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Staff Report  

DISCUSSION AND DIRECTION REGARDING L OT COVERAGE/HARDSCAPE LIMITS/ 
PARKING IN FRONT YARDS ZONING TEXT AMENDMENTS 
 
Honorable Mayor and Council Members:  
 
Summary 

One of the Community Development projects on the Council’s Priority Calendar for FY09-10 is 
the review of potential Belmont Zoning Code (BZO) amendments regarding Lot Coverage, 
Hardscape Limits, and Parking in Front Yards issues for residential development. 
 
The Planning Commission ranked this issue favorably as part of their Spring 2009 Priority 
Calendar review and the Council subsequently added the item to the Community Development 
Department list of “current” projects for commencement during the current fiscal year.   
 
This memo seeks to educate and clarify with the Council any potential text amendments (scope, 
content, applicability) relating to this issue.  From the Council’s direction at tonight’s meeting, 
staff will move forward with an action plan for staff work efforts, and preparation of such text 
amendments for consideration and adoption by the Planning Commission & the City Council.   
 
Background/Current Ordinance Language 
 
Some of the pertinent BZO sections which address these topics are listed below: 
 
Section 2 – Definitions 
 
2.77 LOT COVERAGE - The area of a lot occupied by the principal building and accessory 

buildings.  
 
2.94 PARKING AREA, PRIVATE - An open, hard-surfaced area, other than street or public 

way, designed, arranged and made available for the storage of private passenger 
automobiles of occupants of the building or buildings for which the parking area is 
developed and is accessory.  

 
2.96 PARKING SPACE - Usable space within a public or private parking area, or a building 

of sufficient size and area, exclusive of access drives, aisles or ramps, for the storage of 
one properly spaced passenger automobile or commercial vehicle.  
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2.105 SETBACK AREA - The space on a lot required to be left open and unoccupied by 
buildings or structures, either by the front and side yard requirements of this Ordinance, 
or by delineation on a recorded subdivision map.  
 

2.124 YARD - An open space on the same lot with a principal building or group of buildings, 
which is unoccupied and unobstructed from its lowest level upward, except as otherwise 
permitted in this Ordinance, and which extends along a lot line and at right angles 
thereto to a depth or width specified in the yard regulations for the district in which the 
lot is located.  

 
Section 8.2.6 
 
8.2.6 LOCATION OF REQUIRED PARKING FACILITIES - The location of off-street parking 

and garage spaces in relation to the use served shall be as follows: All distances specified 
shall be walking distances between such parking spaces and a main entrance to the use 
served. 

 
(a) For Uses in a Residence District - Parking and garage space accessory to 

dwellings shall be located on the same site as the use served.  No parking outside of 
the required driveway and parking area shall be permitted between the front of the 
dwelling and the front property line.  In the aforementioned area, additional 
parking, paving for parking, and circular driveways are not permitted.  Any 
variance from this standard is subject to the procedure of Section 14 and findings of 
Section 8.1.3(c).  

 
Spaces accessory to uses other than dwellings in Residential Districts may be 
located on a site adjacent to, or directly across a street or alley from the site 
occupied by the use served; but in no case at a distance in excess of 300 feet from 
such use. 

 
Section 9.5.4 
 
9.5.4 ACCESSORY BUILDINGS - Accessory buildings as regulated herein are permitted in any 

district, if constructed either at the same time as the main building on the lot, or 
subsequently.  

 
(a) In any R District, nonhabitable one story detached accessory building (i.e. garages 

and storage sheds) may occupy part, but not more than 40 percent, of the required 
yard areas; provided however, that no detached accessory building shall be located 
in front of the main building.  Detached accessory buildings which include 
habitable floor area, (including secondary dwelling units) shall not occupy the 
required yard areas. 

 
 
 
Section 9.7.3 
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9.7.3 YARD REQUIREMENTS - ACCESSORY USES 

 
(a) In any R Districts non-required accessory uses not requiring a building permit may 

occupy any yard area.  
 
(b) Nonhabitable accessory buildings (i.e. garages and storage sheds) may occupy part 

of the yard area subject to the limitations contained herein; and shall be included in 
the calculation of lot coverage. 

 
(c) A distance of not less than five (5) feet shall be maintained between any accessory 

building and the main building on a lot or parcel.  
 
Discussion 
Specific process/policy questions that staff seeks direction/confirmation from the Council are as 
follows: 
 

• Should a maximum percentage of lot coverage/hardscaping be established?  Should 
there be a distinction between new/expanded buildings and impervious paving (i.e. 
concrete or asphalt)? In the past review of single family residential development (either 
expansions or new homes), there have been cases where determination of an appropriate 
amount was challenging. 

 
• Should installation of semi-circular driveways be allowed (i.e. driveways which 

typically have two access points from the street)? Should there be a minimum lot 
size or width associated with establishing such a driveway?  Since 1996, installation 
of such driveways has been disallowed.  Is it appropriate to consider modification of this 
requirement based on certain minimum lot sizes/configurations, and availability of on-
street parking. 

 
• Should paving of entire front yards continue to be allowed?  The current ordinance 

allows this to occur as long as the paved area is not used for parking (with the exception 
of the required access driveway for the property). 

 
• Should any potential zone text amendments apply only to single family residential 

development - or to multifamily, and commercial development as well?  The 
predominant lot coverage, hardscaping, and front yard parking issues occur with single 
family development.  In addition, zone text amendments have been drafted for the 
Downtown Specific Plan/Ralston & El Camino Real area and will include language 
related to lot coverage and landscaping/hardscaping standards; thus it may be more 
appropriate to focus this effort on single & multi-family properties/zoning districts 
outside of the downtown area. 

 
 
General Plan/Vision Statement 
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Potential Belmont Zoning Code amendments related to Lot Coverage, Hardscape Limits, and 
Parking in Front Yards further the City’s General Plan Goals as follows: 
 
Goal 1015.2 
To preserve and enhance the attractive, family-oriented and tranquil quality of Belmont’s 
residential neighborhoods. 
 
Goal 1015.4 
To maintain and enhance the appearance of the City through controlling the location, timing, 
design and landscaping of new development and encouraging renovation of older areas. 
 
Fiscal Impact 
No impact at this time.  Significant fiscal impacts are not expected in crafting future ordinance 
amendments unless wholesale modifications are directed by Council.  Staff would then most 
likely solicit consultant services to assist with the project work plan.  In that case, the extent of 
funds allocated for amendment completion has not been determined at this time.  
 
Public Contact 
This matter was placed on the agenda and posted as required by the California Government 
Code. 
 
Recommendation 
Staff recommends that the Council review the issues in this staff report and provide direction as 
detailed above.   
 
Alternatives 
I. Suspend the Lot Coverage, Hardscape Limits, and Parking in Front Yards Priority Calendar 

Project at this time. 
II. Refer back to staff for additional information.  
 
Respectfully submitted, 
 
 
____________________   _____________________   
Carlos de Melo    Jack R. Crist  
Community Development Director  City Manager 
  
 
 
  
Staff Contact: 
Carlos de Melo, Community Development Director 
(650) 595-7440 
cdemelo@belmont.gov 



 


