San Mateo County Planning and Building Department

Emerald Lake Hills Community Survey on Zoning and Design Review:
Introduction and Frequently Asked Questions

INTRODUCTION

The packet you have received contains a survey regarding Emerald Lake Hills zoning and Design
Review policies and procedures. The purpose of the survey isto assess community opinion on the
zoning and Design Review policies and procedures currently in effect for the unincorporated
areas of Emerald Lake Hills and Oak Knoll Manor. The survey contains questions regarding your
opinion of current zoning and design review regulations, your suggestions for changes to these
regulations, and your prior experience with zoning and Design Review procedures for Emerald
Lake Hills. The existing regulations can be viewed on the County’ s website at
http://www.co.sanmateo.ca.us/vgn/images/portal/cit_609/9441580Zregs-wp.pdf, or can be
obtained by contacting the San Mateo County Planning and Building Department.

The survey contains 14 gquestions. Please answer each question in as much detail as possible. If
more space is required for any question, please feel free to write in the margins or attach separate
pages. One copy of this survey has been distributed to each property owner in Emerald Lake
Hills, based on the property information contained in the San Mateo County Assessor’s address
files. Property owners of multiple parcels have received one survey for each parcel they own.
Please return only one copy of this survey for each parcel you own —do not duplicate the
survey or return multiple copies. Duplicate surveys will be discarded.

Please use the enclosed envel ope to return the completed survey to the San Mateo County
Planning and Building Department at 455 County Center, Redwood City, CA 94063. If you
have any questions about the survey, please contact William Gibson, Planner, at (650) 363-1816
or at wgibson@co.sanmateo.ca.us.

The County provided a sample copy of the survey at the Community Meeting on November 14,
2007. The survey enclosed here has been modified to reflect feedback received during and after
the meeting. It has also been modified to include the contents of a sample assessment that was
distributed at the November 14 meeting.

To assist you in completing the survey, County planning staff has provided the following list of
Frequently Asked Questions that have come up during prior community meetings.

FREQUENTLY ASKED QUESTIONS

Q. Where can | find the Design Review standards and procedures?

A. The Design Review regulations are part of the zoning code. The zoning code is available as a
viewable and downloadable document on the Planning and Building Department’ s website, at
http://www.co.sanmateo.ca us/vgn/images/portal/cit_609/9441580Zregs-wp.pdf. The section
related to Design Review begins on page 28.1.1. The section specifically related to the design
standards for Emerald L ake Hills begins on page 28.1.10. The zoning standards for Emerald Lake
Hills, known as “Residential Hillside” or “RH” zoning, begin on page 35.

Q. What is the difference between Design Review and zoning?
A. The Design Review regulations for Emerald Lake Hills are technically part of the zoning code.
However, they are part of a stand-alone section of the zoning code that deals exclusively with
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Design Review (beginning with Section 6565.1 on page 28.1.1 of the zoning code). Thereis
another section of the zoning code that deals with the primary zoning regulations for Emerald
Lake Hills (“Residential Hillside” or “RH” zoning, beginning with Section 6800 on page 35).

The part of the zoning code that deals with the “RH” zoning regulations for Emerald Lake Hillsis
mainly concerned with the types of buildings and uses allowed in Emerald Lake Hills, and the
permissible size and dimensions of structures and parcels. These zoning regul ations establish
fixed standards defining how structures may be used, how large or small lots may be, where
structures may be located on alot, and what sizes of structures are allowed. Implementation of
zoning regulations typically occurs as part of the County’s ministerial review of building permits,
aswell asduring its discretionary review of applications for subdivisions and use permits or tree
removal permits (where required).

In contrast, the section of the zoning code that involves Design Review, asthe nameimplies, is
focused on the design of structures: the architectural elements of a building, the waysin which
structures fit with existing buildings in the area, and other issues that are more stylistic in nature.
The intent of design review isto preserve the existing character of Emerald Lake Hills. Design
Review regulations are implemented through a discretionary review process conducted by a
Design Review Committee or a Design Review Officer that is a member of the Planning and
Building Department staff, and involve public notice and hearings. A Design Review Committee
administered these regulations in the unincorporated areas of Emerald Lake Hills and Oak Knall
Manor until January 2007. Since that time, a Design Review Officer has been in charge of
implementing these regulations.

Q. Isevery project in Emerald Lake Hills subject to Design Review?

A. No. Every project in Emerald Lake Hills, including all new structures and structural
modifications, must be evaluated by Planning and Building Department staff to determine if the
project must undergo Design Review. However, while al projects must undergo thisinitial
evaluation, some projects are exempt from further review. Typically, these are projects that are
minor, or involve identical replacement of previously existing structures or structural features.

Q. Does Design Review establish guidelines or mandatory requirements?

A. The sections of the zoning regulations that address Design Review in the Emerald Lake Hills
and Oak Knoll Manor establish mandatory requirements and design standards. Although
mandatory, some of these Design Review standards are commonly referred to as “design
guidelines’ because they are broadly written and intended to allow some flexibility both for the
project applicant and the project evaluator. For example, the Design Review standards related to
architectural styles require new buildings to emulate, as much a possible, the predominant
architectural styles and natural surroundings of the immediate area (e.g., bungalow, craftsman,
and ranch), and call for revivalist architectural stylesto be avoided. In this sense, although
compliance with Design review requirements is mandatory, there is arange of waysin which
such compliance can be achieved.

Q. Are house colors currently regulated by the County?

A. Regulations regarding the exterior colors of homes are applied to projects that trigger Design
Review, at the time Design Review is conducted. House colors are not regulated when ahomeis
re-painted. For those projects that triggers Design Review, Section 6565.15G of the Design
Review requirements contained in the zoning code requires the use of materials and colors that
blend with the natural setting and the immediate area, and the avoidance of materials and colors
that are highly reflective and contrasting. Subsection 1 of this ordinance provides further
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specificity by requiring the use of colors such as warm grays, beiges, natural woods, and muted
greens, and prohibiting the use of cool grays, blues, pinks, yellow, and white. .

Q. Are landscaping materials currently regulated by the County?

A. Yes, but only in Design Review districts when a project triggers Design Review, or in any area
of the unincorporated County when a Tree Removal Permit isrequired. Within Design Review
districts, the regulations are primarily concerned with discouraging tree removal, encouraging
tree replacement, and encouraging drought-tolerant vegetation. Thereisalist of types of trees
allowed for use in replacing trees removed as part of aproject. Apart from the list of replacement
trees, no specific types of plants are either required or prohibited by the Design Review
regulations. The regulations can be found in the zoning code beginning on page 28.1.27.

Q. How much does the Design Review process add to the cost of applications for new

devel opment?

A. The basic fee for Design Review for anew house is $4,107.60. This fee addresses the cost of
the Design Review hearing, public notice, environmental review and legal counsel. The fee for an
addition to an existing structure is $2,315.25. These fees do not include potential additional costs
associated with changes to a project that may be required as a condition of Design Review
approval (e.g., cost of preparing revised plans), and other application and permitting costs not
related to Design Review.

Q. How long does the Design Review process typically take?

A. After acomplete project application is submitted, it takes 60 days for the project to be
reviewed at a Design Review Hearing. Design Review hearings are scheduled for the first
Tuesday of every month. If aproject application is received by the second week of the month,
and all required project materials and information are included in the submittal, it can typically be
scheduled for hearing on the first week of the second following month (i.e., if an application is
received in the 2™ week of March, it can be scheduled for hearing in May). Appeals of the
Design Review officer’ s decision on an application to the Planning Commission, and the potential
for subsequent appeals to the Board of Supervisors, can add to this timeframe.

Q. When and why do residents of Emerald Lake Hills receive notice of new projectsin their
area?

A. The County provides natice of new projects only under certain conditions. Currently, the
County only provides notice for projects that trigger a discretionary review by the County, such
as applications for use permits, tree removal permits, subdivisions, variances, and Design Review
approvals. Ministerial actions on building permit applications for principally permitted uses (e.g.,
anew residencein aresidential zoning district) that comply with all relevant zoning requirements
(e.g., setbacks, height, floor area ratio) do not involve discretionary review by the County, and do
not involve any form of public notice.

As noted above, Design Review approvals are discretionary actions, and involve public notice
and hearings. If Design Review regulations were not in effect in Emerald Lake Hills, the County
would not provide notice of projects that comply with all zoning regulations. However, notice
would still be provided for projects that require other types of discretionary action, such as:
applications for tree removal permits; grading of more than 250 cubic yards of earth; do not
projects that do not comply with zoning in some manner; or projects that require a use permit in
order to operate (alist of projects requiring a use permit in Emerald Lake Hills can be found
beginning on page 35.8 of the zoning code).
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