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City of Pittsburg 
Planning Commission Agenda  
   

 
December 12, 2017 

 

City Hall Council Chamber 
65 Civic Avenue, Pittsburg, CA  94565 

 

Regular Meeting 
7:00 P.M.  

 

Planning Commission Members 
Mark Gargalikis, Chair 

James Coniglio, Vice-Chair  
Wolfgang Croskey, Commissioner 
Elissa Robinson, Commissioner  
Durie Foster, Commissioner 
Jeremy Ward, Commissioner 
VACANT, Commissioner 

 
Any member of the public who wishes to address the Commission should complete a Speaker’s 
Card, available on the public counter below the dais.  Please note on the card the agenda item 
number, or, for items not listed on this agenda, a brief description of the issue on which you would like to 
address the Commission.  Give the completed form to the Minutes Clerk or a staff member, who will give 
the card to the Commission Chair.  The Chair will invite the speaker(s) to the podium at the appropriate 
time during the meeting.  Each individual will be given three minutes to address the Commission, unless 
additional time is allowed as provided for spokespersons.  Prior to speaking, each speaker is requested to 
state his or her name and business and city of residence in a clear and audible tone of voice.  For items 
listed under the “Public Hearings” or “Commission Consideration” portions of this agenda, the public 
hearing or public comment period will follow a brief presentation on the item by Planning Department staff 
and/or the project applicant. 
 
A decision by the Planning Commission is not final until the appeal period expires 10 calendar 
days after the date the decision occurred.  The applicant, City Council member(s), City Manager, or 
any affected person may appeal the denial, approval, recommendation, or any condition of approval of an 
item within the 10-day appeal period.  A completed appeal form and the applicable filing fee must be filed 
with the City Planner, 65 Civic Avenue, Pittsburg.  The appeal form must include the name and address 
of the appellant and state the reasons for the appeal.  The appeal will be set for City Council 
consideration and appropriate public notification given. 
 
The Commission requests that you refrain from disruptive conduct during the meeting and that 
you observe the order and decorum of the Council Chamber.  Please turn off or set to vibrate all 
cellular phones, and refrain from making personal, impertinent or slanderous remarks.  Boisterous or 
disruptive behavior while the Commission is in session, and the display of signs in a manner that violates 
the rights of others or prevents others from watching or fully participating in the Planning Commission 
meeting is considered counterproductive and will not be tolerated, and the Commission Chair can order 
any person who engages in such conduct to leave the Council Chamber. 
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CALL TO ORDER 
 
ROLL CALL 
 
PLEDGE OF ALLEGIANCE 
 
DELETIONS, WITHDRAWALS OR CONTINUANCES 
 
COMMENTS FROM THE AUDIENCE 
 
PRESENTATIONS 
 
CONSENT 
 
(All items listed under the "Consent" portion of the agenda are considered routine and are adopted under 

one motion.  Any item appearing as a Consent item on this agenda will be considered separately only upon 

request from a member of the Planning Commission, staff or public.) 

 
1. Minutes 

 Meeting Minutes of November 28, 2017 
 
PUBLIC HEARINGS 
 

2. Rescind Resolution 10075 and Revise Recommendation on an 
Amendment of an Open Space Overlay District near Avila Road, 
AP-17-1253 (RZ) 
This is a public hearing on a request to revise a recommendation for 
City Council approval of an Overlay District Amendment to add the 
land use category “warehousing and storage limited,” subject to a 
use permit and limitations, within the existing Open Space Overlay 
District No. 07-1284, located in the vicinity of 100 - 104 Avila Road. 
APN's 097-140-014, 016, 017, 018 and 097-130-009.  

 
3. Nazari Use Permit Amendment, AP-17-1215 (UP). 

This is a public hearing on a request for a use permit amendment to 
modify the conditions of approval for auto repair and automobile 
sales at 1700 N. Parkside Drive in the CS (Service Commercial) 
District. Assessor’s Parcel Nos. 096-093-002, -003, and -004.  
 

COMMISSION CONSIDERATIONS 
 

4. 2108 Railroad Avenue Commercial Shell Building, AP-17-1274 
(DR). 
This is a request for design review approval of plans to construct a 
3,168-square foot, single-story commercial shell building on an 
8,598-square foot parcel located at 2108 Railroad Avenue. The  
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property is located within the Railroad Avenue Specific Plan (RASP) 
PD (Planned Development, Ordinance No. 09-1319) District, and has 
a RASP Land Use Designation of TOD-H (Transit Oriented 
Development, High Density). Assessor’s Parcel No. 087-030-087.  

 
ZONING ADMINISTRATOR REPORTS 
 
STAFF COMMUNICATIONS 
 
COMMITTEE REPORTS 
 
ADJOURNMENT OF PLANNING COMMISSION MEETING 
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NOTICE TO PUBLIC 
 
 
NOTICE TO THE DISABLED AND VISUALLY OR HEARING IMPAIRED 
 
In compliance with the Americans with Disabilities Act, the city of Pittsburg will provide special 
assistance for disabled citizens.  Upon request, an agenda for any meeting shall be made 
available in appropriate alternative formats.  The Council Chamber is equipped with sound 
amplifier units for use by the hearing impaired.  The units operate in conjunction with the 
Chamber’s sound system.  You may request the sound amplifier from the City Clerk for personal 
use during Commission meetings.  If you need special assistance to participate in this meeting, 
or are requesting a specially formatted agenda, please contact the City Clerk at 925-252-4850.  
Notification 48 hours prior to the meeting will enable the city to make reasonable arrangements 
to ensure accessibility to this meeting or provide the requested agenda format.  (28 CFR 
35.102-35.104 ADA Title II) 
 
 
 
GENERAL INFORMATION 
 
Copies of the open session agenda packets that are distributed to the Planning Commission are 
on file in the office of the Planning Department, 65 Civic Avenue, Pittsburg, California, and are 
available for public inspection, beginning no fewer than 72 hours in advance of the meeting, 
during normal business hours (8:00 a.m. – 5:00 p.m., Monday through Friday, except city 
holidays).  Additionally, if any reports or documents that are public records are distributed to the 
Planning Commission fewer than 72 hours before the meeting, those reports and documents 
will also be available for public inspection in the city’s Planning Department and at the 
Commission meeting.  The Pittsburg Library is also provided a full agenda packet for your 
convenience.  As a courtesy, the agenda is also located on the city’s website at 
www.ci.pittsburg.ca.us. 
 
 

http://www.ci.pittsburg.ca.us/
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MINUTES 

OF A REGULAR MEETING 

OF THE 

PITTSBURG PLANNING COMMISSION 
 

November 28, 2017 
 

 A regular meeting of the Pittsburg Planning Commission was called to order by Vice 
Chair Coniglio at 7:00 p.m. on Tuesday, November 28, 2017, in the Council Chamber, City 
Hall, 65 Civic Avenue, Pittsburg, California. 
 

ROLL CALL 
 

Present: Vice ChairConiglio, Commissioner Croskey, Foster, Robinson, Ward 
 
Absent: Chair Gargalikis 
 
Staff:  Community Development Director Jill Hecht, Planning Manager/Secretary 

Kristin Pollot, Senior Civil Engineer Richard Abono, Associate Planner 
Jordan Davis, Planning Technician Celina Palmer, Administrative 
Assistant Amanda McVey 

PLEDGE OF ALLEGIANCE 
 

 Commissioner Croskeyled the Pledge of Allegiance. 
 

DELETIONS / WITHDRAWALS / CONTINUANCES 
 

 There were no deletions, withdrawals or continuances.  
 

COMMENTS FROM THE AUDIENCE 
 

 There were no comments from the audience.  
 

PRESENTATIONS 

  
 There were no presentations 
 

CONSENT 
 

1. Minutes of November 14, 2017 
   
 On motion by Commissioner Croskey seconded by Commissioner Foster to  
approve the minutes with a correctionshowing the minutes approved werethose of 
October 24, 2017, and carried by the following vote: 
 
 AYES:  Coniglio, Croskey, Foster, Robinson, Ward 
 NOES:  None 
 ABSTAIN: None 
 ABSENT: Gargalikis 
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PUBLIC HEARINGS 

 
2. USS-PoscoMinorSubdivision, AP-17-1263 (MS). 

 
Apublic hearing on a request for approval of a minor subdivision to split two 

parcels, totaling approximately 120 acres, into four separate parcels with a designated 
remainder at 2907 Pittsburg-Antioch Highway. The project site is zoned IL-O (Limited 
Industrial with a Limited Overlay, Ordinance No. 13-1367) District. APNs 073-200-023 and 
073-200-024. 
 
 Planning Technician Celina Palmer gave a presentation.  
 
 Vice Chair Coniglio opened the public hearing. 
 
 Bruce Ohlson, Pittsburg, spoke on behalf of the bicycle community regarding 
the Great California Delta Trail and other connecting bicycle trails.  
 
 Angelo Obertello spoke as the applicant. Mr.Obertello stated he understood and 
agreed to all conditions as presented.  
  
 There being no one to speak further to the item, Vice Chair Coniglio closed the 
public hearing.   
 
 On motion by Commissioner Croskey seconded by Commissioner Ward to  
approve the application and carried by the following vote: 
 
 AYES:  Coniglio, Croskey, Foster, Robinson, Ward 
 NOES:  None 
 ABSTAIN:  None 
 ABSENT:  Gargalikis 
 

STUDY SESSION 
 

3. Pittsburg Unified School District Workforce Housing, AP-17-1287 (PPR). 
 
A preliminary plan review of a proposal by Pittsburg Unified School District 

(PUSD) to construct up to 68 units of workforce housing intended for PUSD employees 
and their families. The proposed project site is located at 1025 Black Diamond Street, 
within the GQ (Government/Quasipublic) District. Assessor's Parcel No. 085-203-004. 

 

Associate Planner Jordan Davis gave a presentation. 
 

Enrique Palacios, Deputy Superintendent of Pittsburg Unified School District, 
spokeon behalf of the applicant.  

 
Ralph le Roux, MADI Architecture + Planning, spoke as the architect for the 

project. 
 
Bruce Ohlson, Pittsburg, spoke in favor of this proposal. Mr. Ohlson requested 

adequate secure bicycle storage and racks are made available on the project site. 
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Christ Traina, a teacher in the City of Pittsburg, spoke in favor of this proposal. 
 

The commissioners were all supportive of applying the High-Density 
Residential (RHD) Development standards to the project moving forward. 

 

ZONING ADMINISTRATOR REPORTS 

 
4. Submittal of Adopted Zoning Administrator Resolution. 

   
The Zoning Administrator submitone resolution previouslyapproved under the 

delegated authority (Planning Commission Resolution No. 9918). 
 
The commissioners acknowledged receipt of the previously approved 

resolution. 
 

STAFF COMMUNICATIONS 

 

  Planning Manager / Secretary Kristin Pollot informed the Commission of the 
following: 

 
  The next Planning Commission meeting is scheduled for December 12, 
2017. 
 
  The Pittsburg Holiday Parade will be Saturday, December 9, 2017. 
 
  The City is planning a joint Study Session with the City Council to discuss  
     cannabis on Monday, December 18, 2017.   
 
COMMITTEE REPORTS 

 

 There were no committee reports. 
 
ADJOURNMENT 
 

 The meeting was adjourned at 7:48 p.m. toDecember 12, 2017. 
 
 
 
       ____________________________ 
       Kristin Pollot, AICP, Secretary 
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CITY OF PITTSBURG 
PLANNING COMMISSION 

STAFF REPORT 
 
 
ITEM:  Rescind Resolution 10075 and Revise Recommendation on an Amendment 

of an Open Space Overlay District near Avila Road, AP-17-1253 (RZ) 
  

 
ORIGINATED BY:  David and Kathy Rege, PO Box 507, Clayton, CA 94517 
 
SUBJECT:  This is a public hearing on a request by Dave and Kathy Rege to revise a 
recommendation for City Council approval of an Overlay District Amendment to add the 
land use category “warehousing and storage limited,” subject to a use permit and 
limitations, within the existing Open Space Overlay District No. 07-1284, located in the 
vicinity of 100 - 104 Avila Road.  APN’s 097-140-014; -015; -016; -017; -018; and 097-
130-009. 
  
RECOMMENDATION:  
 
Staff recommends that the Commission rescind Resolution 10075, adopted September 
12, 2017, and adopt Resolution No. 10080, recommending City Council approval of an 
amendment to the land use regulations of an existing OS-O District in order to add the 
land use category “Warehousing and Storage, Limited” with further refined limitations, 
and subject to a use permit and design review. 
 
BACKGROUND:   
 
On September 12, 2017, the Planning Commission held a public hearing to consider the 
proposed amendment to the Open Space Overlay District in order to allow warehousing 
and storage uses, subject to a use permit (see September 12, 2017, staff report 
attached for more details).  After close of the public hearing, the Commission voted 4-1 
to adopt Resolution No. 10075, recommending City Council approval of the Overlay 
District amendment, as proposed.  
 
Subsequent to the Planning Commission’s action, staff felt it pertinent to assist future 
project application reviews by further refining the warehousing and storage use 
limitations in order to maintain better conformance with the General Plan Open Space 
designation for the area.  The amended staff recommendation (described below) 
requires re-review and approval by the Planning Commission before it can move 
forward to the City Council for formal consideration. 
 
The applicant has been informed of this proposed change and is supportive of staff's 
revised recommendation. 
 
PROJECT DESCRIPTION: 
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The project proposal is to revise the existing ‘Land Use Regulations’ table associated 
with the OS-O (Ordinance No. 07-1284, and Ordinance No. 91-1016, by reference) 
District by adding the “Warehousing and Storage, Limited” classification to the list.  This 
use is defined by PMC 18.08.080 as a commercial use including, “Provision of space, 
within an enclosed building, for the storage of privately owned household goods, 
personal property, business records, documents, and supplies. This classification 
includes ministorage facility but excludes wholesaling and storage, and vehicle storage.”   
The previously adopted recommendation was to allow this use within the OS-O District, 
subject to approval of a use permit.  The current refined recommendation is to allow the 
use subject to the following limitation: 
 
“Use permit required, provided that: 1) such structures shall be of a temporary nature; 2) 
temporary and/or portable structure height shall not exceed 12-feet maximum; 3) use 
shall be screened from Avila Road and Highway 4; and 4) design review shall be 
required.” 
   
 
GENERAL PLAN/CODE COMPLIANCE: 
 
General Plan:  The project site has a General Plan land use designation of Open 
Space, and according to the description “much of the City’s Planning Area is rural 
privately-owned land that falls within the open space designation. This classification 
accommodates any greenbelts and/or urban buffer areas that may be designated in the 
future. Greenbelts are open space, parkland, and agricultural areas located outside 
urban areas, as opposed to urban parks located within developed areas” (General Plan, 
page 2-21).  Staff believes that the revised limitation on warehousing and storage uses 
which would only allow structures of a temporary nature, such as storage containers 
and/or pods, would be more consistent with the General Plan Open Space designation 
in that it would allow for easier removal of facilities in the future (if needed) thereby 
allowing space to function as an urban buffer but also be easily reverted to unoccupied 
open space if ever needed/desired. 
 
Pittsburg Municipal Code:  Pursuant to PMC sections 18.16.020 and 18.48.030, the 
Planning Commission shall include written findings to support any recommendation it 
makes to the City Council to amend a zoning district or land use regulation of the 
Municipal Code.  
 
Required Findings:  In order to recommend approval of an amendment to the Zoning 
Ordinance, the Commission must find (in accordance with PMC Section 18.48.030) that: 
 
1. The changes proposed are consistent with the objectives, policies, general land 
uses and programs specified in the General Plan. 
 
2. In the case of a base district, the change proposed is compatible with the uses 
authorized in, and the regulations prescribed for, the land use district for which it is 
proposed. 
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3. A community need is demonstrated for the change proposed. 
 
4. Its adoption will be in conformity with public convenience, general welfare and 
good zoning practice. 
 
In order to recommend approval of an overlay plan or amendment to an overlay, the 
Commission must also find (in accordance with PMC section18.74.060) that the 
proposed overlay: 
 
1. Is necessary because there are special or unique characteristics of the site or 
improvements that require land use and development regulations that cannot be 
adequately accommodated or controlled by the base zoning district; 
 
2. Conforms to the general plan; and 
 
3. Generally complies with the land use and development regulations of the base 
zoning district. 
 
Environmental: This project is exempt from the requirements of the California 
Environmental Quality Act under the general rule of State CEQA Guidelines, section 
15061, in that there is no possibility that the activity in question may have a significant 
negative physical impact on the environment. The proposed addition of “warehousing 
and storage, limited” uses, as defined in PMC section 18.08.080.30, would include 
storage of non-sensitive items that occur entirely inside of a structure or container.  This 
type of use would present no greater impacts than the existing allowable uses in the 
OS-O District, such as Vehicle/Equipment Sales and Service, Vehicle Storage, and/or 
Industrial Contractor Yards.  Further, individual site specific proposals that may be 
initiated in the future would require a discretionary use permit and design review 
application that would undergo a separate CEQA-specific review, under a separate 
application process. 
 
Public Notice:  On or prior to December 2, 2017, notice of the December 12, 2017, 
public hearing to consider this application was posted at City Hall and on the ‘public 
notices’ page of the City’s website; was delivered to the Pittsburg Library; was published 
in the local newspaper (East County Times); and was mailed via first class mail or email 
to the property owner, all property owners within 300 feet of the project area, and all 
interested parties and individuals and organizations that requested such notice, in 
accordance with PMC sections 18.14.010, and Government Code section 65091. 
 
 
ANALYSIS: 
 
Staff believes that the Commission can make the necessary findings to recommend 
approval of the revised recommendation to add the “Warehousing and Storage, Limited” 
classification to the existing Overlay District, subject to approval of a use permit and 
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design review with limitations to require structures to be of a temporary nature, no taller 
than 12-feet in height, and screened from Avila Road and Highway 4.  
 
The warehousing and storage limited amendment proposal is compatible with the 
existing commercial and industrial uses within the area, such as contractor yard, vehicle 
and boat storage.  Limiting these uses to only utilized structures of a temporary nature 
(such as cargo containers or pods) would be more consistent with the General Plan 
Open Space designation in that it would allow for easier removal of facilities in the future 
(if needed) thereby allowing space to function as more of an urban buffer, but also 
allowing easier reversion to unoccupied open space if ever needed/desired.  Future 
warehousing and storage applications would still require a use permit and design 
review, even though structures would be temporary in nature.  These permits would 
assure continued compatibility in use, visibility and environmental compliance, as well 
as conformity with public convenience, general welfare and good zoning practice. 
  
Lastly, there are currently no public warehousing and storage facilities within the overlay 
area, (see attached “Existing Mini Storage Locations Map”), or in the immediate vicinity.  
The lack of such facilities in the area paired with the high number of existing and 
planned residential units in the same area, indicates that there is a community need for 
this use in the area proposed. 
 
 
ACTION REQUIRED: 
 
If the Commission concurs with staff, then the Commission must move to rescind 
Resolution No. 10075, and adopt Resolution No. 10080, recommending City Council 
approval of an amendment to the land use regulations of an existing OS-O District in 
order to add the land use category “Warehousing and Storage, Limited” with further 
refined limitations, and subject to a use permit and design review. 
 
ATTACHMENTS:   
 
1. Proposed Resolution No. 10080  
2. Previously Approved Resolution No. 10075 
3. Planning Commission Staff Report, dated September 12, 2017 
4. Excerpt from Ordinance No. 07-1284 Amending OS-O (1016) 
5. Ordinance No. 91-1016 
6. Avila Road Photos 
7. Existing Mini Storage Locations Map  
8. Public Hearing Notice & Vicinity Map 
 
 

Prepared by:  Christine Gregory, Contract Planner 
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PROPOSED 
BEFORE THE PLANNING COMMISSION OF THE CITY OF PITTSBURG 

 
In the Matter of: 
 
Rescind Resolution 10075, and Adopt 
Resolution Recommending that the City 
Council Approve an Amendment to 
Ordinance No. 07-1284, and Ordinance 
No. 91-1016 by reference, to 
add“Warehousing and Storage, Limited,” 
Subject to Limitations, for “Avila Road 
Overlay Amendment, AP-17-1253 (RZ).” 

) 
) 
) 
) 
) 
) 
) 
) 

 
 
 

Resolution No. 10080 

 
The Planning Commission DOES RESOLVE as follows: 
 
Section 1. Background 
 

A. On June 27, 2017 the applicant filed Application No.17-1253, to add the 
“Warehousing and Storage Limited” land use classification, as defined in the 
Pittsburg Municipal Code (PMC) section 18.08.080.30, to the existing OS-O (Open 
Space Overlay District, Ordinance No. 91-1016) District, as amended by Ordinance 
No. 07-1284. While the applicant currently has no specific plan to add this business 
to his property, the use classification would enablestorage uses at his site, and other 
sites within in the OS-O District boundaries, in the future subject to a use permit and 
design review. 
 

B. The proposed project is governed by the policies and development standards in the 
Pittsburg General Plan, the Open Space Overlay 91-1016 District,as amended by 
Ordinance No. 07-1284,and the Pittsburg Municipal Code (PMC). 
 

C. This project is exempt from the requirements of the California Environmental Quality 
Act under the general rule of State CEQA Guidelines, section 15061, in that there is 
no possibility that the activity in question may have a significant negative physical 
impact on the environment. The proposed addition of “Warehousing and Storage, 
Limited” uses, as defined in PMC section 18.08.080.30 Commercial use 
classifications, would include storage of non-sensitive items that occur entirely within 
a structure or container.  This type of use would present no greater impacts than the 
existing allowable uses in the OS-O District, such as Vehicle/Equipment Salesand 
Service, Vehicle Storage, and/or Industrial Contractor Yards.  Further, individual site-
specific proposals that may be initiated in the future would require a discretionary use 
permit and design review application that would undergo a separate CEQA-specific 
review, under a separate application process. 
 

D. On September 12, 2017, the Planning Commission held a public hearing to consider 
a recommendation on the proposed amendment to the Open Space Overlay District. 
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After close of the public hearing, the Commission voted 4-1 to adopt Resolution No. 
10075, recommending City Council approval of the Overlay District amendment, as 
proposed.  
 

E. Subsequent to the Planning Commission’s action, staff felt it pertinent to assist 
future project application reviews by further refining the warehousing and storage 
use limitations in order to maintain better conformance with the General Plan Open 
Space designation for the area.  The amended staff recommendation is to allow the 
use subject to the following limitation:“Use permit required, provided that: 1) such 
structures shall be of a temporary nature; 2) temporary and/or portable structure 
height shall not exceed 12-feet maximum; 3) use shall be screened from Avila Road 
and Highway 4; and 4) design review shall be required.” 
 

F. On or prior to December1, 2017, notice of the December 12, 2017 public hearing to 
re-consider this application was posted at City Hall and on the ‘public notices’ page 
of the City’s website; was delivered to the Pittsburg Library; was published in the 
local newspaper (East County Times); and was mailed via first class mail or email to 
the property owner, all property owners within 300 feet of the project area, and all 
interested parties and individuals and organizations that requested such notice, in 
accordance with PMC sections 18.14.010, and Government Code section 65091.   
 

G. Pittsburg Municipal Code (PMC) section 18.48.030.A specifies that the following 
determinations must be made in order to recommend approval of an amendment to 
the Zoning Ordinance: 

 
1. the amendment is consistent with the objectives, policies, general land uses and 
programs in the General Plan;  

 
2. the land use regulation is compatible with uses and regulations of the land use 
district for which it is proposed;  

 
3. there is a community need for the change proposed; and  

 
4. the change will be in conformity with the public convenience, general welfare, 
and good zoning practice.  

 
H. Pittsburg Municipal Code (PMC) section 18.74.060. specifies that the following 
determinations must be made in order to recommend approval of an amendment of 
an overlay plan: 
 
1. Is necessary because there are special or unique characteristics of the site or 
improvements that require land use and development regulations that cannot be 
adequately accommodated or controlled by the base zoning district; 
 

2. Conforms to the general plan; and 
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3. Generally complies with the land use and development regulations of the base 
zoning district. 

 
I. On December 12, 2017, the Planning Commission held a public hearing on Planning 
Application No. 17-1253, at which time oral and/or written testimony was considered. 

 
Section 2. Findings 
 
A. Based on the Planning Commission Staff Report entitled“Rescind Resolution 10075, 
and Revise Recommendation on an Amendment of an Open Space Overlay District 
near Avila Road, AP-17-1253 (RZ),” and based on all the information contained in 
the Planning Division files on the project, incorporated herein by reference and 
available for review in the Planning Division located at 65 Civic Avenue in Pittsburg, 
and based on all written and oral testimony presented at the meeting, the Planning 
Commission finds that: 
 
1. All recitals above are true and correct and are incorporated herein by reference. 
 

2. The proposed amendment is consistent with the General Plan and the Open 
Space land use designation, in that allowing warehousing and storage uses to 
only occupy structures of a temporary nature, such as storage containers and/or 
pods,would allow for easier removal of facilities in the future (if needed) thereby 
allowing space to function as an urban buffer, which is appropriate in open 
spaces areas, as discusses on page 2-21 of the General Plan.  This limitation 
would also allow for future facilities to be easily reverted to unoccupied open 
space, if ever needed/desired. 

 
3. The proposed land use regulations are compatible with uses and regulations of 
the land use district for which they are proposed, in thatthey would provide the 
community with storage options while still providing site development and 
operational controls through the use permit and design review process to ensure 
that new businesses do not become a nuisance for the surrounding neighbors, 
nor the City as a whole.In addition, the existing OS-O District currently allows 
other similar uses, including Vehicle/Equipment Sales and Service, Vehicle Storage, 
and Industrial Contractor Yards, so the proposed addition of “Warehousing and 
Storage, Limited” would not be out of character or inconsistent with existing land use 
regulations. 
 

4. There is currently no public “Warehousing and Storage,Limited” use in the 
overlay area, and the use permit and design review requirement will ensure that 
future applications for development of this type of use will be in conformity with 
public convenience, general welfare and good zoning practice. 
 

5. The change will be in conformity with the public convenienceas it would provide 
residents withaneasily accessible storage and warehousing option along Avila 
Road, as no mini-storage exists in the area surrounding the project. The 
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amendment would provide an option for future mini-storage that is currently 
unavailable to nearby residents. 

 
Section 3. Decision 
 
A. Based on the findings and the authority set forth above, the Planning Commission 

hereby: 
 

1. Rescinds Planning Commission Resolution No. 10075 in its entirety; and 
 

2. Recommends that the City Council adopt an ordinance amending Ordinance No. 
07-1284, and OrdinanceNo. 91-1016 by reference, to add “Warehousing and 
Storage, Limited” as an allowable use within the Avila Road Overlay District, 
subject to the following limitation: 
 
“L-41.  Use permit required, provided that: 1) such structures shall be of a 
temporary nature; 2) temporary and/or portable structure height shall not exceed 
12-feet maximum; 3) use shall be screened from Avila Road and Highway 4; and 
4) design review shall be required.” 

 
Section 4. Effective Date 

 This resolution shall take effect immediately upon its adoption.    
 
 On motion by Commissioner , seconded by Commissioner ________, the 
foregoing resolution was passed and adopted the 12th day of December,2017, by the 
Planning Commission of the City of Pittsburg, California by the following vote: 
 
AYES: 
 

 

NAYES: 
 

 

ABSTAIN: 
 

 

ABSENT: 
 

 

 
I hereby certify that the above Resolution No. 10080was adopted by the Planning 
Commission of the city of Pittsburg on December 12, 2017. 
 
        
 

________________________________ 
       KRISTIN POLLOT, AICP, SECRETARY 
       PITTSBURG PLANNING COMMISSION 
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CITY OF PITTSBURG 
PLANNING COMMISSION 

STAFF REPORT 
September 12, 2017 

 
ITEM: No. 6- Recommendation on a Zoning Text Amendment to the Avila 

Road Open Space Overlay District to Allow Warehousing and 
Storage Limited, AP-17-1253 (RZ) 

 
ORIGINATED BY: David and Kathy Rege, PO Box 507, Clayton, CA 94517 
 
SUBJECT:  This is a public hearing on a request by Dave and Kathy Rege for a 
recommendation for City Council approval of a Zoning Text Amendment to add 
“warehousing and storage limited” subject to a use permit and design review to the 
Open Space Overlays 07-1284 and 91-1016 located at 101 - 104 Avila Road. 
 
RECOMMENDATION: 
 
Staff recommends that the Commission adopt Resolution No.10075,recommending City 
Council approval ofan amendment to the land use regulations of an existing OS-O 
District in order to add the land use category “Warehousing and Storage, Limited” 
subject to a use permit and design review. 
 
BACKGROUND:  
 
Prior to the annexation to the City, the overlay area was used for grazing, stables, 
residences, dog kennel, vehicle storage yard, and contractor storage. In 1984, the 
County of Contra Costa approved a land use permit for "a commercial dog kennel, 
veterinary hospital, pet cemetery, three dwelling units and related accessory structures." 
It was determined that most of the existing and proposed uses at the time were not 
permitted in the OS base district. These uses, nonetheless, were determined to be 
generally consistent with the Pittsburg General Plan and were evaluated in the 
Southwest Hill General Plan Amendment EIR. Since annexation, permits have been 
issued for industrial contractor’s yard, RV storage, modular office and storage building, 
and telecommunications towers. 
 

On July 23, 1991, the City of Pittsburg initiated proceedings to prezone consistent with 
the Pittsburg General Plan and annex into the City of Pittsburg the129+ acres (Z-91-08) 
bordered on the north by State Highway 4, to the west and south by unincorporated 
property and the east by the existing City Limits. A negative declaration wasposted for 
that projecthaving found that no significant effects upon the environment would occur as 
result of the project. 

 

On November 18, 1991, in conjunction with this project the City Council adopted Avila 
Road Prezoning Ordinance No. 91-1016, which established a Limited Overlay District 
(OS-O) for the project area.The Limited Overlay included pre-existing commercial and 
industrial uses that would not usually be found in the Open Space land use designation 
(see Attachment 2, OS-O 1016 Exhibit A Land Use Regulations). 
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This original OS-O (Ordinance No. 91-1016)District remained in effect until it was 
amended by the City Council on April 17, 2007, through the adoption of Ordinance No. 
07-1284, which amended the district in order to allow commercial recreation, 
commercial filming and artist studio uses (see Attachment 3 for an excerpt from 
Ordinance No. 07-1284 amending OS-O No. 1016).   
 
On June 27, 2017, David and Kathy Rege filed an application to further amend the 
existing OS-O District in order to add “Warehousing and Storage, Limited” as an 
allowable use in the area, subject to approval of a use permit.  While the applicant 
currently has no specific plan to add this business to his property, the use classification 
would enable storage uses at his site, and other sites within in the OS-O District 
boundaries, in the future subject to a use permit and design review. 

 
PROJECT DESCRIPTION: 
 
The project proposal is to revise the existing ‘Land Use Regulations’ table associated 
with the OS-O (Ordinance No. 91-1016)District by adding the “Warehousing and 
Storage, Limited” classification to the list.  ThePMC18.08.080 definition for this 
commercial use is: “Provision of space, within an enclosed building, for the storage of 
privately owned household goods, personal property, business records, documents, and 
supplies. This classification includes ministorage facility but excludes wholesaling and 
storage, and vehicle storage.”  No changes to the use classifications or other special 
regulations are proposed as part of this project. 
 
GENERAL PLAN/CODE COMPLIANCE: 
 
General Plan:The project site has a General Plan land use designation of Open Space, 
and according to the description“much of the City’s Planning Area is rural privately-
owned land that falls within the open space designation. This classification 
accommodates any greenbelts and/or urban buffer areas that may be designated in the 
future. Greenbelts are open space, parkland, and agricultural areas located outside 
urban areas, as opposed to urban parks located within developed areas” (General Plan, 
page 2-21).  Staff reviewed all applicable policies in the General Plan related to the 
Open Space land use designation and while there were no specific policies related to 
warehousing and storage uses, staff did determine that the proposed use would not be 
inconsistent with existing policies. 
 
Pittsburg Municipal Code:  Pursuant to PMC sections 18.16.020 and 18.48.030, the 
Planning Commission shall include written findings to support any recommendation it 
makes to the City Council to amend a zoning district or land use regulation of the 
Municipal Code.  
 
Required Findings:  In order to recommend approval of an amendment to the Zoning 
Ordinance, the Commission must find (in accordance with PMC Section 18.48.030) that: 
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1. The changes proposed are consistent with the objectives, policies, general 

land uses and programs specified in the General Plan. 
 

2. In the case of a base district, the change proposed is compatible with the 
uses authorized in, and the regulations prescribed for, the land use district for 
which it is proposed. 

 
3. A community need is demonstrated for the change proposed. 

 
4. Its adoption will be in conformity with public convenience, general welfare and 

good zoning practice. 
 

In order to recommend approval of an overlay plan or amendment to an overlay, the 
Commission must also find (in accordance with PMC section18.74.060) that the 
proposed overlay: 
 

1. Is necessary because there are special or unique characteristics of the site or 
improvements that require land use and development regulations that cannot 
be adequately accommodated or controlled by the base zoning district; 

 
2. Conforms to the general plan; and 
 
3. Generally complies with the land use and development regulations of the 

base zoning district. 
 
Environmental: This project is exempt from the requirements of the California 
Environmental Quality Act under the general rule of State CEQA Guidelines, section 
15061, in that there is no possibility that the activity in question may have a significant 
negative physical impact on the environment.The proposed addition of “warehousing 
and storage, limited” uses, as defined in PMC section 18.08.080.30 Commercial use 
classifications, would include storage of non-sensitive items that occur entirely within a 
building.  This type of use would present no greater impacts than the existing allowable 
uses in the OS-O District, such as Vehicle/Equipment Salesand Service, Vehicle Storage, 
and/or Industrial Contractor Yards.  Further, individual site specific proposals that may be 
initiated in the future would require a discretionary use permit and design review 
application that would undergo a separate CEQA-specific review, under a separate 
application process. 
 
Public Notice:  On or prior to September 2, 2017, notice of the September 12, 2017, 
public hearing to consider this application was posted at City Hall and on the ‘public 
notices’ page of the City’s website; was delivered to the Pittsburg Library; was published 
in the local newspaper (East County Times); and was mailed via first class mail or email 
to the property owner, all property owners within 300 feet of the project area, and all 
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interested parties and individuals and organizations that requested such notice, in 
accordance with PMC sections 18.14.010, and Government Code section 65091. 
 
 
STAFF ANALYSIS: 
 
Staff believes that the Commission can make the necessary findings to recommend 
approval of the proposed amendment to the overlay district in order to revise the 
existing Land Use Regulations table associated with Overlay District 91-1016, as 
amended by Ordinance No. 07-1284,by adding the “Warehousing and Storage, Limited” 
classification- subject to approval of a use permit and design review- to the list.  
While the applicant of a couple parcels has requested the amendment, staff determined 
that due to the existing allowable industrial and commercial uses in the overlay district, 
adding ”Warehousing and Storage, Limited” would best apply to the entire OS-O 1016 
district. 
 
The warehousing and storage limited amendment proposal is compatible with the 
existing commercial and industrial uses within the area, such as contractor yard, vehicle 
and boat storage.  Future warehousing and storage limited applications would require 
design review and a use permit to assure continued compatibility in use, visibility and 
environmental compliance, as well as conformity with public convenience, general 
welfare and good zoning practice. 
 
There is currently no public warehousing and storage in the overlay area, (See 
Attachment 5 Existing Mini Storage Locations Google Map), or in the immediate vicinity.  
The lack of such facilities in the area paired with the high number of existing and 
planned residential units in the same area, indicates that there is a community need for 
this use in the area proposed. 
 
ACTION REQUIRED: 
 
If the Commission concurs with staff, then the Commission must move to adopt 
Resolution No. 10075, recommending City Council approval ofan amendment to the 
land use regulations of an existing OS-O (Ordinance No. 91-1016)as amended by 
Ordinance No. 07-1284, District in order to add the land use category “Warehousing 
and Storage, Limited,” subject to a use permit, and design review. 
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ATTACHMENTS:   
 
1. Proposed Resolution No. 10075 
2. Exhibit A from Ordinance No. 91-1016 “OS-O (1016) Zoning District Land Use 

Regulations” 
3. Excerpt from Ordinance No. 07-1284 Amending OS-O (1016) 
4. Avila Road Photos 
5. Existing Mini Storage Locations Google Map  
6. Public Hearing Notice & Vicinity Map 

 
 
 
 
Prepared by:  Christine Gregory, Contract Planner 
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Attachment 3 Excerpt from Ordinance No. 07-1284 Amending OS-O (1016) 
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Attachment 6:  Avila Road Photos 

 
Photo 1  Looking Northeasterly along Avila Road (applicant’s property behind fence) 

 

Photo 2  Looking Easterly along Avila road. RV storage on left and industrial contractor yard on 
right  
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Photo 3  Looking north from Avila Road at applicant’s industrial contractor yard  

 

 

Photo 4  Looking South at RV storage 



Planning Commission Staff Report 
Avila Road Overlay Amendment for Warehousing and Storage Limited 
December 12, 2017  
 

 

Attachment 7: EXISTING MINI STORAGE GOOGLE LOCATIONS MAP 

Avila Road Overlay 
Amendment Area 

RV Storage 



 

City of Pittsburg 
Community Development Department – Planning Division 
65 Civic Avenue, Pittsburg, CA 94565 | Tel: (925) 252-4920 | Fax: (925) 252-4814 

 

NOTICE OF PUBLIC HEARING 

 
NOTICE IS HEREBY GIVEN that the PLANNING COMMISSION of the City of Pittsburg will 
conduct a public hearing on: 
 

DATE:  December 12, 2017 
TIME:    7:00 p.m. 
PLACE: City Council Chamber at City Hall 
  65 Civic Avenue, Pittsburg, California  
 

Concerning the following matter: 
 

Avila Road Overlay Amendment. Rescind Resolution No. 10075 and Revise 
Recommendation on an Amendment of an Open Space Overlay District 
near Avila Road, AP-17-1253 (RZ). 
 

This is a public hearing on a request to revise a recommendation for City Council 
approval of an Overlay District Amendment to add the land use category 
“warehousing and storage limited,” subject to a use permit and limitations, within 
the existing Open Space Overlay District No. 07-1284, located in the vicinity of 
100 - 104 Avila Road.  
 

PROJECT PLANNER: Christine Gregory (925) 252-4824 or 
cgregory@ci.pittsburg.ca.us 
 
Why am I receiving this notice? You are receiving this notice because you have either previously requested 

notifications from the Planning Division, or a project has been proposed in your neighborhood and all property owners 
within a minimum 300-foot radius of the project site are required to be notified under the Pittsburg Municipal Code. 
 
Where can I get more information about this project? 

The complete file for this project is available for public inspection at the Planning Division, weekdays during the hours 
of 8:00 AM to 12:00 PM and 1:00 PM to 5:00 PM. You can also find out more about the project by contacting the 
project planner listed above. 
 
What can I do if I have comments on the project? 

Comments or objections to the project can be made by writing or through oral testimony during the public hearing. 
Written comments citing the project name may be emailed to the project planner listed above, or may be mailed or 
delivered to: Pittsburg Planning Division, 65 Civic Avenue, Pittsburg, CA 94565. You may also register your 
comments or objections by attending the public hearing on the date and time listed above. 
 
Pursuant to Section 65009 of the California Government Code, if you challenge this matter in court, you may be 
limited to those issues you or someone else raised at the public hearing described in this notice, or in written 
correspondence on the matter delivered to this agency at, or prior to the public hearing. Any written correspondence 
delivered to the Planning Division before the hearing body’s action on the matter will become a part of the 
administrative record. 

 
 

________________________________ 
KRISTIN POLLOT, AICP, SECRETARY 
PITTSBURG PLANNING COMMISSION

mailto:cgregory@ci.pittsburg.ca.us


 

City of Pittsburg 
Community Development Department – Planning Division 
65 Civic Avenue, Pittsburg, CA 94565 | Tel: (925) 252-4920 | Fax: (925) 252-4814 
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CITY OF PITTSBURG 
PLANNING COMMISSION 

STAFF REPORT 
 
 
ITEM:  Nazari Use Permit Amendment, AP-17-1215 (UP).   
 
ORIGINATED BY:  Mike Nazari, 1700 N. Parkside Drive, Pittsburg, CA. 94565 
 
SUBJECT:  This is a public hearing on a request for a use permit amendment to modify 
the conditions of approval for auto repair and automobile sales at 1700 N. Parkside 
Drive in the CS (Service Commercial) District. Assessor’s Parcel Nos. 096-093-002, -
003, and -004. 
  
RECOMMENDATION:  
 
Staff recommends that the Planning Commission adopt Resolution No. 10082, 
approving Planning Application No. 17-1215, subject to conditions. 
 
BACKGROUND:   
 
In 2000, the Planning Commission adopted Resolution No. 9135 (see Attachment 7) 
approving a use permit (CU-99-15) to allow auto sales and auto repair at 1700 N. 
Parkside Drive (the project site). The applicant purchased the site in 2008 and has been 
exercising the use permit since then. Through the course of code enforcement (see 
Attachment 8), City staff noticed the property was being operated out of compliance with 
the use permit’s conditions of approval, specifically those that restrict the quantity, age, 
and type of automobiles that can be stored or displayed for sale at the site. To address 
this, the applicant is requesting that these and other conditions be modified as they 
severely limit the use of his property. Over the last several months, City staff has met 
with the applicant to draft new conditions that would allow him and future tenants to 
operate with greater flexibility while requiring that the site come into closer compliance 
with state and local requirements. 
 
PROJECT DESCRIPTION: 
 
Existing Conditions: The project site consists of a 1.86-acre, triangular parcel bound by 
the Union Pacific (UP) and Burlington Northern Santa-Fe (BNSF) railways to the north; 
Willow Pass Road to the west; and N. Parkside Drive to the south. At the center of the 
site, there is an approximately 4,138-square-foot, single-story, commercial structure 
containing two tenant spaces. The eastern space is vacant, but the western space is 
currently occupied by Auto Line Up – a business that is operated by the applicant’s 
brother and which is engaged in the repair and sale of used cars purchased mostly from 
local auto auctions.  
 
According to City and County records, the existing structure should only total 2,700 
square feet, so it would appear the newest portion of the building located at the rear 
was constructed without permits. In 2015, the Planning Commission adopted Resolution 



Planning Commission Staff Report 
 
 

Page 2 of 7 
 

No. 10017, approving a use permit and design review to convert this portion of the 
structure into a caretaker’s quarters. However, the applicant did not follow through with 
a building permit application for the caretaker’s quarters. This is because on June 7, 
2017, the State Department of Forestry and Fire Protection (CALFIRE) subsequently 
notified him (see Attachment 9) that the same portion of the building had been surveyed 
and was determined to be located within an easement for two hazardous liquid pipelines 
owned and operated by Chevron Pipe Line Company (Chevron) and Crimson Pipeline 
L.P. (Crimson). According to CALFIRE’s letter, Government Code Section 51014.6 
provides that “…no person, other than the pipeline operator, shall…build, erect, or 
create a structure or improvement within the pipeline easement or permit the building, 
erection, or creation thereof.” The use permit and design review approval for the 
caretaker’s quarters expired on November 24, 2017. CALFIRE has directed Chevron 
and Crimson to work with the applicant to bring their easements into compliance with 
Section 51014.6.  
 
Directly south of the existing structure, there is an informally striped, asphalt parking lot 
that can accommodate ten or more cars. The upper half of the parking lot is located 
north of the southern property line and the bottom half is located south of that property 
line within the public right-of-way (N. Parkside Drive). The remainder of the site, from 
the western to eastern direction, is divided into five yards (see Attachment 5): Yard 1 is 
the largest, has a paved gravel surface, and is currently being used as parking for a 
limited number of semis, dump trucks, and shipping containers. This use is currently 
prohibited on the site; however, the applicant intends to submit a separate planning 
application to rezone the site and legalize that use. Yard 2 is fully paved and is currently 
used as storage for an RV, a trailer, and other random items. Yard 3 is located 
immediately west of the existing structure. It is fully paved with asphalt and is used as 
the sales display area for Auto Line Up. Yard 4 is located immediately east of the 
existing structure, is also fully paved with asphalt, and is currently used to store cars 
that have been purchased at auction and are scheduled for repair and subsequent sale. 
Yard 5 – the smallest yard, is unpaved, and currently unused. 
 
See Attachment 3 for photos of the project site. 
 
Surrounding Land Uses: 
 
North: UP and BNSF railways 
West: D. Foskett Trucking, Inc., CM Excavating and Trucking  
South: Rancho Medanos Subdivision 
East:  UP and BNSF railways 
 
See Attachment 4 for a map of surrounding uses. 
 
Proposed Project: The applicant is requesting a use permit amendment to modify the 
following conditions of approval from Resolution No. 9135, for conducting auto repair 
and automobile sales at the site: 
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1. Inoperable and unregistered vehicles cannot be stored on the premises. (Condition 
No. 6, Resolution No. 9135) 
 
2. There shall be no more than ten automobiles displayed for sale. (Condition No. 9, 
Resolution No. 9135) 
 
3. Cars displayed for sale shall be no more than ten years old. (Condition No. 11, 
Resolution No. 9135) 
 
4. There shall be outside of the building and after 7:00 PM no more than five vehicles 
scheduled for repair. (Condition No. 12, Resolution No. 9135) 
 
5. Automobiles and other vehicles subject to repair shall not remain on the premises for 
more than 30 days from the date of arrival. (Condition No. 13, Resolution No. 9135) 
 
As stated earlier, the applicant’s business, Auto Line-Up, is engaged in the repair and 
sale of used cars purchased mostly from auto auctions. These cars are often 
unregistered and over ten years old. The applicant also tends to display more than ten 
cars for sale. There also tends to be more than five cars parked outside the building 
after 7:00 PM, and scheduled for repair at any given time. Many of these cars remain on 
the site for more than 30 days while they are repaired and sold to customers. Staff 
proposes that the above conditions be replaced with the following limitations:  
 
- The automobiles displayed for sale shall be operable and maintained in good visual 
condition. (Modification of No. 1 above) 
 
- There shall be no more than 16 automobiles offered for sale at any given time. 
(Modification of No. 2 above) 
 
- During daytime, the automobiles offered for sale shall only be parked in Yard 3 or the 
eleven (11) parking spaces located perpendicular to N. Parkside Drive. (Modification of 
No. 2 above) 
 
- Condition No. 11, would be deleted. (Modification of No. 3 above) 
 
- Hours of operation for auto sales shall not exceed 9:00 AM to 9:00 PM, daily. 
(Modification of No. 4 above) 
 
- Hours of operation for auto repair shall not exceed 8:00 AM to 6:00 PM, daily. 
(Modification of No. 4 above) 
 
- Condition No. 13, would be deleted. (Modification of No. 5 above) 
 
In addition, staff has proposed the following conditions be added to the use permit 
relative to auto sales and auto repair: 
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a. During nighttime (after auto sales hours), all the automobiles offered for sale shall be 
parked in Yard 3 only.  
 
b. The auto sales operator shall be registered as a vehicle dealer with the California 
Department of Motor Vehicles (DMV) pursuant to the California Vehicle Code.  
 
c. Repair activities shall be limited to the bays located inside Portions A and B of the 
existing building. 
 
d. There shall be no repair activities allowed outdoors. 
 
e. Auto repair customers may drop off their automobiles overnight in any one of the 
eleven (11) parking spaces located perpendicular to N. Parkside Drive. The operator 
shall move these automobiles into Yard 1, 2, or 4 upon open of business the next day. 
 
f. Automobiles that are scheduled for repair or ready for customer pick-up shall be 
parked in Yard 1, 2, or 4 only. 
 
g. In accordance with the project plan (see Attachment 5) there shall be no more than 
15 automobiles stored in Yard 1, 25 automobiles stored in Yard 2, and 17 automobiles 
stored in Yard 4 at any given time. 
 
h. All operators on-site shall be registered, as applicable, with the Contra Costa Health 
Services – Hazardous Materials Program (CCHS-HMP) pursuant to California Health 
and Safety Code, Division 20, Chapter 6.5, Section 25100 et seq.. 
 
i. All operators on-site, as applicable, shall be registered as automotive repair dealers 
with the Bureau of Automotive Repair (BAR) pursuant to California Business and 
Professions Code, Division 3, Chapter 20.3.   
 
GENERAL PLAN/CODE COMPLIANCE: 
 
General Plan: The project site has a land use designation of ‘Community Commercial’. 
This land use designation is intended to “provide sites for retail shopping areas 
containing a wide variety of businesses, including retail stores, eating and drinking 
establishments, commercial recreation, service stations, automobile sales and repair 
services, financial, business and personal services, motels, education and social 
services” (General Plan, pg. 2-19). The requested use permit amendment would 
conform to the General Plan, in that auto sales and auto repair are among the type of 
businesses envisioned for this site. 
 
Zoning: The project site is zoned ‘CS (Service Commercial) District’. In this zoning 
district, ‘auto sales’, as defined by Pittsburg Municipal Code (PMC) section 
18.08.080(28)(d), and ‘auto repair’ as defined by PMC sections 18.08.080(28)(a) and (c) 
require a use permit (PMC section 18.52.010). A request for a use permit amendment is 
treated as a new application (PMC section 18.28.060). 
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As shown in Attachment 2 of this report, the property complies with the CS District 
development regulations related to height, FAR, lot coverage, lot area, lot width, 
setbacks, and parking for cars. However, the property is considered non-conforming 
since it does not meet the District’s regulations for landscape coverage, screening of 
outdoor storage areas, bike parking, and trash enclosures.  
 
Properties in the CS District must provide at least seven percent landscape coverage 
(PMC section 18.52.115); one bike rack/locker for every 5-10 spaces of required 
vehicular parking (PMC section 18.78.045); a solid fence or wall to screen outdoor 
storage areas from view (PMC section 18.84.440); and a roofed trash enclosure (PMC 
section 18.54.115).  
 
The site’s current landscape coverage is less than one percent; the site’s outdoor 
storage areas are not fully or properly screened; and there is no bike rack/locker or 
trash enclosure provided on site. The applicant is required to substantially reduce these 
non-conformities as part of their use permit approval (PMC section 18.76.060); 
however, the definition for ‘substantial reduction’ is not clearly stated in the PMC and 
therefore open to interpretation. 
 
Required Use Permit Findings: In accordance with PMC section 18.16.040, a use permit 
may be granted only if the Planning Commission can make findings that the proposed 
use: 
 
A. is in accord with the objective of the Zoning Ordinance, the purposes of the land use 
district in which it is located and is appropriate to the specific location; 
 
B. is not detrimental to the health, safety, and general welfare of the City; 
 
C. will not adversely affect the orderly development of property within the City; 
 
D. will not adversely affect the preservation of property values and the protection of the 
tax base and other substantial revenue sources within the City; 
 
E. is consistent with the objectives, policies, general land uses and programs specified 
in the general plan and applicable specific plan; 
 
F. will not create a nuisance or enforcement problem within the neighborhood; 
 
G. will not encourage marginal development within the neighborhood; 
 
H. will not create a demand for public services within the City beyond that of the ability 
of the City to meet in light of taxation and spending restraints imposed by law; and, 
 
I. is consistent with the City’s approved funding priorities. 
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Environmental: This project is categorically exempt from the requirements of the 
California Environmental Quality Act (CEQA) under Class 1, ‘Existing Facilities’ of the 
state CEQA Guidelines, section 15301.  
 
Public Notice: On or prior to December 1, 2017, notice of the December 12, 2017, 
public hearing was posted at City Hall, near the proposed project site, and on the 
“Public Notices” section of the city’s website; was delivered for posting at the Pittsburg 
Library; and was mailed via first class or electronic mail to the applicant, to the property 
owner, to owners of property located within 300 feet of the proposed project site, to local 
service agencies expected to provide services to the building, and to individuals who 
had previously filed written request for such notice, in accordance with PMC section 
18.14.010 and Government Code section 65091. 
 
ANALYSIS: 
 
Staff believes that the Commission can make the required findings to approve the 
requested use permit amendment modifying the conditions of approval for auto repair 
and automobile sales at 1700 N. Parkside Drive. The use permit amendment would be 
in accordance with the objectives of the Zoning Ordinance, if conditions of approval are 
adopted requiring the applicant to substantially reduce the site’s non-conformities by: i) 
increasing the site’s landscape coverage along N. Parkside Drive; ii) providing a solid 
fence to screen outdoor storage areas from view; iii) installing at least one bicycle rack 
near the building entrance; iv) and providing a roofed trash enclosure somewhere on 
site hidden from public view.  
 
Lastly, the amendment would not be detrimental to the health, safety, and general 
welfare of the City, if conditions of approval are adopted requiring the applicant to: i) 
remove the unpermitted portion of the existing building that is located within an 
easement for Chevron and Crimson’s hazardous liquid pipelines; and ii) obtain a 
Revocable Encroachment Permit from the City’s Engineering Division to continue 
utilizing the public right-of-way along N. Parkside Drive for parking. 
 
ACTION REQUIRED: 
 
Move to adopt Resolution No. 10082, approving Planning Application No. 17-1215, 
subject to conditions. 
 
ATTACHMENTS:   
 
1. Proposed Resolution No. 10082 
2. Development Regulations Table 
3. Site Photos 
4. Map of Surrounding Uses 
5. Project Plan 
6. Public Hearing Notice & Vicinity Map 
7. Previously Approved Resolution No. 9135 
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8. Notice of Violation to the Applicant, dated September 13, 2016 
9. Letter from CALFIRE to the Applicant, dated June 7, 2017 
 
 

Prepared by:  Hector J. Rojas, AICP, Senior Planner 
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Attachment 1 
 

PROPOSED 
BEFORE THE PLANNING COMMISSION OF THE CITY OF PITTSBURG 

 
In the Matter of: 
 
Resolution Granting a Use Permit 
Amendment to Modify the Conditions of 
Approval for Auto Repair and Auto Sales 
at 1700 N. Parkside Drive, for “Nazari Use 
Permit Amendment, AP-17-1215 (UP).” 

) 
) 
) 
) 
) 

 
 

Resolution No. 10082 

 
The Planning Commission DOES RESOLVE as follows: 
 
Section 1. Background 
 
A. In 2000, the Planning Commission adopted Resolution No. 9135 approving a use 

permit (CU-99-15) to allow auto sales and auto repair on a 1.86-acre site located at 
1700 N. Parkside Drive (the project site) in the CS (Service Commercial) District.  
Assessor’s Parcel Nos. 096-093-002, -003, and -004. 
 

B. The applicant purchased the project site in 2008 and has been exercising the use 
permit since then. Through the course of code enforcement, City staff noticed the 
property was being operated out of compliance with the use permit’s conditions of 
approval, specifically those that restrict the quantity, age, and type of automobiles that 
can be stored or displayed for sale at the site.  
 

C. To address this, on January 19, 2017, Mike Nazari filed Planning Application No. AP-
17-1215, requesting a use permit to modify and/or delete five of the original conditions 
of approval for auto repair and auto sales, adopted through Resolution No. 9135.  
 

D. This project is categorically exempt from the requirements of the California 
Environmental Quality Act (CEQA) under Class 1, ‘Existing Facilities’ of the state 
CEQA Guidelines, section 15301. 

 
E. On or prior to December 1, 2017, notice of the December 12, 2017, public hearing was 

posted at City Hall, near the proposed project site, and on the ‘Public Notices’ section 
of the city’s website; was delivered for posting at the Pittsburg Library; and was mailed 
via first class or electronic mail to the applicant, to the property owner, to owners of 
property located within 300 feet of the proposed project site, to local service agencies 
expected to provide services to the building, and to individuals who had previously filed 
written request for such notice, in accordance with Pittsburg Municipal Code (PMC) 
section 18.14.010 and Government Code section 65091. 

 
F. According to PMC section 18.28.060, a request for modification of an approved use 

permit shall be treated as a new application. PMC section 18.16.040 specifies that the 
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following findings must be made before approval of a use permit. The Planning 
Commission may grant approval of a use permit if the proposed use: 

 
1. is in accord with the objective of the Zoning Ordinance, the purposes of the land use 

district in which it is located and is appropriate to the specific location; 
 

2. is not detrimental to the health, safety, and general welfare of the City; 
 

3. will not adversely affect the orderly development of property within the City; 
 

4. will not adversely affect the preservation of property values and the protection of the 
tax base and other substantial revenue sources within the City; 
 

5. is consistent with the objectives, policies, general land uses and programs specified 
in the general plan and applicable specific plan; 
 

6. will not create a nuisance or enforcement problem within the neighborhood; 
 

7. will not encourage marginal development within the neighborhood; 
 

8. will not create a demand for public services within the City beyond that of the ability 
of the City to meet in light of taxation and spending restraints imposed by law; and, 
 

9. is consistent with the City’s approved funding priorities. 
 

G. On December 12, 2017, the Planning Commission held a public hearing on Planning 
Application No. 17-1215, at which time oral and/or written testimony was considered. 

 
Section 2. Findings 
 
A. Based on the Planning Commission Staff Report entitled, “Nazari Use Permit 

Amendment, AP-17-1215 (UP),” and based on all the information contained in the 
Planning Division files on the project, incorporated herein by reference and available for 
review in the Planning Division located at 65 Civic Avenue in Pittsburg, and based on 
all written and oral testimony presented at the meeting, the Planning Commission finds 
that: 

 
1. All recitals above are true and correct and are incorporated herein by reference. 

 
2. The proposed use permit amendment will: 

 
a) be in accordance with the objectives of the Zoning Ordinance, if conditions of 

approval are adopted requiring the applicant to substantially reduce the site’s 
non-conformities by: i) increasing the site’s landscape coverage along N. 
Parkside Drive; ii) providing a solid fence to screen outdoor storage areas from 
view; iii) installing at least one bicycle rack near the building entrance; iv) and 
providing a roofed trash enclosure. 
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b) be in accordance with the purposes of the land use district in which they are 
located and will be appropriate to the specific location, in that they are service 
businesses on a transitional site between residential and industrial areas 
(consistent with PMC section 18.52.005(B)(4)) and will be located among other 
service businesses and light industrial uses in the area, including Four Star Tires 
(1592 Willow Pass Road), D. Foskett Trucking, Inc. (1500 Willow Pass Rd.), CM 
Excavating and Trucking (1500 Willow Pass Road), D.P. Nicoloi, Inc. – Superior 
Piling and Shoring Solutions (1666 Willow Pass Road), Diverse Steel Sales, Inc. 
(1666 Willow Pass Road), and Concord Sheet Metal (1666 Willow Pass Road).  

 
c) not be detrimental to the health, safety, and general welfare of the City, if 

conditions of approval are adopted requiring the applicant to: i) remove a portion 
of the existing building that is located within an easement for two liquid pipelines 
traversing the property; and ii) obtain a Revocable Encroachment Permit from 
the City’s Engineering Division in order to continue utilizing the public right-of-
way along N. Parkside Drive for parking. Further, the use as proposed will meet 
health and safety requirements of the City’s Community Development 
Department, the California Department of Forestry and Fire Protection (CAL 
FIRE), Contra Costa County Fire Protection District, and all other applicable 
local, state and federal agencies. 

 
d) not adversely affect the orderly development of property within the City, in that 

they will be located among other service businesses as mentioned above. 
 
e) not adversely affect the preservation of property values and the protection of the 

tax base and other substantial revenue sources within the City, in that property 
values stand to benefit from improvements the applicant will make to the 
premises, including repairing or replacing existing fences along the site 
perimeter and increasing the site’s landscape coverage. 

 
f) be consistent with the General Plan, in that the site’s General Plan land use 

designation (Community Commercial) is intended to provide sites for a variety of 
businesses, including auto sales and auto repair establishments (General Plan, 
pg. 2-19). 

 
g) not create a nuisance or enforcement problem within the neighborhood, in that 

they will be required to meet performance standards, as set forth by PMC 
chapter 18.82, which are intended to address ongoing safety, noise, odor, and 
maintenance concerns.  

 
h) not encourage marginal development within the neighborhood, in that the 

applicant will make improvements to the premises that will improve the overall 
appearance of the property and nearby neighborhood. 

 
i) not create a demand for public services within the City beyond that of the ability 

of the City to meet in light of taxation and spending restraints imposed by law, in 
that they will have access to existing infrastructure, including fire and police. 
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j) not be inconsistent with the City’s approved funding priorities, in that they will not 
require any municipal funding. 

 
B. The staff report entitled, “Nazari Use Permit Amendment, AP-17-1215 (UP),” dated 

December 12, 2017, is referenced hereto as additional support for the findings. 
 
Section 3.  Decision 

Based on the findings set forth above, the Planning Commission hereby approves 
Planning Application No. 17-1215, subject to the conditions listed below. The conditions 
listed shall take the place of all prior conditions adopted through Planning Commission 
Resolution No. 9135. 
 
1. References to Project Plan: For the purposes of this resolution, the Project Plan dated 

November 30, 2017, and attached to this Resolution as “Exhibit A,” shall be used for all 
references to portions of the existing building, outdoor yards, and parking area. 
 

2. Unpermitted Addition: The applicant shall remove Portion D of the existing building 
which was constructed without permits. Upon removal, the area shall be considered a 
part of Yard 3. 

 
3. Automobile Sales: Automobile sales, as defined in PMC section 18.08.080 (28) (d), 

shall be allowed on the site, subject to the following limitations: 
 

a) Hours of operation shall not exceed 9:00 AM to 9:00 PM, daily. 
 

b) There shall be no more than 16 automobiles offered for sale at any given time. 
 

c) The automobiles shall be operable and maintained in good visual condition. 
 

d) During daytime (business hours), the automobiles shall only be parked in Yard 3 or 
the eleven (11) parking spaces located perpendicular to N. Parkside Drive.  
 

e) During nighttime (after business hours), all the automobiles shall be parked in Yard 
3 only.  
 

f) The operator shall be registered as a vehicle dealer with the California Department 
of Motor Vehicles (DMV) pursuant to the California Vehicle Code.  

 
4. Auto Repair: Auto repair, as defined in PMC sections 18.08.080 (28) (a) and (c), shall 

be allowed on the site, subject to the following limitations: 
 

a) Hours of operation shall not exceed 8:00 AM to 6:00 PM, daily. 
 

b) Repair activities shall be limited to the bays located inside Portions A and B of the 
existing building. 
 

c) There shall be no repair activities allowed outdoors. 
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d) Auto repair customers may drop off their automobiles overnight in any one of the 

eleven (11) parking spaces located perpendicular to N. Parkside Drive. The 
operator shall move these automobiles into Yard 1, 2, or 4 upon open of business 
the next day. 
 

e) Automobiles that are scheduled for repair or ready for customer pick-up shall be 
parked in Yard 1, 2, or 4 only. 
 

f) There shall be no more than 15 automobiles stored in Yard 1, 25 automobiles 
stored in Yard 2, and 17 automobiles stored in Yard 4 at any given time. 

 
g) Operators shall be registered with the Contra Costa Health Services – Hazardous 

Materials Program (CCHS-HMP) pursuant to California Health and Safety Code, 
Division 20, Chapter 6.5, Section 25100 et seq.. Operators may contact CCHS-
HMP by calling (925) 335-3200. 
 

h) Operators shall be registered as automotive repair dealers with the Bureau of 
Automotive Repair (BAR) pursuant to California Business and Professions Code, 
Division 3, Chapter 20.3. Operators may contact BAR by calling (855) 735-0462. 

 
5. Customer and Employee Parking: The six (6) off-street parking spaces located 

immediately south of Yard 3 shall be reserved for exclusive use by customers and 
employees. 
 

6. Shipping Container Storage: Placement of storage containers shall be allowed on the 
site, subject to the following limitations: 

 
a) No more than five shipping containers shall be allowed. 

 
b) Each shipping container shall have a maximum dimension of 8 feet (width) by 20 

feet (length) by 9 feet (height). 
 

c) Storage of shipping containers shall be limited to Yard 1 only. 
 

d) Shipping containers shall be set back as far away as possible from the front 
property line along N. Parkside Drive, but outside any 3rd party easement areas 
traversing the site. 
 

e) Stacking of shipping containers and other items shall be prohibited. 
 

f) Shipping containers shall be painted and shall not show any sign of wear or 
disrepair.  
 

7. Other Outdoor Storage: Outdoor storage or placement of automobile parts, tires,  
contractor equipment, construction equipment, and/or other equipment, merchandise, 
products, or materials shall be prohibited.  
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8. Vehicle Washing: Vehicle washing shall not occur outdoors, unless the methods used 
comply with the National Pollutant Discharge Elimination System permit, and no rinse 
water or soap shall be allowed to enter the City’s storm drain system pursuant to PMC 
section 13.28. 
 

9. Vehicle Maintenance: All vehicles stored on site shall be maintained so as not to leak 
oil or other potentially hazardous fluids onto the ground. Operators shall inspect the site 
regularly for spills or leaks from stored vehicles, and any spills or leaks shall be 
immediately cleaned using dry clean-up methods such as rags or other absorbent 
material for cleanup of leaks and spills. No part of the site shall be cleaned by hosing 
the area down with water, unless the wastewater is collected and properly discarded 
into a sanitary sewer. 

 
10. Light and Glare: Any new lighting fixtures shall be of a type and be located in such a 

manner that no light or reflected glare is directed off site and shall provide that no light 
is directed above a horizontal plane passing through the bottom of the fixture. All glare 
shall be directed onto the site and away from adjacent properties. 

 
11. Surface Maintenance: All paved surfaces on site shall be maintained in good condition 

and cleaned as needed. Surface cleaning shall only occur during non-rainy season, 
between July 15th and October 15th. Best Management Practices shall be used when 
maintaining paved surfaces. Surface cleaning measures as outlined by the Bay Area 
Stormwater Management Agencies Association (BASMAA) guidelines shall be used. 
Site operators are encouraged to visit www.basmaa.org for free surface cleaning 
training, or to seek a professional surface cleaner that has received BASMAA 
certification. 

 
12. Landscape Coverage: The property owner shall increase the site’s total landscape 

coverage by planting trees, shrubs, and mulch cover in the existing dirt areas located 
between the southern property line and N. Parkside Drive in accordance with the 
Project Plan. At least one 15-gallon tree shall be planted for every 50 feet of street 
frontage. This landscaping and the proper irrigation shall be installed within 90 days of 
the date of adoption of this resolution. 
 

13. Screening of Yards: The property owner shall screen Yards 1, 2, and 4 from view by 
installing fencing in accordance with the Project Plan. The fencing shall be installed 
within 60 days of the date of adoption of this resolution. 

 
14. Bike Rack: The property owner shall install at least one bicycle rack in front of the 

existing building within 90 days of the date of adoption of this resolution. The bicycle 
rack shall be selected and installed in accordance with the City’s standard 
specifications.  

 
15. Parking Area Restriping: The property owner shall restripe the parking area located in 

front of the existing building consistent with the Project Plan. The striping design shall 
be in accordance with the City’s standard specifications and shall be subject to review 
and approval by the Planning Division prior to installation. The parking lot shall be 
restriped within 60 days of the date of adoption of this resolution. 

http://www.basmaa.org/
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16. Revocable Encroachment Permit: The property owner shall obtain a Revocable 

Encroachment Permit from the City’s Engineering Division in order to continue utilizing 
the public right-of-way along N. Parkside Drive for parking. The permit shall be 
obtained within 30 days of the date of adoption of this resolution. 

 
17. Trash Enclosure: The property owner shall construct a roofed trash enclosure for 

shared use among the site users. The enclosure shall be designed in accordance with 
the City’s standard specifications and shall be subject to review and approval by the 
Planning Division prior to the issuance of a building permit. Construction of the 
enclosure shall be completed within 90 days of the date of adoption of this resolution. 
 

18. Grounds for Revocation: Operation in a manner inconsistent with that described in the 
report, violation of a zoning regulation or condition of this resolution, existence of a 
public nuisance, or conviction of a federal or state law or city ordinance in connection 
with the operation of the use shall be grounds for revocation of the use permit (PMC 
section 18.28.100). 
 

19. Standard Conditions of Development: The Standard Conditions of Development as 
adopted by the Pittsburg Planning Commission by Resolution No. 8931 shall apply as 
conditions of approval for this project as applicable. Where there is a conflict between 
the Standard Conditions of Development and the project-specific conditions identified in 
this resolution, the specific conditions of this resolution shall govern. 
 

20. Other Agency Requirements: The applicant shall comply with all the requirements of 
the City’s Community Development Department, California Department of Forestry and 
Fire Protection (CAL FIRE), Contra Costa County Fire Protection District, and all other 
applicable local, state and federal agencies. It is the responsibility of the applicant to 
contact each local, state, or federal agency for requirements that may pertain to this 
project. 
 

21. Indemnification: Applicant agrees to indemnify, defend, and hold harmless the City, its 
officials, officers, employees, agents and consultants from any and all administrative, 
legal or equitable actions or other proceedings instituted by any person challenging the 
validity of this project approval, subsequent project approval, or other action arising out 
of, or in connection with, this project approval. The parties shall cooperate in defending 
such action or proceeding.  The parties shall use reasonable efforts to select mutually 
agreeable defense counsel but, if the parties cannot reach agreement, City may select 
its own legal counsel at applicant’s sole cost and expense.  Applicant may select its 
own legal counsel to represent applicant’s interests at applicant’s sole cost and 
expense.  Applicant shall pay for City's costs of defense, whether directly or by timely 
reimbursement to City on a monthly basis. Such costs shall include, but not be limited 
to, all court costs and attorneys' fees expended by City in defense of any such action or 
other proceeding, plus staff and City Attorney time spent responding to and defending 
the claim, action or proceeding.   
 

22. Expiration of Approval: This use permit amendment will expire on December 12, 2018, 
unless the use has been legally established prior to the expiration date, or a written 
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request for an extension is filed with the Planning Division prior to the expiration date 
and subsequently approved by the Planning Commission. 

 
Section 4. Effective Date 
 
 This resolution shall take effect immediately upon its adoption.    
 
 On motion by Commissioner _____, seconded by Commissioner _____, the 
foregoing resolution was passed and adopted the 12th day of December 2017, by the 
Planning Commission of the City of Pittsburg, California by the following vote: 
 
AYES: 
 

 

NAYES: 
 

 

ABSTAIN: 
 

 

ABSENT: 
 

 

I hereby certify that the above Resolution No. 10082 was adopted by the Planning 
Commission of the city of Pittsburg on December 12, 2017. 
 
        
 

________________________________ 
       KRISTIN POLLOT, AICP, SECRETARY 
       PITTSBURG PLANNING COMMISSION 
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Attachment 2 
Property Development Regulations Table – PMC Schedule 18.54.115 et.al. 

Nazari Use Permit Amendment, AP-17-1215 (UP) 

Development Regulations: 
Service Commercial (CS) District 
 

Requirement: Existing: Proposed: 

Max. Height 
 

50 ft. 15 ft. 
(approx.) 

No Change 

Max. FAR 
 

0.5 0.21 
(approx.) 

No Change 

Max. Lot Coverage 
 

60% 21% 
(approx.) 

No Change 

Min. Lot Area 5,000 sq. ft. 
 

1.86 acres No Change 

Min. Lot Width 70 ft. 
 

904 ft. 
(approx.) 

No Change 

Min. Front Yard Setback 10 ft. 
 

27 ft. 
(approx.) 

No Change 

Min. Side Yard Setback -- 
 

86 ft. 
(approx.) 

No Change 

Min. Rear Setback 
 

-- 26 ft. 
(approx.) 

No Change 

Min. Site Landscaping 
 

7% -- See Condition of 
Approval No. 12 

 
Outdoor Storage for Auto Repair Must be screened 

from view of 
streets by solid 
fence or wall 

 

-- See Condition of 
Approval No. 13 

Min. Parking for Auto Repair 
1 space/500 sq. ft. of floor area 

3 spaces 
 

-- 
 

3 spaces 

Min. Parking for Automobile Sales 
1 space/500 sq. ft. of floor area  
 

3 spaces 
 

-- 3 spaces 

Min. Bike Parking 
1 rack/locker per 5-10 required parking 
spaces 
 

1 
 

-- See Condition of 
Approval No. 14 

 

Trash Enclosure 
 

1 
 

-- See Condition of 
Approval No. 17 
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Above: View of Yard 5 (at right) looking west from N. Parkside Drive 
Below: View of Yard 4 (at right) looking west from N. Parkside Drive 
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Above: View of building and parking (at right) looking west from N. Parkside Drive 
Below: View of Yard 3 and parking looking north from N. Parkside Drive 
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Above: View of Yard 2 looking west from N. Parkside Drive 
Below: View of Yard 3, parking, and building looking north from N. Parkside Drive 
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Subdivision 
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Subdivision 
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Trucking, Inc. 
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Subdivision 

Catamaran Cir. 

Cape May Dr. 
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City of Pittsburg 
Community Development Department – Planning Division 
65 Civic Avenue, Pittsburg, CA 94565 | Tel: (925) 252-4920 | Fax: (925) 252-4814 

NOTICE OF PUBLIC HEARING 

NOTICE IS HEREBY GIVEN that the PLANNING COMMISSION of the City of Pittsburg will conduct a 
public hearing on: 

DATE: December 12, 2017 
TIME:   7:00 p.m. 
PLACE: City Council Chamber at City Hall 

65 Civic Avenue, Pittsburg, California 

Concerning the following matter: 

Nazari Use Permit Amendment, AP-17-1215 (UP). 
This is an application by Mike Nazari, requesting a use permit amendment to modify the conditions of 
approval for auto repair and automobile sales on a 1.86-acre site located at 1700 N. Parkside Drive in the 
CS (Service Commercial) District. APNs: 096-093-002, -003, and -004. 

PROJECT PLANNER: Hector J. Rojas, (925) 252-4043 or hrojas@ci.pittsburg.ca.us 

Why am I receiving this notice? You are receiving this notice because you have either previously requested 
notifications from the Planning Division, or a project has been proposed in your neighborhood and all property owners 
within a minimum 300-foot radius of the project site are required to be notified under the Pittsburg Municipal Code. 

Where can I get more information about this project? 
The complete file for this project is available for public inspection at the Planning Division, weekdays during the hours 
of 8:00 AM to 12:00 PM and 1:00 PM to 5:00 PM. You can also find out more about the project by contacting the 
project planner listed above. 

What can I do if I have comments on the project? 
Comments or objections to the project can be made by writing or through oral testimony during the public hearing. 
Written comments citing the project name may be emailed to the project planner listed above, or may be mailed or 
delivered to: Pittsburg Planning Division, 65 Civic Avenue, Pittsburg, CA 94565. You may also register your 
comments or objections by attending the public hearing on the date and time listed above. 

Pursuant to Section 65009 of the California Government Code, if you challenge this matter in court, you may be 
limited to those issues you or someone else raised at the public hearing described in this notice, or in written 
correspondence on the matter delivered to this agency at, or prior to the public hearing. Any written correspondence 
delivered to the Planning Division before the hearing body’s action on the matter will become a part of the 
administrative record. 

________________________________ 
KRISTIN POLLOT, AICP, SECRETARY 
PITTSBURG PLANNING COMMISSION   

Attachment 6
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CITY OF PITTSBURG 
PLANNING COMMISSION 

STAFF REPORT 
 
 
ITEM:  2108 Railroad Avenue Commercial Shell Building, AP-17-1274 (DR).   
 
ORIGINATED BY:  Randy Baugh, Development Consultants, Inc., 3941 Park Drive, 
Suite #20338, El Dorado Hills, CA 95762 
 
SUBJECT:  This is a request for design review approval of plans to construct a 3,168-
square foot, single-story commercial shell building on an 8,598-square foot parcel 
located at 2108 Railroad Avenue. The property is located within the Railroad Avenue 
Specific Plan (RASP) PD (Planned Development, Ordinance No. 09-1319) District, and 
has a RASP Land Use Designation of TOD-H (Transit Oriented Development, High 
Density). Assessor’s Parcel No. 087-030-087. 
  
RECOMMENDATION:  
 
Staff recommends the Commission adopt Resolution No. 10083, denying Design 
Review Application No. 17-1274, for the reasons stated below. 
 
BACKGROUND:   
 
On February 24, 1998, the Planning Commission adopted Resolution Nos. 9028 and 
9030, approving the use permit and design review requests for the development of the 
large grocery store building and a 6,000-square foot multi-tenant commercial building 
within a four-pad shopping center, known currently as Railroad Plaza. On January 24, 
2006, the Planning Commission adopted Resolution No. 9619, approving the 
construction of a one-story 9,500 square foot multi-tenant commercial building, a 
parking lot and site improvements on Pad 4 of the shopping center. The building (which 
is currently occupied by Panda Express and Western Dental, among others) was 
constructed in 2007 by the current applicant, Development Consultants, Inc. (DCI), and 
was subsequently sold to Klein Limited Partnership in 2013.  
 
On November 2, 2009, the City Council adopted Ordinance No. 09-1319 establishing a 
PD (Planned Development) District and approving the Railroad Avenue Specific Plan 
(RASP) for the areas closest to the future Pittsburg Center BART Station at Railroad 
Avenue and State Route 4. The RASP contains development and design standards 
intended to capitalize on the future transit oriented development (TOD) growth potential 
around the BART Station, and to “describe a preferred character and overall direction 
for development associated with the future [BART] Station” (Railroad Avenue Specific 
Plan, 2).  
 
On September 9, 2014, the Planning Commission adopted Resolution No. 9983, 
granting approval for the development of an 8,250-square foot, multi-tenant retail shell 
building (Building A) and site improvements on 0.62 acres (including the parcel subject 
to the application). In addition, the Planning Commission approved a variance allowing 
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for the construction of five parking stalls in excess of the maximum parking allowed 
under the RASP.  
 
The single-story commercial building that was previously approved does not meet the 
criterion of the RASP which requires new structures within the TOD-H land use 
classification be constructed with a minimum of three stories. However, due to a conflict 
between the minimum TOD-H building height standard (25 feet) and the requirement for 
a minimum of three stories for new construction, it was determined that a two-story 
structure could be more appropriate, considering the identified minimum building height 
of 25 feet. Due in part to the project being the first to occur within the RASP area, and 
the fact that it was proposed more than three years prior to the scheduled opening of 
the BART Station, the development was seen as key in kickstarting development in the 
RASP area. As such, a compromise was reached in which the applicant was approved 
to construct a single-story building which included a parapet wall and faux windows to 
give the appearance of a second story; however, it was to be engineered in a manner 
that could accommodate development of a second story at a future date, once market 
conditions adjusted. 
 
On February 22, 2016, the Land Use Subcommittee met to discuss the community 
vision and planning principles adopted for the RASP Area, and the Plan’s applicability to 
future development projects. The Subcommittee supported continuing to implement the 
development standards and policies of the RASP, as adopted. 
 
PROJECT DESCRIPTION: 
 
Existing Conditions: The subject site consists of an 8,598-square foot parcel currently 
housing 13 parking stalls which serve the existing commercial building to the south 
(Attachment 2). An approximately 56-foot wide, signalized driveway at Railroad Avenue 
and Bliss Avenue (southeast of the subject site) provides direct access to the shopping 
center. The parcel is bounded by the Railroad Plaza shopping center to the west and 
south, and the Frontage Road Class I trail to the north. Beyond the Frontage Road trail 
is the eastbound State Route 4 offramp. To the east is Railroad Avenue, as well as a 
20- to 30-foot-wide landscaped area which runs adjacent to the eastern boundary of the 
subject parcel and the previously developed commercial building; while the majority of 
this landscaped area is within the City’s right-of-way, and the northern third is within 
Caltrans right-of-way. This landscaped area has been designated as the northern-most 
portion of the future linear parkway which will extend from State route 4 to the Delta de 
Anza Trail. Finally, the Pittsburg Center BART Station is located approximately 250 feet 
northeast of the project area and is scheduled to open in May 2018. 
 
See Attachment 3 for a detailed overview of surrounding land uses. 
 
Project: The project, as proposed, includes development of an approximately 3,168 
square foot, single-story commercial building (Building B). The new structure would be 
located approximately 23 feet north of Building A, and approximately 15 feet south of 
the Frontage Road Trail. Building B would be designed to accommodate one to two 
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tenants, and would provide a main entry along the western façade of the building, 
directly adjacent to the interior parking lot, as well as a secondary entry along the 
southern façade. The building height for the main roof is proposed at 22 feet (measured 
from the top of the lower parapet).  Portions of the parapet do extend up to 26 feet along 
the eastern and western facades; however, it’s important to reiterate that the building 
would be designed similar to its neighbor with only one usable story. 
 
The existing sidewalk running along the front (west side) of Building A would be 
continued across the project site to the Frontage Road Trail. Five parking spaces would 
be relocated north of the existing bay of stalls along the western face of Building A; as a 
result of the proposed development the total number of parking spaces would decrease 
from 30 to 20, bringing the project into conformance with the maximum allowable 
parking prescribed in the RASP. No additional drive aisles or driveways would be 
constructed, and the existing signalized intersection at Bliss Avenue and Railroad 
Avenue would function as the main access to the parking area.  
 
Approximately 11 percent of the combined site area would be landscaped. Two existing, 
immature trees located within the parking area along the northern side of the exiting 
commercial structure would be removed and replaced/relocated to the existing 
landscaped area at the north side of the proposed project. Landscaped planting areas 
with various types of ground cover would be located around the site at the edges of the 
parking stalls.   
 
GENERAL PLAN/CODE COMPLIANCE: 
 
General Plan: The project site has a General Plan land use designation of Mixed Use, 
which is generally intended to allow for greater flexibility of land uses around transit. The 
subject site is located in the Transit Village sub-area of the RASP, and has a land use 
designation of TOD-H (Transit Oriented Development-High Density). The TOD-H land 
use designation, and the goals and policies contained with the RASP, are intended to 
promote vertical mixed-use development in the areas closest to the Pittsburg Center 
BART Station, where “[s]pecial attention should be given to pedestrian circulation within 
the area. The designation is intended to encourage ground floor, pedestrian friendly, 
retail sales and services uses with upper floors of residential uses or offices.” (Railroad 
Avenue Specific Plan, page 51).  
  
Zoning/Railroad Avenue Specific Plan: The property is located in the Railroad Avenue 
Specific Plan PD (Planned Development, Ord. 09-1319) District. Pursuant to Pittsburg 
Municipal Code (PMC) section 18.53.030, land use and development regulations for 
properties located within the RASP area shall conform to the applicable use and 
development regulations identified in the RASP. The RASP outlines land use, design, 
and development goals and policies for the Specific Plan area (for a detailed analysis of 
the proposed projects consistency with these goals and policies, see Attachment 4). 
Additionally, Chapter 4.4 of the RASP provides standard development regulations within 
the RASP area. These include development intensity, as well as height, setback, 
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parking, and landscaping requirements. RASP section 4.5 provides architectural and 
site design criteria for projects. 
 
The proposed project is inconsistent with several design and development criteria. Most 
notably, the project proposes only a one-story structure, though the TOD-H land use 
classification calls for a minimum of three-stories for all new structures. In addition, the 
proposed project is not consistent with RASP Architectural and Site Design Criteria 
4.5(1) and 4.5(2), which are intended to maximize the number of units and building 
entries fronting the street, and maximize storefront transparency through inclusion of 
windows, doors, or outdoor areas to encourage walking. Further, there are no 
specifically identified outdoor areas (such as seating areas, patios, arcade, or other 
covered outdoor public space) proposed with the development. 
 
The proposed project also does not meet the intent of Criterion 4.5(5), which requires 
that all building facades facing public rights-of-way (Railroad Avenue) “engage the 
pedestrian through well-articulated building facades by incorporating architectural 
elements and features.” While the proposed eastern (street facing) elevation would 
include some architectural detailing to generally match the neighboring building (minor 
building projections, multiple materials, and metal awnings), the proposed structure 
does not provide any pedestrian access or transparent elements to engage pedestrians 
along Railroad Avenue. Rather, the proposed building essentially presents a rear 
façade to the street view, and treats the rear façade (where many pedestrians will be 
arriving from) in a manner that is not as engaging as the front façade facing the interior 
parking lot. 
 
Attachments 5-6 provide a detailed project consistency analysis with the development 
and design standards set forth in the RASP.  
 
Required Findings: The Planning Commission may grant design review approval for a 
project only after the Commission makes a determination that the proposed project is 
consistent with PMC section 18.36.220(B), summarized below: 
 
a. the structure conforms with good taste, good design and in general contributes to the 
character and image of the city as a place of beauty, spaciousness, balance, taste, 
fitness, broad vistas, and high quality; 
 
b. the structure will be protected against exterior and interior noise, vibrations and other 
factors that may tend to make the environment less desirable; 
 
c. the exterior design and appearance of the structure is not of inferior quality as to 
cause the nature of the neighborhood to materially depreciate in appearance and value;  
 
d. the structure is in harmony with proposed developments on land in the general area; 
and, 
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e. the application conforms with the criteria set forth in any applicable city-adopted 
design guidelines. 
 
Environmental: The project is exempt from the requirements of the California 
Environmental Quality Act (CEQA) under CEQA Guidelines, section 15061(b)(4), as a 
project that is being recommended for disapproval by a public agency.  
 
ANALYSIS: 
 
The current application has been deemed “incomplete,” as there are several 
outstanding items that the applicant must address in order for staff to complete a more 
thorough review of the application (Attachment 8). The project is being brought before 
the Commission at this time as the developer does not wish to conform to certain 
development standards contained within the RASP (Attachments 4-6). 
 
Staff does not believe that the Planning Commission can make the required findings to 
approve the proposed project, as submitted. Specifically, staff feels the project does not 
conform with good taste or good design, nor does it contribute to the character and 
image of the city as a place of beauty, spaciousness, balance, taste, fitness, broad 
vistas, and high quality, in that the proposed project does not meet the adopted 
standards for design and development included in the RASP, which were recommended 
by the Planning Commission and adopted by the City Council in order to ensure the 
area around the Pittsburg Center BART Station was developed with high-quality, 
attractive structures and higher-density mixed-use buildings that promoted transit use 
and pedestrian movement (a key aspect of providing fitness opportunities) and provided 
balance to the lower-density areas near the outskirts of the City. Further, not meeting 
the goals and policies identified within the RASP would potentially negatively affect use 
of the new BART Station, and cause the neighborhood to materially depreciate in value. 
 
The proposed one-story building would also not be in harmony with potential 
development within the RASP area, if future buildings are held to the standards 
contained within the RASP. During the September 9, 2014, meeting at which the first 
phase of this project was approved, the applicant stated he felt the RASP was a long-
term vision, and suggested that a successful first building would foster continued high-
quality development in the area; however, approval of this project was more than three 
years ago, and the RASP area has seen significant activity since then, including 
development of the BART Station, the multimodal transfer facility at the corner of 
Railroad Avenue and California Avenue, the 82-unit Belle Harbor subdivision at Harbor 
Street and School Street, and the entitlement of a two-story mixed-use building along 
Railroad Avenue between School Street and 17th Street. In addition, applications have 
been filed to develop a four-story office building at the corner of Railroad Avenue and 
the westbound SR 4 on-ramp, and to construct 57 units of medium-density housing 
along Central Avenue just east of Railroad Avenue. Several additional potential projects 
within the RASP area have gone before the Land Use Subcommittee for discussion.  
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In other words, projects that do not meet the development standards of the RASP are 
no longer needed to jump-start development in the area, and a single-story building at 
the proposed project site would not be in harmony with the projects mentioned above.  
By allowing development that does not meet the RASP standards at this time, the City 
would also be setting a significant precedent, in which future developments could 
continue to seek to circumvent the RASP in order to build inferior projects.   
 
As mentioned, the RASP is intended to promote walkability and other pedestrian-centric 
activity, as well as reduced reliance on personal automobiles within the areas 
immediately surrounding the newly constructed Pittsburg Center BART Station. RASP 
section 4.5.17 requires private developments in the Transit Village sub-areas to include 
publicly accessible greenways, trails, and paths for pedestrians and bicyclists. Staff 
believes additional improvements that encourage safe pedestrian movement between 
the project site, BART, and nearby office and residential uses are warranted. These 
improvements would likely include development of the planned linear parkway within the 
existing right-of-way along the east side of the proposed project, from the corner of 
Railroad Avenue/State Route 4 offramp to the entry drive south of the Building A, 
complete with a Class I trail from the corner of Railroad Avenue/State Route 4 offramp 
to the entry drive south of the 2110 Railroad Commercial Building; plaza areas at each 
respective corner, as well as adjacent to the area between Existing Building A and 
proposed Building B; and appropriate site furnishings. Raised planters, with adequate 
width for sitting, between existing Building A and proposed Building B would also 
provide outdoor seating and eating opportunities that would help activate the 
streetscape. 
 
Lastly, RASP section 4.5.14, encourages the use of shared trash enclosures, provided 
that the enclosure is sized appropriately to handle the refuse and recycling needs of all 
uses. Staff believes that the existing trash enclosure would not adequately serve an 
additional 3,168 square feet of commercial space, particularly if a restaurant use was to 
occupy the proposed new building. While the applicant has stated he would be willing to 
replace the existing four-yard bins with larger, six-yard bins, and have them picked up 
six days a week, staff believes the potential for up to eight businesses utilizing the 
existing enclosure could cause overflow, which could end up strewn throughout the 
parking lot or trail area.   
 
For the reasons described above, staff is recommending denial of the proposed project 
at this time. Staff believes it is crucial that the developer meet the adopted standards of 
the RASP in order to ensure the goal of creating a transit-oriented area that is 
sustainable and walkable is met. 
 
ACTION REQUIRED: 
 
Move to adopt Resolution No. 10083, denying Design Review Application No. 17-1274. 
 
ATTACHMENTS:   
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1. Proposed Resolution No. 10083 
2. Proposed Project Plans 
3. Surrounding Uses Map/Existing Condition Photos 
4. RASP Land Use, Design, and Development Goals and Polices 
5. RASP Land Use, Design, and Development Standards 
6. RASP Architectural Design Criteria 
7. Design Review and Development Guidelines 
8. Aerial/Vicinity Map 
 
 

Prepared by:  Jordan Davis, AICP, Associate Planner 
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BEFORE THE PLANNING COMMISSION OF THE CITY OF PITTSBURG 
 
In the Matter of: 
 
Resolution Denying Design Review 
Approval to Construct a 3,168 Square 
Foot Commercial Shell Building at 2108 
Railroad Avenue, for “2108 Railroad 
Avenue Commercial Shell Building, AP-
17-1274 (DR)”  

) 
) 
) 
) 
) 
) 

Resolution No. 10083 
 
 
 

 
The Planning Commission DOES RESOLVE as follows: 
 
Section 1. Background 
 
A. On September 12, 2017, Randy Baugh of Development Consultants, Inc., filed 

Design Review Application No. 17-1274, requesting approval of plans to 
construct a 3,168-square foot, single-story commercial shell building on an 
8,598-square foot parcel located at 2108 Railroad Avenue. The property is 
located within the Railroad Avenue Specific Plan (RASP) PD (Planned 
Development, Ordinance No. 09-1319) District, and has a RASP Land Use 
Designation of TOD-H (Transit Oriented Development, High Density). Assessor’s 
Parcel No.: 087-030-087. 

  
B. On November 2, 2009, the City Council adopted Ordinance No. 09-1319 

establishing a PD (Planned Development) District and approving the Railroad 
Avenue Specific Plan for the areas closest to the future eBART Station at 
Railroad Avenue and State Route 4. The Railroad Avenue Specific Plan (Specific 
Plan) contains development and design standards intended to capitalize on 
future transit oriented development growth potential around the future eBART 
Station and to describe a preferred character and overall direction for 
development associated with the future BART Station.  

 
C. On September 9, 2014, the Planning Commission adopted Resolution No. 9983, 

granting approval for the development of an 8,250-square foot, multi-tenant retail 
shell building (Building A) and site improvements on 0.62 acres (including the 
parcel subject to the application). In addition, the Planning Commission approved 
a variance allowing for the construction of five parking stalls in excess of the 
maximum parking allowed under the RASP.  
 

D. On February 22, 2016, the Land Use Subcommittee met to discuss the 
community vision and planning principles adopted for the RASP Area, and the 
Plan’s applicability to future development projects. The Subcommittee supported 
continuing to implement the development standards and policies of the RASP, as 
adopted.  
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E. The current proposal does not conform to the applicable, “Land Use, Design, and 
Development Standards,” prescribed within section 4.4 of the RASP for the TOD-
H land use classification, or the applicable goals and policies of the RASP. The 
subject site is located within the Transit Village sub-area of the RASP, which 
requires new commercial buildings be at least three stories. RASP goals and 
policies applicable to the development include the following: 

 
1. Goal 3-G-1: Maximize the benefit of the proposed eBART Station and 

other transit options and increase ridership by creating a high density, 
mixed-use community around the potential station site and by integrating 
the area with the surrounding neighborhoods. 
 

2. Policy 3-P-1: Create a vibrant, mixed-use, transit-oriented development 
district nearest the proposed eBART Station.  

 
3. Policy 3-P-2: Foster an engaging and active street environment. 

 
4. Policy 3-P-3: Provide additional housing opportunities, including 

multifamily and affordable housing, within one-half mile of the proposed 
eBART Station. 

 
5. Policy 3-P-6: Designate land as public space to provide opportunities for 

gathering, social interaction, and recreation. 
 

6. Policy 3-P-7: Create an integrated network of open spaces and trails that 
connect different neighborhoods and sub-areas to each other and to 
transit facilities. 

 
7. Policy 3-P-10: Allow residential uses above ground floor commercial uses 

in all commercial land use designations subject to the design review 
approval by the Planning Commission. 

 
8. Goal 4-G-1: Provide a safe and inviting pedestrian environment to draw 

people to and from the eBART Station. 
 

9. Goal 4-G-3: Promote high quality development that is socially and 
environmentally sustainable. 

 
10. Policy 4-P-1 Require high quality, pedestrian-friendly design and a high 

level of transparency along street fronts and pathways to activate the 
street environment, promote social interaction and support crime 
prevention. 

 
11. Policy 4-P-2 Incorporate public pathways and greenways throughout 

private development located within the Civic Center and Transit Village 
sub-areas to facilitate pedestrian and bicycle movement throughout the 
Specific Plan Area. 
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12. Goal SP5-G-1: Provide a range of parks, open spaces and public facilities 

in the Specific Plan Area to meet the diverse needs of residents, 
employees, students and visitors. 

 
13. Policy SP5-P-1.2: Require new development to provide land or funding to 

help create a strong network of parks, plazas and pathways. 
 

14. Policy SP5-P-3.1: Install street furniture that improves the transit rider’s 
experience, including bus shelters, seats, and informational signage. 

 
15. Goal 6-G-1: Make the Specific Plan Area a walkable center at the 

crossroads of the Pittsburg community. 
 

16. Policy 6-P-6: Create dedicated mid-block greenway connections 
throughout the Transit Village and into the Civic Center sub-areas. 

 
F. The project is exempt from the requirements of the California Environmental 

Quality Act (CEQA) under CEQA Guidelines, section 15061(b)(4) as a project 
that is being denied by a public agency. 

 
G. On December 12, 2017, the Planning Commission held a public meeting on   

Design Review Application No. 17-1274, at which time oral and/or written 
testimony was considered. 

 
Section 2. Findings 
 
A. Based on the Planning Commission Staff Report entitled, “2108 Railroad Avenue 

Commercial Shell Building, AP-17-1274 (DR),” dated December 12, 2017, and 
based on all the information contained in the Planning Division files on the 
project, incorporated here by reference and available for review in the Planning 
Department located at 65 Civic Avenue in Pittsburg, and based on all written and 
oral testimony presented at the meeting, the Planning Commission finds that: 

 
1. All recitals above are true and correct and are incorporated herein by 

reference; 
 

2. The structure does not conform with good taste, good design and in 
general contributes to the character and image of the city as a place of 
beauty, spaciousness, balance, taste, fitness, broad vistas, and high 
quality, in that the proposed project does not meet the adopted standards 
for design and development included in the RASP, which were 
recommended by the Planning Commission and adopted by the City 
Council in order to ensure the area around the Pittsburg Center BART 
Station was developed with high-quality, attractive structures and higher-
density mixed-use buildings that promoted transit use and pedestrian 
movement (a key aspect of providing fitness opportunities) and provided 
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balance to the lower-density areas near the outskirts of the City.  More 
specifically, the project does not: 1) meet requirements for a minimum of 
three stories for new buildings (RASP section 4.4); 2) provide any building 
entries or storefront transparency on those sides of the proposed building 
fronting the street (RASP sections 4.5.1 and 4.5.2); 3) include design 
features and amenities that would engage pedestrians (RASP section 
4.5.5); 4) provide an adequately-sized trash enclosure for shared use 
(RASP section 4.5.14); or 5) provide publicly accessible greenways trails 
and paths for pedestrians and bicyclists in accordance with the land use 
and circulation plans set forth in the RASP (RASP sections 4.5.17 and 
4.5.26). 

 
3. The exterior design and appearance of the structure is of inferior quality as 

to cause the nature of the neighborhood to materially depreciate in 
appearance and value, in that not meeting the goals and policies identified 
within the RASP to encourage development of more intense transit-
oriented and pedestrian friendly development will negatively affect use of 
the new BART Station, and cause the neighborhood to materially 
depreciate in value.  

 
4. The structure will not be harmony with proposed developments on land in 

the general area, in that other proposed projects within the area have 
been held to the design standards of their respective RASP land use 
designations, including a two-story mixed-use structure approved along 
Railroad Avenue between School Street and 17th Street, and a new four-
story office building to be located at the corner of Railroad Avenue and 
Center Drive. Further, the proposed project would have a lower building 
height than the established neighboring structure to the south, which was 
constructed as an earlier phase of the larger project.  

 
5. The application does not conform with the criteria set forth in the adopted 

RASP Architectural and Site Design Criteria, including RASP sections 
4.5.1 and 4.5.2, which call for maximizing the number of units and building 
entries fronting the street and orienting building and store entrances to the 
street with maximized storefront transparency through inclusion of 
windows, doors, or outdoor areas incorporated into the structure (RASP 
4.5.1); and engaging pedestrians along rights-of-way through well-
articulated building facades by incorporating elements such as cornices, 
lintels, sills, awnings, fenestration, varied materials and colors, columns 
and other architectural elements and features (RASP 4.5.1).  In addition, 
the project would also conflict with sections 4.5.17 and 4.5.26, which 
requires the inclusion of publicly accessible greenways, trails and paths 
for pedestrians and bicyclists in accordance with the land use and 
circulation plans set forth in the Specific Plan. 
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Section 3. Decision 
 
A. Based on the findings set forth above, the Commission hereby denies Design 

Review Application No. 17-1274. 
 
Section 4. Effective Date 
 
 This resolution shall take effect immediately upon its adoption.    
 
 On motion by Commissioner               , seconded by Commissioner              , the 
foregoing resolution was passed and adopted the 12th day of December, 2017, by the 
Planning Commission of the City of Pittsburg, California by the following vote: 
 
AYES:   
 
NAYES:    
  
ABSTAIN:  
 
ABSENT:  
           
I hereby certify that the above Resolution No. _____ was adopted by the Planning 
Commission of the City of Pittsburg on December 12, 2017. 
      
 
 
 

_________________________________________ 
     KRISTIN POLLOT, AICP, SECRETARY 
     PITTSBURG PLANNING COMMISSION 
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RASP Applicable Goals and Policies 
 

Goal/Policy Analysis 

Land Use 

Goal 3-G-1: Maximize the benefit of 
theproposed eBART Station 
andothertransit options and increase 
ridership by creating ahigh density, 
mixed-use community around the 
potentialstation site and by integrating the 
area with the surroundingneighborhoods. 

Not Compliant. The proposed project 
does not meet the minimum 
requirements for number of stories for 
new buildings. The TOD-H land use 
designation requires a minimum of three 
stories for new buildings, a policy which 
is intended to foster mixed-use 
developments which allow for additional 
jobs and housing opportunities within the 
areas nearest the BART station. 

Policy 3-P-1: Create a vibrant, 
mixeduse, transit-oriented 
developmentdistrict nearest the proposed 
eBART Station. 

Not Compliant.The proposed project 
does not include multiple use which 
would allow it to be considered a mixed-
use project, and does not propose 
pedestrian improvements which would 
encourage use of transit (i.e., walking to 
the BART station).  

Policy 3-P-2: Foster an engaging 
andactive street environment. 

Not Compliant. The proposed project’s 
main entrance is oriented toward the 
interior parking lot, rather than the public 
right-of-way, and does not create an 
active street environment. 

Policy 3-P-3: Provide additional 
housingopportunities, includingmultifamily 
and affordable housing, within one-half 
mile ofthe proposed eBART Station. 

Not Compliant. The proposed project 
does not propose any housing 
opportunities. 

Policy 3-P-4: Provide services and 
amenities that meet the needs oftransit 
riders, local residents, 
employees,students andvisitors such as 
childcare, education and job skills 
services, 
community centers, healthcare 
services,and neighborhoodserving retail 
in closeproximity to the eBART Station. 

Partially Compliant.The proposed 
development would provide 
neighborhood serving retail opportunities. 
However, the proposed project does not 
propose any amenities which would 
encourage the safe movement of 
pedestrians from the BART station to the 
proposed development. 
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Policy 3-P-5: Provide land uses that 
accommodate both City-wide andlocally-
oriented retail opportunities for different 
consumers topatronize within theSpecific 
Plan Area. 

Compliant. The proposed project would 
provide locally-oriented retail 
opportunities.  

Policy 3-P-6: Designate land as 
publicspace to provide opportunities 
forgathering, social interaction, 
andrecreation. 

Not Compliant.The proposed project 
does not provide amenities which would 
encourage gathering, social interaction, 
and/or recreation. 

Policy 3-P-7: Create an 
integratednetwork of open spaces and 
trails thatconnect different neighborhoods 
and sub-areas to eachother and to 
transitfacilities. 

Not Compliant. The proposed project 
does not include any open space or trail 
improvements that would serve to 
connect the proposed project to other 
areas/neighborhoods.  

Policy 3-P-9: Retain and expand avariety 
of employment opportunities inthe 
Specific Plan Area by providing a range 
of land uses inclose proximity to the 
eBART station. 

Partially Compliant.The proposed 
project would provide locally-oriented 
retail opportunities. However, the 
proposed single-story project would 
severely limit job creation within the area 
by failing to maximize the potential 
additional employment opportunities that 
could occupy additional floors, as 
required under the RASP. 

Policy 3-P-10: Allow residential uses 
above ground floor commercial uses in all 
commercial land use designations 
subject to the design review approval by 
the Planning Commission. 

Not Compliant. The proposed project 
does not include a residential 
component. 

Design and Development 

Goal 4-G-1:Provide a safe and 
invitingpedestrian environment todraw 
people to and from the eBART Station. 

Not Compliant.The proposed project 
does not include any open space or trail 
improvements that would serve to 
connect the proposed project to other 
areas/neighborhoods, and does not 
provide amenities which would 
encourage gathering, social interaction, 
and/or recreation. 
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Goal 4-G-3: Promote high 
qualitydevelopmentthat is socially 
andenvironmentally sustainable. 

Not Compliant. The proposed project 
does not meet the development intensity 
standards which are designed to promote 
walkable and transit-oriented 
development that reduces reliance on 
personal automobiles, which are major 
sources of air pollution and costly to 
maintain and operate. 

Policy 4-P-1: Require high quality, 
pedestrian-friendly design anda high level 
of transparency along street fronts 
andpathways to activate the 
streetenvironment, promotesocial 
interaction and support crime prevention. 

Not Compliant. The proposed project 
does not include any open space or trail 
improvements that would serve to 
connect the proposed project to other 
areas/neighborhoods, and does not 
provide amenities which would 
encourage gathering, social interaction, 
and/or recreation. Further, the proposed 
project’s main entrance is oriented 
toward the interior parking lot, rather than 
the public right-of-way, and does not 
create an active street environment. 

Policy 4-P-2: Incorporate publicpathways 
and greenwaysthroughout private 
development located within theCivic 
Center and Transit Village sub-areas to 
facilitatepedestrian and bicycle 
movement throughout theSpecific Plan 
Area. 

Not Compliant. The proposed project 
does not include any open space or trail 
improvements that would serve to 
connect the proposed project to other 
areas/neighborhoods, and does not 
provide amenities which would 
encourage gathering, social interaction, 
and/or recreation. 

Community Resource 

Goal SP5-G-1:Provide a range of parks, 
open spaces and publicfacilities in the 
Specific Plan Area to meet the 
diverseneeds of residents, employees, 
students and visitors. 

Not Compliant. The proposed project 
does not include any open space, trails, 
or other public facility improvements that 
would serve to connect the proposed 
project to other areas/neighborhoods, 
and does not provide amenities which 
would encourage gathering, social 
interaction, and/or recreation. 
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Policy SP5-P-1.2:Require 
newdevelopment to provide land 
orfundingto help create a strong network 
of parks, plazas andpathways. 

Not Compliant. The proposed project 
does not include any open space, trails, 
or other public facility improvements, and 
does not propose to help fund these 
endeavors. 

Policy SP5-P-3.1:Install street furniture 
that improves the transitrider’s 
experience, including bus shelters, seats, 
andinformational signage. 

Not Compliant. The proposed project 
does not propose any street furniture that 
would improve the transit rider’s 
experience. 
 
 
 

Transportation and Circulation 

Goal 6-G-1:Make the Specific Plan Area 
a walkable center at thecrossroads of the 
Pittsburgcommunity. 

Not Compliant. The proposed project 
does not propose any amenities which 
would encourage the safe movement of 
pedestrians from the BART station to the 
proposed development. 

Policy 6-P-6:Create dedicated mid-block 
greenway connectionsthroughout the 
Transit Village and into the Civic Center 
sub-areas. 

Not Compliant. The proposed project 
does not include any open space, trails, 
or other public facility improvements. 

 



Attachment 5 

RASP Land Use, Design, and Development Standards. 
 

Development Regulations: 
TOD-H Land Use 

Requirement: Proposed Project: 

Residential Density (units/acre) 30 (min.) – 65 (max.) 
N/A. The applicant has 
not proposed any 
residential units. 

Min. Building Height 25 ft. 22 ft.* 

Max Building Height 65 ft. 26 ft. 

Minimum Number of Stories 3 1 

Minimum Floor Area Ratio 0.25 Approx. 0.38 

Maximum Floor Area Ratio 1.0 Approx. 0.38 

Min. Ground Floor Commercial Ceiling 
Height 

15 ft. 22 ft. 

Front Yard Setback 0-15 ft. Approx. 3.8 ft. 

Side Yard Setback N/A N/A 

Rear Yard Setback  N/A N/A 

Upper-Story Balcony Depth N/A N/A 

Min. Site Landscaping 10% 10%** 

Parking Lot Trees (requirement: 1 tree for 
every 4 parking spaces) 

10 trees 12 trees*** 

Commercial Parking (1 space / 333 S.F. of 
floor space) 

30 (max) 20 

Residential Parking 1 (min.) to 1.5 (max.) 
N/A. The applicant has 
not proposed any 
residential units. 

Bicycle Parking (requirement: 1 space for 
every 2,500 s.f. of floor area) 

5 spaces 6 spaces**** 

Parking areas screened from ROW Yes Yes 

* Height of main roof. Small architectural elements along the east and west facades extend 
to 26 feet. 

** The calculated landscape percentage has been calculated by combining the proposed 
development with the previous project on the parcel directly south in order to ensure the 
entire development maintains the required minimum landscaped area. 

*** This is the number of trees directly adjacent to parking lot area(s). 
**** Combined total for both the proposed project and the previously approved development 

adjacent to the south. The proposed new development includes two additional bicycle 
parking spaces. 
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RASP Architectural and Site Design Criteria 
 

Design Criteria Meets Criteria? 

TOD-H: Use landscaping and other 
treatments such as low fences, porches, 
unique paving materials, low gates, or 
other defining elements to clearly delineate 
private open space to promote a sense of 
ownership. 

Not applicable. The proposed project 
does not include any private residential 
areas. 

TOD-H: Use stamped and/or colored 
concrete or other decorative material to 
provide clearly-delineated pedestrian-
friendly pathways throughout surface 
parking lots. 

Not applicable. The proposed project 
does not include any private pedestrian 
pathways though the existing parking lot. 

TOD-H: Locate parking lot trees and 
landscaping either in a center median 
between rows of parking stalls and/or in 
landscaped planters placed throughout the 
parking lot. Planters less than three feet 
wide, excluding curbs and walls, are 
prohibited. 

Yes.The proposed project includes parking 
lot trees placed sporadically throughout 
the parking area. 

TOD-H: Incorporate permeable surfaces 
and pavers for parking lots, driveways and 
alleys where feasible. 

To be determined.The previously 
approved project to the south includes 
pervious pavers within the bank of stalls 
adjacent to the western side of the 
building. Staff would likely recommend that 
these pavers be continued along the 
western side of the proposed building as a 
condition of approval in the future. 

4.5.1: Maximize the number of units and 
building entries fronting the street. 

No. The proposed commercial building 
does provide any building entries fronting 
the street. 

4.5.2: Orient building and store entrances 
to the street with maximized storefront 
transparency through inclusion of 
windows, doors, or outdoor areas 
incorporated into the structure. 

No. The proposed commercial building 
does provide any building entries fronting 
the street. 
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4.5.3: There shall be at least 70% 
transparency for ground level retail uses 
and a minimum of 60% transparency for 
ground level office uses. 

To be determined.The proposed plans 
note that 94% of the linear footage of the 
building is transparent, glass wall. 
However, elevations on page A-201 of the 
proposed project plans do not identify any 
glass wall along the ‘East Elevation,” and 
minimal glass along the ‘North Elevation.”  

4.5.4: Emphasize the primary entry of 
buildings (e.g. Entrance lobby) with special 
architectural elements. 

Yes. All Entry points are proposed to 
include steel awnings that help define 
entrances, and the main entrance along 
the western elevation includes an 
extended parapet.  

4.5.5: All building facades, including 
parking garages, facing public rights-of-
way shall engage the pedestrian through 
well-articulated building facades by 
incorporating elements such as cornices, 
lintels, sills, awnings, fenestration, varied 
materials and colors, columns and other 
architectural elements and features. 

No. While the proposed elevation along 
the public right-of-way includes multiple 
types of materials and minor architectural 
reliefs, it does not propose elements such 
as fenestration which would engage 
pedestrians traveling along Railroad 
Avenue or the Frontage Road Trail. 

4.5.6: Residential buildings shall 
incorporate porches, stoops, and 
balconies to provide variation on all 
elevations. 

Not applicable.The proposed project does 
not include any residential component at 
this time. 

4.5.7: Prohibit expanses of blank wall in 
excess of 10-feet along any portion of a 
building visible from public right-of-way or 
a parking facility. Where this is necessary 
due to interior layout of the building, the 
structure shall contain a mural, display, 
window box or other decorative element to 
break up the massing. 

No.The elevation of the proposed building 
contain an expanse which appears to be 
greater than 10 feet in length, and is not 
treated with any decorative element to 
break up the massing. 

4.5.8: Use varied materials, forms and 
colors on buildings to provide visual 
interest to break up the massing of the 
structures and to provide visual interest to 
pedestrians. 

Yes. The proposed project would include a 
combination of stucco, glass, metal 
awnings, and wood paneling. 

4.5.9: Step back upper stories of buildings 
over three stories in height to mask 
building height and reduce massing on the 
street level. 

Not applicable.The project as proposed is 
single-story.  
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4.5.10: Articulate front facades with 
windows, both along the ground floor and 
upper residential floors. Carry all exterior 
materials including veneer, finishes or 
materials utilized on the front of the 
structure around to all sides of the 
buildings. 

Yes.The proposed western (front) 
elevation would contain fenestration to 
allow visibility into the storefront.  

4.5.11: Incorporate outdoor stairs, railings, 
fences, gates, and other outdoor utilitarian 
elements that are decorative, painted or 
stained, composed of high quality 
materials, and architecturally compatible 
with the structure to which they are 
accessory. 

Yes.The proposed project includes a 
proposed screen around the existing 
transformer at the northeast corner of the 
building, which would be designed to 
match the wood paneling on the building.  

4.5.12: Incorporate variations in building 
elements including roof silhouettes, 
fenestration patterns and colors in 
adjoining residential units. 

Not applicable.The proposed project does 
not include any residential component at 
this time. 

4.5.13: In areas classified Business 
Commercial, encourage the use of steel 
and corrugated metal as an accent 
material to define lintels, create awnings 
and enhance roof form. Wood and stucco 
should be used sparingly within industrial 
areas. 

Not applicable.The area is not classified 
as Business Commercial. 

4.5.14: All developments must provide a 
trash enclosure in accordance with Title 18 
of the PMC. Shared trash enclosures are 
encouraged among adjacent uses 
provided that the enclosure is sized 
appropriately to handle the refuse and 
recycling needs of all uses. 

No. Staff believes the existing trash 
enclosure is not of adequate size to meet 
the demands of the existing uses on the 
neighboring parcel, as well as the newly 
proposed building. 

4.5.15: Locate all utilities, utility boxes or 
equipment underground or on the roof and 
screened from view. 

Yes.However, the developer is proposing 
the equipment be screened by mechanical 
screens that differ from the parapet to be 
constructed on all the remaining three 
sides of the area surrounding mechanical 
equipment. A likely recommended 
condition of approval would require the 
developer continue the parapet extensions 
to all four sides. 
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4.5.16: Parking garages shall be 
developed as mixed-use structures with 
ground floor frontage along heavily utilized 
pedestrian pathways devoted to 
commercial uses. 

Not applicable. The proposed project 
does not include any public or shared 
parking garage/facility. 

4.5.17: Private developments in the 
Transit Village and Civic Center sub-areas 
shall include publicly accessible 
greenways, trails and paths for 
pedestrians and bicyclists in accordance 
with the land use and circulation plans set 
forth in the Specific Plan. 

No. The project does not propose any 
publicly accessible greenways, trails, or 
paths for pedestrians and bicyclists in 
accordance with the land use and 
circulation plans set forth in the Specific 
Plan. 

4.5.18: Public bicycle parking lockers shall 
be installed on the ground floor of parking 
garages at a ratio of one bicycle parking 
locker per 50 parking spaces. 

Not applicable. The proposed project 
does not include any public or shared 
parking garage/facility. Bicycle parking 
areas shall be required and should be 
shown on all future submittals. 

4.5.19: Utilize ecologically conscious 
designs that include natural light, shade, 
and energy efficient materials. 

To be determined. This item would likely 
be proposed as a required condition of 
approval. 

4.5.20: Projects should include sustainable 
site and building design elements such as 
improved insulation, operable windows, 
energy efficient lighting and appliances, 
solar energy sources built into the 
development, natural ventilation and 
permeable paving materials. 

To be determined. This item would likely 
be proposed as a required condition of 
approval. 

4.5.21: The ground floor of live-work lofts 
shall not be used exclusively for storage of 
materials. 

Not applicable. The proposed project 
does not include any live-work spacesat 
this time. 

4.5.22: Residential developments located 
within 500 feet of a travel lane on State 
Route 4 shall have central heating, 
ventilation, and air conditioning (HVAC) 
systems with high efficiency filters. Air 
intake systems for the HVAC systems 
shall be located as far away from the 
roadway as possible and shall include an 
ongoing HVAC maintenance plan. 

Not applicable.The proposed project does 
not include any residential component at 
this time. 
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4.5.23: All residential projects must comply 
with development standards and amenities 
applicable to all multi-family residential and 
senior projects set forth in Chapter 18.52, 
Residential Districts, of the PMC unless 
otherwise specified within the Specific 
Plan. 

Not applicable.The proposed project does 
not include any residential component at 
this time. 
 

 

4.5.24: All fences in the Transit Village, 
Civic Center, High School Village, 
Industrial/Mixed Use and Railroad Avenue 
Retail Corridor shall comply with the height 
standards for commercial and residential 
uses (where applicable) set forth in 
Chapter 18.84, Special Land Use 
Regulations Applicable to Specific Uses, in 
the PMC. Wrought iron and wood fencing 
is encouraged in these sub-areas. Chain-
link fencing is permitted at the discretion of 
the City Planner, and must be vinyl clad in 
a dark color material with winged slats. 
Razor wire and barbed wire are not 
permitted within any of these sub-areas. 

Yes. The proposed project includes a 
screening fence around the eastern and 
northern sides of an existing transformer 
located at the northeast corner of the 
proposed building. The height of the fence 
is to be determined, and a likely 
recommended condition of approval would 
identify the required height of the proposed 
fence. 

4.5.25: All accessory structures and 
accessory dwelling units must comply with 
applicable standards set forth in Title 18 of 
the PMC. 

Not applicable.The proposed project does 
not include any accessory structures and 
accessory dwelling unitsat this time. 

4.5.26: Greenways, trails, and paths for 
pedestrians and bicyclists that are 
incorporated into site design and 
development shall not be fenced, gated or 
hidden by the wall of a building in such a 
manner to eliminate the visual connection 
from the street, public right-of-way, and/or 
buildings and the greenway, trail and/or 
path. Structures adjacent to greenways, 
trails and/or paths shall incorporate 
balconies and windows to overlook the 
paths, and all effort shall be made to allow 
visual connections through and along the 
paths. 

No. The project does not propose any 
publicly accessible greenways, trails, or 
paths for pedestrians and bicyclists in 
accordance with the land use and 
circulation plans set forth in the Specific 
Plan. 
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Development Review Design Guidelines 
 

Design Review Guideline Meets Guideline? 

Commercial/Industrial 

Parking areas should be screened from 
view from any public right-of-way (beaming 
or hedge-type plant material). Parking 
areas should be broken up 
(landscapeislands, projections, etc.) to 
eliminate vast areas of parking especially 
along street frontages. 

Yes.The parking area would be screened 
from view from the right-of-way along 
Railroad Avenue by the proposed 
structure. 

Provisions should be made for permanent 
shopping cart corrals in retail shopping 
centers. 

Not applicable. The proposed structure 
would not house a use which would utilize 
shopping carts. 

Existing trees on site should be 
incorporated into the project side design, 
unless waived by the City Planner or 
Planning Commission. 

No. The proposed project would likely 
require the removal of two existing trees; 
however, the project also proposes to 
plant two additional trees within the 
existing landscaped area to the north of 
the building site. A recommended 
condition of approval would likely require 
the developer relocated the existing trees 
in addition to the proposed new trees. 

Developer should elect, at least, one of the 
schemes provided in Appendix #1 for 
screening all utility box transformers, 
backflow preventers, meters and junction 
boxes. 

Yes.The proposed project includes a 
screening fence around the eastern and 
northern sides of an existing transformer 
located at the northeast corner of the 
proposed building. The height of the fence 
is to be determined, and a likely 
recommended condition of approval would 
identify the required height of the proposed 
fence. 

Projects with many buildings (greater than 
three) should have a variety of building 
sizes and masses. 

Not applicable.  

Continuous horizontal roof lines should be 
broken up whenever possible. An expanse 
should not exceed 50 (fifty) feet in length 
unless architecture or size dictate a 
greater expanse. 

Yes. The proposed structure contains 
elements which would serve to break up 
long, horizontal roof lines. 



Attachment 7 

Building entries should be designed as a 
focal point. They should be designed to set 
the theme or be the primary feature of the 
building or commercial center. 

No. The proposed building entries do not 
create a focal point which includes a 
primary feature identifying the entryway. 

Building elevations (example: rear of 
shopping centers) visible from public right-
of- ways should be addressed in design 
review and treated appropriately. 

No. The proposed northern and eastern 
elevations are considered the rear of the 
proposed buildings and face public rights-
of-way, but do not contain elements that 
would encourage pedestrian engagement 
and visitors traveling down Railroad 
Avenue or the Frontage Road Trail. 

A free-standing structure within an existing 
commercial or industrial center should be 
architecturally compatible with the center, 
including but not limited to materials, 
colors and architectural elements. 

Yes. The proposed project is 
architecturally-compatible with the existing 
structure to the south. 

All roof mounted equipment should be 
screened completely from view from all 
public rights-of-way. A site-line study may 
be necessary to determine appropriate 
screening method. 

Yes.However, the developer is proposing 
the equipment be screened by mechanical 
screens that differ from the parapet to be 
constructed on all the remaining three 
sides of the area surrounding mechanical 
equipment. A likely recommended 
condition of approval would require the 
developer continue the parapet extensions 
to all four sides. 

All Structures, including, but not limited to, 
“tilt-up” type structures, should have 
structural reliefs and articulated entries 
(Encourage the creation of shadow lines). 

Yes. The proposed building includes 
structural reliefs intended to help articulate 
the entry points of the building. 

Exterior fire escapes, stairs and other 
appurtenances should be designed or 
treated as integral parts of the building 
façade. 

Not applicable. 

Downspouts should be designed into the 
façade of the building unless 
architecturally treated. 

To be determined. This item would likely 
be proposed as a required condition of 
approval. 

Add murals, lattice or some other 
spaceframe type treatment to blank walls 
visible from public view. 

Not applicable. 
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Prototype or “theme” architecture is 
discouraged. 

Yes. The proposed building design does 
not include what could be considered 
“theme” architecture.  

New or remodeled buildings should be 
designed to be compatible in design, color 
and materials with adjacent development. 

Yes.The proposed project is 
architecturally-compatible with the existing 
structure to the south.However, the 
structure will not be harmony with 
proposed developments on land in the 
general area, in that other proposed 
projects within the area have been held to 
the design standards of their respective 
RASP land use designations, including a 
two-story mixed-use structure approved 
along Railroad Avenue between School 
Street and 17th Street, and a new four-
story office building to be located at the 
corner of Railroad Avenue and Center 
Drive. 

The street-oriented elevations shall be 
designed so as not to present the 
appearance of a rear elevation (i.e., no 
loading doors or large blank walls, 
absence of architectural features found on 
other elevations, and limited landscaping 
as typically found on interior property 
lines). 

No. The proposed northern and eastern 
elevations are considered the rear of the 
proposed buildings and face public rights-
of-way, but do not contain elements that 
would encourage pedestrian engagement 
and visitors traveling down Railroad 
Avenue or the Frontage Road Trail. 

Trash enclosures should include area for 
collection of recyclables. 

Yes. However, staff believes the existing 
trash enclosure is not of adequate size to 
meet the demands of the existing uses on 
the neighboring parcel, as well as the 
newly proposed building. 

Green Building Design Guideline Meets Guideline? 

Section D: Commercial / Industrial 

Roofs should be designed to integrate 
renewable energy generation systems and 
provide a cool urban environment.  

To be determined. This item will likely be 
proposed as a required condition of 
approval. 
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Roofs should host a renewable energy 
generation system appropriate to its 
natural resources (i.e. solar photovoltaic 
cells where there is ample sunlight, and 
low-profile wind energy generation 
turbines where wind currents are 
adequate). Renewable energy systems 
should be installed unless they are 
demonstrated to be cost prohibitive after 
considering their energy saving benefits 
over their lifetime. 

To be determined. This item will likely be 
proposed as a required condition of 
approval. 

Roofs should be covered with a cool roof 
underneath any energy generation 
structures, and either a green/living roof or 
cool roof for uncovered portions. 

To be determined. This item will likely be 
proposed as a required condition of 
approval. 

Uncovered rooftop expanses greater than 
200 square feet should be designed to be 
strong enough to support rooftop gardens 
and other passive recreational uses for 
employees. 

To be determined. This item will likely be 
proposed as a required condition of 
approval. 

Urban heat island impacts may be 
minimized through the shading or paving 
material design choices. Recommended 
choices include renewable energy systems 
on carports, shade trees, underground 
parking, and open-grid pavement systems 

To be determined. This item will likelybe 
proposed as a required condition of 
approval. 

Outdoor parking lots with more than 20 
spaces and solar access over 75% of 
more of its surface area should install 
renewable energy systems on carport 
structures. The builder may arrange a 
power-purchase agreement 
where the energy system is funded and 
owned by a third party, as a way to 
alleviate initial cost burden. 

Not applicable. The proposed project, 
combined with the previously approved 
project to the south, include only 20 
spaces, and do not propose any carport 
structures.  
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Hardscapes should be constructed with 
permeable surfaces (e.g. pervious 
concrete, porous asphalt, unit pavers, and 
granular materials). Permeable paving 
consisting of porous above-ground 
materials, a 6- inch porous sub-base, and 
a base layer that is designed to ensure 
proper drainage away from the building 
and neighboring properties. Alternatively, 
impermeable surfaces may be used if they 
direct all runoff toward an appropriate 
permanent infiltration feature (e.g. 
vegetated swale, on-site rain garden, or 
rainwater cistern). 

Yes.The existing bank of parking stalls 
along the western face of the existing 
building includes pervious pavers; the 
newly created parking area would be a 
continuation of this bank of stalls, and a 
likely recommended condition of approval 
would require the developer finish the 
proposed parking stalls with pavers to 
match existing. 

Within parking lots, electric vehicle 
charging units should be made available to 
employees and patrons with electric 
vehicles. The parking spaces with 
charging unitsshould be clearly marked 
with signs designating them for assigned 
employees or electric vehicle use only. 

To be determined. This item will likely be 
proposed as a required condition of 
approval. 

Fuel cell technology should be considered 
for application where (1) space or cost 
prohibits non-emitting on-site generation 
(such as solar, wind or geothermal), AND 
either (2) the heat resulting from fuel 
combustion is utilized for water or space 
heating, and/or (3) the fuel cells would be 
used primarily during peak utility hours. 

Not applicable. 

Reclaimed (purple pipeline) water should 
be used for as much non-potable water 
uses as feasible and practical. 
Landscaping water fixtures using 
reclaimed water should be purple, and 
purple and white signage should clearly 
mark areas that are irrigated with 
reclaimed water. 

Not applicable. 

Large commercial and institutional facilities 
that are anticipated to employ more than 
50 employees, should consider providing 
on-site shops and services for those 
employees. 

Not applicable. 



Attachment 7 

Street side building faces should 
encourage walking. No more than 40% of 
a building’s street side length, or 50 feet, 
whichever is less, should be blank walls 
without doors or windows. Functional 
entries to buildings should occur at an 
average of 75 feet or less along sidewalk 
facing walls. Additional design techniques 
contained in the Downtown Design 
Guidelines that encourage walking, should 
also be utilized where applicable. 

No. The proposed project does not include 
any entries along the street side building 
face. 

Secure bicycle parking facilities should be 
provided for at least 10% of expected peak 
hour trips. Bicycle parking structures 
should complementary to the surrounding 
structures and may be partially obscured 
by vegetation or painted with a mural 
design that is consistent with surrounding 
aesthetics. Shade trees should be planted 
if the parking facility is located in an area 
not shaded bysurrounding structures. They 
should be located in an accessible and 
visible space to discourage misuse. 

Yes. The proposed project would include 
an additional two bicycle parking spaces, 
for a combined total of six parking spaces 
between the two developments. 
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