Advisory Committee Members

From:

Douglas Garrison

Subject:

433 Main St. Mixed Use Residential / Commercial PDP 19-105

PROJECT DESCRIPTION
The project applicant is Tony Uccelli and the project architect is Ed Love.
The application is for a mixed use commercial / residential project consisting of 2,800 square feet
of new ground level commercial, 8 new residential apartments and a total of 18 shared parking
spaces. The site originally consisted of 3 separate lots. The lots were merged in 2012. This
application will include re-subdividing the property. Currently, the County Tax Assessor includes
the entire property under a single address 433 Main. There is one existing mixed use building on
this property that includes two residential units above ground floor commercial. No changes to
this building are proposed. This property will remain as a separate parcel and ownership after
the property is subdivided. It will share parking and access with the project. The project property
will consist of an irregularly shaped single parcel occupying the corner of Kelly and Main and
extending diagonally to the Johnston Street frontage. The commercial space will occupy the
corner location. There will be 2 residential units above. The remaining residential units will be
elevated above the shared ground level parking area. The lot on the corner of Kelly and Johnston
is not part of this project.
Applicable Development Standards: The site is zoned Commercial Downtown C-D. Residential
R-3 development standards generally apply to residential development in commercial districts.
However, mixed use projects are provided more design flexibility. Applicable development
standards are summarized below:
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Development Standard

Zoning Requirement

Proposed

Min. Site Area

5000 sq. ft. / lot

5,000 and 10,000 sq. ft.

Min. Site Width

50 ft.
Front: N/A

Min. Front and Side Setbacks

Side: 10 ft. landscaping strip or 6
Street frontage: 0 ft. Interior sides: 0
ft. tall concrete or masonry wall
ft.
on side adjacent to residential
use

Min. Rear Setback

N/A.

N/A.

Max. Site Coverage

N/A

N/A

Max. Floor Area Ratio

N/A

N/A

Max. Building Height

36 ft. / 3 stories

3 stories

Min. Off-Street Parking

Residential: 2 / unit
Commercial: varies 1 /250 sq. ft.
is typical. Restaurants require
18 spaces
1/45 sq. ft. plus employees.
Proposed ordinance amendment
reduces parking requirements in
this district

Min. Bicycles Parking

1 / 10 vehicle parking spaces

TBD

Visual Resource Requirements, Downtown Specific Plan: The proposed project is within the
Downtown Specific Plan area and would be required to comply with Plan design guidelines.
Required Permits: Parcel Map, Coastal Development Permit, Use Permit (residential use) and
potentially a parking exception. Some future uses could also require a use permit depending on
the type of and intensity of use. All entitlements will require Planning Commission approval.
REVIEW:
The applicant has submitted a preliminary review application. At this time, the design is
conceptual. In addition to the attached plans the project architect will provide additional floor
plans and elevations at the meeting. The goal of this meeting is to gather early input on site and
architectural design from the AAC. The following topics are suggested areas to provide input.
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Site Plan
Building Placement: Streetscape, pedestrian/auto access, and relationship to existing nearby
buildings.
Parking: Shared parking design feasibility and appropriateness for the mix of uses proposed.
Solar Access: Existing and future for site and adjacent properties. Johnston Street residential
building to the north has south facing rooftop solar panels that could be affected by the project.
Architecture
Neighborhood Context: Downtown businesses and adjacent residential use interface and
transitions.
•
•
•

Height
Mass/Bulk
Setbacks

Architectural Elements: Residential unit amenities, pedestrian scale views, materials.
Use Considerations: Design compatibility with neighboring uses, day/night intensity of use.
NEXT STEPS:
It is anticipated that project design may evolve based on comments, identification of
constraints and other factors. As the design becomes less conceptual it may be appropriate to
return to the AAC for additional review.

ATTACHMENTS:
1. Preliminary Plans
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Community Development Department
Jill Dever Ekas, AICP, Director

Architectural Advisory Committee:
Request for Design Review and Recommendations
Date:

December 13, 2019

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

341 Myrtle Street, New 1,293 Square foot Single Family Residence, PDP-19-096

PROJECT DESCRIPTION:
The project includes the construction a new 1,293 square foot residence on a severally
substandard lot. The proposed residence includes two bedrooms and three bathrooms. The
subject property is surrounded by existing residences.
Applicable Development Standards: The site is zoned R-1, Single Family Residential. Applicable
development standards for severally substandard lots are summarized below:
Development Standard Zoning Requirement
Min. Site Area

Proposed

5,000 sq. ft.

< 55% = Severally
Substandard

Min. Average Site Width 50 ft.

2,906 sq. ft. (existing)
17 ft. (existing)

Min. Front Setback

20 ft

20 ft.

Min. Side Setbacks

Min 8 ft. combined with a min. 3 ft. on one side

3 ft., variance requested

Min. Rear Setback

20 ft.

55 ft.

Max. Site Coverage

35% (1,017 sq. ft.)

24% (698 sq. ft. 8 in.)

Max. Floor Area Ratio

0.5 FAR plus 200 sq. ft. (1,653 sq. ft.)

0.42 (1,238 sq. ft.)

Max. Building Height

28 ft.

26 ft. 10 in.
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Min. Off-Street Parking

1 garage space and 1 uncovered space not in the
front yard setback

1 uncovered space within the
front yard setback, parking
exception requested

Maximum Building
Envelope

Section 18.06.040 (G)

Variance requested

Background: The site is on the western edge of the subdivision known as Second Addition to
Arleta Park. The edge of the subdivision is askew from the side property lines of most of the lots
within the subdivision. Given the uniqueness of the shape and small size of the lot, the Chain of
Title was requested and reviewed in 2018 to verify lot legality. After the review, a Certificate of
Compliance was issued showing the subject property as a legal lot.
Required Permits: The project requires the issuance of a Coastal Development Permit,
Architectural Review, Maximum Building Envelope Variance and Setback Variance. Since the
project involves multiple variances and a parking exception, review by the Planning Commission
is required.
REVIEW:
Staff is seeking feedback from the AAC on the design of the new residence as it relates to
compliance with the Single-Family Residential Design Guidelines. A parking exception as well as
multiple variances are requested. Given constraints associated with the unique lot, Committee
members are encouraged to provide feedback on the requested variances and exception.
Site Plan
Site Conditions: The site currently does not contain any built structures. Various neighboring
fencing and other encroachments extend into the property, which would be removed as part of
this project. Figure 1 shows the site conditions as of April 2018.
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Figure 1 Subject property indicated in green as of April of 2019.

Parking: Normally one garage space and one uncovered space outside of the front yard setback
are required for a new residence on a severally substandard lot. Only one uncovered off-street
parking space is included with the current design.
Offsite Improvements: An in-lieu deposit will be required prior to the issuance of the building
permit for future frontage improvements such as sidewalk, curb and gutter.
Landscape
Plant Layout: The landscape plan submitted includes a variety of drought tolerant plants.
However, the quantity of plants shown on the landscape plan is minimal. Also, the size of the
new trees is smaller than the minimum required. The AAC is encouraged to review the
landscape plan and request changes as appropriate.
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Architecture
Neighborhood Context: The surrounding neighborhood contains a mixture of older single and
two-story homes. Two similar smaller infill lots were recently developed along Myrtle Street.
The addresses include 220 and 390 Myrtle Street. The AAC is encouraged to visit these sites as
examples of recent Planning Commission approvals on small infill lots.
Single Family Residential Design Guidelines: The project is subject to the City’s Single Family
Residential Design Guidelines. The project appears to fall short of substantial conformance with
the adopted guidelines. In particular, given the small size of the site, the height of the proposed
home is out of scale with the size of the property as it relates to the surrounding homes.
Guideline 3-1 states, “Ensure building height and bulk are appropriate relative to existing oneand two-story homes in the neighborhood.” The overall height of the building appears to
exceed that of the adjacent two-story house to the east. Reduction in overall height and
elimination of the third story element would bring the project design into closer conformance
with this guideline and make the building proportions more consistent with the neighborhood.
The amount of architectural interest in inconsistent between the sides and rear of the proposed
home. Guideline 3-18: “Ensure side facades of buildings are articulated with the same level of
detail as front facades in order to maintain a complete aesthetic from all angles.” The AAC is
requested to provide guidance regarding articulation and visual interest on the sides of the
building as shown on the front and rear.
Building Placement: The new residence reflects the triangular shape of the subject property.
Given the narrowness of the back of the lot, a larger than normal rear yard setback has been
included (55 ft.).
Building Design: Attractive architectural elements have been integrated into the front and rear
of the new residence. This includes a covered front porch with a prominent front entryway,
decorative wood posts, rear covered balcony and double hung windows.
The sides of the new residence contain less architectural variety compared to the front and
rear. The sides would benefit from additional building articulation as what was included on the
front and rear of the residence.
NEXT STEPS:
It is anticipated that the project will be revised and resubmitted for city review. If the new
design addresses recommendations by the AAC, the project will be scheduled for review by the
Planning Commission.
ATTACHMENTS:
1. Plan Set
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