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CITY OF BELMONT 
PLANNING COMMISSION MEETING MINUTES 

Tuesday, May 18, 2021 – 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: Kelley, Kulich, Latimerlo, Majeski, Meier, Pyrz 
Commission members absent: Kramer 

 
Staff Present: Community Development Director (CDD) Carlos de Melo, Assistant Planner Tim Shek, 
Administrative Assistant Diane Lynn 

 
PLEDGE OF ALLEGIANCE 
Led by Chair Pyrz 

 
COMMUNITY FORUM 
Chair Pyrz opened the Community Forum. 
No items were submitted. 
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 May 4, 2021 
 

ACTION: On a motion by Commissioner Majeski, seconded by Commissioner Kulich to approve 
the regular meeting minutes of May 4, 2021. 

 
Motion passed 5-1 (5 Ayes, 0 Noes, 1 Abstain, 1 Absent) 

 
STUDY SESSION – NONE 

mailto:Cdev@belmont.gov
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PUBLIC HEARINGS  
 

7   A. 3214 Upper Lock Avenue (Single-Family Design Review, Tree Removal Permit, 
and Variance) 
Commissioners stated no ex-parte communications were made. 

 
Associate Planner Shek provided an overview of the staff report and presentation to consider a Single- 
Family Design Review to construct a 1,277 square foot addition to an existing 647 square foot single- 
family residence, a Tree Removal Permit to remove one protected tree, and a Variance from the required 
front setback prescribed in the Belmont Zoning Ordinance. 

 
The proposed project includes the removal of one protected Coast Live Oak tree. The arborist 
recommended removal due to the location and proximity to the proposed improvements. Staff stated 
the tree removal is necessary to construct the required driveway and repair the existing retaining wall. 
There is a variance of a 15-foot setback to construct the new carport which includes four special 
conditions that create a challenge for the proposed improvements to comply with development 
standards. Those challenges are: 

• The legal non-conforming location of the subject property. 
• The lack of existing on-site parking. 
• Substantial downslope of front yard. 
• Geological hazard occupying the lower rear portion of the lot. 

 
Staff stated the Single-Family Design Review analysis indicates the project is well-designed and 
articulated, the project would not impact public views, and the project is in compliance with the 
Residential Design Guidelines and Residential Design Criteria. The Tree Removal Permit analysis 
indicates the tree removal is required to construct the proposed improvements and criteria supporting 
the removal outweigh the supporting retention. The Variance analysis indicates the physical attributes 
of the property prevent the applicant from undertaking extensive grading efforts and potentially having 
to move the home further back to provide required distance. Staff recommended approval of the 
project subject to the Conditions of Approval. 

 
Chair Pyrz invited the applicant to speak. 

 
Kelvin Chua, Applicant, elaborated on the project site and stated he would be available to answer any 
design questions. 

 
Stephen Egan, Owner, gave thanks to Associate Planner Shek and stated the neighbors seemed to be 
in favor of his project. 

 
COMMISSION COMMENTS AND QUESTIONS 

 

In response to Commissioners comments, staff made the following statements: 
 

• A geotechnical review was submitted and reviewed by the City’s geotechnical consultant. The 
City’s consultant did not do extensive studies down at the rear of the property where the 
geological hazard is located since the project is not proposing construction in that location. 
Staff indicated they refer to the geological hazard map (pdf zones) as the baseline for 
recommendation. The area and level of construction would not occur close to the pdf zone; 
therefore, the City confirmed the scope of the project was consistent with the requirements of 
the City San Juan Hills Area Plan and the Geologic Hazard Map designation table. 
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• The applicant has proposed new plantings and tree replanting for the proposed tree removal. 
• The applicant has proposed storing materials and equipment at the lower portion of the existing 

house due to lack of street side staging area. 
• There is not enough width for the carport and the structure will need to extend the legal non- 

conforming setback for the carport to be appropriately constructed and therefore the variance 
is needed. 

• The Permanent Encroachment Permit is required to replace the existing wood retaining wall 
that is currently in the public right-of-way. The Public Works Department has approved their 
request. 

• The subject property is zoned R-1B and can build to the maximum floor area. This is not an 
HRO-2 lot; therefore, a Floor Area Transfer Process is not required or available for this 
property. 

• The existing tree is a large tree that will need to have several limbs on one side to be removed 
to install the driveway piers. This will place all the weight of the tree to one side. The 
retaining wall installation will damage the root ball. Mr. Egan stated the owner wanted to save 
the tree, however, based on the arborist report and tree protection plan, if the tree is retained, 
there is a high probability that the tree will not survive the construction phase. 

• The tree is in the right of way and the homeowner’s responsibility. It is still considered a 
protected tree and does not impact the findings for retention or removal. 

• There are standard protection measures in the Conditions of Approval for any subject trees that 
are identified by the arborist. The owner and applicant have tried to figure out a way to retain 
the tree, however, due to the size, location, and impact to the tree, it will have to be removed. 

• The current proposed plans show there is an area for storage that may be converted in the future 
to an ADU. It is not included in the square footage as it does not meet the height requirement. 

 
Chair Pyrz opened the Public Hearing. 

 
Upper Lock Ventures, neighbor, stated he was in favor of the project. He also stated he understands the 
tree removal and welcomes the development. 

 
Chair Pyrz closed the Public Hearing. 

 
COMMISSION DISCUSSION AND DELIBERATION 
Some Commissioners stated their concerns had been addressed, and Commissioners made the findings 
in the affirmative. 

 
ACTION: On a motion by Commissioner Majeski, seconded by Commissioner Kelley to approve the 
Single-Family Design Review, Tree Removal Permit, and Variance at 3214 Upper Lock Avenue, 
Application Number PA2020-0061. 

 
Motion passed 6-0 (6 Ayes, 0 Noes, 1 Absent) 

 
Chair Pyrz stated this item is appealable within 10 calendar days. 

 
ACTION: On a motion by Commissioner Majeski, seconded by Chair Pyrz recommending that City 
Council approve the Permanent Encroachment Permit for retaining walls in the public right-of-way at 
3214 Upper Lock Avenue, Application Number PA2020-0061. 

 
Motion passed 6-0 (6 Ayes, 0 Noes, 1 Absent) 
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Chair Pyrz stated the Permanent Encroachment Permit recommendation for approval will go to 
Council. 

 
OTHER BUSINESS/UPDATES  

 

8  A. Housing Development Project and 2023-2030 Housing Element Update 
 

Community Development Director de Melo provided an update on the following: 
 
Housing Development Projects- There are 5 Housing Development Projects that are proposed within 
the City’s transit corridor and offer affordable housing. The project locations and affordable housing 
are noted as follows: 

 
• 815 Old County Road –177 Residential Apartment Units; 15% reserved as affordable housing. 

The review authority for this project will be the Planning Commission. The Planning 
Commission hearing for this project is anticipated for June 1, 2021. 

• 800-803 Belmont Avenue at El Camino Real - (Current site of Bel Mateo Motel) 125 
Affordable Residential Apartment Units. This project will require recommendation of the 
Commission on entitlements before going to the City Council for review. The Planning 
Commission hearing for this project is anticipated for August-September 2021. 

• 800 Laurel Avenue – (Subdivision) 16 Residential (For Sale) Townhome Units and includes 
Rezoning to Planned Development (PD) District. This project will require recommendation of 
the Commission on entitlements before going to the City Council for review. The Planning 
Commission hearing for this project is anticipated for late 2021. 

• 900 El Camino Real at Hill Street - (City-owned property) 37 Affordable Residential 
Apartment Units. This project will require recommendation of the Commission on entitlements 
before going to the City Council for review. The Planning Commission hearing for this project 
is anticipated for late 2021. 

• 608 Harbor Boulevard at Old County Road - (Currently outside Belmont jurisdiction) 103 
Residential Apartments, 15% reserved as affordable housing. This project also Includes 
Annexation from Unincorporated San Mateo County Lands (Harbor Industrial Area). The 
annexation process will follow the conclusion of the entitlement review. This project will 
require recommendation of the Commission on entitlements before going to the City Council 
for review. The Planning Commission hearing for this project is anticipated for late 2021. 

2023-2030 Housing Element Update- Process has begun and currently in the early stages of creating 
the City’s housing site inventory list, and initial environmental work required for the project. The 
Economic Development Manager, Jennifer Rose, and the Consultant presented an introduction to the 
City Council on May 11, 2021. Staff stated the recent presentation to Council can be placed on a future 
Planning Commissioning agenda to provide an update. 

 
The City has a Regional Housing Needs Allocation number that governs the production for the zoning 
that will need to be created. The current allocation needs number for the 2015-2023 Housing Element 
is 468 units. The City will exceed that target on the zoning designation as well as the production. Staff 
stated the Housing Needs Allocation number for the 2023-2030 Housing Element is anticipated to be 
between 1,700-1,800 units. 
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COMMISSION COMMENTS AND QUESTIONS 
 

In response to Commissioners comments, staff made the following statements: 
 

• The Planning Department determines zoning based on the information provided by the 
Regional Housing Needs Assessment. The Planning Commission role will be to review and 
provide recommendation on all zoning-related items in the Housing Element before it advances 
to the City Council. 

• The report and update for this item is available to the public. 
• Future Zoning Text Amendments will be required to support the Housing Element conclusions. 
• The Housing Element Presentation provided to City Council will be scheduled for the Planning 

Commission in an upcoming meeting. 
 
 
ADJOURNMENT at this time being 8:10 PM to a regular meeting of the Planning Commission to 
be held on June 1, 2021. Public Notice as required will be issued in advance of the Commission 
Meeting. 

 
Diane Lynn - Administrative Assistant 
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