AGENDA

CITY OF HALF MOON BAY
ARCHITECTURAL ADVISORY COMMITTEE (AAC) MEETING
THURSDAY JUNE 17, 2021
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
In-Place 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, in compliance with the Governor's Executive Order N-29-20 allowing
for deviation of teleconference rules required by the Ralph M. Brown Act.
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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 meeting.
AAC Meeting will be held remotely at 8:30 am
Please click the link below to join the webinar:
Click Here to Join the AAC Meeting
Webinar ID: 952 3374 7384
Passcode: 501501
iPhone one-tap: 1-408-638-0968, 95233747384#, 0#, 501501#
Telephone: 1-408-638-0968
I.

CALL TO ORDER

II.

REVIEW MEETING SUMMARY NOTES
5/20/21

III.

PUBLIC COMMENT

IV.

COMMITTEE MEETING ITEMS
a. PROJECT: Outdoor Retail Garden for Apothecary
CITY FILE #: PDP-21-043
LOCATION: 601 Main Street
OWNER/APPLICANT: Benjamin Yang and Lee Chan / Jennifer Lee Segale
b. PROJECT: Major Modification to Approved Mixed Use Project
CITY FILE #: PDP-16-061
LOCATION: 795 Main Street
OWNER/APPLICANT: Janice Moody

V.

AGENDA FORCAST / STAFF UPDATE

VI.

COMMITTEE MEMBER COMMUNICATIONS

VII.

ADJOURNMENT
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DRAFT MEETING SUMMARY NOTES
CITY OF HALF MOON BAY ARCHITECTURAL ADVISORY COMMITTEE
THURSDAY, MAY 20, 2021
ALL REMOTE/VIRTUAL MEETING VIA ZOOM
Virtual meeting of the Architectural Advisory Committee (AAC) began at 8:35 AM
PRESENT: Chad Hooker, Steve Kikuchi, Linda Poncini
STAFF PRESENT: Jill Ekas, Bridget Jett and Scott Phillips
MEETING SUMMARY NOTES OF APRIL 15, 2021
Architectural Advisory Committee (AAC) recommended change to the summary notes related
to feedback on the electrification ordinance presentation.
PUBLIC COMMENT
None
1. New Residence Resubmittal on Pullman Avenue – Design Review
Project overview by Scott Phillips, Associate Planner
Location: 574 Magnolia Street
City File No.: PDP-20-030
Applicant: Mark Stoloski
AAC Clarifying Questions:
• A future home on the vacant lot to the east of the site would block more viewshed from
Cabrillo Highway compared to the proposed house. Is the future home design pertinent
to the AAC review of this house? A. Staff confirmed that no house is currently proposed
on the neighboring lot to the east and the focus needs to be on the current proposal.
Applicant Presentation: Mark Stoloski, Applicant/Owner
Public Comment: Jennifer Simmons
•

Commented and requested information related to protected views in Half Moon Bay.

AAC Discussion:
•

Visual Resources:
o Visual resource analysis related to new buildings on the site was not considered
when the subdivision was approved. Additional analysis was included in the

May 20, 2021
Architectural Advisory Committee (AAC)
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memorandum for this proposal summarizing applicable policies within the City’s
Land Use Plan.
o Two AAC members supported the shift of the two-story element and noted that
it is a significant improvement in relation to protecting public views from
Highway 1; the revised massing maintains a sense of openness in context with
the intent of the protected visual resource of broad ocean views. One AAC
member expressed that the change is a detriment to the visual experience along
Pullman Avenue because the two garages are now more visually prominent
down the access street. (Staff noted that the view from Pullman Avenue is not a
protected visual resource.)
•

Architectural Details:
o Color – AAC is supportive of the minor change to the exterior color.

•

Landscaping:
o Landscape plan: Monterey Cypress is a preferable tree species compared to
Monterey Pines.

•

Summary comments:
o General consensus is that the design of the new house and ADU is supportable
as presented.
o One AAC member prefers the previous design, primarily because the garage is
less prominent when viewed from Pullman Avenue.

2. Major remodel and use conversion of an existing building on Main Street – Design Review
Project overview by Scott Phillips, Associate Planner
Location: 727 Main Street
City File No.: PDP-21-034
Applicant: Marianna Stark
The applicant presented the intention for the project. It was noted that a portion of the existing
sign is not illumination and that the illuminated portion is difficult to see. Thus, the design
includes a larger sign mounted higher on the building.
AAC Clarifying Questions:
•

Clarify the purpose of the storage area as presented in plans. A. Staff explained that a
minimum storage area is required per unit as well as enclosed space for at least one
long-term bicycle parking area.

AAC Discussion:
• Site Design:
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•

•
•
•

o Straightening out the driveway would provide more space to the entrance of the
commercial space and reduce awkward turning movements to access the back
parking lot.
o Better entry feature is needed for the commercial component to appeal to the
pedestrian level.
o Add exterior mechanical equipment to the site plan.
Architectural Detailing:
o Placement of sign on the stairway reduces separation between the commercial and
residential space/entrances. Consider ways to create a better defined separation of
these two uses. For example, the exterior front stairway could be reconfigured to
provide for more separation between uses. Consider enclosing the stairway.
Sustainability
o Consider ways to increase solar exposure for the photovoltaic system.
Landscaping:
o Provide a detailed landscaping plan for the next review.
Summary comments:
o The AAC is supportive of the remodel design of the mixed-use building but
would like to review the resubmittal, particularly to provide feedback on the
landscaping, driveway reconfiguration and commercial / residential
separation at the front of the building.

DIRECTOR’S REPORT
• Agenda forecast – AAC June meeting includes two projects on Main Street. Staff is also
working out a date for a joint study session with the Planning Commission to consider
the revised Hyatt proposal.
ARCHITECTURAL ADVISORY COMMITTEE COMMUNICATIONS
• None
ADJOURNMENT
Meeting adjourned: 10:45 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:

June 17, 2021

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

601 Main Street, Outdoor Retail Space and Landscaping for Garden Apothecary,
PDP-21-043

PROJECT DESCRIPTION:
The application is for a modification to the outdoor activity space and landscaping to allow for
more retail sales and educational events in association with a new business establishing at the
corner site. The project applicant/business owner is Garden Apothecary. Improvements include
new landscaping, outdoor furniture for daytime display and a circular tent. The existing shed
would remain for storage.
Applicable Development Standards: The site is zoned Commercial Downtown (C-D). Per Section
18.36.020 B of the zoning code, additional off-street parking is not needed for the increase in
outdoor retail space because the new use is visitor serving; and furthermore, because the new
use has substantially similar parking demand as the previous use. No new permanent structures
are proposed with the new business establishment.
Visual Resource Requirements and Downtown Specific Plan: The site is within the Old
Downtown visual resource area. The standards with Section 18.37.040 apply and are provided
here:
18.37.040 Old downtown standards.
A. Design approval of new development, alterations to existing structures and proposed
demolitions within the old downtown shall be in accordance with the following criteria:
1. Scale and style shall be similar to that of the predominant older structures within the
immediate vicinity.
1

2. Continuity in building lines shall be maintained along Main Street.
3. Existing older buildings which contribute significantly to the character of the area, as
described in the historic resources ordinance and inventory, shall not be demolished or
altered in a manner which eliminates key architectural features, unless it is shown on a
case by case basis that it is financially unfeasible to maintain such buildings due to
requirements for seismic retrofitting of unreinforced masonry or for Americans with
Disabilities Act requirements.
B. In addition to the above criteria, the downtown specific plan and historic resources
ordinance contains preservation, design, and land use standards guiding new development and
maintenance of historic sites within the downtown area. New development, additions and
remodels in the downtown planning area shall be subject to the policies of the downtown
specific plan and historic resources ordinance, and any design guidelines which may be
developed to implement the downtown specific plan and historic resources ordinance.
C. New development, additions and remodels in the downtown area shall also be evaluated
using the design review standards set forth in this title, and shall be subject to the standards set
forth in this chapter regarding landscaping, signs, screening, lighting, parking areas and utilities.
D. No off-premises outdoor advertising shall be permitted, except temporary signs or signs
approved by the city as a part of any directional sign program or special events sign program
encouraged in policies of the city downtown specific plan. Other permitted signs shall be
carefully designed and reviewed so that any negative visual impacts are minimized.
The Downtown Specific Plan is also applicable to this proposal. The applicable standards
address parking and landscaping. The parking requirements will be considered by the Planning
Commission. The AAC’s review will ensure that landscaping is consistent with the Downtown
Specific Plan.
REVIEW:
Outdoor retail is a principally permitted use within the C-D Zoning District. For outdoor retail on
an on-going basis, the Planning Commission’s determination is needed to assure that the
operational characteristics of the outdoor retail use are consistent with the underlying zoning
designation and development standards.
The AAC’s review will assist with the Planning Commission’s determination on use consistency.
The Committee’s request should focus on the following:
Site Plan
Site Conditions: The site is on a prominent corner along Heritage Main Street.
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Parking: Additional angled parking spaces could be added along the Miramontes Street
frontage. The applicant is supportive of this provided that vehicular site access can be
maintained from time to time for this use, that that it can be reestablished in the future. The
City Engineer has advised that the curb cut would be left in place.
Landscape
Right-of-way: On Main Street, additional landscaping between the sidewalk and the perimeter
fencing around the project site is recommended by staff, and the applicant is considering
options for this, including adding a bench near the bus stop. On Miramontes Street, the
applicant is planning to obtain an encroachment permit to plant the landscape strip between
the curb and sidewalk. The plantings would provide walking access between the parking spaces
and sidewalks. This area does not have irrigation and the applicant will hand water it. Because
the applicant’s primary business is oriented to horticulture and landscaping, staff believes that
this arrangement is acceptable. Staff seeks the AAC’s input on durable options for landscape
materials in this area, which is immediately adjacent to a well-used span of sidewalk.
Sustainability: The on-site irrigation associated with the new landscaping will be subject to the
City’s Water Efficiency Landscape Ordinance.
Signage: Any new business signage that includes major modification of the signs associated
with the previous business would require the issuance of a sign permit. No signs are included
with the proposal; however, the applicant indicates that one sign near the corner entrance is
anticipated. It would be made from natural materials, most likely wood. The size of the sign will
conform to the Sign Ordinance and can be approved by staff. In the event that the sign proposal
is not consistent with this description, staff will advise the applicant, and/or bring the proposal
to the AAC.

NEXT STEPS:
The next step is for Planning Commission review of consistency of the outdoor retail use. Any
AAC comments or recommendations will be presented to the Planning Commission.

ATTACHMENTS:
1. Garden Apothecary Information Packet
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Garden Apothecary
gardenapothecary.com

601 Main Street, Corner
Garden

Concept - to expand Garden Apothecary’s farm and garden offerings from our small shop
at 329 Main Street and our farm on Lobitos Creek. We will be growing a beautiful garden
in the middle of downtown HMB, representing the agriculture spirit of the Coastside. We
will be gearing this area towards Coastside locals - offering events and classes for free,
discounted and during the week days (to avoid weekend traf c), in addition to capturing
weekend tourists sales. We like to offer free herbs and veggies to our community, because
we believe everyone has a right to grow their own food and medicine.
Currently, Garden Apothecary and our other company, Wild ower Farms, offers herbal
teas and skincare items organically dry-farmed from our farm. We are expanding our
farming, ne-tuning our original shop, expanding our online sales and opening this
second location. We hand make our items in downtown HMB, employing close to a
dozen Coastside locals, including girls from the HMBHS Agriculture Program. We pay
well above any other shop in downtown HMB, including offering health bene ts for fulltime employees, and free herbs and veggies each week from our farm. Our vendor
connections are mostly Coastside based - from our printing, packaging, shipping, and
sourcing. We are green certi ed, organically registered and in the process of B corporation
status. Our focus is to keep supplies, labor and physicality on the Coastside in order to
keep resources funneling back into our community in an inclusive, sustainable way.

Outdoor Retail Offering for Garden Apothecary Corner Garden 601 Main Street, HMB
Organic Gardening

- Compost, potting soil
- Gardening tools
- Plants, owers, herbs
- Pottery
- Succulent letters, wreaths
- Garlands, wreaths, branches
- Garden furniture (made by local artist), heated garden seats (Galanter & Jones)
- Homesteading items - bee keeping, growing your own food & medicine, etc.
- Gifts: Beach going kits (including beach blanket, picnic basket, sunscreen, map of HMB
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stores and beaches)

Workshops

- Local artists offerings

Outdoor Workshops/Classes

- Tea tastings (permit/lic pending health dept.)
- Gardening classes / Flower arranging classes
- Yoga in the garden
- Kids classes re ‘Grow Your Own Food’ ‘Explore the Coast’ , etc.
- Mentorships for the HMBHS Agriculture Department for girls in Ag & Science
- Plant propagation classes / Plant identi cation classes
- Working with local org’s (Alas, Girl Scouts, Heal, Coastside Farmer’s Market, etc.) to

offer space for ower market week day and weekend events and pop-up’s (will get dayuse permitting each time).

- Offering spots in the retail open space for Coastside locals to feature their goods, as it

fi

fl

relates to nature.

Lotus Belle Tent
Installed 6 consecutive months out of the year, as per the Fire Department regulations.
Essential for workshops, classes and certain retail offerings. No heating, no hardscaping,
no permanent structures needed for install.

Community Development Department

Jill Dever Ekas, AICP, Director

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

June 17, 2021

To:

Architectural Advisory Committee Members

From:

Scott Phillips, Associate Planner

Subject:

795 Main Street, Modification to Previously Approved Mixed-Use Project, PDP16-061

PROJECT DESCRIPTION:
The proposal includes the conversion of the existing two-story commercial building to two
dwelling units and a small commercial space with an outdoor nursery display and sales area and
parking provisions for both the residential and commercial uses. This application is a
modification to the previously approved Coastal Development Permit, Use Permit and
Architectural Review that included a new mixed-use building. The mixed-use building is no
longer proposed at this time.
Applicable Development Standards Modified from the Previous Approval: The site is zoned
Commercial Downtown (C-D).
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Development Standards

Zoning Requirements

Proposed

Min. Site Area

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)

5 feet (proposed)

Max. Site Coverage and Floor Area Not applicable to mixed-use projects 17.8% Lot Coverage and 0.23 FAR
Max. Building Height

36 ft.

11 ft. 6 in (trellis) and 21 ft.6
inches (existing building)

Off-Street Parking Requirement:

See table below

See table below

Bicycle Parking

4 short term spaces and 1 long term space

Off-street Parking Requirements:

Address

Space

795 Main Street Mixed-Use Building
(2,004 Sq. ft. total)

First Floor
1 BR Unit
(1,014 Sq. Ft.)
Second Floor
1 BR unit
(990 Sq. Ft.)
Residential
Guest Parking

Commercial
Addition

First Floor
Commercial
Addition
New Nursery
(531 sq. ft.)

Amount
(Net Floor Area
in SF or
# of Units)

Parking Ratio:
Spaces per SF
and/or Unit

Required
Parking
Spaces Per
Current
Parking Code

1 Unit

1.0

1.0

1 Unit

1.0

1.0

0.25/unit

0.5

1 per 250 SF

0.4

2 Units
95 SF

Outdoor Retail
531 SF
1 per 250 SF
Space
Total Spaces
*Includes two spaces in tandem behind the accessible parking space.

Proposed
Parking
Spaces

2.1
5.0

6.0*

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
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per Chapter 14.37 and applicable design criteria. The site is also within the planning area
boundaries for the Downtown Specific Plan. Parking and landscaping standards are applicable.
Required Permits: Modification to the previously approved Coastal Development Permit, Use
Permit and Architectural Review.
REVIEW:
The approved project included a new mixed-use commercial/residential building and
conversion of the existing two-story commercial building to two dwelling units. The current
proposal includes modification to the previous approval, eliminating the approved building and
replacing it with a new outdoor retail nursery area, parking and storage area. The existing
commercial building would still be converted to two dwelling unit and now includes a small
addition to allow for office space for the new nursery.
Site Plan and Landscaping
Outdoor Retail: The new outdoor retail / nursery space has been located towards the front of
the site to allow for easy access and visibility from Main Street. A decorative metal trellis and
matching fencing would surround the nursery space. A landscape buffer containing succulents
would be established between the new fencing and sidewalk.
For storage and backup space for nursery supplies, the existing shipping container on the site
would be modified to include a new wooden overhang. The modified shipping container would
not be open to the public as part of the outdoor retail space.
Parking: The total off-street parking spaces required for the proposal is 5 spaces. The proposed
parking configuration includes 4 compliant spaces and two additional tandem spaces. The two
tandem spaces are located behind the accessible space which is inconsistent with accessibility
requirements. The AAC is encouraged to evaluate the parking configuration and provide
feedback on possible alternatives to the tandem parking configuration. Ultimately, the City’s
Building Official will conduct final review of the accessible parking provisions. It is likely that the
two tandem spaces as proposed will not be allowed. Without redesign, the proposed parking
provisions will be under the requirement by one space. Options for mixed-use and guest
parking reductions may be considered by the Planning Commission.
Four short term spaces are provided along the sidewalk. Although not identified on the plans,
one long-term bicycle parking space could be added below the exterior stairs along the rear of
the existing building.
Architecture
Architectural Elements: The project previously included a new mixed-use building and was
previously reviewed by the AAC. At that time, the AAC recommended more building
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articulation to the existing building, which remains part of the revised project. Several changes
to the design have been implemented in response to this recommendation including
incorporation of bay windows and a dormer.
Use Considerations: The project modification would allow for an outdoor retail area in a portion
of the previously approved mixed-use building footprint. The AAC is encouraged to evaluate the
architectural components associated with the outdoor retail space.
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 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 modified permits.

ATTACHMENTS:
1. Revised Plan Set, dated 05/24/21
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795 MAIN STREET
HALF MOON BAY, CA

MOODY RESIDENCE
PLANNING SET RESUBMITTAL
2021.05.24
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