AGENDA FOR THE

CITY OF PINOLE PLANNING COMMISSION
SPECIAL MEETING

Monday, June 13, 2016
7:00 P.M.
City Council Chambers, 2131 Pear Street, Pinole, CA 94564

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

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

CONSENT CALENDAR:

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

PROCEDURE FOR CONSIDERING AN AGENDA ITEM:

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

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

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

Note: No Public Hearings will begin after 11:00 p.m. Items stili remaining on the agenda after 11:00
p-m. will be held over to the next meeting.

CITIZEN PARTICIPATION:

Persons wishing to speak on an item listed on the Agenda may do so when the Chair asks for comments in
favor of or in opposition to the item under consideration. After all of those persons wishing to speak have done
s0, the hearing will be closed and the matter will be discussed amongst the Commission prior to rendering a
decision.
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Prior to speaking on an item, you must fill out one of the speaker cards (available at the back of the Council
Chambers) and hand it to the Secretary. If a number of persons wish to speak on an item, the Chair may limit
each speaker to a set time period in which to address the Commission.

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

Note: If you challenge a decision of the Commission regarding a project in court, you may be limited

to raising only those issues you or someone else raised at the public hearing or in writing delivered to
the City of Pinole at, or prior to, the public hearing.

A. CALL TO ORDER
B. PLEDGE OF ALLEGIANCE AND ROLL CALL

C. CITIZENS TO BE HEARD:

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

D. CONSENT CALENDAR:
1. Planning Commission Meeting Minutes from May 23, 2016
E. PUBLIC HEARINGS:

1. Design Review (DR 15-10) and Conditional Use Permit (CUP15-02): Gateway Medical
Center.

Request: Consideration of a design review and conditional use permit request to
construct a new approximately 9,182 square foot two-story medical office
building with 10 new automobile parking spaces and accompanying
improvements for an ambulatory surgical center on an approximately 26,090
square foot parcel with 21 existing autorobile parking spaces and allow a
proposed six auto parking space reduction in the normally required number
of parking spaces.

Applicant: AGAPE, LLC
1214 McDonald Drive
Pinole, CA 94564

Location: Southeast corner of the intersection of Pinole Valley Road and Henry
Avenue, APN: 401-211-033

Project Planner: Winston Rhodes

F. OLD BUSINESS: None
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G. NEW BUSINESS: None
H. CITY PLANNER'S/COMMISSIONER'S REPORT:
I COMMUNICATIONS:

1. Copy of East Bay Regional Park District Informational Presentation Made to City Council on
June 7, 2016

J. NEXT MEETING:
Planning Commission Regular Meeting, June 27, 2016 at 7:00PM

K. ADJOURNMENT

POSTED: June 9, 2016

Winston Rhodes, AICP
Planning Manager
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DRAFT

MINUTES OF THE
PINOLE PLANNING COMMISSION

May 23, 2016

CALL TO ORDER: 8:33 P.M.

PLEDGE OF ALLEGIANCE AND ROLL CALL:

Commissioners Present: Brooks, Hartley, Martinez-Rubin*, Tave, Wong,
Thompson, Chairperson Kurrent
*Commissioner Martinez-Rubin arrived after Roll Call
Commissioners Absent:  None
Staff Present: Winston Rhodes, Planning Manager

CITIZENS TO BE HEARD:

There were no citizens to be heard.

CONSENT CALENDAR:

1. Planning Commission Meeting Minutes from April 25, 2016

MOTION to approve the Planning Commission Meeting Minutes of April 25, 2016,
as submitted.

MOTION: Thompson SECONDED: Martinez-Rubin APPROVED: 7-0

PUBLIC HEARINGS: None

OLD BUSINESS:

1. Selection of Development Review Subcommittee Members for 2016-
2017

Planning Manager Winston Rhodes presented the staff report dated May 23, 2016.
The Planning Commission discussed the purpose of the Development Review

Subcommittee at length; encouraged the continued process of workshops for
complex projects prior to a scheduled public hearing; recommended the selection of

1 May 23, 2016
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three members, one of which would be a permanent member and an alternate; the
second and third members to rotate membership every year to allow more
members to serve regularly; recommended the Subcommittee be comprised of the
Chair plus a Planning Commissioner and an alternate; with recognition the
Subcommittee must comply with the regulations of the Brown Act.

MOTION to form a Development Review Subcommittee consisting of the Chair,
one Planning Commissioner, and one Alternate for a period of one (1) year.

MOTION: Brooks SECONDED: Hartley APPROVED: 6-0-1
ABSTAIN: Thompson

MOTION to appoint Chair Kurrent and Commissioner Wong as the Primary
Members, and Commissioner Hartley as the Alternate to the Development Review
Subcommittee for 2016-2017.

MOTION: Thompson SECONDED: Tave APPROVED: 7-0

NEW BUSINESS:

1. General Plan Conformity Review for Acceptance of Deeded Areas of
Property from the Contra Costa County Flood Control District to the
City of Pinole

Development Services Director/City Engineer Tamara Miller presented the staff
report dated May 23, 2016.

PUBLIC COMMENTS OPENED

There were no comments from the public.

PUBLIC COMMENTS CLOSED

MOTION to adopt Resolution 16-04, a Resolution of the City of Pinole Planning
Commission that the Proposed Acquisition of Approximately 3,360 Square Feet of
Property Located Adjacent to the Pinole Hercules Water Pollution Control Plant by
Grant Deed and Quitclaim Deed from the Contra Costa County Flood Control
District Conforms to the City’s General Plan.

MOTION: Hartley SECONDED: Brooks APPROVED: 7-0

CITY PLANNER'S / COMMISSIONERS’ REPORT:

Mr. Rhodes reported that the East Bay Regional Park District (EBRPD) would
make a presentation to the City Council on June 7 related to plans for a trail
extension from Bayfront Park all the way to the property on the opposite side of

2 May 23, 2016



OCoO~NOOUITA~WNPE

the railroad tracks, to a trail where Pinole Shores Drive terminates and a EBRPD
parking lot is located. The item would be submitted to the Planning Commission
for design review. In addition, special meetings of the Planning Commission had
been scheduled for June 13 and July 11.

Commissioner Brooks reported that the property located at 3318 Pinole Valley
Road had construction occurring between the property line and retaining wall,
although the area was intended to be green space. He asked staff to review the
matter.

COMMUNICATIONS: None

NEXT MEETING:

The next meeting of the Planning Commission will be a Special Meeting on
Monday, June 13, 2016 at 7:00 P.M.

ADJOURNMENT: 9:42 P.M

Transcribed by:

Anita L. Tucci-Smith
Transcriber

3 May 23, 2016



TO:
FROM:
SUBJECT:

DATE:

Memorandum

PLANNING COMMISSION MEMBERS
WINSTON RHODES, AICP, PLANNING MANAGER
Gateway Medical Center

April 25, 2016

File: Design Review (DR 15-10) / Conditional Use Permits (CUP15-02)

LOCATION: Southeast corner of Pinole Valley Road and Henry Avenue

APN: 401-021-033

ZONING: Ofice Professional Mixed Use (OPMU)

GPLU: Senice Sub Area (SSA)

Applicant: Property Owner:
Agape LLC City of Pinole
1214 McDonald Drive

Pinole, CA 94564

REQUEST

Consideration of a design review and conditional use permit request to construct a new
approximately 9,182 square foot two-story medical office building with 10 new automobile parking
spaces and accompanying improvements for an ambulatory surgical center on an approximately
26,090 square foot parcel with 21 existing automobile parking spaces and allow a proposed six auto
parking space reduction in the normally required number of parking spaces.

SITE LOCATION

The proposed Gateway Medical Center is located southeast of the intersection of Pinole Valley
Road and Henry Avenue (APN: 401-211-033).
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Figure 1. Site Location

Direction from Project Site Land Use
North Henry Avenue, Office, and Collins
Elementary School i
Waest Pinole Valley Road and Approved Retail
South Riparian Area, Medical Office and
Approved Retail
East Kaiser Medical Clinic and lnterstate 80
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PROJECT DESCRIPTION

The project involves the proposed construction of a new two-story medical office building on a
partially developed corner property southeast of the intersection of Pinole Valley Road and Henry
Avenue. The proposed building is approximately 9,182 square feet and includes ten new parking
spaces to accompany 21 existing parking spaces.

The City’s Municipal Code authorizes the Planning Commission to take final action on these land
use requests.

BACKGROUND

The applicant desires to develop the new medical office building on property currently owned by the
City of Pinole and purchase the property from the City of Pinole. The sale of the property requires
State approval since the property was originally purchased by the City's Redevelopment Agency.
The applicant has a long-standing medical practice within the City and wishes to stay in Pinole and
develop a modern facility to better serve existing and future patients.

The project site was previously reviewed for development in 2005 in conjunction with the Kaiser
Medical Center project and was planned for an approximately 5,000 square foot one-story medical
office building. During the development of the Kaiser Medical Center south and east of the property,
parking lotimprovements were constructed on the project site in conjunction with a Kaiser employee
parking lot accessed from Henry Avenue. In 2010, the City updated the General Plan, adopted the
Three Corridor Specific Plan and updated the Zoning Code. The project site is within the Pinole
Valley Road corridor included within the Three Corridors Specific Plan. The General Plan fand use
designation is Service Sub-area (SSA) and the Zoning for the property Office Professional Mixed
Use (OPMU). The proposed surgery center is a permitted use in the OPMJ Zoning District.

In August 2015, the applicant submitted the initial design for the proposed development. It was a
two-story design totaling approximately 9,939 square feet and included a total of 29 parking spaces.
This design was discussed with the City Council, as the property owner, in an informational
presentation. Feedback from the City Council included reducing the size and bulk of the building,
adding on-site parking, and changing the exterior colors and modifying the exterior finishes of the
building. In response, the building height was also reduced by six feet, the square footage was
decreased by approximately 8%, two more parking spaces were added, and colors were modified to
better complement building colors of the Kaiser medical center and the approved Starbucks and
Sprouts buildings.

In December 2015, the applicant submitted a development application for the Gateway Medical
Center to the City. The Planning Commission Development Review Subcommittee met on January
21, 2016 to discuss the project site plan, architecture and landscape plan. The Development
Review Subcommittee thought that the site plan was well-composed and that the architecture while
very modern was very distinctive and was compatible with existing and planned new developmentin
this “Gateway” portion of Pinole Valley Road. The Subcommittee did request further photo-
simulation information to provide more information about the proposed height and bulk of the
medical office building.
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A Planning Commission workshop was held on April 25, 2016. Commission members provided
feedback about the project design summarized below;

ANALYSIS

Thanked the applicant for the preservation of the Faria Ranch historic monument.
(Martinez-Rubin)

Supported the inclusion of time restrictions for most convenient on-site parking spaces
to encourage maximum use by patients and visitors throughout day; sought better
renderings to show the location of the rooftop mechanical equipment and how itwould
be screened from view; since the building had been reduced in height it now appeared
too flat, recommended consideration of more articulation; and supported the building
height at 32 feet rather. (Wong)

Requested an analysis of Kaiser's loss of 21 parking spaces and further discussions
with Kaiser about the utilization of all of its parking spaces, not just the employee
parking and encouraged the use of public transportation in the project vicinity.
(Kurrent)

Suggested the building design was too modem, its character was not appropriate for
Pinole given the proximity to Old Town. (Thompson)

Preferred tandem parking be designated for employees only ; suggested consideration
of outside lighted display cases for artwork; and encouraged staff to raise the broader
traffic concerns and issues with the Traffic and Pedestrian Safety Committee (TAPS),
at which time some solutions could be disc. (Tave)

General Plan Conformance

The project site is designated as Senice Sub Area (SSA) in the City's General Plan. Applicable
policy language from the General Plan that supports the dewlopment of the project site for the
proposed medical office use includes:

Community Character Element

Policy CC.1.1 All new development and redevelopment shall adhere to the basic

principles of high-quality urban design and architecture including, but not
limited to, human- scaled design, pedestrian orientation, and
interconnectivity of street layout, siting buildings to highlight important
intersections, entryways, focal points and landmarks.

Policy CC.1.3 To enhance a sense of arrival and create a strong appealing image that

promotes community identity, the City shall develop community entry
features at key gateways or city entries along Interstate 80. Entryways
shall incorporate landscaping, trees, structural architectural elements,
signage and public art.
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Policy CC.1.5

Encourage project compatibility, interdependence and support with
neighboring uses, especially between commercial and mixed-use centers
and the surrounding residential neighborhoods. Uses should relate to one
another with pedestrian connections, transit options, shared parking,
landscaping, public spaces, and the orientation and design of buildings.

Growth Management Element

GOAL GM.4

Compact Development and Service Areas. Encourage infill and redevelopment in
areas that are already served by utilities, infrastructure and public senices.

Land Use and Economic Development Element

Policy LU.3.3

Policy LU.4.1

Policy LU.7.1

Policy LU.7.2

Policy LU.7.5

Require design review of commercial and industrial projects to ensure
compatibility with adjacent or nearby land uses, including intensity,
access, internal circulation, visual characteristics, noise, odors, fre
hazards, vibrations, smoke, discharge of wastes and nighttime lighting.

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

Provide sufficient land for commercial and industrial uses to allowfor
development that provides basic goods and services to Pinole residents.

Provide for economic development which (1) maintains the City's ability to
finance services and the construction and maintenance of public
improvements; (2) offers local employment opportunities for Pinole
residents to reduce inter-city commuting; and (3) assures the awilability
and diversity of resident-serving goods and services.

Ensure that new and existing developments can be adequately served by municipal

services and facilities in accordance with City standards. New projects which require
construction or expansion of public improvements shall pay their fair share of the
costs necessary to improve or expand infrastructure to serve them, including street
improvements, parks, water storage tanks, sewer and water service, and other public
services.

Circulation Element

Policy CE.1.1

Policy CE.1.4

Policy CE.8.1

Encourage strategic growth that concentrates future development along
Pinole’s three primary transit corridors (San Pablo Avenue, Appian Way
and Pinole Valley Road).

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

Require development to provide pedestrian walkways that are safe,
interconnected and accessible by all members of the community.
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Policy CE.8.2 Encourage the community to take advantage of Pinole's pedestrian
facilities and recreational opportunities and increase non-motorized
modes of transportation.

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

Three Corridors Specific Plan Conformance

The project site is included within the “Three Corridors Specific Plan”. As defined on page 5.0-21 of
the Land Use and Economic Development Element of the General Plan, future development and
redevelopment along the designated corridors — Pinole Valley Road, San Pablo Avenue and Appian
Way - is intended to create “an opportunity to concentrate future development, improve fransit
service by encouraging transit-oriented development projects, create more mixed-use development,
and encourage redevelopment and substantial new economic investment over time.” More
specifically, the focus of the Pinole Valley Way Corridor is that it will be a pedestrian-friendly corridor
where each use has its own distinct character, walking from one use to another will be an interesting
experience. The Service Sub-Area is intended to serve as the gateway into Pinole and serve as a
transition area between the urban core and the existing single-family residential areas in Old Town
and outside the Specific Plan boundaries. The subject property is designated Office Professional
Mixed Use (OPMU). The purpose of the OPMU zoning district is to allow development of larger
office buildings and business parks with supporting retail and service uses. The predominant use is
office, but commercial uses may be integrated into office buildings or located horizontally in
freestanding buildings. At least 51 percent of the total usable floor area should be office uses. The
proposed project helps to implement the Specifc Plan land use policies below.

LAND USE POLICY 5 Support existing viable uses while encouraging a new mix of uses.
LAND USE POLICY 6 Actively promote the “revitalization” of underutilized land.
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LAND USE POLICY 8 Encourage the development of mixed use office buildings in proximity
to existing transit stops.

Zoning Conformance
Design Review

Section 17.12.150 (A) of the Zoning Ordinance states that “comprehensive design review is
intended to . . . encourage development in keeping with the desired character of the city, and to
ensure physical and functional compatibility between uses.” The proposed Gateway Medical Center
will be a two story, flat-roofed structure featuring a mix of materials and architectural details as well
as high degree of articulation on all four sides. The project site is partially developed and includes
21 existing parking spaces abutting the existing Kaiser employee parking lot to the east. To the
south is a riparian corridor that features a day-lighted tributary of Pinole Creek near existing parking
spaces. The applicant has designed the proposed building to provide a larger setback from the top
of the creek bank than now exists between current parking area and the top of the creek bank.
Cross-section information has been provided indicating a buffer from approximately 18 feet to
approximately 30 feet from the proposed building site.

West of the site is Pinole Valley Road and an existing bus stop with rider shelter and bus turnout
and young trees behind the sidewalk. The applicant is proposing to retain all but one of these young
trees.

North of the project site is Henry Avenue and on-street parking spaces. There is a petroleum
pipeline easement with active petroleum pipelines that crosses the northwest corner of the project
site. The applicant has located the proposed building entirely outside the easement. A circular
outdoor patio area is proposed to encroach within the easement area. A draft condition of approval
has been prepared to require reconfiguration of the outdoor patio area in order to avoid the
easement. Additionally a draft condition of approval has been prepared requiring close coordination
with the pipeline easement holders during the development process.

The entrance to the building is on the east elevation facing the parking lot. It features a glass wall

and covered entrance flanked by metal poles extending from the ground surface through the
covered entrance to the roof plate of the building. The east elevation includes a second floor that
protrudes out towards the parking area and provides a covered walkway and overhang above the
seven parking spaces closest to the building. The south end of the building features an exterior
stairway. The west side of the building features a very prominent glass wall extending from the
ground to the second floor providing natural light to the lobbyarea and lounge. The applicant has
proposed an outdoor seating area opposite the southeast corner of the intersection of Pinole Valley
Road and Henry Avenue.

Section 17.12.150 (H) of the Zoning Ordinance identifies four criteria that must be considered by the
Planning Commission “in conducting comprehensive design review.” They are as follows and are
addressed specifically regarding the proposed Gateway Medical Center building:
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Considerations relating to site layout, the orientation and location of building, signs, other structures,
open spaces, landscaping, and other development features in relation to the physical
characteristics, 2oning, and fand use of the site and surrounding properties.

The proposed Medical Center colors and landscaping are consistent with existing commercial
development along this portion of Pinole Valley Road. The structure and materials are distinctive
and modern in appearance intended to provide a sleek design. The proposed materials include use
of stone, stucco, glass, and colored cement panels with an acrylic coating. The building height is
approximately 30 feet. Multi-story buildings are currently located north of the project site at the
northeast corner of Henry Avenue and San Pablo Avenue and south of the project site (Kaiser
medical center). The proposed medical center height is also shorter than the approved Sprouts
building on the west side of Pinole Valley Road opposite the project site. Similar to Kaiser it is a
modern departure from architecture within the Old Town. It is both a unique and distinctive design
intended to be compatible with but different from any of the surrounding buildings by utilizing some
of the similar materials (e.g. stucco and glass). The building is located close to Pinole Valley Road
similar to the two buildings approved west of Pinole Valley Road within the Gateway Shopping
Center and includes an outdoor patio to provide a more pedestrian-oriented appearance. The
proposed building is appropriately located on the site to avoid the existing petroleum pipeline
easement, yet be conveniently accessible by transit vehicles and pedestrians from the surrounding
area.

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

The project’s traffic impacts were most recently evaluated in the Gateway Shopping Center
Mitigated Negative Declaration which assumed the development of a 10,000 square foot office
building. The project would not cause any intersections in the study area fo exceed City, County, or
Caltrans standards and vehicular traffic mitigations would not be required. In addition, the proposed
project is consistent with what has been anticipated for the site by the City since General Plan Update
in 2010. As such, buildout of the site has already been assumed in all cumulative build-out traffic
forecasts that have been used in the design of freeway facilities in the area. Accordingly, the proposed
project would not cause an increase in traffic which is substantial in relation to the existing traffic load
and capacity of the street system or that would exceed an established LOS standard, and no impact
would occur.

The proposed project would retain the number of existing driveways on Henry Avenue. The single
driveway would continue to be a two-way and located along north edge of the property and away
from the intersection of Henry Avenue and Pinole Valley Road to avoid interfering with efficient
operation of that intersection. There is no direct automobile access to the site from Pinole Valley
Road. Due to the size of the property two-way traffic is limited to a single drive aisle closest to the
east side of the building. The 31 proposed spaces of off-street auto parking are six less than the
required 37 spaces based on a parking standard of one space per 250 square feet of medical office
space. However, the Zoning code does allow for reductions with a conditional use permit as
discussed further below.

As discussed previously in this report, the project design conforms to the applicable policies of the
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Pinole General Plan, the Three Corridors Specific Plan and the applicable provisions of the Zoning
Ordinance.

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

The proposed project would connect to the City's existing utility lines in the area in order to provide
service lo the site.

Stormwater

Runoff from the existing paved portion of the project site, consisting of striped parking spaces,
currently sheet flows to the on-site rock swale that terminates in an on-site drain infet. The drain inlet
connects to an 18-inch storm drain pipe running north-south on the project site, and connecting to
the 24-inch storm drain in Pinole Valley Road. Runoff from the existing on-site parking area would
continue to sheet flow into the rock swale, as it does today (see Error! Reference source not
found.). The majority of new parking would be covered by the building’s roof, the runoff from which
would be routed to flow-through planters.

The proposed project includes two treatment areas in the form of flow-through planters. All roof
leaders would drain into the flow-through planters to help slow and treat stormwater runoff from the
roofs impervious surfaces. The northerly infiltration planter will ultimately convey flows to the
existing catch basin at the southeast corner of the Pinole Valley Road/Henry Avenue intersection via
a new on-site 6-inch storm drain pipe. The southwesterly infiltration planter will connect to the 18-
inch on-site storm drain pipe via a new on-site 6-inch storm drain pipe.

Sewer

The City of Pinole is responsible for the collection and treatment of wastewater for this site. The
proposed project would connect to an existing sewer line in Henry Avenue. An existing lateral
connection would be removed and replaced with a four-inch lateral. The wastewater would then be
treated at the Pinole-Hercules Water Pollution Control Plant,

Parking - Conditional Use Permit

The City of Pinole Municipal Code Chapter 17.48 requires one parking space per 250 square feet of
gross floor area. The project’s proposed square footage of 9,182 would require 37 parking spaces.
The project plans include 31 parking spaces, which consists of 21 existing parking spaces and 10
new spaces along the front of the building. The proposed parking total is six less than that which is
required by the City of Pinole Municipal Code. Consequently, the proposed project includes a
request for approval of a Conditional Use Permit to allow for a reduction in the number of parking
spaces required. Section 17.48.060 requires the Planning Commission to make several findings
before approving a conditional use permit for reduction in parking.

Criteria for approval. The Planning Commission may only grant a conditional use permit for
reduced parking if it finds that the project meets all ofthe conditional use permit criteria in
Section 17.12.140 (Conditional Use Permits) and that three (3) or more ofthe circumstances
listed below are true.
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a.The use will be adequately served by the proposed parking due to the nature of the
proposed operation; proximity to frequent transit service; transportation characteristics of persons
residing, working, or visiting the site; or because the applicant has undertaken a travel demand
management program that will reduce parking demand at the site.

b. Parking demand generated by the project will not exceed the capacity of or have a
detrimental impact on the supply of on-street parking in the surrounding area.

c. The site plan is consistent with the objectives of the zoning district and incorporates
features such as unobtrusive off-street parking placed below the ground level of the project with
commercial uses above or enclosed parking on the ground foor.

d. The applicant has provided on-site parking for car share vehicles via a recorded written
agreement between the landowner and the city that runs with the land. Agreement shall provide for
proof of a perpetual agreement with a car share agency to provide at least one (1) car share vehicle
on-site.

Applicant proposed measures to make the needed findings are included in the attached project
description (see Attachment A). A Parking Study has been prepared for the project by Abrams
Associates, demonstrating that three of these findings (a, b, and d) can be made (see Attachment
B).

The draft resolution (see Attachment D) includes project conditions ofapproval requiring:
» Provision of free bus passes for all medical center employees;

90-minute time limits for the most convenient parking spaces;

Inclusion of a patient pickup and drop off parking space;

A reserved space for ride share vehicles;

Employees who drive to park in the least convenient on-site spaces;

On site bicycle parking outside near the front building entrance as well as secure bicycle

parking inside the medical center; and

¢ Potential reconsideration of the use permit if the project is intensified or altered in such a
manner as to increase demand for parking .

Environmental Review

Section 21084 of the Public Resources Code requires the California Environmental Quality Act
(CEQA) Guidelines to include a list of classes of projects which have been determined notto have a
significant effect on the environment and which shall, therefore, be exempt from the provisions of
CEQA. Two types of exemptions apply to this project.

Class 3 exemptions are allowed for certain small projects including commercial buildings that are
less than 10,000 square feet within urbanized areas that are consistent with zoning requirements,
that do not involve the use of significant hazardous material, and where all necessary public
services and facilities are available.
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Class 32 exemptions apply to infill project sites that have been previously urbanized, when projects

. are consistent with the General plan policies, consistent with applicable zoning requirements, are
located within city limits on sites less than 5 acres in size; and for project sites that have no value as
habitat for endangered, rare, or threatened species. Additionally, to be eligible for this exemption
approval of the project would not result in significant effects relating to traffic, noise, air quality, or
water quality and the site can be adequately served by all required utilities.

The proposed Gateway Medical Center properly qualifies for an exemption under CEQA Guidelines
§15303 and 15332 as both a Class 3 and Class 32 exemption, respectively because it is a small
structure on a site located in an urban area of the City of Pinole with less than 10,000 square feet of
floor area; is consistent with applicable General Plan polices and the existing Office Professional
Mixed Use (OPMU) zoning district as conditioned; does not involve the use of significant amounts of
hazardous substances; and is adequately served by all necessary public services and facilities.
Therefore, the proposed project meets all requirements established by Section 15030 of the CEQA
Guidelines, and is exempt from the provisions of CEQA under Class 3.

Additionally, the proposed Gateway Medical Center project is categorically exempt from CEQA
because it is an infill development project consistent with the site’s current Service Sub-Area
General Pian land use designation and the OPMU zoning district; is located within the limits of the
City of Pinole; is approximately 0.6-acres in size; and is surrounded by urban uses and has been
heavily disturbed by past grading and partial paving. The site is of no value as habitat for
endangered, rare, or threatened species and approval of the project would not result in any
significant effects relating to traffic, noise, air quality, or water quality. Existing water and sewer lines
are located in surrounding roadways, to which the project would connect for service. The site can
also be adequately served by police and fire service providers, both of which are located a short
distance to the project site. Therefore, the proposed project meets all qualifications of Section 15332
of the CEQA Guidelines, and is exempt from the provisions of CEQA under Class 32.

STAFF RECOMMENDATION
Adopt Draft Resolution 16-05 conditionally approving the Design Review and Conditional Use Pemmit
for the new medical office building after conducting a public hearing and considering information
provided.
ATTACHMENTS
Attachment A Project Description and Project Plans Received 6/2/16 and 12/2/15
Attachment B Trip Generation and Parking Analysis dated 6/6/16
Attachment C Correspondence Received since 4/ 25/16
Greg Jacobs letter dated 6/2/16
Kenneth and Martha Wong letter dated 6/3/16
Attachment D Draft Resolution 16-05 including proposed conditions of approval

Attachment E Proposed Color and Material Boards (to be provided at the meeting)



ATTACHMENT A

RECEIVED
JUN 02 2016

Lic.# 794702
May 16, 2016

TO: City of Pinole Email: wrhodes@ci.pinole.ca.us
2131 Pear Street
Pinole, CA 94564

ATTN:  Mr. Winston Rhodes, AICP RE: Gateway Medical Center
CUP 15-02 / DR 15-10)

FROM: Donna Vingo Phone: 925-560-9906

Email: donnav@envisioncdi.com

PROJECT:  Gateway Medical Center — Pinole (APN 401-21 1033)
Pinole Valley Road
Pinole, CA 94564

Mr. Rhodes,

Project Description-Gateway Ambulatory Surgical Center

AGAPE, LLC is proposing to construct a 2-story, 9182 sq. ft., ambulatory surgical center. The facility is
specifically designed for an ophthalmology outpatient surgical practice consisting of surgical and medical
office space. The facility will be AAAHC (Accreditation Association for Ambulatory Health Care) and
OSHPD-III certified to qualify for Medicare programs, The location was carefully selected and is ideal to
service the low-income and elder patient population currently residing in the Pinole and surrounding
communities. Following the closure of Doctors Medical Center in Pinole this facility will be the only
outpatient surgical facility in western Contra Costa County that is a certified outpatient surgical center to
provide care for Medicare, Medical and Medicare Advantage HMO patients, fulfilling essential care to
the elderly and indigent.

Subsequent to the City Council and Planning Commission Subcommittee comments the project has been
reworked to address their comments and concerns.
* The building has been reduced in size by 800 square feet to 9182 square feet to reduce the
parking count to a number acceptable to the City Council.
* The roofline has been simplified to be a single plane at 36 feet in height and extended to be more
aesthetically pleasing.
o The building design has been simplified and colors modified. The cleaner crisper lines of the
building provide a Gateway statement to Pinole Valley Rd, the entrance to Pinole, and still blend
with surrounding architecture and materials,



» The Café/food service menu has been scaled back considerably so that only minor preparation,
sandwiches efc. with some food being brought in from local vendors. The food and beverages
will be available to patients and employees only,

* The area that was café/lounge is now waiting room area in which local artists can display their
artwork, further serving the citizens of Pinole and local community.

An additional patient drop-off area has been added.
The project provides easy access to a daily needs corridor, major arterial thronghway, mass
transportation hub and proximity to the downtown area.

The proposed hours of operation are Monday thru Friday 7AM to 7PM, Saturday and Sunday will be for
emergencies only. The clinic hours will be 8AM to SPM and the surgery hours will be 7AM to SPM
Monday thru Friday. Deliveries will be scheduled for non-clinic hours. The number of employees
required by Medicare (416.42(b)(2) and the Board of Nursing and California Department of Public Health
(CDPH) for a free standing surgical center is 2 RN’s, and 1 physician immediately available. The
remainder of the staff required is to be within the standard of care for the specialty. The standard of care
for ophthalmology includes 1 surgical technician, 1 administrative staff member and 1 anesthesiologist
(immediately available physician) for a total of 5 employees in the surgical suites area and 3 patients.
The exam rooms will have 2 staff members and share the administrative staff member, one RN and 3
patients. At maximum capacity, from a functional and regulatory standpoint, with the clinic and surgery
center functioning simultaneously the total staffing is 13 employees and 6 patients for a total of 19
parking spaces at maximum use of the facility.

The applicant has incorporated all the City Council, Planning Commission and Planning Commission
subcommittee recommendations and suggestions into the project to reduce the size and scope of the
building thereby reducing the number of parking spaces that will be required to meet the City of Pinole
code of 1 parking space for each 250 square foot of building. Victoria Haas MHA, MBA, a 25 year
specialist in OSHPD 3 construction, has provided a letter explaining that the Office of Statewide Health
Planning and Development requires multiple rooms/areas that are redundant or never used but required to
be in an outpatient surgical center. The OSHPD requires almost 400 sq. ft. of space that is never or
largely underutilized but increases the parking requirement to the project. The OSHPD required space
increases the parking count for largely empty space. The under- utilized OSHPD sq. ft. consists of:

¢  The requirement for separate restroom facilities with lockers for each male/female employees, as
well as patients.

* The requirement for a separate anesthesia workroom. In an outpatient setting this is not used by
anesthesiologist and is now considered an obsolete space. This space will be mostly an empty
room.

» The requirement for a separate supervisor office, which is redundant with the front desk. Again
this space will most likely be empty.

The requirement for a space for public access to a phone, when most patients typically have a cell
phone.

» The clean utility, dirty utility, and sterile work areas are also required and increase the square
footage with significant redundancy as well underutilization.

Incidental areas that add to the square footage but not increased patients or employees are the lobby,
exams rooms confaining different types of ophthalmic equipment by patient need, waiting rooms, patient
food service area etc. totaling almost 2000sq.1t. of space that is not patient related and does not affect the
number of parking spaces. This unused square footage adds 8 spaces to the parking count. Ms. Haas
determined, judging from her experience and calculations, the estimated number of patients and staff will
be 19 if both the clinic and surgical suites were functioning at maximum capacity. The project will be



providing 31 parking spaces, which are 12 parking spaces more than Ms. Haas calculated will be used if
the surgery suites and all exam rooms are running at maximum capacity simuitaneously.

The applicant is requesting a conditional use permit as the project provides 31 parking spaces which is 6
less than the 37 the is called for in the General Plan for medical office space, at 1 parking space per 250
sq. ft. City Code 17.48.060.B, required parking may be reduced through approval of use permit
by the Planning Commission. The criteria are spelled out under this same chapter, and you would
have to file for a Conditional Use Permit and meet (3) or more of these circumstances:

a) The use will be adequately served by the proposed parking due to the nature of the
proposed operation; proximity to frequent transit service; fransportation characteristics
of persons residing, working, or visiting the site; or because the applicant has undertaken
a travel demand management program that will reduce parking demand at the site.

b) Parking demand generated by the project will not exceed the capacity of or have a
detrimental impact on the supply of on-street parking in the surrounding area.

¢) The site plan is consistent with the objectives of the zoning district and incorporates
features such as unobtrusive off-street parking placed below the ground level of the
project with commercial uses above or enclosed parking on the ground floor.

d) The applicant has provided on-site parking for car share vehicles via a recorded
written agreement between the landowner and the city that runs with the land. Agreement
shall provide for proof of a perpetual agreement with a car share agency to provide at
least one (1) car share vehicle on site

Measures taken to fulfill the conditional use permit requirements are as flows:

The use will be adequately served by the proposed parking due to the nature of the proposed operation;
Ophthalmology patients in the practice are primarily elderly and on Medicare/Medical. The patient
demographics transportation is comprised of 1/3 take public transportation, 1/3 use para-transit and only
1/3 of the patients use a personal vehicle.

a) A Travel Demand Management Plan will be implemented with this approval, the plan includes;

a. All employees will have available vouchers that pay 100% of their public transportation
expenses.

b. Site is located next to a bus stop which services bus lines 16, 19 and JPX.

. Anemployee ride share program will be instituted allowing employees to share
transportation costs, share commuter lanes and reduce by Y the necessary parking needed
on site.

d. The applicant bikes to work and other individuals are encouraged to do so with bike racks
prominently featured in the front of the building.

b) No on street parking is being requested.
a) The project has 21 parking spaces currently that are being used by illegally parked
commuters and Kaiser patients/ employees while the Kaiser parking is consistently one

quarter to one third, approximately 40-50 spaces, underutilized. The perception that there is a

lack of available parking is due to commuters and Kaiser patients/employees using the project

parking and Henry Avenue for parking out of lack of information or lack of parking



enforcement. There is no lack of parking and this project is adding an additional 10 parking
spaces so 31 total parking spaces will be provided for the project which greatly overserves the
parking needs of this project.

b) The project will be providing 10 parking spaces in addition to the 21 spaces on site currently
for a total of 31 parking spaces.

¢) N/A

d) The applicant will provide an on-site car share vehicle via an agreement with Getaround. The
written agreement between the City and landowner will be in a form acceptable to the city.

The project proposes an in-door/out-door waiting area for patient and family use that will provide basic
food and drink services to be provided by local vendors. This area serves three primary purposes:
- Provide a nutritional option for post-operative patients who have been required to be restricted in
dietary needs to safely undergo anesthesia;
- Provide a convenient and adjacent snack options for waiting family members without having to
leave the premises while their loved one undergoes surgery;
- A display area for local artists (Pinole Artisans) who have few viable display options in the
Community, and have been displaced from their current location;

In addition to the waiting area local artist display, public art features have been incorporated into this
project in the form of a mural wall facing the Pinole Valley Road street frontage and preservation of the
current memorial plaque that currently resides on the corner of Pinole valley Road and Henry Avenue.



Healthcare Business Solutions
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City Planning Commission of Pinole CA
May 19, 2016
Dear Council Members

I have been retained by Doctor Scott Lee for the purpose of consulting for the building and
licensing of his surgery center for Medicare and AAAHC. I currently have over 25 years in
development of new OSHPD facilities as well as retrofits, upgrades and tenant improvements. I
work closely with architects and contractors to ensure that all requirements are met for the
purpose of compliance and assure licensing for the client / facility.

The size / square footage of the facility does not dictate the number of staff reqUuemenL OSHPD
is simply a building requirement and nothing else. The OSHPD requu'ement is simply an across
the board standard requirement for a!l freestanding clinical settings and does not take into
account the type of specialty. Therefore, in some cases like this one, the OSHPD bulldmg
requirement is what would be considered an over build due in large part because the regulation is
a generalization of requirements.

The attached document outlines the OSHPD 3 requirements for an ASC. Much of the space is
not what is used on a practical daily basis. E.g. There is a requirement for’ separate bathroom
facilities with lockers for each of the following male employees, female employees patients,
There is a separate anesthesia work room which no anesthesiologist in practice uses. There is a
separate supervisor office, which is redundant with the front desk. There is a fequirement for
space and public access to a phone, when patients typically use a cell phone The substerile,
dirty, sterile work areas are also required and increase the square footage w:th significant
redundancy. The code specifies many spaces and areas required, which increase the minimum
square footage of such a facility, when that space may not practically be used

Further, Ophthalmology is a specialty where the demographic of most patfents is age 70 and
visually impaired, If the patient is having a surgical service regardless of age they are not
allowed to drive themselves.




Healthcare Business Solutions

i Famﬂy members of patients are asked to drop off the patient and leave then return when they
receive a call from the facility to pick up the patient. This is due to the length of time the patient
will be in the facility.

In the last year I developed 4 new construction facilities, and 7 remodels/tenant improvements
some larger than this current project and in regards to parking we have only had to provide
parking for staff. The last ASC had greater square footage than this project and had only 5
parking spaces.

My calculations based on Medicare requirements for staffing are such that this facility will never
have 31 staff members or patients at the same time. Even if both the clinic and surgery center
were functioning simultaneously at maximum capacity, from a functional standpoint, my
experience and calculations estimate this number to be around 19 staff and patients at any one
time, This is based on staffing of 2 RN, 1 surgical technician, 1 administrative staff member, 1
anesthesiologist for a surgeon doing routine ophthalmologic surgery, a 15 minute turnover,

Minimum staffing requirement is regulated by Medicare, the Board of Nursing and California
Department of Public Health (CDPH) and upheld by the accreditation agencies that contract with
them for the purpose of enforcement of the regulations for all physician owned facilities on
behalf of Medicare and CDPH.

In regards to the code for minimum staffing requirements set forth by Médicare (416.42(b)(2),
and CDPH (Q-0063), the requirement simply states;

“At a minimum, all settings in which sedation or anesthesia is administéred should have the
following minimum staff while patients are present within the facility 2 licensed ACLS RN's, 1
physician present or immediately available. The remainder of staff reqmred is to be within the
standard of care for the specialty.”

Respectfully,

Victoria Haas, MHA, MBA

Healthcare Business Solutions
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Gateway Medical Center Project
City of Pinole

TRANSPORTATION AND PARKING

1) EXECUTIVE SUMMARY

This study provides information on the project’s trip generation and parking demand and also
presents the results of parking occupancy surveys conducted in the project area. This study
also describes the regulatory setting; the criterion used for determining the significance of
environmental impacts; and summarizes potential environmental impacts and appropriate
mitigation measures. This study has been conducted in accordance with the requirements and
methodologies set forth by the City of Pinole, the Contra Costa Transportation Authority
(CCTA), Caltrans, and the applicable provisions of CEQA. A review of parking conditions in the
area indicates the project wouldn't be expected to cause any significant parking problems.
Although there may be days when the project's parking demand exceeds the available off-street
parking the surveys indicated there is sufficient on-street parking in the area to accommodate
any additional parked vehicles generated by the proposed project.

2) PROJECT DESCRIPTION

As mentioned above, the proposed project is a commercial development proposed to include
9,182 square feet of medical office space. The project is located on the east side of Pinole
Valley Road just south of Henry Avenue. All access to the site will be from one unsignalized
driveway on Henry Avenue, which also serves as the entrance to an existing employee parking
lot for Kaiser's Pinole Medical Offices.
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3) REGULATORY CONTEXT

Existing policies, faws and regulations that apply to the proposed project are summarized below.

3.1 State

The California Department of Transportation (Caltrans) has jurisdiction over State highways.
Therefore, Caltrans controls all construction, modification, and maintenance of State highways,
such as |-80 or SR 4. Any improvements to these roadways would require Caltrans’ approval.
The Guide for the Preparation of Traffic Impact Studies provides consistent guidance for
Caitrans staff who review local development and land use change proposals. The Guide also
informs local agencies about the information needed for Caltrans to analyze the traffic impacts
to state highway facilities which include freeway segments, on- or off-ramps, and signalized
intersections.

3.2 Local

Contra Costa Countywide Comprehensive Transportation Plan Update (2009) - The
transportation policies that are currently applicable within Contra Costa County are based on the
Contra Costa County Comprehensive Transportation Plan. This document identifies standards
and procedures for analyzing transportation impacts in the county and includes action plans for
routes of regional significance such as the West County Action Plan covering the project area.

City of Pinole General Plan - The Transportation and Circulation Element included in the City
of Pinole General Plan was prepared pursuant to Section 65302(b) of the California
Government Code. The Transportation and Circulation Element addresses the location and
extent of existing and planned transportation routes, terminals, and other local public utilities
and facilities. The General Plan identifies roadway and transit goals and policies that have been
adopted to ensure that the transportation system of the City will have adequate capacity to
serve planned growth. These goals and policies are intended to provide a plan and
implementation measures for an integrated, multi-modal transportation system that will safely
and efficiently meet the transportation needs of all economic and social segments of the City.

3.3 Significance Criteria

It is important to note that parking impacts are no longer considered a significant impact under
CEQA. SB 743 specified that parking impacts for qualifying infill projects are not considered
significant impacts on the environment under CEQA. The fact that an urban development
project does not “self-park” is not in itself a CEQA impact, but any environmental impacts
foreseeably resulting from a project’s “on-site” parking deficit should be analyzed and mitigated.
In other words, if a project would result in additional vehicles parked on-street then the project
should be evaluated to determine if this could result in other ancillary environmental impacts:

According to CEQA guidelines, a project would have a significant impact if it would:

« Conflict with an applicable plan, ordinance or policy establishing measures of
effectiveness for the performance of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized travel and relevant
components of the circulation system, including, but not limited to, intersections, streets,
highways and freeways, pedestrian and bicycle paths and mass transit.
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» Conflict with an applicable congestion management program, including, but not limited
to, level-of-service standards, and travel demand measures, or other standards
established by a county congestion management agency for designated roadways.

¢ Result in inadequate emergency vehicle access.

» Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the performance or safety of such facilities.

+ Result in an internal circulation system that does not meet City standards.

Please note the City of Pinole has not adopted standards for on-street parking occupancy levels
so having high parking occupancy levels is not necessarily a significant impact unless, for
example, this condition results in a significant safety problem or impedes emergency vehicle
access.

4) IMPACTS AND MITIGATION MEASURES

4.1 Project Trip Generation

The proposed project will consist of 9,182 square feet of medical office space. The trip
generation calculations are shown in Table 1. They are based on rates for a Medical-Dental
Office Building from the Institute of Transportation Engineer’s (ITE) Trip Generation Manual, g%
Edition.

The total trip generation reflects all vehicle trips that would be counted at the project driveways,
both inbound and outbound. Although there is the potential for transit and bicycle use at this
particular site, no reduction has been applied to the project trip generation to be conservative. It
should be noted that based on information provided by ITE on trip reductions for developments
located adjacent to bicycle lanes and/or bus transit corridors the project could potentially qualify
for a 5% reduction to the project trip generation.” As shown in Table 1, the project is forecast
to generate approximately 20 net new vehicle trips on the surrounding roadway system during
the AM peak hour and 31 trips during the PM peak hour.

Based on the potential for transit and bicycle use a 5% reduction has been applied to the project
trip generation. This is based on information provided by ITE on trip reductions for
developments located adjacent to bicycle lanes and/or bus transit corridors. These reductions
only apply when direct, safe connections will be made between the project and nearby transit
stops.

For purposes of determining the reasonable worst-case impacts the trips generated by this
proposed development are estimated for the peak commute hours of 7:30 a.m. and 8:30 a.m.
and 4:30 p.m. and 5:30 p.m., which represent the peak of “adjacent street traffic’. This is the
period when the project traffic would generally contribute to the greatest amount of congestion.

" ITE Trip Generation Handbook, 2™ Edition, Insutute of Transportation Engineers,
Washington D.C., June 2004,
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TABLE 1
TRIP GENERATION CALCULATIONS
ITE - AM Peak Hour PM Peak Hour
Land Use Size ADT
Code fn | Out | Total | In | Out | Total
ITE Medical-Dental Office Rates 220 36.13 189 (050 | 239 | 1.00 | 267 | 3.57
Unadjusted Project Trip Generation 2;;%2 315 | 17 | 5 | 22 | 9 | 24 | 33

Adjustment for Proximity To Transit .
(5% reduction) 16 -1 0 -1 0 2 -2

8,182

sq. ft 299 15 5 20 9 22 31

Project Trip Generation

SOURCE: Institute of Transportation Engineers Trip Generation Manual (9" Edition) and the Trip
Generation Handbook (2™ Edition)

4.2 Internal Circulation and Access

No internal site circulation or access issues have been identified that would cause a traffic
safety problem or any unusual traffic congestion or delay. The site distance at the proposed
entrance was reviewed for potential safety problems with vehicles and/or pedestrians and based
on Caltrans sight distance standards it was also found tc meet the minimum requirements for a
private driveway. However, with respect to landscaping it should be noted that all ground cover
adjacent to the project driveway should be trimmed to be no higher than 2 feet and any trees
should be limbed up to at least 6 feet. Based on a review of the parking geometrics of the
existing and proposed parking areas it appears that all parking aisles and parking spaces will
meet City standards (subject to final City approval). It should be also noted there have been no
significant safety problems reported with the operation of the existing parking lot on the site.

4.3 Parking Impacts

This section discusses the City of Pinole’s zoning and estimated parking demand for the project.
The project is proposing to provide six spaces less than off-street parking required according to
the City’s Municipal Code. As per the City’'s Municipal Code the minimum off-street parking
requirement equates to one space per every 250 square feet of gross floor area. This equates
to a requirement of 37 spaces.

Residential Parking Demand Based on ITE Parking Generation Rates - To provide
additional information on the project's parking demand Table 2 provides a summary of the
parking demand results using the average ITE parking generation rates. According to the
project description the project would operate differently on different days of the week. Exam
days would be Monday through Friday with an estimated 20 to 50 patients per day. Two days a
week would also be surgical days (Tuesday and Thursday) where there would be an estimated
12 patients per day for surgical procedures. According to the applicant this is the maximum
schedule assuming there are two medical doctors practicing on the site. The parking demand
estimates provided have been presented for the Medical-Dental Office Building Category (ITE
Land Use Code 720).

As shown in Table 2, the maximum parking demand generated by the project would be forecast
to be approximately 29 parking spaces on surgical days based on the ITE data. The number of

Fl
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employees can also sometimes be a good indicator of the potential parking demand, although it
should be noted this is usually not codified as part of the approvals.

Table 2
Off-Street Parking Calculations Using Parking Demand Data
from the Institute of Transportation Engineers

ITE Land Use . Parking | Required
Code Project Data Source Category Size Ratio | Spaces
Medical Office ITE Parking Medical
720 Building Demand Rates Office 9,182 | sq. . i 29

Additional Discussion on Acceptable Parking Occupancy Levels - It is important to note
that one “rule of thumb” for parking design is that parking in an area (or parking lot) is
theoretically perceived by the general public to be full when more than 90% of the spaces are
full.? As a result, it is typically desirable to have a parking supply at least 10 percent larger than
the demand so that motorists are not discouraged from using off-street parking during peak
periods. This is why the average parking supply ratio for medical office buildings (at the 77 sites
surveyed for the ITE rates) is normally 4.0 spaces per 1,000 square feet of gross floor area. In
other words, the average parking supply of the buildings surveyed by ITE was actually identical
to the City’s zoning requirements (1 space per 250 square feet). Another parking demand
guideline to keep in mind is the 80% parking occupancy threshold. Although there is no solid
evidence to support it, observations indicate that the occurrence of illegal parking tends to
increase as parking occupancy exceeds 80% over a large area.?

On-Street Parking - There are 123 on-street parking spaces within the project study area, i.e.,
on blocks that are within 500 feet of the project. On a typical weekday afternoon, there are
approximately 50 on street spaces available within 500 feet of the project site.

On-Street Parking Surveys - In order to evaluate the local parking situation, on-street parking
occupancy surveys were conducted while schools were in session based on direction provided
by the City of Pinole. This survey includes a detailed inventory of all on-street and off-street
parking within 500 feet of the project. The study involved a block-by-block survey of the number
and types of spaces, and the parking occupancy on three different weekday mornings and
afternoons (see Tables 1 through 4 for survey dates and times). The results of the study are
attached to this report. Please note the new parking spaces being created for Kaiser on the
eastern end of their property near the Gateway East Parcel were not yet available at the time of
our surveys.

The number of parking spaces on each block-face are shown in Table 1. Figure 1 shows the
study area and the particular streets and off-street parking lots that have been studied. As seen
in Table 1, there are 123 on-street parking spaces located on blocks within 500 feet of the
project. The studies found that during the afternoon, there are about 70 spaces (57%) that are
occupied, and about 50 spaces available. Tables 2, 3, and 4 attached to this report present the
detailed survey results for each block and for each area of the Kaiser parking lots. Figures 2, 3,
and 4 present the parking occupancy levels for each of the streets in the study area during the
peak period recorded on each of the three days surveyed.

2|TE Parking Generation, 4™ Edition, Institute of Transportation Engineers, Washington D.C., 2010
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Off-street Parking Lots - There are no City of Pinole off-street public parking areas within 500
feet of the project. However, it should be noted that there are private parking tots for Kaiser's
Pinole Medical Offices. The parking occupancy levels in the existing Kaiser parking lots were
also recorded during each of the surveys. As seen in Table 1, there are 342 off-street parking
spaces in the Kaiser parking lots adjacent to the proposed project. The studies found that
during the peak demand in the early afternoon there are typically about 250 spaces (73%) that
are occupied, and about 90 spaces available. However, it should be noted that parking area #1
(the lot adjacent to the proposed project site) was found to generally be about 90% occupied
during the mid-afternoon peak period of each survey.

Shared Parking Considerations With Kaiser — It is important to note that the proposed project
would displace 22 parking spaces in the northern parking lot currently used by Kaiser
employees (identified as Lot #1 in Figure 1). Please note that 21 of these spaces wouid
become designated parking spaces for the proposed project and one space would be removed
to create a new trash enclosure for the project. Kaiser has previously been authorized to utilize
22 of the parking spaces in this lot that they do not own and, as a result, this project would take
over 22 parking spaces currently being used by Kaiser Employees. Since Lot #1 is typically
over 90% occupied it is assumed that approximately 22 employee vehicles will need to be
relocated to the other Kaiser parking lots closer to the main Kaiser building. Based on the
parking surveys this would be expected to increase the occupancy levels in the lots surrounding
the main Kaiser building from the existing maximum recorded occupancy levels of 73% to about
80% if about 22 employee vehicles are shifted this lot. Please note this could be partially off-set
with the removal of containers and other equipment that is currently blocking about five spaces
in the main lot.

Summary of Findings on Parking - Based on the parking surveys of the surrounding
neighborhood and the parking requirements for medical dental office space (1.0 per 250 sq. ft.)
it is estimated that the parking demand could exceed the supply being proposed (31 spaces) by
approximately 6 vehicles. However, given the City's policies supporting alternative
transportation and the project's close proximity to bus transit the City could consider making the
findings that the proposed 31 space parking supply for the project is reasonable and
appropriate.

The justification could be as follows:

1) The project will also provide additional publicly accessible bicycle racks.

2) There are numerous shopping, employment, and education centers within walking
distance of the site (such as the nearby planned Starbucks and the Sprouts Market
being constructed directly across the street).

3) There is extensive public transportation available in the project area provided by
WestCAT, which provides connections to the El Cerrito Del Norte BART Station. The
WestCAT routes that runs closest to the proposed project are routes 16, 19, and JPX.
These routes all have stops on Pinole Valley Road adjacent to the project site.

Based on Section 17.48.040 of the Pinole Municipal Code the Planning Commission will only
grant a conditional use permit for reduced parking if it finds that the project meets all of the
conditional use permit criteria in Section 17.12.140 (Conditional Use Permits) and that three (3)
or more of the circumstances listed below are true.
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a) The use will be adequately served by the proposed parking due to the nature of the
proposed operation,; proximity to frequent transit service; transportation characteristics of
persons residing, working, or visiting the site; or because the applicant has undertaken a
travel demand management program that will reduce parking demand at the site.

The applicant has proposed the following travel demand management program for the
project:

1) All employees will have available vouchers that pay 100% of their public
transportation expenses.

2) The site is located next to a bus stop which services bus lines 16, 19 and
JPX.

3) An employee ride share program will be instituted allowing employees
subsidizing transportation costs, share commuter lanes and reduce by %
the necessary parking needed on site.

4) The applicant bikes to work and other individuals would be encouraged to
do so with bike racks prominently featured in the front of the building.

This circumstance appears to be met with the presence of the adjacent bus stops and
the proposal to provide transit vouchers for all employees. With financial incentives to
use transit ITE data indicates the project parking demand could be reduced by as much
as 16 percent. This could potentially off set the requested reduction in parking by
reducing the overall project parking demand by about 6 spaces.

b) Parking demand generated by the project will not exceed the capacity of or have a
detrimental impact on the supply of on-street parking in the sumrounding area.

This circumstance appears to be met since there is sufficient capacity on the
surrounding street system to absorb at least an additional 6 vehicles without causing the
parking occupancy levels to exceed 80% in the area.

¢) The site plan is consistent with the objectives of the zoning district and incorporates
features such as unobltrusive off-street parking placed below the ground level of the
project with commercial uses above or enclosed parking on the ground floor.

This will be determined by City staff.

d) The applicant has provided on-site parking for car share vehicles via a recorded written
agreement between the landowner and the city that runs with the land. Agreement shall
provide for proof of a perpetual agreement with a car share agency to provide at least
one (1) car share vehicle on-site.

The applicant has proposed to provide a parking space for car sharing so it appears this
circumstance would be met, subject to approval of the details of the car share
agreement by City Staff.

It should again be noted the parking demand estimates presented in this report do not account
for the applicants proposed Travel Demand Management Program. Although it is reasonable to
assume that incentives to use transit could reduce the project parking demand, this is normally
not included in the preliminary parking demand calculations. This would typically only be
included in the calculations if the requirement to provide the transit incentives is officially
codified as part of the project approvals so it would guarantee the incentives will continue in
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perpetuity. However, as noted above, with financial incentives to use transit the ITE data does
indicate the project parking demand could be reduced by as much as 16 percent, which could
equate to a reduction to the overall project parking demand of about 6 spaces.

4.4 Pedestrian and Bicycle Impacts

The proposed project would generate additional pedestrian and bicycle traffic in the area,
thereby potentially increasing conflicts between vehicles, bicycles, and pedestrians. However,
the project would not conflict with adopted policies, plans, or programs supporting aiternative
transportation (e.g., bus tumouts, bicycle racks) or generate pedestrian, bicycle, or transit travel
demand that would not be accommodated by existing transit, bicycle, or pedestrian facilities and
plans. Along the perimeter of the project sidewalks are already provided. Therefore, based on
the City's significance criteria the project’s impacts on pedestrian and bicycle travel would be
considered less than significant and no mitigations would be required.
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ATTACHMENT C
JACOBS ENGINEERS CIVIL CONSULTANTS

June 2, 2016

City of Pinole
Planning Department
Pinole, Ca 94564

Mr. Rhodes,

I am the neighbor across the street from the proposed medical office building on APN 401-211-033,
Pinole Valley Road at Henry Ave. | sent a letter showing my concern for the CUP 15-02 for reduced
parking as not well balanced. I stated that "what I don’t need is an overflow of people parking on
the streets in front of my house.” After seeing the proposed building plans and reviewing the
project | now have a better understanding and do not oppose the project and granting of the CUP
15-02 as it is beneficial to the community and well within the City of Pinole's regulations. This
project is properly designed and well balanced and | support the Gateway Medical Office and
granting the CUP 15-02.

I also believe that this proposed development is a better fit for our neighborhood than my feared
restaurant. A restaurant use would not only generate more traffic but that traffic would continue
into the evening. A restaurant would also generate more garbage of which is currently find blowing
up my long driveway from Kaiser.

The development of this parcel is inevitable so please stop delaying its approval. I fear that a much
less desirable development could replace the good intentions of this current developer.

[ met with the project applicant, Dr. Lee, who explained that the parking lot across the street where
the Kaiser employees park is actually part of his proposed project. | walked around the Kaiser
parking lot and saw that more than a third of the Kaiser parking spaces are not used at all times of
the day. If the Kaiser employees and patients park in the Kaiser parking area there will be no lack of
parking or overflow on to the street that | was concerned about. Dr Lee also informed me that there
will be stripping and signage in his parking area to let people know that only patients and
employees are allowed to park there.

The parking problem on Henry Ave is caused more by commuters who leave their cars parked all
day in front of our homes. It would be beneficial if the City of Pinole were to implement 4 hour
parking on the north side of Henry Avenue. Permit all day parking on the south side for commuters.

Thanks,

Greg Jacobs 4 4
2492 Henry Ave
Pinole, CA

FY1, my experience of and about this city stems from the following:

[ am a previous member of the city design review board, a former employee , Civil Engineer for 6
years and an elected city clerk. I have significant knowledge of the city. 1 have lived here for over
40 years.

370 VILLAGE SQUARE, ORINDA, CA 94563 - TEL {(9258) 254-9525 - FAX (925) 254-950



June 3, 2016

Planning Manager Winston Rhodes
Pinole Planning Commission

2131 Pear Street

Pinole, CA. 94564

Dear Manager Rhodes:;

We are residents of Pinole for 30+ years. While we worked in San Francisco for the
federal government, the Department of Justice and the Department of Homeland
Security, we patronized local Pinole businesses and medical providers.

We both are continuing patients of Dr. Scott Lee, ophthalmology. We understand he is
seeking to relocate his Tara Hills office to the Gateway Medical Center on Pinole Valley
Road. We are encouraging this Planning Commission to consider his application for
office space in the most favorable light possible. In our careers, we dealt extensively
with laws, regulations, and protocols. We successfully maneuvered through the
bureaucracy to promote the mission of our respective agencies. With this in mind, we are
certain considerations and compromises can be exercised by the Planning Commission to
ensure that Dr. Lee’s long time practice is not forced to leave Pinole.

We have a flourishing community and while a goal is to attract more service
professionals to the area, Pinole also needs to accommodate the talent already established
in this area, such as Dr. Lee. Further, established talent attracts to Pinole other
professionals and other patients that only further Pinole’s interests.

We thus strongly encourage this Planning Commission to take the necessary steps to
secure Dr. Lee’s ophthalmology practice at the Gateway Medical Center. We are happy
to comment further or to work with the Commission o accomplish this goal.

Smccrely,

7y /)

Martha Wong

2406 Christian Court
Pinole, CA. 94564
(510) 758 1090



Winston Rhodes
“

From: Scott Lee [scottlee@gmail.com]
Sent: Monday, June 06, 2016 8:11 AM
To: Winston Rhodes

Subject: Fwd:

Attachments: CCF06062016.pdf

Dear Winston,

A few of my patients have said that they can not come to the planning commission meeting next week. They
said they would be emailing or delivering letters to you directly. These patients dropped this letter off asking
that it be included in the planning commission packet, and I am forwarding it to you.

Many thanks,

Scott



ATTACHMENT D

PLANNING COMMISSION RESOLUTION 16-05
WITH EXHIBIT A: CONDITIONS OF APPROVAL

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF PINOLE APPROVING
A DESIGN REVIEW REQUEST (DR 15-10) AND APPROVING A CONDITIONAL USE
PERMIT REQUEST (CUP 15-02) FOR AN APPROXIMATELY 9,182 SQUARE FOOT
MEDICAL OFFICE BUILDING (APN: 401-021-033) LOCATED SOUTHEAST OF THE
INTERSECTION OF PINOLE VALLEY ROAD AND HENRY AVENUE

WHEREAS, Agape, LLC (hereinafter referred to as applicant) filed an application with
the City of Pinole (hereinafter referred to as City) for a design review request (DR 15-10) and a
conditional use permit (CUP 15-02) in order to construct and operate a new 2-story,
approximately 9,182-square foot ambulatory surgical center and 31 associated surface
automobile parking spaces at the southeast cormner of Pinole Valley Road and Henry Avenue
(APN: 401-021-033) in accordance with Title 17 of the Pinole Municipal Code; and

WHEREAS, the proposed new medical office building and associated parking and
related improvements are subject to design review; and

WHEREAS, the proposed medical office building conforms to the land use designation
of the Pinole- General Plan and the Pinole Valley Road portion of the Three Corridors Specific
Plan and to the related policies and standards of those respective plans; and

WHEREAS, the application includes a request for a reduction in the number of required
automobile parking spaces from 37 parking spaces to 31 parking spaces and, pursuant to Title
17 of the Pinole Municipal Code, requires a conditional use permit; and

WHEREAS, an Initial Environmental Study was prepared and identified no potential
significant adverse environmental effects associated with the proposed project; and

WHEREAS, a trip generation and parking analysis study was prepared for the proposed
project by the City to evaluate project internal circulation and access as well as the auto parking
demand for the proposed project as well as the adequacy of the parking supply; and

WHEREAS, the proposed project meets the criteria for a categorical exemption under
the California Environmental Quality Act (CEQA) and properly qualifies for an exemption under
CEQA Guidelines §15303 and 15332 as both a Class 3 and Class 32 exemption, respectively,
and

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

WHEREAS, the Planning Commission has held a public workshop on April 25, 2016 to
consider the proposed project and obtain public input about the proposed project; and

WHEREAS, the Planning Commission has conducted a duly noticed public hearing to
consider DR 15-10 and CUP 15-02 on June 13, 2016, and

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

1



NOW, THEREFORE, the Planning Commission of the City of Pinole hereby finds,
determines, and resolves as follows:

1.

The Planning Commission has considered the full record before it, which may
include but is not limited to such information as the staff report, testimony by staff
and the public, and other materials and evidence submitted or provided to it.
Furthermore, the recitals set forth above are true and correct and are incorporated
herein by reference.

In accordance with the provisions of CEQA, the Planning Commission finds that
proposed project is categorically exempt because it is a small structure on a site
located in an urban area of the City of Pinole with less than 10,000 square feet of
floor area; is consistent with existing Office Professional Mixed Use (OPMU) zoning
district as conditioned; does not involve the use of significant amounts of hazardous
substances; and is adequately served by all necessary public services and facilities.
Therefore, the proposed project meets all requirements established by Section
15030 of the CEQA Guidelines, and is exempt from the provisions of CEQA under
Class 3.

Additionally, the Planning Commission finds the proposed project is categorically
exempt from CEQA because it is an infill development project consistent with the
site’s current Service Sub-Area General Plan land use designation and the OPMU
zoning district; is located within the limits of the City of Pinole; is approximately 0.6-
acres in size; and is surrounded by urban uses and has been heavily disturbed by
past grading and partial paving. The site is of no value as habitat for endangered,
rare, or threatened species and approval of the project would not result in any
significant effects relating to traffic, noise, air quality, or water quality. Existing water
and sewer lines are located in surrounding roadways, to which the project wouid
connect for service. The site can also be adequately served by police and fire service
providers, both of which are located a short distance to the project site. Therefore,
the proposed project meets all qualifications of Section 15332 of the CEQA
Guidelines, and is exempt from the provisions of CEQA under Class 32.

Furthermore, no exceptions to categorical exceptions identified in the CEQA
Guidelines apply to the proposed project.

The proposed project, as conditioned, is consistent with the objectives of the City's
General Plan, applicable zoning regulations and applicable provisions of the Three
Corridors Specific Plan.

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

The establishment, maintenance, and operation of the proposed medical office
building as conditioned will not be detrimental to the health safety, peace, morals,
comfort or general welfare of the persons residing or working in the surrounding
neighborhood of the project site or general welfare of the City of Pinole.

The site of the proposed project, as conditioned, is physically suitable for the type,
density and intensity of use and related structures proposed.

2



7. The proposed project, as conditioned, will not be contrary to the specific intent
clauses, development regulations, or performance standards established for the
OPMU zoning district in which it is located.

8. The proposed use and related structures, as conditioned, are compatible with other
land uses, transportation and service facilities in the project vicinity.

9. The site layout, as well as the landscaping, lighting, and other development features,
as conditioned, are compatible with and complement the existing surrounding
environment and ultimate character of the area under the General Plan and Three
Corridors Specific Plan.

10. Based on the information provided Gateway Medical Center Trip Generation and
Parking Analysis dated June 6, 2016 and hereby incorporated by reference; the use,
as conditioned, will be adequately served by the proposed parking due to the nature
of the proposed operation; proximity to nearby frequent transit service on Pinole
Valley Road; transportation characteristics of persons residing, working, or visiting
the site; or because the applicant has undertaken a travel demand management
program that will reduce parking demand at the site.

11. Parking demand generated by the proposed project will not exceed the capacity of or
have a detrimental impact on the supply of on-street parking in the surrounding area.

12. The applicant will provide on-site parking for one car share vehicie via a recorded
written agreement between the landowner and the City that runs with the land.

13. Hereby approves Design Review 15-10 and Conditional Use Permit 15-02 as
provided in the staff report, and subject to the Conditions of Approval attached as
Exhibit A to this Resolution.

14. The approval of Design Review 15-10 and Conditional Use Permit 15-02 shall
terminate on June 13, 2016, unless exercised and actual construction or alteration
under valid permits has begun within said period or a written request has been
submitted to the City, prior to the expiration date, for an extension of time as allowed
under the Zoning Ordinance.

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

PASSED AND ADOPTED by the Planning Commission of the City of Pinole on this 13" day of
June 2016, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:



David Kurrent, Chair, 2016-2017

ATTEST:

Winston Rhodes, AICP, Planning Manager
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San Francisco Bay Trail:

Pinole Shores to Bayfront Park
ent Dedication

Design Review and Easem
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Bridge Rendering — Viewing Northeast




6/7/201¢

Bridge Rendering — Viewing Northeast

Bridge Rendering — Viewing Southeast
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Bridge Rendering — Viewing East
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Bayfront Park Landing Detail
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CITY OF I'INOLE
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EAST BAY REGIONAL PARK DISTRICT
PINOLE SHORES TO BAYFRONT PARK
PEDESTRIAN OVERCROSIING
CIT® GF PIKOLE CONTRA COSTA COUMTT [ALFDAMA
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ements from Pinole

EXHIBIT"B"

CITY OF FINOLE
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DATE: March 11, 2016

TAST BAY REGIONAL PARK DISTRIGT
POMIT NOLE TO BAYFRONT PARK
PEDESTRIAN OVERCROSAING, MP 10.78

DRAINAGE EASEMENT
ITY OF PINOLE CONTRA COSTA COUNTY CALFORMA

Project History

Early — Mid 1970’s - Pinole Hercules jomt Powers Authority estabiished and began
plonming for a Shoreline Trall from Pt. Pinole to Rodeo

Mid - 1970’s — San Pablo Bay Shoreline Trail Segments identified in the East Bay
Regional Park District Master Plan and the Bay Censervation Development Comnussion’s
(BCDC) San Francsco Bay Plan

2003 — URS submits a 'Design Technical Memorandum’ that analyzed several
alternatives further and identfied the preferred alternative 2A

2008 - WCCTAC awards $500,000 of STMP 2006 funds to EBRPD for Environmental
and Geotechnical Studies and Prelininary Design, and cost estimates

August 26", 2010 — Public scoping session to colfect comments on the EIR

Decermber 2010 — TIGER !l Grant funds awarded to EBRPD; $1.581 000 of Measure
AA funds transferred to this project subsequent to that award




Project History

2011 - Prefiminary Design Complete
August 23,201 | — EIR Public Review Hearing
January 2012 — EiR Cerufied

June 2012 — NEPA CE Completed

June 2012 - April 2016 - UPRR Deloys

May 26,2016 - CPUC Approval
August - City of Pinole Approval

Pending - Final UPRR Design Approval

Funding Summary

Source Amount
ATP
EBRPD
WCCTAC STMP
T (GER
Lo

CA Recreational Trails Grant

$4,000,000

$3,095,000
$500,000
$449,000
$119,000
$1,300,000

Funding Status

Secured
Secured

Secured
Secured
Secured
Secured

Total Secured
Total Project Cost

$9,463,000
$9,463,000

Fully Funded

6/7/201¢



Schedule

Milestones

Final Design —Summer 2016

UPRR C & M — Summer 2016

ROW Certification — Summer 2016 |
Out to Bid — Fall 2016 |
Construction - Spring 2017
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UPRR MOLU ROW OBLIGATIONS:
Futurs and Conveyed
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Nojudly Staging Arsa 1o Barrelesn [ Nesoly Road
Lona Tiwa Poinl
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