CITY OF PINOLE PLANNING COMMISSION
REGULAR MEETING

Monday, November 17, 2014
7:00 P.M.
City Council Chambers, 2131 Pear Street, Pinole, CA 94564

In compliance with the Americans with Disabilities Act of 1990, if you need special assistance to participate in a City
meeting or you need a copy of the agenda, or the agenda packet in an appropriate alternative format, please contact
the Development Services Department at (510) 724-9014. Notification of at least 48 hours prior to the meeting or time
when services are needed will assist the City staff in assuring that reasonable arrangements can be made to provide
accessibility to the meeting or service.

Assistant listening devices are available at this meeting. Ask staff if you desire to use this device.

CONSENT CALENDAR:

All matters listed under the Consent Calendar are considered to be routine and non-controversial. These items will be
enacted by one motion and without discussion. If, however, any interested party or Commissioner(s) wishes to discuss
a consent item, it will be removed from the Consent Calendar and taken up in order after the last item under New
Business.

PROCEDURE FOR CONSIDERING AN AGENDA ITEM:

At the beginning of an item, the Chair will read the description of that item as stated on the Agenda. The City Staff will
then give a brief presentation of the proposed project. The Commission may then ask Staff questions about the item.

For those items listed as Public Hearings, the Chair will open the public hearing and ask the applicant if they wish to
make a presentation. Those persons in favor of the project will then be given an opportunity to speak followed by those
who are opposed to the project. The applicant will then be given an opportunity for rebuttal.

The Public Hearing will then be closed and the Commission may discuss the item amongst themselves and ask
questions of Staff. The Commission will then vote to approve, deny, approve in a modified form, or continue the matter
to a later date for a decision. The Chair will announce the Commission's decision and advise the audience of the
appeal procedure.

Note: No Public Hearings will begin after 11:00 p.m. Items still remaining on the agenda after 11:00 p.m. will be
heild over to the next meeting.
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CITIZEN PARTICIPATION:

Persons wishing to speak on an item listed on the Agenda may do so when the Chair asks for comments in favor of or
in opposition to the item under consideration. After all of those persons wishing to speak have done so, the hearing will
be closed and the matter will be discussed amongst the Commission prior to rendering a decision.

Prior to speaking on an item, you must fill out one of the "gold" cards (available at the speaker's podium) and hand it to
the Secretary. If a number of persons wish to speak on an item, the Chair may limit each speaker to a set time period
in which to address the Commission.

Any person may appeal an action of the Planning Commission or of the Planning Manager by filing an appeal with the
City Clerk, in writing, within ten (10) days of such action. Following a Public Hearing, the City Council may act to
confirm, modify or reverse the action of the Planning Commission or Planning Manager. The cost to appeal a decision
is $803.

Note: If you challenge a decision of the Commission regarding a project in court, you may be limited to raising
only those issues you or someone else raised at the public hearing or in writing delivered to the City of Pinole
at, or prior to, the public hearing.

A. CALL TO ORDER

B.  PLEDGE OF ALLEGIANCE AND ROLL CALL

C.  CITIZENS TO BE HEARD:

The public may address the Planning Commission on items that are within its jurisdicton and not
otherwise listed on the agenda. Planning Commissioners may discuss the matter brought to their
attention, but by State ilaw (Ralph M. Brown Act), action must be deferred to a future meeting. Time
allowed: five (5) minutes each.

D. CONSENT CALENDAR:

1. Planning Commission Meeting Minutes fromSeptember 22, 2014
2. Approval of 2015 Regular Planning Commission Meeting Schedule

E. PUBLIC HEARINGS:

1. Design Review Request 14-25: 656 Quinan Street Mixed Use Building Rehabilitation

Request: Consideration of design review request to expand an existing approximately 1,000
square foot residential building to establish an approximately 2,000 square foot
rehabilitated mixed use building. The ground floor would be used as office space and
the second floor would include a two bedroom /one bathroom residence.

Applicant: Kimberly Butt, AIA
Interactive Resources
117 Park Place
Point Richmond, California 94801

Location: 656 Quinan Street
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Project Planner: Winston Rhodes
F. OLD BUSINESS: None
G. NEW BUSINESS: None

H. CITY PLANNER'S/ICOMMISSIONER'S REPORT:

I COMMUNICATIONS:

J. NEXT MEETING:

Planning Commission Regular Meeting, Monday December 15, 2014 at 7:00PM

K. ADJOURNMENT

POSTED: November 13, 2014

Winston Rhodes, AICP
Planning Manager
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A.

DRAFT
MINUTES OF THE
PINOLE PLANNING COMMISSION

September 22, 2014

CALL TO ORDER: 7:05P.M.

PLEDGE OF ALLEGIANCE AND ROLL CALL:

Commissioners Present:. Bender, Kurrent, Toms, and Chair Brooks
Commissioners Absent:  Martinez-Rubin, McGoldrick (Both Excused)
Staff Present: Winston Rhodes, Planning Manager

CITIZENS TO BE HEARD:

There were no citizens to be heard.

CONSENT CALENDAR:

1. Planning Commission Meeting Minutes from August 25, 2014

Commissioner Kurrent requested changes to the third paragraph on Page 2 of the
August 25, 2014 minutes to remove the “D” from in front of the word Subcommittee
on Line 9, and to complete the last sentence starting on Line 14 to read: The Draft
Housing Element included statistics related to foreclosures in Pinole at the request
of the Housing Element Subcommittee.

MOTION to adopt the Consent Calendar, as amended.

MOTION: Toms SECONDED: Kurrent APPROVED: 3-1-2
ABSTAIN: Bender
ABSENT/EXCUSED: Martinez-Rubin, McGoldrick

When asked, Mr. Rhodes clarified that when there was a seven-member body, a
quorum would be four members, and there needed to be a majority of a quorum to
approve an item. As a result, the minutes had been approved.

PUBLIC HEARINGS:

1. Zoning Code Amendment 14-01: Medical Marijuana Dispensaries

1 September 22, 2014
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Request:  Consideration of a Zoning Code Text Amendment modifying
Chapters 17.20 and Chapter 17.98 and repealing Chapter
17.67 in order to disallow Medical Marijuana Dispensaries
within the City of Pinole.

Applicant: City of Pinole
2131 Pear Street
Pinole, CA 94564

Location: Citywide
Project Staff: Kathleen Faubion, Land Use Counsel

Mr. Rhodes advised that the item had been initiated by the City Council in late
2013, and in collaboration with the Planning Manager and several Pinole Police
Chiefs over time, the City Attorney had been directed to move forward with a text
amendment to ban medical marijuana dispensaries based on recent court case
activity.

Kathleen Faubion, Land Use Counsel, Meyers Nave, offered a PowerPoint
presentation of the Zoning Code Amendment for Planning Commission
consideration and recommendation to the City Council. She explained how
federal law that recognized no legal use of marijuana conflicted with State law in
the passage of Proposition 215 in 1996 which allowed the limited use of medical
marijuana, creating a conflict for local enforcement. After discussions with those
involved, an outright ban on medical marijuana dispensaries anywhere within the
City of Pinole had been proposed along with the addition of a definition of
medical marijuana dispensaries to recognize that there were permitted uses for
medical marijuana under State law and to circumscribe those permitted uses and
facilities as close as possible without banning what State law allowed. A
companion amendment had been proposed to the business license regulations,
and the text amendments would also repeal the existing provisions.

Ms. Faubion reported that the Planning Commission Subcommittee had reviewed
the draft ordinance on July 9, 2014 when the regulations to ban medical
marijuana dispensaries had been discussed along with a potential regulation to
outdoor marijuana cultivation. The Subcommittee recommended bringing the
medical marijuana dispensaries issue to the full Commission but did not
recommend a discussion of the marijuana cultivation issue at this time although it
would continue to be monitored and could potentially be brought forward again.

Ms. Faubion recommended that the Planning Commission recommend that the
proposed amendments be found exempt from the California Environmental
Quality Act (CEQA), and recommend City Council approval of the Zoning Code
Amendments.

2 September 22, 2014
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PUBLIC HEARING OPENED
There was no one to speak to the proposal.
PUBLIC HEARING CLOSED

Commissioner Kurrent suggested the concerns with medical marijuana were
valid, and supported the proposed amendments to ban medical marijuana
dispensaries in the City, and let time resolve the issues in the future.

Commissioner Bender referred to the Police Chiefs White Paper related to the
negative secondary impacts of medical marijuana dispensaries, which he
characterized as startling, and sympathized with residents who had to live near
the storefront operations in other cities. He supported the amendments.

Commissioner Toms was also in support of the amendment for the reasons
identified in the staff report and by other members of the Commission.

Chair Brooks agreed with the recommendations for the safety of the City.
MOTION to approve Resolution 14-06 recommending that the City Council amend
Title 17 of the Municipal Code to prohibit the establishments and operation of
medical marijuana dispensaries as further set forth in Attachment C to the staff
report dated September 22, 2014.

MOTION: Toms SECONDED: Bender APPROVED: 4-0-2
ABSENT/EXCUSED: Martinez-Rubin, McGoldrick

OLD BUSINESS: None

NEW BUSINESS: None

CITY PLANNER'’S / COMMISSIONERS’ REPORT:

Mr. Rhodes reported that upcoming items included an application for a new
commercial building for a drive-through pharmacy including the relocation of two
existing cell sites at Appian Way and Canyon which he envisioned would be
considered by the Planning Commission Subcommittee; and an informational
presentation to the City Council about the Gateway West and Gateway East
development on Pinole Valley Road between Interstate 80 and Henry Avenue. He
advised that there was still a vacancy on the Planning Commission that needs to be
filled.

COMMUNICATIONS: None

NEXT MEETING:

3 September 22, 2014
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The next meeting of the Planning Commission will be held on Monday, October
27,2014 at 7:00 P.M.

ADJOURNMENT: 7:39 P.M.

Transcribed by:

Anita L. Tucci-Smith
Transcriber

4 September 22, 2014



DRAFT

2015 Planning Commission Regular Meeting Schedule*

MONTH DATE TIME
January Monday, 1/26/15 7:00 PM
February Monday, 2/22/15 7:00 PM
March Monday, 3/23/15 7:00 PM
April Monday, 4/27/15 7:00 PM
May Monday, 5/18/15 7:00 PM
June Monday, 6/22/15 7:00 PM
July Monday, 7/27/15 7:00 PM
August Monday, 8/24/15 7.00 PM
September Monday 9/28/15 7:00 PM
October Monday, 10/26/15 7:00 PM
November Monday, 11/16/15 7.00 PM
December Monday, 12/19/15 7.00 PM

TOTAL MEETINGS: 12

*Note: Regular Planning Commission meetings are normally held the
fourth Monday of each month except for months where this day falls on a
holiday. In May, November, and December the regular Planning
Commission meetings will be held the third Monday of the month.



Item E1

Memorandum
TO: PINOLE PLANNING COMMISSION
FROM: WINSTON RHODES AICP, PLANNING MANAGER

SUBJECT: 656 QUINAN STREET MIXED USE BUILDING

DATE: NOVEMBER 17, 2014
Property Owner: Applicant/Representative:
David Smith and Mary Ruth Kelley Kimberly Butt, AIA
643 Quinan Street Interactive Resources
Pinole, CA 94564 117 Park Place
Point Richmond, CA 94801
FILE: DR 14-25
LOCATION: 656 Quinan Street
APN: 401-120-005

ZONING: Residential Mixed Use (RMU) San Pablo Avenue Old Town Sub Area of Three
Corridors Specific Plan

GP LU: Old Town Sub Area

PLANNER: Winston Rhodes

REQUEST

The applicant is seeking Design Review approval to expand and rehabilitate an existing
approximately 1,000 square foot residential building to establish an approximately 2,000 square foot
mixed use building at 656 Quinan Street with office space on the ground floor and a two bedroom / 1
bath residential unit on the second story.

STAFF RECOMMENDATION

Adopt Resolution 14-07 approving DR 14-25, approving the design for the expansion and
rehabilitation of this historic residence to allow for a mixed use building
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SITE LOCATION

The project site is approximately 5,000 square feet in the middle of the west side of Quinan Street.
Quinan Street is bounded by Park Street / Buena Vista Drive on the north and San Pablo Avenue
within the historic Old Town portion of the City. West of the property is the Heritage Park site with a
recreation trail connecting San Pablo Avenue to Buena Vista Drive.

Figure 1. Site Location
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BACKGROUND

The existing Queen Anne-style cottage at 656 Quinan Street is approximately 1,000 sq. ft. and was
constructed in 1900. The first residents were John and Teresa (Silvas) Curran. The Silvas family
was one of the first pioneer families to settle Pinole and owned several businesses. The simple
wood-frame cottage is essentially rectangular with a fulkwidth wood porch at the front. The porch
features wood turned posts, decorative brackets, a simple spindlework frieze and porch balustrade.
Horizontal dropped wood siding clads the exterior walls and asphalt shingles cover the combination
hipped and gable roof. The building currently includes several original double-hung wood windows
with molded wood surrounds. The rear section is slightly narrower than the front portion and
includes several non-original aluminum frame windows.

A paved concrete driveway extends across the north side of the lot to the rear approximately 485
square foot detached single-story garage. The existing detached garage is a modern construction
and is not original to the site although a detached garage was noted on the 1925 Sanborn Insurance
Map of the site.

The Planning Commission Development Review Subcommittee met on October 27, 2014 to discuss
the project. The Subcommittee had no major concerns about the proposed design but noted that
proposed color scheme is quite bold. A color board will be provided for review at the Planning
Commission meeting.

PROJECT DESCRIPTION

The property owner and applicant are proposing to raise the existing building approximately seven
feetin order to increase the height from 1.5 to 2 stories. The ground floor is proposed to serve as an
office space while the second story would be used as a residential apartment. The proposed
remodeling would maintain the existing footprint of the building and provide an office, lobby,
accessible restroom, and exterior rear deck at the ground level. A new interior stair at the south wall
would provide internal access to the residential second story. The second story includes two
bedrooms, a living room, kitchen, bathroom, and laundry /storage room.

The ground floor space is intended to serve as office space for the Quinan Street Project (QSP).
QSP is a nonprofit organization, founded in 2011, that provides culturally responsive drama
programs to the youth of West Contra Costa County by expanding school-based after school
programming for students attending public schools within the West Contra Costa Unified School
District. QSP has served Grant Elementary School, Olinda Elementary School, as well as its primary
school site, Collins Elementary School nearby. This project will help facilitate the growth of the
organization and its ability to introduce more children to acting and performing as well as the art of
technical theatre and design.

The project also includes a proposed electrical vehicle hookup, a bicycle rack, a ramp to serve
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disabled members of the public, an arbor with a raised deck, and a trash enclosure.
ANALYSIS

General Plan Consistency

The proposed project is located in the Old town Sub-Area land use category. The purpose of the
designation is to maintain and enhance the residential, commercial and mixed-use character, scale
and style of Old Town Pinole. All types of commercial and residential uses as either a single use or
in combination with other allowable commercial and residential uses are allowed within this area, at
intensities that preserve the character of Old Town Pinole. The designation is intended to encourage
ground-floor, pedestrian-friendly retail sales and service uses with upper floors of office and/or
residential uses.

The proposed project adds a ground floor business to this historic block and reflects the existing
land use pattern of mixed use development within the Old Town Area. Additionally, it renovates and
rehabilitates a vacant historic residential structure and helps to activate the Old Town area by
providing a residential dwelling on the second floor and space for a local non-profit business on the
ground floor.

The following goals and policies within the General Plan Community Character and Land Use
Element are applicable to this project. This project reflects a historically sensitive approach to
rehabilitating and upgrading the existing historic home and continuing the gradual tansition to
traditional mixed use within the Old Town area. The project also helps diversify the services in
the area and complements the established land use pattern and thereby helps to implements the
General Plan.

Community Character Element

GOAL CC.1 Maintain Pinole’s unique qualities and sense of place to preserve the established
historic and small-town character of the city.

Pouicy CC.1.1  All new development and redevelopment shall adhere to the basic principles of
high-quality urban design and architecture including, but not limited to, human-
scaled design, pedestrian orientation, and interconnectivity of street layout, siting
buildings to highlight important intersections, entryways, focal points and
landmarks.

Pouicy CC.1.4  The historic and urban character of Old Town Pinole shall be revitalized through
the density and intensity of new construction, as well as through the use of
building materials, architecture and other design elements that reflect the city’s
past.

PoLicy CC.1.5  Encourage project compatibility, interdependence and support with neighboring
uses, especially between commercial and mixed-use centers and the
surrounding residential neighborhoods. Uses should relate to one another with
pedestrian connections, transit options, shared parking, landscaping, public
spaces, and the orientation and design of buildings.
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GOAL CC.3 Support the development and retention of local-oriented services in Old Town Pinole
and other commercial areas, and encourage and support the local economy.

Land Use Element
GOAL LU.3  Preserve historic resources and ensure high-quality site planning and design.

Policy LU.3.1 Old Town Pinole should continue to be an important historic resource to the City
of Pinole.

Policy LU.3.2  Ensure high-quality site planning, architecture and landscape design for all new
residential development, renovation or remodeling.

Pouicy CC.3.1  The City shall encourage a combination of retail, office, public spaces and
entertainment uses in Old Town Pinole that serve the daily and occasional needs
of residents and employees and make Old Town Pinole economically diverse
and financially successful.

Specific Plan and Zoning Consistency

The proposed project is located within the Residential Mixed Use zone of the Old Town Sub-area
within the Three Corridors Specific Plan. The purpose of the Residential Mixed Use District is to
designate property for the development of medium- and high-density housing that may incorporate
office and/or commercial services. While the predominant use of the development is residential, the
City encourages the vertical and/or horizontal integration of commercial and/or office uses that are
compatible with the residential development. The proposed project is permitted as well as supported
by the current RMU zoning by providing a mixed use building with a rehabilitated residence. The
proposed project, as conditioned complies with applicable zoning regulations.

The proposed project helps implement the six Specific Plan policies listed below. The project will
provide a rehabilitated dwelling on second floor above ground floor office space intended to house a
local non-profit business that seeks to enrich the educational experience of children attending
schools in West Contra Costa County. The project also seeks to revitalize a currently underutilized
property that has been vacant and in disrepair for several yeas.

LAND USE PoLicY 2 Promote residential units on the upper stories of structures and
encourage commercial activity at the street level.

LAND USE PoLICY 5 Support existing viable uses while encouraging a new mix of
uses.
LAND USE PoLIcy 6 Actively promote the “revitalization” of underutilized land

LAND USE PoLicy 8 Encourage the development of mixed-use office buildings in
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proximity to existing transit stops.

LAND USE PoLICY 9 Promote a variety of smaller retail and office space opportunities
for small business.

LAND USE PoLIcy 10 Where possible, preserve and restore historic buildings.

Parking/Site Circulation

Generally, new non-residential uses in the Old-Town area are exempt from auto parking
requirements reflecting the large number of existing off-street public parking spaces in the Old Town
Area and the desire to attract pedestrian-oriented private investment. Existing off-street public
parking is available along Tennent Avenue between San Pablo Avenue and Park Street. Additional
off-street parking is available northwest of the intersection of Park Street and Tennent Avenue.
Transit access is also available along San Pablo Avenue southwest of the project site. Factoring
only the residential portion of the proposed project within the Old Town Area, two parking spaces
are required. The project includes six auto parking spaces total, two of which are garage enclosed. It
should be noted that an electric vehicle charging station is proposed to support use of cleaner auto
technology.

For areas outside the Old Town Area Section 17.48.050 of the Pinole Municipal Code requires 1
parking space / 250 sq. ft. of office gross floor area. The proposed floor area for office use is 1,000
sq. ft., creating a need for 4 parking spaces on-site. A two-bedroom single family home requires two
parking spaces on site with one space either garage enclosed or covered. Table 1 shows the
required parking for proposed mixed use building if it was outside the Old Town area.

Table 1. Parking Requirements for Proposed Mixed Use Building Outside The Old Town Area

Requirement Parking Required Parking Provided
4 uncovered
Office 1 space /250 sq. ft. 4 spaces spaces in driveway
2-Bedroom 2 covered spaces
Apartment 2 parking spaces 2 spaces in detached garage
3-space bicycle
Bicycle Parking 2 spaces minimum 1 bicycle space rack

The proposed project includes sufficient parking for this mixed use project if it were located outside
the Old Town area. Given the proposed location is within the Old Town Area, the proximity off-street
public parking spaces, transit lines, and the modest size of the project; staff believes there is
adequate parking proposed to meet project parking demand.

Site access would be provided by the existing approximately 80 foot driveway along north side of the
property with a width of approximately 12’ — 15'.
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Architecture

The rehabilitated mixed use building is proposed to be 2,000 sq. ft. in area. The building is proposed
to have a maximum height of 30’ 6” from the ground to the raised roof peak. The existing asphalt
shingle roofis proposed to remain. The ground floor siding material will be horizontal wood siding to
match the existing material. The applicant proposes new wood windows to match the original
windows which will be rehabilitated and restored (see page A301).

The applicant proposes to lift the existing porch to the second story effectively creating a balcony
and replicate and enhance the original porch by adding a new ground floor front porch served by
stairs with new decorative handrails as well as a ramp for disabled public access. The rehabilitated
east elevation would double existing porch space and restore and enhance what is perhaps the
buildings most unique and attractive architectural element. The east elevation would be symmetrical
with two new ground floor wood windows to match the two existing windows raised to the second
floor. The east elevation includes a new decorative traditional wall-mounted light to the right of the
front door. Additionally, the proposed changes will strengthen the pedestrian scale and connection
between private property and the public right-of-way by creating additional space for informal contact
between building users along the street. The north elevation would include the new access ramp,
three new wood windows (two on the second level and one on the ground level), a trash enclosure
designed to match the siding material and two additional traditional wall-mounted light fixtures. The
west elevation would include a new approximately 322 square foot rear deck with three sets of new
wood French doors provide added multi-functional space.

The proposed color scheme features a combination of bright and bold colors. The base color is a
French blue color with a trade name of “watertown”. Two trim colors are proposed. The porch and
deck railings as well as portions of the wood windows would have a contrasting off-white color with a
trade name of “mascarpone”. The second trim color proposed for the doors facing Quinan Street is a
light salmon or pale orange color with a trade name of “coral gold”. The wall-mounted light fixtures
are proposed to be painted white.

Lighting

The project includes five additional building mounted light fixtures to provide exterior lighting at the
front porch, the ramp area, and the rear porch area. A condition has been added requiring that light
fixtures illuminate only the project site area and includefeatures to prevent spill-over lighting onto
adjacent properties.

Landscape Plan

The applicant is proposing a combination of 18 different grasses, ground covers, shrubs, and trees
to decorate the front yard and borders of the property. Three drought tolerant deciduous Crape
Myrtle trees are proposed. Two would be new street trees and one would be located between the
rear deck and the detached garage. The variety proposed would have white flowers and orange-red
autumn color. The second tree selection includes two deciduous Chinese Pistache trees along the
rear property line that can be drought tolerant and provide luminous orange to red fall color. Vines
are proposed along the northern, western, and southemn property lines. The Hardenbergia is an
evergreen vine with purple flowers that requires moderate water. The applicant also proposes
another evergreen shrub along the south property line. The Pittosporum variety selected is well
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adapted to seaside conditions and has silvery green leaves. The applicant has also included an
arbor with a raised deck in the southwest corner of the project site flanked by two evergreen Sweet
Olive shrubs that provide fragrant flowers during spring. Two additional drought tolerant deciduous
Japanese Wisteria vines are proposed adjacent to the arbor to provide dramatic clusters of
springtime blossoms. A small lawn area is proposed east of the proposed arbor and south of the
existing detached garage.

New fencing is proposed at the north and south property lines aswell as in the front yard. A draft
condition of approval has been included to require submittal of a fencing plan for review and
approval by staff prior to the issuance of a building permit.

Signage

Signage is not proposed at this time. A draft condition of approval has been included which requires
that any future signage for the business office be submitted to the Planning Division for review and
approval.

Trash Enclosure

The trash enclosure is proposed to be located on the north side of the subject site, adjacent to the
ramp. The trash enclosure is proposed to be clad in in wood siding to match the mixed use building.

ENVIRONMENTAL REVIEW

The project is Categorically Exempt per Section 15331, Historic Resource Restoration/Rehabilitation
and Section 15332, In-Fill Projects of the California Environmental Quality Act (CEQA) Guidelines.
Because work is proposed to a potential historic resource, a project review for compliance with the
Secretary of the Interior's Standards is required (see Attachment B). The proposed project meets
the definition of rehabilitation and appears to be consistent with the applicable Secretary of the
Interior's Standards for the treatment of Historic Properties and Guidelines for Rehabilitating Historic
Buildings. The ten applicable guidelines are included on pages 6-8 of Attachment B. Two conditions
of approval have been added to help assure compliance with guidelines in the field and protect any
potential cultural resources on site that may emerge during the rehabilitation project. The project as
proposed, and conditioned, would not have a substantial adverse effect on historic resources as
defined by CEQA and is therefore eligible for a Class 31 categorical exemption as defined in Section
16331 of the CEQA Guidelines.

Section 15332 In-Fill Development (Class 32) is applicable in that the proposed project components,
as conditioned, are consistent with the applicable Old Town Sub-Area General Plan designation,
applicable General Plan policies and applicable zoning regulations. The proposed project
components occur within an area substantially surrounded by urban uses with no value as habitat
for protected species. The proposed project would not result in significant environmental effects, and
the project site can be adequately served byall required utilities and public services.
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ATTACHMENTS

A. Resolution 14-07 with Exhibit A: Conditions of Approval

B. Interactive Resources Secretary of The Interior's Standards Compliance Report Received
October 21, 2014

C. Project Plans Received October 21, 2014

D. Light Fixture Cut Sheet (Available For Review At Meeting)

E. Color Board (Available For Review At Meeting)



ATTACHMENT A

PLANNING COMMISSION RESOLUTION14-07
WITH EXHIBIT A: CONDITIONS OF APPROVAL

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PINOLE APPROVING A
DESIGN REVIEW REQUEST TO MODIFY AND ENLARGE AN EXISITNG 1,000 SQUARE FOOT
RESIDENTIAL BUILDING TO ESTABLISH AN APPROXIMATELY 2,000 SQUARE FOOT
REHABILITATED MIXED USE BUILDING WITH A RESIDENTIAL UNIT ON THE SECOND
FLOOR AND GROUND FLOOR OFFICE SPACE (DR 14-25) AT 656 QUINAN STREET (APN:
401-120-005)

WHEREAS, Kimberly Butt of Interactive Resources Inc., (hereinafter referred to as applicant)
filed an application with the City of Pinole (hereinafter referred to as City) for Design Review
modifications needed to modify and expand the residential structure at 656 Quinan Street (APN:
401-120-005) and in accordance with Title 17 of the Pinole Municipal Code; and

WHEREAS, the Planning Commission of the City of Pinole is the appropriate authority to hear
and take action on this project; and

WHEREAS, the Planning Commission of the City of Pinole finds that in accordance with the
California Environmental Quality Act, the project is Categorically Exempt per Section 15331 and
15332 of the California Environmental Quality Act Guidelines in that it meets the criteria for a historic
resource restoration project consistent with the Secretary of the Interior's Standards for the
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Buildings as well as meets the criteria for inill development; and

WHEREAS, a notice of public hearing was distributedto all property owners within 300 ft. of
the project site and a notice was published in the November 7, 2014 edition of the West County
Times as required by law; and

WHEREAS, after the close of a duly noticed public hearing, the Planning Commission
considered all public comments received both before and during the public hearing, the presentation
by City staff, the staff report, and all other pertinent documents regarding the proposed development
prior to taking action.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Pinole:
A. Hereby finds that:

1. The project is categorically exempt from the California Environmental Quality Act
(CEQA) because the components qualify for the following CEQA Guideline exemption
categories Section 15331 and Section 15332.

Section 15331 Historic Resource Restoration / Rehabilitation (Class 31) is satisfied in
that the proposed project meets the definition of rehabilitation by making possible a
compatible use for a property through repair, alterations, and additions while preserving
those portions or features which convey its historical, cultural, or architectural values.
The proposed project reflects great care to protect the unique architectural features of
the building while altering the building to allow for mixed use.

1



Section 15332 In-Fill Development (Class 32) is satisfied in that proposed project
including building modifications and proposed expansion as conditioned is consistent
with the applicable Old Town Sub-Area General Plan designation and applicable
General Plan policies and applicable zoning regulations; and the proposed project
occurs within an area substantially surrounded by urban uses; the project site has no
value as habitat for protected species, the project would not result in significant effects,
and the project site can be adequately served by all required utilities and public services.

2. The project, as conditioned helps preserve and protect historic resources and the unique
architectural character of Old Town Pinole.

3. The project, as conditioned, encourages bicycle use as an alternative to driving

4. The project, as conditioned, includes lighting improvements to enhance personal
security and improve public safety.

5. The proposed changes to site, as conditioned, are compatible with the existing
surrounding area and ultimate character of the area under the General Plan.

6. Based upon the depth and variety of design components including lighting, landscaping,
and signage; the proposed changes as conditioned will not be unsightly, obnoxious or
undesirable in appearance, and will not hinder the harmonious development of the area,
impair the desirability of the area for the uses permitted, nor limit the opportunity to attain
optimum use and value of the land and improvements, or otherwise adversely affect the
general property and welfare.

7. The proposed development modifications as conditioned create a well-composed
design, harmoniously related to the other existing development features on the project
site and within the immediate area.

8. The project is, or has been, conditioned to be in conformance with all applicable City
standards and specifications to ensure a well-designed site composed of a visually-
appealing mixed use building that retains the historic character of the original building
while expanding the building and upgrading the property.

9. Special consideration has been given to those elements of the design that have a
significant relationship to the existing site conditions and the established development
pattern in the immediate vicinity along Quinan Street.

B. Hereby approves Design Review 14-25 as provided in the staff report, and subject to the
Conditions of Approval attached as Exhibit A to this Resolution.

C. The approval of the Design Review 14-25 shall terminate on November 17, 2015, unless
exercised and actual construction or alteration under valid permits has begun within said
period or a written request has been submitted to the City, prior to the expiration date, for an
extension of time as allowed under the Zoning Ordinance.

The above action is final unless an appeal is filed pursuant to Chapter 17.10 of the Pinole Municipal
Code within ten (10) calendar days following Planning Commission action.



PASSED AND ADOPTED by the Planning Commission of the City of Pinole on this 17" day of
November 2014, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Thomas Brooks, Chair, 2014-2015

ATTEST:

Winston Rhodes, AICP, Planning Manager
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Introduction

The following report evaluates the potential effects of the proposed alterations to the building at
656 Quinan Street, Pinole. The building is located within the Pinole General Plan Old Town
Sub-Area (OTSA) and Old Town Design Guidelines Overlay District, and is over 50 years old;
therefore there is a strong likelihood that the property would meet the criteria to be considered a
historic resources as set forth by the California Environmental Quality Act (CEQA). The
property owners propose to raise the existing structure approximately seven feet, construct a new
ground floor, and rehabilitate the entire building. Because work is being proposed to a potential
historic resource, a project review for compliance with the Secretary of the Interior’s Standards
is required under CEQA and in conformance with the Old Town Design Guidelines Section 7
adopted by the City of Pinole. This report has been prepared by Kimberly Butt, AIA, an
architectural historian and preservation architect who meets the Secretary of the Interior’s
qualification standards for professionals in architectural history and architecture as published in
the Code of Federal Regulations, 36 CFR Part 61.

Methodology

Several site visits to the property have been conducted since March 2014 to photograph and
assess the existing conditions. Additionally, proposed project plans prepared by Interactive
Resources, Inc. and dated October 2014 have been thoroughly reviewed. Minimal archival
research was conducted which included a search for historic maps and historic photographs from
previous residents. Additionally, a meeting with the client and the City of Pinole Planning
Manager, Winston Rhodes, took place on July 11, 2014 to discuss the property and the proposed
project.

Summary of Findings

The proposed project meets the definition of rehabilitation and appears to be consistent with the
Secretary of the Interior’s Standards for the Treatment of Historic Properties and Guidelines for
Rehabilitating Historic Buildings (Secretary’s Standards and Guidelines). The project would not
have a substantial adverse effect on historical resources as defined by CEQA and is therefore
exempt from CEQA as Class 31 categorical exemption as defined in Section 15331 of the CEQA
Guidelines.



Historical Resources and CEQA

Presence of Historical Resources

Section 15064.5(2)(2) of CEQA includes in its definition of historical resources "a resource
included in a local register of historical resources, as defined in section 5020.1(k) of the Public
Resources Code or identified as significant in an historical resource survey meeting the
requirements section 5024.1(g) of the Public Resources Code, shall be presumed to be
historically or culturally significant.” Section 5020.1(k) of the Public Resources Code defines a
local register of historical resources as “a list of properties officially designated or recognized as
historically significant by a local government pursuant to a local ordinance or resolution.”

The City of Pinole does not maintain a historic resources inventory or currently have a Historic
Preservation Ordinance. However, the OTSA is recognized in the General Plan, the Three
Corridors Specific Plan and the Old Town Design Guidelines as being a historic overlay district
which encompasses the historic core of Pinole with numerous extant historic resources. The
General Plan states, “Old Town can be viewed as a unique, cohesive center for community
activity, commerce and recreation. The Old Town area provides a visible, tangible heart to the
City of Pinole with its many historic and cultural resources.”' Additionally, the Three Corridor
Specific Plan identifies one goal to be to “preserve the historic character and resources of Old
Town,” and later asserts that “Old Town Pinole still retains its historic and architectural
character.” The period of significance for Old Town was identified in the Old Town Design
Guidelines as being from 1880 to 1940, which includes the construction of 656 Quinan Street.

656 Quinan Street is not currently listed on the National Register of Historic Places, the
California Register of Historical Resources, or the Contra Costa County Historic Resource
Inventory. Further, a formal historic resource evaluation has not been undertaken for the
property. The building is located within the OTSA and the Old Town Design Guidelines Overlay
District, and is identified in the “City of Pinole Historic Walking Tour,” brochure, which is
available on the City’s website. The brochure identifies both Quinan Street in general as a
location for numerous historic homes and 656 Quinan Street specifically as a noteworthy
building.

1. City of Pinole General Plan, Chapter 3, Community character, 3.0-13
2. City of Pinole, Three Corridors Specific Plan, 2.0-7 and 3.0-1.
3. Ibid. 7.0-22. '
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Because the subject property is within the local OTSA, which for all intents and purposes
identifies a local historic district, and was constructed ca. 1900, the property for the purposes of
this review is to be considered a potentially significant local historic resource as defined by

CEQA.

Determining Significant Effects on Historical Resources

The project has been reviewed and evaluated in this report in accordance with the requirements
of CEQA and the City of Pinole Old Town Design Guidelines. Consistency with the Secretary's
Standards and Guidelines is necessary for a project to receive a Class 31 categorical exemption
from CEQA as specified in Section 15331 of the CEQA Guidelines. That section states as
follows:

Class 31 consists of projects limited to maintenance, repair, stabilization, restoration,
preservation, conservation or reconstruction of historical resources in a manner
consistent with the Secretary of Interior's Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing
Historic Buildings (Weeks and Grimmer,1995).

The CEQA Guidelines provide for various classes of categorical exemptions, including Class 31
exemptions for projects that are limited to rehabilitation of historical resources in a manner
consistent with the Secretary's Standards and Guidelines. However, this exemption cannot be
used where the proposed project may cause a substantial adverse change in the significance of
a historical resource as defined by the CEQA Guidelines in Section 15064.5(b).

The CEQA Guidelines state that physical demolition of a resource by definition constitutes a
“substantial adverse change" and would therefore have a significant adverse effect on the
resource. Furthermore, relocation or “alteration of the resource or its immediate surroundings”
can also constitute a substantial adverse change in the significance of an historical resource if it
would result in “material impairment” of the resource. A project is considered to result in
material impairment when it "alters in an adverse manner those physical characteristics of an
historical resource that convey its historical significance and that justify its inclusion" in the
California Register of Historical Resources (Section 15064.5(b)(2)(A)). However, if the
proposed project would not result in a “material impairment" and is found to be

consistent with the Secretary's Standards and Guidelines, it will qualify for the Class 31
categorical exemption. Inclusive of the recommended changes, it does not appear that the
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proposed project would result in a material impairment and the project appears to be consistent
with the Secretary's Standards and Guidelines, as analyzed in detail below. Therefore, the
project would not have a significant effect on historical resources and is exempt from CEQA.

Building History and Description

The one-and-one-half story, Queen Anne-style cottage at 656 Quinan Street was constructed ca.
1900. The first residents were John and Teresa (Silvas) Curran. The Silvas were one of the first
pioneer families to settle in Pinole and they owned and operated a number of businesses in
Pinole such as: Silvas Haberdasher, the Golden West Hotel and the Post Office.* The building
appears on both the 1910 and 1925 Sanborn Insurance maps (see Figures 1 and 2). On the 1925
map, a garage was extant at the rear of the property. It is unknown when the garage was
demolished or removed from the site, but a new garage was constructed more recently.

The house stands on the west side of Quinan Street, which was developed around the turn of the
twentieth century with numerous modest residences. The simple wood-frame cottage is
essentially rectangular in plan with a full-width wood porch at the front. The porch features
wood turned posts, decorative brackets, a simple spindlework frieze and porch balustrade.
Horizontal dropped wood siding clads the exterior walls and asphalt shingles cover the
combination hipped and gable roof. The building maintains several original double-hung wood
windows with molded wood surrounds. The rear section is slightly more narrow than the front
portion and maintains several non-original aluminum frame windows.

A paved concrete driveway extends across the north side of the lot to the rear detached single-
story garage. The garage is of modern construction and is not original to the site. A small rear
yard completes the parcel which abuts an undeveloped lot with a paved pedestrian trail at the
west side.

Proposed Project
The property owner is proposing to raise the existing building approximately seven feet in order

to increase the height from one-and-one-half stories to two-stories. The ground floor would
function as an office space, and the upstairs would be used for a residential apartment. The new

4. City of Pinole, Historic Walking Tour located online at
http://www.ci.pinole.ca.us/about/docs/Walking Tour Hi Res.pdf
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construction would maintain the existing footprint and provide an office, lobby, restroom and
exterior deck at the ground level, and two bedrooms, a living room, kitchen, bathroom, and
laundry/storage room at the second floor. A new interior stair at the south wall would provide
internal vertical access.

At the exterior the wall extensions would be clad in horizontal dropped wood siding to match the
existing. At the front elevation the existing porch would be raised and a second level constructed
beneath it. The porch addition would share compatible details with the original wood porch and a
new exterior stair would be constructed centered on the entry. Two new windows and an entry
door at the ground floor would align with the existing openings at the second floor. A new
exterior accessible ramp would run along the north wall. Additionally, a refuse container
enclosure clad in horizontal wood siding would be constructed at the west end of the ramp. One
new wood double-hung window would be located in first floor of the north wall, and two new
wood double-hung windows would also be placed in the west end of the north wall at the second
floor. The rear, west elevation would feature the most alterations with four new windows at the
second floor and three new pairs of French doors at the ground floor that would open out to a
wood deck. The south elevation would also feature three new windows at the ground floor and
one new replacement window at the second floor.

Existing, original wood windows will be preserved and rehabilitated. All new doors and
windows will be wood and would feature surrounds similar to the existing. New wall-mounted
exterior lights would be located on at least three sides of the rehabilitated building. Additional
features would include a new bike rack and electric vehicle charging station. Indoor bike storage
would be in the existing garage. No additional work is planned to the existing garage.

Evaluation of Consistency with the Secretary of the Interior’s Standards

In accordance with the requirements of the CEQA, this project is being evaluated for consistency
with the Secretary of the Interior’s Standards for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings
(Weeks and Grimmer, 1995). The project as proposed qualifies as a rehabilitation as defined by
the Secretary’s Standards and Guidelines:

Rehabilitation is defined as the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or
features which convey its historical, cultural, or architectural values.
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Therefore, the relevant Standards are those for rehabilitation, as stated and discussed below. In
addition to the Standards, there are numerous guidelines that expand upon the concepts outlined
in the guidelines and address specific issues that arise in rehabilitation work, including how to
identify, retain, protect, preserve and repair historic building materials and features; how and
when to replace them and how to design appropriate additions and alterations. These guidelines
are numerous and will not all apply to a given project. They will be reference only as-needed.

1. A property shall be used for its historic purpose or be placed in a new use that requires
minimal change to the defining characteristics of the building and its site and
environment.

Comment: The building at 656 Quinan Street has historically been used as a residence.
The proposed use would maintain a residence at the upper floor, while introducing a
compatible office use at the ground floor. The new use requires minimal changes to the
defining characteristics of the building.

2. The historic character of a property shall be retained and preserved. The removal of
historic materials or alteration of features and spaces that characterize a property shall be
avoided.

Comment: The historic character of the property would be retained. Very little historic
materials would be removed. Potentially some wood elements, such as siding, trim, or
window component may be found to be deteriorated beyond repair and would be replaced
in kind. Three existing windows at the crawls space located on the north and south side
elevations will be removed as part of the proposed project. These windows are located on
secondary elevation and are not considered primary character defining features.
Additionally, the three windows are in very poor condition.

3. Each property shall be recognized as a physical record of its time, place, and use.
Changes that create a false sense of historical development, such as adding conjectural
features or architectural elements from other buildings, shall not be undertaken.

Comment: The building would be raised and a new story installed at the ground level.
The new story would feature contemporary compatible components, such as wood
windows, wood doors, exterior lighting, new porch elements, and accessible ramp.
Although the new wall sections would be clad in a horizontal siding to match the
existing, the details and architectural features would be clearly modern, so as not to create
a false sense of historical development.
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4. Most properties change over time; those changes that have acquired historic significance
in their own right shall be retained and preserved.

Comment: There are no changes that have acquired historic significance on the property.

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship
that characterize a property shall be preserved.

Comment: The primary character defining elevations and features of the property would
remain unaltered, such as the horizontal wood siding, the existing double-hung wood
windows, exterior wood trim and the wood porch elements.

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall match the
old in design, color, texture, and other visual qualities and, where possible, materials.
Replacement of missing features shall be substantiated by documentary, physical, or
pictorial evidence.

Comment: Any deteriorated components or features would be replaced in kind. The
original wood windows at the main floor would remain. Some repairs are likely to be
required and Preservation Brief 9 should be consulted. Also, repairs and potentially
replacement may be required for several of the features of the historic wood porch.
Preservation Brief 45 provides guidance to working on historic wood porches.

See Preservation Brief 9: The Repair of Historic Wooden Windows available at
http://www.nps.gov/tps/how-to-preserve/briefs/9-wooden-windows.htm

See Preservation Brief 45: Preservation Historic Wood Porches available at
http://www.nps.gov/tps/how-to-preserve/briefs/45-wooden-porches.htm

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic
materials shall not be used. The surface cleaning of structures, if appropriate, shall be
undertaken using the gentlest means possible.

Comment. No chemical or harsh treatments are proposed.
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8. Significant archeological resources affected by a project shall be protected and preserved.
If such resources must be disturbed, mitigation measures shall be undertaken.

Comment: There are no known archeological resources on the site.

9. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the
old and shall be compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.

Comment: The proposed ground floor addition appears to be compatible with the existing
historic property and its surrounding environment. The building would be raised only half
a story in height in order to create two useable levels. There is a strong precedent for
raising structures on Quinan Street, as many of the neighboring houses have previously
undergone the same treatment. The new work would not increase the overall building
footprint or the building’s relationship to its site and environment. The proposed massing,
size and scale of the alterations would be appropriate to the surrounding historic
buildings. All new work would be clearly contemporary, and no historic materials would
be destroyed.

10. New additions and adjacent or related new construction shall be undertaken in such a
manner that if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

Comment: If the ground floor addition were to be removed in the future the essential form
and integrity of the historic property would be maintained and the historic building would
remain intact.

Conclusion

Based on the above analysis, the proposed project appears to be consistent with the Secretary of
Interior's Standards for the Treatment of Historic Properties with Guidelines for Preserving,
Rehabilitating, Restoring, and Reconstructing Historic Buildings (Weeks and Grimmer, 1995).
Therefore, the project as a whole appears to be exempt from CEQA under Section 15331 of
CEQA as a Class 31 Categorical Exemption and appears to be in conformance with the City of
Pinole Old Town Design Guidelines Section 7.
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Figures

Figure 1: Sanborn Fire Insurance map from 1910.
The subject property is highlighted.
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Figure 2: Sanborn Fire Insurance map from 1925,
The subject property is highlighted.
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Figure 4: Current view of the front of 656 Quinan Street.
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Figure 5: View of the north and west sides of the house. Note: Demolition was undertaken
by the previous owner at the northwest corner and crawl space.

Figure 6: View of the south side of the building looking northwest.
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Figure 7: View of the driveway at the north side of the house
looking west toward the detached garage.

Figure 8: View of the south side of the detached garage looking
Jrom the adjacent property and across the rear yard.

656 Quinan Street Secretary of the Interior’s Standards Compliance Report Page | 12
Interactive Resources Project No. 2014-017



Figure 9: Streetscape of Quinan Street looking northwest. Source: Google Maps

Figure 10: Streetscape of Quinan Street looking southwest. Source: Google Maps.
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Figure 11: Existing window condition at the crawl space. Figure 12: Existing non-original aluminum window
at the south wall
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white lowers
5] Clematls jackmanii 1gal 2 Vine tor picket lence, karge
le flowers
[543 Container plantings Misc ‘TBD Plantings for on porch
[} Geum 1zl 19 Low follage, tatl yeliow
“Banana Daiguiri® flowers
GR Geramium 1 gal 16 Large blue flowers, low,
“Rozanne” spreading follage
[113 Hardenbergia viclacea | 5 gal 2 Vine for back and stde
fences, purple flowers
[’y Incarvillea arguia 1gal 4 Long blooming perennlat
with profuse pink flowers
[ Irts 1gal 8 (Old-fashioned bearded iris
“Buckwhear” with yellow flowers
u Lagerstroemeia 15 gal. 3 Drought tolerant tre, large
“Natchez standard whita flowars, pretty bark
OF Osmanthus fragrans 5gl 2 Dark green shrub with
fragrant white flowers
P8 Peanisetum 1gal 30 Low grass with soft.
messiacum feathery flowers
“Red Bunny Tails"
[3 Pistachia chinensis 15 gal, 2 Drought tolerant tree with
standard excelient fal color
Py Phormium 5 gal 8 Arching colorful strap-
Jester leaved perennial
PS Pitrosporum Sgal 8 Uptight. stiver-leaved,
“Sflver Sheen’ screening shrub
RG Rose Sgal F Arching shrub race with
“Golden Celebration’ lai nt yellow firs
RR Rose Sgal 1 Climbing rote with large
‘Royal Sunset” warm toned-flowers
SH Stachys ¢ 32 Evergreen lamb’s ears,
Helon Von Stein" fuzzy lolizge
WF Wisteria floribunda Sgal 2 Deciduous vice far arbor,
large fragrant purple firs

. Arbor with raized deck

- New fence with 2° trellis at top
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