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Goals of the Design Review (DR) Ordinance Update Project (Project)

PLANNING AND BUILDING DEPARTMENT

1. Revise the current DR Zoning District design standards such that they are objective
a. Replace subjective standards, which cannot be enforced per State law for State-streamlined

housing project types (such as Accessory Dwelling Units (ADUs), and SB 9 and SB 35 projects),
to ensure that new projects remain compatible with the surrounding neighborhoods; and

2. Further streamline design review, including establish a ministerial design review
process in areas outside of the Coastal Zone
a. Further streamline Design Review throughout the County
b. Eliminates the Bayside Design Review Committee (BDRC) and the Emerald Lake Hills Design

Review Officer (DRO) hearing.
c. Exceptions: New processes to allow for Minor Exceptions (subject to approval by the Director,

when a project is in substantial conformance) and Major Exceptions to the standards through a
use permit process.



Goals of the Design Review (DR) Ordinance Update Project (Project)

PLANNING AND BUILDING DEPARTMENT

3. The Project makes other updates to address Coastside Design Review Committee
(CDRC) feedback and public concerns.

a. Midcoast: Require story poles for larger projects
b. Increases the size threshold for projects exempt from CDRC review from 150 sq. ft. to

500 sq. ft.
c. Establish consistent height measurement standards.
d. Strengthen exterior lighting standards

1) Consider increasing maximum color rating to 3000 based on public comment
e. Imposes design review standards on small projects that do not require other County

permits (e.g., exterior painting, lighting).



PLANNING AND BUILDING DEPARTMENT

Main Changes to Ordinance:
• Exemptions
• Ministerial Review
• Discretionary Review

• Story Poles in Midcoast
• Building Height in Midcoast
• Recommendations
• DR Standards Table

• Changes shown in Tracked Changed in
Attachment D



Exemptions

PLANNING AND BUILDING DEPARTMENT

.

• Codifies Exemption criteria
• Expands Coastal Exemption
from 150 sf to 500 sf (to match
current Bayside exemption for
500 sf)
• Must meet setbacks
• Must be under 16’ in
height



PLANNING AND BUILDING DEPARTMENT

.

Table 2: Review Process by Project Type in Coastal Zone

Current Ordinance Updated
Ordinance

State-streamlined ho
using (e.g., ADUs)

Ministerial
review with no objective sta
ndards applied

Ministerial review wi
th objective
standards

Non-State-streamline
d housing (SFDs,
Additions)

Discretionary review with
objective and subjective
standards

Discretionary
review with
objective standards

Ministerial Process

Coastal Zone
• Allows for application of DR
standards to State-streamlined
housing projects (mainly
ADUs, limited application
otherwise)

• Makes previously subjective
standards into objective
standards

• Maintains discretionary
review process



Story Poles Required for Discretionary
Review in Midcoast

PLANNING AND BUILDING DEPARTMENT

Midcoast Only (For CDRC
Review), with the following
project types exempted:

• Project 800 sf or less that meet
setbacks and: less than 16’
height, ground floor, or no
change to roofline of 2nd or 3rd

story addition
• Not visible from street or
residences within 50 feet



Building Height in Urban Midcoast

PLANNING AND BUILDING DEPARTMENT

Coastal Zone
• Allows for consistent
height measurement in
Urban Midcoast DR,
including:
• C-1
• R-1
• M-1
• RM-CZ
• EG
• W*

Same as S-17:
Building height shall be measured as the vertical distance
from any point on the natural grade to the topmost point of
the building immediately above.



Former Standards included now as Recommendations

PLANNING AND BUILDING DEPARTMENT

Could not be made objective (e.g., quantitative)
• Climate Change standards: Passive heating and cooling, etc.
• Privacy of Interior Areas and Outdoor Areas

• Portions of Buildings with Non-Conforming Setbacks: New standard regulating
window height and roof decks, similar to ADU requirements

• View Protection Standards removed, now recommendations

Difficult to Enforce:
• Prominent/Street Facing Garage



PLANNING AND BUILDING DEPARTMENT

DR STANDARDS TABLE

Table Format
• Standards listed with
applicable areas checked
• With ADU as project
type

• Area applies for all
other State-streamlined
housing

• Blue Highlight: New area for
application of existing
standard

“All Other DR Areas (Coastal
Zone):
1) Non-residential zoning

districts or non-residential
development located in
the Midcoast Project Area
and

2) Areas in the Coastal Zone
outside of the Midcoast
Project Area.



PLANNING AND BUILDING DEPARTMENT

DR STANDARDS TABLE

Highlight of Main Changes of Standards

Montara – Agricultural designation in green



PLANNING AND BUILDING DEPARTMENT

DR STANDARDS TABLE

Exterior Lighting
• Keeps shielded, downward
directed requirements

• Limits soffit lighting
• Prohibits flood lights
• Limits color rating to 2200
Kelvin

• Perimeter lighting
prohibited, unless
motion-sensored light that
extinguishes after 10 mins



PLANNING AND BUILDING DEPARTMENT

DR STANDARDS TABLE

Exterior Lighting
• Current Draft Ordinance:
Limits color rating to 2200
Kelvin

• Staff:
• Increase to 3000k for
single-family residential;

• Lower rating will apply
to multiple-family
residential, institutional,
commercial projects



Potential Color Rating Limit
Options

Pros Cons

2,200k maximum limit
Level provides a very warm,
amber-toned light

Warmest tone of yellow of the three
options, with lowest level of dark sky
impacts, but still compliant with dark
sky standards

Adoption of this option would
set the lowest level, potentially
causing a significant
number of properties with non-compliant
lighting to be in violation

2,700k maximum limit
Level provides warm, soft,
and inviting light with golden
undertones

Cooler tone of yellow of
the options with somewhat higher level
of dark sky impacts, but still compliant
with dark sky standards

Adoption of this option would
set a somewhat higher limit, potentially
causing a lesser number of properties with
non-compliant lighting to be in violation

3,000k maximum limit
Level often called "warm
white"

Coolest tone of yellow of
the options with higher level of dark sky
impacts, but still compliant with dark
sky standards.

Adoption of this option would set the
highest kelvin limit, potentially
causing the fewest properties with
non-compliant lighting to be in violation

Pros/Cons analysis on 2200k/2700k/3000k light color rating limit options:



PLANNING AND BUILDING DEPARTMENT

DR STANDARDS TABLE

Bird-Strike Proof Glass
- No current standard
- Stand-alone SFDs up to 30 feet high exempt,
1st floor storefronts, sash windows

- Applies to:
- Planned development, multi-family,
industrial, commercial

- Buildings where 50% of glass is
replaced

- Additions to existing development
- Measures:

- Treatment
- Screens



PUBLIC REVIEW OF ORDINANCE

PLANNING AND BUILDING DEPARTMENT

Project Webpage:
https://www.smcgov.org/planning/design-review-dr-ordinance-upda
te-project

Public Meetings:
BDRC: September 2025
BDRC: October 2025
CDRC: August 2025
CDRC: September 2025
CDRC: October 2025
Midcoast Community Council on October 22, 2025

Recommendation by Planning Commission: January 28, 2026
https://www.smcgov.org/planning/event/planning-commission-heari
ng-january-28-2026


