
 

 

 

 
 

CITY OF PITTSBURG 
PLANNING COMMISSION AGENDA 

 
MAY 12, 2026 

 
 

CITY HALL COUNCIL CHAMBER 
65 CIVIC AVENUE, PITTSBURG, CA 

 
REGULAR MEETING 

7:00 PM  
 
  

    
Planning Commission Members   

   
Donna Smith, Chair 

Elissa Robinson, Vice-Chair 
Jennifer Ingram, Commissioner 
Deandra Stokes, Commissioner 
Ivelina Popova, Commissioner 

Reilly Kent, Commissioner  
Sarah Foster, 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. 
 
This agenda was posted in City Hall on Friday, May 8, 2026 
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 CALL TO ORDER 

 ROLL CALL 

 PLEDGE OF ALLEGIANCE 

 DELETIONS, WITHDRAWALS OR CONTINUANCES 

 COMMENTS FROM THE AUDIENCE 

 CONSENT 

 1. Minutes 
 
Minutes of February 24, 2026 
Minutes of March 24, 2026 
Minutes of April 14, 2026 
Minutes of April 28, 2026 
 
 

 PUBLIC HEARINGS 

 2. Consideration of a Resolution for a Use Permit Request for a Type 20 ABC 
License to Permit the Sale of Beer and Wine in Conjunction with an Existing 
Convenience Store (Old Town Market, AP-25-0012 [UP]) 
 
This is a Public Hearing for a Use Permit to allow the sale of beer and wine 
under a Type 20 Alcoholic Beverage Control (ABC) License within an existing 
convenience store located at 315 Railroad Avenue. The site is located within 
the Pedestrian Commercial (CP) Zoning District in Old Town Pittsburg and has 
a General Plan designation of Downtown Commercial. Assessor’s Parcel No. 
085-108-001. 
 
The proposed project is categorically exempt from the requirements of the 
California Environmental Quality Act (CEQA) under Class 1, “Existing 
Facilities,” of the CEQA Guidelines, section 15301. The proposed project 
qualifies for a Class 1 categorical exemption because the project site is an 
existing privately owned structure, and the applicant is not proposing any 
expansion of the existing structure. The proposed project would not have any 
significant effect on the environment and therefore categorically exempt from 
the provisions of CEQA. 

 NOTICE OF REVOCATION 

 3. Notice to Planning Commission for Revocation of Use Permit for Violation of 
Conditions of Approval for Day Spring Spa, 1353 Buchanan Road, Pittsburg, 
CA 94565 (AP-21-1570) 
 
Notice of Revocation of Use Permit for Violation of Conditions of Approval for 
Day Spring Spa, 1353 Buchanan Road, Pittsburg, CA 94565 (AP-21-1570) 
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 STAFF COMMUNICATIONS 

 COMMITTEE REPORTS 

 ADJOURNMENT OF PLANNING COMMISSION MEETING 
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NOTICE TO PUBLIC 
 
 
GENERAL INFORMATION  
Copies of the open session agenda packets, as distributed to the City Council, are on file in the office of the City Clerk, 
65 Civic Avenue, Pittsburg, California, and are available for public inspection, beginning 72 hours in advance, during 
normal business hours (8:00 a.m. – 5:00 p.m., Monday through Friday, except City holidays). Full agenda packets are 
also located on the City’s website at www.pittsburgca.gov. If any reports or documents, which are public records, are 
distributed to the City Council less than 72 hours before the meeting, those reports or documents will be available for 
public inspection in the City Clerk’s Office and on the day of the meeting in the Council Chamber at the public counter 
area below the dais. 
 

SPEAKER’S CARD 
Members of the audience who wish to address the City Council on issues that are not scheduled for the agenda and 
on any items listed as part of the agenda should complete a Speaker’s Card available at the dais. Please read the 
card carefully in order to fill out the card properly. Submit the completed card to the City Clerk before the item is called, 
preferably before the meeting begins. Individuals will be given up to three minutes to address the Council unless 
additional time is allowed as provided for spokespersons. Speakers are not permitted to yield their time to another 
speaker. Prior to speaking, each member of the public shall state their name and business and City of residence in a 
clear and audible tone of voice. Pursuant to the Brown Act, no action may be taken by the City Council on items not 
already scheduled on the agenda; however, the City Council may refer your comments/concerns to staff or request 
that the item be placed on a future agenda. 
 

PUBLIC HEARINGS 
Persons who wish to speak on Public Hearings listed on the agenda will be heard when the Public Hearing is 
opened, except on Public Hearing items previously heard and closed to public comment. After the public has 
commented, the item is closed to public comment and brought to the Council/Agency level for discussion and action. 
Further comment from the audience will not be received unless requested by the Council/Agency. 
There is a 90-day limit for the filing of a challenge in the Superior Court to certain City administrative decisions and 
orders which require a hearing by law, the receipt of evidence, and the exercise of discretion. The 90-day limit 
begins on the date the decision is final (Code of Civil Procedure Section 1094.6). Further, if you challenge an action 
taken by the City Council in court, you may be limited, by California law, including but not limited to Government 
Code Section 65009, to raising only those issues you or someone else raised in the public hearing, or in written 
correspondence delivered to the City Council prior to or at the public hearing. The City Council may be requested to 
reconsider a decision if the request is made prior to the next City Council meeting, regardless of whether it is a 
regular or special meeting. 
 

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 
residents. 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 Council 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) 
 
 
DISRUPTIVE CONDUCT 
The Council requests that you observe the order and decorum of our Council Chamber by turning off or setting to 
vibrate all cellular telephones and electronic devices, and that you refrain from making personal, impertinent, or 
slanderous remarks. Boisterous and disruptive behavior while the Council is in session, and the display of signs in a 
manner which violates the rights of others or prevents others from watching or fully participating in the Council meeting, 
is a violation of our Municipal Code and any person who engages in such conduct can be ordered to leave the Council 
Chamber by the Mayor. 
 
LIVE MEDIA BROADCASTING ADVISEMENT 
City Council meetings are webcast live on the City’s website at www.pittsburgca.gov on the Agendas and Live 
Meetings page. Past meetings and approved minutes are also archived on that webpage. Watch the live meeting via 
the City’s webcast (www.pittsburgca.gov - Agendas and Live Meetings), on Comcast Channel 24 Delta TV, AT&T U-
Verse Channel 99 Delta TV. Contact the City Clerk’s office at (925) 252-4850 for more information 
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MINUTES 
OF A REGULAR MEETING 

OF THE 
PITTSBURG PLANNING COMMISSION 

 
February 24, 2026 

 
 A regular meeting of the Pittsburg Planning Commission was called to order by Chair Foster 
at 7:00 p.m. on Tuesday, February 24, 2026, in the Council Chambers at City Hall, 65 Civic Avenue, 
Pittsburg, California.  
 
ROLL CALL 
 
Present: Chair Foster, Vice-Chair Smith, Commissioners Ingram, Robinson, Popova, Stokes 
 
Absent: Commissioner Kent 
  
Staff: Assistant Director of Community and Economic Development John Funderburg, 

Administrative Analyst I Candace Hatch 
 
PLEDGE OF ALLEGIANCE 
 
  Commissioner Robinson led the Pledge of Allegiance. 
 
DELETIONS, WITHDRAWALS OR CONTINUANCES 
 

There were no deletions, withdrawals or continuances. 
 
COMMENTS FROM THE AUDIENCE 
 

There were no comments from the audience. 
 
CONSENT ITEM 

 
1. Minutes of November 25, 2025 

Minutes of January 27, 2026 
 

 On a motion by Commissioner Robinson, approving the consent item(s), seconded by 
Commissioner Popova: 

 
 AYES:  Foster, Ingram, Popova, Robinson, Smtih, Stokes 
 NAYES: None 
 ABSTAIN: None 
 ABSENT: Kent 
 

PRESENTATION 
 

2. Planning Project Update 
 
 Secretary Funderburg provided a presentation to the Planning Commission on Planning 
Projects.  
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ZONING ADMINISTRATOR REPROTS 
   

 The Zoning Administrator submitted two Notices of Intent to Exercise Delegated Design 
Review Authority.  
 
STAFF COMMUNICATIONS 
 
 Secretary Funderburg informed the Planning commission that there are no tentative items 
scheduled for the March 10, 2026, meeting at this time.  
 
 Three (3) items tentatively to be presented at the March 24, 2026, meeting: 
 

1. General Plan Annual Progress Report 
2. Annual Reorganization 
3. Historic Resources Commission  

 
COMMITTEE REPORTS 
 

There were no committee reports.  
 
ADJOURNMENT 
 
  The meeting was adjourned at 8:07 p.m. to March 10, 2026. 
 
Respectfully Submitted, 
 
 
____________________________ 
John Funderburg, Secretary 

Page 6 of 75



 
 

Planning Commission Minutes                Page 1 of 2 March 24, 2026 

MINUTES 
OF A REGULAR MEETING 

OF THE 
PITTSBURG PLANNING COMMISSION 

 
March 24, 2026 

 
 A regular meeting of the Pittsburg Planning Commission was called to order by Chair Foster 
at 7:00 p.m. on Tuesday, March 24, 2026, in the Council Chambers at City Hall, 65 Civic Avenue, 
Pittsburg, California.  
 
ROLL CALL 
 
Present: Chair Smith, Vice-Chair Robinson, Commissioners Foster, Ingram, Kent, Robinson, 

Popova, Stokes 
  
Staff: Assistant Director of Community and Economic Development John Funderburg, 

Associate Planner Kelsey Gunter Administrative Analyst I Candace Hatch 
 
PLEDGE OF ALLEGIANCE 
 
  Commissioner Stokes led the Pledge of Allegiance. 
 
REORGANIZATION 
 

Per the Planning Commission by-laws, as the current sitting Vice-Chair, Commissioner 
Smith assumed the role of Chair. In the order of seniority, Commissioner Robinson assumed the 
role of Vice-Chair. 
 
DELETIONS, WITHDRAWALS OR CONTINUANCES 
 
1. Old Town Market Beer & Wine Sales, AP-25-0012 (UP) a public for approval of a Use Permit 

to establish the sale of beer and wine under a Type 20 Alcoholic Beverage Control (ABC) 
License at an existing convenience store. The beer and wine sales would be located in 
existing coolers and on existing shelving located towards the rear of the establishment, as 
shown in the attached floor plan. The subject property is located at 315 Railroad Avenue, and 
the property is zoned CP (Pedestrian Commercial) with a General Plan designation of 
Downtown Commercial. Assessor’s Parcel Number: 085-108-001. 
 
 Staff requested a continuance to a date not specified.  
 

COMMENTS FROM THE AUDIENCE 
 

There were no comments from the audience. 
 
COMMISSION CONSIDERATION 

 
2. General Plan Annual Progress Report 

 
  A presentation was made to the Planning Commission by Associate Planner Kelsey 
Gunter on the General Plan Annual Progress Report requesting for the Planning Commission 
to: 1) review the draft General Plan Progress Report (ARP) for Calendar Year 2025; and 2) 
authorize its submittal to the City Council, Governor’s Office of Land Use and Climate 
Innovation (LCI), California Housing Community Development Department (HCD), and Contra 
Costa Transpiration Authority (CCTA) 
   
Chair Smith opened the consideration item. 
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  There being no public comments at this time, Chair Smith closed the consideration item.  
 
  On motion by Vice-Chair Robinson, approving the review of the General Plan Annual 
Progress Report (ARP) for Calendar Year 2025; and authorizing its submittal to the City 
Council, Governor’s Office of Land Use and Climate Innovation (LCI), California Housing 
Community Development Department (HCD), and Contra Costa Transpiration Authority 
(CCTA), seconded by Commissioner Popova: 
 
 AYES:  Foster, Ingram, Kent, Robinson, Popova, Smith, Stokes 
 NAYES  None 
 ABSTAIN None 
 ABSENT: None 

 
ZONING ADMINISTRATOR REPROTS 

   
 There were no Zoning Administrator reports.   
 
STAFF COMMUNICATIONS 
 
 Secretary Funderburg provided an update to the Planning Commission on the tentatively 
scheduled items for upcoming meetings.  
 
 Two (2) items tentatively to be presented at the April 14, 2026, meeting: 
 

1. AP-26-0009/SRG Site/Bay Walk; (GP, ZR) – General Plan Map and Zoning Map 
Amendments affecting approximately 96.15 acres within the 637-acre Nort Central 
River Subarea. This proposed amendment would allow for applicable base district 
uses and Employment Center Industrial (ECI) uses, including uses such as data 
centers, technology, and innovation developments, battery storage facilities, and 
clean energy uses.  
 

2. Historic Resources Commission Meeting and Subcommittee Assignments: 
- Community and Economic Development Subcommittee  
- TRANSPLAN  
- Pittsburg Recognition Committee 

 
 Secretary Funderburg provide dates for the upcoming NIT meetings: 
  Wednesday, April 22, 2026 from 6:00p.m.-8:00p.m. Ray Giacamelli  
  Saturday April 25 10:00a.m.-12:00p.m. Marina Community Center 
 
 Secretary Funderburg provided an update, on the request of Chair Smith, on the building 
located next to California Theater (337 Railroad Avenue).   

 
COMMITTEE REPORTS 
 

There were no committee reports.  
 
ADJOURNMENT 
 
  The meeting was adjourned 7:33 p.m. to April 14, 2026. 
 
Respectfully Submitted, 
 
 
____________________________ 
John Funderburg, Secretary 
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MINUTES 
OF A REGULAR MEETING 

OF THE 
PITTSBURG PLANNING COMMISSION 

 
April 14, 2026 

 
 A regular meeting of the Pittsburg Planning Commission was called to order by Chair Foster 
at 7:00 p.m. on Tuesday, April 14, 2026, in the Council Chambers at City Hall, 65 Civic Avenue, 
Pittsburg, California.  
 
ROLL CALL 
 
Present: Chair Smith, Vice-Chair Robinson, Commissioners Foster, Kent, Robinson, Popova 
  
Absent:  Commissioner Ingram, Stokes 
 
Staff: Assistant Director of Community and Economic Development John Funderburg, 

Associate Planner Kelsey Gunter, Administrative Analyst I Candace Hatch 
 
PLEDGE OF ALLEGIANCE 
 
  Secretary Funderburg led the Pledge of Allegiance. 
 
DELETIONS, WITHDRAWALS OR CONTINUANCES 
 

There were no deletions, withdrawals or continuances. 
 

COMMENTS FROM THE AUDIENCE 
 

There were no comments from the audience. 
 

CONSENT 
 

There were no consent items. 
 

PUBLIC HEARING 
 

1. Recommending the City Council: (1) Adopt a Resolution Finding that an Addendum to the 
2040 General Plan FEIR has been prepared and Considered in Compliance with CEQA; (2) 
Adopt a Resolution Amending the General Plan Map; and (3) Adopt an Ordinance Amending 
the Zoning Map and Establishing a Limited Overlay District to Implement the 2040 General 
Plan, AP-26-0009 (GP, RZ) 
 
  A presentation was made to the Planning Commission by Associate Planner Kelsey 
Gunter on the Recommendation to City Council to (1) Adopt a Resolution Finding that an 
Addendum to the 2040 General Plan FEIR has been prepared and Considered in Compliance 
with CEQA; (2) Adopt a Resolution Amending the General Plan Map; and (3) Adopt an 
Ordinance Amending the Zoning Map and Establishing a Limited Overlay District to Implement 
the 2040 General Plan.   
 
   Chair Smith opened the public hearing. 

  There being no public comments at this time, Chair Smith closed the public hearing. 
 
  On a motion by Commissioner Foster to recommend approval, with no second motion 
received, the motion failed.  
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  On motion by Vice-Chair Robinson, to not recommend approval to the  City 
Council adopting a: (1) Resolution Finding that an Addendum to the 2040 General Plan FEIR 
has been prepared and Considered in Compliance with CEQA; (2) Adopt a Resolution 
Amending the General Plan Map; and (3) Adopt an Ordinance Amending the Zoning Map and 
Establishing a Limited Overlay District to Implement the 2040 General Plan, AP-26-0009 (GP, 
RZ), based on the inability to make the finding that the proposed City-Initiated General Plan 
Map and Zoning Map Amendments would not be in conformity with the public convenience, 
general welfare, and good zoning practice, in that it would not encourage development of 
employment and revenue-generating uses, that could help eradicate existing problems that 
come with blighted sites, such as illegal dumping and loitering seconded by Commissioner 
Popova: 

 AYES:  Ingram, Kent, Robinson, Popova, Smith, Stokes 
 NAYES  Foster 
 ABSTAIN None 
 ABSENT: None 

 
ZONING ADMINISTRATOR REPROTS 

   
 There were no Zoning Administrator reports.   
 
STAFF COMMUNICATIONS 
 
 Secretary Funderburg updated the Planning Commission that subcommittee assignments 
will take place during the April 28, 2026, meeting to allow all Commissioners to be present.  
 
 Secretary Funderburg provided an update to the Planning Commission on the tentatively 
scheduled items for upcoming meetings.  
 
 Two (2) items tentatively to be presented at the April 28, 2026, meeting: 
 

1. AP-21-1562 Blue Wave Car Wash (RZ, UP, DR) – 3-year Time Extension Request 
for a Use Permit to establish an automobile washing facility and Desing Review 
approval to construct the commercial self-service car wash for Blue Wave, located 
at 1160 East Leland Road.  
 

2. Subcommittee Assignments –  
• Community and Economic Development Subcommittee: Meets as needed to 

provide initial feedback on items that would require land use changes. 
Planning Commissioner Chair appoints two representatives and an alternate.  

• TRANSPLAN: Meets at 6:30 pm on 2nd Thursdays to coordinate and improve 
transportation in East Contra Costa County. Planning Commissioner Chair 
appoints two representative and alternate.  

• Pittsburg Recognition Committee: Meets as needed to consider requests for 
plaques and monuments on public property. Planning Commissioner Chair 
appoints one representative and alternate.  
 

 One (1) item tentatively to be presented at the May 12, 2026, meeting: 
 

1. AP-25-0012 Old Town Market (UP) – Use permit to allow the sale of beer and wine 
under a Type 20 Alcoholic Beverage Control (ABC) License within an existing 
convenience store located at 315 Railroad Avenue. This site is located within the 
Pedestrian Commercial (CP) Zoning District in Old Town Pittsburg.  
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 Secretary Funderburg provide dates for the upcoming NIT meetings: 
  Wednesday, April 22nd , 2026 from 6:00p.m.-8:00p.m. Ray Giacomelli  
  Saturday, April 25th  10:00p.m.-12:00p.m. Marina Community Center 
 
 There were no further staff communications.  
 
   

 
COMMITTEE REPORTS 
 

Commissioner Popova provided an update on the Community and Economic 
Development Subcommittee meeting held on April 9, 2026.  

 
There were no further committee reports.   

 
ADJOURNMENT 
 
  The meeting was adjourned 8:30 p.m. to April 28, 2026. 
 
Respectfully Submitted, 
 
 
____________________________ 
John Funderburg, Secretary 
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MINUTES 
OF A REGULAR MEETING 

OF THE 
PITTSBURG PLANNING COMMISSION 

 
April 28, 2026 

 
 A regular meeting of the Pittsburg Planning Commission was called to order by Chair Foster 
at 7:08 p.m. on Tuesday, April 28, 2026, in the Council Chambers at City Hall, 65 Civic Avenue, 
Pittsburg, California.  
 
ROLL CALL 
 
Present: Chair Smith, Commissioners Foster, Kent, Robinson, Popova 
  
Absent:  Vice-Chair Robinson 
 
Staff: Assistant Director of Community and Economic Development John Funderburg, 

Associate Planner Kelsey Gunter, Administrative Analyst I Candace Hatch 
 
PLEDGE OF ALLEGIANCE 
 
  Secretary Funderburg led the Pledge of Allegiance. 
 
DELETIONS, WITHDRAWLS OR CONTINUANCES 
 

1. A request for a three-year time extension of the Use Permit and Design Review approved 
entitlement of the Blue Wave Car Wash project (AP-21-1562). 

 
Staff requested a continuance on this item to a date specified of June 9, 2026. 
 

COMMENTS FROM THE AUDIENCE 
 

Public comment was made by Isaac Suarez and Joe Kidron on item #1 that was continued.  
 

CONSENT 
 

There were no consent items. 
 

PUBLIC HEARING 
 

 There were no public hearing items, the item originally presented on the agenda was 
continued. 

 
ZONING ADMINISTRATOR REPROTS 

   
 The Zoning Administrator submitted two Notices of Intent to exercise Delegated Design 
Review Authority. 
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STAFF COMMUNICATIONS 
 
 Secretary Funderburg provided an update to the Planning Commission on the tentatively 
scheduled items for upcoming meetings.  
 
 One (1) item tentatively to be presented at the May 12, 2026, meeting: 
 

1. AP-25-0012 Old Town Market (UP) – Use Permit to allow the sale of beer and wine 
under a Type 20 Alcoholic Beverage Control (ABC) License within an existing 
convenience store located at 315 Railroad Avenue. The site is located within 
Pedestrian Commercial (CP) Zoning District in Old Town Pittsburg.  

 
 One (1) item tentatively to be presented at the May 26, 2026, meeting: 
 

1. AP-26-0040 Bay Point Animal Care (UP) – Use Permit to establish a veterinary 
clinic within an existing 2,339-square-foot commercial space located at 628 Bailey 
Road, within the Oak Hills Shopping Center  

 
 There were no further staff communications.  
   
COMMITTEE REPORTS 
 

Chair Smith announced the reorganization of the sub-committee assignments; all 
commissioners were in agreement with the changes.  

 
 Community and Economic Development Subcommittee 
  Primary - Vice Chair Robinson 
  Primary – Commissioner Popova 
  Alternate – Commissioner Stokes  
 TRANSPLAN 
  Primary – Commissioner Kent 
  Alternate – Commissioner Foster 
 Pittsburg Recognition Committee 
  Primary – Chair Smith 
  Alternate – Commissioner Ingram 
 
There were no further committee reports.   

 
ADJOURNMENT 
 
  The meeting was adjourned at 7:21 p.m. to May 12, 2026. 
 
Respectfully Submitted, 
 
 
____________________________ 
John Funderburg, Secretary 
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CITY OF PITTSBURG 
PLANNING COMMISSION 

STAFF REPORT 
May 12, 2026 

 
ITEM: Consideration of a Resolution for a Use Permit Request for a Type 20 ABC 

License to Permit the Sale of Beer and Wine in Conjunction with an Existing 
Convenience Store (Old Town Market, AP-25-0012 [UP]) 

  
ORIGINATED BY: Ity Ity, Old Town Market; 315 Railroad Avenue, Pittsburg, CA 94565 
 
SUBJECT: This is a Public Hearing for a Use Permit to allow the sale of beer and wine 
under a Type 20 Alcoholic Beverage Control (ABC) License within an existing 
convenience store located at 315 Railroad Avenue. The site is located within the 
Pedestrian Commercial (CP) Zoning District in Old Town Pittsburg and has a General 
Plan designation of Downtown Commercial. Assessor’s Parcel No. 085-108-001. 
 
RECOMMENDATION: Staff recommends that the Planning Commission adopt a 
Resolution denying Use Permit Application No. 25-0012.  
 
BACKGROUND: On February 27, 2025, Ity Ity of Old Town Market submitted a Use 
Permit application requesting approval to sell beer and wine under a Type 20 Alcoholic 
Beverage Control (ABC) License at an existing convenience store located at 315 Railroad 
Avenue in Old Town Pittsburg. At the time of the filing of the application the City was 
reviewing performance standards and regulations for the sale of Alcoholic Beverages 
within City Limits. The project was placed on hold pending the review and adoption of the 
Creating Healthy Communities Ordinance.  
 
On June 2, 2025, the City Council adopted two Ordinances for Creating Healthy 
Communities, one of which establishes Use Permit findings and performance standards 
for alcoholic beverage establishments. The proposed application AP-25-0012 has been 
reviewed for compliance with the recently adopted Ordinance, and the findings cannot be 
made in the affirmative to support the projects proposed use. Further evaluation of the 
project’s compatibility with Creating Healthy Community Ordinance (Ord. No. 25-1531) is 
included within the “Analysis” section of this Staff Report. 
 
On March 24, 2026, this item was scheduled on the regular Planning Commission 
agenda. During the meeting, the Planning Commission Secretary requested that the item 
be continued to a date to be determined. Staff has since completed additional analysis of 
the project and has prepared the item for the Planning Commission’s consideration of the 
requested Use Permit application. 
 
PROJECT DESCRIPTION: 
 
Existing Conditions:  
The subject site is located along Railroad Avenue within the Old Town Pittsburg 
commercial core. More specifically, the project site is located within the New York Landing 
Historic District and occupies a tenant space within the historic National Building. 
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Constructed in 1922, the National Building is a historic Italianate-style structure located 
at the southeast corner of Railroad Avenue and Third Street in Old Town Pittsburg, 
California. The building is a contributing structure within the New York Landing Historic 
District and currently operates as a multi-tenant commercial building. The building 
accommodates a variety of commercial uses, including the subject tenant space, which 
is currently occupied by a convenience store operating under the business name “Old 
Town Market.” 
 
The National Building is part of a pedestrian-oriented downtown area characterized by a 
mix of retail, restaurant, entertainment, and service-oriented businesses, contributing to 
the historic and economic vitality of Old Town Pittsburg. 
 
The project site is located within the Pedestrian Commercial (CP) Zoning District and is 
designated as Downtown Commercial in the City of Pittsburg General Plan. 
 
The Existing Conditions Photos are included as Attachment 2 to this Staff Report. 
 
Surrounding Land Uses: 
North:  Bay Harbor Park Residential Subdivision, Pittsburg Marina 
East:   Commercial Uses 
South:  California Theatre; Mixed-Use Development 
West:   New Mecca Café; Marina Community Center 
 
A map of Surrounding Land Uses is included as Attachment 3 to this Staff Report. 
 
Proposed Project:  
The proposed project is a request for Use Permit approval to establish the sale of beer 
and wine under a Type 20 ABC License at the existing Old Town Market convenience 
store. No physical modifications to the building or tenant space are proposed. 
Additionally, the business would continue to operate on site as it does currently, with no 
proposed business operation modifications other than the sale of beer and wine. Old 
Town Market operates from 10:00 A.M. to 10:00 P.M., Monday through Sunday. The 
business operates with two employees and customers utilize on-street parking facilities 
within the project’s vicinity.  
 
The proposed floor plan, showing the on-site location of storage for the beer and wine, is 
included as Attachment 4 to this Staff Report. 
 
CODE COMPLIANCE: 
 
Pittsburg General Plan 2040: The project site is located in the Commercial Core 
Downtown Subarea of the City of Pittsburg’s 2040 General Plan and has a land use 
designation of Downtown Commercial. The Downtown Commercial land use designation 
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is intended to be a walkable, mixed-use district with specialty retail, restaurants, service 
uses, and professional offices integrated with residential uses.  
 
Pittsburg Municipal Code: The project site is located within the Pedestrian Commercial 
(CP) Zoning District which is intended to provide a vibrant destination area that caters to 
pedestrian shoppers and visitors in the Downtown Commercial Core. The Zoning District 
is intended to create a place for pedestrian-oriented activity by providing inviting, visually 
interesting, human-scale architecture, pedestrian-friendly storefronts, outdoor dining 
opportunities, and a limited number of (public) parking facilities.  
 
Pursuant to the Pittsburg Municipal Code (PMC) Section 18.08.080 - Commercial Use 
Classifications and Section 18.52.010 – CP District – Land Use Regulations, Food and 
Beverage Sales (Grocery) establishments are conditionally permitted in the CP District 
subject to Commercial Limited Land Use Regulations L-125).  
 

• L-125 states: “Conditional use permit required for establishments occupying more 
than 2,500 square feet, or for establishments that sell any alcoholic beverages.” 

 
This request constitutes the requirement for the Use Permit application, submitted as AP-
25-0012. 
 
Off-Street Parking: PMC Section 18.78.040 sets forth standards for off-street parking. 
PMC Section 18.78.040(G)(3) specifies that nonresidential uses on properties located in 
the CP Zoning District shall not be subject to the minimum off-street parking and loading 
spaces required by Section 18.78.040. Therefore, no off-street parking is required for the 
proposed project. Public parking lots are located within walking distance of the proposed 
project site. 
 
Use Permit Required 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; 
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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;  

 
I. is consistent with the City’s approved funding priorities; and 

 
J. if located within the Pedestrian Commercial (CP) district, will support the goals 

of creating a vibrant, economically prosperous, visually interesting, and 
engaging pedestrian-oriented atmosphere along the primary downtown 
corridor. 

 
Creating Healthy Communities Use Permit Required Findings. In addition to the Use 
Permit Findings prescribed by PMC Section 18.16.040, the Creating Healthy 
Communities Ordinance established additional findings required by commercial 
businesses for the sale or service of alcoholic beverages within the City. In July 2025, the 
City adopted two ordinances under the Creating Healthy Communities Project to 
strengthen local regulations related to tobacco, smoking, alcohol, and cannabis, including 
updates to tobacco retailer licensing, smoking restrictions, social host rules, cannabis 
business requirements, and new alcohol performance standards. The ordinances build 
on existing City regulations and recent California laws aimed at reducing underage 
substance use, improving public health, and giving local governments greater authority 
over tobacco, alcohol, and cannabis oversight.  
 
In accordance with PMC Section 18.84.1015, the Use Permit may only be granted if the 
City Council can make the following Findings in the affirmative: 
 

A. The location and operating characteristics of the proposed alcohol sales will not 
adversely affect sensitive land uses, as defined by PMC 18.84.1005. For the 
purposes of this chapter, “adversely affect” means to impact in a substantial, 
negative manner the safety, economic value, habitability, or use of properties in 
the immediate area; and 
 

B. The impacts of any nearby discretionary land use that is already subject to a use 
permit and that also engages in alcoholic beverage sales or service are not 
increased; and 
 

C. Conditions are placed on the use that reduce, manage, minimize, mitigate, or 
eliminate impacts to public health and safety, including, but not limited to, interior 
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and exterior restrictions such as noise controls, location and use of parking areas, 
sound barriers, and other performance standards. 

 
ABC: In California, the Department of Alcoholic Beverage Control (ABC) allocates alcoholic 
beverage licenses by census tract to ensure balanced distribution. The proposed project is 
located within Census Tract 3090, which encompasses the below area (see Figure 1; 
yellow outline). Census Tract 3090 allows up to two Off-Sale licenses. There is one existing 
business with an ABC License for Off-Sale alcoholic beverage sales within the Census Tract 
(Fishermen’s Catch; 27 Marina Blvd.). Approval of the request to sell beer and wine would 
be the second License issued in the Census Tract.  

Figure 1 - Census Tract Map 

 
 
Environmental: The proposed project is categorically exempt from the requirements of 
the California Environmental Quality Act (CEQA) under Class 1, “Existing Facilities,” of 
the CEQA Guidelines, section 15301. The proposed project qualifies for a Class 1 
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categorical exemption because the project site is an existing privately owned structure, 
and the applicant is not proposing any expansion of the existing structure. The proposed 
project would not have any significant effect on the environment and therefore 
categorically exempt from the provisions of CEQA.  
 
Public Notice: On or prior to May 1, 2026, a notice of the May 12, 2026, Public Hearing 
for the proposed project was posted at City Hall and at or near the project site; was 
delivered for posting at the Pittsburg Library; was posted on the “Public Notices” section 
of the City’s website and was mailed via first class or electronic mail to the applicant, to 
the property owner, to all owners of property within 300 feet of the project site, to local 
service agencies expected to provide services to the business, 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. The notice was also posted on 
www.nextdoor.com (“Nextdoor”) and was sent directly to all subscribed residents in the 
“Harbor and School Street”, “Marina Vista”, “The Village at New York Landing” “W. 8th 
Street” and “Downtown Pittsburg” neighborhoods. 
 
The Public Hearing Notice is included as Attachment 5 to this Report. 
 
ANALYSIS: 
 
Staff finds that the proposed addition of alcoholic beverage sales to the existing 
convenience store is inconsistent with the goals and policies of the General Plan. 
Specifically, the proposed beer and wine sales are inconsistent with General Plan Action 
2-A-2.b, which emphasizes compatibility with surrounding land uses. Surrounding land 
uses include residential uses, schools, youth-oriented community centers, and parks, 
which are located in close proximity to the site. Although properties within the Downtown 
Subarea of the General Plan are exempt from specified buffer requirements under the 
Healthy Communities Ordinance, the immediate proximity of these land uses conflict with 
the overall City’s goals and policies to create a healthier community.  
 
In addition, the sale of beer and wine at the existing convenience store, located within the 
Downtown Commercial Core, would not further the General Plan’s vision of creating a 
vibrant, economically prosperous, and visually engaging pedestrian environment along 
the East Third Street and Marina Area corridor. Staff finds that the proposed use is 
unlikely to attract new visitors to Old Town Pittsburg and may instead reduce pedestrian 
engagement with surrounding businesses, thereby limiting opportunities for economic 
activity and related tax revenue generation.  
 
Because the required findings for approval of a Use Permit cannot be made in the 
affirmative, staff recommends the Planning Commission deny the proposed request. 
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ACTION REQUIRED: 
 
Move to adopt a Resolution, denying Use Permit application No. 25-0012, due to the 
inability to make the findings for a Use Permit and the findings for the Creating Healthy 
Communities Ordinance’s in the affirmative. If the Planning Commission finds it 
necessary and determines that all required findings can be made in the affirmative to 
approve the proposed project, then direct staff to return to the Planning Commission with 
a Resolution for approval subject to conditions.  
 
ATTACHMENTS:   
 

1. Proposed Resolution 
2. Existing Conditions Photos 
3. Surrounding Land Uses Map 
4. Proposed Project Floor Plan 
5. Public Hearing Notice/Vicinity Map 

 
Prepared by: Kelsey Gunter, Associate Planner 
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BEFORE THE PLANNING COMMISSION OF THE CITY OF PITTSBURG 
 
In the Matter of:        
 
Consideration of a Use Permit Request for a  ) 
Type 20 ABC License to Permit the Sale of  )  RESOLUTION NO.  
Beer and Wine in Conjunction with an Existing  ) 
Convenience Store (Old Town Market,  ) 
AP-25-0012 (UP)  ) 
 
The Planning Commission DOES RESOLVE as follows: 
 
Section 1. Background 
 

A. On February 27, 2026, Ity of Old Town Market submitted a Use Permit application 
requesting approval to sell beer and wine under a Type 20 Alcoholic Beverage 
Control (ABC) License at an existing convenience store located at 315 Railroad 
Avenue in Old Town Pittsburg. At the time of the filing of the application the City 
was reviewing performance standards and regulations for the sale of Alcoholic 
Beverages within City Limits. The project was placed on hold pending the review 
and adoption of the Creating Healthy Communities Ordinance. 
 

B. On June 2, 2025, the City Council adopted two Ordinances for Creating Healthy 
Communities, one of which establishes Use Permit findings and performance 
standards for alcoholic beverage establishments. The proposed application AP-
25-0012 has been reviewed for compliance with the recently adopted Ordinance 
and does not comply with the standards or regulations described therein.  

 
C. The proposed project is governed by the policies and guidelines contained in the 

2040 Pittsburg General Plan, Pittsburg Municipal Code (PMC) Title 18 (“Zoning”). 
 

D. The project is categorically exempt from the requirements of the California 
Environmental Quality Act (CEQA) under Class 1, “Existing Facilities,” of the 
CEQA Guidelines, section 15301. 

 
E. PMC Section 18.16.040 specifies that the 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 this title, 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; 
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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 the light of taxation and spending restraints imposed 
by law;  

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

 
10. if located within the Pedestrian Commercial (CP) district, will support the goals 

of creating a vibrant, economically prosperous, visually interesting, and 
engaging pedestrian-oriented atmosphere along the primary downtown 
corridor. 

 
F. Further, the proposed Use Permit, in accordance with PMC Section 18.84.1015: 
 

1. The location and operating characteristics of the proposed alcohol sales will 
not adversely affect sensitive land uses, as defined by PMC 18.84.1005. For 
the purposes of this chapter, “adversely affect” means to impact in a 
substantial, negative manner the safety, economic value, habitability, or use of 
properties in the immediate area; and 
 

2. The impacts of any nearby discretionary land use that is already subject to a 
use permit and that also engages in alcoholic beverage sales or service are not 
increased; and 

 
3. Conditions are placed on the use that reduce, manage, minimize, mitigate, or 

eliminate impacts to public health and safety, including, but not limited to, 
interior and exterior restrictions such as noise controls, location and use of 
parking areas, sound barriers, and other performance standards.  

 
G. On or prior to March 13, 2026 a notice of the March 24, 2026, Public Hearing for 

the proposed project was posted at City Hall; was delivered for posting at the 
Pittsburg Library; was posted on the “Public Notices” section of the City’s website 
and was mailed via first class or electronic mail to the applicant, to the property 
owner, to all owners of property within 300 feet of the project site, to local service 
agencies expected to provide services to the business, 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. The notice was also posted on 
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www.nextdoor.com (“Nextdoor”) and was sent directly to all subscribed residents 
in the “Harbor and School Street”, “Marina Vista”, “The Village at New York 
Landing” “W. 8th Street” and “Downtown Pittsburg” neighborhoods. 

 
H. On March 24, 2026, this project was included on the Planning Commission 

Agenda. At the March 24, 2026, Planning Commission hearing, the Planning 
Commission Secretary requested a continuance of the project to a date to be 
determined. The Planning Commission did not object to the continuance request.  

 
I. On or prior to May 1, 2026 a notice of the May 12, 2026, Public Hearing for the 

proposed project was posted at City Hall; was delivered for posting at the Pittsburg 
Library; was posted on the “Public Notices” section of the City’s website and was 
mailed via first class or electronic mail to the applicant, to the property owner, to 
all owners of property within 300 feet of the project site, to local service agencies 
expected to provide services to the business, 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. The notice was also posted on 
www.nextdoor.com (“Nextdoor”) and was sent directly to all subscribed residents 
in the “Harbor and School Street”, “Marina Vista”, “The Village at New York 
Landing” “W. 8th Street” and “Downtown Pittsburg” neighborhoods. 

 
J. On May 12, 2026, the Planning Commission held Public Hearing on Planning 

Application No. 25-0012, at which time oral and/or written testimony was 
considered. 

 
Section 2. Findings 
 
Based on the Planning Commission Staff Report entitled, “Consideration of a Resolution 
for a Use Permit Request for a Type 20 ABC License to Permit the Sale of Beer and Wine 
in Conjunction with an Existing Convenience Store (Old Town Market, AP-25-0012 [UP])”, 
dated May 12, 2026, incorporated here 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 public hearing, the Planning Commission finds that: 
 

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

2. The proposed project is categorically exempt from the requirements of the 
California Environmental Quality Act (CEQA) under Class 1, “Existing Facilities,” 
of the CEQA Guidelines, section 15301. The proposed project qualifies for a Class 
1 categorical exemption because the project site is an existing privately owned 
structure, and the applicant is not proposing any expansion of the existing 
structure. The proposed project would not have any significant effect on the 
environment and therefore categorically exempt from the provisions of CEQA. 
 

3. The proposed Use Permit proposal: 
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a) Will be in accordance with the objectives of the Zoning Ordinance, the purpose 
of the land use district in which it is located and is appropriate to the specific 
location, in that in that convenience stores with alcoholic beverage sales are 
conditionally permitted uses in the Pedestrian Commercial Zoning District. The 
convenience store is an existing, approved use and therefore does not require 
a new Use Permit to continue operating. However, a Use Permit is now 
required because the applicant is expanding the existing operation to include 
the sale of alcoholic beverages (beer and wine) for consumption off premises.  
 

b) Will not be detrimental to the health, safety, and general welfare of the City, in 
that the proposed project is located within a census tract that authorizes two 
off-sale licenses issued by ABC and would not independently create an “undue 
concentration” under ABC’s population-based standards. 

 
c) Will not adversely affect the orderly development of property within the City, in 

that the existing use of a convenience store is consistent with the 2040 General 
Plan and Pittsburg Municipal Code, which govern land use in the City. The 
convenience store will continue occupying an existing commercial space, and 
the applicant is not proposing exterior building expansions or parking lot 
changes that would otherwise conflict with the City’s goals, policies, and 
development standards.  

 
d) Wil not adversely affect the preservation of property values and the protection 

of the tax base and other substantial revenue sources within the City as the 
convenience store is an existing use. 

 
e) Will not be consistent with the General Plan. Specifically, the proposed beer 

and wine sales are inconsistent with General Plan Action 2-A-2.b, which 
emphasizes compatibility with surrounding land uses. Surrounding land uses 
include residential uses, schools, youth-oriented community centers, and 
parks, which are located in close proximity to the site. Although properties 
within the Downtown Subarea of the General Plan are exempt from specified 
buffer requirements under the Healthy Communities Ordinance, the immediate 
proximity of these land uses conflict with the overall City’s goals and policies to 
create a healthier community.  
 

f) Will create a nuisance or enforcement problem within the neighborhood 
because it would not comply with the performance standards set forth in PMC 
Chapter 18.84, Article XXII Alcoholic Beverages, which are intended to address 
ongoing safety, buffer, and property maintenance concerns.  

 
g) Will not encourage marginal development within the neighborhood, as the 

primary use of the site as a convenience store is not being modified. The 
addition of alcoholic beverage sales is ancillary to the existing operation and 
does not alter the fundamental character or function of the business. 
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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, in that the proposed use has access to existing infrastructure, including 
fire, police, and water.  

 
i) Will not be inconsistent with the City’s approved funding priorities, in that it does 

not require City funding. 
 
j) Although located  within the Pedestrian Commercial (CP) district the proposed 

use, will not support the goals of creating a vibrant, economically prosperous, 
visually interesting, and engaging pedestrian-oriented atmosphere along the 
primary downtown corridor, in that the use is unlikely to attract new visitors to 
Old Town Pittsburg, reducing pedestrian activity both on site and at neighboring 
businesses, thereby diminishing economic development and potential tax 
revenue.  
 

4. Further, in accordance with PMC Section 18.84.1015: 
 

a) The location and operating characteristics of the proposed alcohol sales will 
adversely affect sensitive land uses, as defined by PMC 18.84.1005. For the 
purposes of this chapter, “adversely affect” means to impact in a substantial, 
negative manner the safety, economic value, habitability, or use of properties 
in the immediate area. This finding cannot be made because although 
properties within the Downtown Subarea of the General Plan are exempt from 
specified buffer requirements under the Healthy Communities Ordinance, the 
immediate proximity of these land uses conflict with the overall City’s goals and 
policies to create a healthier community. Accordingly, staff is unable to make 
this finding in the affirmative. 

 
b) The impacts of any nearby discretionary land use that is already subject to a 

use permit and that also engages in alcoholic beverage sales or service are 
increased. This finding cannot be made because the project site is located 
within Census Tract 3090, which the California Department of Alcoholic 
Beverage Control has identified as containing an undue concentration of on-
sale alcoholic beverage licenses. While the Census Tract may remain eligible 
for issuance of one additional off-sale license the proposed project would 
nonetheless introduce an additional alcohol establishment into an area already 
experiencing a high concentration of licensed premises. Approval of the 
proposed use would therefore contribute to the cumulative concentration of 
alcoholic beverage sales and service within the approximate vicinity and would 
impact nearby land uses and conflict with the overall City’s goals and policies to 
create a healthier community. 

 
c) Conditions are placed on the use that reduce, manage, minimize, mitigate, or 

eliminate impacts to public health and safety, including, but not limited to, 
interior and exterior restrictions such as noise controls, location and use of 
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parking areas, sound barriers, and other performance standards. This finding 
cannot be made because all operational and performance standards for the 
Healthy Communities Ordinance cannot be met as described in Findings A and 
B and therefore it cannot fully mitigate or eliminate potential safety concerns 
associated with the proposed request. The Staff Report entitled, “Consideration 
of a Resolution for a Use Permit Request for a Type 20 ABC License to Permit 
the Sale of Beer and Wine in Conjunction with an Existing Convenience Store 
(Old Town Market, AP-25-0012 [UP])”, dated May 12, 2026, is referenced 
hereto as additional support for the findings. 

 
Section 3. Decision 
 
 Based on the findings set forth above, the Planning Commission hereby denies 
the Use Permit Application No. 25-0012.  
 
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 May 2026, by the Planning 
Commission of the City of Pittsburg, California by the following vote: 
 
AYES:  
 
NOES:  
 
ABSTAINED: 
 
ABSENT: 
 
I hereby certify that the above Resolution No. ____ was adopted by the Planning 
Commission of the City of Pittsburg on May 12, 2026. 

   
 
 
___________________________________ 

      JOHN FUNDERBURG, SECRETARY 
      PITTSBURG PLANNING COMMISSION 
 

Page 26 of 75



Attachment 2 – Existing Conditions 
AP-25-0012 Old Town Market (UP) 
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Attachment 2 – Existing Conditions 
AP-25-0012 Old Town Market (UP) 
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Attachment 2 – Existing Conditions 
AP-25-0012 Old Town Market (UP) 
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Attachment 2 – Existing Conditions 
AP-25-0012 Old Town Market (UP) 
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Attachment 3 – Surrounding Land Uses 
AP-25-0012 Old Town Market 

 

 

Bay Harbor Park Subdivision 

Marina Community Center 

California Theatre 

Railroad Terrace Subdivision 
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65 Civic Avenue 
Pittsburg, CA 94565 
P: (925) 252-6900 
F: (925) 252-4814 

pittsburgca.gov

Community and Economic Development Department – Planning Division 

NOTICE OF PUBLIC HEARING 

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

DATE: 
TIME:   
PLACE: 

May 12, 2026 
7:00 P.M. 
City Council Chamber at City Hall (3rd Floor) 
65 Civic Avenue, Pittsburg, California 

Concerning the following matter: 

Old Town Market Beer & Wine Sales, AP-25-0012 (UP) 
This is a public hearing on a request for approval of a Use Permit to establish the sale of beer and wine 
under a Type 20 Alcoholic Beverage Control (ABC) License at an existing convenience store. The beer 
and wine sales would be located in existing coolers and on existing shelving located towards the rear of 
the establishment, as shown in the attached floor plan. The subject property is located at 315 Railroad 
Avenue, and the property is zoned CP (Pedestrian Commercial) with a General Plan designation of 
Downtown Commercial. Assessor’s Parcel Number: 085-108-001.  
Environmental Determination 
The proposed project is categorically exempt from the provisions of the CEQA Guidelines under Class 
1, ‘Existing Facilities’ of the CEQA Guidelines, Section 15301, as the business would occupy an existing 
commercial tenant space with no expansion of the building footprint or change in intensity of land use. 

PROJECT PLANNER: Kelsey Gunter, (925) 252-4824 or kgunter@pittsburgca.gov 

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? What can I do if I have comments on the 
project? 
The complete file for this project is available for public inspection; please contact the project planner listed 
above to make necessary arrangements. Comments or objections to the project can be made by writing 
or through e-mailed testimony prior to the meeting or provided orally during the meeting. 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. 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. 

_________________________________ 
JOHN FUNDERBURG, SECRETARY 
PITTSBURG PLANNING COMMISSION   
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Project Title:  Old Town Market Beer and Wine Sales, AP-25-0012 
Location:  315 Railroad Avenue, Pittsburg, CA 94565 
     

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 

 
 
 

 
 
 
 
 

 
 
 

NOTICE OF PUBLIC HEARING  

 

City of Pittsburg 
Community and Economic Development Department - 
Planning Division 
65 Civic Avenue 
Pittsburg, CA 94565 

Project 
Site 
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PLANNING DIVISION 
Memorandum 

 
 
MEMO: May 12, 2026 
 
TO:  Planning Commission  
 
FROM: John Funderburg, Secretary 
  
RE: Notice of Revocation of Use Permit for Violation of Conditions of Approval for Day 

Spring Spa, 1353 Buchanan Road, Pittsburg, CA 94565 (AP-21-1570) 
                
 
On July 13, 2021, the Planning Commission of the City of Pittsburg adopted Resolution No. 10171 
approving a Use Permit to establish a foot reflexology and massage therapy business at the above 
address subject to conditions (see attachment).  

On May 7, 2026, The City of Pittsburg Code Enforcement Division issued a Notice of Revocation 
of Business Permit and Business License for the massage therapy business effective May 22, 
2026 (see attachment).    

The Code Enforcement Division found the business to have been operating in a manner which 
violates the adopted conditions of approval adopted under Resolution No. 10171. Pursuant to 
Pittsburg Municipal Code Section 18.28.110 Procedure for revocation of use permit or variance 
this memorandum serves as Notice of a Public Hearing for Revocation of the Use Permit.  

Pursuant to Pittsburg Municipal Code Section 18.28.100 Grounds for revocation of use permit or 
variance. The Planning Commission may revoke a use permit or variance on any of the following 
grounds: 
 

A. Violation of a zoning regulation of the city; 
B. Violation of a term, limitation or condition; 
C. Causing or allowing a nuisance in connection with the premises; or 
D. Conviction of a violation of federal or state law or city ordinance in connection with the 

operation of the permitted use.  
 
The date of the public hearing before the Planning Commission, and a public notice with the 
location and time of the revocation hearing will be mailed out prior to the meeting date.  The public 
hearing shall be conducted in the same manner as the original application approval, except the 
city has the burden of proving the grounds for revocation.  
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If the Planning Commission finds that grounds for revocation exist, it may revoke the use permit 
or variance or impose conditions to its continuance. An order revoking or failing to revoke a use 
permit or variance may be appealed to the City Council.  
 
Recommendation: 
 
Staff recommends the Planning Commission direct staff to initiate revocation proceedings.  
 
Attachments: 
 
Resolution No. 10171 
May 7, 2026 Code Enforcement Notice of Revocation of Business Permit and Business License 
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