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August 13, 2026 
 
Martin Smith 
Belmont Housing Group 
1519 E Chapman Ave Suite 101 
Fullerton, CA 92831 
 
SUBJECT: SB 330 Application Incomplete – 137-Unit Multifamily Residential Building 

Christian Drive and Ralston Avenue, Unincorporated North Skyline 
APN 043-331-410; County File No. PLN2026-00261 

 
Dear Martin: 
 
Planning and Building staff have reviewed the SB 330 application, submitted on July 14, 
2026, for a 137-unit, 14-story, multifamily residential building at the subject property and 
identified application items required by the Planning Department “Planning Permit Application 
Form” checklist (available at https://www.smcgov.org/planning/planning-permit-application-
form) that are missing, as outlined below. Staff has determined the application is incomplete 
and requests the outstanding items identified below to be addressed to complete your 
application.   
 
Required Permit, CEQA Review, Fees 
 
A SB 330 preliminary application was submitted for this project on March 11, 2026. The 
California Department of Housing and Community Development determined that San Mateo 
County’s updated Housing Element was in substantial compliance with Housing Element law 
on May 18, 2026. As a result, the County cannot deny a qualifying application on the basis 
that the project is inconsistent with the general plan land use designation or zoning 
ordinance. See Government Code Section 65589.5(d). For such qualifying “builder’s remedy” 
projects, “[a] local agency may only require the project to comply with the objective, 
quantifiable, written development standards, conditions, and policies that would have applied 
to the project had it been proposed on a site with a general plan designation and zoning 
classification that allow the density and unit type proposed by the applicant.” Government 
Code Section 65589.5(f)(6)(A). Staff has determined that the Resource Management (RM) 
zoning for the subject parcel would preclude/prohibit the proposed density, and therefore the 
RM Permit typically required for development in this zone will not be required for the 
proposed project. However, a Grading Permit is required based on the proposed volumes of 
cut and fill; the required Grading Permit is a planning approval, which, in this case, may be 
approved by the Director of Planning and Building pursuant to Ordinance Code Section 
10.68.080.2. 

https://www.smcgov.org/planning
https://www.smcgov.org/planning/planning-permit-application-form
https://www.smcgov.org/planning/planning-permit-application-form
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You state that the project is exempt from CEQA pursuant to Public Resources Code Section 
21080.66. Staff requests that you submit information demonstrating compliance with all 
requirements of Public Resources Code Section 21080.66 to allow us to confirm that the 
exemption applies. 
 
A revised invoice (see Attachment 1) reflecting the updated permit requirements and initial 
determination regarding CEQA review is attached.  Payment of the application fee(s) per the 
revised invoice is required to achieve a complete application. 
 
Missing Application Checklist Items for a Grading Permit 
 

• Geotechnical Report C3 C6 Form, available at https://www.smcgov.org/planning/c3-
and-c6-development-review-checklist.  

• Haul routes for export of unpermitted, dumped soil from Grading Violation VIO2018-
00217 (also see “Existing Grading Violation” under “Applicable Standards” below) and 
project excavated soil.  

• Additional Application Requirements as set forth in the Grading Regulations 
(Ordinance Code Chapter 10.68), specifically the application requirements (Ordinance 
Code Section 10.68.060): 

 Grading Plans (containing the items set forth in Ordinance Code Section 
10.68.060.A.5): 

• Approved disposal sites must be used for exported material. 
(Ordinance Code Section 10.68.060.A.5.h) 

• Location and nature of known or suspected soil or geologic hazard 
areas. (Ordinance Code Section 10.68.060.A.5.i) 

• A plan for dust control (see Dust Control Plans, Grading Permit 
Performance Standards, available at 
https://www.smcgov.org/planning/grading-regulations). (Ordinance 
Code Section 10.68.060.A.5.n) 

• Specifications, and cross-sections, profiles, elevations, dimensions 
and construction details based on accurate field data. (Ordinance 
Code Section 10.68.060.A.5.p) 

• Construction details for roads, watercourses, culverts, bridges and 
drainage devices, retaining walls, gabion walls, cribbing, dams, and 
other improvements existing or to be constructed, together with 
supporting calculations and maps. (Ordinance Code Section 
10.68.060.A.5.q) 

 
Applicable Standards 
 
During review of your application for completeness, staff identified standards that 
apply to the project, which, to date, do not appear to be addressed by the project 
application. These standards will be applied to determine consistency of a complete 
application with applicable regulations. While these are not requirements for a 
complete application, and this does not constitute the County’s comprehensive 
consistency review, we are sharing this information to facilitate future review of your 
application.     

https://www.smcgov.org/planning/c3-and-c6-development-review-checklist
https://www.smcgov.org/planning/c3-and-c6-development-review-checklist
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1. Grading Ordinance Code Section 10.68.170 - Standards. 

o Grading. Performance standards, as detailed in the Grading Permit 
Performance Standards Handbook (available at 
https://www.smcgov.org/planning/grading-regulations), are to apply to 
all aspects of the proposed grading and are intended to be operational 
during all stages of development. 

 The following are general principles for controlling erosion 
and sediment on construction sites: Fit development to the 
existing topography, soils, and vegetation as much as 
possible. 

2. Existing Grading Violation (VIO2018-00217) on Subject Property 
 
In September of 2018, approximately 5,000 cubic yards of soil were dumped onto the 
property and leveled without the required grading permit (VIO2018-00217; see 
Attachment 3). Pursuant to Ordinance Code Section 10.68.190, the Director of 
Planning and Building has determined that the unpermitted fill on the subject property 
must be removed and the natural topography restored.  

 
3. Requirements of CMU-3 Zoning District  

 
Pursuant to Government Code Section 65589.5(f)(6)(A), as noted above, the County 
may only apply the “objective, quantifiable, written development standards, conditions, 
and policies that would have been applied to the project had it been proposed on a 
site with a general plan designation and zoning classification that allow the density 
and unit type proposed by the applicant.” The proposed 137 dwelling units on 1.74 
acres is a density of approximately 78.7 dwelling units/acre.  Staff has determined that 
the requirements of the CMU-3 District (Commercial Mixed Use-3 District), Chapter 
8.126 of the County Ordinance Code, and Commercial Mixed Use land use 
designation, which allows for a density of 80 dwelling units/acre, contain the relevant 
standards that would have been applied to the project if it were proposed on a site 
allowing the proposed density.   
 
The following is a list of standards of the CMU-3 zoning district that the current 
proposal does not appear to comply with.  All plans to be submitted must be drawn to 
a scale to demonstrate compliance with these zoning requirements, unless application 
of the requirements would preclude the density and unit type proposed by the 
application.  

 
• Maximum Height: 50 feet (5 stories)12 

 
1 ii Story is defined as “A space in a building between the surface of any floor including a basement floor 
and the surface of the floor or roof next above but not including any attic or under floor space.” (Source: 
Chapter 8.04.030 – Definitions, San Mateo County Ordinance Code).  
2 i Height shall be measured as the vertical distance from any point on the finished grade to the topmost 
point of the building immediately above. Chimneys, pipes, elevator shafts, mechanical equipment and 
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• Zoning Setbacks:  
o Front and Street Side Setbacks: All other streets: A minimum setback to 

provide an 8-foot- wide sidewalk measured from back of curb. 
o Rear: 10 feet 

• Zoning Stepback: 
o Rear Stepback. A minimum stepback shall be provided at or below 20 feet in building 

height that in combination with the ground floor setback measures at 
least 20 feet from the rear property line. The stepback may be used for 
residential balcony space adjacent to the building. 

• Design Standards: Provide detailed plans to demonstrate compliance 
with the following: 

o Public Right-of-Way Improvements Required of Private Development 
 Create continuous accessible public sidewalks 

consistent with the Americans with Disabilities Act 
(ADA) and California Building Standards Code (Title 24 
of the California Code of Regulations). A 5-foot wide 
uninterrupted path of travel shall be provided, which is 
free from fixed obstructions, including street trees, bike 
racks, trash receptacles, poles, and above-grade 
utilities. 

 Sidewalks shall be constructed according to 
specifications that can be obtained from the San Mateo 
County Department of Planning & Building. 

o Building Design and Orientation 
 Ground-floor walls shall not extend for a width of more than 40 feet 

without being interrupted by a window, door, or garage opening. 

 Windows with unobscured glass shall comprise not less 
than twenty- five percent (25%) of the upper-floor façade 
area. 

o Curb Cuts and Driveways 

 The minimum distance between a driveway and a pole, 
utility box, fire hydrant, or other vertical obstruction, shall 
be at least 2 feet. 

o Provide detailed plans to demonstrate compliance with these design 
standard sections and subsections: 
 Street Trees 

 
screening, antennae, and other similar structures may extend beyond the normal maximum height by up to 
10 feet as required for safety or efficient operation. Architectural features on buildings located on corner 
parcels, such as cupolas and turrets, which have a width and depth not greater than 20 feet, may extend 
up to 10 feet beyond the normal maximum height. (Source: CMU-3 Zoning District)   
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 Bike Racks and Refuse Receptacles 
 Building Elements & Materials 
 Site Features 

• Performance Standards: Provide details to demonstrate compliance with 
performance standards section and subsections.  

• Parking:  
o Multiple dwelling units: 

 292 spaces provided where only 187 spaces are required based on 
all market rate unit calculation  

• Excess parking areas should be eliminated and the spaces 
re-purposed to lower the height and reduce the number of 
stories of the building.    

 To further reduce parking provided, please indicate in Floor Area 
Schedules which units are Affordable, as parking requirements are 
lower for these units.     

o Bicycle Parking: 
 Each Dwelling Unit: 0.25 

o Public Bike Parking: 
 Each 35 feet of street frontage: 2 

4. State Water Efficient Landscaping Ordinance (WELO)  
 
Provide landscaping plans and details to demonstrate compliance with State 
WELO requirements, information available at 
https://www.smcgov.org/planning/water-efficient-landscape-ordinance-welo.  

 

5. Encouraged Uses  
 
We encourage the applicant to consider inclusion of on-site: 
 Park facilities and/or dedicated open space. 
 Child Care services, which may be approved as a ministerial use. 

 
 

6. Access 
 
Encroachment and road construction from Ralston Ranch Road/Christian Drive 
shall meet the requirements of the City of Belmont.   

 
7. Sewer and Water Service 

 
As previously stated in the PRE2026-00012 letter dated April 28, 2026 (see 
Attachment 2), the County has identified significant issues involving the project’s 
ability to meet water and sewage disposal requirements. Due to the lack of an 
effective means to address the municipal services required by the proposed 
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development, including but not limited to water and sewer service, the current 
proposal does not comply with the County’s General Plan. In addition, Government 
Code Section 65589.5(d)(4) provides that a local agency may disapprove a housing 
development project if it finds there are not adequate water or wastewater facilities to 
serve the project. As a result, based on the information provided in the application, the 
Planning and Building Department will be unable to recommend County approval of 
the required permits for the project as it is currently described. The issues previously 
identified must be addressed in order for staff to recommend an action other than 
denial of the project. 

 
Conclusion 
 
As part of your resubmittal, please follow these instructions: 
 

• Include one transmittal memo that clearly indicates responses to each comment 
provided and indicates what submittal items are provided in the response 

• All revisions to plans must include revision clouds and revision triangles and dates 
• All electronic files must be in PDF format and reduced in size as much as possible 
• All electronic files must use a naming convention that is clearly identifiable 

o Example : “PLN2026-01234__Response to Comments Letter_Cycle1” 
• All resubmittals should be directly emailed to me as an attachment or fileshare link 

 
Please let me know if you have any questions regarding this information in this letter. 
 
Regards, 
 

 
Camille Leung, Senior Planner 
Email: cleung@smcgov.org 
Phone: +1 628-222-3114 
 
 
Attachments: 
1. Revised invoice 
2. PRE2026-00012 letter 
3. Citation No. 5 (VIO2018-00217), issued December 18, 2019. 
 
 
CC:  Denise L Fenzi Trust and Eugene Sussli Trust, Property Owners  

Laura Russell, Community Development Director, City of Belmont 
 

mailto:cleung@smcgov.org


Invoice

Applicant Address:

Project Address BELMONT, CA 94002-0000

Applicant: MARTIN  SMITH

Project Parcel #:

Owner:

Owner Address:

1519 E CHAPMAN AVE SUITE 101, FULLERTON, CA 92831-

043331410

FENZI DENISE L TR

937 CANADA RD, WOODSIDE, CA 94062-0000

Date:

Invoice #: 466891

8/12/2026

Description Amount DueCase Number

PLN2026-00261 CEQA - Categorical Exemption $341.00

Grading Permit - Staff Level (includes 

Geotech Review Fee)

$2,919.00

Technology Fee $130.40

Legal Counsel Surcharge Fee $163.00

Document Storage Fee $65.20

$3,618.60Invoice Total:

Balance Due: $3,618.60

1Page:
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April 28, 2026 
 
Martin Smith 
Belmont Housing Group 
1519 E Chapman Ave Suite 101 
Fullerton, CA 92831 
 
SUBJECT: SB 330 Preliminary Application – 135-Unit Multifamily Residential Building 
 Christian Drive and Ralston Avenue, Unincorporated North Skyline 
 APN 043-331-410; County File No. PRE2026-00012 
 
Dear Martin: 
 
The purpose of this letter is to inform you of the significant issues that Planning and Building 
staff have identified based on our initial review of the submitted SB 330 preliminary 
application for a 135-unit multifamily residential building at the subject property. These 
issues involve the project’s ability to meet water and sewage disposal requirements. Please 
note this letter does not constitute a completeness or consistency letter, as a full application 
has not yet been submitted, but is provided as a courtesy to alert you to these significant 
issues.  
 
Per the County’s General Plan Rural Land Use Map, the project parcel is in the County’s 
Rural Area and has a land use designation of Open Space. Under Chapter 9 of the General 
Plan, which defines the County’s Rural Land Use Policies, the subject property is designated 
as “rural lands”. The project, as proposed, does not comply with the following General Plan 
policies:  
 
Policy 10.1 Coordinate Planning  
Coordinate water supply planning with land use and wastewater management planning to 
assure that the supply and quality of water is commensurate with the level of development 
planned for an area. 
 
Policy 10.15 Water Suppliers in Rural Areas  
Consider the following as appropriate methods of water supply in rural areas: water systems 
and wells. 
 
Policy 11.2 Coordinate Planning  
Coordinate wastewater management planning with land use and water supply planning to 
assure that the capacity of sewerage facilities is commensurate with the level of development 
planned for an area. 

https://www.smcgov.org/planning
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Specifically, the preliminary application does not include a plan or proposal for connection to 
domestic water service or sanitary sewer service. The City of Belmont (City) is the closest 
provider of sewer service (and other municipal services) and the Mid-Peninsula Water District 
(Mid-Pen) is the closest provider of water service. The parcel is not in the Sphere of Influence 
of either agency, and the parcel is currently not eligible for annexation to either the City or to 
Mid-Pen. In order to annex the property, the San Mateo County Local Agency Formation 
Commission (LAFCo) would need to approve and amend the relevant Sphere(s) of Influence 
to include the subject property, the agencies would need to support providing services to the 
proposed development and alter their boundaries to include the parcel, and LAFCo would 
need to approve the annexation.  
 
Steve Monowitz, the Director of the San Mateo Planning and Building Department, has 
discussed the proposal with Carlos de Melo, Community Development Director of the City of 
Belmont, who stated that the City has no interest in annexing or extending municipal services 
to the property. As the City’s support is required for the LAFCo annexation necessary for the 
provision of sewer service to the proposed development, the County maintains concerns that 
there is no effective means to address the municipal services required by the proposed 
development. 
 
Due to the lack of an effective means to address the municipal services required by the 
proposed development, including but not limited to water and sewer service, the current 
proposal does not comply with the County’s General Plan. In addition, Government Code 
Section 65589.5(d)(4) provides that a local agency may disapprove a housing development 
project if it finds there are not adequate water or wastewater facilities to serve the project. As 
a result, based on the information provided in the preliminary application, the Planning and 
Building Department will be unable to recommend County approval of the required permits 
for the project as it is currently described. 
 
Please let us know if you have any questions regarding this determination and how you 
intend to proceed. 
 
 
Regards, 
 

 
Camille Leung, Senior Planner 
 
 
 
CC:  Denise L Fenzi Trust and Eugene Sussli Trust, Property Owners  
 Carlos de Melo, Community Development Director, City of Belmont 
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