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 AGENDA 
CITY OF HALF MOON BAY 

 ARCHITECTURAL ADVISORY COMMITTEE (AAC) MEETING 
 

THURSDAY JULY 15, 2021 
8:30 A.M. 

 
Ted Adcock Community Center                                     
(South Day Room)  
535 Kelly Avenue 
Half Moon Bay, CA 94019 
  
  
 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). 

 
 
 

Chad Hooker 
Steve Kikuchi 
Linda Poncini 
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I. CALL TO ORDER 
 

II. REVIEW MEETING SUMMARY NOTES 
06/17/2021 
 

III. PUBLIC COMMENT 
 

IV. COMMITTEE MEETING ITEMS 
 

a. PROJECT:. New Single Family Residence Resubmittal 
CITY FILE #: PDP-20-069 
LOCATION: 574 Magnolia Street 
OWNER/APPLICANT: Hailekiros & Simin Hailu 

 
V. AGENDA FORCAST / STAFF UPDATE 

 
VI. COMMITTEE MEMBER COMMUNICATIONS 

 
VII. ADJOURNMENT 



 
 
 

 
DRAFT MEETING SUMMARY NOTES 

CITY OF HALF MOON BAY ARCHITECTURAL ADVISORY COMMITTEE 
THURSDAY, JUNE 17, 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 MAY 20, 2021 
No changes to the summary notes were recommended by the AAC.  
 
PUBLIC COMMENT 
None 
 
1. Outdoor Retail Garden for Apothecary – Design Review  
 
Project overview by Scott Phillips, Associate Planner 
Location: 601 Main Street 
City File No.: PDP-21-043 
Applicant:  Jennifer Segale 
 
AAC Clarifying Questions: 
Q: Is the fence screening temporary? 
A: Yes, the screening would only be used during site preparation and possibly workshops. 
During normal retail operations, the fencing would be visually open. 
Q: Would the plants for sale be in containers? 
A: Yes. 
 
Applicant Presentation:  Jennifer Segale, Applicant/Business Owner 

Public Comment:  none 

AAC Discussion: 

• Architectural Details: 
o Lotus Tent: AAC likes the tent use on the site. 
o Fencing: AAC suggests maintaining open fencing to allow for more visibility of 

products for sale. 
• Landscaping: 



June 17, 2021 
Architectural Advisory Committee (AAC) 
Page 2 of 3 
 

o Landscape Design:  AAC is supportive of the landscape improvements shown in 
the conceptual site design packet. 
 

• Summary comments: 
o General consensus is that the design of the new outdoor retail and workshop 

space is supportable as presented. 
 

2. Major Modification to Approved Mixed Use Project– Design Review  
 
Project overview by Scott Phillips, Associate Planner 
Location: 795 Main Street 
City File No.: PDP-16-061 
Applicant:  Janice Moody 
 

AAC Clarifying Questions: 
Q: What would be the process, if in a year or more from now the applicant wanted to submit 
for the new building? 
A: There is an entitlement associated with this project, so it would expire in a year from the 
date originally approved.  
Q: In the summary under architecture it mentions, bay window, but not seeing them on the 
plan? 
A:  Part of it is from the old plan. Also the existing building has a bay window that would be 
removed as part of the new plan. 
Q: Is proposed Canopy intended for esthetics or shade for the plants? 
A: Act at shade and hail protection for plants, and would eventually add vines to soften to 
appearance. It is a pre-fabricated unit. Consider materials that will withstand the Coastal 
environment. 
Q: Roof Section around the existing storage locker. Parking arrangement is challenging. Has the 
applicant considered configuring the roof on the existing storage unit, and moving the back line 
toward the southward fence so that you could use space for better parking and remove the 
tandem? 
A: Roof line was more of a functional need to garden under, act as a mini greenhouse and a 
weatherized place to work. Would not gain much square footage in this mentioned location. 
Tandem was designed more toward residential, and the accessible would be for more business 
hours.   
 
Applicant answered clarifying questions:  Janice Moody, Applicant/Owner with Andrew, 
Project Architect. 

Public Comment:  none 

AAC Discussion: 
• Site Design: 
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o Vehicle parking rearrangement is needed. Tandem parking is not ideal, and the 
amount of parking spaces needed can be reduced to 5 spaces. 

o Dedicate more space for the business and less for vehicles.  
• Architectural Detailing:   

o The new roof around the storage container could be modified to free up more space 
for parking rearrangement. 

o Existing bay window on the front of the building will be removed. Add a low fence or 
other residential type feature in the front. 

o Add lighting details to the plans. 
o Consider a more durable material for the trellis, gate and fencing. Consider powder 

coating or other more durable options.  
• Summary comments: 

o The AAC is supportive of the major modification but asks that the above 
items be addressed through a resubmittal.  

AGENDA FORCAST / STAFF UPDATE 
• Agenda forecast – AAC July meeting will be back in person at the Ted Adcock 

Community Center’s South Day Room. A resubmittal of a new residence on Magnolia 
Street and possibly a new parklet on Main Street are anticipated agenda items. 

• Staff Update- Brittney Cozzolino provided an update on the new restroom at Surfers 
Beach and Pillar Point RV Park. 

 
ARCHITECTURAL ADVISORY COMMITTEE COMMUNICATIONS 

• Questions on RV screening at RV parks were asked and 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 
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Date:  July 15, 2021 

 

To:  Architectural Advisory Committee Members 

 

From:  Brittney Cozzolino, Associate Planner 

 

Subject:   574 Magnolia Street, New Single-Family Residence, PDP-20-069 

 

PROJECT DESCRIPTION: 

The application is for a new 1,920 square-foot, two-story prefabricated single-family residence 

with a detached two-car garage on a 5,422 square-foot substandard vacant lot at 574 Magnolia 

Street. The subject site is in the Arleta Park single-family neighborhood on the western side of 

Highway 1. The site is zoned R-1 B-1 Single-Family Residential. The property owners are 

Hailekiros and Simin Hailu, and the project architect is Jared Levy.  

 

Applicable Guidelines/Standards: As the project consists of a single-family residence, the City’s 

Single-Family Residential Design Guidelines are applicable. As a manufactured home, the design 

standards contained in Zoning Code Section 18.06.060 apply. The visual resource protection 

standards contained in Chapter 18.37 of the Half Moon Bay Municipal Code also apply, as the 

site is located within 200 yards of the Highway 1 visual corridor.   

 

Required Permits:  The proposed project requires issuance of a Coastal Development Permit, 

Architectural Review, Setback Variance, Maximum Building Envelope Variance, Fence Height 

Variance, and Manufactured Home Roof Pitch Variance. The project will be reviewed by the 

Planning Commission. 

 

REVIEW: 

At its March 18, 2021 meeting, the AAC provided feedback on four proposed alternatives for 

the siting of the new residence and garage. Overall, the AAC favored Option D which includes a 

detached garage, the residence shifted back for a 23-foot rear yard setback, and minimized 
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encroachment into the side yard setback and maximum building envelope on the Highway 1-

facing side. 

 

The AAC provided additional feedback on fencing, landscaping, and building articulation at its 

March 18, 2021 meeting. The applicant has been working with a noise specialist on the fencing 

details and indicated that they would update the landscaping plan after receiving feedback on 

which site plan to proceed with. The Committee’s previous comments about fencing including 

recommendations for it to be setback from the eastern property line so that landscaping could 

be provided on the Highway 1 side of the fence to soften its appearance in the visual resource 

corridor. The Committee also expressed support for the contemporary aesthetic and flat roof 

design, but made suggestions for adding building articulation such as eaves, trellises,  

 

In response, the applicant has submitted revised plans. The main changes include:  

• Selection of Option D site layout (Requires variance for street-facing side yard setback 

and maximum building envelope) 

• Color renderings 

• New courtyard landscaping in area between garage and residence 

• Fence details: cut sheet, vines for screening, identification of fence height changes 

(Requires variance for solid fence height over 6 feet)  

• 0.5/12 roof pitch (Requires variance from Zoning Code Section 18.06.060)  

• Trellis and awning on east elevation at front entry area 
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Staff is seeking confirmation from the AAC that they are comfortable with the proposed 

contemporary design, fence details, landscaping, and building articulation. Committee 

members are encouraged to provide any additional feedback on the proposed design and 

proposed variances. 

 

NEXT STEPS: 

If the proposed design sufficiently addresses recommendations by the AAC, the project will be 

scheduled for review at a Planning Commission public hearing. Story pole installation will be 

required prior to the Planning Commission hearing. 

 

 

 

ATTACHMENTS: 

1. Revised Plan Set 

2. March 18, 2021 Excerpted Meeting Summary Notes 
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TITLE SHEET

D-0.1

C6T+CG

DATE ISSUED

06.15.2021

PROJECT DESCRIPTION
1,920 SF 2-STORY FACTORY BUILT HCD APPROVED SINGLE FAMILY DWELLING 
WITH 380 SF DETACHED SITE BUILT GARAGE.

PARCEL INFORMATION
SITE ADDRESS: 574 MAGNOLIA ST, HALF MOON BAY, 

COUNTY OF SAN MATEO, CA 94019
PARCEL #: 064-342-230
ZONING: R-1 / B-1
LOT SIZE: 5,422 SF (SUBSTANDARD LOT)
CONSTRUCTION TYPE: TYPE V-B
SRA/WUI ZONE: YES
FLOOD PRONE URBAN AREA: NO
CLIMATE ZONE: 3
OCCUPANCY: R3

LOT COVERAGE:
MAX. LOT COVERAGE (2-STORY): 35% =1,898 SF

PROPOSED LOT COVERAGE: 1,340 SF (24.7%)
(TOTAL= a+b+c)  

a) FACTORY BUILT 2-STORY HOUSE:    960 SF
b) SITE BUILT DECKS:        0 SF (EXCEPTION MUNICIPAL CODE 18.06.050.C)
c) SITE-BUILT GARAGE:        380 SF

FAR: 0.5 : 1 
PROPOSED FAR: 0.42

HEIGHT:
HEIGHT LIMIT: 28'
PROPOSED HEIGHT: 22' - 4 1/2" 

  
SETBACKS:
REQUIRED SETBACKS:
FRONT YARD: 25' - 0"
SIDE YARD:       5' - 0" (INT.) / 15' - 0" (EXT.) 
REAR YARD:    20' - 0"

PROPOSED SETBACKS:
FRONT YARD: 25' - 0"
SIDE YARD:   5' - 0" (INT.) / 8' - 3" (EXT.)
REAR YARD: 23' - 0"

PARKING REQUIREMENTS: (1) COVERED SPACE, (1) CAR GARAGE SPACE
PARKING PROVIDED: (2) CAR GARAGE SPACES 

PERVIOUS AREA:
TOTAL PERVIOUS AREA: 3,482 SF = 64% OF PROPERTY(5,422 SF)

PLANNING PERMIT SET - SHEET INDEX

SHEET NO. SHEET NAME

D-0.1 TITLE SHEET

D-1.0 SITE PLAN

D-1.1 MATERIALS

D-1.2 CONNECT-HOMES SAMPLE PROJECTS

D-2.0 FLOOR PLANS

D-2.1 ROOF PLAN

D-3.0 BUILDING ELEVATIONS

D-3.1 BUILDING ELEVATIONS

D-4.0 GRADING, DRAINAGE, AND EROSION CONTROL PLAN

3D VIEW OF FRONT ENTRANCE
NO SCALE 4

3D VIEW OF REAR DECK
NO SCALE 5

SHEET INDEX
NO SCALE 2
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LANDSCAPE - SHEET INDEX

SHEET NO. SHEET NAME

LA-1.0 LANDSCAPE SCHEMATIC DESIGN

LA-1.1 LANDSCAPE PLANTING PLAN
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COASTSIDE FIRE PROTECTION DISTRICT NOTE

FIRE ACCESS ROADS:
THE APPLICANT MUST HAVE A MAINTAINED ASPHALT SURFACE ROAD FOR INGRESS 
OF FIRE APPRATUS. THE CITY OF HALF MOON BAY DEPARTMENT OF PUBLIC WORKS, 
SAN MATEO COUNTY DEPARTMENT OF PUBLIC WORKS, THE COASTSIDE FIRE 
DISTRICT ORDINANCE 2019-03, AND THE CALIFORNIA FIRE CODE SHALL SET ROAD 
STANDARDS. AS PER THE 2019 CFC, DEAD-END ROADS EXCEEDING 150 FEET SHALL 
BE PROVIDED WITH A TURNAROUND IN ACCORDANCE WITH COASTSIDE FIRE 
DISTRICT SPECIFICATIONS. AS PER THE 2019 CFC, SECTION APPENDIX D, ROAD 
WIDTH SHALL NOT BE LESS THAN 20 FEET. FIRE ACCESS ROAD S SHALL BE 
INSTALLED AND MADE SERVICEABLE PRIOR TO COMBUSTIBLES BEING PLACED ON 
THE PROJECT SITE AND MAINTAINED DURING CONSTRUCTION. APPROVED SIGNS 
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7. IF PLANTING PLAN DOES NOT AGREE WITH PLANT LIST QUANTITIES, PLANT LIST WILL GOVERN
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574 Magnolia SFR 

Brittney Cozzolino, Associate Planner, presented the project. 

AAC Clarifying Questions: 

• What is the scope of review? A. staff confirmed that focus is site plan, but all comments are 

welcome. 

 

The applicant provided additional information about the project.  

 

AAC Discussion: 

Site Plan:   

• Generally, AAC members prefer Option D. 

• All four options have a building envelope encroachment. 

• Why isn’t house pushed all the way back to rear setback line? Could do that with a version of 

Option D and create outside space courtyard between parking and the house while also 

diminishing the building envelope encroachment.  

• Parking:  Consider taking advantage of the zoning code for substandard lot to have a one-car 

garage and carport to deemphasize the appearance of the parking. 

• Might be useful to increase deck on east side of the house.  

• Clarify if courtyard area will have sound protection 

Architectural Design: 

• Architectural Approach:  Need to make a statement and focus on design integrity of the chosen 

architectural approach.  

• Details:  Remain very concerned about the appearance; site is in a visual resource area, close to 

the trail, and very visible. Project design still needs a lot of work and needs a lot of detail. 

Applicant should look at examples of other houses on substandard lots and the quality of detail 

is very successful.  

• Roof:  3/12 roof may be an improvement. However, dependent on architectural approach, 

alternate pitches may be more appropriate. With a traditional design, consider a steeper pitch 

with a hipped roof and adding eaves. If the design goes in a very contemporary direction, a flat 

roof could work better; e.g. a flat roof with a thick fascia and deep overhangs. Check on 

allowances for eaves to encroach in building envelope.  

• Entry:  Front porch and entry details are an opportunity to enhance the building. 

The applicant shared images of the modular home details for “Connect Homes” which has a 

contemporary aesthetic. 

The AAC responded that that this approach is encouraging but that articulation, overhangs, and 

numerous other details need to be included. In consideration of this additional information, the AAC 

confirmed that a contemporary approach is preferred and that a flat roof would therefore be acceptable 

provided that site planning and architectural details can be addressed.  
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PROJECT DESCRIPTION
1,920 SF 2-STORY FACTORY BUILT HCD APPROVED SINGLE FAMILY DWELLING 
WITH 380 SF DETACHED SITE BUILT GARAGE.

PARCEL INFORMATION
SITE ADDRESS: 574 MAGNOLIA ST, HALF MOON BAY, 

COUNTY OF SAN MATEO, CA 94019
PARCEL #: 064-342-230
ZONING: R-1 / B-1
LOT SIZE: 5,422 SF (SUBSTANDARD LOT)
CONSTRUCTION TYPE: TYPE V-B
SRA/WUI ZONE: YES
FLOOD PRONE URBAN AREA: NO
CLIMATE ZONE: 3
OCCUPANCY: R3

LOT COVERAGE:
MAX. LOT COVERAGE (2-STORY): 35% =1,898 SF

PROPOSED LOT COVERAGE: 1,340 SF (24.7%)
(TOTAL= a+b+c)  

a) FACTORY BUILT 2-STORY HOUSE:    960 SF
b) SITE BUILT DECKS:        0 SF (EXCEPTION MUNICIPAL CODE 18.06.050.C)
c) SITE-BUILT GARAGE:        380 SF

FAR: 0.5 : 1 
PROPOSED FAR: 0.42

HEIGHT:
HEIGHT LIMIT: 28'
PROPOSED HEIGHT: 22' - 4 1/2" 

  
SETBACKS:
REQUIRED SETBACKS:
FRONT YARD: 25' - 0"
SIDE YARD:       5' - 0" (INT.) / 15' - 0" (EXT.) 
REAR YARD:    20' - 0"

PROPOSED SETBACKS:
FRONT YARD: 25' - 0"
SIDE YARD:   5' - 0" (INT.) / 8' - 3" (EXT.)
REAR YARD: 23' - 0"

PARKING REQUIREMENTS: (1) COVERED SPACE, (1) CAR GARAGE SPACE
PARKING PROVIDED: (2) CAR GARAGE SPACES 

PERVIOUS AREA:
TOTAL PERVIOUS AREA: 3,482 SF = 64% OF PROPERTY(5,422 SF)
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D-4.0 GRADING, DRAINAGE, AND EROSION CONTROL PLAN

3D VIEW OF FRONT ENTRANCE
NO SCALE 4
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COASTSIDE FIRE PROTECTION DISTRICT NOTE

FIRE ACCESS ROADS:
THE APPLICANT MUST HAVE A MAINTAINED ASPHALT SURFACE ROAD FOR INGRESS 
OF FIRE APPRATUS. THE CITY OF HALF MOON BAY DEPARTMENT OF PUBLIC WORKS, 
SAN MATEO COUNTY DEPARTMENT OF PUBLIC WORKS, THE COASTSIDE FIRE 
DISTRICT ORDINANCE 2019-03, AND THE CALIFORNIA FIRE CODE SHALL SET ROAD 
STANDARDS. AS PER THE 2019 CFC, DEAD-END ROADS EXCEEDING 150 FEET SHALL 
BE PROVIDED WITH A TURNAROUND IN ACCORDANCE WITH COASTSIDE FIRE 
DISTRICT SPECIFICATIONS. AS PER THE 2019 CFC, SECTION APPENDIX D, ROAD 
WIDTH SHALL NOT BE LESS THAN 20 FEET. FIRE ACCESS ROAD S SHALL BE 
INSTALLED AND MADE SERVICEABLE PRIOR TO COMBUSTIBLES BEING PLACED ON 
THE PROJECT SITE AND MAINTAINED DURING CONSTRUCTION. APPROVED SIGNS 
AND PAINTED CURBS OR LINES SHALL BE PROVIDED AND MAINTAINED TO IDENTIFY 
FIRE ACCESS ROADS AND STATE THE PROHIBITION OF THEIR OBSTRUCTION. IF THE 
ROAD WIDTH DOES NOT ALLOW PARKING ON THE STREET (20 FOOT ROAD) AND ON-
STREET PARKING IS DESIRED, AN ADDITIONAL IMPROVED AREA SHALL BE 
DEVELOPED FOR THAT USE.
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ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR 
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GRADE. THE MINIMUM NET CLEAR OPENABLE HEIGHT DIMENSION 
SHALL BE 24 INCHES. THE NET CLEAR OPENABLE WIDTH DIMENSION 
SHALL BE 20 INCHES. FINISHED SILL HEIGHT SHALL BE NOT MORE 
THAN 44 INCHES ABOVE THE FINISHED FLOOR (CFC 1030). 

THE SITE BUILT DECK SHALL COMPLY WITH CRC R507. 
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3. ALL EDGING TO BE RYERSON STEEL EDGING TO CLEARLY DEFINE END OF GROUNDCOVER BEDS; ALONG
SHRUB BEDS, SHOVEL CUT EDGE
4. LIGHTS AND OTHER UTILITIES TO BE VERIFIED ON SITE BY CONTRACTOR
5. 3" GROUND REDWOOD BARK MULCH (LYNGSO) FOR ALL PLANTING BEDS
6. PLANTING SOIL MIX TO CONTAIN: 40% TOP SOIL, 30% SHREDDED BARK MULCH AND 30% SAND
7. IF PLANTING PLAN DOES NOT AGREE WITH PLANT LIST QUANTITIES, PLANT LIST WILL GOVERN
8. ALL GRAVEL AREAS TO BE MINIMUM 3" DEEP
9. THE QUALITY OF ALL PLANT MATERIAL SELECTED WILL FOLLOW THE GUIDELINES OF THE AMERICAN
STANDARD NURSERY STOCK BY THE AMERICAN ASSOCIATION OF NURSERYMEN, UNLESS OTHERWISE
REQUIRED
10. GUYING AND STAKING, TREE INSTALLATION, MAINTENANCE AND PRUNING TO BE DONE PER CITY OF HALF
MOON BAY GUIDELINES
11. TREES IN UTILITY EASEMENT TO BE PLANTED WITH ROOT BARRIER
12. I HAVE COMPLIED WITH THE CRITERIA OF WATER CONSERVATION IN LANDSCAPING ORDINANCE AND
APPLIED THEM FOR THE EFFICIENT USE OF WATER IN THE LANDSCAPE & PLANTING PLAN.
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