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CITY OF BELMONT 
PLANNING COMMISSION MEETING MINUTES 

Tuesday, June 2, 2020 – 7:00PM 
 

Commission members participated in this meeting by teleconference as authorized by Executive Order 
N-29-20.  The public viewed the meeting via live on Zoom, the city website or on Comcast Channel 
27.  Members of the public watching remotely were given the Cdev@belmont.gov email address to 
submit public comments.  

(This Planning Commission meeting started a few minutes late due to technical difficulty). 
 
 
ROLL CALL 7:06 P.M. 
Planning Commission members present on Zoom webinar: Finley, Kramer, Kulich, Majeski, Meier, 
Pyrz, Runcie 
Planning Commission members absent: None 
 
Staff Present on Zoom webinar: Community Development Director (CDD) de Melo, Principal Planner 
DiDonato, City Attorney Rennie, Administrative Assistant Lynn 
 
PLEDGE OF ALLEGIANCE 
Led by Chair Pyrz 
 
 
COMMUNITY FORUM 
Chair Pyrz opened the Community Forum.   
Community Director de Melo stated there were no public comments submitted for the community 
forum.   
Chair Pyrz closed the Community Forum. 
 
COMMISSIONER ANNOUNCEMENTS / AGENDA AMENDMENTS 
CDD de Melo suggested Item 8A-Fiscal Year 2020-2021 Capital Improvement Program (CIP) be 
moved after the Consent Calendar as staff worked through technical difficulty issues for item 7A-
Belmont Zoning Ordinance (BZO) Amendments.   
Commissioners concurred. 
 
CONSENT CALENDAR 
 
5.A Regular Meeting Minutes for May 5, 2020  
ACTION:  On a motion by Commissioner Majeski, seconded by Commissioner Runcie to approve the 
regular meeting minutes of May 5, 2020.  
 
Motion passed 7-0 (7 Ayes, 0 Noes)  
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STUDY SESSION- NONE 
 
PUBLIC HEARINGS 
 
7 A. Belmont Zoning Ordinance (BZO) Amendments 
This item has been moved to follow item 8A to resolve technical difficulties with presenting 
remotely. 
 
OTHER BUSINESS  
 
8A.  Fiscal Year 2020-2021 Capital Improvement Program (CIP) – 2035 Belmont General Plan 
and Belmont Village Specific Plan (BVSP) Consistency Determination  
 
Commissioners stated no ex-parte communications were made. 
 
CDD de Melo provided an overview of the staff report and presentation for the Fiscal Year 2020-
2021 CIP-2035 Belmont General Plan and BVSP Consistency Determination. The CIP is established 
every year and includes various types of projects, timelines policies, goals, and objectives.  He stated 
the Commission oversees the General Plan consistency with the CIP program. This item will be 
presented to the City Council for adoption on Tuesday, June 9th. 
 
COMMISSION COMMENTS AND QUESTIONS 
Commissioner Kulich noted an error with a project whereas the title and description did not match. 
Staff noted that would be corrected before going to the Council. 
 
Chair Pyrz opened the Public Hearing.  
CDD de Melo read the following public comment submitted through the Cdev@belmont.gov email:  
 
Jeremy Devries, resident, inquired when the FY 20/21 CIP budget would return to the Council. 

Staff stated they would follow up with Mr. Devries on the budget adoption schedule.  

Chair Pyrz closed the Public Hearing.  
 
COMMISSION COMMENTS AND QUESTIONS 
 
Commissioners made the findings for recommendation to City Council for the Fiscal Year 2020-2021 
Capital Improvement Program (CIP) – 2035 Belmont General Plan and Belmont Village Specific Plan 
(BVSP) Consistency Determination.  
 
ACTION: On a motion by Commissioner Meier, seconded by Commissioner Kramer to forward the 
Fiscal Year 2020-2021 Capital Improvement Program (CIP) – 2035 Belmont General Plan and 
Belmont Village Specific Plan (BVSP) subject to the correction required on page 40 as noted during 
the meeting proceedings to City Council for adoption.  
 
Motion passed 7-0 (7 Ayes, 0 Noes).  
 
Chair Pyrz stated this item will be forwarded to City Council.  
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PUBLIC HEARINGS 
 
7 A. Belmont Zoning Ordinance (BZO) Amendments 
 
Commissioners stated no ex-parte communications were made. 
 
Due to ongoing technical issues, CDD de Melo requested a 5-minute break to have Principal Planner 
DiDonato call in via phone and have CDD de Melo run the presentation on his behalf. 
 
Chair Pyrz concurred and called a 5-minute Break 
Chair Pyrz resumed the meeting at 7:35 
 
Principal Planner DiDonato provided an overview of the staff report for the amendments to the 
Belmont Zoning Ordinance (BZO) proposed for compliance with state housing laws, including SB330 
and the Housing Accountability Act.  The proposed amendments included updates to the BZO for 
consistency with State Law, amendments to facilitate housing and streamline development and design 
review processes, and conforming edits which would include corrections to eliminate out-of-date 
references and remove discrepancies between BZO sections.   
 
Staff provided an overview of the modifications: 

• State Law SB330 and the Housing Accountability Act which facilitates a ministerial process 
and objective standards for the review of housing development projects; and consistency with 
the BZO, which is currently not consistent.  This includes Harmony with adjacent development; 
relationship to adjacent architectural or natural elements; and relationship to the community.  
He noted these principles were not measurable or accurately defined.   

• Amendments to Section 13-Design Review process included in the ministerial process for 
subject principles that need to be amended and replaced with findings.  These findings outline 
project approval unless A.) The project does not comply with all applicable objective GP, BZO, 
and Subdivisions and Design Review Standards, B.) The project would result in a specific 
adverse impact to the public health and safety (which otherwise cannot be mitigated).  Finding 
objective design standards for the ZTA shall include ensuring well-designed projects and 
aesthetics without impeding housing.   

• Adoption of Categories for Objective Design Standards included consistency of design, 
reduction in bulk, treatment of blank walls and lighting design, and recommended screening to 
mitigate aesthetic impacts. 

• Mixed-Use Design Standards would include consistency of design for primary and secondary 
facades.   

• The Streamlined Design Review Process would include significant additions and new buildings 
to go to the Planning Commission.  The Zoning Administrator will also review projects near 
gateways, environmental review, and consideration of mural and public art, for referral to the 
Commission. 

• Modifications to facilitate housing production include A.) removal of CUP for multi-family 
dwelling in multi-family Districts; B.) CUP guidance for ground floor; C.) minimum density in 
multi-family zones. 
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Amendments to the BZO Section 16 to include City Council may amend any zoning regulation if it is 
consistent with the GP; required Planning Commission action that would include a reason for 
recommendations or whether ZTA is consistent with the GP; A complete GP analysis, and 
recommendations that are consistent with the GP and housing element policy were also preserved.  

Staff made the findings in the affirmative and recommended Commission approval to recommend City 
Council adopt the Ordinance and ZTA amendments. 

COMMISSION COMMENTS AND QUESTIONS 
In response to Commissioners, staff stated the following: 
 

• The City Attorney and staff will review new legislation internally and discuss what changes 
will need to be made to meet the new legislation. The City Attorney has reviewed the proposed 
amendments to align the existing process with state law.   

• Many years ago, the State passed the Housing Accountability Act because the state felt that 
cities were not approving enough housing projects. The State laid blame on the subjective 
review process that cities imposed on housing development projects. The state has since 
increased changes recently with housing law in general.  The City cannot deny a housing 
project based on subjective factors.  An Architectural Review Board would base projects on 
objective factors which would defeat the purpose for having a board.  

• Staff works with the designer on any proposed façade and what is or is not acceptable based 
on the design review process.  During the process of adopting the GP and BVSP, specific 
chapters were dedicated on design specifics and what was envisioned that provides a robust 
roadmap of examples, elements, function, etc.  

• A broad review of Standards from surrounding jurisdictions were reviewed to aid in the 
modification process.  

• Amendments to 5A that were imposed tale into account traffic patterns and operation of the 
business.  Staff evaluates retail/commercial project vehicle circulation onsite, what public 
transportation is in the area, and other site-specific traffic circulation and what is achievable 
for that site.  Public Works would also review to see if it would be appropriate.    

• The Planning Commission design review approval is being eliminated for additions to 
commercial, multi-family and mixed-use.  The designated Zoning Administrator, which is the 
Community Development Director, can refer any of these project types to the Planning 
Commission.  

• The general standard, listed in 13.6 are meant to provide objective criteria.  
• A variance request will go through the Planning Commission. 
• All changes are denoted in red and included the new section 4.3.8.  This would also include 

any exterior modification that will trigger a design review. 
• Traffic circulation is considered and reviewed on all projects for onsite and offsite impacts.  

The consultant for the Public Works Department conducts a traffic impact analysis for review 
and provides information to the applicant.  

 
Commissioner Runcie stated she would like to see an Architectural Board for a unified vision for all 
of Belmont, not just the BVSP area.   

 
Staff stated Belmont is an eclectic town that is made up of many different designs.  There are design 
guidelines and design criteria that is objective and has addressed issues such as bulk.  
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Chair Pyrz noted that the General Plan references the balancing of different neighborhoods ensuring a 
cohesive urban form as well as compatibility for surrounding uses and existing development.  
 
Director de Melo stated the item before the Commission is only for the ZTA’s associated with R-3, R-
4, R-5, and Corridor Mixed-Use Districts and not single-family residential districts.    
 
Principal Planner DiDonato stated the Standard Guidelines outside of the BVSP will still be in place.  
 
Chair Pyrz opened the Public Hearing.  
Community Director de Melo read the following public comment submitted through the 
Cdev@belmont.gov email:  
 
Laurie Mittelstadt, resident, submitted an email that stated the following:  Regarding the proposed 
revisions to the Belmont Zoning Ordinance,  I am opposed to any "ministerial process" for design 
review of multi-family residential and mixed review development project in Section 13.  I am also 
opposed  to modifications to facilitate the production of housing and streamline the development review 
process in Sections 4, 5A, and 13. Especially with the current emergency and uncertainty in the 
community physical and economic health, we need more careful design and review processes, not 
streamlined, ministerial decisions.  

Golara Mokhtari, resident and business owner, submitted an email that stated the following:  As the 
member of the Public and owner of properties at 1400-1404 El Camino Real,  my properties should 
have full entitlements and rights, as I invested in  2002-2003, as listed below and confirmed by you, 
with no difficulties or undue hardships imposed by the City, due to any changes now or into the future 
as we discussed before, including but not limited to Zoning.   I believe City should not leave any room 
for discrimination against, and/or victimization of a small property/business owner such as me, in favor 
of a Big Stakeholder/Corporation and/or Master Developer, in any form or shape, as I have repeatedly 
experienced in this City and shared with the City to no avail. 

Mary Parden, Belmont Chamber of Commerce, submitted an email that stated the following:  The 
Belmont Chamber of Commerce is commenting in support of the proposed amendments to the Belmont 
Zoning Ordinance (BZO) before you this evening.  In a time when it is paramount to facilitate the 
production of housing and streamline the development review process, we find these amendments 
beneficial for the Belmont Community. The Belmont Chamber of Commerce is specifically supporting 
the following: 1) Updating the BZO for consistency with state law, including SB330 (Housing Crisis 
Act) and AB678 and SB167 (Housing Accountably Act); 2) Amending the BZO to facilitate the 
production of housing, and streamline the development and design review processes; and  3) 
Eliminating out-of-date references, simplifying language, and removing discrepancies between BZO 
sections. We appreciate Project Planner Damon DiDonato's and Community Development Director 
Carlos de Melo's thorough staff report which achieves the objectives of the Zoning Plan and General 
Plan for the City. We further support your Commission making the findings in a resolution 
recommending this position to the City Council. 

Chair Pyrz closed the Public Hearing.  
 
 
 
 



Planning Commission Meeting Minutes of 6/2/20 
 

 

 
COMMISSION DISCUSSION AND DELIBERATION 
In response to Commissioners, staff stated the following: 

• If Belmont did not adopt a state mandate for this ministerial process, it would create uncertainty 
on how the commission would form its analysis and possible litigation issues in the long-term.  

• Design review and criteria guidelines have been in place for a decade and staff adheres to and 
takes them very seriously.  One of the objectives for Single-Family Design Review is to create 
a higher level of certainty for complying projects to receive approvals within a reasonable 
period of time.  This has been a significant contributing factor in increase of quality in projects.   

 
Commissioners made the findings in the affirmative.  
 
ACTION: On a motion by Commissioner Majeski, seconded by Commissioner Meier recommending 
that City Council amend sections 2-definitions; 4-Residential; 5A-Corridor Mixed-Use; and 13-Design 
Review of the Belmont Zoning Ordinance No. 360 related to objectives, design standards, and the 
development review process for housing and mixed-use development projects.  
 
Motion passed 7-0 (7 Ayes, 0 Noes).  
 
Chair Pyrz stated this item will be forwarded to City Council. 
 
OTHER UPDATES  
 
Community Development Director de Melo stated Item 7A is tentatively scheduled for review by the 
City Council on June 23rd.  
 
City Attorney Rennie noted there was a county-wide curfew that went into effect at 8:30pm to 5:00am 
for June 2nd and June 3rd. 
 
ADJOURNMENT at this time being 8:55PM to a regular meeting of the Planning Commission to be 
held on June 16, 2020.  Public Notice as required will be issued in advance of the next Commission 
Meeting.                                                                            
                                                                                                    Diane Lynn - Administrative Assistant 
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