AGENDA
CITY OF HALF MOON BAY
ARCHITECTURAL ADVISORY COMMITTEE (AAC)
REMOTE MEETING
THURSDAY AUGUST 20, 2020
8:30 A.M.

ALL REMOTE/TELECONFERENCE MEETING
(SEE DETAILS BELOW)

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 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 a Public Hearing matter will be called forward at the appropriate time
during the Public Hearing 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 650-726-8271. 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).
SPECIAL TELECONFERENCE MEETING PROTOCOLS
In accordance with the San Mateo County Health Officer's March 16, 2020 and March 31, 2020 Shelter InPlace Orders and Governor Newsom’s Executive Order No-29-20, this will be a teleconference meeting without a
physical location to help stop the spread of COVID-19. This meeting will be conducted entirely by remote participation,
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in compliance with the Governor's Executive Order N-29-20 allowing for deviation of teleconference rules required
by the Ralph M. Brown Act.
This meeting will be conducted via Zoom Webinar. Members of the public are welcome to login into the
webinar as Attendees. During any public comment portions, attendees may use the “raise your hand” feature and
will be called upon and unmuted when it is your turn to speak. If you do not have access to join by computer. Members
of the public are welcome to submit comments (in accordance with the three-minute per speaker limit) via email to
bjett@hmbcity.com prior to the meeting

Click Here to Join AAC Meeting
Webinar ID: 951 6086 7762
Passcode: 501501
Or iPhone one-tap :
US: +14086380968, 95160867762#, 0#, 501501#
Telephone: US: +1 408 638 0968

I.

CALL TO ORDER

II.

REVIEW MEETING SUMMARY NOTES
07/16/20

III.

PUBLIC COMMENT

IV.

COMMITTEE MEETING ITEMS
a. PROJECT: Main Street Mixed Use Project - Design Review
CITY FILE #: PDP-2016-061
LOCATION: 795 Main Street
OWNER/APPLICANT: RM Construction
b. PROJECT: Mill/Purissima Mixed Use Project - Design Review
CITY FILE #: PDP-2020-023
LOCATION: 650 Mill Street / 415 Purissima Street
OWNER/APPLICANT: Professional Peninsula Properties LLC

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, JULY 16, 2020
ALL REMOTE/VIRTUAL MEETING VIA ZOOM
Meeting of the Architectural Advisory Committee began at 8:30 am.
PRESENT: Chad Hooker, Steve Kikuchi, Linda Poncini
STAFF PRESENT: Jill Ekas, Scott Phillips, and Bridget Jett
MEETING SUMMARY NOTES OF JANUARY 16, 2020
Committee members acknowledged the meeting notes as written.
PUBLIC FORUM - None
Agenda Item: Hyatt Hotel, Corner of Main Street, Highway 1 and Higgins Canyon Road:
Community Development Director Ekas provided an overview of the meeting format, and
project review process, and the roll of design review in the overall process. Contact
information, website, and next steps were also presented.
The project was presented to the Architectural Advisory Committee by Peter Mason
Architecture, architect of record for the applicant.
Public Comment:
1. Roy Salume – Sees the acknowledgement of old barns and other Coastside references.
Concern about level of glass and metal trim in the structures. Sees the condition of the
trim on the old Ocean Colony pool building, Zaballa House, and at Shoreline Station; this
is a tough environment. Has the architect considered how these materials will handle
such conditions?
2. Dave Schorr – Presentation – Asked the committee to instead of focusing on details,
need to consider the overall project size and that it is out of scale with the site. Mr.
Schorr shared a presentation including view perspectives that he prepared of the
proposed development to illustrate its impacts on visual resources and to depict project
scale.

July 16, 2020
Architectural Advisory Committee
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3. Vasa Endicott – This is an unfamiliar world to her. Echos Dave Schorr’s concerns about
the size of the project
Staff Clarifications:
 The City will prepare independent visual analysis of the project and it will be included in
the environmental impact report (EIR). Story poles will also be installed at a future point
during the public review process.
 Input from the Architectural Advisory Committee will help inform the Planning
Commission’s project review and will specifically provide direction for the preparation
of project alternatives as required to be studied in the EIR.
 Local Coastal Program Policy applies to this site as part of the LC Smith Planned
Development and a visual resource area as part of the Highway 1 corridor.
Comments from the Architectural Advisory Committee: (Note from City Staff: The
Architectural Advisory Committee members had a range of input and the comments presented
below represent statements from all of the members without having come to a consensus. The
Planning Commission has directed that it is interested in all of the opinions from Architectural
Advisory Committee members and that the Commission does not need the design review
process to conclude in a majority or consensus opinion from the committee.)
 Site Plan:
o Add the approved gateway feature to the south of the site to the renderings.
o Impressed with how the building placement meets the buffer requirements with
respect to wetlands.
 Massing:
o The project massing is out of scale with the site and Half Moon Bay coastal
setting; break up the massing similar to the examples shown on page 8 of the
plan set.
o The buildings are too large; smaller buildings are more supportable. Alternately,
fewer buildings could also result in improved massing; e.g. by reducing the
presentation of the two guest room buildings in the middle of the site.
o The corner building may invoke character of the barn form and scale that is intended;
but as a whole, need to scale the project down, such as with various sized clusters with
openness between elements, the Asilomar Conference Center in Pacific Grove is a



great example.
o Consider increasing the separation between the buildings and eliminating the
glass breezeways. The glass elements are not necessarily reading as voids or
spaces between buildings. 16-18 feet of separation is not enough.
o Consider removing the third story; however reduced height could increase
footprint.
Architecture and Building Articulation:
o

Overall, very nice materials, feels rural and coastal.

o Exterior materials and architectural treatment of the meeting room/back of
house needs attention and more interest.

July 16, 2020
Architectural Advisory Committee
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o Similar to the building examples shown on page 8, vary the height of the
individual buildings.
Landscaping:
o Add more trees to the plant palette.
o Consider the Wavecrest property to the southwest. Landscaping could expand
upon the context of the Wavecrest pasturelands.
o Reflect the forthcoming median island landscaping with the native plant palette.
o Consider the use of root barriers for the new trees close to the sidewalk along
Main Street. Also, select tree species that are more deeply rooted and not as
likely to lift pavement due to surface roots. Structural soils are also very
important.
Design and Use Considerations:
o A hotel makes sense for this site.
o There is significant community interest in preserving the views of the hills from
Cabrillo Highway.
o Need a verified model of the proposed design to evaluate view impacts.

DIRECTOR’S REPORT
The Director provided an update on future Architectural Advisory Committee items, including
the review of two mixed-use projects downtown tentatively scheduled for 8/20.
ARCHITECTURAL ADVISORY COMMITTEE COMMUNICATIONS
The date of 8/20 for the next Architectural Advisory Committee meeting was also discussed.
ADJOURNMENT
Meeting adjourned: 10:30 am
Respectfully Submitted:

____________________________
Scott Phillips, Associate Planner

Community Development Department
Jill Dever Ekas, AICP, Director

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

August 20, 2020

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

795 Main Street, Revised New Mixed-Use Development, PDP-16-061

PROJECT DESCRIPTION:
The project includes a new mixed-use commercial/residential building on a site partially
developed with a two-story commercial building. Since the Architectural Advisory Committee’s
(AAC’s) previous review in November 2019, the project has been revised to include the
conversion of the existing commercial building to two dwelling units.
Applicable Development Standards Modified from the Previous Submittal: The site is zoned
Commercial Downtown (C-D).
Development Standards

Zoning Requirements

Proposed

5,000 sq. ft.

9,019 sq. ft. (After Merger)

Min. Site Width

50 ft.

100 ft. (After Merger)

Min. Front and Side Setbacks

Per 18.07.040 (B), not applicable to mixed-use projects

Min. Rear Setback

5 feet (adjacent to residential)

Min. Site Area

5 feet (proposed)

Max. Site Coverage and Floor Area Per 18.07.030 (C), not applicable to mixed-use projects
Max. Building Height

36 ft.

29 ft.

Off-Street Parking Requirement:

See table below

See table below

Bicycle Parking

3 short term spaces and 3 long
term spaces

3 short term spaces and 4 long term
spaces
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Off-street Parking Requirements:

Address

Space

795 Mill Street - Existing

First Story Proposed 1 Bedroom Unit

Amount (Net Floor
Parking Ratio:
Area in Square Feet Spaces per SF and/or
or # of Units)
Unit
1
1.0
1

1.0

480

300

1

1.0

2
4

1.5
0.25

Mixed-use/Shared-use Applies to all spaces
Guest Parking Reduction

20%

Second Story 1 Bedroom unit (990 Sq. Ft.)
795 Main Street - Proposed
Mixed-Use Building

First Story Commercial Office
1 Bedroom units
2 Bedroom units
Residential Guest Parking (both buildings)

Subtotal Parking Spaces
Discretionary Reductions

Required Parking
Spaces Per Current Proposed Parking
Parking Code
1.0

Total Parking Spaces

1.0
1.6
1.0
3.0
1.0
8.6
1.7

6.9

Visual Resource Requirements, Design Guidelines, or Downtown Specific Plan: The site is not
within a visual resource area and/or within the Old Downtown as defined in the Visual Resource
Protection Standards (Chapter 18.37). The proposed project is subject to architectural review
per Chapter 14.37 and applicable design criteria. The site is also within the planning area
boundaries for the Downtown Specific Plan.
Required Permits: Coastal Development Permit, Use Permit and Architectural Review.
REVIEW:
This project was previously reviewed by the AAC on November 21, 2019. Attachment 2 includes
the memorandum and meeting notes from the November session. Since the last meeting, the
following revisions have taken place:
 Conversion of existing commercial building to two one-bedroom residential units
 Reconfiguration of the new building floor plan including reduction of new commercial
floor area to 480 square feet and addition of an elevator
 Increase of building height by 4 feet
 Modification of fenestration including introduction of bay windows along the west and
south elevations
 Replacement of the front gable with a hip roof and small dormer
BACKGROUND:
Site Plan and Landscaping
The site plan and landscaping characteristics with respect to building placement and access
have not substantively changed since the previous submittal. Parking is of note as described
below.
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7.0

7.0

Parking: Since the last AAC review of this project, the City’s new parking standards were
adopted. The new parking code provides that the Planning Commission may consider up to 20%
reductions in parking provisions for mixed-use projects based on prescribed findings without
the need to grant a parking exception. The revised project would require such a reduction in
the required off-street parking spaces.
Architecture
Building Envelope: One of the recommendations made in the previous AAC meeting was to
increase the height of the new building. The revised design is 4 feet taller than the previously
proposed design. The first story plate height has been increased by 3 feet and the second story
plate height has been increased by 1 foot.
Architectural Elements: The AAC recommended more building articulation. Several changes to
the design have been implemented in response to this recommendation including
incorporation of bay windows and a dormer.
Use Considerations: The applicant also reconsidered the combination of site uses; which,
although not the specific purview of the AAC, pertain to design. The applicant has decided to
convert the existing commercial building to two one-bedroom units.
Sustainability Features: Sheet A2.03 includes the location of future solar panels. Staff has also
encouraged the installation of electric vehicle chargers for the parking spaces onsite.
NEXT STEPS
Staff recommends that the AAC provide design feedback on the revised proposal. If the project
design meets the required design criteria and findings, the project will be presented to the
Planning Commission for a decision on the requested permits.

ATTACHMENTS:
1. Revised Plan Set, dated 07/13/20
2. AAC Memorandum and Meeting Notes, dated 11/21/19
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ATTACHMENT 2
Community Development Department
Jill Dever Ekas, AICP, Director

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

November 21, 2019

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

795 Main Street, New Mixed-Use Development, PDP-16-061

PROJECT DESCRIPTION:
The project includes a new mixed-use commercial/residential building on a site partially
developed with a two-story commercial building.
Applicable Development Standards: The site is zoned Commercial Downtown (C-D).
Development Standards

Zoning Requirements

Proposed

5,000 sq. ft.

9,019 sq. ft. (After Merger)

Min. Site Width

50 ft.

100 ft. (After Merger)

Min. Front and Side Setbacks

Per 18.07.040 (B), not applicable to mixed-use projects

Min. Rear Setback

5 feet (adjacent to residential)

Min. Site Area

5 feet (proposed)

Max. Site Coverage and Floor Area Per 18.07.030 (C), not applicable to mixed-use projects
Max. Building Height

36 ft.

25 ft.

Off-Street Parking Requirement: 2 4 garage spaces and 1
Residential Units
uncovered guest space
Off-Street Parking Requirement: 1 space per 250 sq.ft. of
Commercial (existing & proposed) commercial space= 15 spaces
Bicycle Parking

3 short term spaces and 3 long
term spaces
1

7 covered parking spaces, Parking
Exception Required (-13)

3 short term spaces and 4 long term
spaces

Visual Resource Requirements, Design Guidelines, or Downtown Specific Plan: The site is not
within a visual resource area and/or within the Old Downtown as defined in the Visual Resource
Protection Standards (Chapter 18.37). The proposed project is subject to architectural review
per Chapter 14.37 and applicable design criteria. The site is also within the planning area
boundaries for the Downtown Specific Plan.
Required Permits: Coastal Development Permit, Use Permit, Architectural Review and Parking
Exception
REVIEW:
The Planning Commission held a study session on October 22, 2019 and provided initial input
on this project. Staff brought this item forward to the Commission in advance of the
Architectural Advisory Committee because the project is significantly under-parked with
respect to the current zoning provisions. Because parking is a design driver for many
components of this project, the Commission’s input on parking was determined to be a
prerequisite to design review. The Commission requested that the Architectural Advisory
Committee review and provide recommendations. The Commission’s input related to project
design is summarized below:
Architecture
• Appreciates having an Architectural Advisory Committee; refer to Architectural Advisory
Committee.
• Consider a taller building to reduce footprint, it does not block views from Highway 1
• North and south evaluations are flat; needs increased architectural/articulation interest
• Current design does not feel like a commercial building
• What can be done with the balconies?
• Solar important for this project
Parking
• On-street parking may be available currently, but with future development will be more
heavily used and should not be relied upon; however, currently there are peak busy
times in the area now,
• Kitty Fernandez Park should not be used as a parking area.
• Difference in this case between what is required and what is needed is too big; re fer to
•

the July Study Session discussion about parking; as proposed this project’s parking would be
sufficient. Not comfortable going well below those standards
Open to creative solutions when it comes to parking; benefits should be brought forward,
such as on-street public electric vehicle charging stations

•
•

In the future there may be potential for use of the IDES lot for shard use
Increase bike parking
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BACKGROUND:
Site Plan
Site Conditions: The site contains a two-story commercial building with a building footprint of
approximately 1,000 square feet. One driveway apron across the concrete sidewalk provides
access to the site. The site is flat, does not include any environmental resources, and is part of
an urbanized setting.
Building Placement: As identified in both the zoning ordinance and the Downtown Specific
Plan, new buildings are to be placed close to the sidewalk to encourage walkability and
continuity of the building setback.
Parking: The Planning Commission provided initial feedback regarding the requested parking
exception and determined that parking provisions are inadequate. The applicant is researching
options for reconfiguring the parking. That said, staff anticipates that the changes still won’t
meet future parking code requirements and some redesign will be necessary. For example,
adding a new residential unit on the second floor of the existing building instead of the
commercial space would eliminate the two required off-street parking spaces. In July 2019, the
Planning Commission considered potential revisions to the City’s parking requirements in a
study session. The Commission advised this applicant to design the project to at least meet the
draft parking standards evaluated during the July meeting.
Landscape
Right-of-way: The Downtown Specific Plan contains policies related to landscaping encouraging
planting and maintaining street trees. Three Mayten street trees are proposed.
Site: Small pockets of landscaping are also included within the site layout. A variety of
succulents, as well as two fruit trees would occupy the landscape pockets.
Lighting: The lighting plan needs to be evaluated. The Planning Commission requires dark sky
approved fixtures.
Architecture
Neighborhood Context: The site is surrounded by a mixture of developed residential,
commercial properties, and active recreation (City Park). The land use is fully consistent with
the intended uses in Downtown and could support Downtown vitality in several positive ways
along this span of Main Street.
Building Envelope: The new building as proposed is substantially lower than the maximum
allowed height. As noted by the Planning Commission, it may be possible for the building to be
increased in height in order to free up site area for open space or parking.
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Architectural Elements: The building is L-shaped with a simple gable roof form. Three balconies
provide open space for second-story uses. Staff is seeking the Architectural Advisory
Committee’s input with respect to building articulation, fenestration, and street presence in
particular.
Use Considerations: Similar mixed-use buildings are located to the north and south. The site is
across the street from Kitty Fernandez Park. Developed residential lots abut the site to the east.
The proposed mixed-use building would be compatible with the existing development to the
north and south along Main Street.
Sustainability Features: The Planning Commission has requested incorporation of sustainability
features in all recently approved mixed-use projects. The Architectural Advisory Committee is
encouraged to provide guidance for incorporating such measures.
Signage: Within the new building, a designated area for business signage will need to be
designed into the project. In general, free-standing signs, which tend to be suburban in nature,
are discouraged in Downtown. Storefront signage, including building façade signs, blade signs,
and other pedestrian oriented approaches are encouraged.
NEXT STEPS
Staff recommends that the Architectural Advisory Committee provide design
recommendations. Staff will work with the applicant to address recommended revisions. If
needed, the revised project design will be presented to the Architectural Advisory Committee
for further design review. Once project design can meet the required design criteria and
findings, the project will be presented to the Planning Commission for a decision on the
requested permits.

ATTACHMENTS:
1. Plan Set
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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:

August 20, 2020

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

415 Purissima Street / 650 Mill Street, New Mixed-Use Development
PDP-20-023

PROJECT DESCRIPTION:
The proposal includes an application for a Coastal Development Permit, Architectural Review,
Parking Exception, and potentially a Use Permit for joint use of parking facilities to construct a
new two-story mixed-use residential and commercial building on the southeast corner of
Purissima Street and Mill Street (Assessor’s Parcel Number 056-164-050). The site is mostly
vacant but contains a small single-family residence with historic significance. The existing house
would be preserved as part of the project. The ground floor of the proposed building includes
two commercial tenant spaces and other ancillary and storage spaces. Five new dwelling units
would be located on the second floor, comprised of 4 two-bedroom units and 1 one-bedroom
unit. The commercial space is intended for either office or another commercial use. The
proposal includes 5 surface parking spaces with a driveway between the existing home and
proposed new mixed-use building. Parking is further addressed in detail later in this report.
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Applicable Development Standards: The site is zoned Commercial Downtown (C-D).
Development Standards

Zoning Requirements

Proposed

5,000 sq. ft.

10,000 sq. ft. (After Merger)

Min. Site Width

50 ft.

100 ft. (After Merger)

Min. Front and Side Setbacks

Per 18.07.040 (B), not applicable to mixed-use projects

Min. Rear Setback

5 feet (adjacent to residential)

Min. Site Area

Zero Lot Line (proposed)

Max. Site Coverage and Floor Area Per 18.07.030 (C), not applicable to mixed-use projects
Max. Building Height

36 ft.

33 ft. 6 inches

Off-Street Parking Requirement: 2 4 garage spaces and 1
Residential Units
uncovered guest space
Off-Street Parking Requirement: 1 space per 250 sq.ft. of
Commercial (existing & proposed) commercial space= 15 spaces
Bicycle Parking

4 short term spaces and 3 long
term spaces

See Attached Planning Commission
Study Session Memorandum

4 short term spaces and 3 long term
spaces

Visual Resource Requirements, Design Guidelines, or Downtown Specific Plan: The site is not
within a visual resource area and/or within Old Downtown as defined in the Visual Resource
Protection Standards (Chapter 18.37). The proposed project is subject to architectural review
per Chapter 14.37 and applicable design criteria. The site is within the planning area boundaries
for the Downtown Specific Plan.
Required Permits: Coastal Development Permit, Use Permit, Architectural Review and Parking
Exception
REVIEW:
The Planning Commission held a study session on July 14, 2020 and provided initial input on this
project. Staff brought this item forward to the Commission in advance of the Architectural
Advisory Committee because the project is significantly under-parked with respect to the
current zoning provisions. Because parking is a design driver for many components of this
project, the Commission’s input on parking was determined to be a prerequisite to design
review. The Commission’s input related to the project is summarized below:
Use
 Like the mix of uses
 Happy to see a project on this important corner.
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Like recently completed 719 Main street project.
The mix of uses would maximize the corner site.
Mixed-use is exactly what we need in Downtown.
If HMB is going to grow in a healthy way and preserve open space we should support
projects like this.

Design
 Generally supportive of the architectural style and design of the proposed project.
 Intent to harken back to heritage HMB is appreciated.
Parking
 Liked the idea of pulling the parking away from Main Street; however, with five units and
only 4 spaces plus one ADA space; suggest increasing one or two spaces on site.
 Use of vehicle parking on adjacent properties is encouraged.
 Applicant owns both the Georgetti and Debenedetti buildings, creative approaches could be
found to maximize parking efficiencies.
 Georgetti building parking is too far from the subject property to be useful.
 Prefer including readily available parking in the vicinity that can be assigned to specific
tenants or buildings.
 Supports making HMB a walking commuting with car sharing which would make parking
issues less relevant and downtown mixed-use development are a step in the right direction.
Other
 During the review of previous projects in the vicinity, concerns were brought up by
neighboring property owners regarding stormwater drainage.
BACKGROUND:
Site Plan
Building Placement: As identified in both the zoning ordinance and the Downtown Specific
Plan, new buildings are to be placed close to the sidewalk to encourage walkability and
continuity of the building setback. The new building would be located on the frontage property
lines with a covered walkway to provide more space and vertical articulation.
Parking: The Planning Commission provided initial feedback regarding the requested parking
exception and determined that parking provisions could be addressed with a combination of
approaches including use of offsite provisions. The Commission advised this applicant to design
the project to contain at least one space per dwelling unit and to pursue creative methods for
more closely conforming to the new parking requirements.
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Landscape
Right-of-way: The Downtown Specific Plan contains policies related to landscaping encouraging
planting and maintaining street trees. Five strawberry street trees are proposed.
Site: Several landscaping strips and are also included within the site layout. The landscape strips
would include two varieties of shrubs.
Lighting: The lighting plan needs to be evaluated. The Planning Commission requires dark sky
approved fixtures.
Architecture
Neighborhood Context: The site is surrounded by a mixture of developed residential,
commercial and mixed-use properties. The land use is fully consistent with the intended uses in
Downtown.
Architectural Elements: The proposed two-story mixed-use building incorporates design
elements similar to several buildings in downtown. Staff is seeking the Architectural Advisory
Committee’s input with respect to building articulation, fenestration, and street presence in
particular.
Use Considerations: Similar mixed-use buildings are located along Main Street to the east and
across Purissima Street. The proposed mixed-use building would be compatible with the
existing development within the surrounding downtown.
Sustainability Features: The Planning Commission has requested incorporation of sustainability
features in all recently approved mixed-use projects. The Architectural Advisory Committee is
encouraged to provide guidance for incorporating such measures.
Signage: Within the new building, a designated area for business signage will need to be
designed into the project. In general, free-standing signs, which tend to be suburban in nature,
are discouraged in Downtown. Storefront signage, including building façade signs, blade signs,
and other pedestrian oriented approaches are encouraged.

NEXT STEPS
Staff recommends that the Architectural Advisory Committee provide design
recommendations. Staff will work with the applicant to address recommended revisions. If
needed, the revised project design will be presented to the Architectural Advisory Committee
for further design review. Once project design can meet the required design criteria and
4

findings, the project will be presented to the Planning Commission for a decision on the
requested permits.

ATTACHMENTS:
1. Plan Set
2. Planning Commission Study Session Memorandum, dated July 14, 2020
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ATTACHMENT 1

CITY OF HALFMOON BAY
501 Main Street
Half Moon Bay, CA 94019

C.3 and C.6 Development Review Checklist

Phone: (650)726-8250
Website: www.hmbcity.com

Municipal Regional Stormwater Permit (MRP)
Stormwater Controls for Development Projects

Project Information
I.A

Enter Project Data (For “C.3 Regulated Projects,” data will be reported in the municipality’s stormwater Annual Report.)

650 MILL

Project Name:

Case Number:

Project Address & Cross St.: 650 Mill Street at Purissima

056-164-050

Project APN:

Project Watershed:

Ocean

Brian McNamara

Applicant Name:
Applicant Phone:

650-799-0011

Development type:
(check all that apply)

Single Family Residential: A stand-alone home that is not part of a larger project.

Applicant Email Address:

hmbloans@aolcom

Single Family Residential: Two or more lot residential development.

1

Multi-Family Residential
Commercial
Industrial, Manufacturing

X Mixed-Use
Streets, Roads, etc.
‘Redevelopment’ as defined by MRP: creating, adding and/or replacing exterior existing
2
impervious surface on a site where past development has occurred.
3

‘Special land use categories’ as defined by MRP: (1) auto service facilities , (2) retail
gasoline outlets, (3) restaurants, (4) uncovered parking area (stand-alone or part of a larger
project)
Institutions: schools, libraries, jails, etc.
Parks and trails, camp grounds, other recreational
Agricultural, wineries
Kennels, Ranches
Other, Please specify____________________________
4

Project Description :
(Also note any past
or future phases of the
project.)

On lot with exisitng small building: Retain building,
Construct mixed use building. Two retail spaces with residential
units upstairs.

0.23
I.A.1 Total Area of Site:
____________________
acres
0.23
I.A.2 Total Area of land disturbed during construction (include clearing, grading, excavating and stockpile area):_________
acres.
Certification:
I certify that the information provided on this form is correct and acknowledge that, should the project exceed the amount of
new and/or replaced impervious surface provided in this form, the as-built project may be subject to additional improvements.
Attach Preliminary Calculations
Name of person completing the form:

Attach Final Calculations

Charles Kissick

X Attach copy of site plan showing areas
Title:

Signature:

Date:

Engineer

5-7-20

650-728-3590
sigmaprm@pacbell.net
Phone number: ____________________________________Email
address:________________________________________

1

Subdivisions or contiguous, commonly owned lots, for the construction of two or more homes developed within 1 year of each other are
considered common plans of development and are subject to C.3 requirements.
2
Roadway projects that replace existing impervious surface are subject to C.3 requirements only if one or more lanes of travel are added.
3
See Standard Industrial Classification (SIC) codes here
4
Project description examples: 5-story office building, industrial warehouse, residential with five 4-story buildings for 200 condominiums, etc.
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C.3 and C.6 Development Review Checklist
I.B
I.B.1

Is the project a “C.3 Regulated Project” per MRP Provision C.3.b?
5
Enter the amount of impervious surface Retained, Replaced and/or Created by the project:

Table I.B.1 Impervious and Pervious Surfaces
I.B.1.a
Pre-Project
Impervious
Surface
(sq.ft.)

Type of Impervious Surface
Roof area(s)
5

Impervious sidewalks, patios, paths, driveways, streets
5

Impervious uncovered parking

7

Totals of Impervious Surfaces:

395
0
1560

I.B.1.b
I.B.1.c
I.B.1.d
Existing
Existing
New
Impervious
Impervious
Impervious
Surface to be Surface to be Surface to be
6
6
6
Retained
Replaced
Created
(sq.ft.)
(sq.ft.)
(sq.ft.)

1165

0

0
0

395
0

0

395

7730
0
0

8895
395
0

7730

8895
7730

I.B.1.f - Total Impervious Surface Replaced and Created (sum of totals for columns I.B.1.c and I.B.1.d):
Pre-Project
Pervious
Surface
(sq.ft.)

Type of Pervious Surface
Landscaping
Pervious Paving
Green Roof
Totals of Pervious Surfaces:
Total Site Area (Total Impervious+Total Pervious=I.A.1)
I.B.2

I.B.1.e
Post-Project
Impervious
Surface
(sq.ft.)
(=b+c+d)

Post-project
Pervious
Surface
(sq.ft.)

8605

1270

0

0

0

0

8605
10,165

1270
10,165

Please review and attach additional worksheets as required below using the Total Impervious Surface
Replaced and Created in cell I.B.1.f from Table I.B.1 above and other factors:

Check all that apply:

Check
If Yes

Attach
Worksheet

I.B.2.a

Does this project involve any earthwork?

X

A

I.B.2.b

Is I.B.1.f greater than or equal to 2,500 sq.ft? If YES, the Project is subject to Provision C.3.i.

X

B, C

I.B.2.c

Is the total Existing Impervious Surface to be Replaced (column I.B.1.c) 50 percent or more of
the total Pre-Project Impervious Surface (column I.B.1.a)?
If YES, site design, source control and treatment requirements apply to the whole site;
if NO, these requirements apply only to the impervious surface created and/or replaced.

I.B.2.d
I.B.2.e

Is this project one of the Special Land Use Categories (box checked in section I.A. above) and
is I.B.1.f greater than or equal to 5,000 sq.ft? If YES, project is a C.3 Regulated Project.
Is I.B.1.f greater than or equal to 10,000 sq.ft? If YES, project is a C.3 Regulated Project.

I.B.2.f

Is I.B.1.f greater than or equal to 43,560 sq.ft. (1 acre)? If YES, project may be subject to

D, D-1, D-2
E

Hydromodification Management requirements.

I.B.2.g

Is I.A.2 (pg. 1) greater than or equal to 1 acre? If YES, obtain coverage under the state’s

I.B.2.h

Is this a Special Project or does it have the potential to be a Special Project?

I.B.2.i

Is this project a High Priority Site? (Determined by the Permitting Jurisdiction. High Priority
Sites can include those located in or within 100 feet of a sensitive habitat, ASBS, or body of
water, or on sites with slopes, and are subject to monthly inspections from Oct 1 to April 30.)
For Municipal Staff Use Only (Alternative Certification, O&M Submittals, Project Close Out)

B.2.10

D, D-1, D-2

Construction General Permit and submit to the municipality a copy of your Notice of Intent.
See: www.swrcb.ca.gov/water_issues/programs/stormwater/construction.shtml.

F
G
G

5

Per the MRP, pavement that meets the following definition of pervious pavement is NOT an impervious surface. Pervious pavement is
defined as pavement that stores and infiltrates rainfall at a rate equal to immediately surrounding unpaved, landscaped areas, or that stores
and infiltrates the rainfall runoff volume described in Provision C.3.
6
“Retained” means to leave existing impervious surfaces in place, unchanged; “Replaced” means to install new impervious surface where
existing impervious surface is removed anywhere on the same property; and “Created” means the amount of new impervious surface being
proposed which exceeds the total existing amount of impervious surface at the property.
7
Uncovered parking includes the top level of a parking structure.
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C.3 and C.6 Development Review Checklist

Worksheet A
C6 – Construction Stormwater BMPs
Identify Plan sheet showing the appropriate construction Best Management Practices (BMPs) used on this project:
(Applies to all projects with earthwork)
Yes

Plan Sheet

Best Management Practice (BMP)

BMP Sheet

Control and prevent the discharge of all potential pollutants, including pavement cutting
wastes, paints, concrete, petroleum products, chemicals, wash water or sediments, rinse
water from architectural copper, and non-stormwater discharges to storm drains and
watercourses.

BMP Sheet

Store, handle, and dispose of construction materials/wastes properly to prevent contact with
stormwater.

BMP Sheet

Do not clean, fuel, or maintain vehicles on-site, except in a designated area where wash
water is contained and treated.

BMP Sheet

Train and provide instruction to all employees/subcontractors re: construction BMPs.
Protect all storm drain inlets in vicinity of site using sediment controls such as berms, fiber
rolls, or filters.

X

C-2

X
X

BMP Sheet
C-2

Limit construction access routes and stabilize designated access points.
Attach the San Mateo Countywide Water Pollution Prevention Program’s construction BMP
plan sheet to project plans and require contractor to implement the applicable BMPs on the
plan sheet.
Use temporary erosion controls to stabilize all denuded areas until permanent erosion
controls are established.
Delineate with field markers clearing limits, easements, setbacks, sensitive or critical areas,
buffer zones, trees, and drainage courses.
Provide notes, specifications, or attachments describing the following:
 Construction, operation and maintenance of erosion and sediment controls, include
inspection frequency;
 Methods and schedule for grading, excavation, filling, clearing of vegetation, and storage
and disposal of excavated or cleared material;
 Specifications for vegetative cover & mulch, include methods and schedules for planting
and fertilization;
 Provisions for temporary and/or permanent irrigation.

X

C-2

Perform clearing and earth moving activities only during dry weather.
Use sediment controls or filtration to remove sediment when dewatering and obtain all
necessary permits.

X

C-2

Trap sediment on-site, using BMPs such as sediment basins or traps, earthen dikes or berms,
silt fences, check dams, soil blankets or mats, covers for soil stock piles, etc.
Divert on-site runoff around exposed areas; divert off-site runoff around the site (e.g., swales
and dikes).

X

C-2

Protect adjacent properties and undisturbed areas from construction impacts using vegetative
buffer strips, sediment barriers or filters, dikes, mulching, or other measures as appropriate.

3
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C.3 and C.6 Development Review Checklist

Worksheet B
C3 - Source Controls
Select appropriate source controls and identify the detail/plan sheet where these elements are shown.
Detail/Plan
Sheet No.

Yes

Features that require
source control measures

Source Control Measures
(Refer to Local Source Control List for detailed requirements)

Storm Drain

Mark on-site inlets with the words “No Dumping! Flows to Bay” or equivalent.

Floor Drains

Plumb interior floor drains to sanitary sewer [or prohibit].

Parking garage

Plumb interior parking garage floor drains to sanitary sewer.

Landscaping

 Retain existing vegetation as practicable.
 Select diverse species appropriate to the site. Include plants that are pestand/or disease-resistant, drought-tolerant, and/or attract beneficial insects.
 Minimize use of pesticides and quick-release fertilizers.
 Use efficient irrigation system; design to minimize runoff.

8

8

8

Pool/Spa/Fountain

X

Provide connection to the sanitary sewer to facilitate draining.

Food Service Equipment
(non-residential)

Provide sink or other area for equipment cleaning, which is:
8
 Connected to a grease interceptor prior to sanitary sewer discharge.
 Large enough for the largest mat or piece of equipment to be cleaned.
 Indoors or in an outdoor roofed area designed to prevent stormwater run-on
and run-off, and signed to require equipment washing in this area.

Refuse Areas

 Provide a roofed and enclosed area for dumpsters, recycling containers, etc.,
designed to prevent stormwater run-on and runoff.
 Connect any drains in or beneath dumpsters, compactors, and tallow bin
8
areas serving food service facilities to the sanitary sewer.

C-5
Outdoor Process Activities

8
9

9

Perform process activities either indoors or in roofed outdoor area, designed to
8
prevent stormwater run-on and runoff, and to drain to the sanitary sewer.

Outdoor Equipment/
Materials Storage

 Cover the area or design to avoid pollutant contact with stormwater runoff.
 Locate area only on paved and contained areas.
 Roof storage areas that will contain non-hazardous liquids, drain to sanitary
8
sewer , and contain by berms or similar.

Vehicle/ Equipment
Cleaning

 Roofed, pave and berm wash area to prevent stormwater run-on and runoff,
8
plumb to the sanitary sewer , and sign as a designated wash area.
8
 Commercial car wash facilities shall discharge to the sanitary sewer.

Vehicle/ Equipment Repair
and Maintenance

 Designate repair/maintenance area indoors, or an outdoors area designed to
prevent stormwater run-on and runoff and provide secondary containment.
Do not install drains in the secondary containment areas.
8
 No floor drains unless pretreated prior to discharge to the sanitary sewer.
8
 Connect containers or sinks used for parts cleaning to the sanitary sewer.

Fuel Dispensing Areas

 Fueling areas shall have impermeable surface that is a) minimally graded to
prevent ponding and b) separated from the rest of the site by a grade break.
 Canopy shall extend at least 10 ft. in each direction from each pump and
drain away from fueling area.

Loading Docks






Fire Sprinklers

Design for discharge of fire sprinkler test water to landscape or sanitary sewer.

Miscellaneous Drain or
Wash Water

 Drain condensate of air conditioning units to landscaping. Large air
8
conditioning units may connect to the sanitary sewer.
 Roof drains from equipment drain to landscaped area where practicable.
8
 Drain boiler drain lines, roof top equipment, all wash water to sanitary sewer.

Architectural Copper Rinse
Water

 Drain rinse water to landscaping, discharge to sanitary sewer , or collect and
dispose properly offsite. See flyer “Requirements for Architectural Copper.”

Cover and/or grade to minimize run-on to and runoff from the loading area.
Position downspouts to direct stormwater away from the loading area.
8
Drain water from loading dock areas to the sanitary sewer.
Install door skirts between the trailers and the building.

8

Any connection to the sanitary sewer system is subject to sanitary district approval.
Businesses that may have outdoor process activities/equipment include machine shops, auto repair, industries with pretreatment facilities.

4
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C.3 and C.6 Development Review Checklist

Worksheet C
Low Impact Development – Site Design Measures
Select Appropriate Site Design Measures (Required for C.3 Regulated Projects; all other projects are encouraged to
implement site design measures, which may be required at municipality discretion.) Projects that create and/or replace 2,500 –
10,000 sq.ft. of impervious surface, and stand-alone single family homes that create/replace 2,500 sq.ft. or more of impervious
10
surface, must include one of Site Design Measures a through f (Provision C.3.i requirements). Larger projects must also
include applicable Site Design Measures g through i. Consult with municipal staff about requirements for your project.
Select appropriate site design measures and Identify the Plan Sheet where these elements are shown.
Yes

Plan Sheet Number
a. Direct roof runoff into cisterns or rain barrels and use rainwater for irrigation or
other non-potable use.
b. Direct roof runoff onto vegetated areas.

X

C-1

c. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas.
d. Direct runoff from driveways and/or uncovered parking lots onto vegetated areas.
e. Construct sidewalks, walkways, and/or patios with pervious or permeable
surfaces.
f. Construct bike lanes, driveways, and/or uncovered parking lots with pervious
surfaces.
g. Limit disturbance of natural water bodies and drainage systems; minimize
compaction of highly permeable soils; protect slopes and channels; and minimize
impacts from stormwater and urban runoff on the biological integrity of natural
drainage systems and water bodies;
h. Conserve natural areas, including existing trees, other vegetation and soils.
i. Minimize impervious surfaces.

Regulated Projects can also consider the following site design measures to reduce treatment system sizing:
Yes

Plan Sheet Number
j. Self-treating area (see Section 4.2 of the C.3 Technical Guidance)

X

C-1

k. Self-retaining area (see Section 4.3 of the C.3 Technical Guidance)
l. Plant or preserve interceptor trees (Section 4.1, C.3 Technical Guidance)

10

See MRP Provision C.3.a.i.(6) for non-C.3 Regulated Projects, C.3.c.i.(2)(a) for Regulated Projects, C.3.i for projects that create/replace
2,500 to 10,000 sq.ft. of impervious surface and stand-alone single family homes that create/replace 2,500 sq.ft. or more of impervious surface.
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Sigma Prime Geosciences, Inc.

Job:
No.:
Date
by:

Rational Method / Culvert Sizing
650 MILL Street
20-135
5/7/2020
CMK

Rational Method to Estimate Storm Runoff
Qp=CIAd
Area, Ad (sf):
Area, Ad (acres):
C10:

I (rainfall intensity):
I=

7730

(NEW ROOF)

0.17746
0.3

pre-project

0.9

0.618

in/hr, pre-project

Q=CIA:

0.033

CFS

Q=CIA:

0.099

CFS

Q=

0.0658

CFS

post-project

Pre-Project:

Post-Project:

Detention Size (for 2-hr duration):
10-yr Storm:

473.77

Areas:
36" diam. Pipe:

CF

7.069

SF

Trench:

16

SF

Gravel:

8.931

X 40%

3.5724

AREA: 10.6414 SF
Length:
45.0
ft
Volume: 478.9 CF
Long Enough

ATTACHMENT 2
Community Development Department
Jill Dever Ekas, AICP, Director

Date:

July 14, 2020

To:

Honorable Chair and Planning Commissioners

From:

Jill Ekas, Community Development Director
Scott Phillips, Associate Planner

Subject:

Study Session - Downtown Mixed-Use Project at 415 Purissima Street / 650 Mill
Street (PDP-20-023)

RECOMMENDATION:
No formal action is requested. This Study Session is an opportunity for the Planning Commission
to receive an overview of land use and site design of a mixed-use development proposed for
Downtown focusing on proposed parking provisions. The Commission’s direction will inform the
Architectural Advisory Committee (AAC), applicant, and staff in advance of more developed
project review. Public comment will be accepted during the Study Session.
BACKGROUND:
The proposal includes an application for a Coastal Development Permit, Architectural Review,
Parking Exception, and potentially a Use Permit for joint use of parking facilities to construct a
new two-story mixed-use residential and commercial building on the southeast corner of
Purissima Street and Mill Street (Assessor’s Parcel Number 056-164-050). The site is mostly
vacant but contains a small single-family residence. The existing house would be preserved as
part of the project. The ground floor of the proposed building includes two commercial tenant
spaces and other ancillary and storage spaces. Five new dwelling units would be located on the
second floor, comprised of 4 two-bedroom units and 1 one-bedroom unit. The commercial
space is intended for either office or another commercial use. The proposal includes 5 surface
parking spaces with a driveway between the existing home and proposed new mixed-use
building. Parking is further addressed in detail later in this report.
Staff is preparing to present the project to the AAC in August. However, noting that the
Planning Commission remains responsible for design review, the Commission’s input and/or
questions about the architectural design will be conveyed to the AAC to ensure continuity in
the review process. Beyond design, staff is requesting that the Planning Commission’s primary
focus be on the project’s proposed parking provisions. The requested exception is substantial
and affects the design and land use, thus the Commission’s input in advance of AAC review is
important for this case. Public comment is encouraged as part of the study session.
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DISCUSSION:
Land Use. The subject property is designated as Commercial General in the Local Coastal Plan
and is zoned Commercial Downtown (C-D). With the exception of off-street parking, the
proposed mixed-use project complies with the development standards applicable to Downtown
mixed-use projects. The site is surrounded by a mixture of developed residential and
commercial properties. The land use is fully consistent with the intended uses in Downtown
and could support downtown vitality in several positive ways along this span of Mill Street and
Purissima Street.
Project Design. The intent of the architectural design of the new building is to be compatible
with the design of the existing historic building on the site and with the greater Downtown.
Staff anticipates that the AAC will provide helpful insight regarding the overall design of the
project. Any feedback from the Planning Commission about the following project design
components will be conveyed to the committee: site plan design, building massing, open space
and landscaping, signage, street presence, fenestration, architecture, and building materials. An
historic resource evaluation was submitted with the application. It will be provided to the AAC
for their review, as well as the Planning Commission at any future public hearing.
Proposed Parking Provisions. The City’s parking standards were recently updated to include
more flexibility for commercial, residential, and mixed-use development, especially within the
C-D zoning district. The updated standards were certified by the Coastal Commission in May
2020 and were crafted following numerous public meetings, including several with the Planning
Commission. The Planning Commission’s recent actions supporting parking exceptions for other
Downtown projects (e.g. 719 Main Street and 631 Mill Street) served as an important source of
input for the new code allowances. A parking occupancy survey was also conducted at
numerous peak periods to assess the adequacy of public parking provisions throughout
Downtown. Features of the updated code include a 20 percent discretionary “mixed-use
shared-use” reduction in required off-street parking for mixed-use projects; and a waiver of the
residential guest parking requirement based on specified findings.
For this project, with its proposed combination of uses, the City’s updated parking regulations
require 7 spaces for the residential units plus 1.25 guest spaces; and almost 7 spaces for the
commercial portion of the development. The existing home located on the same site continues
to require 2 spaces. Thus, 17 spaces are required. The parking summary on Sheet A1 of the plan
set indicates 18 spaces required. The difference in total parking space required is due to
variations in rounding. With the 20 percent mixed-use shared-use reduction and waiver of the
guest parking requirement, total parking required could potentially be reduced to 11.4 spaces.
This is still more than twice the number of spaces provided on site.
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Parking Proposal: Parking Agreement with Giorghetti Building at 655 Miramontes Street
To address the parking deficit, the applicant is proposing to establish a reciprocal parking
agreement with the property owner of the Gioghetti Building located at 655 Miramontes Street
on the northwest corner of Main Street and Miramontes Street. Zoning requirements at the
time that the Giorghetti Building was developed required more off-street parking than the
updated code requires. With the new parking code, the site now has approximately 5 extra
parking spaces. Although over two blocks from the proposed new building (approximately 900
feet, or 1/5 mile walking distance), the additional parking spaces at the Giorghetti Building
could be reserved for employee parking for commercial uses located at the proposed new
building at 415 Purissima/650 Mill Street. Table 1 below presents the parking analysis for both
the proposed project at 415 Purissima/650 Mill Street and 655 Miramontes Street.
Table 1. Parking Analysis – Project and 655 Miramontes Street (Giorghetti Building)
Address

650 Mill - New Mixed-Use
Building and existing house
655 Miramontes Street
(Giorghetti Building)

Subtotal Parking Spaces
Discretionary Reductions
Other off-site Parking
Provisions
Total Parking Spaces
Requested Parking Exception
% Total Reduction

Amount (Net Floor
Area in Square Feet
or # of Units)
First Story Commercial
2,034
Existing Residence
1
1 Bedroom units
1
2 Bedroom units
4
Residential Guest Parking
5
Space

Parking Ratio:
Required Parking
Existing and
Spaces per SF
Spaces Per Current
Proposed
and/or Unit
Parking
Parking Code
300
6.8
2.0
2.0
5.0
1.0
1.0
1.5
6.0
1.3
0.25

1,038

300

388

300

Mixed-use/Shared-use Applies to all spaces
Guest Parking

20%
1.3

Second Story Office
Retail 1 (Goldworks)

3.5
1.3
21.8
4.4
1.3

10.0

15.0

0
16.2

1.2
7%

If the proposed off-site parking provisions are acceptable to the Planning Commission, the
project alternative would reduce the parking deficit to 1.2 spaces assuming that the Planning
Commission grants the mixed-use shared-use reduction and guest parking waiver to both the
proposed project and to the existing development at 655 Miramontes Street. A parking
exception would continue to be required for one additional space at the Planning Commission’s
discretion. Staff’s primary concern with this option is the distance between the project site and
the proposed parking; especially in that the aforementioned parking occupancy survey
indicates that the highest use of on-street parking in the Downtown area occurs in the vicinity
of the project site. Residents would be very unlikely to use spaces two blocks away, which is
why staff is suggesting that those spaces be made available to employees of the new
commercial uses. This could be implemented as a condition in future lease agreements.
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15.0

Alternative Parking Option: Shared Parking with Adjacent Debenedetti Building at 422 Main
Street
This alternative is the applicant’s initial proposal. In this case, parking areas for the proposed
new building at 415 Purissima Street/650 Mill Street and the adjacent existing mixed-use
building at 422 Main Street (Debenedetti Building) would be shared. Table 2 presents the
estimated parking requirements for this combination of development sites.
(Note this alternative is presented to support the Commission in their consideration of the
applicant’s proposal summarized above, or any other options they may wish to discuss.)
Table 2 Parking Analysis for Project and 422 Main Street (Debenedetti Building)
Amount (Net Floor Parking Ratio: Required Parking Existing and
Area in Square Feet Spaces per SF Spaces Per Current Proposed
Parking
and/or Unit
Parking Code
or # of Units)
First Story Commercial
2,034
300
6.8
Existing Residence
1
2.0
2.0
650 Mill - New Mixed-Use
5.0
1 Bedroom units
1
1.0
1.0
Building and existing house
2 Bedroom units
4
1.5
6.0
Residential Guest Parking
1.3
5
0.25
Restaurant 1 (3 Pigs)
369
75
4.9
Restaurant 2 (Sushi Main)
572
75
7.6
Restaurant 3 (Sushi Mill Street)
868
75
11.6
Address

422 Main Street - Existing
Mixed-Use Building

Subtotal Parking Spaces
Discretionary Reductions
Potential Off-site Parking
Provisions
Total Parking Spaces
Exception
% Total Reduction

Space

Restaurant Employees (1 per
employee)
Second Story Office
Retail 1 (Crows Nest)
Retail 2 (The Paper Crane)
Retail 3 (Rouge Boutique)
Retail 4 (Home)
Retail 5 (Earth Impacts)
Retail 6 (Jungle Traders)

3 2 per restaurant
2,811
473
596
568
547
284
1,070

300
300
300
300
300
300
300

Mixed-use/Shared-use Applies to all spaces
Guest Parking

20%
1.3

6.0
9.4
1.6
2.0
1.9
1.8
0.9
3.6
68.3
13.7
1.3

17.0

22.0

4
53.4

27.4
51%

NOTE: Commercial net floor area is estimated and would need to be confirmed. Additional off-site
parking would also need to be secured.
Clearly, this alternative would require a significant parking exception because the existing
development does not conform to the City’s parking code. In fact, the extent of the exception
would be for more stalls (deficit of 27 stalls instead of 12 stalls), but would have a lower
percentage deficit (51%, verses 60% for the new building with 5 parking spaces and a parking
rquirement of 17 spaces). That said, parking demand for the combination of uses could
potentially be offset to at least some extent because the proposed project introduces
4

26.0

residential development into a broad mix of commercial uses which have different peak
periods. Parking occupancy data for the current use of this lot could confirm the actual use
peaking patterns. For this option, staff had advised the applicant to seek additional off-site
parking spaces, which led them to their revised proposal to share parking with the Giorghetti
Building.
SUMMARY:
The applicant and staff have been collaborating about parking options since the application was
submitted this spring. Because the City’s parking code was recently updated, staff has advised
the applicant to strive to bring forward a proposal in conformance with the new code. At the
same time, it is important to note that the new code continues to allow for parking exceptions,
as well as for off-site provisions, provided that findings are met. For example, preservation of
historic resources could support a finding for granting a parking exception. At this junction,
given the numerous potential options, the applicant agreed with staff that Planning
Commission input through a study session would be helpful.
Staff is specifically seeking feedback from the Commission about the requested parking
exception and the use of off-street parking on other properties within downtown. The
applicant’s proposed option comes closest to meeting the City’s new parking standards. In
addition to the options presented in this memo, other options include:
•
•
•

Project redesign that incorporates more parking, less development, or a combination of
the two such that the project conforms to the City’s new parking standards.
Other off-site parking provisions closer to the project site.
Pooling more parking areas to take better advantage of offset peak parking demand
such as with the combination of the project site, the adjacent DeBenedetti Building,
and the Giorghetti Building parking provisions.

ATTACHMENTS:
1. Plan Set
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