
     

 

_____________________________________________________________________________ 
                      

REGULAR MEETING AGENDA 
 
7:00 PM - CALL TO ORDER AND ROLL CALL 
 

Commissioners Kopf-Sill, Targ, Taylor, Vice-Chair Hasko, Chair Goulden 
 
ORAL COMMUNICATIONS 
 

Persons wishing to address the Planning Commission on any subject not on the agenda may do so now.  Please 
note, however, that the Planning Commission is not able to undertake extended discussion or action tonight on 
items not on the agenda. 
 
NEW BUSINESS 
1. Preliminary Review of a Proposal to Amend the Zoning Map, John Hanson & Sausal Creek Associates, LLC, 846-850 

Portola Road, File # PLAN_ZONA 1-2018 (A. Cassidy) 
 

2. Annual Report on Cannabis Land Uses Ordinance (A. Cassidy) 
 

COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 
3. Commission Reports 

 
4. Staff Reports 
 
5. News Digest: Planning Issues of the Day 
 
APPROVAL OF MINUTES 
6. Planning Commission Meeting of May 1, 2019 
 
ADJOURNMENT 
 
ASSISTANCE FOR PEOPLE WITH DISABILITIES 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 
contact the Planning Department at (650) 851-1700. Notification 48 hours prior to the meeting will enable the Town to make 
reasonable arrangements to ensure accessibility to this meeting. 

 

AVAILABILITY OF INFORMATION      
Any writing or documents provided to a majority of the Town Council or Commissions regarding any item on this agenda will 
be made available for public inspection at Town Hall located 765 Portola Road, Portola Valley, CA during normal business 
hours. Copies of all agenda reports and supporting data are available for viewing and inspection at Town Hall and at the 
Portola Valley Library located adjacent to Town Hall. 

 

PUBLIC HEARINGS 
Public Hearings provide the general public and interested parties an opportunity to provide testimony on these items.  If you 
challenge any proposed action(s) in court, you may be limited to raising only issues you or someone else raised at the Public 
Hearing(s) described in this agenda, or in written correspondence delivered to the Planning Commission at, or prior to, the 
Public Hearing(s). 
 
 
 
 
 
 
 
 
 
 
 

 

    TOWN OF PORTOLA VALLEY 
       7:00 PM – Regular Meeting of the Planning Commission 
       Wednesday, May 15, 2019 
       Historic Schoolhouse 
       765 Portola Road, Portola Valley, CA 94028 
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____________________________________________________________________________ 

TO:  Planning Commission 

FROM:  Arly Cassidy, Associate Planner 

DATE:  May 15, 2019 

SUBJECT:  Preliminary Review of a Proposal to Amend the Zoning Map, 
John Hanson & Sausal Creek Associates, LLC,  
846-850 Portola Road, File # PLAN_ZONA 1-2018 

RECOMMENDATION: Staff recommends that the Planning Commission offer comments, 
reactions and directions to assist the applicant to make any adjustments 
or clarifications that Commissioners conclude are needed before 
considering formal action on the application.  

APPLICATION 

On November 30, 2018 staff received an application for an Amendment to the Town’s Zoning 
Map. The application requests that three parcels, identified as 846, 848 and 850 Portola Road, 
be rezoned from Administrative-Professional (A-P) to Single Family Residential (R-1). The three 
addresses share a single access driveway from Portola Road (See diagram on next page). In 
addition to the required forms, the applicant submitted the following documents and plans: 

 Rezoning Application Attachment 1 
 Plan Sets Available at Town Hall & Planning Commission Meeting 

To view plan sets and proposed materials before the meeting, visit Town Hall Monday – Friday, 
8am – noon, 1pm – 5pm.  

Review Required 
The following sections of the Portola Valley Municipal Code were used for the project’s review: 

PVMC 
Section 

Chapter Title Section Title Meaning 

18.74 Amendments and 
Reclassifications 

Planning Commission 
– Findings –
Recommendations 

The Planning Commission must find 
that the proposal meets certain 
conditions in order to recommend 
approval. Town Council is final 
approving body.  

MEMORANDUM 
TOWN OF PORTOLA VALLEY 
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Background 
The rezoning application was made by John Hanson, owner of 846 Portola Road, and Fred 
Krefetz, on behalf of Sausal Creek Associates, LLC, which owns 848 and 850 Portola Road. If 
approved, the zoning amendment would apply to these three parcels. A fourth parcel, 844 
Portola Road, known as the Hallett Store, is also owned by John Hanson but is not included in 
this rezoning application.  

In 1996, the four parcels, then under different ownership, were the location of a Planned Unit 
Development (PUD) and tentative map approved for five senior housing units. Due to the 
expense of a retaining wall to support the creek bank at the rear of the property, as well as other 
required site improvements, the application decided not to pursue the project and allowed the 
approvals to expire.  

In 2015, the Planning Commission approved an application for a Lot Line Adjustment (LLA) for 
the existing four parcels. The approved map represents the current property lines at the site 
today, and includes an access easement which travels across both 844 and 846 Portola Road 
in order to provide shared driveway access to the two rear lots.  

In 2016 the properties at 844 and 846 Portola were purchased by John Hansen; Sausal Creek 
Associates, LLC, (SCA) owns the remaining properties at 848 and 850 Portola Road. Mr. 
Hansen then submitted an application for a Conditional Use Permit (CUP) to create a PUD at 
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846 Portola Road, in order to apply zoning standards similar to the R-1 Zoning District. That 
application was discussed by the Planning Commission on August 1, 2018 (Staff Report and 
Minutes, Attachments 2 & 3), but no action was taken. On November 30, 2018, John Hansen 
and SCA submitted for the current Zoning Map Amendment application, which proposes to 
rezone all three of the rear properties from A-P to R-1.  

Under separate applications, SCA gained approvals from the ASCC on February 25, 2019 for a 
new single family home on each of their two lots. The A-P zone allows single family homes by 
right, and the two houses were designed according to the A-P development standards.  

PROJECT DESCRIPTION 

Setting 

Parcel Area 
Easements/ 

Trails 
Surrounding Properties Existing Conditions 

846 Portola 
10,290 SF 

(Gross) 
8,390 SF 

(Net) 

848 Portola 
17,936 SF 

850 Portola 
17,936 SF 

Creek and 
fault line 
setbacks at 
rear of 848 
& 850. 

Access 
easement 
across 846. 

East: houses which contain office uses. 
North across Sausal Creek: residential 
uses in Woodside.  
West: Village Square and C-C zoning. 
South: Hallett Store.  
Across Portola Road: an open field and 
Christ Church, in R-E/3.5A zoning.  
All surrounding properties are within 
the Town Center Area Plan of the 
General Plan.  

Rear parcels (848 & 
850) are undeveloped 
but have entitlements. 

Story poles for 
separate development 
application at 846 are 
up on the property. 

Description 
The application is to amend the Town’s Zoning Map to change 846, 848 and 850 Portola Road 
from A-P to R-1 zoning. There is no physical development proposed as part of the rezoning 
application. A separate application to develop a single family home and ADU at 846 Portola is 
currently suspended, but would likely go forward if this Zoning Map Amendment were to be 
approved. That proposal is for a house larger than what is permitted in the A-P zone, and thus 
would require the proposed zoning map amendment in order to be approvable.  

Entitlements for a new house have been approved for both 848 and 850 Portola Road under the 
A-P zoning. The owner of these parcels, SCA, is a co-applicant for the zoning map amendment 
application, but has made no indication to staff that it plans to change its current entitlements if 
this application is approved.  

The Rezoning Application document (Attachment 1) includes the applicant’s responses to the 
municipal code requirements for a zoning map amendment. In sections A, B, and C, the 
applicant lists a number of supporting documents, describes sections of the General Plan’s 
Town Center Area Plan which apply to the parcels in question, and describes the expected 
impacts of the proposed amendment, respectively. 
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STAFF ANALYSIS 

The relevant section of the Municipal Code pertaining to amending the Zoning Map is titled 
Amendments and Reclassifications (PVMC Section 18.74). It describes the submittal 
requirements, review process, and findings required for a zoning map amendment. Staff has 
analyzed the applicant’s submittal according to the findings described. 

Findings 
In order to recommend approval of the proposed amendments to the Town’s Zoning Map, the 
Planning Commission will need to find as follows: 

1. That the proposed amendment is in general conformance with the general plan; and

2. That the public necessity, convenience and general welfare require the proposed
amendment or any part thereof.

The General Plan Land Use Element (Attachment 4) makes no mention of residential uses 
within the Commercial and Research – Administrative section, either from a point of support or 
concern. The Town Center Area Plan (Attachment 5) can therefore be used as the main policy 
guide on this matter.  

The Town Center Area Plan discusses all of the commercially zoned parcels in the area 
individually. The Plan’s Description: Community Commercial and Community Service Areas 
section refers to the four parcels at 844-850 collectively as Parcel 5, and describes this parcel 
as one of two parcels in the plan area where the Town might consider residential uses, should it 
find that there is an oversupply of commercially zoned parcels (pp. 5-6). Therefore, residential 
uses on these three lots can be found to conform to the Town Center Area Plan, as they are 
explicitly allowed for in the Area Plan. 

Detail from the Town Center Area Plan Diagram. Circles signify “Alternate Land Use.” 
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In the zoning code, the A-P zone already allows residential use as a principle permitted use. 
The A-P chapter of the code directly references “Uses permitted by Section 18.14,” which is the 
R-1 chapter. This means that no additional zoning approvals are needed for an R-1 residential 
use. (This is why entitlements for the houses on the rear lots required only architectural review 
by the ASCC, and not use permits from the Planning Commission.)  
 
Based on the submittal packet materials, it is Staff’s understanding that the applicant is 
interested in building residential units larger than those permitted by the A-P zone. The 
applicant submitted an analysis of buildable floor area based on zoning, demonstrating that the 
buildable floor area for each lot would increase under R-1 zoning. Based on this submittal, staff 
has surmised that the desired impact of the rezoning is the allowance of greater buildable floor 
area for each of the three lots. No other change to the lots or their development potential is 
described by the applicant.  
 
Based on preliminary analysis, staff does not find support for creating a larger buildable floor 
area in the General Plan. The first Standard listed in the Commercial and Research – 
Administrative section of the Land Use Element describes keeping large areas unbuilt within 
local shopping areas: 
 

1. In local shopping and service areas, a small percentage of the total net site area 
(exclusive of street and road right-of-way) should be occupied by buildings. A substantial 
percentage of the site area should be left as natural and/or developed as landscaped 
open space using native plants.  

 
This General Plan Standard discourages development of a large percentage of any parcel 
within the commercial areas, which includes the Town Center Area. The applicant’s floor area 
analysis for the parcels shows that approving the Zoning Map Amendment would increase the 
buildable floor area for each parcel. The Planning Commission must find that this increase 
would still be consistent with the General plan Standard above.  
 
(The applicant’s analysis of buildable floor area for 846 Portola is based on the gross floor area 
of 10,289, and includes the access easement which acts as a shared driveway for the two rear 
lots. However, per PVMC Section 18.50.020 – Parcel Area, access easements may not be 
included in parcel area or used to calculate buildable floor area. Instead, the net parcel area 
(8,390 SF) should be used when calculating the current and potential buildable area.) 
 
The second finding necessary for approval is “that the public necessity, convenience and 
general welfare require the proposed amendment or any part thereof.” Staff can find no support 
for this finding in the General Plan, Town Center Area Plan, Municipal Code, or in the 
applicant’s submittal. These guiding documents allow for R-1 residential uses on the subject 
parcels, but do not consider the development standards of the R-1 district and the larger 
buildable floor area which would accompany them. Therefore, based on staff’s preliminary 
analysis, this finding cannot be made. 
 
 
Public Comments 
Staff has not received any public comment at the time of this report’s publication.   
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CEQA 
The proposed Zoning Map Amendment is found to be exempt from the California Environmental 
Quality Act (CEQA) under the general rule at 15061(b)(3), as it can be seen with certainty that 
the activity would have no significant impact on the environment. The proposed amendment 
would allow larger single family homes where single family homes are already allowed. 
 
Further, the proposed Zoning Map Amendment is found to be categorically exempt from CEQA 
under Section 15303 of the Guidelines, pertaining to new construction or conversion of small 
structures. The proposed zoning map amendment would restrict the subject parcels to R-1 
zoning, which allows for single family residential uses. Each of these single family homes would 
be exempt under 15303.  
 
 
CONCLUSION 
Staff recommends that the Planning Commission consider the application, staff report and 
attached documents, public comment, and any other relevant information before providing 
comments and direction to staff and the applicant on whether the findings for approval can be 
made the project as proposed.  
 
 
ATTACHMENTS 
 
1. Rezoning Application 
2. Staff Report to the Planning Commission, August 1, 2018 (Report with Attachments) 
3. Minutes of the Planning Commission, August 1, 2018 
4. Land Use Element of the General Plan 
5. Town Center Area Plan & Diagram 
 

Report approved by: Laura Russell, Planning and Building Director  
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Hallett Store 

844 Portola Road 

Portola Valley, CA 

October 11, 2018 

REZONING APPLICATION 

Portola Valley Ordinance:  18.74.040 – Accompanying information: 

A.  Reclassification of Land.  An application for an amendment for any change of district boundaries or 

reclassification of any land shall be accompanied by maps, drawings and data necessary to 

demonstrate that the proposed amendment is in general conformance with the general plan and 

the public necessity, convenience and general welfare require the adoption of the proposed 

amendment.  An accurate legal description and a map of the land and any existing buildings shall be 

submitted with the application. 

• Please see that the following attached maps & documentation:

o Lea & Braze – Proposed Lot Line Adjustment.

o Town - Affiliated Affordable Housing Sites.

o Town - Areas Where Second Units are Allowed.

o Town – Inventory of Land Suitable for Residential Development.

o Town - Sausal Creek Parcel Assignment.

o Town – Zoning Map.

o Town – Village Square Area Plan Diagram.

o Lea & Braze – Plats & Legal Descriptions.

o CJW – Floor Area Limitations.

B. Change of Classification of a Listed Use.  An application for change of classification of a listed use 

shall be accompanied by information showing wherein there has been a change in process, 

equipment or procedures employed, or in other methods of operations or ways of serving the 

public, which warrants or requires the change in classification applied for, including information on 

such items listed in subsection C of this section as apply to the use under consideration. 

• The change from A-P to R-1 is a direct reflection of the General Plan and The Village Square Area

Plan that recognized the reduced need in Portola Valley for Administrative Professional Space

and that this land would be better utilized as residential.

• In reference to the attached Village Square Area Plan Diagram, the Town of Portola Valley

General Plan, Town Center Area Plan states:

“Parcel 5, designated as community service, lies behind parcels 4 and 6 except for a narrow

corridor extending to Portola Road.  The parcel in reality consists of three smaller parcels, each

of which is a legal parcel having been created prior to the establishment of planning regulations

under San Mateo County.  This parcel lacks substantial direct frontage on Portola Road.  It could

be developed for office use if properly related to the parcel in front.  If office were developed,

consideration should be given to vehicular access to parcel 3 in the north to provide for a higher

degree of integration.

Attachment 1
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1 3 0  P O R T O L A  R O A D  –  S u i t e  A  –  P O R T O L A  V A L L E Y  –  C A L I F O R N I A  –  9 4 0 2 8  

T e l :  6 5 0 - 8 5 1 - 9 3 3 5  –  w w w . c j w a r c h i t e c t u r e . c o m  –  e m a i l :  i n f o @ c j w a r c h i t e c t u r e . c o m  

 

On the other hand, based on studies of the town’s need for office space, it appears that there is 

slightly more land designated for commercial and office uses in the town than is needed.  The 

most appropriate alternate use for parcel 5 is for residential purposes.  Because the parcel is 

bounded by commercial property on one side and office property on the other side, it would be 

appropriate to allow residential uses of a density commensurate with these adjoining uses.  This 

housing could be in the form of either detached or attached units.  The appropriate density and 

design should be controlled through the provisions of the zoning ordinance for planned unit 

developments, but in no case shall exceed 5.8 housing units per net acre (exclusive of street and 

road rights -of-way).*   Any additional development on the rear of the parcel should be 

undertaken so as to minimize any adverse effects on the creek and on the residential uses lying 

across the creek to the northeast. 

 

*This standard is based on the existing minimum lot size of 7500 square feet, which is a density 

of approximately 5.8 housing units per acre. 

 

C. Additional information.  Such of the information outlined below as may apply to the particular use 

under consideration shall accompany applications for classification or reclassification of uses: 

1. Number of residents, employees, patrons or visitors in relation to the size of the parcel. 

• There will be 3 single family residences on the 3 lots 

2. Probable amount and type of traffic to be generated by the use. 

• Normal residential driveway traffic. 

3. Probable production and emission of dust, smoke, odor, vibration, electrical disturbance, 

radiation, resulting from the use, or other potentially dangerous or objectionable elements. 

• Normal residential emissions. 

4. Type and volume of materials to be handled in relation to site area. 

• Normal residential materials. 
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TOWN OF PORTOLA VALLEY  

STAFF REPORT  

 
 

 

_____________________________________________________________________ 

TO: Planning Commission  

FROM: Arly Cassidy, Associate Planner 

 Laura Russell, Planning and Building Director 

DATE:  May 15, 2019 

RE: Annual Report on Cannabis Land Uses Ordinance 
 
 
RECOMMENDATION  
Staff recommends that the Planning Commission review this annual report and 
associated documents, receive public comment, and recommend to Town Council that 
no changes to the Cannabis Ordinance be implemented at this time.  
 
BACKGROUND 
On March 28, 2018 the Town Council adopted Chapter 18.39 – Cannabis Land Uses 
into the Portola Valley Municipal Code (Attachment 1). The chapter allowed for 
commercial cannabis cultivation, which was a new land use to be allowed in Town. 
Section 3 of the ordinance requires an annual review as follows: 
 

Section 3. ANNUAL REVIEW. For five years following adoption of this Ordinance, 
the Planning Commission shall conduct an annual review of this Ordinance. This 
annual review shall include the number of applications received, the number of 
permits issued, the number of complaints received and an assessment of 
whether modifications to the ordinance are required. Following the first annual 
review, in the Council’s reasonable discretion, the Council may direct the 
Planning Commission to extend the time periods for the review or to eliminate 
such review altogether.  

 

This staff report represents the first annual review of the Cannabis Land Uses ordinance 
since its adoption. 

 

DISCUSSION 

The Annual Review section of the ordinance requires an annual report on permit-related 

Page 71



numbers for the previous year. The following numbers pertain to the time period 
between adoption of the ordinance on March 28, 2018 and publication of this staff report 
on May 10, 2019: 

 

Applications received: 0 

Permits Issued:  0 

Complaints Received: 0 

 

The Annual Review section also states that it shall include “an assessment of whether 
modifications to the ordinance are required.” There was some discussion by the 
Planning Commission during its preliminary review of the ordinance on whether the 
requirements for a commercial cannabis permit were too onerous and would discourage 
applicants (February 7, 2018 Meeting Minutes, Attachment 2, page 9). As a result, the 
Commission added the above provision requiring an annual review for five years. At its 
final review of the ordinance, the Commission discussed a comment letter from John & 
Patti Zussman, which outlined requested modifications to make the ordinance more 
lenient (February 21, 2018 Meeting Minutes, Attachment 3, Page 3). Although the 
Commission did not adopt any of these amendments, it did request that the comment 
letter be included in the first annual review of the ordinance (Attachment 4). 

 

In the year since the ordinance’s adoption, staff has not received any public input 
regarding the regulations. Staff has a received approximately five inquiries from callers, 
and most of these were in the form of general questions or data gathering. No members 
of the public have made serious inquiry into what would be required to apply for a 
commercial cannabis permit, either from a point of interest or a point of concern.  

 

CONCLUSION 

Given this general lack of interest by the public in pursuing a commercial cannabis 
permit, staff recommends that no amendment to the ordinance be made at this time. 
The Planning Commission’s recommendation on the Annual Report will be forwarded to 
the City Council for further consideration. 
 
ATTACHMENTS 
 

1. Cannabis Land Uses Ordinance, PVMC 18.39 
2. Planning Commission Meeting Minutes, February 7, 2018 
3. Planning Commission Meeting Minutes, February 21, 2018 
4. Comment Letter from John & Patti Zussman, received February 21, 2018 
5. Town Council Meeting Minutes, March 28, 2018 

 

Report approved by: Laura Russell, Planning and Building Director  
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Arly Cassidy

From: John Zussman 
Sent: Wednesday, February 21, 2018 10:33 AM
To: Arly Cassidy; Town Center
Cc: Jeremy Dennis; Taylor Craig; Jeff Aalfs; Zussman John; Zussman Patti
Subject: Comments on revised draft Portola Valley commercial cannabis ordinance

Follow Up Flag: Follow up
Flag Status: Completed

Dear Members of the Planning Commission: 

Since we’re unable to attend tonight’s Planning Commission meeting, we wanted to update the comments that 
John made at the meeting of February 7. 

We’ve lived in Portola Valley for 31 years, and are also among the 68% of your constituents of Portola Valley 
voters who voted for Prop 64 to make cannabis products available in town and to allow cannabis businesses to 
operate in the state.  We commend the Town Council for allowing us to enter this brave new world of legal 
cannabis, and the subcommittee for recommending that we stick our toe in the water and allow limited 
commercial cultivation. 

As John said at the previous meeting, this is one of those times when sticking our toe in is not enough.  This is 
called a commercial cannabis ordinance; commercial means commerce, and commerce means business.  But 
with all the licenses and regulations and taxes and fees, there is no way to operate a viable cannabis business 
with just 12 plants.  The numbers just don't add up. 

Now we understand that it’s precarious for a small town without its own enforcement staff to be the pioneer.  So 
we’re happy that the ordinance calls for annual reviews over a 5-year period.  And we urge you, at that first 
review next year, to evaluate whether the ordinance is sufficiently encouraging commercial cannabis activity, 
and to consider expanding it in two ways: 

1. Promote small-scale cannabis cultivation by raising the limit of 12 plants.  We can go into the water up
to our knees, if you will, by sticking with the same kinds of cultivation licenses you are recommending, the 
Specialty Cottage category—the smallest type of state license available.  Just align the Town ordinance with the 
state ordinance, which allows up to 25 plants for an outdoor license, 500 sq ft for an indoor license, or 2,500 sq 
ft for a greenhouse or mixed-light license.   

2. Go further by allowing Microbusiness licenses.  Small-scale cultivation may well be the least profitable
(or most unprofitable) node in the cannabis ecosystem, because growers will soon end up competing with Big 
Agriculture cannabis operations.  It will take vertical integration to compete, and the state has provided a 
Microbusiness license category to help them do that.  This allows small-scale cannabis businesses to grow, 
manufacture, distribute, and sell their products—to function as “craft cannabis” producers, much like 
microbreweries, micro-wineries, and micro-distilleries have been able to hold their own against Annheuser 
Busch and Gallo. 

Licensing microbusinesses is the way to achieve the will of the voters and foster small-scale, artisan cannabis 
businesses in Portola Valley while remaining true to our local small-town culture and values. 

Attachment 4
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John & Patti Zussman 
 

5 Bear Paw 
Portola Valley, CA  94028 
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• Low Income Housing Tax Credit production and 
preservation in San Mateo County declined by 
25% overall from 2016 due to Federal tax reform. 

• Cuts in Federal and State funding have reduced 
investment in affordable housing in San Mateo 
County by more than $31 million annually since 
2008, a 78% reduction.

• San Mateo County needs 22,269 more affordable 
rental homes to meet current demand.

• 74% of ELI households are paying more than half 
of their income on housing costs compared to just 
2.5% of moderate income households.

• Renters in San Mateo County need to earn $67.54 
per hour - 4.5 times the local minimum wage - to 
afford the median asking rent of $3,512. 

KEY FINDINGS

SAN MATEO COUNTY’S 
HOUSING EMERGENCY UPDATE

MAY 2019

636 El Camino in South San Francisco. Photo by Frank Domin. 
Courtesy of Midpen Housing.

Page 123



2

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

SAN MATEO COUNTY NEEDS
22,269 MORE AFFORDABLE

RENTAL HOMES

Shortfall
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A�ordable
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Rental Homes

Source: NLIHC analysis of 2017 PUMS data.

Source: NLIHC analysis of 2017 PUMS data.
*Cost burdened households spend 30% or more of their income towards 
housing costs. Severely cost burdened households spend more than 50%.

0%

20%

10%

40%

30%

60%

50%

80%

70%

90%

100%

Extremely
Low Income

Very Low
Income

Low
Income

Moderate
Income

Above
Moderate
Income

74%

84%

58%

87%

26%

75%

2.5% 9%

37%

0.1%

Severely
Cost Burdened*

Cost Burdened*

LOWEST INCOME HOUSEHOLDS 
ARE DISPROPORTIONATELY AND 

SEVERELY COST BURDENED

SAN MATEO COUNTY LOST 78% OF STATE AND FEDERAL FUNDING FOR HOUSING 
PRODUCTION AND PRESERVATION FROM FY 2008-09 TO FY 2017-18

Source: California Housing Partnership analysis of 2008-2009 annual Redevelopment Housing Activities Report; 2008-2009 and 2017-2018 
Annual HCD Financial Assistance Programs Reports; 2008-2009 and 2017-2018 HUD CPD Appropriations Budget Reports.
*FY 2017-2018 does not include No Place Like Home Funding (NPLH) and no funds for the Affordable Housing Sustainable Communities 
(AHSC) program were awarded.
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Source: Paul Waddell, Urban Analytics Lab, University of California, Berkeley, retrieved from analysis of online Craigslist listings in February 2019. Bureau of 
Labor Statistics Median Annual Wage Data for CA Occupations, 2018.

Medical Assistants

Preschool Teachers

Teachers & Instructors

Janitors & Cleaners

Retail Salespersons

Income Needed to A�ord
Median Asking Rent

Median Asking Rent

$21.70/Hour$3,761 /Month

$19.91/Hour$3,451/Month

$19.47/Hour$3,375/Month

$15.16/Hour$2,628/Month

$14.13/Hour$2,450/Month

$3,512/Month

$11,707/Month $67.54/Hour

$15.00/Hour$2,600/Month

$0 $2,000 $4,000 $6,000 $8,000 $10,000 $12,000

RENTERS NEED TO EARN 4.5 TIMES LOCAL MINIMUM WAGE TO AFFORD 
THE MEDIAN ASKING RENT IN SAN MATEO COUNTY

City of San Mateo
Minimum Wage

City of San Mateo
Minimum

Wage Income

Half of 
Median
Income

Household Budget
for a Family
of Three**

5% Transportation

6% Health Care

7% Misc*

8% Food

19%
Child Care

25%
Taxes

30%
Housing

$119,071
What a

family needs 
to meet

their basic
needs in

San Mateo
County

$87,871
needed

to a�ord 
expenses

$31,200

$66,000

$53,071
needed 

to a�ord 
expenses

Source: The above budget is a preview of United Way’s forthcoming data release on the Real Cost 
Measure. Please visit https://www.unitedwaysca.org/realcost for more information about what it 
takes to meet basic needs in San Mateo County.
*The "miscellaneous" budget category includes all other categories not defined.
**The household budget for a family of three uses a population weighted average to estimate the 
costs associated with one working adult and two children (one school-aged child and one 
toddler). Each percentage represents how much a family's annual budget is captured in each cost 
category (housing, child care, etc.).
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   HOUSING PRICES ARE DRIVING COSTS OF 
LIVING OUT OF REACH FOR LOW INCOME 

FAMILIES IN SAN MATEO COUNTY

STATEWIDE

TYPE

New
Construction

Acquisition &
Rehab

All

2016

9,285

15,032

24,317

2018

9,373

9,430

18,803

% CHANGE             

1%

-37%

-23%

TYPE

New
Construction

Acquisition &
Rehab

All

2016

299

80

379

2018

249

35

284

% CHANGE             

-17%

-56%

-25%

SAN MATEO COUNTY

SAN MATEO COUNTY’S 
LOW INCOME HOUSING 

TAX CREDIT 
PRODUCTION AND 

PRESERVATION 
DECREASED 25% FROM 

2016-2018

Source: California Housing Partnership analysis of 
2016-2018 California Tax Credit Allocation
Committee data.
Note: The data does not include manager or market 
rate units created through the LIHTC program.
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The California Housing Partnership calls on State leaders to take the following actions to 
provide relief to low income families struggling with the high cost of housing: 

 » Replace Redevelopment funding for affordable housing with at least $1 billion annually to help 
local governments meet their State-mandated production goals.

 » Expand the State’s Low Income Housing Tax Credit Program by $500 million per year to jump-
start affordable housing production and preservation.

 » Create a new California capital gains tax credit to preserve existing affordable housing at risk of 
conversion and to fight displacement pressures in Opportunity Zones.

 » Reduce the threshold for voter approval of local funding of affordable housing and 
infrastructure from 67% to 55% as was done for educational facilities in 2000.

Regional Recommendations

 » Condition discretionary transportation funds to cities on progress in providing affordable 
housing and preventing displacement. 

 » Ensure that all cities and counties in the Bay Area are accountable to produce their fair share of 
affordable housing through the region’s next Regional Housing Need Allocation.

Local/County Recommendations

 » Adopt a system-wide three county Caltrain affordable housing policy that prioritizes housing 
production and requires minimum 20% affordable housing on Caltrain’s publicly-owned land. 

 » Invest at least 25% of Measure K funds annually to create permanent affordable homes. 

 » Adopt affordable housing impact fees on commercial developments and pass or update 
inclusionary housing policies. 

 » Prioritize affordable housing on publicly-owned land and require a minimum of 25% of all homes 
be affordable to very low income and low income households.

 » Allow accessory dwelling units to be approved through ministerial review. 

 » Adopt policies and programs that protect renters from unreasonable rent increases and 
evictions.

REGIONAL AND LOCAL RECOMMENDATIONS FOR SAN MATEO COUNTY

STATEWIDE POLICY RECOMMENDATIONS

This report was produced by the California Housing Partnership.

Local policy recommendations provided by: 
Housing Leadership Council of San Mateo County

For questions about San Mateo County’s housing need, contact: 
Evelyn Stivers, estivers@hlcsmc.org, (650) 242-1764
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PLANNING COMMISSION  MAY 1, 2019  
Regular Evening Meeting, 765 Portola Road 

CALL TO ORDER AND ROLL CALL 

Chair Goulden called the Planning Commission regular meeting to order at 7:00 p.m. Planning & 
Building Director Russell called the roll. 

Present:  Planning Commissioners: Kopf-Sill, Targ, and Taylor; Vice Chair Hasko; Chair Goulden 
Absent: None  
Town Staff:  Laura Russell, Planning & Building Director 

 
ORAL COMMUNICATIONS 

Caroline Vertongen, 100 Palmer Lane. She said they’ve been residents since 1994 and previously 
served on several committees. She thanked the Commissioners for their dedication and time. She 
introduced herself and wanted to make sure her email was received. She asked questions and 
commented about the Annual Housing Element report, but could not stay for the meeting when it would 
be discussed. Planning & Building Director Russell said she responded to Ms. Vertongen’s email this 
afternoon and offered to answer additional questions directly. 

NEW BUSINESS 

(1) Annual Housing Element Progress Report 

Planning & Building Director Russell provided the annual report for calendar year 2018 on the Housing 
Element to be submitted to the California Department of Housing and Community Development (HCD). 
She noted that this year HCD updated the reporting forms to reflect the changes in State law. She 
described the background and discussion items, as detailed in the staff report. Upon completion of the 
Planning Commission review, the HCD report will be forwarded to the Town Council. 

Commissioner Taylor asked regarding the term “entitlement.” Planning & Building Director Russell said 
that means a Planning approval, most commonly being the ASCC approval. She said going forward, it 
could be staff discretionary review.  

Commissioner Taylor asked if there was a sense of what might happen next when the Housing 
Element cycle ends in 2022. Planning & Building Director Russell said they would expect another 
Regional Housing needs allocation to come forward and expect another set of units the Town will be 
expected to build in the next planning period. She said legislation has already come forward that will 
change what’s going to happen in the next planning period. She said San Mateo County’s 21 Elements 
program has acted as a subregion and redistributed the total number of required units coming from 
ABAG MTC among the jurisdictions within San Mateo County. She said the legislation is making the 
subregion requirements stricter so there will likely be much less redistribution, if any, across different 
jurisdictions in the next housing element cycle. She said the Town should expect to receive a specific 
number.  

Commissioner Taylor asked if residents have a way to be emailed directly regarding housing-related 
issues on the Town website. Planning & Building Director Russell said housing was added to the 
Subscribe to Notices list during the ADU process. Commissioner Taylor is concerned about the 
number of comments from residents claiming to have not been notified about issues. He said the Town 
staff is doing a great job, but asked if there were other things the Town could do that haven’t been 
done regarding noticing. He asked if it was possible for one of the selections to be receiving timely 
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emails regarding specific topics. Planning & Building Director Russell said they have begun adding it to 
the printed materials at the bottom with contact information, and she will make sure it is also on the 
website.  

Commissioner Kopf-Sill asked if RHNA judged against all the income categories or only the totals. 
Planning & Building Director Russell said there is not a simple answer to that right now because of the 
State law changes. She said there had been a tradition in previous Housing Element cycles that if you 
met the number, you met the number. As additional scrutiny and attention has come to these issues on 
a Statewide basis, there has been more attention given to meeting the number of units in each of the 
income categories. She said larger communities are faced with situations where they need to rezone 
properties during the Housing Element cycle in order to accommodate units if they’re not going to be 
able to build out to meet their numbers. She said the situation is different in Portola Valley since the 
work involves single family homes and ADUs.  

Commissioner Kopf-Sill asked if there were any penalties associated with not meeting the numbers. 
Planning & Building Director Russell said historically there have been very few penalties. She said 
legislation has stepped in and provided a more streamlined ministerial process path including CEQA 
bypass for those that have not met the RHNA number. She said this has occurred in only a handful of 
projects in the Bay Area so far.  

Commissioner Taylor asked if this was developer driven. Planning & Building Director Russell said the 
State publishes Housing Element figures, and developers are aware and specify they are going 
through the streamlined process. 

Commissioner Kopf-Sill asked how Portola Valley compared with other cities and towns in California. 
Planning & Building Director Russell said there is a very large range. She said San Mateo cities and 
towns are working together now to get the word out that everyone is working hard and lot of 
communities are becoming more receptive. She said there is a lot of communication across the 
jurisdictions with a lot of journalistic and academic writing on this intensely studied topic. She said there 
is a lot in mainstream media and the academic world around how people are doing in their Housing 
Elements. Planning & Building Director Russell said Portola Valley is doing quite well. 

Vice Chair Hasko confirmed with Planning & Building Director Russell that the RHNA requirements are 
to plan for and facilitate the units and not actually build them. Vice Chair Hasko asked how the number 
of units for 2018 were linked to very low, low, moderate, and above moderate permits issued. Planning 
& Building Director Russell said there are assumptions that come into play. She said staff is discussing 
whether different data needs to be collected. She said the methodology that is used commonly in San 
Mateo County is based on a report and study completed by 21 Elements in 2013/2014, adjusting the 
Portola Valley number to include more above moderate-income units. Vice Chair Hasko asked how the 
very low income, non-deed restricted box gets checked for a particular unit. Planning & Building 
Director Russell said it is assigned generally by using the total number of ADUs in that year and, 
according to the percentages used by the Town for the last three years, assigning them. Vice Chair 
Hasko asked if it is understood on the report filed that the figures are based on statistical likelihood 
derived from the 21 Elements report. Planning & Building Director Russell said she believes that’s 
understood. 

Vice Chair Hasko asked why demolished/destroyed units are being reported. Planning & Building 
Director Russell said that item was not seen before because the report form was changed. She said 
they are trying to track in larger jurisdictions to make sure people are replacing the housing units they 
demolish – not demolishing 10 and only building 8. Vice Chair Hasko asked if that was happening. 
Planning & Building Director Russell said it was definitely happening in other communities.  
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Commissioner Targ said the income categories were derived from a survey done in 2013 and asked if 
that study could be provided to Planning Commission. Planning & Building Director Russell it could be. 
Commissioner Targ asked if the County had discussed redoing that survey or reconsidering the 
distribution of it. Planning & Building Director Russell said to her knowledge they had not. She said 
they did a similar survey in the last Housing Element cycle and used the same numbers throughout the 
cycle. In response to Commissioner Targ’s question, Planning & Building Director Russell said that she 
believed the 24 units in the very low-income category are all ADUs. Commissioner Targ said it appears 
that since the adoption of the Housing Element in early 2015, there has been an approximate 4.5% 
increase in housing. He said within that, a little less more than half are ADUs. Vice Chair Hasko said 
they were designated as “planned for and facilitated,” but does not know if they were actually built. 
Planning & Building Director Russell said the total units to date that count for RHNA are building 
permits issued, and there is always a slight chance they are not all completed. Commissioner Targ 
said that means there has been an approximate 2.5% net growth in housing during that period of time.  

Commissioner Targ asked how many ADUs were reflected in the 69 total units. He said he realizes this 
is not relevant for the purposes of State compliance, but said it would be interesting to know the growth 
trends, how it feels as a town, and what implications it might have. In response to Chair Goulden’s 
comment, Commissioner Targ said the total population has declined by about 10 percent over the 
longer period, which is interesting in that there are more units and fewer people. 

Commissioner Targ asked how many units Stanford has proposed within the Wedge. Planning & 
Building Director Russell said right now it is in the upper 20s. She said the very preliminary plans show 
three affordable housing buildings, and the number of units in each of those buildings is not yet known.  

Commissioner Targ asked how the RHNA process views or judges for future allocation efforts of 
municipalities that are overachievers. He asked if the State recognized the great job and wanted it 
maintained or if they would be expecting even more. Planning & Building Director Russell said they 
would not expect an increase for doing a good job. She said she has seen cities meet their numbers 
and ask for less numbers next time, which they do not get. She said the sub-region process in San 
Mateo County has allowed for a little more wiggle room because the jurisdictions have cooperated with 
each other with some give and take.  

Commissioner Targ said Menlo Park is planning for tremendous growth. He asked if that intent is 
reflected in the last round of RHNA numbers or what effect having a subregion has for a town aiming to 
be a small city. Commissioner Taylor asked if Menlo Park will have to shoulder a bigger burden 
because of the newly created jobs in their city or if that just gets distributed across the County. 
Planning & Building Director Russell said the methodology has evolved over the last two cycles. She 
said in general, the numbers are generated through ABAG-MTC and distributed out to the different 
jurisdictions according to their models that include the sustainable community strategy, population 
growth, employment growth, bringing all of those things together, and taking into consideration plans of 
local jurisdictions. She said the units are then distributed to the different jurisdictions. She said the 
subregion process has acted to modify those allocations, which is what has happened with 21 
Elements the last few times around. Vice Chair Hasko said they can also take into consideration 
geological issues such as in Portola Valley.  

Chair Goulden said tonight is procedural in terms of passing along the report. He asked if staff 
anticipated actual projects and actions to come in soon to the Planning Commission based on what’s 
happening with housing. Planning & Building Director Russell said a lot of these things are in the 
Council’s court at this time. She said under affiliated housing, the Priory will go to ASCC, not the 
Planning Commission, and Stanford will presumably go through Planning Commission extensively 
when that project goes forward with an application. She said if the Sequoias come forward with an 

Page 129



application that would also come to the Planning Commission. She said she did not anticipate anything 
new in the immediate horizon.  

Vice Chair Hasko said on the chart with 17 properties, the dates go from 2016 to 2018. Planning & 
Building Director Russell said they had to include the year the properties that got their finals, so they 
had to go back into records and pull out houses that got finaled in 2018.  

Commissioner Taylor asked regarding the Town’s limitations for deed restrictions. Planning & Building 
Director Russell said deed restrictions are a common tool for below market rate (BMR) housing units in 
larger communities that have an inclusionary housing requirement. She said Portola Valley collects 
inclusionary housing money when someone builds a subdivision here because there are no multi-
family housing developments, which is where these kinds of units are normally deed restricted. She 
said Portola Valley does not fall into the category of how deed restrictions have been commonly used. 
She said there are starting to be discussions regionally about pooling funding together to help a 
property owner build an ADU or subsidize the ADU and then place a deed restriction on it so it would 
remain affordable. She said there will likely be some case studies and funding opportunities that might 
come out of this, but it is very early in those stages. Chair Goulden said that was included on the list 
presented to Council of things that might be considered in the future. Planning & Building Director 
Russell said there is also mention of it in the 2016 Housing Strategic Plan. Commissioner Targ said 
one issue about that is that it was contrary to trying to generate ADUs, and the jury is still out on how 
the ADUs are being used. He said for a town of 4,300 people, it would be quite taxing to maintain a 
program of deed restriction monitoring enforcement. 

Chair Goulden invited public comment. Hearing none, Chair Goulden brought the item back to the 
Commission. 

Commissioner Targ moved to Recommend the Housing Element Progress Report be Forwarded to the 
Town Council. Seconded by Commissioner Kopf-Sill; the motion carried 5-0. 

COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 

(2) Commission Reports 

Commissioner Kopf-Sill attended the 21 Elements Planning Commissioners Training Series last night. 
She said they discussed what the new legislation might be, the substantial increase in housing 
legislation, streamlining approvals, and the challenges of financing ADUs for below market rate. 

(3)  Staff Reports 

Planning & Building Director Russell said she sent out an email regarding the noticing radius for larger 
projects. She heard back from an ASCC Commissioner who felt it was warranted to discuss it. 
Planning & Building Director Russell shared the Priory as an example of the current process of using 
the County GIS system for noticing. She said because their site is big, using a 300-foot radius does not 
include a very good swathe of the community that might be interested. She said 300 feet is the 
standard number that comes from the State law around public hearing notices for routine projects 
throughout the state. She said some cities have requirements for more noticing for different types of 
projects. She said the Town has the ability to set their own policy. Staff looked at 500 feet for the 
sample Priory project and found it was also not a sufficient radius for outreach and transparency in the 
Town’s development and review process. Staff settled on a 1,000 foot radius as appropriate for larger 
projects. For single family homes and routine projects, the 300-foot radius would continue. 
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Commissioner Targ asked what defined a large project. Planning & Building Director Russell said the 
1,000-foot radius would be for affiliated housing projects, multi-family projects, or other projects of 
Town-wide significance. Commissioner Targ suggested that there be a set policy with criteria and 
parameters for the definition of a project of Town-wide significance. Commissioner Kopf-Sill asked if 
the 1,000-feet would be a new rule or merely a policy applied. Planning & Building Director Russell 
said it would just be a policy applied. She said Commissioner Targ’s feedback is well taken, and they 
will take it to the Mayors and Chairs meeting to set a policy. 

In response to Commissioner Kopf-Sill’s question, Planning & Building Director Russell said she did 
not know the extent of Stanford’s outreach. She said the Priory asked staff regarding a suggested 
radius and will be noticing a 1,000-foot radius.  

Commissioner Taylor added that because of the Town’s topography, not all impacts are equal. 
Planning & Building Director Russell agreed and said it is a very challenging situation. 

Planning & Building Director Russell said they are continuing with the Home For All convenings and 
will be holding another town-wide convening on Saturday, June 1, from 10:00 am to 12:00 pm. She 
said the idea is to bring people back into the fold around the Town’s housing efforts, remind people 
about the Housing Strategic Plan, what’s been accomplished since the last two convenings, what’s 
coming up next, and receive feedback. 

(4) News Digest: Planning Issues of the Day 

Planning & Building Director Russell shared an article of interest with the Commissioners – “After 
Years of Explosive Growth, Migration to the West and South Slows”  

APPROVAL OF MINUTES: April 17, 2019. 

(5) Planning Commission Meeting of April 17 2019 

Commissioner Kopf-Sill moved to approve the minutes of the April 17, 2019, meeting, as amended. 
Seconded by Commissioner Targ, the motion carried 5-0. 

ADJOURNMENT [8:10 p.m.] 
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