

 AGENDA FOR THE 


 
 


CITY OF PINOLE PLANNING COMMISSION  
REGULAR MEETING  


 
Monday, January 25, 2021 


7:00 P.M.  
 Via Zoom Videoconference 
___________________________________________________________________________________ 
 


DUE TO THE STATE OF CALIFORNIA’S DECLARATION OF EMERGENCY – THIS 
MEETING IS BEING HELD PURSUANT TO AUTHORIZATION FROM GOVERNOR 
NEWSOM’S EXECUTIVE ORDERS – CITY COUNCIL AND COMMISSION 
MEETINGS ARE NO LONGER OPEN TO IN-PERSON ATTENDANCE.  
 
WAYS TO WATCH THE MEETING 


• LIVE ON CHANNEL 26. The Community TV Channel 26 schedule is published on the 
City’s website at www.ci.pinole.ca.us. The meeting can be viewed again as a retelecast 
on Channel 26. 


• VIDEO-STREAMED LIVE ON THE CITY’S WEBSITE, www.ci.pinole.ca.us. and remain 
archived on the site for five (5) years. 


• If none of these options are available to you, or you need assistance with public 
comment, please contact Planning Manager David Hanham at (510) 724-8912 or 
dhanham@ci.pinole.ca.us. 


 
COMMENTS 
Please submit public comments to Planning Staff before or during the meeting via email 
dhanham@ci.pinole.ca.us. Comments received before the close of the item will be read into the 
record and limited to 3 minutes. Please include your full name, city of residence and agenda 
item you are commenting on. 
 
 
  



http://www.ci.pinole.ca.us/

mailto:dhanham@ci.pinole.ca.us

mailto:dhanham@ci.pinole.ca.us
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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) 724-8912.  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. 
 
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.  
 
NOTE FOR VIDEOCONFERENCE MEETINGS: Public comments may be submitted to Planning Staff 
before or during the meeting via email dhanham@ci.pinole.ca.us. Comments received before the close of 
the item will be read into the record and limited to 3 minutes. Please include your full name, city of 
residence and agenda item you are commenting on. 
 
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 and the 
Planning Commission may act to confirm, modify, or reverse the action of the Planning Manager. The 
cost to appeal a decision is $500 and a minimum $2,500 deposit fee.  
 
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 jurisdiction 
and not otherwise listed on the agenda.  Planning Commissioners may discuss the 
matter brought to their attention, but by State law (Ralph M. Brown Act), action must be 
deferred to a future meeting.  Time allowed: five (5) minutes each. 


 
D1. 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. 


 
D2. MEETING MINUTES: 
 


1. Planning Commission Meeting Minutes from December 14, 2020 
 


 



mailto:dhanham@ci.pinole.ca.us
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E. PUBLIC HEARINGS: 
 


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 held over to the next meeting. 


 
1.  Pinole Square (Appian 80) Shopping Center – Parcel Map 651-21 


 
Request:  Consideration of a Parcel Map for the purpose merging 7 parcels into 


three located  the Appian 80 Shopping Center at 1201-1577 Tara Hills 
Drive in the CMU district. The project includes the merger of 7 parcels 
into 3 parcels for the purpose of allowing the applicant to establish Lease 
Lines (condomininums) for the suite located on the south end of the 
property, the Safeway store and fuel station and for the group of buildings 
located on the west side of the property 


 
 Applicant:  AMS Associates, Inc. 
  801 Ygnacio Valley Road, Suite 220 
  Walnut Creek, CA 94563 


 
Location:  1201-1577 Tara Hills (APN: 402-282-002, 06, 07, 08, 09, 10, 14, 19) 
 
Planner:  David Hanham 


 
2.  Zoning Code Text Amendment Adding Chapter 17.28, Historic Preservation 


Overlay, to the Municipal Code and Adopting Old Town Design Guidelines – ZCA 
21-01 
 
Request:  Consideration of a Zoning Ordinance Text Amendment for creating a 


Historic Preservation Overlay (HPO) District.  The District will define 
areas of the City of Pinole that have historic significance. The Ordinance 
will create standards of development within borders as described in 
Exhibit A of the Old Town Design Guidelines, as well as properties that 
may be subsequently added to the HPO district. 


 
 Applicant:  City of Pinole 
  2131 Pear Street 
  Pinole, CA 94564 
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Location:  Old Town Pinole as defined in the Old Town Design Guidelines, and 
applicable citywide 


 
Planner:  David Hanham 
 
 


F. OLD BUSINESS:  
 


None 
 
 
G. NEW BUSINESS:  
 


None 
 
 


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


1. Verbal Updates of Projects 
 
 
I. COMMUNICATIONS: 
 


 
J. NEXT MEETING:  
 


Planning Commission Regular Meeting, February 22, 2021 at 7:00PM  
 
 


K. ADJOURNMENT  
 
 
POSTED: January 20, 2021 
 
 
 
_________________________________ 
David Hanham 
Planning Manager 







  


 


               December 14, 2020    1 


DRAFT 1 


 2 


MINUTES OF THE REGULAR MEETING 3 


PINOLE PLANNING COMMISSION 4 


 5 


December 14, 2020 6 


 7 


DUE TO THE STATE OF CALIFORNIA’S DECLARATION OF EMERGENCY – THIS 8 


MEETING WAS HELD PURSUANT TO AUTHORIZATION FROM GOVERNOR 9 


NEWSOM’S EXECUTIVE ORDERS – CITY COUNCIL AND COMMISSION MEETINGS 10 


WERE NO LONGER OPEN TO IN-PERSON ATTENDANCE.  THE MEETING WAS 11 


HELD VIA ZOOM TELECONFERENCE. 12 


 13 


 14 


A.        CALL TO ORDER:    7:00 P.M. 15 


 16 


B. PLEDGE OF ALLEGIANCE AND ROLL CALL 17 


 18 


Commissioners Present: Benzuly, Moriarty, Wong, Chair Kurrent     19 


      20 


Commissioners Excused:   Flashman  21 


 22 


Staff Present:   David Hanham, Planning Manager 23 


    Alex Mog, Assistant City Attorney   24 


 25 


C. CITIZENS TO BE HEARD 26 


 27 


 Planning Manager Hanham reported no comments had been received via e-mail 28 


to be read into the record.   29 


 30 


D. MEETING MINUTES:  31 


 32 


1. Planning Commission Meeting Minutes from November 30, 2020  33 


 34 


MOTION by a Roll Call Vote to adopt the Planning Commission Meeting Minutes 35 


from November 30, 2020, as submitted.   36 


 37 


 MOTION:   Moriarty  SECONDED:  Benzuly            APPROVED: 4-1 38 


                  ABSENT: Flashman  39 


                             40 


E. PUBLIC HEARINGS:  None  41 


 42 


F. OLD BUSINESS:  None  43 


 44 


G. NEW BUSINESS: 45 
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1. 2021 Planning Commission Schedule  1 


 2 


The Planning Commission acknowledged the receipt of the 2021 Planning 3 


Commission Schedule, with consensus to revise the meeting date scheduled for 4 


December 20, 2021 to December 13, 2021. 5 


 6 


MOTION by a Roll Call Vote to approve the 2021 Planning Commission Schedule, 7 


as modified, with the scheduled meeting date for the month of December 2021 to be 8 


revised to read:  December 13, 2021.   9 


 10 


 MOTION:   Moriarty  SECONDED:  Benzuly            APPROVED: 4-1 11 


                  ABSENT: Flashman  12 


                             13 


H. CITY PLANNER’S / COMMISSIONERS’ REPORT   14 


 15 


1. Verbal Updates of Projects  16 


 17 


Mr. Hanham reported staff was moving forward with the project proposed at 2801 18 


Pinole Valley Road with public notifications to be mailed to those residents within 19 


a one-thousand foot radius around the project site for a potential Zoom public 20 


meeting.  Staff continued to work with the applicants of the former Kmart Center 21 


with new applications anticipated in the new year.  Staff was also working with an 22 


affordable housing developer for property located at 811 San Pablo Avenue for 32 23 


units.   24 


 25 


Mr. Hanham advised the Planning Commission that recent state housing 26 


legislation, including Senate Bill (SB) 35, would mean that there would be no public 27 


hearings other than design review hearings for applicants who complied with all of 28 


the findings for some of the affordable housing projects.  He would be sending out 29 


a Request for Proposal (RFP) in January for SB 2 funds for a consultant to review 30 


the General Plan, the Environmental Impact Report (EIR), and the Specific Plan to 31 


create objective standards so that when projects were submitted the City had some 32 


objective standards to apply.  Additionally, the Planning Department continued to 33 


see an increase in permit requests and the City had received money from the 34 


League of California Cities for the Housing Element Update, with an RFP to be 35 


sent out in February or March.   36 


 37 


Mr. Hanham further reported that staff anticipated more information around 38 


February 2021 as to when in-person meetings could return to the Council 39 


Chambers.   40 


 41 


Commissioner Moriarty clarified with Mr. Hanham that there had been an 42 


application for a 29-unit apartment complex with an additional 10,000 square-foot 43 


addition to a commercial building for property located at 2801 Pinole Valley Road. 44 


 45 


 46 
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Commissioner Moriarty asked staff to provide links for updates and other 1 


information on the referenced state legislation, and Mr. Hanham explained that he 2 


hoped to have information available in the next month.   3 


 4 


Chair Kurrent noted the League of California Cities had state legislative information 5 


available on its website.   6 


 7 


Assistant City Attorney Alex Mog further confirmed there were some links that 8 


could be shared with the Planning Commission.   9 


 10 


Mr. Hanham also reported that recruitment for the vacancies on the Planning 11 


Commission would be re-opened with a new notice to be posted on the City 12 


website in January.      13 


 14 


Commissioner Moriarty clarified with Mr. Hanham that the Old Town Design 15 


Guidelines would be posted on the City website.  She reiterated the Chair’s request 16 


for a list/spreadsheet of the status of all approved projects at the next Commission 17 


meeting, which Mr. Hanham confirmed would be provided, and she asked the 18 


Assistant Town Attorney for confirmation as to whether or not she and 19 


Commissioner Flashman must recuse themselves from future discussions of the 20 


Old Town Design Guidelines given the proposed Historic Preservation Overlay 21 


District. 22 


 23 


Mr. Mog stated he would follow-up with each Commissioner via e-mail.   24 


 25 


Commissioner Moriarty also requested consideration of a joint meeting with the 26 


City Council but recognized that may be better suited when everyone could resume 27 


meeting in-person.  In addition, she asked of the status of funds in the Tree 28 


Mitigation Fund, and Mr. Hanham hoped to have information soon which could e-29 


mailed to the Commission.   30 


 31 


I. COMMUNICATIONS: None  32 


 33 


J. NEXT MEETING 34 


 35 


The next meeting of the Planning Commission to be a Regular Meeting to be held 36 


on Monday, January 25, 2021 at 7:00 P.M.   37 


 38 


K. ADJOURNMENT:  7:24 P.M.       39 


 40 


 Transcribed by:  41 


 42 


 43 


 Sherri D. Lewis  44 


 Transcriber  45 







Item E1 
 


  


 
TO:   PLANNING COMMISSION MEMBERS 
 
FROM:  David Hanham, Planning Manager 
 
SUBJECT:  Tentative Map for Pinole Square (aka Appian 80) Shopping Center 


 
DATE:   January 25, 2021 


 
 


Applicant: 
AMS Associates 
801 Ygnacio Valley Road 
Walnut Creek, CA 94563 
 


Property Owner: 
Carl Goldstone 
Hillsboro Properties, Inc. 
San Mateo, CA 94406 


Project:          Parcel Map  
File:                MS 651-21 


Location:     1201-1577 Tara Hills  
APNs:          402-282-002, 06, 07, 08, 09, 10, 14, 19 


General Plan: Service Sub-Area (SSA) Specific Plan* 
Specific Plan:  Appian Way /Service Sub-Area (SSA) / Commercial Mixed Use CMU 
Zoning:            CMU/HDRO, Commercial Mixed-Use/High Density Residential Overlay 
 


 
BACKGROUND 
The site encompassing 1201 -1577 Tara Hills currently consists of eight (8) separate legal parcels. The 
applicant is proposing to merge eight (8) of those lots into one (1) parcel, which would result in there 
being three (3) separate legal parcels on the site. The request for a lot merger is a minor subdivision 
under Chapter 16.12 of the Municipal Code. The Planning Commission is the approving authority for this 
minor subdivision request. 
  


Memorandum  







STAFF MEMO 
PLANNING COMMISSION MEETING 
JANUARY 25, 2021  PAGE 2 


  
 
 


Figure 1. Site Location 
 
 


 
 
 


 


Direction from Project Site Land Use 


North Tara Hills Drive, Medical Office, Retail Commercial  


West Existing Single-Family Residential subdivision  


South Interstate 80 


East Medical Office, Appian Way, Retail Commercial 


 
The site is bound by Tara Hills Drive to the north and Appian Way to the east. Surrounding land uses 
include a shopping center to the north, across Tara Hills Drive, a medical office building (Bay Area Laser 
Cosmetic Surgery Center) to the east, and a single-family residential neighborhood to the west. I-80 is 
located approximately 150 feet to the south of the site. While the topography of the developed portions 
of the project site are relatively level, the topography in the vicinity of the site slopes to the northwest, 
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towards San Pablo Bay. South of the southern site boundary, the ground surface slopes downward, 
creating a wide gully between the project site and I-80. 
 
The project site currently houses a Safeway store and other commercial properties. In 2020 the City 
Council, after review by the Planning Commission, approved an application to redevelop the project site. 
The proposed lot merger will not change or alter the previously approved entitlements for the 
redevelopment of the project site, including the addition of new commercial structures and a fueling 
station.   
 
ANALYSIS  
The applicant is proposing to merge eight (8) parcels into one (1) single parcel. The resulting merger would 
enable the applicant to lease portions of the parcel for individual commercial spaces within the parcel 
without the limitations imposed by the existing lot lines. 
 
The project proposes to maintain access and shared resources parcels on the site. The parcel map includes 
a private access and utility easement that would maintain circulation access between the subdivided 
parcels. A reciprocal parking agreement shall also be required as a condition of approval to maintain 
shared parking access between the parcels (See Attachment A). A sign easement area is proposed for the 
possible location of a monument sign. A draft condition of approval has been added to ensure that the 
sign easement area be configured to satisfy clear vision requirements for safe line of site and facilitate a 
future conforming monument sign design (See Attachment A). All instruments to implement easements 
and agreements shall be recorded with the final map. 
 
Section 66474 of the Subdivision Map Act 
 
A legislative body of a city or county shall deny approval of a tentative map, or a parcel map for which a 
tentative map was not required, if it makes any of the following findings:   
 


4. (a)That the proposed map is not consistent with applicable general and specific plans as 
specified in Section 65451. 


(b) That the design or improvement of the proposed subdivision is not consistent with 
applicable general and specific plans. 


(c) That the site is not physically suitable for the type of development. 
(d) That the site is not physically suitable for the proposed density of development. 
(e) That the design of the subdivision or proposed improvements are likely to cause 


substantial environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat. 


(f) That the design of the subdivision or type of improvements is likely to cause serious 
public health problems. 


(g) That the design of the subdivision or the type of improvements will conflict with 
easements, acquired by the public at large, for access through or use of property within the 
proposed subdivision. In this connection, the governing body may approve a map if it finds 
that alternate easements, for access or for use, will be provided, and that subsection shall 
apply only to easements of record or to easements established by judgment of a court of 
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competent jurisdiction and no authority is hereby granted to a legislative body to determine 
that the public at large has acquired easements for access through or use of property within 
the proposed subdivision. 


 
After reviewing Findings, A-G, Staff has determined that none of these finding can be made and that this 
map meets the existing standards of the City of Pinole. Municipal Code section 16.12.040 designates the 
Planning Commission as the decision making body for this type of tentative map. 
 
General Plan Consistency  
The Service Sub-Area (SSA) General Plan designation for Appian Way is intended to maintain and enhance 
existing land uses while providing land use flexibility to encourage new private investment and additional 
development. For the Appian Way Corridor, a major objective is to maintain and enhance the regional 
gateway area into the City of Pinole and capitalize on freeway access to upgrade existing development 
and attract a desirable mix of commercial services and residential uses.  
 
The project helps to implement numerous policies within different elements of the General Plan including 
the Community Character Element, Land Use and Economic Development Element, Circulation Element, 
Health and Safety Element, the Natural Resources and Open Space Element, and the Sustainability 
Element. Applicable policies are provided below.  
 
Community Character Element 


 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. 


Land Use and Economic Development Element 


POLICY LU.1.1: Increase land use diversity along the San Pablo Avenue, Pinole Valley Road and Appian 
Way corridors; reduce residential density on large land holdings designated for Suburban Residential 
land use; and maintain other land use designations for a variety of residential, commercial, light 
industrial, recreational, open space and public purposes which (1) protect environmental resources; (2) 
provide a mix of housing types, densities and tenure; (3) ensure that a variety of commercial and 
industrial goods, services and employment opportunities are available; and (4) offer a range of 
recreational and public facilities to meet the needs of residents. 
 
POLICY LU.1.2 Require all proposed projects to be consistent with the General Plan and other applicable 
development standards established by the Specific Plan(s) or the City’s Zoning Code. 
 
The project is compatible with the vision of the Service Sub-Area General Plan designation as no changes 
in use are being proposed as part of the project. Additionally, the division of the site will provide more 
opportunities and flexibility for to develop the site. 
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The establishment of access easements on the property and integration of a reciprocal parking 
agreement, as proposed in the draft conditions of approval, would establish circulation and parking 
connections between each of the subdivided parcels that maintain an interconnected site. 
 
Zoning Consistency  
The Zoning designation of the site will remain unchanged. The one lot shall maintain the Commercial 
Mixed Use (CMU) designation. The project does not include changes of use or exterior modifications to 
the site. 
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt per Section 15315 Minor Land Divisions of the California 
Environmental Quality Act Guidelines in that it is a division of property in urbanized areas zoned for 
residential, commercial or industrial use into four or fewer parcels when the division is in conformance 
with the General Plan and Zoning, no variances or exceptions are required, all services and access to the 
proposed parcels to local standards are available, the parcel was not involved in a division or a larger 
parcel within the previous two (2) years, and the parcel does not have an average slope greater than 
twenty (20) percent. 
 
STAFF RECOMMENDATION 
Staff recommends that the Planning Commission take the following actions after holding a public hearing. 
 
Adopt Resolution 21-01 Approving a Tentative Map MS 651-21 for the Pinole Square Shopping Center 
Project; 
 
 
ATTACHMENTS 
Attachment A Resolution 21-01 with Exhibit A: Conditions of Approval 
Attachment B Parcel Map received December 23, 2020 


 







 
PLANNING COMMISSION RESOLUTION 21-01 
WITH EXHIBIT A: CONDITIONS OF APPROVAL 


 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PINOLE, COUNTY OF 
CONTRA COSTA, STATE OF CALIFORNIA, APPROVING A TENTATIVE PARCEL MAP (MS 
651-21) TO MERGE EIGHT (8) PARCELS INTO ONE (1), 1201-1577 TARA HILLS DRIVEAPN:  
402-282-002, 06, 07, 08, 09, 10, 14, 19 
 


WHEREAS AMS Engineering, on behalf of Mark Goldstone, Pinole Square, has filed an 
application for a Tentative Parcel Map (MS 651-21) with the City of Pinole to establish a one (1) lot 
subdivision at 1201-1577 Tara Hills Drive; and 


 
WHEREAS the Planning Commission of the City of Pinole is the appropriate authority to 


hear and act on this project; and 
        
 WHEREAS the property is located within the Appian Way corridor of the Three Corridors 
Specific Plan and is zoned Commercial Mixed Use (CMU) in the Service Sub Area; and  
 
 WHEREAS the project meets the criteria for a Categorical Exemption as Minor Land 
Divisions pursuant to Section 15315 of the California Environmental Quality Act (CEQA) Guidelines; 
and 
 
 WHEREAS, The Planning Commission of the City of Pinole has conducted a duly noticed 
public hearing to consider MS 651-21 on January 25, 2021, and.  
 


  WHEREAS, after the close of 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.  
 
 NOW, THEREFORE, the Planning Commission hereby finds that: 
 


1. The tentative parcel map is consistent with the General Plan and Three Corridors Specific 
Plan in that the subdivision of the lot does not change the uses on site and is consistent with 
General Plan Goals and Policies found in the Community Character and Land Use and 
Economic Development Element.  
 


2. The vesting tentative parcel map, as conditioned, is consistent with the Three Corridors 
Specific Plan and Zoning Code, in that the zoning designation for the parcels remains 
unchanged and the current allowable uses remains unchanged: and 
 


3. The project complies with applicable regulatory requirements for a minor subdivision. 
 


4. The subdivision request is Categorically Exempt from CEQA pursuant to Section 15315 of 
the CEQA Guidelines because it involves a minor land division of less than four parcels 
within an urbanized area consistent with the General Plan and zoning and the property does 
not have an average slope greater than 20 percent.  


  
NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of Pinole: 
   


A. Hereby approves MS 651-21 as provided in the staff report, and subject to the Conditions of 
Approval attached as Exhibit A to this Resolution. 
  







 


B. The approval of MS 651-21 shall expire on January 21, 2023, unless exercised 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 25th day of 
January 2021, by the following vote: 


                                            
  
 AYES:  
 NOES:   
 ABSTAIN:      
 ABSENT:  


                   
           _________________________________ 


David Kurrent, Chair, 2020-2021 
                           
ATTEST:  
 
 
________________________________ 
David Hanham, Planning Manager 
 







EXHIBIT A 
PLANNING COMMISSION RESOLUTION 21-01 CONDITIONS OF APPROVAL 


Planning Commission Report      1 of 2 
January 25, 2021 


Tentative Parcel Map      
MS 651-21 


Timing/ 
Implementation 


Enforcement/ 
Monitoring 


Verification 
(date 
and 


Signature) 


1. The project shall be consistent with the vesting tentative parcel map date-
stamped received February 25, 2019 unless otherwise specified in these 
conditions of approval and shall be consistent with all applicable federal, 
state & local laws, including the California Subdivision Map Act and 
pertinent sections of the Pinole Municipal Code.. 


On-Going Development 
Services 


Department  


2. The owner shall hold harmless the City, its Council Members, its 
Planning Commission, officers, agents, employees, and representatives 
from liability for any award, damages, costs and fees incurred by the City 
and/or awarded to any plaintiff in an action challenging the validity of this 
permit or any environmental or other documentation related to approval 
of this permit.  The owner further agrees to provide a defense for the City 
in any such action. 


On-Going Development 
Services 


Department 


3. The applicant shall have a Final Parcel Map, prepared by a person 
authorized to practice land surveying in California, delineating all parcels 
created or deleted and all changes in lot lines (as per Section 16.12.190 
of the Municipal Code). The Final Parcel Map shall be submitted for 
review and approval by the City Engineer prior to recordation.  


Prior to 
Recordation of 


a Final Map 


Development 
Services 


Department 


4. The sign easement area at the entry of the site from Tara Hills Drive shall 
be placed in a location to ensure compliance with clear vision 
requirements for safe line of sight as required under the Pinole Municipal 
Code. The sign easement area shall be submitted for review and 
approval by the City Engineer as part of the final map. The easement 
area location shall facilitate future monument sign placement consistent 
with the requirements of Chapter 17.52 of the Municipal Code. 


Prior to 
Recordation of 


a Final Map 


Development 
Services 


Department 
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Planning Commission Report      2 of 2 
January 25, 2021 


Tentative Parcel Map      
MS 651-21 


Timing/ 
Implementation 


Enforcement/ 
Monitoring 


Verification 
(date 
and 


Signature) 


5. A reciprocal access and parking agreement shall be prepared for review 
and approval by the City Attorney and City Engineer. The agreement 
shall ensure shared access from Tara Hills Drive to each of the three 
proposed parcels and shared access between each of the parcels 
included within the Final Map. The agreement shall also ensure shared 
parking for users of each of the three parcels included within the Final 
Map.  The easement agreement shall be recorded concurrently with the 
recordation of the final parcel map. 


Prior to 
Recordation of 


a Final Map 


City Attorney 
and 


Development 
Services 


Department 


6. All easements identified in the Vesting Tentative Parcel Map, including 
the private reciprocal access and parking agreement and the utility 
easement, shall be recorded concurrently with the Final Parcel Map.  


Prior to 
Recordation of 


a Final Map 


Development 
Services 


Department 


7. The final map shall identify all existing utilities and easements affecting 
each of three established parcels.  


Prior to 
Recordation of 


a Final Map 


Development 
Services 


Department 


8. Mutual access to utilities between parcels shall be maintained where 
there are interdependent utility connections, where one parcel requires 
access to a component of the utility on another parcel to maintain 
operations, and where it is required to preserve the general health, safety 
and welfare of the occupants on site. 


On-Going Development 
Services 


Department 


9. The applicant shall deposit funds with the City to pay for the review and 
processing of the Final Map. The amount of the deposit shall be 
determined by the City Engineer. 


Prior to 
Recordation of 


a Final Map 


Development 
Services 


Department 







OWNER'S STATEMENT 


THE UNDERSIGNED, BEING A PARTY HAVING A RECORD INTEREST IN THE LANDS 


DELINEATED AND EMBRACE WITHIN THE HEAVY BLACK LINES UPON THIS MAP, DOES 


HEREBY CONSENTS TO THE PREPARATION AND RECORDATION OF THE SAME; 


AS OWNER: 


APPIAN 80, LP 


BY: 


ITS: 
--------------


AS OWNER: 


PINSQUARE 1 LLC 


BY: 


ITS: 


AS OWNER: 


PINSQUARE 2 LLC 


BY: 


ITS: 


SURVEYOR'S STATEMENT 


THIS MAP WAS PREPARED BY ME OR UNDER MY DIRECTION AND IS BASED UPON A 
FIELD SURVEY IN CONFORMANCE WITH THE REQUIREMENTS OF THE SUBDIVISION 


MAP ACT AND LOCAL ORDINANCE AT THE REQUEST OF APPIAN 80,LP, ON JANUARY, 
2020. I HEREBY STATE THAT THIS PARCEL MAP SUBSTANTIALLY CONFORMS TO THE 
APPROVED OR CONDITIONALLY APPROVED TENTATIVE MAP. ALL THE MONUMENTS 
ARE OF THE CHARACTER AND OCCUPY THE POSITIONS INDICATED AND WILL BE 


SUFFICIENT TO ENABLE THE SURVEY TO BE RETRACED. 


12/22/2020 


DATE 


PARCEL MAP 
FOR 26 COMMERCIAL CONDOMINIUM UNITS 


BEING A SUBDIVISION OF THOSE LANDS AS SHOWN ON THAT 
RECORD OF SURVEY "RS 3750" FILED FOR RECORD ON OCTOBER 


20, 2015 IN BOOK 151 OF LICENSED SURVEYOR MAPS AT PAGE 22, 
CONTRA COSTA COUNTY RECORDS AND LYING WITHIN THE 


CITY OF PINOLE 


CONTRA COSTA COUNTY, STATE OF CALIFORNIA 


DECEMBER , 2020 


CONSISTING OF THREE SHEETS 


a;s 
ASSOC/A TES, INC. 


801 YGNACIO VALLEY ROAD, SUITE 220 
WALNlJT CREEK, CALIFORNIA 94563 


CITY SURVEYORS STATEMENT 


I, VINCENT H. CUNHA, CITY CONTRACT SURVEYOR OF THE CITY OF PINOLE, COUNTY 


OF CONTRA COSTA, STATE OF CALIFORNIA, HEREBY STATE THAT I HAVE EXAMINED 


THIS MAP ENTITLED "PARCEL MAP, CITY OF Pl OLE, COUNTY OF CONTRA COSTA, 


STATE OF CALIFORNIA", THAT SAID SUBDIVISION IS SUBSTANTIALLY THE SAME AS IT 


APPEARED ON THE TENTATIVE MAP, AND ANY ARPROVED ALTERATIONS THEREOF, AS 


APPROVED BY THE CITY OF PINOLE PLANNING COMMISSION ON 


2020 AND THAT THE MAP IS TECHNICALLY CORRECT. 


VINCENT H. CUNHA, L.S. 4520 
CITY CONTRACT SURVEYOR 


DATE 


CITY ENGINEER'S STATEMENT 


------


I, TAMARA C. MILLER, CITY ENGINEER OF THE CITY OF PINOLE, COUNTY OF CONTRA 


COSTA, STATE OF CALIFORNIA, HEREBY STATE THAT I HAVE EXAMINED THIS MAP 


ENTITLED "PARCEL MAP, CITY OF PINOLE, COUNTY OF CONTRA COSTA, STATE OF 


CALIFORNIA", THAT SAID SUBDIVISION IS SUBSTANTIALLY THE SAME AS IT 


APPEARED ON THE TENTATIVE MAP, AND ANY APPROVED ALTERATIONS THEREOF, 


AS APPROVED BY THE CITY OF PINOLE PLANNING COMMISSION ON 
-----


2020. 


THAT ALL OF THE PROVISIONS OF STATE LAW AND LOCAL ORDINANCE APPLICABLE 


AT THE TIME OF APPROVAL OF THE TENTATIVE MAO HAVE BEEN COMPLIED WITH. 


TAMARA C. MILLER, R.C.E. 41813 
CITY ENGINEER 


DATE 


CITY CLERK'S STATEMENT 


I, HEATHER IOPU, CITY CLERK OF THE CITY OF PINOLE, COUNTY OF CONTRA COSTA, 


STATE OF CALIFORNIA, DO HEREBY STATE THAT THE ABOVE AND FOREGOING MAP 


ENTITLED "PARCEL MAP" WAS PRESENTED TO SAID CITY PLANNING COMMISSION, AS 


PROVIDED BY LAW, AT A REGULAR MEETING THEREOF HELD ON THE __ DAY OF 


____ , 2020, AND THAT SAID CITY COMMISSION DID THEREUPON BY RESOLUTION 


DULY PASSES AND ADOPTED AT SAID MEETING, (RESOLUTION NO.------� 


APPROVE SAID MAP AND DO ACCEPT ON BEHALF OF THE PUBLIC ALL EASEMENTS SHOWS 


THEREON FOR PUBLIC USE. 


I ALSO HEREBY STATE THAT ALL AGREEMENTS AND SURETY AS REQUIRED BY LAW TO 


ACCOMPANY THE WITHIN MAP AVE BEEN APPROVED BY THE CITY COUNSEL OF PINOLE 


AND ARE FILED IN MY OFFICE. 


IN WITNESS THERETO I HAVE HEREUNTO SET MY HANDS THIS 


2020. 


HEATHER IOPU 
CITY CLERK 
CITY OF PINOLE 
COUNTY OF CONTRA COSTA 
STATE OF CALIFORNIA 


DATE 


DAY OF 
----


CLERK OF THE BOARD OF SUPERVISORS STATEMENT 


I HEREBY STATE AS CHECKED BELOW, THAT: 


A TAX BOND ASSURING PAYMENT OF ALL TAXES WHICH ARE NO A LIEN, 


□ BUT NOT YET PAYABLE HAS BEEN RECEIVED AND FILED WITH THE BOARD
OF SUPERVISORS OF CONTRA COSTA COUNTY, STATE OF CALIFORNIA


□ ALL TAXES DUE HAVE BEEN PAID, AS CERTIFIED BY THE COUNTY
REDEMPTION OFFICER


DAVID J. TWA 
CLERK OF THE BOARD OF SUPERVISORS 
AND COUNTY ADMINISTRATOR 
COUNTY OF CONTRA COSTA 
STATE OF CALIFORNIA 


BY: 


DEPUTY CLERK 


COUNTY RECORDERS STATEMENT 


THIS MAP ENTITLES "PARCEL MAP, CITY OF PINOLE, COUNTY OF CONTRA COSTA, 


STATE OF CALIFORNIA" IS HEREBY ACCEPTED FOR RECORDATION SHOWING A CLEAR 


TITLE AS SUBDIVISION GUARANTEE MADE BY PLACER TITLE COMPANY, CONTRA COSTA 


COUNTY, DATED THE_ DAY OF _____ , 2020, AND AFTER EXAMINING THE 


SAME, I DEEM THAT SAID MAP COMPLIES IN ALL RESPECTS WITH THE PROVISIONS OF 


STATE LAW AND LOCAL ORDINANCES GOVERNING THE FILING OF SUBDIVISION MAPS. 


FILED AT THE REQUEST OF THE CITY OF PINOLE, CONTRA COSTA COUNTY, AT __ _ 


ON THE DAY OF _____ 2020 IN BOOK __ OF PARCEL MAPS, AT PAGE 


___ IN THE OFFICE OF THE COUNTY RECORDER OF THE COUNTY OF CONTRA 


COSTA, STATE OF CALIFORNIA. 


DOCUMENT NO. 
-------


JOSEPH E. CANCIAMILLA 
COUNTY RECORDER, COUNTY OF CONTRA COSTA 
STATE OF CALIFORNIA 


BY: 


19-134 SHEET 1 OF 3 
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Item E2 
 


  


 
TO:   PLANNING COMMISSION MEMBERS 
 
FROM:  ALEX MOG, ASSISTANT CITY ATTORNEY  
     
SUBJECT:  ZONING CODE TEXT AMENDMENT ADDING CHAPTER 17.28, HISTORIC 


PRESERVATION OVERLAY, TO THE MUNICIPAL CODE AND ADOPTING 
OLD TOWN DESIGN GUIDELINES 
 


DATE:  January 25, 2021 


 
 


File: Zoning Code Amendment 


Applicant: 
City of Pinole 
2131 Pear St. 
Pinole, CA 94564 


 
REQUEST 
 
Staff requests the Planning Commission recommend approval to the City Council of a 
Zoning Code text amendment (ZCA 21-01) to add Chapter 17.28, Historic Preservation 
Overlay, to the Municipal Code and adopt the Old Town Design Guidelines.  
 
BACKGROUND 
 
The City Council previously directed the Municipal Code Update Subcommittee to 
consider whether the City should adopt a historic preservation ordinance for Pinole. 
There are existing state and federal programs for historic preservation, but cities are 
also authorized to enact their own local historic preservation programs. The 
Subcommittee met three (3) times in fall of 2020 to consider different options for 
preserving historic structures in Pinole, and the proposed ordinance is the result of 
those discussions. The Subcommittee recommended the proposed ordinance be 
forwarded to the Planning Commission for review and recommendation to the City 
Council.  
 
The City’s General Plan and the Three Corridors Specific Plan currently have various 
goals and policies related to historic preservation, including:  
 


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


Memorandum  
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o Policy 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.  


• Goal CC.4: Promote a greater awareness of and sensitivity toward Pinole’s historical 
heritage.  
o PolicyCC.4.2 Establish and promote programs that identify, maintain and protect 


buildings, sites or other features of the landscape possessing historic or cultural 
significance.  
▪ Action CC.4.2.1 Pursue recognition of eligible historic properties by the 


National Register of Historic Places and California Register of Historical 
Resources, and consider a variety of ways to identify and document historic 
buildings and properties throughout the city. Action CC.4.2.2 Maintain an up-
to-date inventory of existing historic resources, including artifacts, structures, 
sites, areas and natural phenomena. Map the location of historic districts and 
historic and natural resources. Action CC.4.2.3 Establish a program to identify 
historical structures, places and events in recognition of their status. This 
program may include the use of signs, monuments, public art and interpretive 
exhibits.  


o Policy CC.4.3 The City shall take all possible precautions to ensure that no action 
by the City results in the loss of the irreplaceable archaeological record present 
in Pinole's planning jurisdiction and shall work with the County toward that end.  
▪ Action CC.4.3.1 Establish review procedures for development projects that 


recognize the history of the area in conjunction with state and federal laws. 
▪ Action CC.4.3.2 Establish a Historic Preservation Ordinance to provide for the 


appropriate development and maintenance of historic resources and  
 
However, enforcing these goals and policies through the design review process can be 
difficult because only three structures in Pinole have been designated as historic. The 
Bank of Pinole (2361 San Pablo Avenue) and the Fernandez House (100 Tennent 
Avenue) are both listed on the National Register of Historic Places. Additionally, the 
Downer Home (2711 San Pablo Avenue) is identified in the General Plan as a historic 
structure. Except for these structures, the City’s ability to apply the historic preservation 
goals and policies in the General Plan is currently limited. 
 
Some communities have created local historic preservation ordinances to help preserve 
historic structures. These ordinances generally require structures to be designated as 
landmarks on a case by case basis. Structures designated as landmarks are then 
subject to strict regulations regarding proposed changes. While those types of 
ordinances are effective at preserving a designated landmark, they requires 
considerable work (and generally a historic survey conducted by a professional) to 
identify structures to be designated as historic. The proposed ordinance takes a 
different approach, and instead requires projects within a specified zone to go through 
enhanced design review.  
 







STAFF MEMORANDUM 
PLANNING COMMISSION MEETING 
JANUARY 25, 2021   


  
 


3 


 


ANALYSIS 
 
The purpose of the proposed ordinance is to ensure enhanced design review is applied 
to projects that will impact historic buildings and structures. The ordinance 
accomplishes this goal by creating a historic preservation overlay (“HPO”) zone. An 
overlay is a type of supplemental zoning designation that establishes regulations 
additional to those contained in the underlying zoning for the property. For example, 
Pinole currently has a high density residential overlay that requires property within the 
overlay to be developed at a minimum density of 21 units/acre, even when the 
underlying zoning district allows less density.  
 
A historic preservation overlay zone requires properties included in the overlay to go 
through additional review before certain development can occur on the property, 
including alterations to existing structures. The inclusion of a property within a historic 
preservation overlay is different than the designation of a property as a historic 
landmark. A property is generally designated as a historic landmark after a thorough 
review of its historic significance. In contrast, a property may be included in a historic 
preservation overlay because it is considered potentially historic, or is located in an area 
with other historic properties.  
 
The proposed ordinance would implement the following program to support historic 
preservation efforts: 


 
1. Properties are designated for inclusion within the HPO Zone by the City Council. 
2. When a project is proposed on a property located within the HPO Zone, the 


Zoning Administrator must determine whether the proposed project would impact 
any cultural resources located on that property.  


3. If the project would impact a cultural resource, the project is required to comply 
with special design guidelines.  


4. The special design guidelines are applied through the otherwise applicable 
Administrative Design Review or Comprehensive Design review process.  


 
The initial HPO Zone would apply to the area commonly known as Old Town Pinole, a 
map of which is included as Attachment B. The Map is somewhat difficult to read, and 
staff is preparing a clearer map to share with the Commission during the meeting.  The 
draft ordinance also establishes a process to add new properties to the HPO Zone in 
the future, upon a recommendation by the Planning Commission and approval by the 
City Council. Importantly, a property does not have to be contiguous to the existing HPO 
Zone to be added to the HPO Zone.  
 
The draft ordinance defines a cultural resource as any site, place, building, structure, 
sign, work of art, natural feature or other object with historical, archaeological, cultural, 
architectural, community, aesthetic or artistic heritage significance to the public for one 
of the following reasons: 
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1. It embodies distinctive characteristics of style, type, period or method of 
construction; 


2. It contributes to the significance of a historic area;  
3. It embodies elements of architectural design, detail materials or craftsmanship 


that represents a significant structural or architectural achievement or innovation; 
or 


4. It is identified with persons or events significant in local, state, or national history.  
 
The decision of the Zoning Administrator that a project would impact a cultural resource 
may be appealed to the Planning Commission.  
 
Under the draft ordinance, projects that will impact a cultural resource are required to 
comply with special design guidelines. A project could impact a cultural resource 
because it directly involves changes to the resource (such as an exterior renovation) or 
indirectly due to the proximity of the proposed project to the resource.  
 
The City Council adopted Old Town Design Guidelines in 1997, and a copy of those 
guidelines is attached as Attachment C. It is unclear whether these guidelines were ever 
implemented, but at the very lease they have not be utilized regularly for at least the last 
ten years. Additionally, the design guidelines as adopted were not mandatory for 
buildings in Old Town, and compliance with the guidelines was simply “strongly 
encouraged”. The proposed ordinance will ensure the application of these special 
design guidelines moving forward. Any project in the HPO Zone that impacts a cultural 
resource will be required to comply with the design guidelines. Compliance will the 
guidelines will continue to be encouraged for all other projects in the HPO Zone.    
   
California Environmental Quality Act (CEQA) compliance.  
 
The proposed amendments are exempt from CEQA based on the rule set forth in CEQA 
Guidelines Section 15061(b)(3) that CEQA applies only to projects which have the potential 
for causing a significant effect on the environment. As a series of text amendments and 
additions, it can be seen with certainty that there is no possibility that the Zoning Code text 
amendment will have a significant effect on the environment.  
 
CONCLUSION 
STAFF RECOMMENDATION 
 
That the Planning Commission approve Resolution 21-02 recommending that the City 
Council Adopting a of Zoning Code Text Amendment Adding Chapter 17.28, Historic 
Preservation Overlay, to the Municipal Code and Adopting Old Town Design Guidelines 
 
ATTACHMENTS 


  
 


A. Resolution Recommending that the City Council Adopt a Zoning Code Text 
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Amendment Adding Chapter 17.28, Historic Preservation Overlay, To the Municipal 
Code and Adopting Old Town Design Guidelines 


B. Map of Proposed Historic Preservation Overlay  
C. Old Town Design Guidelines  
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PLANNING COMMISSION RESOLUTION NO. 21-02 


 


A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PINOLE  


RECOMMENDING THAT THE CITY COUNCIL ADOPT AN ORDINANCE ADDING 


CHAPTER 17.28, HISTORIC PRESERVATION OVERLAY, TO THE MUNICIPAL 


CODE AND ADOPTING OLD TOWN DESIGN GUIDELINES 


 


 WHEREAS, historic buildings and structures are those which are reminders of past eras, 


events and persons important in local, state or national history, or which provide significant 


examples of architectural styles of the past, or are unique; and 


 


 WHEREAS, historic buildings and structures are irreplaceable assets to the City and its 


neighborhoods, and an important element of Pinole’s identify; and 


 


 WHEREAS, the General Plan includes goals of maintaining Pinole’s unique qualities 


and sense of place to preserve the established historic and small-town character of the city, as 


well as promoting a greater awareness of and sensitivity toward Pinole’s historical heritage; and 


 


 WHEREAS, in order to implement these goals, the General Plan calls on the City to 


establish review procedures for development projects that recognize the history of the area in 


conjunction with state and federal laws and consider adoption of a historic preservation 


ordinance; and 


 


 WHEREAS, the purpose of design review is to promote the orderly and harmonious 


growth of the city, to encourage development in keeping with the desired character of the city, 


and to ensure physical and functional compatibility between uses; and 


 


 WHEREAS, every development project in the City is required to go through design 


review; and  


 


 WHEREAS, the proposed ordinance would create a Historic Preservation Overlay Zone 


(the “HPO Zone”) within the City; and  


 


 WHEREAS, the proposed ordinance would requires properties included in the HPO 


Zone to go through additional historic review before development projects could occur on the 


property, including alterations to existing structures; and 


 


 WHEREAS, if a proposed project within the HPO Zone would impact a cultural 


resource, the project would be required to comply with special design guidelines; and 


 


 WHEREAS, inclusion within the Historic Preservation Overlay would not change the 


types of uses allowed on the property; and  


 


 WHEREAS, properties within the area commonly known as Old Town Pinole would be 


included within the HPO Zone; and 







 WHEREAS, the Planning Commission held a duly noticed public hearing to consider the 


proposed amendments to the Zoning Code on January 25, 2021, at which time all interested 


persons had the opportunity to be heard; and  


 


 WHEREAS, the Planning Commission finds that the proposed amendments to the 


Zoning Code are consistent with and support the Pinole General Plan by helping to preserve 


historic structures, enhance Pinole’s unique qualities and sense of place, and promote a greater 


sensitivity toward Pinole’s historical heritage.  


 


NOW THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Pinole 


that the above recitals are true and correct, and incorporated herein by reference. 


 


BE IT FURTHER RESOLVED, that the Planning Commission of the City of Pinole hereby 


recommends that the City Council: 


 


1.  Adopt an ordinance adding Chapter 17.12, Historic Preservation Overlay, to the 


Municipal Code as set forth in Exhibit A, attached hereto and incorporated herein by reference;  


 


2. Designate the properties identified in the map attached hereto as Exhibit B and 


incorporated herein by reference for inclusion within the Historic Preservation Overlay Zone;  


 


3. Adopt the Old Town Design Guidelines as set forth in Exhibit C, attached hereto and 


incorporated herein by reference; 


 


4. Find that the proposed amendments are exempt from CEQA based on the rule set forth in 


CEQA Guidelines Section 15061(b)(3) that CEQA applies only to projects which have the 


potential for causing a significant effect on the environment. As a series of text amendments and 


additions, it can be seen with certainty that there is no possibility that the Zoning Code text 


amendment will have a significant effect on the environment.  


 


PASSED AND ADOPTED by the Planning Commission of the City of Pinole on this 25th day 


of  January, 2021, by the following vote: 


 


AYES:   


NOES: 


ABSTAIN: 


ABSENT:  


 


      _____________________________ 


Chair 


ATTEST: 


 


_______________________________________ 


Planning Manager 
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EXHIBIT A 


 


Chapter 17.28 Historic Preservation Overlay (HPO) District  


 


17.28.010 Purpose.  


17.28.020 Cultural Resources Definition  


17.28.030 Historic Preservation Overlay (HPO) Designation  


17.28.040 Designation Process 


17.28.050 Determination of Existence of a Cultural Resource 


17.28.060 Special Guidelines for Design Review 


17.28.070 Demolition  


17.28.080 Hardship Exemption  


17.28.080 Applicability  


17.28.100 Public Hearings 


17.28.110 Incentives 


 


17.28.010 Purpose.  


 


The general purpose of the Historic Preservation Overlay (HPO) District is to promote the 


preservation and rehabilitation of historic buildings in Pinole. Historic buildings are those which 


are reminders of past eras, events and persons important in local, state or national history, or 


which provide significant examples of architectural styles of the past, or are unique and 


irreplaceable assets to the City and its neighborhoods. 


 


17.28.020 Cultural Resources Definition  


 


As used in this chapter, “Cultural Resource” means any site, place, building, structure, sign, 


work of art, natural feature or other object with historical, archaeological, cultural, architectural, 


community, aesthetic or artistic heritage significance to the citizens of the City, the State of 


California, or the nation for one of the following reasons: 


 


A.  It embodies distinctive characteristics of style, type, period or method of construction, or 


is a valuable example of the use of indigenous materials or craftsmanship, or 


 


B.  It contributes to the significance of a historic area being a geographically definable area 


possessing a concentration of historic or scenic properties or thematically related 


grouping of properties or properties which contribute to each other and are unified 


aesthetically by plan or physical development, or 


 


C.  It embodies elements of architectural design, detail materials or craftsmanship that 


represents a significant structural or architectural achievement or innovation; or 


 


D. It is identified with persons or events significant in local, state, or national history. 


 


17.28.030 Historic Preservation Overlay (HPO) Designation  


 







A.  There is hereby created a Historic Preservation Overlay, which shall be used to designate 


on the City’s Zoning Map properties that are possibly worthy of preservation because of 


the cultural resource(s) located on the property. 


 


B. Permitted and conditional uses, allowable density and development standards for 


properties designated with the Historic Preservation overlay shall the same as is required 


for the underlying zone district, except as otherwise provided for in this Chapter.   


 


17.28.040 Designation Process 


 


A.  The Zoning Administrator, Planning Commission, or City Council may initiate 


proceedings to add the HPO zone designation to a property.  After the process is initiated, 


the Zoning Administrator shall prepare information regarding the cultural resource(s) 


located on the property, as appropriate, and present such information to the Planning 


Commission for consideration.   


 


B. The Planning Commission may recommend to the City Council, after public hearing, the 


inclusion of properties within the HPO zone.  


 


C. The City Council shall consider the recommendation of the Planning Commission and 


may, after a public hearing, designate by ordinance properties to be included within the 


HPO Zone.  


 


D. A property shall only be included within the HPO zone if the approval findings required 


by Section 17.12.190 for Zoning Code Amendments are made. 


 


17.28.050 Determination of Existence of a Cultural Resource 


 


A. For any project proposed on a property located within the HPO Zone, prior to the 


occurrence of any design review, the Zoning Administrator shall determine whether the 


project would result in changes to a cultural resource on the property.  


 


B. The Zoning Administrator shall notify the applicant of the determination in writing. The 


Zoning Administrator’s decision may be appealed pursuant to Section 17.10.070.  


 


17.28.060 Special Guidelines for Design Review 


 


A. Any proposed project within the HPO Zone that would result in changes to a cultural 


resource on the property shall comply with the Old Town Design Guidelines, as adopted 


and amended by the City Council from time to time.  


 


B. Administrative Design Review or Comprehensive Design Review shall not be approved 


for any project that does not comply with the Own Told Preservation Design Guidelines, 


if the project is subject to such guidelines.  


 


17.28.070 Demolition  







 


No structure on a property located within the HPO Zone shall be demolished unless the Zoning 


Administrator first determines in writing that either:  


 


A. The structures is not a Cultural Resource pursuant to Section 17.28.50; or 


 


B. The structure cannot be feasibly remodeled or rehabilitated in a manner which would 


allow a reasonable use of or return from the property to the property owner. 


 


The Zoning Administrator’s decision may be appealed pursuant to Section 17.10.070.  


 


17.28.080 Hardship Exemption  


  


If the applicant presents facts clearly demonstrating to the satisfaction of the reviewing authority 


that compliance with the Old Town Design Guidelines will work immediate and substantial 


hardship because of conditions peculiar to the particular structure or other feature involved, the 


reviewing authority may approve the application even though it does not meet the standards set 


forth in this Chapter. Nothing herein shall excuse compliance with any other applicable 


requirement of this Code.  


  


17.28.090 Applicability  


 


None of the provisions of this chapter shall prevent any measures of construction, alteration or 


demolition necessary to correct the unsafe or dangerous condition of any structure, other feature, 


or part thereof, where such condition has been declared unsafe or dangerous by the Building 


Official or the Fire Marshal, and where the proposed measures have been declared necessary, by 


such official to correct the condition; provided, however, that only such work as is necessary to 


correct the unsafe or dangerous condition may be performed pursuant to this section.  


 


17.28.100 Public Hearings 


 


Notice of the public hearings required by this chapter shall be given in the same manner as 


required by 17.10.050.  


 


17.28.110 Incentives 


 


The City Council may authorize the following incentives to the owners of  properties located 


within the HPO Zone in order to encourage and facilitate preservation of historic structures:  


 


A. Enact the Mills Tax Act to provide a reduction in property taxes; 


 


B.   Provide rehabilitation grants and low interest loans for facade improvements in the Old 


Alvarado commercial district; and 


 


C.   Provide rehabilitation loans for low and moderate income homeowners. 







EXHIBIT B







EXHIBIT C






































































































































































































































