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CITY OF BELMONT 

PLANNING COMMISSION MEETING MINUTES 
Tuesday, August 4, 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.  

 
ROLL CALL 7:02 P.M. 
Planning Commission members present: Finley, Kramer, Kulich, Majeski, Meier, Pyrz, Runcie 
Commission members absent: None 
 
Staff Present: Community Development Director (CDD) de Melo, Associate Planner Dietz, 
Assistant Planner Shek, Administrative Assistant Lynn 
 
PLEDGE OF ALLEGIANCE 
Led by Chair Pyrz 
 
COMMUNITY FORUM 
Chair Pyrz opened the Community Forum.   
CDD de Melo stated no public comments were submitted for the community forum.   
Chair Pyrz closed the Community Forum. 
 
COMMISSIONER ANNOUNCEMENTS / AGENDA AMENDMENTS 
There were no announcements or agenda amendments 
 
CONSENT CALENDAR 
 
5.A Regular Meeting Minutes for July 21, 2020  
 
ACTION:  On a motion by Commissioner Kramer, seconded by Commissioner Finley to approve 
the regular meeting minutes of July 21, 2020.  
 
Motion passed 7-0 (7 Ayes, 0 Noes)  
 
STUDY SESSION- NONE 
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PUBLIC HEARINGS 
 
7 A. 1817 Ralston Avenue (Single-Family Design Review) 
Commissioners stated no ex-parte communications were made. 
 
Assistant Planner Shek provided an overview of the staff report and presentation for a Single-
Family Design Review to construct a 486 square foot second floor and a 56 square foot first floor 
addition to the existing 3,381 residence.  Staff stated the addition is well designed and articulated, 
no public views were impacted, there would be no grading on site, and the project is in compliance 
with Residential Design Guidelines and Criteria.  
 
Staff made the findings in the affirmative and recommended Commission approval. 
 
Chair Pyrz invited the applicant to speak. 
Maxwell Beaumont, applicant, indicated agreement with staff’s presentation and would be available 
for questions.  
 
COMMISSION COMMENTS AND QUESTIONS 
In response to Commissioner Runcie, staff provided the elevation setback requirements and criteria 
and stated the project stepback measures met criteria/guidelines.  
 
Chair Pyrz opened the Public Hearing. 
CDD Director de Melo stated no emails were submitted for public comment. 
Chair Pyrz closed the Public Hearing.   
 
COMMISSION DISCUSSION AND DELIBERATION 
Commissioners made the findings in the affirmative.  
 
ACTION: On a motion by Commissioner Majeski, seconded by Commissioner Kulich to approve 
a Single-Family Design Review at 1817 Ralston Avenue, Application No. PA2019-0072 
 
Motion passed 7-0 (7 Ayes, 0 Noes)  
 
Chair Pyrz stated this item is appealable within 10 calendar days. 
  
 
7 B. 1661 Ralston Avenue (Single-Family Design Review, Floor Area Exception, and Tree 
Removal Permit) 
Commissioners stated no ex-parte communications were made. 
 
Associate Planner Dietz provided an overview of the staff report and presentation for a Single-
Family Design Review and Floor Area Exception to demolish the existing house and construct a 
new 5,795 square foot home, which would be established as the new maximum floor area for the 
site.  The project would also include tree removal of six protected trees. The applicant has 
proposed planting 36 new trees in place of the existing six to be removed. Staff also stated that 
the proposed design does not appear to create excessive building bulk, the second story would be 
proportionally smaller than the first floor, large decks and offset walls would be installed to further 
mitigate building volume, and the dwelling would be set back 135 feet from the public right-of-
way.  Privacy and private view impacts were evaluated whenever a Floor Area Exception is 
applied for.  The applicant included a line-of-sight analysis to evaluate the impacts and 
landscaping plan for privacy to the neighboring pool area.  The project is exempt from Army 
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Corps of Engineers review; the CA Department of Fish and Game and San Francisco Regional 
Water Quality Control Board required the applicant to submit a determination.  Upon reviewing 
determination letters, staff determined that submittal of a JARPA was not warranted.   
 
Staff made the findings in the affirmative and recommended Commission approval. 
 
Chair Pyrz invited the applicant to speak. 
John Stewart, Architect, stated they were okay with all the conditions of approvals and would be 
available to answer any questions.  
 
COMMISSION COMMENTS AND QUESTIONS 
In response to Commissioners, staff stated the following: 

• The side setback for larger homes in the R1-H zoning district is 10% of the lot width with 
minimum of six feet and maximum of nine feet.  

• Covered porches are not included in the square footage of the floor area if they are not fully 
enclosed. 

• The existing structure is 270 feet from Ralston Avenue.   
• Evergreen trees are proposed along the side property for privacy and must be of a certain 

height to block views into the neighboring pool. 
• A line of site to the neighboring home was prepared; the window in question is over 40’ 

and views are partially obscured by landscaping which does not constitute a substantial 
privacy impact. 

• There are no ADU’s proposed in this project, however, ADU units can be applied for a 
home this size at a later time, should they decide to do so.  It would still need to go through 
an approval process. 

• All screening and landscaping on east and west sides of home that are shown on plans must 
be in prior to occupancy. 

• Mitigation efforts to protect Belmont Creek will be listed in the Conditions of Approval for 
Public Works construction requirements and would be identified with construction 
drawings and preconstruction meetings and subject to further review to establish conditions 
for creek preservation and mitigation efforts.  

• Solar panels are required and were not left out of the plans but set as a place holder based 
on design and placement on structure. 

• The fence will be solid for noise mitigation.  
• The shed is included in the proposed square footage of the structure.  
• To reduce privacy impacts, the design of the second floor is less than double of what the 

maximum set back requirements are, and there are no balconies included in this project. 
 
Chair Pyrz opened the Public Hearing.  
Dan Lorber, neighbor, spoke in favor of the project.  
CDD Director de Melo stated no emails for public comment were submitted. 
Chair Pyrz closed the Public Hearing.   
 
COMMISSION DISCUSSION AND DELIBERATION 
Commissioners Majeski and Kramer stated their concerns with the floor area equity, bulk, and 
size of home and could not make the findings.  
 
Commissioners Finley, Meier, Runsie, Kulich and Pyrz were able to make the findings. 
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ACTION: On a motion by Commissioner Meier, seconded by Commissioner Finley to approve a 
Single-Family Design Review, Floor Area Exception, and Tree Removal Permit at 1661 Ralston 
Avenue, Application No. PA2020-0022  
 
Motion passed 5-2 (5 Ayes, 2 Noes)  
 
Chair Pyrz stated this item is appealable within 10 calendar days. 
 
 
7 C. Belmont Zoning Ordinance (BZO) Amendments 
Commissioners stated no ex-parte communications were made. 
 
Community Development Director de Melo provided an overview of the staff report and 
presentation to consider amendments to Belmont Zoning Ordinance (BZO) Sections 5.2.1(a) & (e) 
– C-1 Neighborhood Commercial (NC) District; 31.3.1 – Village District Use Regulations; 
5A.1.2(k) & (n) – Corridor Mixed Use (CMU) District; and 5.4.2(i) & (l) – Regional Commercial 
(RC) District, by: 1) modifying restaurant use regulations to clarify outdoor dining allowance, and 
2) establishing temporary restaurant use regulations to allow outdoor dining within public right-of-
way sidewalk and private parking lot areas during period of local emergency due to Covid-19. 
 
Staff made the findings in the affirmative and recommended the Commission recommend the ZTA 
to City Council for approval. 
 
COMMISSION COMMENTS AND QUESTIONS 
 
In response to Commissioners, staff stated the following: 

• The Temporary regulations would end August 2022 or when the pandemic as ceased, 
whichever occurs first, will potentially be determined by the State or San Mateo County.  
Commissioner Kulich elaborated more that when the entities (State and SMCO Board of 
Supervisors) deem the pandemic over which will start with an executive order at the state 
level and then the county level. 

• The outdoor dining permit will be streamlined and would include private parking lots; 
however, the right of way permit would have an encroachment permit attached and be at 
the discretion of the City Manager or City Council to decide if there is a fee for the right-
of-way permit. 

• Requirement and standards are included for restaurants to adhere to.  Restaurant parking is 
based on square footage.  Two parking spaces per 1,000 square feet of floor area is required.  
Most restaurants have ample spaces for conversion to outdoor dining.  

• There is a requirement in the conditions for any restaurant to maintain a trash-free 
environment.   

• Perimeter barrier protection for outdoor dining in a private parking lot or next to a travel 
lane will be installed, adequate space for movement of vehicles into and out of parking 
spaces close to outdoor dining area will also be put in place.  Applicants applying for these 
permits will provide a site plan for review of adequate clearance, safety, and proper barriers 
prior to any outdoor dining.  

• Sidewalk areas with outdoor dining will still maintain a 4-foot path of travel for pedestrians 
and ADA access. 

 
Chair Pyrz opened the Public Hearing. 
Community Development Director de Melo stated no emails were submitted for public comment. 
Chair Pyrz closed the Public Hearing.   
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COMMISSION DISCUSSION AND DELIBERATION 
Commissioners made the findings in the affirmative.  
 
ACTION: On a motion by Commissioner Meier, seconded by Commissioner Majeski 
recommending City Council adoption of an Ordinance amending Belmont Zoning Ordinance 
(BZO) Sections 5.2.1(a) & (e) – C-1 Neighborhood Commercial (NC) District; 31.3.1 – Village 
District Use Regulations; 5A.1.2(k) & (n) – Corridor Mixed Use (CMU) District; and 5.4.2(i) & (l) 
– Regional Commercial (RC) District related to restaurant use regulations for outdoor dining.   
 
Motion passed 7-0 (7 Ayes, 0 Noes)  
 
This item will be forwarded to the City Council for a Second Reading of the Ordinance and a public 
hearing. 
 
OTHER BUSINESS/UPDATES   
The Community Development Director de Melo stated the following: 

• The Belmont Zoning Ordinance (BZO) amendments for the outdoor dining will go to the 
August 25th City Council Meeting.  

• Construction activity is anticipated to start the week of August 17th for the Firehouse 
Square project pending permit issuance. 

 
ADJOURNMENT at this time being 8:49PM to a regular meeting of the Planning Commission 
to be held on September 1, 2020.  Public Notice as required will be issued in advance of the 
Commission 
Meeting.                                                                                                                                                        
                                                                                              Diane Lynn - Administrative Assistant  
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