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Presentation Outline



General Plan Recap
Update to the existing General Plan began in Fall 2006.
Previous workshops focused on Community Character, Natural Resources 
Open Space, Health & Safety, Circulation, Land Use.

Overarching themes 
1. Promote & improve connections between uses
2. Preserve the ‘small town’ feel of Pinole
3. Support & encourage local businesses
4. Promote cultural diversity
5. Conserve and maintain open space & natural resources
6. Ensure high quality urban design
7. Convenient Transportation Choices
8. Encourage sustainable growth
9. Promote a vibrant economy
10.Ensure a healthy environment



• Revitalize and Improve Old Town Pinole
– Historic, Cultural, Social, Economic and Civic 

Vitality

• Create a Destination Place
– Mix of Commercial, Retail, Dining, 

Entertainment, Residential & Transit Uses

• Create a Pedestrian Friendly Environment

• Create Tools to Implement Community Goals for 
Pinole

Why three Specific Plan Efforts… To take a more 
detailed look at the three primary corridors

In October 2007, PMC began to prepare three Corridor Specific Plans that will 
involve a detailed planning effort for three of Pinole’s major corridors – Appian 
Way, Pinole Valley Road, San Pablo Ave and City gateways.



What is involved in the Specific Plan Process?

PHASE 1:
Research and Site
Reconnaissance

Community Input

SWOT Analysis

Development 
Strategy

PHASE 1 PHASE 2

PHASE 2:
Design Plan, Land 

Use and 
Circulation

Data Evaluation and 
Analysis 

Market & Economic 
Analysis 

More Community 
Input

Land Use Design Plan

PHASE 3

PHASE 3:
Specific Plan 
Preparation

Zoning Code 
Changes 

Design Guideline
Changes

Implementation 
Action Plan

Vision Poster

PHASE 4

PHASE 4:
Adoption and 

Implementation

Active Environments

New Development 
Potential

Improved Aesthetics

New Funding 
Opportunities



The purpose of this meeting is to receive 
feedback on the development of plan concepts, 
vision statements and goals.

So Please...  Share your thoughts



Where we are now…

•The project team has conducted 
walking tours with City Staff of the 3 
specific Plan corridors

•Conducted one of three community 
workshops in Pinole to identify 
community values, vision, challenges 
and future uses for these three 
corridors

•Conducted opportunities and 
constraints analysis based on 
community input, and our 
observations



Where we are now…

On November 29, 2007 Public Workshop #1 was held in order to 
receive valuable public input from the community on three Specific 
Plan Areas for the City of Pinole.



You told us…

SAN PABLO AVE TREASURES:

•Historic Buildings
•Fernandez Park
•Architecture
•Museum
•Old Town
•No Chain stores
•Unique
•Friendly Neighborhoods
•Safe

SAN PABLO AVE CHALLENGES:

•Traffic volume and flow
•Not pedestrian friendly
•Lack of parking
•Tara Hills needs upgrade
•Tara Hills needs upgrade

SAN PABLO AVE OPPORTUNITIES:

•More pedestrian/Bike friendly
•Traffic flow
•Access to BART, to the J line
•Mix of Uses
•Visual Uniformity
•Streetscape & Lighting



Where we are now…
We have proceeded to further identify opportunities and constraints and districts 
within San Pablo Ave  for Planning Purposes.

Presenter
Presentation Notes
Land Use and Economic Development Vision

San Pablo will be vital in economic development.  Old Town’s charm will attract residents and visitors alike with its atmosphere, unique specialty businesses and events. The Avenue will attract a diversified mix of uses that effectively cater to the needs of local residents and visitors from surrounding communities. Daytime activities will extend into the evening as people of all ages live, work, shop and visit San Pablo Avenue.

Circulation

San Pablo Avenue will be well connected. The street will serve as a hub for a system of well-maintained streets, sidewalks, walking paths and bicycle trails that connect with the bay, public transportation, surrounding neighborhoods, and other area parks, landmarks and attractions. The circulation system will encourage pedestrian-friendly goals and efficiently moves automobile traffic throughout the corridor. As streets are beautified with landscaping and street furniture, San Pablo Avenue will be a more pleasant experience.

Parking

San Pablo Avenue will encourage improving the existing parking lots to provide convenient and attractive one-stop locations to leave the car while walking to several destinations along well-landscaped sidewalks. 

Focal Point, Aesthetics, Landscaping, Lighting and Signage

As a ‘gateway’ into Old Town, San Pablo Avenue will communicate a clear “sense of place” and “arrival”. Pedestrian-scaled storefronts adjacent to sidewalks with coordinating street furnishings and enhanced landscaping will have the ‘look and feel’ of a well-maintained downtown. Side streets will be lined with trees and streetlights will relate to the quality of landscaping and paving.  Attention to paving will bring additional scale and interest to pedestrian areas. Identity signs or gateway features marking regional and local entries will have a character unique to Pinole and will assist in announcing to motorists that they are entering a pedestrian oriented zone where speeds are lower and pedestrian crossings are frequent. Private signs will be well designed to provide visual interest and express the individuality of each business.





Where we are now…
Overall Vision for San Pablo Ave

•San Pablo Avenue communicates a clear “sense of place”
•Serves as a gateway to the heart of Pinole linking Old Town, the 
City’s cultural, civic, and historic core.  
•Transition in use and character from a small-scale network of 
specialty retail and services, to a mixed use district with diverse 
residential and employment opportunities, to local and regional 
service uses.  
•High quality streetscape improvements and clearly defined 
walkways will make the impression that this is a special destination 
rather than a cut-through to the next jurisdiction.

Presenter
Presentation Notes
We understand that the community would like to see Old Town and SP to attract residents and visitors alike with its atmosphere, unique specialty businesses and events. 

as you can see, most of the goals are related to updating the existing development, allowing new development to attract local consumers and regional shoppers and improving the streetscape aesthetics.” 





You told us…
APPIAN WAY TREASURES:

•Access to I-80
•Traffic moves well from San 
Pablo to Hwy
•Open space
•Duncan canyon
•Local businesses
•Medical offices
•Hill
• Annual goats
• Wildlife

APPIAN WAY CHALLENGES:

•Traffic volume
• Mass transit (not enough routes)
• Traffic speed on the downhill slope
• School-related traffic (traffic speed, 
congestion, drop-off/pick-up) 
•‘Tired Looking’ strip-mall shopping 
centers

APPIAN WAY OPPORTUNITIES:

•‘Gateway’ into Pinole 
•Pedestrian oriented
• Promote Bike paths/lanes
•Median – PVR to High School
•Streetscape/Landscape
•Zero/Smaller Setbacks for Businesses
•Connect Uses
•Doctor’s Medical Complex offers good 
opportunity 
•Hill can be developed with trails to take 
advantage of open space



Where we are now…
We have proceeded to further identify opportunities and constraints and districts 
within Appian Way for Planning Purposes.

Presenter
Presentation Notes
Land Use and Economic Development Vision

Appian Way will encourage and accommodate a wide variety of uses serving the community. It will offer needed goods and services and provide opportunity for new and unique businesses. It will be a place where new businesses will want to locate because of the improvements and the support the City gives to property owners, local merchants and investors.  The Appian Way corridor will continue to be the primary north/south automobile route in the City while also providing more opportunities for pedestrians and cyclists. 

Circulation

Appian Way will continue to efficiently function as the main north/south automobile traffic artery of Pinole while simultaneously improving pedestrian and cycling opportunities and safety along the busy corridor.  The existing 1-80 Class III Bike Route along Appian Way from San Pablo Avenue to the south City limits will undergo upgrades to create designated bike lanes, and improve cyclist safety.  Additionally, pedestrian safety will be improved along Appian Way from the Jr. High School, across the I-80 interchange, and within and around the Appian Way Shopping Centers. 

Parking 

Appian Way will encourage improving the existing commercial parking lots to provide convenient and attractive locations to leave the car while walking to several destinations along well-landscaped sidewalks. 



Focal Point, Aesthetics, Landscaping, Lighting and Signage 

Appian Way serves as a regional "gateway" into Pinole at the I-80 interchange, and at the City Limits boundary with El Sobrante.  Therefore, if there is sufficient Right-of-Way, these areas would benefit from improved landscaping and streetscaping including street trees, landscaped medians, timeless street furniture, unique gateway monuments, innovative directional signage, and attractive street lighting.  These improvements will ultimately add to the quality of the Corridor and provide a positive image of place and pride to those visiting from other areas. 



Where we are now…

Overall Vision for Appian Way

•Appian Way will continue to build upon its history as a large-scale 
shopping and service corridor, 
•Attract new commercial development, 
•Improving open space access, automobile flow, and pedestrian and 
bicycle circulation 

Presenter
Presentation Notes
From a Land use and Economic standpoint, we understand that the community would like to see this corridor serve the general needs of the community and like to see improvements to the physical public  and private environments.

as you can see, most of the goals are related to updating the existing development and improving the streetscape aesthetics.” 





You told us…

PINOLE VALLEY RD TREASURES:

•Great Views, especially near school
•Green Area

PINOLE VALLEY RD CHALLENGES:

•Fast & Congested
•Impersonal – 80 Ramp to HS
•Traffic
•Highway near Trader Joe’s
•Road Width
•Library Parking
•Area near HS not business friendly
•Access to Creek

PINOLE VALLEY RD OPPORTUNITIES:

•‘Gateway’ into Pinole
•Pedestrian Oriented 
•Promote Bike paths/lanes
•Traffic Lights, instead of stop signs
•Limit Left turns in areas
•Median – PVR to High School
•Improve the context – Bowling area 
size
•Streetscape/Landscape
•Zero/Smaller Setbacks for Businesses
•Connect Uses



Where we are now…
We have proceeded to further identify opportunities and constraints and districts 
within Pinole Valley Road  for Planning Purposes.

Presenter
Presentation Notes
Circulation Vision for Pinole Valley Road

Pinole Valley Road will support a circulation system that encourages pedestrian-friendly goals and efficiently moves automobile traffic throughout the corridor. Pedestrian and bicycle access to downtown will become more common in the future as bicycle lanes are added to north and south of Hwy 80 along Pinole Valley Road with links to the Pinole Valley Creek trail. As streets are beautified with landscaping and street furniture, walking on Pinole Valley Road will be a more pleasant experience, and Pinole Valley Creek trail will provide pedestrians and bicyclists alternative access to Old Town Pinole



Circulation Goals for Pinole Valley Road

GOAL 	Strengthen pedestrian connections between the Pinole Valley shopping center and the Valley (South of Hwy 80) by widening and making existing sidewalks continuous within the corridor, adding bike routes and paths along the corridor.

GOAL 	Explore opportunities to enhance pedestrian circulation and use improved safety mechanisms at appropriate pedestrian crossings to improve the “walkability” of the area.

GOAL 	Explore opportunities to enhance auto circulation and reduce congestion at appropriate locations and crossings to improve the access.

GOAL 	Improve public transportation connections between the Valley (South of Hwy 80) and the Pinole Valley shopping center and maximize safety through shelter, lighting, signage and visibility.

GOAL 	Improve and create visual and physical linkages to the Pinole Valley creek via bike paths, pedestrian walkways and amenities, and by orienting commercial uses towards the creek and to the edge of Pinole Valley Road.



Parking Vision for Pinole Valley Road:

Pinole Valley Road will encourage improving the existing parking lots to provide convenient and attractive one-stop locations to leave the car while walking to several destinations along well-landscaped sidewalks.



Parking Goals for Pinole Valley Road

GOAL 	Encourage parking concepts that establish on-site parking requirements for non-residential uses, and discourage off-site parking that affects residential areas.

GOAL 	Parking requirements for residential uses will be set by market demand and be satisfied on-site.

GOAL 	Encourage additional pedestrian and vehicular linkages between parking lots. On-street parking spaces will serve as convenient spaces for quick in-and-out stops while additional parking lots will be added over time to accommodate longer term parking needs. Shared parking will also be encouraged. Encourage reciprocal access agreements between adjacent uses to minimize the need for numerous curb cuts.



Focal Point, Aesthetics, Landscaping, Lighting and Signage 

Goals for Pinole Valley Road:

GOAL 1	Improve the appearance of the streetscape at “Gateways” into Pinole through the use of monument signage, landscape and reduced building setbacks.

GOAL 2	Encourage landscaping along the corridor particularly along opportunity sites and prominent medians.

GOAL 3	Encourage consistency in street lighting, streetscape and landscape improvements. Consider long-term maintenance and appearance costs when choosing design patterns, streetscape furnishings, and fixtures.

GOAL 4	Encourage business owners to maintain and renovate their properties to: 1.) Add structures in unused parking lot locations; 2.) Add landscape throughout the site; 3.) Revise the entire signage program.







Where we are now…

• Pinole Valley Road  is much more than just a regional connector - it 
is a high quality residential environment. 
•‘Gateway’ into Pinole
•Diverse home styles and neighborhood
•Neighborhood schools, sidewalks, and local streets help connect 
residents to the larger community and area businesses. 
•As a pedestrian, one is aware of the natural resource areas that 
border the corridor
•Traffic calming improvements along schools and other neighborhood 
locations. 
•Streetscape and landscaping improvements

Overall Vision for Pinole Valley Road

Presenter
Presentation Notes
Land Use and Economic Development Vision for Pinole Valley Road:

Pinole Valley Road will encourage and accommodate a wide variety of uses serving the community. It will offer needed goods and services and provide opportunity for new and unique businesses. It will be a place where new businesses will want to locate because of the improvements and the support the City gives to property owners, local merchants and investors. Pinole Valley Road corridor will be a pedestrian-friendly corridor where each use has its own distinct character, and walking from one use to another will be an interesting experience.



Land Use and Economic Development Goals for Pinole Valley Road:



As one walks, cycles, or drives along Pinole Valley Road, one is aware of the collection of diverse home styles and neighborhoods that traverse the corridor. Neighborhood schools, sidewalks, and local streets help connect residents to the larger community and area businesses. As a pedestrian, one is aware of the natural resource areas that border the corridor, and feels safe when crossing the roadway to get to schools and other neighborhood locations. Streetscape and landscaping improvements make it clear to motorists that they are in a residential area, one that is made distinct by the landscaping, and clearly defined walkways. These built and natural features reinforce that the corridor is much more than just a regional connector - it is a high quality residential environment.



GOAL 	Encourage a mix a uses that complement and support one another, attract local consumers and regional shoppers. Uses include residential, retail, restaurant and entertainment businesses.

GOAL 	Identify valuable sites near freeway for a higher use purpose, such as a chain restaurant or another commercial use to generate higher taxes for the City.

GOAL 	Reduce the potential for conflict between residential and more intense non-residential land uses through unique zoning tools and unifying public urban design features such as streetscape, signs and signature landscape features.

GOAL 	Encourage a diversity of restaurant and entertainment businesses close to the freeway that will draw office workers during the day and provide a destination for individuals and families at night and on the weekend.

GOAL 	Encourage and provide incentives for restaurant and entertainment uses such as movie theaters, sit-down restaurants, and civic theaters.

GOAL 	Develop standards and guidelines that support the vision of Pinole Valley Road Specific Plan and attract investment. Support the redevelopment of existing retail centers by adding buildings adjacent to the Pinole Valley Road ROW. Accomplish this through reductions in required on-site parking.





Along with PMC, Bay Area Economic Consultants (BAE) has conduced real estate 
market and corridor studies. In addition, City Staff and the Specific Plan Steering 
Committee had input on specific opportunity sites.

Real Estate Market Overview

Residential
•Long-term need development of approx. 50 housing units per year in Pinole 
over next 10-15 years. 
•Demand will be increasingly met through townhouse and multi-family 
construction through reclassification of land uses
•Growing need for affordable and senior housing.

Office
•Need for 75,000 to 100,000 sq. ft. of additional office space in Pinole over next 
10-15 years.
•Current and proposed projects account for most of this demand (i.e., Kaiser & 
Sutter).
•Limited opportunities remain for built-to-suit or small scale developments (e.g., 
mixed use development in Old Town)

How did we identify Opportunities Sites?

Presenter
Presentation Notes
Pinole continues to be a stronger location for for-sale rather than rental housing.





Where we are now…

Real Estate Market Overview

Retail
•Big box retail opportunities remain focused in the Pinole Vista area.
•Within the Study corridors there is need for reinvestment/redevelopment of 
Appian 80 and Del Monte shopping centers
•Other limited opportunities within the Study Corridors include retail/restaurant 
uses to serve new office uses.

Other Land Uses
•Limited supply of hotel uses in Pinole and surrounding areas points to possibility 
for freeway-oriented, limited-service hotel.
•Little current need for additional industrial/flex space over the next 10-15 years 
as lease up and build out of Pinole Shores development continues.



Outlook for Study Corridors

Appian Way
•Reinvestment opportunity at the Appian 80 Shopping Center.
•At the Doctor’s Hospital site, there is a wide range of possible uses including 
freeway-oriented hotel/restaurant, office, retail, and residential.
•Ongoing transition as single-family residences slowly convert to commercial use 
and/or are redeveloped as multifamily housing.

Pinole Valley Road
•Demand for restaurant and café uses in corridor.
•Potential new tenants in the area include a drive-thru coffee shop, fast-casual 
restaurant, delis and other take-away food options.

San Pablo Avenue
•In Old Town - continuing opportunities for mixed use and townhouse 
development. Potential new tenants include additional restaurants, small office 
users, and personal/professional services providers.
•From Oak Ridge Ln. to Sunnyview Dr. principal opportunity is for 
townhouse/multifamily development.
•West of Sunnyview there is an emerging cluster of light-industrial and auto 
service/repair uses. 



Opportunity Sites that have been identified include…



Opportunity Sites – San Pablo Avenue

Tennent & San Pablo

Tennent & Park

Sugar City & Nearby Sites

Madrone & 
Roble



Opportunity Sites – Appian Way 

Appian 80

Doctors Hospital



Opportunity Sites – Pinole Valley Road 
Sites on Pinole 
valley Road

Gateway 
West



Where we are now...
Phase 2: Design Plan, 

Land Use and Circulation

•Data Evaluation and 
Analysis

•Market & Economic 
Analysis

•More Community Input

•Land Use Design Plan
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SWOT Analysis

Development 
Strategy
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Land Use Design Plan

PHASE 2

PHASE 2:
Design Plan, Land 

Use and 
Circulation

Data Evaluation and 
Analysis 

Market & Economic 
Analysis 

More Community 
Input

Land Use Design Plan



Vision Plan & Alternatives

The following vision plans and alternatives represent possible (market-realistic) 
solutions to achieving the community vision based on input from the 
citizens of Pinole, City Staff, and analysis by both PMC and BAE 
Consultants.

This forum is to express your thoughts and ideas, these plans are 
not set in stone and are meant to be altered and mixed to fit the 
Community’s vision.



Vision Plan & Alternatives



Vision Plan & Alternatives

San Pablo Avenue – Alternative 1



Vision Plan & Alternatives



Vision Plan & Alternatives

San Pablo Avenue – Alternative 2



Vision Plan & Alternatives



Vision Plan & Alternatives

Appian Way – Alternative 1



Vision Plan & Alternatives



Vision Plan & Alternatives

Appian Way – Alternative 2



Vision Plan & Alternatives



Vision Plan & Alternatives

Pinole Valley Road – Alternative 1



Vision Plan & Alternatives



Vision Plan & Alternatives

Pinole Valley Road – Alternative 2



So this is what we have done so far…
Now it’s your turn to tell us what you think!

If you think of something after the meeting, contact 
Scott Davidson, AICP, Interim Planning Manager at 
724-9832

Or visit the website www.pinolegeneralplan.com and 
send us an e-mail:info@PinoleGeneralPlan.org

Presenter
Presentation Notes
Breakout groups



Now the presenter will divide the room into 3 groups and gives them the following instructions:



1. Review alternatives and choose a scenario or suggest a new alternative for opp sites – facilitator will record, or you can use post its to communicate comments/ideas



2. Discuss or provide comments on other corridor improvements (pub & private)



3. Provide feedback on:

 the overall vision

Appropriate or desired Land uses

Anything important to the future of the corridor that can help us craft solutions to future development
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