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COMMISSIONERS: ANN DRAPER, CHAIR, PUBLIC  JOSHUA COSGROVE, VICE CHAIR, SPECIAL DISTRICT   RICH GARBARINO, City   DON 
HORSLEY, COUNTY   MIKE O’NEILL, CITY   WARREN SLOCUM, County  RIC LOHMAN, SPECIAL DISTRICT  

ALTERNATES: KATI MARTIN, SPECIAL DISTRICT  HARVEY RARBACK, CITY  JAMES O’NEILL, PUBLIC  DAVE PINE, COUNTY

STAFF: MARTHA POYATOS, EXECUTIVE OFFICER  REBECCA ARCHER, LEGAL COUNSEL  ROB BARTOLI, MANAGEMENT ANALYST 

July 10, 2019

To: LAFCo Commissioners

From: Martha Poyatos, Executive Officer

Rob Bartoli, Management Analyst

Subject: LAFCo File No. 17 19 Proposed Annexation of Assessor’s Parcels 046 031 020 (1304 Elmer
Street) and 046 031 030 (633 O’Neill Avenue) and associated road Right of Way on Old
County Road and O’Neill Avenue, and detachment of subject parcels and road Right of
Way from the Harbor Industrial Sewer Maintenance District and the Belmont Highway
Lighting District (0.86 acre).

Summary

This proposal, submitted by landowner petition, requests annexation of two parcels, APN 046 031
020 (1304 Elmer Street) and APN 046 031 030 (633 O’Neill Avenue) to the City of Belmont and
detachment from County governed Harbor Industrial Sewer Maintenance District and Belmont
Highway Lighting District. The proposal also includes the annexation of associated road Right of Way
on Old County Road and O’Neill Avenue. The applicant’s stated reason for annexation is to create a
more logical boundary and provide city services to existing and proposed development on the
properties.

The applicant is proposing the construction of a multi family residential building, known as the Windy
Hill Project, on the two subject parcels, as well as three parcels that are already located within the
City of Belmont. The new apartment building will create 250 dwellings units, 38 of which would be
made affordable to low income households. The applicants indicate that proposed development
would be consistent the City of Belmont Village Specific Plan Area. The proposal is consistent with the
City of Belmont sphere of influence and the spheres of the special districts. Approval of the
reorganization is recommended.

The proposal has 100 percent landowner consent and requests waiver of conducting authority
proceedings. Commission approval is recommended.
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Existing and Proposed Land Use Designations

All properties within the proposal area are developed with light industrial uses. The current San
Mateo County General Plan designation for the area is General Industrial Urban and the zoning
designation is M 1 (Light Industrial District). The City of Belmont applied a General Plan designation of
Village Corridor Mixed Use and a pre zoning designation of Village Corridor Mixed Use (VCMU) to the
proposal area.

Sphere of Influence

The sphere of influence of the City of Belmont was most recently adopted by LAFCo in 2011, which
included the Harbor Industrial area, as well as one other unincorporated area. The subject parcels are
also currently located in the service area of two San Mateo County governed districts, the Harbor
Industrial Sewer Maintenance District (HISMD) and Belmont Highway Lighting District (BHLD). Both of
these two districts are limited to a service area within the existing unincorporated area.

Background

In 2017, the Belmont City Council adopted the 2035 General Plan and Belmont Village Specific Plan.
These land use plans identified the land use designation for territory located within the city limits,
along with the unincorporated areas located in the sphere of influence for the City. The plans
designated the majority of the unincorporated Harbor Industrial Area as Harbor Industrial Area 1 and
Harbor Industrial Area 2. Three unincorporated parcels were designated as Village Corridor Mixed
Use. Two of these three parcels are part of the current annexation proposal.

Subsequently, later in 2017, an application was submitted to the City of Belmont regarding the
development of five parcels that are located between Old County Road, O’Neill Avenue, Elmer Street,
and Karen Road. The site is currently developed with a mix of commercial and industrial buildings.
The five parcels are proposed to be merged to facilitate construction of one 224,000 square foot, 4
story residential apartment building with 250 dwelling units and an underground parking garage with
approximately 258 parking stalls.

Two of the parcels that are associated with this development, 1304 Elmer Street (APN 046 031 020)
and 633 O’Neill Avenue (APN 046 031 030), are located in the unincorporated area of Harbor
Industrial. The initial application to LAFCo only included 1304 Elmer Street, but was later amended in
2018 by the applicant to include 633 O’Neill Avenue and the associated right of way. These two
parcels, along with the associated roadway right of way on Old County Road and O’Neill Avenue are
proposed to be annexed to the City of Belmont and detached from the County governed districts.

Departmental Reports

County Assessor: The net assessed land valuation shown in the records of the County Assessor for
APN 046 031 020 and APN 046 031 030 is $1,790,000 and $76,882 respectively. The boundaries of
the annexation as proposed conform to lines of assessment and ownership.
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County Clerk: The territory has no registered voters. Annexation would not conflict with any political
subdivision boundaries.

County Public Works: County Public Works supports the annexation of the two parcels and the
associated road right of way on Old County Road and O’Neill Avenue. The annexation of the right of
way on Old County Road would alter the boundaries of the City of Belmont so that all road way that
faces the project area on Old County would be within in the City limits. This will allow the City to
coordinate any improvements required by the project that are proposed in the right of way.

Currently, the road right of way on O’Neill Avenue from Elmer Street east to Keith Street is divided
along the center line of the road between the City of Belmont and the County of San Mateo. To
better coordinate maintenance and improvements, the remaining portion of the County maintained
right of way is proposed to be annexed by the City. County Public Works is supportive of annexation
of the right of way.

The map and legal description have not yet been submitted for review of the requirements set by the
State Board of Equalization.

County Planning: The San Mateo County General Plan supports the annexation of the urban
unincorporated parcels and encourages a holistic approach to annexation of parcels that are located
within the Belmont Village Specific Plan Planning Area. The properties are located within the existing
sphere of influence for the City of Belmont and are currently served by water and sewer providers.

The City’s adopted Belmont Village Specific Plan examined the needed infrastructure improvements
to serve future development of this area that is consistent with the relevant County General Plan
policies. The annexation of the two properties and associated right of way would not have any
foreseeable regional impacts that cannot be mitigated through the Village Plan implementation
polices.

County Environmental Health Services: The property is served by a domestic water and sewer
connection. Environmental Health is supportive of the annexation.

Mid Peninsula Water District: No comment. The project site is currently served by water connections
from the District. Any new construction will also be served by the District.

City of Belmont: The City of Belmont supports the annexation proposal. The City Council approved the
various required development entitlements, including pre zoning of the two subject parcels, on May
14, 2019. At this meeting, the City Council also adopted a resolution for an addendum to the General
Plan 2035 Final Environmental Impact Report for the associated project.

Current and Proposed Services

Changes in service that would occur as a result of the reorganization are summarized below:

Service Current Service Provider Proposed Service Provider

Police San Mateo County Sheriff City of Belmont Police Department

Fire Belmont Fire Protection District Belmont Fire Protection District

Streets/StormWater County of San Mateo City of Belmont
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Water Mid Peninsula Water District Mid Peninsula Water District

Sewer Harbor Industrial Sewer District
(County of San Mateo)

City of Belmont

Street Lighting Belmont Highway Lighting District
(County of San Mateo)

City of Belmont

Parks County of San Mateo City of Belmont

Library Library Joint Power Authority Library Joint Power Authority

No change in service delivery patterns will occur for water as the properties already receive service
from the Mid Peninsula Water District. The properties are currently connected to sewer from the
Harbor Industrial Sewer District, a County governed special district. As part of the proposal, the
properties will detach from the Harbor Industrial Sewer District and will be served by the City of
Belmont for sewer. Annexation to the City and detachment from the districts will result in transfer of
service responsibility for police, fire, streets and stormwater, sewer, parks and recreation, and street
lights and transfer of associated property tax revenue to the City of Belmont.

Property Tax Exchange

As noted, annexation to the City and detachment from the Harbor Industrial Sewer Maintenance
District and the Belmont Highway Lighting District will result in transfer of service responsibility and
associated property tax revenue to the City of Belmont. Both the City of Belmont and the County of
San Mateo have adopted resolutions of property tax exchange pursuant to Revenue and Tax Code
Section 99, which stipulates that the County shall negotiate on behalf of special districts.

The County and the City agreed to a tax exchange that approximates the County and City shares
elsewhere in the city. Because the parcels are being detached from the HISMD and BHLD 100% of the
tax share from these districts is being transferred to the City of Belmont as well as a share the
County’s General share of the 1% increment. The agreed upon property tax transfers in tax rate area
053 011 are summarized in the following chart.

From To Incremental Factor

HISMD City of Belmont 0.0094812614

BHLD City of Belmont 0.0077590724

County of San Mateo City of Belmont 0.0793891566

The total incremental factor transferred to the City of Belmont is 0.0966294904. The remaining
incremental factor for the County is 0.1627855374. Based on the proposed transfers, after the
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annexation and amendments are complete, the City of Belmont will receive $2,037.18 and the
County will receive $3,431.91.

While this does not appear to have a large fiscal impact based on the amounts noted above, once the
properties are developed property taxes will increase substantially and the incremental tax revenues
will be distributed based on the proposed incremental factors. This property tax exchange was
approved by both the San Mateo County Board of Supervisor and the City of Belmont City Council in
2019.

The properties will also be subject to the Belmont Library Community Facilities District special tax.

Applicable Factors to be Considered for Annexation (Government Code Section 56668)

a. Population and the likelihood of significant growth in the area, during the next 10 years.

The annexation of the parcels and roadway that are currently located in the unincorporated area
of San Mateo County are part of a larger development application for a multi family building that
has been submitted to the City of Belmont. This development proposes 250 residential rental units
in a four story building. It is anticipated that that the project will increase the City of Belmont
population by 500 residents once the project is completed. Based on the City’s Annexation
Evaluation document, 5 new jobs are also projected to be created. Due to the location, size, and
lack of other significant development activity, the City does not anticipate additional growth
directly relating to this project.

The City of Belmont’s adopted General Plan anticipates an increase in population of 1,110
residents and 910 new jobs created by 2035 within the Belmont Village Specific Plan area. The
development of the proposed multi family building would contribute towards 45% of the
projected population.

b. The effect of the proposed action and of alternative actions, on adjacent areas, on mutual social
and economic interests, and on the local governmental structure of the County.

The proposal to annex will allow the City of Belmont to implement the Belmont Village Specific
Plan, which promotes economic development and provides much needed housing. As reviewed by
the City of Belmont, the proposed development of the multi family building allows the Plan to
achieve the stated goals of increasing density and intensity of residential and commercial uses,
develops a visitor serving use through the creation of a public plaza and available space for a non
profit art instruction use, and allows for enhanced circulation of people, bikes, and vehicles in the
area.

The alternative of no annexation would prohibit the City of Belmont from implementing the
specific plans in unincorporated areas of the Belmont Village Specific Plan area and continue to
require the County maintenance of portions of the roadway along Old County Road and O’Neill
Avenue.
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c. The conformity of both the proposal and its anticipated effects with both the adopted commission
policies on providing planned, orderly, efficient patterns of urban development and definiteness
and certainty of the boundaries of the territory, the creation of islands or corridors of
unincorporated territory.

The proposal conforms with LAFCo and County General Plan policies encouraging annexation of
areas within city spheres of influence and would reduce unincorporated areas within Harbor
Industrial requiring County services. The right of way along O’Neill Avenue would be wholly
incorporated into the City of Belmont which will allow for greater certainty regarding maintenance
responsibility.

d. Consistency with city or county general and specific plan and the sphere of influence of any local
agency which may be applicable to the proposal being reviewed.

The application requests annexation in order to allow the development of a multi family
residential building in the City of Belmont. The development would include the construction of 250
new residential units, 38 of which will be affordable to low income households. The proposal area
is currently eligible for development in the County subject to County zoning, which does not allow
for residential uses.

The Belmont Village Specific Plan allows for residential uses and contains a number of policies that
promote higher density, transit oriented, and mixed use development. As reviewed by the City of
Belmont, the proposed development of a 250 unit multi family apartment building is consistent
with the adopted Specific Plan.

As noted above, the proposal is consistent with both City and County General Plan policies
encouraging annexation of areas in city spheres of influence. Detachment from the special districts
is consistent with policies discouraging overlapping service delivery patterns and within the
spheres of influence of the districts.

e. The ability of the newly formed or receiving entity to provide the services which are the subject of
the application to the area, including the sufficiency of revenues for those services following the
proposed boundary change.

The proposal area is already receiving water and sewer service consistent with other areas in the
City of Belmont and in the unincorporated area of Harbor Industrial. The City has indicated that
there are sufficient revenue and resources to serve the property. The proponent has received will
serve letters from all affected utilities, and the proposed project would not exceed the anticipated
buildout of the Belmont Village Specific Plan.

The City’s General Plan EIR indicates that the buildout of the General Plan and Belmont Village
Specific Plan is not expected to result in significant impacts to Fire and Police service levels, as new
development would primarily be concentrated in infill areas already adequately served by both
departments. The project would also be required to pay all applicable school, park, storm water
fees, and sewer impact fees to the City and other relevant agencies.
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f. The extent to which the proposal will assist the receiving entity in achieving its fair share of the
regional housing needs as determined by the appropriate council of governments.

The project was proposed after adoption of the City’s Housing Element, and so the additional
housing proposed was not anticipated; however, the annexation and construction of the project
would result in 250 housing units and 38 affordable units, which would make a positive
contribution towards the City achieving its respective fair share of regional housing needs.

g. The extent to which the proposal will promote environmental justice.

The project area does not include a disadvantaged unincorporated community (DUC), as defined in
Section 56033.5. (i.e., residents making less than 80% of the statewide annual median household
income). At the census tract level, there are no DUCs identified in San Mateo County. The project
area to be annexed is uninhabited and located within the City’s SOI. The pre zoned properties
would allow for additional development density and intensity, and would allow for construction of
250 housing units, including 38 affordable, low income, housing units. Thus, the annexation of the
properties would not displace existing, disadvantaged, unincorporated communities, and there is
no indication that it would result in social inequities.

h. Information contained in a safety element of general plan, local hazard mitigation plan, and any
maps that identify land as a very high fire hazard zone or state responsibility area.

Based on a review of all relevant plans and maps, the area proposed to be annexed is not located
in a very high fire or a state responsibility area.

California Environmental Quality Act

The City of Belmont certified a Final Environmental Impact Report (FEIR) that evaluated the
environmental impacts of the City’s 2035 General Plan, Phase I Zoning, Belmont Village Specific Plan,
and Climate Action Plan on October 24, 2017. In order to evaluate the potential impacts of the
proposed development project, and whether additional environmental review would be required, the
City of Belmont prepared an EIR Addendum for the project (attached). The Addendum stated that
proposed development project would not result in any significant impacts not considered under the
original EIR. The EIR Addendum was adopted by the City of Belmont City Council on May 14, 2019.

As responsible agency under CEQA, the Commission must certify that it has considered the contents
of the Belmont Village Specific Plan Environmental Impact Report and EIR Addendum prepared by the
City of Belmont in considering the annexation application. Pursuant to Sections 15096(g)(2) and
15096(h) of the State CEQA Guidelines, the Commission as responsible agency must considered the
EIR Addendum for the Windy Hill Project. It is recommended that the Commission make the following
finding regard to the EIR Addendum:

The Commission has reviewed and considered the Belmont Village Specific Plan Environmental
Impact Report and subsequent addendum for the Windy Hill Project including any findings and the
mitigation and monitoring program, prepared by the City of Belmont as lead agency and that
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mitigation measures are within the responsibility and jurisdiction of the City of Belmont and not
(Section 15091(a)(2)).

Waiver of Conducting Authority Proceedings

Section 56663(c) of the Cortese Knox Herzberg (CKH) Act specifies that the Commission may waive
conducting authority proceedings for annexations of uninhabited territory with 100 percent
landowner consent provided that no objection is submitted by subject property owners or voters.
The purpose of the conducting authority proceedings is to measure landowner or voter protest within
the affected territory. Paragraph (c) was added to Government Code Section 56663 to streamline
proceedings in which landowners have already given consent to an uninhabited annexation. The
landowners have requested, and staff recommends, waiver of conducting authority proceedings.

Recommended Commission Action by Resolution

The proposal is consistent with the spheres of influence of the City and special districts, General Plans
of the County and the City and the service delivery patterns in the area. Staff respectfully
recommends that the Commission approve the proposal by taking the following actions:

1. By motion, certify that the Commission has reviewed and considered the Belmont
Village Specific Plan Environmental Impact Report and subsequent addendum for the Windy
Hill Project including any findings and the mitigation and monitoring program, prepared by
the City of Belmont as lead agency and that mitigation measures are within the responsibility
and jurisdiction of the City of Belmont and not (Section 15091(a)(2)).

2. By resolution, approve LAFCo File No. 17 19 Proposed Annexa on of Assessor’s Parcels 046
031 020 (1304 Elmer Street) and 046 031 030 (633 O’Neill Avenue) and associated road Right
of Way on Old County Road and O’Neill Avenue, and detachment of subject parcels and road
Right of Way from the Harbor Industrial Sewer Maintenance District and the Belmont
Highway Lighting District and direct the Executive Officer to waiver the conducting of the
conducting authority proceedings

Attachments

A. Annexation Application

B. Vicinity Map

C. Annexation Maps

D. Road Right of Way Map

E. EIR Addendum and Notice of Determination from City of Belmont for the Windy Hill Project

F. City of Belmont Resolutions
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cc: Jamie D’Alessandro, Applicant
Lisa Ring, Applicant
Greg Scoles, City Manager, City of Belmont
Carlos de Melo, City of Belmont
Michael Callagy, County Manager
Jim Porter, County of San Mateo
Ann Stillman, County of San Mateo
Joe LoCoco, County of San Mateo
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