AGENDA FOR THE

CITY OF PINOLE PLANNING COMMISSION
REGULAR MEETING

Monday, June 28, 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

e 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.

e 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 emalil
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.
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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.

D. MEETING MINUTES:

=

Planning Commission Meeting Minutes irom May 24, 202]]
2. Planning Commission Meeting Minuies from June 7, 2077

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.
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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. Comprehensive Design Review DRZI-05 SAHA Aparimenig

Request: Consideration of a Comprehensive Design Review for the purpose of
constructing 33 units for low-income households that consist of 29 one-
bedroom apartments and 4 two-bedroom units. The complex will provide
management offices for the residents with an outdoor courtyard connecting
a community garden and children’s area. The complex will provide 16
parking spaces as well as a community room with kitchen and computer
station amenities for its residents.

Applicant:  Satellite Affordable Housing Associates
Location: 811 San Pablo Avenue (402-166-030)
1835 Alcatraz Avenue
Berkeley, CA 94703

Planner: David Hanham

F. OLD BUSINESS:

1. Belection of Alfernate Tor Planning Commission Subcommiiied

G. NEW BUSINESS:

1. Amended Planning Commission Schedule for 2077

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

1. Verbal Updates of Projects

. COMMUNICATIONS:
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J. NEXT MEETING(S):

Planning Commission Regular Meeting, July 12, 2021 at 7:00PM (if approval is provided
for the Amended Planning Commission Schedule for 2021)

Planning Commission Regular Meeting, July 26, 2021 at 7:00PM

K. ADJOURNMENT

POSTED: June 24, 2021

David Hanham
Planning Manager



DRAFT

MINUTES OF THE REGULAR MEETING
PINOLE PLANNING COMMISSION

May 24, 2021

DUE TO THE STATE OF CALIFORNIA’S DECLARATION OF EMERGENCY - THIS
MEETING WAS HELD PURSUANT TO AUTHORIZATION FROM GOVERNOR
NEWSOM’S EXECUTIVE ORDERS — CITY COUNCIL AND COMMISSION MEETINGS
WERE NO LONGER OPEN TO IN-PERSON ATTENDANCE. THE MEETING WAS

HELD VIA ZOOM TELECONFERENCE.

CALL TO ORDER: 7:05P.M.

PLEDGE OF ALLEGIANCE AND ROLL CALL

Commissioners Present:  Benzuly, Flashman, Kurrent, Martinez, Wong, Vice Chair
Moriarty, Chair Banuelos

Commissioners Absent:  None

Staff Present: Tamara Miller, Development Services Director
David Hanham, Planning Manager
Misha Kaur, Senior Project Manager
Alex Mog, Assistant City Attorney

CITIZENS TO BE HEARD

The following speaker submitted written comments via email that were read into
the record and would be filed with the agenda packet for this meeting: Rafael
Menis.

Commissioner Flashman expressed her appreciation for the kind comments Mr.
Menis had attributed to her in his e-mail.

MEETING MINUTES:

1. Planning Commission Meeting Minutes from April 26, 2021
Commissioner Moriarty reported that during a recent City Council meeting there had

been a comment about the quality of the City Council meeting minutes. The speaker
had also mentioned the quality of the Planning Commission minutes and she had

1 May 24, 2021
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agreed that Planning Commission minutes were exceptional and she appreciated
the work of the minute-taker in recording the meeting.

MOTION by a Roll Call Vote to adopt the Planning Commission Meeting Minutes
from April 26, 2021, as submitted.

MOTION: Flashman SECONDED: Moriarty APPROVED: 6-0-1
ABSTAIN: Benzuly

PUBLIC HEARINGS:

1. Zoning Code Amendment 21-02, Specific Plan Amendment 21-01
Update Use Definitions for Dental Office

Request:  Consideration of a Zoning Ordinance Amendment and
Specific Plan Amendment to add “dental office” to the Office,
Business and Professional” use definition in Section
17.22.020 (F) (40) of the City of Pinole Zoning Ordinance and
the “Office — Business and Professional” use definition in
Chapter 11, Definitions of the Three Corridors Specific Plan

Applicant: Navjeet Chahal
2300 Henry Avenue
Pinole, CA 94564

Location: 2300 Henry Avenue (APN: 401-410-010)
Planner: David Hanham

Planning Manager David Hanham presented the staff report dated May 24, 2021,
and recommended the Planning Commission adopt Resolution 21-06
recommending the City Council approve a Zoning Ordinance Amendment to
amend the definition of “Office-Business and Professional” in Section 17.22.020
(F) (40) of the Pinole Zoning Code and Chapter 11 of the Three Corridors Specific
Plan.

Responding to the Commission, Mr. Hanham clarified the permitted uses in the
Public/Quasi-Public/Institutional (PQI) Zoning District and the staff rationale for
adding “dental office” to the Office-Business and Professional Zoning District, as
outlined in the staff report. The property located at 2300 Henry Avenue was
currently zoned PQI. On parcels zoned PQI located within the Old Town-Sub Area
of the Pinole Valley Road Corridor, Office - Business and Professional was a
permitted use, but Medical Service — General was prohibited. The applicant
desired to open a dental office on the site which required a zoning change.

2 May 24, 2021
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Mr. Hanham explained that dental offices involved less traffic than medical offices
and staff wanted to keep the area with as little traffic as possible and stay within
the PQI Zoning District. The subject parcel had been a dental office and dental
lab in the past and people were familiar with the site as a dental office. While a
complete zoning change could be considered if the Planning Commission so
desired, staff determined a dental office would have the least impact on the Zoning
Code and there had been a dental office on the parcel in the past.

Mr. Hanham also clarified the building occupancy would not change unless the
building was expanded in size, which would require design review or a Conditional
Use Permit (CUP) depending on the use. From a Professional Office use to a
dental office, as an example, the occupancy would not change since the building
would remain the same size. If however the building were to be demolished and
if the use changed, it would be subject to the allowable uses permitted within the
classifications in the Zoning Code and within the Three Corridors Specific Plan.

Mr. Hanham clarified that Office-Business and Professional was a permitted use
within the Zoning District and by allowing dental offices to that district it would
become a permitted use. The subject parcel was not a public facility zoned PQI.

Assistant City Attorney Alex Mog explained that the proposal was not intended to
change the PQI Zoning but to change the definition of what was included within
the Office-Business and Professional Zoning District. The Zoning Text and
Specific Plan Amendments would apply to any parcel citywide where Office-
Business and Professional was currently an allowed use.

Mr. Hanham further clarified that while the subject parcel was situated adjacent to
a school, it was located on a separate parcel. The Kaiser Permanente parcel was
zoned Office-Professional Mixed-Use (OPMU).

PUBLIC HEARING OPENED

Navjeet Chahal, 2300 Henry Avenue, Pinole, explained that the parcel had been
occupied by a dental lab in the past and opening a dental office/clinic would have
no impact on the use since it would be a minimal change. The Zoning Ordinance
Text and Specific Plan Amendments, as proposed, would permit a dental office.

Ed Klotz, reiterated the parcel had previously been occupied by a dental lab and
surrounded by other health industry giants, such as Kaiser Permanente. The PQI
District allowed hospitals as a permitted use and it had been a strange twist that
medical and dental offices were not fully permitted at that location. He agreed with
staff that adding the dental office use definition to the Office-Business and
Professional Zoning District would allow the best use of the property.

3 May 24, 2021
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The following speaker submitted written comments via email that were read into
the record and would be filed with the agenda packet for this meeting: Rafael
Menis.

PUBLIC HEARING CLOSED

The Planning Commission discussed Zoning Code Amendment 21-02, Specific
Plan Amendment 21-01 and offered the following comments and/or direction to
staff:

e Understood the intent had always been that the parcel would remain the
way it was but suggested it should have been included in the Office-
Business and Professional District. Recognized the parcel had been
occupied by a dental lab in the past and suggested the Zoning Text and
Specific Plan Amendments would essentially repair a planning error with
little impact on the area. (Banuelos)

e Uncertain the staff approach was the best solution in that if dental offices
were to be included in the Office — Business and Professional use definition
dental laboratories should be included and permitted as well. Found there
were no differences between Medical Offices and regular offices. Pointed
out that Pinole Business Park included a Lifeline Medical facility amongst
the surrounding businesses which had not created any issues. (Kurrent)

Mr. Hanham read into the record the definition for Medical Services General, which
uses were not permitted in the PQI Zoning District Old Town-Sub Area. Medical
Services Hospital, as defined, would be permitted in the PQI Zoning District. For
the City of Pinole, all of the uses in the PQI Zoning District were either schools, a
library, a church located on San Pablo Avenue and some dental offices which were
located in either OPMU or the CMU Zoning Districts. The subject parcel was the
only parcel within the PQI Zoning District which had anything other than that on it.
He reiterated the staff rationale for the Zoning Ordinance Text and Specific Plan
Amendments and the intent not to conduct a major rewrite of the land use
classifications other than to amend what was allowed without going through a
complete overhaul. Staff was of the opinion the recommended process was
simpler but it was the prerogative of the Planning Commission to provide direction.

e Accepted the staff recommendation as the quickest way for the applicant to
open their office. Supported the staff recommendation but would also like
to see dental laboratories be included in the allowed uses. Suggested with
the next General Plan update the subject parcel should be flagged as
needing a permanent solution as opposed to a piecemeal approach.
(Kurrent)

4 May 24, 2021
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Agreed with the concerns raised by Commissioner Kurrent but recognized
that a singular parcel was involved and the change would not affect other
parcels in the PQI Zoning District. Had there been impacts to other parcels,
a more rigorous discussion would have been required. Appreciated the staff
effort to create an easier approach but agreed it should be done right in the
future. At this time, she was neutral on the recommendation to include
dental laboratories in the allowed uses. (Moriarty)

Not opposed to the general idea of the recommendation offered by
Commissioner Kurrent, although noted when the general public searched
for the Zoning District description there could be an issue. Pursuant to the
information provided on the City’s website, the PQI Zoning District had no
information in the description about offices, leading to potential confusion.
Per the current discussion, Offices were allowed in the PQI Zoning District
although the City’s website did not include the same information. (Wong)

Expressed concern if the Zoning Code Text and Specific Plan Amendments
were approved, as proposed by staff, it may impact all properties that were
zoned in this way, and the piecemeal repair may lead to greater problems.
Would have preferred a solution that was specific to the subject parcel.
Noted that hospital and emergency care was allowed whereas preventative
care, which was oftentimes more necessary in the community, was not,
which should be discussed in the future, such as the types of medical uses
that would be allowed. (Flashman)

Mr. Hanham understood that when the PQI Zoning District had been developed it
had been developed for all city facilities and it was possible the subject parcel had
been lumped in since it had always been a Professional Office or a Medical Office,
and never a PQI use or a school. He reiterated the staff rationale for bringing the
item forward and the challenges involved with making changes to the Zoning Code.

Suggested including dental laboratories as an allowed use would depend
on the size since it could jump to different occupancy criteria, but recognized
the size of the subject parcel would prevent a potential dental laboratory
from becoming too large. Supported the staff recommendation and while
there may be some impact to other properties in the future, there would
likely be more flexibility involved than with the subject parcel. (Banuelos)

Expressed concern that the staff recommendation could set a precedent for
other properties, and while supportive of a dental office would like to see
the zoning be corrected properly. (Martinez)

Mr. Hanham commented that based on the uses, the subject parcel would likely
have only two uses that were consistent with the General Plan and would include
CMU or OPMU uses; however, OPMU was not an option in the Old Town-Sub

5 May 24, 2021
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Area since it was not a zoning category allowed in the Old Town-Sub Area of the
Three Corridors Specific Plan. It would likely be a CMU use, and while
Professional Offices and Medical Service General were allowed in the CMU Zoning
District, everything else permitted within the CMU Zoning District would also apply.
By leaving the zoning classification of PQI alone, everything permitted or not
permitted remained the same, and adding dental office to the definition changed
that use from a non-permitted to a permitted use and did not change anything else,
which was very different from changing the entire zoning classification from a CMU
to a PQI Zoning District.

e Recommended the definition of dental office be included in the Office,
Business and Professional Zoning District and not be stricken from the
Medical Services definition of the Three Corridors Specific Plan, as shown
in Chapter 11, Section 11.1 Definitions of Attachment 3 to the staff report.
While he would have preferred a long-term approach, if this action worked
for the applicant, he could support the staff recommendation subject to his
recommendations. (Kurrent)

Speaking to Attachment 3, Amended Sections of Three Corridors Specific Plan,
Chapter 11.1 Definitions, Medical Services, Mr. Hanham confirmed the definition
could be revised to read:

Medical Services — General. Facilities primarily engaged in furnishing
outpatient medical, mental health, surgical and other personal health
services, but which are separate from hospitals (e.g. medical and dental
laboratories, medical, dental and psychiatric offices, out-patient care
facilities, allied health service).

MOTION by a Roll Call Vote to adopt Resolution No. 21-06, A Resolution of the City
of Pinole Planning Commission Recommending that the City Council Approve an
Ordinance Amending the Definition of “Office-Business Professional” in Section
17.22.020 (F) (40) of the Pinole Zoning Code and Chapter 11 of the Three Corridors
Specific Plan, subject to the following modification:

e Attachment 3, Amended Sections of Three Corridors Specific Plan, Chapter
11, 11.1. Definitions, Medical Services, to be revised to read:

Medical Services — General. Facilities primarily engaged in furnishing
outpatient medical, mental health, surgical and other personal health
services, but which are separate from hospitals (e.g. medical and dental
laboratories, medical, dental and psychiatric offices, out-patient care
facilities, allied health service).

MOTION: Flashman SECONDED: Wong APPROVED: 7-0

6 May 24, 2021
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OLD BUSINESS: None

NEW BUSINESS:

1. Review of Draft Five-Year Capital Improvement Plan for Consistency
with the General Plan

Request: Review of the Draft 2021/22-2025/26 City Capital
Improvement Plan for Consistency with the City’s General
Plan

Project Staff: Tamara Miller/Misha Kaur

Development Services Director Tamara Miller introduced the item, clarified there
may be more evolution and changes to the Draft Five-Year Capital Improvement
Plan (CIP), and introduced Senior Project Manager Misha Kaur.

Senior Project Manager Misha Kaur provided a PowerPoint presentation of the
Proposed Capital Improvement Plan (CIP) for Fiscal Year 2021/22-2025/26 which
provided an overview of the 29 planned citywide public improvement projects in
the categories of facilities, parks, sanitary sewer, stormwater and roads, with six
new projects, three of which had been proposed for FY 2021/22. The background
and purpose of the CIP, General Plan conformity, and the new projects proposed
for FY 2021/22 were all highlighted in detalil.

Responding to the Commission, Ms. Miller and Ms. Kaur clarified the following:

e The West Contra Costa Transportation Advisory Committee (WCCTAC)
had recommended some funding to the City of Pinole for the design of the
Appian Way Complete Streets Project, although the construction phase was
unfunded.

e A slurry seal project that had been included in the prior years’ CIP list had
been completed this fiscal year.

e Some of the projects would include start and end dates to provide greater
narrative on the status of the projects.

e Arecent presentation to the City Council of the CIP list of projects identifying
project status and progress could also be made available to the Planning
Commission via a link to the same information.

e For Project No. FA2002, Electric Vehicle Charging Stations, the City was

working to leverage grants from the Metropolitan Transportation
Commission (MTC) with $20,000 identified as local match funding.

7 May 24, 2021
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For Project No. FA1901, Senior Center Auxiliary Parking Lot, the parking lot
would include the installation of charging stations.

For Project No. PA2001, Bocce Ball Court, the Pinole Rotary Club had
identified the bocce ball court as its Centennial Project, with the project to
be funded through different grant sources.

The City had considered adding solar and would continue to review solar
opportunities.

For Project No. FA1702, Citywide roof repairs and replacement, the project
had been identified by a roofing company, repairs would be required prior
to consideration of any solar, and while some members of the City Council
supported solar opportunities there were regulations associated with the
ability to generate power via solar required to be offset by the use of power.
Staff had discussed solar opportunities with MTC and Marin Clean Energy
(MCE). The project may be added to the unfunded project list and would
continue to be monitored.

Measure S included a pattern of funding for a modest amount of pothole
repairs in the City ranging from $20,000 to $50,000 each year. The Public
Works Department had purchased a specialty piece of equipment for patch
paving and would be conducting a more formalized pothole repair program.
The ongoing budget for pavement funding also allowed for the purchase of
asphalt material and staff promised the City Council when the equipment
was purchased that it would be on the road for approximately six weeks a
year to patch potholes using a technique to facilitate slurry seal projects.

For Project No. RO2501, Residential Slurry Seal, the City funded between
$250,000 and $300,000 in slurry seal projects every other year. In 2020,
the City funded almost $800,000 in slurry seal projects having paired two
projects and expanded them into the list of roads for 2022, which allowed
the City to do larger projects, obtain overall lower bid pricing, and maximize
staff resources. If funding was increased, the size of projects could be
increased and staff would be looking at the available federal and state
stimulus funding to determine whether the projects could be made larger.

The Pinole Valley Underground District had impacted Pinole Valley Road
and its cul-de-sacs. There were rules associated with the funding sources
for the project which had used Rule20A funds. While the pavement
serviceability of the road on Pinole Valley Road would be like a new road
and patching would be done by the contractor, the cul-de-sacs would be a
challenge and the City would have to wait until after the job was complete
before deciding how to optimize the spending on the cul-de-sacs. An area
of the pavement towards the south end of the project would also have to be

8 May 24, 2021
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evaluated to see how it could be optimized. All of the sidewalk work done
using Rule20A funds would be Americans with Disabilities Act (ADA)
compliant.  Staff would look at the project once complete, and
acknowledged there would be funding demands on the City to try to
harmonize what was new and old in the area. Staff hoped the work would
be complete in the next 60 days.

e Forthe Hercules-Pinole Wastewater Treatment Plant, the cities of Hercules
and Pinole had the foresight to realize the construction project would have
an impact on the road and had included specific language in the Fiscal
Agreement each city had signed that stipulated for whatever life was lost
due to the construction project each city would pay half. The Hercules-
Pinole Wastewater Subcommittee would meet on May 26, 2021 to discuss
funding for the Tennant Avenue Rehabilitation Project and the budget
documents had been included in the Planning Commission packet. The
City of Hercules and the Sewage Enterprise Fund would be putting monies
towards that project. Given the service demands, the road was an
expensive project. Slurry seal provided three years of service life and the
option was to rehabilitate the pavement sections to produce a road with a
ten- to twelve-year service life.

PUBLIC COMMENTS OPENED

The following speaker submitted written comments via email that were read into
the record and would be filed with the agenda packet for this meeting: Rafael
Menis.

Responding to public comment with respect to Project No. RO2501, Residential
Slurry Seal and Project No. RO2401, Cape Seal, Ms. Miller explained the City used
StreetSaver software which optimized recommendations and took the Pavement
Condition Index (PCI) scored by the field personnel and mapped it over time so
that during the Five-Year Budget report, a specific road would be scheduled for
slurry seal repair based on the methodology and algorithm that projected the
serviceability of the pavement itself. She also clarified that slurry seal was weather
dependent and a road could not be slurry sealed during wet and cold weather.

PUBLIC COMMENTS CLOSED

The Planning Commission discussed the Draft Five-Year CIP and offered the
following comments and/or direction to staff:

¢ Recommended that Project No. FA2002, Electric Vehicle Charging Stations
and Project No. FA1901, Senior Center Auxiliary Parking Lot, be combined
to provide greater funding capabilities and consideration of solar. For
Project No. FA1702, Citywide roof repairs and replacement, suggested the

9 May 24, 2021
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inclusion of solar on the roof of City Hall should be considered to provide
more efficiency and investment in green technology. For Project No.
PA2001, Bocce Ball Court and Project No. PA1704 Prepare a Park Master
Plan, supported a Park Master Plan, but questioned the cost of the bocce
ball court given the condition of city streets. Encouraged the support of
funding for the Bocce Ball Court via community organizations to potentially
reduce costs. (Martinez)

e Requested a list/matrix of completed CIP projects and the status of each.
(Moriarty)

e Agreed a list/matrix of completed CIP projects and the status of each project
should be provided. Liked the potential inclusion of solar and adding solar
to the unfunded project list. Acknowledged the concerns with the cost of
the bocce ball courts but recognized the identified funds for the project must
be used for parks only. (Flashman)

e Found the Draft Five-Year CIP to be a positive report and was excited to
see the upcoming projects come to fruition. (Banuelos)

MOTION by a Roll Call Vote to adopt Resolution No. 21-07, A Resolution of the
Planning Commission of the City of Pinole Recommending the City Council of the
City of Pinole Find that the Proposed Capital Improvement Plan for Fiscal Years
2021/2022 Through 2025/2026 is in Conformance with the City of Pinole General
Plan.

MOTION: Flashman SECONDED: Kurrent APPROVED: 7-0

CITY PLANNER’S /| COMMISSIONERS’ REPORT

1. Verbal Updates of Projects

Mr. Hanham reported the application for 811 San Pablo Avenue for 33 units of 100
percent affordable housing would come to the Planning Commission during its
June meeting. Vista Woods, a 179-unit senior 100 percent affordable housing
project on San Pablo Avenue and Roble Avenue was in the process of completing
environmental work to be forwarded to the consultant to meet a Notice of
Exemption and would be considered by the Planning Commission in the August to
October 2021 timeframe. He also reported the applicant for Appian Village would
be holding a community meeting scheduled for June 2, 2021 at 6:00 P.M. via Zoom
with more information to be provided to the Planning Commission.

Mr. Hanham also reported that Pinole Vista, a 214-unit project on Fitzgerald Drive

in the former Kmart building was in the process of completing specific agreements
and may be considered by the Planning Commission in November/December 2021

10 May 24, 2021
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or early 2022. Also, staff received responses from comments from the applicant
and other agencies for the project proposed for 2801 Pinole Valley Road and staff
continued to receive single-family home applications and permit requests. In
addition, staff was working on updating the City’s standard conditions of approval
as projects were being processed.

Mr. Hanham added that staff had received a request for minor administrative
design review from East Bay Coffee, which would like to modify the outdoor seating
area. Staff was of the opinion the proposed modification rose to the level of
Planning Commission review and recommended a Special Meeting for either June
2 or June 7, 2021. All of the project conditions and the approval of a Public
Necessity for the sale of alcohol would remain in effect. The only items to be
reviewed would be the outdoor design features and the fence.

By consensus, the Planning Commission scheduled a Special Meeting for
Monday, June 7, 2021 at 7:00 P.M. and staff confirmed that public comment would
be accepted at that time.

Mr. Hanham further reported that given the volume of projects and since the
Planning Commission met only once a month, staff proposed a second Planning
Commission meeting each month and would bring that proposal to the
Commission for consideration at its next meeting.

Chair Banuelos stated he had discussed with staff the possibility of having a
presentation of projects planned for specific locations, such as all of the projects
planned along Pinole Valley Road, to allow the Planning Commission to identify all
potential impacts, such as traffic. He also recommended a regular Future
Requests for Agenda Items on each meeting agenda.

Planning Commissioners discussed the removal of a street tree at 2518 San Pablo
Avenue as related to the City’s current Tree Ordinance, and recommended as the
City moved towards a Tree Master Plan the current ordinance be strengthened
with better enforcement and clarity to the regulations.

Commissioner Moriarty reported the appointment of an Alternate to the Ad-Hoc
Planning Commission Subcommittee was to have been agendized for this
meeting, and Mr. Hanham advised the item could be agendized for the Special
Planning Commission meeting scheduled for June 7, 2021.

In response to Commissioner Moriarty, Mr. Hanham also provided an update on
code enforcement related to the removal of the street tree from property at 2518
San Pablo Avenue. In that case, the City had sent a letter to the property owner
outlining the City’s requirements and what the property owner was required to pay
for the tree's removal. A memorandum had also been sent to the City Manager.
He assured the Commission that there would be a replacement for the street tree
that had been removed.

11 May 24, 2021
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Commissioner Moriarty also inquired of the status of Planning Commissioners
having city e-mails and the Sprouts tree mitigation, to which Mr. Hanham advised
he was still working on the e-mail issue and hoped to have more information on
June 7. Asto Sprouts, no trees would be allowed in the West Contra Costa County
Flood Control right-of-way, the City would have to reconsider what could be done
with the property owner, and staff continued to work on the matter. He also
confirmed he would forward to Commissioners information on the CIP project
status that had been presented to the City Council.

The Planning Commission expressed its appreciation to Commissioner Flashman
for her work on the Planning Commission and wished her well on her next
endeavor.

Commissioner Martinez referenced the Pinole Valley Road Underground District
project and suggested it was an opportunity for broadband infrastructure and
additional electric charging stations. He wanted to see a Master Plan for the City’s
roads which also identified the infrastructure under the roads and asked that the
Planning Commission be allowed to view the City’s larger scaled projects in order
to provide input.

Chairperson Banuelos suggested that such a discussion would be important for
future projects and the Planning Commission could provide input and
recommendations for City Council consideration.

Commissioner Flashman expressed her appreciation to each Planning
Commissioner, encouraged members of the public to participate in order to create
the community desired, and stated she had been honored and grateful for the
opportunity to serve on the Planning Commission. She planned to continue her
civic life in the future and had enjoyed the vibrant and inclusive Pinole community.

COMMUNICATIONS: None

NEXT MEETING

The next meeting of the Planning Commission to be a Special Meeting to be held
on June 7, 2021 at 7:00 P.M.

ADJOURNMENT: In Honor of Sarah Flashman at 9:19 P.M.

Transcribed by:

Sherri D. Lewis
Transcriber

12 May 24, 2021



ATTACHMENT TO MEETING MINUTES - May 24, 2021
Public Comments Received During and for the 5/24/21 Planning Commission Meeting

Item C. Citizens to be Heard
From Rafael Menis,

Greetings Commissioners, Staff and the general public. As this meeting will be the last one for
Commissioner Flashman, | would like to say a few words in praise of her work as a planning
commissioner.

It can be tempting at times to view the planning commission's work as purely technical- checking to
see that a project fits with the general plan and doesn't have fundamental design flaws. But the
work by its nature also involves foresight beyond the technical- how will this project integrate into
the community as a whole, even if it is a valid general plan use? What are the future impacts to the
city if the commission waives requirements for a given project? Commissioner Flashman has always
worked to clarify the human impacts of policy choices- what does it mean when the city decides to
waive housing requirements? Who does it impact, now and in the future?

Commissioner Flashman has also been a voice for justice and equity on the Commission, examining
the impact of projects on disadvantaged communities within Pinole that might otherwise go
overlooked.

Finally, Commissioner Flashman has urged the commission to take accountability for its actions, as
shown in the minutes for the prior meeting and in many other instances. When we plan, it is
especially important to note when plans aren't implemented, and why.

Thank you, Commissioner Flashman, for your service and your example.

Item E1. Zoning Code Amendment 21-02, Specific Plan Amendment 21-01 Update Use Definitions for
Dental Office

From Rafael Menis,

I'm not sure that it would be advisable to carve out an exemption for dental offices (as opposed to
other medical offices) in the ordinance.

Since the location was used for dental purposes in the past, would it be possible to change the
zoning of the parcel, and then grant a Conditional Use Permit rather than rewriting the code?

The reason | say this is in particular attachment 3, listing chapter 11 of the specific plan. Saying that
every kind of medical services facility is a medical services facility except dental seems like it goes
against the general understanding of medical services, particularly in the context of the following
clause. What makes a dental office a professional office and not a medical one, when a psychiatric
office would still be a medical office?

Rather than rewriting the specific plan to warp the definition of medical services, | think it would be
better to first re-zone the parcel to OPMU (thereby requiring an office use of at least 51% of the



space), and then grant a Conditional Use Permit for this particular project. The 3 corridors specific
plan, Chapter 6 page 6.0-19 lists Medical Services - General as requiring a CUP for Office Professional
Mixed Use (OPMU) zoning. This zoning would align with nearby zoned areas (the gateway shopping
mall across the street, as noted on page 2 of the item and 13 of the agenda packet).

Thank you.

Item G1. Review of Draft Five Year Capital Improvement Plan for Consistency with the General Plan

From Rafael Menis,

Is there a difference between the roads targeted in RO2501 and RO2301? | ask because it would
seem like it would be better to do slurry seal work earlier, to prevent problems from worsening- but
RO2501 has its funding projected for 2025-26 (page 21 of presentation, 52 of agenda packet), while
R0O2301 has funding projected for 2023-24 (23 presentation, 54 packet). And in between the two we
have RO2401 scheduled for FY2024-25, which is a more aggressive repair (22 presentation, 53
packet). Is there a reason we aren't doing all the slurry seal work first, rather than having cape seal
work in between them?

Thank you.



DRAFT

MINUTES OF THE SPECIAL MEETING
PINOLE PLANNING COMMISSION

June 7, 2021

DUE TO THE STATE OF CALIFORNIA’S DECLARATION OF EMERGENCY - THIS
MEETING WAS HELD PURSUANT TO AUTHORIZATION FROM GOVERNOR
NEWSOM’S EXECUTIVE ORDERS — CITY COUNCIL AND COMMISSION MEETINGS
WERE NO LONGER OPEN TO IN-PERSON ATTENDANCE. THE MEETING WAS
HELD VIA ZOOM TELECONFERENCE.

A. CALL TO ORDER: 7:05P.M.

B. PLEDGE OF ALLEGIANCE AND ROLL CALL

Commissioners Present:  Benzuly, Kurrent, Martinez, Chair Banuelos
Commissioners Absent:  Moriarty, Wong

Staff Present: David Hanham, Planning Manager
Alex Mog, Assistant City Attorney

C. CITIZENS TO BE HEARD

No speaker cards or e-mails were submitted for this item.

D. MEETING MINUTES:

Approval of the Minutes of the May 24, 2021 and June 7, 2021 meetings were
continued to the June 28, 2021 regular meeting.

E. PUBLIC HEARINGS: None

F. OLD BUSINESS: None

G. NEW BUSINESS:

1. Administrative Design Review — East Bay Coffee
Request: Consideration of an Administrative Design Review for the

purpose of amending the outdoor dining space and fencing
configurations located at 2529 San Pablo Avenue.

1 June 7, 2021
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Applicant: Lisa Ancira
c/o East Bay Coffee Company
2529 San Pablo Avenue
Pinole, CA 94564

Location: 2529 San Pablo Avenue (APN: 401-184-015)
Planner: David Hanham

Planning Manager David Hanham presented the staff report dated June 7, 2021,
and provided a PowerPoint presentation to illustrate the approved layout and the
proposed use for the outdoor dining area for East Bay Coffee Company.

Mr. Hanham recommended the Planning Commission adopt Resolution 21-08
approving Administrative Design Review to amend the outdoor dining design for
East Bay Coffee subject to the conditions of approval contained in Exhibit A to
Attachment A, as shown in the staff report.

Responding to the Commission, Mr. Hanham clarified the fence would include
some vertical plant material, and there would be no entrance or exit from the
outdoor dining area onto San Pablo Avenue, although there would be a side
entrance with an Americans with Disabilities Act (ADA) ramp. As part of the
original use permit, the applicant would be required to maintain the property
including the fence and landscaping. The current fence design included horizontal
slats with a two-inch gap between the planks.

PUBLIC COMMENTS OPENED
The applicant was not present.

The following speakers submitted written comments (and photographs) via email
that were read into the record and would be filed with the agenda packet for this
meeting: Robert Whitfield, 769 John Street, Pinole and Priscilla Kyu.

In response to public comment, Mr. Hanham clarified the existing landscaping on
both sides and rear of the property. The side landscaping, which was currently
overgrown, would be pared back. The tables and chairs in the outdoor dining area
would be moved to the middle of the property. The landscaping was required to
be preserved as part of the approved Conditional Use Permit (CUP) for the
business. In response to neighbors’ concerns for views of the site as well as
privacy concerns and while the front windows of neighboring homes may have
views of the pergolas, staff suggested that due to the slope of the property there
would not be clear views of the tables, chairs and patrons in the outdoor dining
area.

2 June 7, 2021
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While the Planning Commission acknowledged neighbors’ concerns with respect
to privacy, the Commission pointed out the CUP, which had been approved in July
2020, included a number of conditions of approval and there was recognition that
the applicants had been very accommodating to the neighborhood, particularly
with respect to the location of patron parking.

Mr. Hanham displayed a Google Earth Map of the property along San Pablo
Avenue that included views of East Bay Coffee and the existing landscaping. He
identified the landscaping to be preserved and noted that some of the landscaping
had been trimmed since the Google Map photograph had been taken. There were
also views of the location where the tables and chairs would be placed in the
middle of the property, views from the sidewalk level, and views of the neighboring
properties. Staff acknowledged neighbors may have some slight views of patrons
sitting in the outdoor dining area and of the pergolas, but the pergolas and
landscaping would screen a lot from view.

The Planning Commission found that the existing landscaping may provide noise
and view mitigation from the outdoor dining area. As to the neighboring property
to the north of the subject site, it was noted that the fence may have to be cut back
a bit to ensure the line of sight for the neighboring property owner to exit their
driveway. Staff would have to discuss that issue with the applicant and staff may
require a reduction in the height of the fence at that location.

The Planning Commission also viewed photographs of the site provided by Ms.
Kyu via e-mail. The Planning Commission recommended the Planning Manager
work with Ms. Kyu and the applicants to reach a solution with respect to Ms. Kyu’s
privacy.

PUBLIC COMMENTS CLOSED

The Planning Commission discussed Administrative Design Review — East Bay
Coffee and offered the following comments and/or direction to staff:

e Liked the modified fence design with horizontal slats but had supported the
initial vertical slat fence design with views through the fence along San
Pablo Avenue. Reiterated the expansion of the business had been
approved by the Planning Commission in July 2020, which had been the
time for the public to raise any concerns with the proposal. Characterized
the proposed amendment to the outdoor dining and fencing configurations
as a slight modification to the original plans, and understood the original
owners intended the business to be a labor of love to provide a venue for
up-and-coming musicians to play and for the community to meet.
Recommended the Planning Manager be authorized to work with both Ms.
Kyu and East Bay Coffee Company to come up with a solution to address
the privacy concerns raised by Ms. Kyu. (Kurrent)

3 June 7, 2021
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Liked the proposed design and the slightly taller fence that would serve as
a sound break from the live music. Found the modified outdoor dining
space and fencing configurations to be a nice addition to the property.
Supported the approval of the fence “as shown” for the front, contingent
upon determining the final location of the interior components as well as the
privacy screening issue to be resolved between the Planning Manager, the
applicants, and Ms. Kyu. If a consensus could not be reached,
recommended the application be brought back to the Planning Commission
for further discussion. (Benzuly)

Pleased to see a small business grow and make an investment in the
community, recognized the business would still have a small town
community feel with the enhancements, supported the new outdoor dining
space and fencing configurations but suggested the height of the fence was
too high and could be lowered to allow views into the outdoor dining area
and of the enhancements being made. Opposed the fence becoming a wall
or barrier to the community. On further discussion, supported approval of
the fence “as shown” for the front with the contingency offered by
Commissioner Benzuly. (Martinez)

Provided the history of the project and reported upon visiting the site that
there had been a level change on the property with a retaining wall at the
rear and with vegetation/bushes that also served as a sound barrier. The
back of the sidewalk from San Pablo Avenue to the raised garden bed had
a level change which gradually went uphill and then reached street level,
and which included views of San Pablo Avenue and up to the middle of the
windows of the Victorian homes located across the street. Due to the level
change on the property, suggested there would be no perception of a taller
fence. Liked the side entrance, proposed fence height, horizontal slat
design, and the two-inch gap between planks allowing views into the
outdoor dining area while also providing some protection. Suggested the
design would be successful. (Banuelos)

Agreed maintenance was important and would be addressed via the
conditions of approval for the CUP and non-compliance of the conditions
may result in revocation of the use permit. Liked the elimination of the
original plan for the use of a storage container. Found the modified outdoor
dining space and fencing configurations would bring people closer, make
the business more attractive in the downtown similar to other small town
establishments on main streets, and attract other small town businesses to
the downtown. Acknowledged the need to balance residential and
commercial neighborhoods while also recognizing the need to have enough
activity for the business to be successful. (Banuelos)
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Mr. Hanham commented as part of the original conditions of approval of the CUP
if he was unable to reach consensus between the business owner and the
neighbor the application could be brought back to the Planning Commission. The
Planning Commission may approve the application as-is contingent upon staff
meeting with the property owner and the applicant to resolve the privacy concerns
or alternatively, the Planning Commission may approve the front fence with two-
inch gaps between the planks, with the position of the tables, chairs and pergolas
remaining to be finalized between the property owner and the neighbor, and with
a report back to the Planning Commission.

Commissioner Benzuly offered a motion, seconded by Commissioner Martinez, to
approve the fence for East Bay Coffee as shown, with two-inch gaps between the
planks; with the Planning Manager, property owner and neighbor to the north to
continue to work through solutions for privacy screening as well as rearranging the
internal components of the outdoor dining area, as needed, to obtain consensus. If
consensus was hot reached the application would return to the Planning Commission
at a later date.

Assistant City Attorney Alex Mog advised that the Planning Commission had been
provided a resolution of approval, as shown in Attachment A to the staff report, which
included the required findings. He suggested the motion, as stated, be included as
further action in the resolution to document the fact that if the Planning Manager was
unable to negotiate a consensus the application would come back to the Planning
Commission.

MOTION to adopt Resolution 21-08, A Resolution of the Planning Commission of the
City of Pinole, County of Contra Costa, State of California, Approving Administrative
Design Review 21-13, to Amend Design Components as Described in Resolution
20-03 at East Bay Coffee Company Restaurant Located at 2529 San Pablo Avenue,
Pinole, CA, 94564. APN: 401-181-015, subject to the conditions of approval
contained in Exhibit A to Attachment A, and subject to a new NOW, THEREFORE
BE IT FURTHER RESOLVED clause to read:

The Planning Manager shall coordinate with the property owner and the
neighbor to install appropriate privacy screening between the two properties
and if a solution was not reached, the matter shall be brought back to the
Planning Commission for a decision.

MOTION: Benzuly SECONDED: Martinez APPROVED: 4-0-2
ABSENT: Moriarty, Wong

Chair Banuelos identified the 10-day appeal process in writing to the City Clerk.

CITY PLANNER’S / COMMISSIONERS’ REPORT

1. Verbal Updates of Projects

5 June 7, 2021
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Mr. Hanham reported the next Planning Commission meeting had been scheduled
for June 28, 2021, and would include a number of items. He requested that the
Ad Hoc Planning Commission Subcommittee consider meeting in the next week
or two to review an application from Bowlero which had proposed a new painting
scheme for the building.

It was the consensus of Ad Hoc Subcommittee members Martinez and Banuelos
to meet on Wednesday, June 16 at 3:30 P.M.

Mr. Hanham also reported that recruitment for the vacancy on the Planning
Commission was ongoing with a status report to be provided to the Chair.

Commissioner Martinez reported on the plans for redistricting in the State of
California and in the United States with the opportunity to work with the State
Commissioner’s Office. He asked that the ticker for Pinole TV include information
related to public comment to allow the public to be involved in the redistricting for
the City of Pinole, and he expressed the willingness to provide available
information to staff.

Mr. Mog asked that Commissioner Martinez also copy the City Manager with any
information.

COMMUNICATIONS: None

NEXT MEETING

The next meeting of the Planning Commission to be a Regular Meeting of the
Planning Commission to be held on June 28, 2021 at 7:00 P.M.

ADJOURNMENT: 8:23 P.M.

Transcribed by:

Sherri D. Lewis
Transcriber

6 June 7, 2021



ATTACHMENT TO MEETING MINUTES - JUNE 7, 2021
Public Comments Received During and for the 6/7/21 Planning Commission Meeting

Item G1. Administrative Design Review — East Bay Coffee
From Priscilla Kyu,
1. DearSir,

We are new to the neighborhood and recently moved in next door to this new project. we are
concerned about our privacy with tables shifted to the middle of the property versus when it was
originally in the front. The new plan proposed will allow patrons of the outdoor dining at East Bay
Coffee company to view into our home. | hope you take this into consideration.

Thanks!

2. Dearsir,

fence will be going up between our property and the outdoor dining lot but that has yet to be seen.
The landscaping DOES NOT cover the outdoor lot so it wouldn't be sufficient coverage and privacy to
our home. In the winter, the foilage is entirely gone. | am attaching some photos from our view
below.

ou

R —

Thanky




From Robert Whitfield,

Dear Sir,
As a homeowner in the John Street neighborhood, | am concerned about the nuisance created by
the expansion of the “business” down the street.

| do not consider the coffee company good neighbors or an asset to the neighborhood. The
contributions that | have noted are increased pollution and parking concerns.

| fear with expansion and designs to build a beer garden, an increase in these problems with the
addition of noise pollution. 1 am concerned about the design of the new facilities and how it may
not compliment the look of our neighborhood. I've heard a container structure within a paddock like
fence doesn’t feel like the quaint town | fell in love with 12 years ago.

Though they alone did not destroy the property that they plan to grow into, it was a sad loss for our
community to lose what looked like a small park with nice plant life to a gravel lot meant to
accommodate overflow parking. It was obvious that business was not evened about our
neighborhood.

| assume there is a penalty for building without a permit and before plans were approved but doubt
the city has interest in causing problem for a business(non-profit church disguised as a business)
over the concerns of tax-paying citizens. As evidenced by the lack of notice to our neighborhood
about these plans that could greatly impact our quality of life.

When we hoped to design a basement addition to our house, we were face a daunting exercise of
seeking neighbors’ approval in addition to a requirement of adding a tasteless parking structure to
our home. Why haven’t the “business” owners at least had to notify the neighborhood or even seek
neighborhood approval?

Thank you for your time,
Robert Whitfield
769 John Street

From Paula Jarvis,

As we understand from watching video of the Planning Commission’s past meetings, East Bay
Coffee has purchased the gravel lot next door to their property, with the intention of offering
outdoor dining. We understand that food and alcohol will be allowed in this outdoor space, and the
area will be enclosed with a privacy fence on three sides and a 6 foot fence on the San Pablo side
which is intended to be somewhat more open to public view. We also understand that there may
be plans for future conditional use permits for events in the space.

The fence that will face San Pablo Ave must be in keeping with the historic design of Old Town, and
it must present as welcoming and inviting. We request that Dave Hanham seek public input as he
reviews design options for the fence. As stated earlier, its appearance will set a tone for the rest of
our business community.



We also understand that EB Coffee proposes a shipping container be placed within the fenced area.
As such a structure can be an imposing presence in the heart of the historic downtown, we request
that it be placed at the back of the lot, oriented in such a way as to minimize its imposition and if
necessary, be clad in wood or stucco to be compatible with the surrounding architecture.

The Commission is already aware, we believe, of the importance of protecting the parking and
driveway entrances to the homes in the immediate area, on Rafaela and on John St. The city has
provided adequate public parking right across San Pablo Avenue and it is critical that EB Coffee and
the city make every possible effort to protect the parking and access needs in our neighborhood.

Lastly, but importantly, we have a concern about noise associated with daily activities and special
events. Acoustic music may be an acceptable option, but amplified sound carries directly into our
community. We often hear amplified events in Fernandez Park, which is two blocks further away,
and it is generally on weekend days, as opposed to evenings. We object to any consideration of
allowing amplified sound systems for gatherings of any size in this additional East Bay Coffee space.
Should the Commission choose to allow anything other than dining in the space, and to allow sound
amplification, it is important to us that there be restrictions on times, days, and amplification level.
Some of us work from home, others have young children who need quiet for school or naps.
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Memorandum

TO: PLANNING COMMISSION MEMBERS
FROM: David Hanham, Planning Manager
SUBJECT: Satellite Affordable Housing Associates (SAHA) Apartment Complex
DATE: June 28, 2021
Applicant: Property Owner:
SAHA City of Pinole
Ngan Mai 2131 Pear Street
1835 Alcatraz Avenue Pinole, CA 94564
Berkeley, CA 94703

File: Comprehensive Design Review — DR 21-05/PL21-0013

Location: 811 San Pablo Avenue
APNs: 402-166-030

General Plan: MUSA, Mixed Use Sub Area
Specific Plan: San Pablo /Service Sub-Area (SSA) / Commercial Mixed Use CMU
Zoning: CMU, Commercial Mixed-Use

BACKGROUND

The City of Pinole currently owns the property located at 811 San Pablo Avenue. The property was a part
of the City’s land holdings that were acquired through the Redevelopment Agency. The State ended
Redevelopment Agencies with legislation in 2011. Thereafter, the property was transferred to the City as
a housing asset. The City is required to use the property for an affordable housing project, or
alternatively use the proceeds from any sale for affordable housing. The City has negotiated a
Disposition and Development Agreement (DDA) with Satellite Affordable Housing Associates (SAHA), an
affordable housing builder, to purchase 811 San Pablo for the purpose of constructing an affordable
housing project. The City Council will be considering the DDA for approval at its July 6 meeting.

The SAHA group submitted a development application on February 16, 2021. The SAHA group is
proposing to construct 33 affordable units (which includes on manager’s unit) on the approximately 0.61
acres/26,572 sq ft. site. The project is proposed to utilize by-right state density bonus law provisions as
described later in this report.
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The Planning Commission Ad-Hoc Design Review Sub-Committee met on May 12, 2021 to discuss this
project. The main issues that were discussed included parking, articulation of the east elevation, and the
overall site utilization of the project. The Planning Commission- Sub-Committee wanted to look at
moving the building to the western edge of the property to see if there could be additional parking
added. However, given site constraints, additional parking was not found feasible.

PROJECT DESCRIPTION

The SAHA project will provide 100% affordable housing with 33 units for low-income households. The
development will consist of 29 one-bedroom units and four (4) two-bedroom units, one of which will be
the manager’s unit. The ground floor comprises of a lobby with mailboxes, stairs, elevator, a spacious
community room with a kitchen and a computer station, two property management offices, a resident
services office, an exterior bike storage area, and a courtyard connecting to a community garden and
children’s playground. The parking entrance located along San Pablo Avenue will lead to an outdoor
parking lot consisting of 16 parking spaces, including required accessible parking. Services and refuse
functions for the building are proposed to be located in the front northeast corner of the building with
gated access to San Pablo Avenue. The property will be managed by a team of SAHA Staff members who
will provide management, maintenance, and resident services coordination.

Required Land Use Approval

Entitlements and city approvals for the project include Comprehensive Design Review, an Affordable
Housing Regulatory Agreement, Disposition Development Agreement (DDA), and a California
Environmental Quality Act determination. Pursuant to Table 17.10.060-1, of the Zoning Code of the City
Pinole, a Comprehensive Design Review final approval is issued by the Planning Commission with an
appeal to the City Council. However, the approvals for the DDA and the Affordable Housing Regulatory
Agreement are issued by the City Council. Since the City Council has the final approval authority of for
aspects of the project, the Planning Commission will be making a recommendation on the project to the
City Council for final approval.
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Figure 1 Site Location

Direction from Project Site Land Use
North San Pablo Avenue/Commercial and Industrial Uses
West Existing Commercial Building
South Existing Single Family Residential
East Existing Residential and Mixed Use

Site Parameters

The site is bound by San Pablo Avenue to the north. Surrounding land uses include a concrete material
yard and the Pinole Shore Industrial area to the north across San Pablo Avenue a mixed use building to
the east, and a Glass Company and U-Haul rental facility to the west. The site is adjacent to single and
multi-family residential uses to the south. The project site is relatively level, with the high point in the
southwest portion the property to the low point in the northeast of the property towards the San Pablo
Avenue. Figure 1 of this report and Page Al.1 of the SAHA Development Package show the surrounding
uses that are adjacent to the project area.

The site has been vacant for about 50 years. Previous uses of the site were for surface parking and a
lumber yard. A small garage structure use to be located on the northeast side of the property. The
concrete pad for the garage and driveway are still visible.
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A sewer easement extends through the site which extends to Meadow Avenue. Construction of the
project will require relocation of the sewer line through the surface parking lot and recordation of a new
sewer easement to coincide with the relocated line. The current easement will be required to be
vacated.

ANALYSIS

This section of the report will analyze SAHA’s Comprehensive Design Review project request for
consistency with the General Plan, the Three Corridors Specific Plan, and the Zoning Ordinance of the City
of Pinole. As a part of the consistency evaluation and approval, the Planning Commission is required to
make specific findings and other considerations consistent with Sections 17.12.150 (G) & (H) of the Pinole
Zoning Code. In addition, the Commission will also review the by-right density bonus request for the
project. Since the project is 100% affordable, the applicant is entitled to a density bonus of 80% above the
permitted density and 4 concessions. The project is only asking for 3 concessions, so the project complies
with basic height and setback requirements. The City may only deny a requested concession if the
concession would either: 1) not result in identifiable and actual cost reductions, or 2)have a specific,
adverse impact upon public health and safety. The density bonus request is outlined below:

Density Bonus Request:

Table 1
Density Bonus Request & Concessions

Zoning Standard Municipal Code | Proposed Request
Requirement
Parking Standard 61 16 (concession) Under the Density Bonus

Sect. 17.48.050 law, the maximum number of parking
spots that can be required for the project
is 37. SAHA is requesting a further

reduction of 21 parking spaces .

Open Space Sect.
17.24.030 (A) 1 &2

9,000 sq. ft. of
improved usable
space

80 sq ft of private
open space per
ground floor unit

5,700 sq ft of
improved usable
space

(concession) SAHA is requesting a
reduction of 3,300 sq ft. of improved
usable space.

SAHA is also requesting not to provide the
80 sq ft. of private open space for ground
floor units in favor of shared open space.
The reason for that is because the only
available location on site to provide
additional open space would be on the
roof. SAHA cannot utilize the roof due to
supervision and resident liability. If the
building footprint is reduced to provide
more open space, the community room,
service offices, and communal space
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would need to be relocated within the
building. These spaces would be occupied
spaces that would contribute to a height
increase of the building, which would
exceed the height requirement.

Density and Unit
Total, Sect
17.24.020

20.1 — 30.0 units
per acre
13-19 units

33 units including
one unit for
manager

(by-right) SAHA is requesting a by-right
80% density bonus with the 33 units that
raises the permitted number of units to 54
units per acre. State law allows density
bonuses up to 80% with project that are
100% affordable. The SAHA project is
proposing a 100% affordable project.

Parking Lot Shade,
Sect 17.44.060 (F)

60%

34%

(concession) SAHA is requesting a 26%
decrease in parking lot shading. The

reason for the reduction is the previously
proposed Holly Oaks were too big and
they are replacing with Brisbane Box trees
that has a grow to a spread of 20’ in
diameter. The change will reduce the
parking lot shade at 15 years to 34%.

General Plan Consistency

The property located at 811 San Pablo has a General Plan Land Use Designation of MUSA, Mixed Use Sub-
Area (10.1 to 50 du/ac). MUSA is defined as encouraging mixed residential and commercial development
that is united by transit and pedestrian improvements. This land use designation allows all types of
commercial and residential as either a single use or a combination with other allowable commercial 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.1.1 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.

Require all new development to incorporate high-quality site design, architecture and
planning to enhance the overall quality of the built environment in Pinole and create
a visually interesting and aesthetically pleasing town environment.
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Land Use and Economic Development Element

POLICY LU.3.2

POLICY LU.4.1

Housing Element

Ensure high quality site planning, architecture and landscape design for all new
residential development, renovation or remodel

Ensure all new development, renovation or remodeling preserves and strengthens
Pinole’s residential neighborhoods by requiring projects to be harmoniously designed
and integrated with the existing neighborhood.

Maintain the character and long-term viability of the City’s residential areas by
ensuring that residential projects are well designed and consistent with challenging
development constraints.

Enhance neighborhood identity and sense of community by designing new housing
to have a sensitive transition of scale and compatibility in form with the existing
neighborhood.

PROMOTE HIGH QUALITY DESIGN. Provide stable, safe, and attractive neighborhoods
through high quality architecture, site planning, and amenities that: (1) reduce the
perception of bulk; (2) recognize existing street patterns; CHAPTER 6 HOUSING 6.0-
96 CITY OF PINOLE GENERAL PLAN (3) enhance the sense of place; (4) minimize the
visual impact of parking and garages; and (5) use quality building materials.

PROVIDE ADEQUATE TRANSPORTATION FACILITIES AND SERVICES. Provide adequate
transportation alternatives which improve accessibility of residential neighborhoods
to the community and beyond, while maintaining neighborhood integrity. The
following are specific policies to reduce traffic on residential streets and improve
available transportation alternatives: ® Encourage a variety of transportation modes
to serve existing neighborhoods. ¢ Plan new commercial development around the use
of certain arterial corridors and in close proximity to new residential development.
Foster pedestrian oriented neighborhoods. ¢ Maintain and improve AC Transit and
WestCat services, including the implementation of BART Express Service.

PROVIDE A CHOICE OF HOUSING. Provide a mix of sizes and housing types to meet
the needs of Pinole’s diverse population. Specific examples include traditional single
family homes, second units, mixed use developments, infill development, accessible
housing, and transitional and emergency housing. Opportunities must be available
for lower, moderate, and above-moderate income households reflecting available job
opportunities in close proximity to Pinole. Available housing choices should also strive
to minimize transportation needs.
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SUPPORT THE DEVELOPMENT OF AFFORDABLE HOUSING. Maintain appropriate land
use regulations and other development tools to encourage development of
affordable housing opportunities throughout the City.

Circulation Element

POLICY CE.1.4 Encourage maximum utilization of the existing public transit system and alternate
modes of transportation in Pinole.

POLICY CE.8.1 Require development to provide pedestrian walkways that are safe, interconnected,
and accessible by all members of the community.

POLICY CE.8.4 Encourage the location of basic shopping and services within walkable distances to
residential areas.

Health and Safety Element

POLICY HS.6.1 Promote and encourage walking and bicycling as viable forms of transportation to
services, shopping and employment.

PoLicy HS.7.3 Reduce the transport of runoff and surface pollutants off site.
Natural Resources and Open Space Element

POLICY 0S.3.6 Minimize Environmental Impacts. Encourage development patterns which minimize
impacts on the City’s biological, visual, and cultural resources, and integrate
development with open space areas.

ACTION 0S.8.8.6  Require new development projects to incorporate facilities and measures to treat
stormwater before discharge from the site. The facilities shall be included in required
Stormwater Control Plans and sized to meet NPDES permit requirements. Projects
shall protect water quality by incorporating Low Impact Development (LID) design to
detain, treat, and infiltrate runoff by minimizing impervious area; such as use of
pervious pavements and green roofs, disperse runoff to landscaped areas; and/or
route runoff to rain gardens, cisterns, swales, and other small-scale facilities
distributed throughout the project area.

Sustainability Element

POLICY SE.8.7 Work to improve Pinole’s pedestrian and bicycle infrastructure and to meet the needs
of all pedestrians and bicyclists.

Specific Plan and Zoning Consistency
The SAHA project is located in the Three Corridor Specific Plan. The project has a CMU, Commercial Mixed
Use Specific Plan Designation and a CMU, Commercial Mixed Use zoning designation. By developing the
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SAHA project, the City is replacing a vacant and underutilized parcel in a mixed-use area with new
residential and increasing residential density area along the San Pablo Corridor.

The Specific Plan allows for a 100% residential project within the CMU Zone District. However, the project
must enter into an Affordable Housing Agreement and when that development includes community
benefits as specified in the General Plan.

The proposed project includes features to improve pedestrian access from the project to San Pablo
Avenue. Landscape upgrades are proposed within the project site that include tree and shrub plantings
as well as new landscaping along San Pablo Avenue.

The Specific Plan includes policies to help fulfill the plan’s objectives. The proposed project helps to
implement the Specific Plan policies provided below.
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Table 2
Land Use Policies of the Three Corridor Specific Plan

Provide for a variety of housing types throughout the plan areas.

Provide affordable housing within he plan areas consistent with the
City’s General Plan

Actively promote the “revitalization” of underutilized land.

Encourage the development of mixed use office buildings in proximity
to existing transit stops

Overall Design of the Project DR-21-05

The scale and detail of the building were designed to contextually blend with this section of San Pablo
Avenue streetscape, which is a blend of newer and older buildings with varied setbacks and varied building
forms. Ground street level offices are carefully places to ensure unit privacy and a given commercial
storefront appeal to blend into the diversity of services provided along San Pablo Avenue. To activate the
San Pablo corridor in keeping with priorities and principles set forth in Pinole’s Three Corridor Specific
Plan, the design places the lobby and entrance, service office, and property management office along the
project frontage, featuring storefront windows and a minimal setback. The building entrance and lobby
will provide a welcoming and secure point-of-entrance for residents and visitors alike. A spacious multi-
purpose community room is located just off of the lobby, which in turn is connected via an outdoor
pathway to a large patio terrace/courtyard in the rear of the property to facilitate indoor/outdoor
activities. Residential units are located on the first through fourth floors; the upper floors are fully
accessible and served by an elevator.

Generous landscaping is incorporated to create a sense of being built into the surroundings and allows for
a softer transition from the heavier street traffic. In order to achieve the character built within Pinole, the
building has been laid out to ensure the parking and many of the units are tucked behind the main fagcade
which becomes the feature to assist in defining the project and achieving the goal to fit into the distinct
identity of Pinole. The proposed site plan includes large green space at the south end of the site that is
designed for shared community use and programmed with amenities such as a children’s play area, and
community garden beds.

Findings:

1.The proposed project is consistent with the objectives of the general plan and complies with applicable
zoning regulations, planned development, master plan or specific plan provisions, improvement
standards, and other applicable standards and regulations adopted by the city;
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General Plan, Specific Plan and Zoning Regulations:

As stated above in this report, General Plan and Specific Plan goals, policies, and action items have been
identified to satisfy consistency with this project, the City of Pinole General Plan, and the Three Corridor
Specific Plan. As described above, this project is asking for some concessions that are permitted under state
density bonus law. The proposed project is consistent with the Three Corridor Specific Plan as well as the
Zoning Ordinance of the City of Pinole.

Building Architecture

The architecture for the project includes a mix of materials and colors. The mix of materials and colors will
be used will provide a modern looking building. The building will be a mixture of stucco, horizontal hardie
siding with fiber cement board and batten materials that give the building a wood look and finish.
Another feature that is being used on this project is the office style windows in the front of the windows to
give the building a mixed use look from the street. Design components can be found on Page A-5 of the
Design and Development Plan Set.

Landscape Plan

The landscape plan includes the removal of the existing trees on the project site and replacement with new
trees. A conceptual landscape plan is provided with potential tree, shrub and ground cover choices that
are drought tolerant and well-suited to Pinole’s climate. Much of the proposed new landscape material is
proposed inside the complex with some landscaping along San Pablo Avenue. As described in the
Landscape Plan on page, L2.01, they are prescribing to plant 40 trees plus shrubs and ground cover. This
project will be replacing approximately 16 existing trees. Based on the layout of the plan, the trees will
need to be removed. There are no heritage trees on the site.

Density Bonus/Affordable Housing

As stated above, this Project is zoned CMU, Commercial Mixed-Use. The maximum density for this area is
30 units per acre. The Parcel is 0.61 acres. Based on the zoning and the size of the parcel, SAHA is allowed
to build a maximum of 19 units. All residential projects in the City are required to have an affordable
housing component. Section 17.32.020 requires that 15 percent of the propose project shall be affordable
and 40 percent of that number is required for very low income. Based on the 19 units, SAHA is required to
provide 3 units for 80 percent of median income and 2 of those units are required to be for persons making
120 percent of median income. The project exceeds the Municipal Code requirements for affordability.

SAHA is proposing that 19 units would be available for people making sixty percent (60%) of the area
median income or less. By SAHA proposing that all of the units are affordable, State Law allows for an 80
percent maximum density bonus. SAHA is requesting the maximum density bonus which allows SAHA to
build 33 units. The density bonus request is consistent with state law density bonus requirements.
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When a project is using a density bonus, the applicant is allowed concessions and waivers from the City to
relieve SAHA of burdens of the City Codes. SAHA is requesting three (3) concessions of City Standards. The
concessions are listed below:

Concession 1 — SAHA is requesting a further reduction of parking stalls. SAHA is proposing 16
parking stalls. Under the Density Bonus law, the maximum number of parking spots that can be
required for the project is 37. This concession would eliminate an additional 21 of the required
parking stall for this project.

Concession 2 — SAHA is requesting that a reduction of usable open space per unit. SAHA is
proposing 5,700 sq. ft. of usable open space. This concession would eliminate 3,300 sq. ft. of usable
open space. The Zoning Code requires a maximum 80 sq. ft. of private open space per unit at the
ground floor. Based on the design of the project, the only available location on the site for
additional space is on the roof. SAHA cannot utilize the roof for open space due to supervision and
resident liability.

Concession 3 —SAHA is requesting a reduction in parking lot shade. The Zoning Code requires this
project to provide a minimum of 60% of shading for pedestrian, and this was met with the
proposed Holly Oak in the first revision of the plan. Due to space concerns, the project is proposing
to replace the oak trees with Brisbane Box Trees, which will grow to a spread of 20’ feet in
diameter. The change reduces the shade cover from 60% to 34%. SAHA is requesting a concession
for a 24% reduction in parking lot shade.

Conclusion: Based on the statements above, the concessions requested by the applicant are consistent
with state law allowances for density bonus concessions.

2. The proposed project will not create conflicts with vehicular, bicycle, or pedestrian transportation
modes of circulation;

San Pablo Avenue is the main access for this project. All of the improvements to San Pablo have been
installed. The project will be required to have right-in and right-out with no left turns directly into the
project. There is an existing median directly in front of the project that prohibits left outs and left ins to the
project area. However, there is a left turn lane on eastbound San Pablo at the intersection of Meadow and
San Pablo Avenue. This access will allow residents to go west on San Pablo. There is also a left-hand turn
lane on westbound San Pablo to allow residents to make a U-turn to access the project. The project is
proposing 16 bicycle stalls, 10 in the rear of the property and 6 in the front. The project is also proposing
separate entrances in the front of the building and the rear of the building for pedestrian access. San Pablo
Avenue has improved curb, gutter, and sidewalk for pedestrian access in front of the project area. There is
a cross walk with high-visibility striping and pedestrian crossing signage on the west leg of the San
Pablo/Meadow Avenue intersection with stop controls for the north and south bound traffic. There are
future street projects that will create a pedestrian refuge median to be installed within the crosswalk area.
Bicycle lane striping is also proposed on San Pablo Avenue. Page A2.0 shows the separation of bicycles,
vehicles, pedestrian entrances and the improved area of San Pablo Avenue.
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Conclusion: Based on the discussion above, the proposed project with not create conflicts with vehicular,
bicycle or transportation modes of circulation.

3. The site layout (orientation and placement of buildings and parking areas), as well as the landscaping,
lighting, and other development features, are compatible with and complement the existing
surrounding environment and ultimate character of the area under the general plan and applicable
specific plans.

The Project layout has most of the amenities within the gated area as seen on page A2.2 of the project
plan, the project’s site layout as well as the landscaping, lighting, and other development features are
compatible with and complement the existing surrounding environment and ultimate character of the
area under the general plan and applicable specific plans. The project plans submitted with the
application provide the landscaping and lighting plan that is consistent with the General Plan, Three
Corridor Specific Plan, and Pinole Zoning Ordinance regulations.

Conclusion: Based on the above discussion, the site layout and development features are compatible
with and complement the existing surrounding environment and ultimate character of the area.

4. Qualifying single-family residential, multi-family residential, and residential mixed-use projects shall
comply with all relevant standards and guidelines in the city's currently adopted design guidelines for
residential development.

SAHA is proposing a multi-family project within the Three Corridors Specific Plan area. The Three
Corridors Specific Plan includes design guidelines for multi-family residential projects which include
design standards for massing, landscape, setbacks and exterior building design. the design that SAHA
has proposed has included elements that are consistent with the Three Corridors Specific Plan. The CMU,
Commercial Mixed-Use requires a site to develop a density of between 20.1 and 30 dwelling units per
acre. The proposed project maximizes the density with a density bonus and exceeds the 30 dwelling units
per acre.

Conclusion — Based on the discussion above, the project is consistent with the Three Corridors Specific
Plan design guidelines.

In conducting comprehensive design review, the designated approving authority shall consider the
following:

1. Considerations relating to site layout, the orientation and location of building, signs, other structures,
open spaces, landscaping, and other development features in relation to the physical characteristics,
zoning, and land use of the site and surrounding properties.

The Development Package dated 4/22/2021 as well as the assessment of the project above shows that
the project has been designed to consider all of the development features applicable to the project site
and surrounding properties. Project orientation along San Pablo Avenue and stepped massing of the
building away from San Pablo Avenue creates a visually appealing building. Compliance with 15’ side
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and rear setbacks provide for separation between the project and surrounding structures.

Conclusion: Based on the discussion in the staff report and above, considerations relating to site layout
and other design features in relation to the physical characteristics of the site and surrounding properties
have been made.

2. Considerations relating to traffic, safety, and traffic congestion, including the effect of the
development plan on traffic conditions on abutting streets, the layout of the site with respect to
locations and dimensions of vehicular and pedestrian entrances, exits, driveways, and walkways, the
adequacy of off-street parking facilities to prevent traffic congestion, and the circulation patterns within
the boundaries of the development.

As shown on page A2.0, the ingress and egress for the project is approximately 175 feet from the
intersection of San Pablo and Meadow Avenue. Due to the median located in San Pablo Avenue, the
vehicular traffic is required to make right-in and right-out movement. The traffic coming from this project
is minimal due to the 16 off-street parking stalls. The layout of the site allows for the driveway to be at
the most western part of the property, which allow the maximum distance from the intersection of
Meadow and San Pablo. The concession of eliminating 45 parking stalls will eliminate on-site conflict
within in the development.

Conclusion: Based on the discussion above and in the staff report, the project design addresses and
considered traffic, safety, traffic congestion and the effect of the development on traffic conditions on
abutting streets (Meadow Avenue). The project also includes appropriately designed vehicle and
pedestrian entrance, exits, driveways and walkways. Parking facilities are provided consistent with the
requested density bonus concession.

3. Considerations necessary to ensure that the proposed development is consistent with the general
plan and all applicable specific plans or other city plans, including, but not limited to, the density of
residential units.

As stated above in this report, General Plan and Specific Plan goals, policies, and action items have been
identified to satisfy consistency with this project and the City of Pinole General Plan, and the Three
Corridor Specific Plan. The project is also consistent with state density bonus law for the density of the
residential units

Conclusion: Based on the discussion in the staff report and above, the project is consistent with the
General Plan and the Three Corridors Specific Plan.

4. Considerations relating to the availability of city services, including, but not limited to, water, sewer,
drainage, police and fire, and whether such services are adequate based upon city standards.

Based on discussions with City Staff and a review of available utility information, this project has
availability of water, sewer, drainage, police and fire. The Applicant will be required to install the new
green infrastructure in compliance with the most current Contra Costa Clearwater Program Guidelines
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Program as required under the current Regional Water Quality Control Permit. The Project will also be
required to add Trash Capture Devices basins the parking lot prior to the issuance of a building permit for
compliance

Conclusion: Based on the discussion above and information in the staff report, city services are available
and adequate to serve the site.

ENVIRONMENTAL REVIEW

|ll

CEQA provides several “categorical exemptions” which are applicable to categories of projects and
activities that the Lead Agency has determined generally do not pose a risk of significant impacts on the
environment. The project consists of a residential project within the developed urban area of the city of
Pinole. The project is exempt under Section 15332 of the State CEQA Guidelines (Class 32-Infill
Development Projects) and under Government Code section 65457 and State CEQA Guidelines Sec. 15182
(Specific Plan Consistency). The detail of these exemptions is located in Attachment 2 of this report.

AFFORDABILITY AGREEMENT AND DISPOSITION AND DEVELOPMENT AGREEMENT

Section 17.32 of the Pinole Zoning Ordinance requires affordable housing projects to enter into an
Affordable Housing Agreement. The Affordable Housing Agreement shall be made a condition of the
discretionary planning entitlements for all qualifying projects granted a density bonus. The Affordable
Housing Agreement shall include an affordable housing plan and shall be reviewed and approved by the
City Council. The Affordable Housing Agreement also includes the duration of the affordability in
conformance with the requirements of the Pinole Zoning Code, Pinole Municipal Code, and State Law.

A Disposition Development Agreement (DDA) is an agreement between a developer (SAHA) and the City
which sets forth terms and conditions under which the City can sell land to a private developer. For this
project, the City has owned this property for decades under the Redevelopment Agency. Since the
dissolution of Reevelopment Agencies in 2011, the City has held the property as a housing asset and is
required to use or sell the land for affordable housing purposes.

Both of these agreements are approved by the City Council, and are not reviewed by the Planning
Commission. However, the Planning Commission is required to find that the sale of the property is
consistent with the General Plan. The sale of this property is consistent with the General Plan for the
reasons described above.

STAFF RECOMMENDATION
Staff recommends that the Planning Commission take the following actions after holding a public hearing.

Adopt Resolution 21-09 recommending approval to the City Council for a Comprehensive Design Review
and CEQA-Notice of Exemption, and finding that the disposition of 811 San Pablo conforms with the
General Plan

ATTACHMENTS
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Draft Resolution 21-09 — with Exhibit A, Conditions of Approval.

CEQA Determination -- Notice of Exemption

Development Plan Package date April 22, 2021 (under separate cover)
Draft Deposition & Development Agreement

Draft Affordability Agreement

mooOw>»



ATTACHMENT A

PLANNING COMMISSION RESOLUTION 21-09
WITH EXHIBIT A: CONDITIONS OF APPROVAL

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PINOLE
RECOMMENDING APPROVAL TO THE CITY COUNCIL FOR A COMPREHENSIVE DESIGN
REVIEW (DR 21-05) TO CONSTRUCT 33 AFFORDABLE UNITS AND MAKE SITE
IMPROVEMENTS, LOCATED AT 811 SAN PABLO AVENUE (APN - 402-166-030) AND
FINDS THAT THE DISPOSITION OF 811 SAN PABLO AVENUE CONFORMS WITH THE
GENERAL PLAN

WHEREAS, Eve Stewart, (SAHA), (Applicant) filed an application with the City of Pinole
for a Comprehensive Design Review, for the purpose of constructing 33 affordable housing
units and in accordance with Title 17, of the Pinole Municipal Code; and

WHEREAS, the Project site is located on the south side of San Pablo Ave approximately
200 feet west of Meadow Avenue (APN: 402-166-030); and

WHEREAS, the site has General Plan Land Use Designation of MUSA, Mixed-Use Sub-
Area, a Specific Land Use Designation of Mixed Use, and a zoning of CMU, Commercial Mixed
Use, and development; and

WHEREAS, the applicant has proposed 100% affordability for the units and has
requested a density bonus as permitted by State Law, including a request for three (3)
concessions/waivers; and

WHEREAS, the project is subject to a Disposition Development Agreement due to the
City of Pinole owning the property; and

WHEREAS, as required by Chapter 17.32 of the Pinole Zoning Ordinance the applicant
is required to enter into an Affordable Housing Agreement for the inclusionary housing
requirement; and

WHEREAS, the City Council shall serve as the authority to approve the entitlement
requests, since at least one entitlement request associated with SAHA Apartment Complex
requires City Council approval and project permits, consideration shall be taken by the highest-
level designated approving authority under Section 17.10.060 of the Pinole Municipal Code; and

WHEREAS, in compliance with California Environmental Quality Act (CEQA), the City
prepared a Notice of Exemption pursuant to Section 15332, Infill Development Project,
Government Code 65457, and CEQA Section 15182 Specific Plan Consistency, which is hereby
incorporated by reference; and

WHEREAS, a notice of public hearing was distributed to all property owners within 1,000
feet of the project site and a notice was published in the June 18, 2021 edition of the West
County Times; and

WHEREAS, the Planning Commission has held a duly noticed public hearing considered



all public comments received, the presentation by City staff, the staff report, and all other
pertinent documents regarding the proposed request.

NOW THEREFORE, BE IT RESOLVED, that the above recitals are true and correct and
made part of this resolution.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Pinole hereby
recommends that the City Council approve DR 21-05 subject to the Conditions of Approval,
applicable to the entire SAHA Apartment Complex, attached as Exhibit A to this Resolution, and
determines that the project is consistent with the following findings and other considerations, as
provided in the Staff Report dated June 28, 2021 to Planning Commission and hereby
incorporated by reference:

Findings

1. The proposed project is consistent with the objectives of the general plan and complies
with applicable zoning regulations, planned development, master plan or specific plan
provisions, improvement standards, and other applicable standards and regulations
adopted by the city.

2. The proposed project will not create conflicts with vehicular, bicycle, or pedestrian
transportation modes of circulation.

3. The site layout (orientation and placement of buildings and parking areas), as well as the
landscaping, lighting, and other development features, are compatible with and
complement the existing surrounding environment and ultimate character of the area
under the general plan and applicable specific plans; and

4.  Qualifying single-family residential, multi-family residential, and residential mixed-use
projects shall comply with all relevant standards and guidelines in the city's currently
adopted design guidelines for residential development.

Other Consideration in accordance with Section 17.12.150 (H):

1. Considerations relating to site layout, the orientation and location of building, signs, other
structures, open spaces, landscaping, and other development features in relation to the
physical characteristics, zoning, land use of the site and surrounding properties have been
made.

2.  Considerations relating to traffic, safety, and traffic congestion, including the effect of the
development plan on traffic conditions on abutting streets, the layout of the site with
respect to locations and dimensions of vehicular and pedestrian entrances, exits,
driveways, and walkways, the adequacy of off-street parking facilities to prevent traffic
congestion, and the circulation patterns within the boundaries of the development have
been made.

3. Considerations necessary to ensure that the proposed development is consistent with the
general plan and all applicable specific plans or other city plans, including, but not limited
to, the density of the residential units have been made.

4. Considerations relating to the availability of city services, including but not limited to,
water, sewer, drainage, police and fire, and whether such services are adequate based on



upon city standards have been made.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Pinole hereby
recommends that the City Council find the approval of DR 21-05 and the sale of 811 San Pablo
categorically exempt from CEQA pursuant to CEQA Guidelines Section 15332, Infill
Development Project, Government Code 65457 and CEQA Guidelines Section 15182 Specific
Plan Consistency, as set forth in the notice of exemption on file with the City Clerk and
incorporated herein by reference.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Pinole hereby
concludes that the disposition of the 811 San Pablo conforms to the City of Pinole General Plan
pursuant to Government Code section 65402, based upon the substantial evidence presented
to the Planning Commission during its meeting on June 28, 2021.

PASSED AND ADOPTED by the Planning Commission of the City of Pinole on this 28th day of
June 2021, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Timothy Banuelos, Chair, 2021-2022

ATTEST:

David Hanham, Planning Manager
3792648.1



Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
The project shall be constructed in substantial compliance with the On-Going Development
approved Design Review request for SAHA Apartments (APN 402-166- Services
030), as shown on the project plans dated April 22, 2021, unless Department
otherwise conditioned.
The proposed project shall be built in a manner consistent with all
applicable federal, state, and local regulations.
The Applicant shall hold harmless the City, its Council Members, its On-Going Development
Planning Commission, officers, agents, employees, and representatives Services
from liability for any award, damages, costs and fees incurred by the City Department
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. Applicant further agrees to provide a defense for the City
in any such action.
All  building permit drawings and subsequent construction shall On-Going Development
substantially conform to the approved drawings and application materials. Services
Any modifications must be reviewed by the Planning Manager who shall Department
determine whether the modification requires additional review and
approval by the Planning Commission.
As Recommended by Planning Commission 1of11 SAHA Apartments

June 28, 2021

Design Review (DR) 21-05




Exhibit A
Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)

Prior to Issuance of Building Permits
4. | LANDSCAPE AND FENCING PLAN — The applicant shall prepare and Prior to Development
submit a final full detailed landscape, fencing and irrigation plan for Issuance of Services

review and approval by the Development Services Department prior to Building Department
the issuance of building permits. Permits

The landscape, fencing and irrigation plan shall include the number, type,
and size of all proposed new trees, shrubs, and groundcover specimens.
Any new fencing or gate design details shall be included within the
building construction plans. All proposed plantings shall be drought-
tolerant and well-suited to the City’s climate zone.

The detailed landscape, fencing and irrigation plan shall be consistent
with all applicable requirements of the Municipal Code including Chapter
17.44. The detailed landscape plan shall ensure that:

a. All shrubs shall be a minimum 5-gallon size.

b. Light-colored, high albedo materials or vegetation shall be
installed for at least fifty percent of all sidewalks, patios, and
driveways. Specific design material information and specifications
for the permeable pavers and crushed rock shall be included
within the final landscape plan.

As Recommended by Planning Commission 20f11 SAHA Apartments
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/
Implementation

Monitoring

Verification

Department /

Division

(date
and
Signature)

C.

High water use turf grasses and other similar plantings shall only
be utilized in high-use areas with high visibility or functional
needs. When only drought-tolerant turf grasses are used, the turf
area shall be limited to twenty-five percent (25%) of all irrigated,
landscaped areas. When non-drought-tolerant turf grasses or a
combination of non-drought-tolerant and drought-tolerant turf
grasses is used, the turf area shall be limited to fifteen percent
(15%) of all irrigated, landscaped areas.

At least twenty-five percent (25%) of the lot area and no more
than forty percent (40%) of the front yard area shall be non-
pervious surface. Additionally, at least ninety percent (90%) of the
plants selected in non-turf areas shall be well suited to the climate
of the region and require minimal water once established. Up to
ten percent (10%) of the plants may be of a non-drought-tolerant
variety, provided they are grouped together and can be irrigated
separately

Tree protection measures provided by a certified arborist shall be
included in the landscape plan.

5. | WATER EFFICIENT LANDSCAPING — The Applicant shall demonstrate
compliance with Water Efficient Landscaping requirements, pursuant to
Pinole Municipal Code Chapter 15.54, including submittal of a Landscape

Prior to
Issuance of
Building

Development
Services
Department

As Recommended by Planning Commission
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
Documentation Package as described in Chapter 15.54 and consistent Permits
with State Water Efficient Landscape Ordinance provisions.
PARKING LOT LIGHTING - Lights shall be provided in the parking area. Prior to Development
All lighting used to illuminate such parking facilities shall be approved by Issuance of Services
the Development Services Department. Any lighting used shall be so Building Department
arranged as to reflect the light away from adjoining residential areas or Permits
public streets. Lighting shall be installed with the intent to provide only as
much light as is necessary for public safety and shall satisfy the
requirements of Chapter 17.46
REFUSE AREA DESIGN AND SERVICE - The project shall provide for Prior to Development
service by Republic Services. The area and access to trash, recycling Issuance of Services
and green waste containers shall be approved in advance by Republic Building Department
Services. Permits
MECHANICAL EQUIPMENT - All mechanical devices and their Prior to Development
component parts, such as air conditioners, evaporative coolers, exhaust Issuance of Services
fans, or similar equipment located wholly or partially on the roof or wall Building Department
shall be screened from view. All wall mounted heating units or air Permits
conditioners shall be flush-mounted.
DRAINAGE PLANS - The applicant shall prepare a construction drainage Prior to Development
plan and final drainage plan for Development Services Department Issuance of Services
review and approval. The construction drainage plan will show how Building Department
drainage will be handled during construction. The final drainage plan will
As Recommended by Planning Commission 4 0of 11 SAHA Apartments
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
show how drainage will be handled after construction is complete. Site Permits
design shall avoid drainage of water from one property onto another
property and shall be subject to approval by the City Engineer.
10. | AFFORDABLE HOUSING AGREEMENT -The Applicant shall execute Prior to Development
the Affordable Housing Regulatory Agreement and Declaration of Issuance of Services
Restrictive Covenants and record the document in the Official Records of Grading Department
Contra Costa County. Permits or
Building
Permits
11. | CULTURAL RESOURCES - Prior to the issuance of any construction Prior to Development
permit, the Applicant shall submit a plan and report detailing how on-site Issuance of Services
monitoring shall be carried out on the site as requested by a local tribe. Grading Department
Monitoring activities shall be carried out per the report, and inspection Permits or
notes shall be submitted to the City prior to issuance of an occupancy Building
permit for the building. Permits
12. | CULTURAL RESOURCES - Prior to the issuance of any construction Prior to Development
permit, construction plans shall include a requirement (via notation) Issuance of Services
indicating that if historic and/or cultural resources or human remains are Grading Department
encountered during construction or other site work, all such work shall be Permits or
halted immediately within the area of discovery and the contractor shall Building
immediately notify the City of the discovery. In such case, the applicant Permits
As Recommended by Planning Commission 50f11 SAHA Apartments
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Exhibit A
Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
shall retain, at their own cost, the services of a qualified archaeologist for
the purpose of recording, protecting, or curating the discovery as
appropriate. The archaeologist shall be required to submit to the City for
review and approval a report of the findings and method of curation or
protection of the resources. Further construction work within the vicinity
of the discovery, as identified by the qualified archaeologist, shall not be
allowed until the preceding steps have been taken.
13. | PRE-CONSTRUCTION WASTE MANAGEMENT PLAN - The applicant Prior to Development
shall complete a pre-construction waste management plan. Forms can be Issuance of Services
obtained from the Development Services Department. Building Department
Permits
14. | PERMITS, BONDS, AND INSURANCE - The applicant shall obtain an Prior to Development
encroachment permit, posting the required bonds and insurance, for any Issuance of Services
work to be done in the City’s right-of-way. This encroachment permit shall Building Department
be obtained prior to the issuance of a building permit and prior to any Permits
work being done in the City’s right-of-way.
15. | DEVELOPMENT IMPACT FEES - The applicant shall pay all applicable Prior to Development
development impact fees prior to issuance of the building permit. Issuance of Services
Building Department
Permits
As Recommended by Planning Commission 6 of 11 SAHA Apartments
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
16. | EROSION CONTROL PLAN — The applicant shall submit an erosion Prior to Development
control plan in accordance with the City’s Grading Ordinance (PMC Issuance of Services
§15.36.190) when grading is performed during winter season (October 1 Grading Department
through April 15). For all sites over one acre, in accordance with the Permits or
City's Erosion Control Ordinance (PMC 808.20) the applicant shall Building
submit: Permits
1. Storm Water Pollution Prevention Plan (SWPPP)
2. Strom Water Control Plan (SCP) Certified by an Architect or
Engineer.
3. Operation and Maintenance.
17. | MATERIAL HAULING - The applicant shall submit a proposed material Prior to Development
hauling route and schedule. All material hauling activities including, but Issuance of Services
not limited to, adherence to approved route, hours of operation, dust Building Department
control and street maintenance shall be the responsibility of the applicant Permits
(as per Section 15.36.080 of the Municipal Code). Violation of the
applicable may be cause for suspension of work.
18. | WATER SUPPLY SYSTEM - Prior to issuance of a building permit Prior to Fire
there shall be an approved and tested water supply system capable of Issuance of Department
supplying the required fire flow as determined by the Fire Chief or Fire | Building Permit
Marshall. Water supply system for staged construction, if applicable, shall
provide required fire flows at all stages.
As Recommended by Planning Commission 7 of 11 SAHA Apartments
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

June 28, 2021

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
19. | SEWER CONNECTION - The project is within the service area of the Prior to Development
Pinole/Hercules Water Pollution Control Plant. The proposed project shall Issuance of Services
have a unique connection to the public sewer collection system. The | Building Permit Department
connection to the sewer system will require a permit from the City of
Pinole, the payment of sewer user fees, and payment of a sewer
connection fee prior to the issuance of building permits.
20. | CONDITIONS ON PLANS - These project conditions of approval listed Prior to Development
below under the heading “During Construction and Prior to Occupancy” Issuance of Services
shall appear on the building plans. Building Permit Department
During Construction and Prior to Occupancy
21. | CERTIFIED GRADED PAD - A California-Licensed Engineer shall certify During Development
that the graded construction pad for the proposed dwelling unit has been | Construction Services
adequately compacted and designed to support the proposed dwelling Department
unit.
22. | CONSTRUCTION SITE INFORMATION - A construction contact During Development
person’s name, mobile phone number, and email address shall be posted Construction Services
on the project site during the duration of construction. Department
The property address shall be clearly marked during the project
construction process.
As Recommended by Planning Commission 8 of 11 SAHA Apartments
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Exhibit A
Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)

23. | CONSTRUCTION ACTIVITY - The building permit holder shall ensure During Development
the following provisions to control noise, dust, and construction debris | Construction Services
nuisance occur during construction: Department

A. Building construction activities shall occur only between 7:00A.M. and
5:00 P.M., Monday through Friday on non-federal holidays. Interior
construction work may occur between 9:00A.M. and 6:00P.M. on
weekends if requested and approved by the City as allowed under
Chapter 15.02 of the City Municipal Code.

B. All construction vehicles shall be properly maintained and equipped
with exhaust mufflers and meet State and Federal standards.

C.Newly disturbed soil surfaces shall be watered down regularly
throughout the day and any construction grading activity shall be
discontinued in wind conditions greater than 10 miles per hour.

D. Construction activities shall be scheduled so that paving and
foundation placement begin immediately upon completion of grading
operation.

E. All excavated or silty materials shall be covered with a tarp during
transit to and from the site.

As Recommended by Planning Commission 9of 11 SAHA Apartments
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Exhibit A

Planning Commission Resolution 21-09 CONDITIONS OF APPROVAL

Timing/ Monitoring Verification
Implementation | Department / (date
Division and
Signature)
F. All construction debris shall be covered with a tarp during transit from
the site.
G.The construction site shall be maintained in an orderly fashion and
litter shall be contained and properly disposed of on a daily basis.
24. | SITE MAINTENANCE - The construction site shall be cleaned of garbage During Development
and debris on a daily basis and maintained in an orderly fashion. All Construction Services
construction equipment shall be secured at the end of each day of Department
construction.
25. | INSPECTIONS - The applicant shall notify the Development Services During Development
Department at least forty-eight (48) hours prior to starting any work Construction Services
pertaining to on-site drainage facilities, grading, or paving, as well as Department
any work in the City’s right-of-way as per Section 15.36.230 of the
Municipal Code.
The applicant shall arrange all inspections with the Building Division, Fire
Department, and Public Works Division. All Building Division inspection
requests shall be made at least 24 hours in advance.
26. | ACCESS TO SAN PABLO AVENUE - Project construction vehicles and During Development
vehicles belonging to construction workers shall not block access to San Construction Services
Pablo Avenue or any other public roadway. Department
As Recommended by Planning Commission 10 of 11 SAHA Apartments
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June 28, 2021

Timing/ Monitoring Verification
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27. | SIDEWALK, CURB AND GUTTER REPAIR - The applicant shall repair Prior to Development
and replace to existing City standards, any sidewalk, curb and gutter Occupancy Services
abutting the project site. Department
28. | POST-CONSTRUCTION WASTE MANAGEMENT Report - The applicant Prior to Development
shall complete a post-construction waste management report prior to Occupancy Services
issuance of a certificate of occupancy. Department
29. | ADDRESSING - Prior to issuance of a “Certificate of Occupancy” or final Prior to Development
building inspection approved illuminated numbers and addresses shall be Occupancy Services
installed in compliance with Section 15.02.050 of the Municipal Code. Department
30. | EASEMENTS — The Applicant shall complete recordation of all new, Prior to Development
modified, or removed easements on the project site. Occupancy Services
Department
31. | LANDSCAPING CERTIFICATE OF COMPLETION — A Certificate of Prior to Development
Completion shall be submitted by either the signer of the landscape Occupancy Services
design plan, the signer of the irrigation design plan, or the licensed Department
landscape contractor certifying that the landscape project has been
installed per the approved Landscape Documentation Package
As Recommended by Planning Commission 11 of 11 SAHA Apartments
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ATTACHMENT B

CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

From: To:

City of Pinole Contra Costa County Clerk
Development Services Department 555 Escobar St.

2131 Pear St. Martinez, CA 94553

Pinole, CA 94564

Project Title: SAHA 33-Unit Affordable Housing Project

Project Applicant: Satellite Affordable Housing Associates
1835 Alcatraz Avenue
Berkeley, CA 94703
estewart@sahahomes.org
(510) 809-2754

Project Location: 811 San Pablo Avenue (APN 402-166-030)

Project Location — City: City of Pinole Project Location — County: Contra-Costa County
Project Description:

Satellite Affordable Housing Associates is proposing to construct a 33-unit, 100% affordable housing
project at 811 San Pablo Avenue in the City of Pinole. The project site is a vacant 0.61 acre in-fill site,
surrounded by commercial and residential uses. The project includes 33 one and two bedroom units in
a four-story building with a total of 16 surface parking spaces. Additional interior spaces and amenities
include a community room and management offices. The project includes landscaping, a children’s
playground and outdoor open space for resident use. The project is located on San Pablo Avenue west
of Meadow Avenue as shown on the attached figure.

Name of Public Agency Approving Project: City of Pinole

Name of Person or Agency Carrying Out Project: Satellite Affordable Housing Associates

Exempt Status:

Ministerial [Sec.21080(b)(1); 15268];

Declared Emergency [Sec. 21080(b)(3); 15269(a)];

Emergency Project [Sec. 21080(b)(4); 15269(b)(c)];

X Categorical Exemption Project is exempt per Sec. 15332, Class 32;

X Statutory Exemptions: Gov. Code 65457;

CEQA Guidelines Sec. 15182 - Project is consistent with Three Corridors Specific Plan




Reasons why project is exempt:
Section 15332, Class 32 Exemption

CEQA provides several “categorical exemptions” which are applicable to categories of projects and
activities that the Lead Agency has determined generally do not pose a risk of significant impacts on
the environment. The project consists of a residential project within the developed urban area of the city
of Pinole. The project is exempt under Section 15332 of the State CEQA Guidelines (Class 32-Infill
Development Projects) and under Government Code section 65457 and State CEQA Guidelines Sec.
15182 (Specific Plan Consistency). First, the project meets the conditions for an infill exemption
described in Section 15332 of the State CEQA Guidelines as explained below.

a. The project is consistent with the applicable General Plan and Specific Plan designations,
applicable policies and applicable zoning designation and regulations.

The subject site is designated Commercial Mixed Use (CMU) in the City’s General Plan and
Three Corridors Specific Plan and is zoned CMU (Commercial Mixed Use). The Specific Plan
CMU designation calls for mixed-use and residential development. Mixed-use residential and
commercial developments with units above first floor commercial uses are principal permitted
uses in the zoning district. However, an entirely residential use is also permitted in the CMU
zoning district. Thus, the project is consistent with the General Plan, Three Corridors Specific
Plan and zoning designations for the site.

In addition, the project site is identified as a housing production site in the City’s 2015-2023
Housing Element.

The proposed project provides 33 affordable residential units. Since the project will be 100%
affordable (aside from manager’s unit), the project qualifies for a state density bonus and
concessions and incentives. The following two concessions and one waiver are requested:

e Parking: The project will provide 16 parking spaces, which is approximately ¥z parking
space per unit. The project is seeking a density bonus concession to provide 45 fewer
parking spaces than required by the Municipal Code (1.5 spaces for a one-bedroom unit,
2 parking spaces for each two-bedroom unit, plus 0.3 guest spaces). However, since the
project is along a high-quality transit corridor and more than 20% of the units are
affordable to low-income households, the project is eligible to provide parking at a rate of
Y parking space per unit.

e Open Space: The project seeks a density bonus to provide 5,700 square feet of usable
open space instead of 9,000 square feet as require by the Municipal Code.

o Private Open Space: The project seeks a development standard waiver of the
requirement to provide 80 square feet of ground floor open space in favor of shared
open space.

b. The proposed development occurs within city limits on a project site of no more than five acres
substantially surrounded by urban uses.

The proposed project occurs within the city limits of Pinole on an approximate 0.61-acre site,
and thus, is less than the maximum five acres specified in Section 15332(b) for this exemption.
The site is surrounded by existing developed urban residential and commercial uses.

c. The project has no value as habitat for endangered, rare or threatened species.



The site is vacant and contains non-native, weedy grasses and has been disturbed. The site is
surrounded by urban development and contains no sensitive habitat or habitat for special status
species. Thus, the project site has no value for endangered, rare or threatened species.

Approval of the project would not result in any significant effects relating to traffic, noise, air
quality, or water quality.

Approval of the project would not result in any significant effects related to traffic, noise, air
guality or water quality. A project traffic study was prepared, and no significant impacts were
identified with respect to sight distance, pedestrian facilities or bike facilities (to be provided by
the City at a later date).

The project uses would not result in a generation of substantial operational noise levels and
would not result in significant noise impacts. The project site is located adjacent to San Pablo
Avenue in an area where future ambient noise levels are projected to be approximately 68
decibels Ldn (day-night average sound level) according to the City’s General Plan 2030 EIR,
which is within the “normally acceptable” noise range for the multi-family residential uses with
appropriate interior noise attenuation. Thus, the project occupants would not be exposed to
noise levels that exceed standards for land use compatibility.

The project would not result in significant air emissions or a significant increase in vehicle miles
traveled (VMT) and is below the level of development that could potentially result in a significant
impact. This determination was based on the following:

e 100% Affordable project. Due to the project size and fact that it is 100% affordable and
have up to 35% fewer vehicle trips than market rate development (Caltrans, 2018), the
project is presumed to have less than significant VMT impacts. (OPR SB 743 VMT
Technical Advisory)

e Major transit stop. CEQA Guideline15064.3, subdivision (b)(1), states that lead agencies
generally should presume that certain projects (including residential) proposed within a
% mile of an existing major transit stop along an existing high-quality transit corridor are
exempt from CEQA analysis. The project is along San Pablo Avenue, which is a high-
guality transit corridor. Westcat service is provided along San Pablo Avenue in front of
the project site at regular intervals by routes JL/JR, C3 and 17 which connect to the
Hercules and Richmond Parkway transit centers. The project also complies with all of
the presumptions to use this exemption:

o Project has a floor area greater than 0.75. Project floor area is 1.17
o Project does not have more parking than required by the Pinole Municipal Code.

o Project is consistent with the applicable SCS (Plan Bay Area Blueprint) which
encourages residential development along corridors.

o Project does not replace affordable residential units with a smaller number of
moderate or high-income units.

The project complies with or will be City storm water requirements and includes “Low Impact
Development” measures consistent with the National Pollution Discharge Elimination System
(NPDES) regional permit administered through the Contra Costa Clean Water Program
(CCCWP) and the city, and thus, will not result in significant water quality impacts.



e. The project has been reviewed by City staff and can be adequately served by all required
utilities and public services. The project has been reviewed by City staff and can be adequately
served by all required utilities and public services.

The City has further considered whether the project is subject to any of the exceptions to the use of a
categorical exemption found at CEQA Guidelines Section 15300.2. This section prohibits the use of
categorical exemptions under the following circumstances:

a. for certain classes of projects (Classes 3, 4, 5, 6 and 11) due to location where the project may
impact an environmental resource or hazardous or critical concern.

b. when the cumulative impact of successive projects of the same type in the same place, over
time, is significant; (c) where there is a reasonable possibility that the activity will have a
significant effect on the environment due to unusual circumstances.

c. where the project may result in damage to scenic resources, including but not limited to, trees,
historic buildings, rock outcroppings, or similar resources, within a highway officially designated
as a state scenic highway.

d. where the project is located on a state designated hazardous waste site; and

e. where the project may cause a substantial adverse change in the significance of a historical
resource.

Section 15300.2(a) does not apply to the Class 32 category of exemptions. Nonetheless, the project
site is not located in area of sensitive or critical concern.

With regard to Section 15300.2(b), there is no evidence of a potential significant cumulative impact
because successive projects of the same type in the same place have not been approved. Cumulative
impacts related to development accommodated by the City’s General Plan over the next 10+ years
were found to be less than significant in the General Plan 2030 EIR, except for potential significant
cumulative impacts related to vehicle miles traveled, water supply, population, and noise. The proposed
project would not contribute to the identified significant cumulative noise impact as the identified street
segments where increased noise levels are projected are outside of the project area (Westside
industrial area). Cumulative population growth due to development accommodated by the General Plan
was not determined to be significant.

The project would be subject to requirements for installation of water conserving fixtures and
landscaping in accordance with City Municipal Code and California Green Building Code requirements.

Regarding Section 15300.2(c), the project would not result in any significant effects on the environment
due to unusual circumstances. The project site is surrounded by urban development and not located
within a sensitive resource area. However, since the possibility of Archaeological and Cultural
resources could be found on the site, the project will be conditioned to require on-site monitoring the
studies on the project site found no evidence of significant archaeological resources. A project
geotechnical investigation has been prepared that sets forth soil preparation and foundation measures
to mitigate against seismic hazards.

Section 15300.2(d) does not apply to the project site as the site is not located adjacent to or visible from
a designated scenic highway, and thus, will not result in damage to scenic resources or a scenic
highway.

Section 15300.2(e) does not apply because the site is not a state-designated hazardous waste site.



Statutory Exemption, Gov. Code 65457; CEQA Guidelines Sec. 15182

In addition to the Class 32 exemption, the project is consistent with the Three Corridors Specific Plan
and none of the circumstances warranting further environmental review under Pub. Res. Code section
21166 have occurred:

a. Substantial changes have not been proposed in the project that will require major revisions of
the environmental impact report.

The City of Pinole General Plan EIR, certified in 2010, includes an analysis of land use and
policy changes adopted with the General Plan and the Three Corridors Specific Plan.
Subsequent rezoning of the properties within the Specific Plan area were carried out to make
property zoning consistent with the General Plan and Three Corridors Specific Plan. The project
is one of the first residential projects proposed for development in the San Pablo Corridor of the
Three Corridors Specific Plan since it was adopted, and the property is zoned Commercial
Mixed Use (CMU). The project complies with the zoning and development standards of the
specific plan and zoning, with the exception of requested density bonus concessions for a
reduction in open space area and parking. Since the project is consistent with the specific plan
and the build-out development analyzed in the General Plan EIR, substantial changes have not
been proposed in the project that would require any type of revision to the environmental impact
report.

b. Substantial changes have not occurred with respect to the circumstances under which the
project is being undertaken which will require major revisions in the environmental impact
report.

Substantial changes have not occurred with respect to the circumstances under which the
project is being undertaken. No new development has occurred in the project vicinity or under
the specific plan which is not consistent with the specific plan and associated environmental
impact report.

c. New information, which was not known and could not have been known at the time the
environmental impact report was certified as complete has not become available.

New information has not become available with respect to any environmental condition within
the City of Pinole that would affect the certified EIR for the General Plan and Three Corridors
Specific Plan.



Lead Agency

Contact Person: David Hanham Phone: (510) 724-9018

Department: Development Services Address: 2131 Pear Street
Pinole, CA 94564

Signature: Date:

Title: Planning Manager Signed by Lead Agency

If filed by applicant:

1. Attach certified document of exemption finding.
2. Has a notice of exemption been filed by the public agency approving the project? Yes

Date Received for filing at County Clerk:

Date Received for filing at OPR:




Project Location:
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ATTACHMENT C


PROJECT DESCRIPTION VICINITY MAP

The 811 San Pablo project will provide 100% affordable housing with 33 units for low-income households in Pinole. The development will consist of twenty-nine (29) one-

bedroom units and four (4) two-bedroom units. The ground floor comprises a lobby with mailboxes, stairs, elevator, spacious community room with kitchen and a com- 2% Ny s 0
puter station, two property management offices, a resident services office, an exterior bike storage, and a courtyard connecting to a community garden and a children’s San Pablo Ba F i) e
playground. The parking entrance located along San Pablo Avenue will lead to an outdoor parking lot consisting of 16 parking spaces. The property will be managed by a y PROJECT SITE 3 s P 4
team of Satellite Affordable Housing Associates (SAHA) staff members who will provide management, maintenance, and resident services coordination. aloss o LT &
Development Standards e i : ey g
The project has been thoughtfully designed to comply with the development regulations for the CMU zone, which covers the site.
*  The height for the building complies with the 50" height, four stories limit. o ot F | earerey f | AveeacQ a
«  The proposed design provides 15 foot setbacks along the side and rear yards. S ‘ Pabio Ko L orinepatl & 4 ST U D ‘ O
The proposed design also complies with the Special Height Requirements of one to one height to setback ratio for stories above 35 feet, applied to rear and side, BRI T umedsmes@ B 1 : |
and above the third story, applied to street frontage. ey W ks R i o # ~ T SQUARE
«  Exterior bike storage has been provided for the residents, and consistent with zoning code. Sixteen (16) bicycle parking spaces are provided, which is above the " — : & _ )
required one per four units bicycle parking ratio. it W= = o dE b i A . Architecture
Proposed Design - R SN Al Planning
The scale and details of the building were designed to coincide with historic Pinole streetscapes. Ground street level offices are carefully placed to ensure unit privacy (18378 L E Pk vitteseion @ N W eua Urban Design
and given a commercial storefront appeal to blend into the diversity of services provided along San Pablo Avenue. To activate the San Pablo corridor in keeping with pri- | Ny A e ST R S A - 1970 Broadway #615
orities and principles set forth in Pinole’s Three Corridors Specific Plan, the design places the lobby and entrance, services office, and property management office along N S LR RS ST ey, R Rronsh il
the project frontage, featuring storefront windows and a minimal setback. The building entrance and lobby will provide a welcoming and secure point-of-entrance for resi- Hilfop Commans € . o 51-80 = i)
dents and visitors alike. A spacious multi-purpose community room is located just off of the lobby, which in turn is connected via an outdoor pathway to a large patio ter- - 5 b Al e Valey s ocueNTconrans weormTon
race/courtyard in the rear of the property to facilitate indoor/outdoor activities. Residential units are located on the first through fourth floors; the upper floors are fully ac- fereessy S e, © Qe L : INGONFIDENCE FOR THE LINITED PURPOSE OF _
cessible and served by an elevator. o TN T el Qe X @
Generous landscaping is incorporated to create a sense of being built into the surroundings and allow a softer transition from the heavier street traffic. In order to achieve s @ | Es
the character built within Pinole, we have laid out the building to ensure the parking and many of the units are tucked behind the main fagade. This allows the parking to
be entirely concealed from the main street front view. The engaging street frontage fagade then becomes the feature to assist in defining the project and achieving the
goal to fit into the distinct identity of Pinole. The proposed site plan includes a large green space at the south ends of the site that is designed for shared community use "
and programmed with amenities such as a children’s play area, and community garden beds. o
©
PROJECT DATA PROJECT SUMMARY 3
PROPERTY INFORMATION: ZONING REQUIREMENT: )
Site Address: 811 San Pablo. Pinole, CA Current Zoning: CMU - Commercial Mixed Use SITE AREA 26,136 SF 0.60 AC (Assessor Parcel Map) <U()
APN: 402-166-030-5 Building Height: 50 ft max for Primary Building 26,690 SF 061 AC (Survey)
Site Area: 0.61 AC (26,690 SF) 15 ft for Accessory Building DENSITY 55 DU/AC (Assessor Parcel Map) 87
Existing Use: Vacnt *Special height stepbacks required when abutting streets 54 DU/AC (Survey) 17
Proposed Use: Multi-family Residential and single-family residential properties BUILDING AREA 30,680 SF 8
Construction: Type V-A with Fire Sprinklers Density: 54 du/acre max (Including 80% density bonus) FAR 1.17 T
Residential Units: 33 units Setback: Build to Front Line: 0~10 ft o
Vehicle Parking: 16 spaces Side Yard: 15 ft when abutting existing residential OVERALL DEVELOPMENT SUMMARY Ie)
Bike Parking: 16 bikes in secured storage building Rear Yard: 15 ft when abutting existing residential O ©
6 short-term visitor bike racks GROSS RESIDENTIAL AREA (SF) 1IE4 102 2|Ees 153 3F5 567 4F4 688 TozT(/? L510 U_JI J=
PROJECT TEAM AFFORDABLE HOUSING DENSITY BONUS > GROSS COMMON AREA (SF) ' “CORRIDORS/STAR 5,518 | 10,170 » 2 o
APPLICANT: Under the State’s Affordable Housing Density Bonus program, this project is entitled to con- ‘E‘ MAIN LOBBY 500 = < g S
Satellite Affordable Housing Associates cessions and waivers of some local Municipal Code requirements if they can be shown to S OFFICE 1-3 690 << < _--q;-J N S
1835 Alcatraz Ave. Berkeley, CA 94703 render the project infeasible. SAHA is proposing two concession and one waiver, as follows: 7 OFFICE 4 320 N e
Contact: Eve Stewart é COMMUNITY ROOM 930 — 3 Y=g
g?]tewgrt@sahahomes.org PARKING REQUIREMENTS (concession) < MAINTENANCE ROOM 260 o & | NS
one: 510-809-2754 The it )
y of Pinole Municipal Code requires 51 parking spaces in total. Z ALL GENDER RESTROOMS(2) 150
ARCHITECT (1.5 residential parking space + 0.3 visitor parking spaces per one-bedroom unit, = LAUNDRY ROOMS(3) 510
Studio T-5Q, Inc. 2 residential parking space + 0.3 visitor parking spaces per two-bedroom unit.) > OTHERS 1292
1970 Broadway, Suite 615, Oakland, CA 94612 The proiect provides 16 parkin in total. @ ' —_—
- - © PIOJSCT Provices 70 Paring spaces 1n 9 GROSS BUIDLING AREA (SF) 30,680
Contact: Robert Lindley (The project seeks a density bonus concession to provide 45 fewer parking spaces than ’ <l | SAHA
sTuDlO  Hindley@studiot-sg.com required by the Municipal Code) || zim| | savELLiTe
T SQUARE Phone: 510-451-2850 1BR 2 BR e e
Egyggg%ZEiQECH'TECT OPEN SPACE REQUIREMENTS (concession) UNIl;I::;;:SPFE) 51886 82789 ——
Sheet Title:
2808 Adeline St, Unit 1 Berkeley, CA 94703 (300 21 reabls e et or e 9,000 sfusable open opace. T 0 7
Contact: Lisa Howard The project provides 5,700 sf usable open space in 2F 1 10 PROJECT DATA
lisa@baytreedesign.com » el City of Pinole Municipal Code requires a minimum of 80 sf private open space per > 3F 1 9
Phone: 510.644.1320 unit at ground level. The only available location on site for additional open space would = aF . 5 .
CIVIL ENGINEER be on the roof. However, SAHA cannot utilize the roof for open space due to supervision = TOTAL >9 2 33 ob N 20042
Luk and Associates and resident liability. If the open space were to be located on the roof, the community 2 - - - oute 041212021
738 Alfred Nobel Drive, Hercules, CA 94547 room, services offices and communal spaces would be located there as well. These ) UNIT MIX 87.5% 12.1% 100% Scale:
Contact; Jackie Luk spaces would be occupied spaces that would contribute to a height increase of the > REGULAR PARKING 10 Drawn By:
jackie@lukassociates.com building, thus add another story which exceeds the height requirements. - (Include 1 ADA+ 1 ADA EV+1 EV)
Phone: 510.239.3338 PARKING COMPACT PARKING| 6 Shoet No:
MEP ENGINEER PARK|NG LOT SHADE(concession) TOTAL 16
Emerald Clty EngineerS, Inc. The Clty of Pinole MUﬂIClpaI Code reCIUIreS this prOJeC’[ to pl"OVIde a minimum of 60% of BIKES IN SECURED STORAGE BUILDING 16
E—M—mﬂ% 21705 Highway 99, Lynnwood, WA 98036 shading for pedestrian. BIKE PARKING SHORT-TERM VISITOR BIKE RACKS 6 A 1 O
Contact: Adam French The project provides 34% of parking lot shade at 15 years coverage. TOTAL 22
afrench@emeraldcityeng.com (The project seeks a density bonus concession to provide 26% less than the

Phone: 206.351.6697 requirement)
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