
 REPORT TO PLANNING COMMISSION 
 
Meeting Date: December 7, 2016 Agenda Item: 5 
Prepared by:  Jackie Young, AICP, Planning Director 
 
Study Session:  Maximum Allowable Main Residence Size, Town-wide.  A resolution 
recommending that the Town Council amend Chapter 153, Zoning, to increase maximum 
residence size Town-wide, while keeping the allowable total floor area unchanged; and 
amend Chapter 151, Site Development, as needed, to keep the basement grading limitations 
adopted in May 2016 unchanged. The Planning Commission held four study sessions on this 
matter in July, September, October, and November 2016. 
 
The first Planning Commission study session reviewed the Town Council direction, and 
specifically the East of Highway 280 Geographic Study Area.  The second Planning Commission 
study session concentrated on reviewing the Central and Western Hills Geographic Study 
Areas. The third Planning Commission study session reviewed items requested by the Planning 
Commission during the second study session, including:  potential increase to residence size, 
setbacks, recorded covenants for maintaining lot size, ASRB process and findings, and data on 
vacant lots. The fourth Planning Commission study session reviewed items requested by the 
Planning Commission during the third study session, including an alternate proposal received 
from Commissioner Fender. This fifth hearing considers a final resolution of recommendation 
to the Town Council. 
 
 
EXECUTIVE SUMMARY  
First Study Session 
On July 20, 2016, the Planning Commission began its review of potential municipal code changes 
to increase maximum residence size Town-wide, while keeping the allowable total floor area 
unchanged; and specifically, the East of Highway 280 Geographic Study Area (Attachment 2, 
Minutes). The Planning Commission received one written public comment transmittal as a 
desk item. The Planning Commission was asked to make field visits to the remaining 
Geographic Study Areas (Central and Western Hills) during the summer recess to consider the 
impact of increased allowable residence size.   
 
This report can be accessed on line at: 
http://www.woodsidetown.org/sites/default/files/fileattachments/agenda_item_no._3_-
_study_session_for_maximum_allowable_main_residence_size.pdf 
Hard copies of this report can be obtained from Jennifer Li by calling (650) 851-6790, or by 
email request to JLi@woodsidetown.org. 
 
Second Study Session 
The second Planning Commission study session on September 7, 2016 (Attachment 3, 
Minutes), concentrated on reviewing the Central and Western Hills Geographic Study Areas.  
At this study session, the Planning Commission expressed general support for the Town 
Council proposal, and directed staff to return with the following items for a third study 
session to aid in developing a formal recommendation to the Town Council: 
 

1. A choropleth (color-graded) map depicting the potential increase to residence size; 
2. A proposal for setbacks graduated to residence size increases; 
3. A proposal for the trigger to record covenants for maintaining lot size; 
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4. The ASRB process and findings (and trigger point) for increased residence size; and, 
5. Data for vacant lots presented verbally at hearing. 

   
This report can be accessed on line at:  
http://www.woodsidetown.org/sites/default/files/fileattachments/agenda_item_no._5_-
_second_study_session_for_maximum_allowable_main_residence_size.pdf 
Hard copies of this report can be obtained from Jennifer Li by calling (650) 851-6790, or by 
email request to JLi@woodsidetown.org. 
 
Third Study Session 
The third Planning Commission study session on October 5, 2016 (Attachment 4, Minutes), 
reviewed the five items requested by the Planning Commission at the second Planning 
Commission study session.  
 
This report can be accessed on line at:  
http://www.woodsidetown.org/sites/default/files/fileattachments/agenda_item_no._1_-
_maximum_residence_size_exception_-_reduced_pdf.pdf 
Hard copies of this report can be obtained from Jennifer Li by calling (650) 851-6790, or by 
email request to JLi@woodsidetown.org. 
 
At this study session, Commissioner Fender presented an alternative maximum residence size 
increase proposal. 
 
The Planning Commission directed staff to return with the following: 
 

1. Compare Commissioner Fender’s Maximum Residence Size proposal to the Town 
Council proposal;  

2. Further develop a lot-size driven proposal for the R-1 Zoning District; and, 
3. Describe the impact of Commissioner Fender’s proposal (e.g., housing stock diversity, 

environmental review). 
 
Fourth Study Session 
The fourth Planning Commission study session on November 16, 2016 (Attachment 5, 
Minutes), reviewed the three items requested by the Planning Commission at the third 
Planning Commission study session.  
 
At the culmination of the fourth study session, the five remaining Planning Commissioners 
supported the following code changes: 

1. Commissioner Voelke:  Preferred the Town Council proposal, without the additional 10 
percent increase above the existing maximum residence size with an exception; 

2. Chair Huberty and Vice-Chair Hobson:  Supported the Town Council proposal with the  
additional 10 percent increase above the existing maximum residence size with an 
exception; and, 

3. Commissioners Fender and Kutay: Supported the Fender proposal. 
 
In summary, the Fender proposal provided small increases (above the Town Council proposal) 
for the R-1 and SR zones, and the RR and all SCP zones with the Town Council proposal for the 
RR zone (which would result in substantial potential increases in the SCP zones).  
 
Commissioner Calia was absent, and Commissioner Rosekrans left before the finish of the 
discussion due to the length of the meeting and a prior appointment. 
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This report can be accessed on line at:  
http://www.woodsidetown.org/sites/default/files/fileattachments/agenda_item_no._1_-
_staff_report_-_reduced_pdf.pdf 
Hard copies of this report can be obtained from Jennifer Li by calling (650) 851-6790, or by 
email request to JLi@woodsidetown.org. 
 
DISCUSSION 
Final Resolution (Recommendation to the Town Council) 
The draft Resolution for the final Planning Commission recommendation to the Town Council 
concerning a code change to increase the maximum residence size Town-wide, while keeping 
the allowable total floor area unchanged is Attachment 1.  Exhibit A is strikeout/underline of 
the code amendment, and Exhibit B includes the maximum residence size exception graphs to 
be inserted into the final text.  
 
Text Changes (Exhibit A) 
The text changes include the follow: 
 

• WMC Section 153.047, Building Limitations, Table B: 
Table B has been amended to include the maximum residence size with an exception, 
and a cross reference to the sliding scale graphs (allowable residence size increases, 
according to lot size).  
 

• WMC Section 153.047.E, Maximum Residence Size Exception (SR, RR and SCP): 
The review procedure for a maximum residence size exception has been amended to 
review approval of the Planning Director, after review by the ASRB, rather than 
approval by the Planning Commission which is the current requirement.   
 
Finding E.3 has been deleted as it calls for landscape screening as a mitigation, as this 
is inconsistent with the 2012 Residential Design Guidelines which do not accept 
landscaping as mitigation for shielding mass because vegetation can be removed or 
destroyed by fire or disease.  
 
New Finding E.3 (caps for maximum residence size with an exception) has been added, 
as it currently incorrectly appears in WMC Section 153.047.F, which is a section 
addressing R-1 only.  Finding E.3 also reflects the 10 percent increase to the maximum 
residence size exception.   
 

• WMC Section 153.047.F, Maximum Residence Size Exception (R-1): 
The review procedure for a maximum residence size exception has been amended to 
review approval of the Planning Director, after review by the ASRB, rather than 
approval by the Planning Commission which is the current requirement.   

 
Finding F.5 has been amended to delete the existing reference to requirements for the 
OS, SR, RR and SCP zoning districts as this section addresses only R-1.  As discussed 
above, this text has been appropriately relocated to WMC Section 153.047.E; and the 
exception process for OS zoning district has been eliminated. Finding F.5 also reflects 
a 5 percent increase to the maximum residence size exception (rather than the Town 
Council 10 percent increase), the reasoning for which is described further below. 
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Maximum Residence Size Graphs (Exhibit B)  
The graphs in Exhibit B depict the proposed maximum residence size by zoning district.  The 
purple line depicts the Town Council scenario sent down to the Planning Commission for its 
review.   
 
R-1 Zoning 
Maximum residence size and total floor area is calculated differently in the R-1 zoning district 
than any other zoning district in Town. Maximum residence size is calculated as 10 percent of 
the parcel size plus 1,000 square feet, up to a maximum of 3,000 square feet. Total floor area 
is calculated as 1.4 times the maximum residence size; therefore total floor area and 
maximum residence size are never the same. 
 
The minimum lot size in the R-1 zoning district is 20,000 square feet (0.46 acres). Under the 
Town Council contemplated code amendment, maximum residence size with an exception 
would begin with anything over a 3,000 square foot residence on a 20,000 square foot parcel 
and increase incrementally with lot size to a capped maximum residence size of 4,400 square 
feet on a minimum 30,000 square foot (0.69 acre) parcel. This would, however, elevate the 
maximum residence size above the maximum total floor area allowed in R-1, which is 4,200 
square feet.  Staff therefore recommends that the maximum residence size for R-1 be capped 
at 4,200 square feet.  This is also important for the CEQA evaluation, as increasing total floor 
area would increase the level of CEQA review required. 
     
SR Zoning  
The minimum lot size in the SR zoning district is 1 acre.  The point at which total floor area 
and maximum residence size (4,000 square feet in SR) cross is 0.52 acres.  Under the code 
amendment, maximum residence size with an exception would begin with anything over a  
4,000 square foot residence on a 0.52 acre parcel and increase incrementally with lot size to 
a capped maximum residence size of 5,500 square feet on a minimum 1.5 acre parcel.     
 
RR Zoning 
The minimum lot size in the RR zoning district is 3 acres.  The point at which total floor area 
and maximum residence size (6,000 square feet in RR) cross is 1.45 acres.  Under the code 
amendment, maximum residence size with an exception would begin with anything over a 
6,000 square foot residence on a 1.45 acre parcel and increase incrementally with lot size to 
a capped maximum residence size of 8,800 square feet on a minimum 4.5 acre parcel.   
 
SCP-5 Zoning 
The minimum lot size in the SCP-5 zoning district is 5 acres.  The point at which total floor 
area and maximum residence size (6,000 square feet in SCP-5) cross is 1.51 acres.  Under the 
code amendment, maximum residence size with an exception would begin with anything over 
a 6,000 square foot residence on a 1.51 acre parcel and increase incrementally with lot size 
to a capped maximum residence size of 8,800 square feet on a minimum 7.5 acre parcel.   
 
SCP-7.5 Zoning 
The minimum lot size in the SCP-7.5 zoning district is 7.5 acres.  The point at which total 
floor area and maximum residence size (6,000 square feet in SCP-7.5) cross is 2.63 acres (note 
that the kink in the line for total floor area is the current code allowance for larger total floor 
area allowances for the smallest lots). Under the code amendment, maximum residence size 
with an exception would begin with anything over a 6,000 square foot residence on a 2.63 
acre parcel and increase incrementally with lot size to a capped maximum residence size of 
8,800 square feet on a minimum 11.25 acre parcel.   
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SCP-10 Zoning 
The minimum lot size in the SCP-10 zoning district is 10 acres.  The point at which total floor 
area and maximum residence size (6,000 square feet in SCP-10) cross is 3.63 acres (note that 
the kink in the line for total floor area is the current code allowance for larger total floor 
area allowances for the smallest lots). Under the code amendment, maximum residence size 
with an exception would begin with anything over a 6,000 square foot residence on a 3.63 
acre parcel and increase incrementally with lot size to a capped maximum residence size of 
8,800 square feet on a minimum 15 acre parcel.   
 
Comparative Zoning District Graph 
The graph in Attachment 6 includes each zoning district’s maximum residence size allowance.  
The Planning Commission had considerable discussion regarding the minimum prescribed lot sizes 
by zoning district, the actual lot sizes by zoning district (a majority of the lots in Town are 
nonconforming, i.e., smaller than the prescribed minimum), and equity between zoning districts 
for equally sized lots.  
 
It may be helpful to consider minimum lot size and allowable development intensity separately, 
i.e., minimum lot sizes were developed to control subdivision, and allowances for maximum 
residence size and total floor area were set to decrease as the number of constraints increase.  
Woodside is an urban/wildland interface community.   
 
The Western Hills (the vast majority of the SCP zoning districts), is allowed less development.  
This can be seen on the graph by the shallower maximum residence size line slope for the SCP 
zoning districts (Attachment 6). WMC Section 153.021, Classifications of Zoning Districts 
(Attachment 7), describes how the zoning districts were established.  SCP-5 has 1-2 of the listed 
constraints, SCP-7.5 has 3, and SCP-10 has 4 or more.  The zoning map (Attachment 8) shows 
the locations of the SCP zones.  It is a basic planning principle to reduce density in 
environmentally constrained areas, particularly in areas where fire and emergency response 
times are hampered by accessibility and heavy vegetation. 
 
Basement Grading 
This code amendment does not increase the limits on basement grading prescribed in Chapter 
151, Site Development, which were adopted by the Town Council on May 10, 2016; as the code 
amendment has been formatted to require no change to Chapter 151, Site Development.  WMC 
Section 151.22.C, Basement and Daylighted Basement Grading, Table 1, Maximum Grading for 
Basements and Daylighted Basements (Attachment 9), ties the maximum grading to the 
maximum residence size without an exception. MWC Section 153.047 would continue to 
prescribe the same maximum residence size without an exception. 
 
CEQA Review: 
The Municipal Code changes were reviewed and analyzed pursuant to the California 
Environmental Quality Act (CEQA, Public Resources Code sections 21000-21177). The 
Municipal Code change allows for an increase to maximum residence size only in accordance 
with increased lot size; no increase to allowable total floor area is included.  
Environmentally-sensitive parcels would continue to be protected by all other existing 
ordinances contained in the Woodside Municipal Code Chapter 153, Zoning, which address site 
constraints (e.g., development standards – e.g., setbacks and height; and Hillside, 
Geologically Hazardous Areas, Tree Protection, and Stream Corridor Protection ordinances). 
Additionally, environmentally-sensitive parcels would continue to be protected by all other 
existing ordinances contained in the Woodside Municipal Code Chapter 151, Site 
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Development, which address grading, drainage, erosion control, and geotechnical stability; 
and Woodside Municipal Code Chapter 51, regulations for adequate sewer and septic systems.  
Furthermore, the code amendment would allow for the smallest residence size increases in 
the R-1 zoning districts and continues to maintain house size limitations in all zones, as 
encouraged by Woodside Housing Element, Policy H2.3.b; the code amendment does not 
intensify housing density as all districts remain single family residential with the same level of 
customary accessory uses currently allowed; and Architectural and Site Review, in a noticed 
public hearing pursuant to WMC Section 153.047 and Section 153.220-153.231, in concert with 
the Town’s Residential Design Guidelines, would continue to apply to uphold the community 
aesthetic and protect neighboring properties and the environment from undue impacts. 
Lastly, the code amendment would continue to limit basement grading to the quantities 
which were exhaustively studied by the Planning Commission and Town Council, and adopted 
on May 10, 2016.  This action is therefore exempt from the California Environmental Quality 
Act (CEQA) pursuant to Section 15061(b)(3), as “where it can be seen with certainty that 
there is no possibility that the activity in question may have a significant effect on the 
environment, the activity is not subject to CEQA”.   
 
PUBLIC COMMENT 
As of the publication of this report, staff had received one public comment (Attachment 10).  
Any comments received after publication of this report will be transmitted as a desk item(s). 
 
RECOMMENDATION 
Staff recommends that the Planning Commission adopt the attached resolution (Attachment 1) 
supporting the Town Council proposal forwarded to the Planning Commission (with the 
additional 10 percent increase above the existing maximum residence size with an exception, 
EXCEPT for the R-1 zoning district – which staff recommends receive a 5 percent increase), 
which would increase maximum residence size Town-wide, while keeping the allowable total 
floor area unchanged, to the Town Council. 
 
 
ATTACHMENTS: 
1.  Draft Resolution 

Exhibit A. Draft Ordinance 
Exhibit B. Draft Maximum Residence Size Graphs, with calculations 

2.  Planning Commission Minutes, dated July 20, 2016 
3.  Planning Commission Minutes, dated September 7, 2016 
4.  Planning Commission Minutes, dated October 5, 2016 
5.  Draft Planning Commission Minutes, dated November 16, 2016 
6.  Comparative Zoning District Graph, Maximum Residence Size 
7.  WMC Section 153.021, Classifications of Zoning Districts 
8.  Town of Woodside Zoning Map  
9.  WMC Section 151.22.C, Basement and Daylighted Basement Grading, Table 1, Maximum 

Grading for Basements and Daylighted Basements 
10.  Public Comment, received from Commissioner Fender, dated December 1, 2016 
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