
 

 

 
 

PLANNING COMMISSION REGULAR AGENDA  
 

Tuesday, September 12, 2023 
7:00 PM  

Council Chamber and Via Zoom 
525 Henrietta Street, Martinez, CA 94553 

 
 
MEETING DETAILS - This meeting will be conducted in-person in the City Hall Council Chamber 
and shall be broadcasted in real time via Zoom Video/Teleconference for the viewing and 
participation of the public. Printed handouts of the agenda will be made available for viewing in 
the Council Chamber at the time of the meeting. Additional agenda documents pertaining to 
meetings can be found on the City's website at 
https://www.cityofmartinez.org/government/city-clerk/notices-and-publications.  
 
For specific instructions and proper protocol during the meeting, please visit 
https://martinezcityofca.prod.govaccess.org/government/meetings-and-agendas.  
  
If attending the Zoom meeting, please join us by choosing any of the following options:  
 
1. Via Mobile Phone or Desktop, using the Zoom App direct link:  
https://cityofmartinez-org.zoom.us/j/97957195728?pwd=aXVJWm9ucjJCQkxCd0lMZmFWKzhtQT09 
 
2. Via Web Browser, from https://zoom.us/join   
 
    Webinar ID: 979 5719 5728 
 
    Passcode: 339659 
 
 3. Via Phone by calling (669) 900-6833 and enter the provided meeting details above 
 
  

https://www.cityofmartinez.org/government/city-clerk/notices-and-publications
https://martinezcityofca.prod.govaccess.org/government/meetings-and-agendas
https://cityofmartinez-org.zoom.us/j/97957195728?pwd=aXVJWm9ucjJCQkxCd0lMZmFWKzhtQT09
https://zoom.us/join


 

 
 

CALL TO ORDER - PLEDGE OF ALLEGIANCE 
 
ROLL CALL - Sean Trambley (Chair) -- Tracey Casella (Vice Chair) -- Jonathan Bash -- 

Kimberley Glover – Susan Gustofson -- Jason Martin -- Rochelle Johnson -- Joseph Evans 
(Alternate)  

 
AGENDA CHANGES 
 
PUBLIC COMMENT - Reserved for items not listed on the agenda 
 
CONSENT 
1. Motion to approve the June 27, 2023 and July 25, 2023 Planning Commission Meeting 

Action Minutes  
Action Minutes, dated June 27, 2023 
Action Minutes, dated July 25, 2023 

2. Continue application, without discussion, to the regular Planning Commission meeting of 
October 10, 2023, to allow the applicant to adequately respond to the Commission’s 
direction.  
Staff Report – Laurel Knoll Entry Gate 
Attachment A – Written Request for Planning Commission Continuation 

 
REGULAR 
3. Conduct a public hearing and adopt Resolution No. 23-12, approving a request for a 

Conditional Use Permit to construct a 47-foot-tall aluminum geodesic dome on top of an 
existing 64-foot-tall storage tank, for a total structure height of 111 feet, exceeding the 
maximum permitted height of 30 feet, located at 2801 Waterfront Road in the Heavy 
Industrial zoning district, Assessor’s Parcel Number 159-310-038, subject to conditions of 
approval.   
Staff Report - TransMontaigne Dome 
Attachment A - Draft Planning Commission Resolution No. 23-12 
Attachment B - Photographs and Simulations 
Attachment C - Biological Impact Analysis 

 
COMMISSION ITEMS 
 
STAFF ITEMS 
 
PLANNING MANAGER 
 
COMMUNICATIONS 
 
ADJOURNMENT - I hereby certify this Agenda was publicly notified by 5:00 p.m. on September 

8, 2023. 
 

Dee Dee Fendley, Administrative Aide III 
 

******* 
 

  

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2134153/Action_Minutes_6.27.23.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2134205/Action_Minutes_7.25.23.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2136276/PC_Laurel_Knoll_Staff_Report_20230912.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2136277/Attachment_A.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2147375/Staff_Report_-_TransMontaigne.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2153721/Attachment_A_-_Draft_Planning_Commission_Resolution_No._23-12.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2147364/Attachment_B_-_Photographs_and_Simulations.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2146969/Attachment_C_-_Biological_Impact_Analysis.pdf


 

 
 

Information for the Public 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the Community Development Office at (925) 372-3515. Notification at least 48 
hours prior to the meeting will enable the City to make reasonable arrangements to help ensure 
accessibility to this meeting. Upon request, this agenda will be made available in appropriate formats to 
persons with disabilities as required by Section 202 of the Americans with Disabilities Act of 1990. 
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* Full details are available via audio/video recording on our website. Microsoft Internet 
Explorer browser is recommended for video-viewing compatibility, or enable Adobe 
Flash on your default browser.
Commissioners on Video Conference City Staff on Video Conference
Chair Sean Trambley
Vice Chair Tracey Casella
Commissioner Jonathan Bash
Commissioner Kimberley Glover
Commissioner Susan Gustofson
Commissioner Jason Martin
Commissioner Rochelle Johnson
Commissioner Joseph Evans 
(Alternate)

Excused
Present
Present
Absent
Present
Present
Present
Present

Michael P. Cass, Planning Manager
Dee Dee Fendley, Administrative Aide III

Call to Order 

Meeting called to order at 7:00 p.m. via video conference.

Agenda Changes (01:00 in video)
None

Public Comment (01:09 in video)
None

Consent Calendar (01:23 in video)

1. Approval of April 25, 2023 Action Minutes
Speakers: None

Public 
Comment:

None

Closing 
Comments:

None

Motion to: Approve
Motion by: Commissioner Martin Seconded By: Commissioner Johnson

Motion 
passed 

5-0

Sean Trambley Excused Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye
Kimberley Glover Absent Joseph Evans (Alternate) Abstain

     Approval of May 23, 2023 Action Minutes
Speakers: None

Public 
Comment:

None
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Closing 
Comments:

None

Motion to: Approve
Motion by: Commissioner Martin Seconded By: Commissioner Gustofson

Motion 
passed 

5-0

Sean Trambley Excused Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash      Aye Rochelle Johnson Aye
Kimberly Glover Absent Joseph Evans (Alternate) Abstain

Regular Items (03:15 in video)
2. Conduct a public hearing and adopt Resolution No. 23-08, approving a 

request for a Conditional Use Permit (“CUP”) to exceed the permitted height 
associated with a new activated sludge bio-treater for wastewater and 
stormwater generated at the existing facility on an existing tank with a 
maximum height of 48’-½” (where 30-feet is permitted), replacing an existing 
bio-treater (Pond 7), located at 3485 Pacheco Blvd. in the Heavy Industrial 
(H-I) zoning district, Assessor’s Parcel Number 378-010-029-7, subject to 
conditions of approval.

Speakers:  Michael P. Cass, Planning Manager gave a presentation 
outlining the project. 

 Commissioner Johnson asked for clarification of what the term 
“decommissioning” means. She asked if there are any concerns 
about existing materials leaching into the soil beyond the scope 
of the current area. She asked if there are other structures on 
the site with the same height as the referenced tank that 
required a Conditional Use Permit in the past. 

 Commissioner Martin asked if the wording regarding the 
decommissioning of Pond 7 is lacking a provision to ensure the 
work will be done. He questioned the zoning rights for the 
parcel. 

 Vice Chair Casella asked if the current regulations regarding 
Pond 7 were in effect when the pond was built in the 70’s. She 
asked for clarification of why the applicant is requesting a height 
beyond 30 feet.

 Commissioner Evans asked for clarification of the timeline for 
the project. He asked if the Cal/OSHA requirements would 
change for the increased height. 

 Commissioner Gustofson asked if the tank in question will be 
replacing the use of Pond 7. 

 Michael Marlowe, Environmental Manager at Martinez Refining 
Company, explained the need for the height increase to allow 
refinery staff to see into the tank from above. He noted that the 
refinery will be following the Department of Toxic Substances 
Control (“DTSC”) regulations during the decommissioning of 
Pond 7. 
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Public 
Comment:

None

Closing 
Comments:

 Commissioner Martin stated it is difficult to visualize the 
structure, even with the visual information that was provided. 
He asked the applicant for an estimated timeline for the 
decommissioning of Pond 7. 

 Commissioner Bash asked about any traffic impacts this 
project might cause. 

 Mr. Marlowe approached the dais with additional photographic 
descriptions for Commissioner Martin to view. 

 JD Shanks, Construction Manager of Capital Projects at 
Martinez Refining Company, assured the Commission there 
have been plans made to ensure there will be no traffic issues 
during this project.

 Vice Chair Casella asked where the soil will be taken when 
Pond 7 is decommissioned. 

 Commissioner Evans expressed concern about the Draft
Condition of Approval stating a timeline for completion of the 
decommission of Pond 7 could potentially conflict with the 
approval timeline of the DTSC. 

Motion to: Adopt Resolution No. 23-08, approving a request for a 
Conditional Use Permit (“CUP”) to exceed the permitted height 
associated with a new activated sludge bio-treater for 
wastewater and stormwater generated at the existing facility on 
an existing tank with a maximum height of 48’-½” (where 30-feet 
is permitted), replacing an existing bio-treater (Pond 7), located 
at 3485 Pacheco Blvd. in the Heavy Industrial (H-I) zoning 
district, Assessor’s Parcel Number 378-010-029-7, subject to 
conditions of approval. Amend Condition of Approval No. 18 to 
specify the decommissioning of Pond 7 will occur within one 
year of obtaining approval from the regulatory agencies unless 
a longer period or extension is granted by one of those 
regulatory agencies or the City. 

Motion by: Commissioner Gustofson Seconded By: Commissioner Johnson

Motion 
passed 

6-0

Sean Trambley Excused Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye
Kimberly Glover Absent Joseph Evans (Alternate) Aye

Commission Items (42:56 in video)
Comments/
Updates

None

Staff Items (43:04 in video)
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Comments/
Updates

None

Planning Manager Items (43:19 in video)
Comments/
Updates

Michael P. Cass, Planning Manager, provided the following 
updates:

 Welcome to new Planning Commissioner Joseph Evans.
 Introduction of new Community and Economic Development 

Director, Jill Bergman. 
 At the City Council meeting on Wednesday, June 28, 2023, 

the City Council will consider adoption of the Budget for the 
next two years. 

Project Updates: 

 The City Council authorized submission of the Draft 2023-
2031 Housing Element to the State for their 90-day review 
and adopted the associated Zoning Map Amendments. 

 The Zoning Map Amendments will go into effect in 30 days.
 The Bay’s Edge annexation was approved by the City 

Council for submission to LAFCO and is currently under 
review. 

 The Accessory Dwelling Unit (“ADU”) regulations were 
considered by the City Council. The regulations are 
anticipated to be adopted at the second meeting in July. 
Updated ADU regulations will go into effect in August. 

 The City Council and City Manager have decided to not hold 
meetings in the month of August for the City Council and 
Planning Commission to give members an opportunity for 
summer activities.  

Communications (47:21 in video)
Comments/
Updates

None

Adjournment (47:30 in video)
Vice-Chair Casella adjourned the meeting at 8:48 pm.
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Sean Trambley, Chair

Dee Dee Fendley, Administrative Aide III 
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Tuesday, July 25, 2023 at 7:00 p.m.
Via Video/Teleconference

Page 1 of 7

* Full details are available via audio/video recording on our website. Microsoft Internet 
Explorer browser is recommended for video-viewing compatibility, or enable Adobe 
Flash on your default browser.
Commissioners on Video Conference City Staff on Video Conference
Chair Sean Trambley
Vice Chair Tracey Casella
Commissioner Jonathan Bash
Commissioner Kimberley Glover
Commissioner Susan Gustofson
Commissioner Jason Martin
Commissioner Rochelle Johnson
Commissioner Joseph Evans 
(Alternate)

Present
Present
Present
Absent
Present
Present
Present
Present

Michael P. Cass, Planning Manager
Jill Bergman, Community and Economic 
Development Director
Brandon Northart, Associate Planner
Daniel Gordon, Associate Planner
Imanol Tovar, Planning Technician
Dee Dee Fendley, Administrative Aide III

Call to Order 

Meeting called to order at 7:00 p.m. 

Agenda Changes (01:02 in video)
None

Public Comment (01:08 in video)
None

Presentations (01:35 in video)
1. New Staff Introductions – Introduction of Community and Economic 

Development Director, Jill Bergman and Planning Technician, Imanol Tovar.

Regular (04:03 in video)
2. Determine who shall serve as Chair and Vice Chair of the Planning 

Commission from July 1, 2023 through June 30, 2024.
Speakers: None

Public 
Comment:

None

Closing 
Comments:

None

Motion to: Elect Sean Trambley as Chair and Tracey Casella as Vice Chair from 
July 1, 2023 through June 30, 2024.

Motion by: Rochelle Johnson Seconded By: Susan Gustofson

Motion 
passed 

7-0

Sean Trambley Aye Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye
Kimberly Glover Absent Joseph Evans (Alternate) Aye
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3. Conduct a public hearing and adopt Resolution No. 23-11, approving a Change 
of Conditions to Planning Application No. 14PLN-0010 to modify Condition of 
Approval #8 to eliminate the requirement for a vehicular entry gate for the 
Laurel Knoll subdivision, located at 370 Muir Station Road, APN 162-570-056.

Speakers:  Brandon Northart, Associate Planner, gave a presentation 
outlining the project. 

 Chris Kamerzell, from Discovery Builders, discussed the 
project and provided a visual map describing the location 
of the proposed vehicular entry gate. 

 Commissioner Martin asked if the vehicular entry gate was 
proposed by Discovery Builders before it became a 
condition of approval. He asked if there are any alternative 
design options for building an entry gate if the Commission 
rejects the project application. Commissioner Martin asked 
if the applicant has done any outreach with the residents. 
He asked when the new project engineer was hired and 
when the City was first notified of a problem with installing 
a gate. 

 Chair Trambley asked for an explanation of why the entry 
gate was made a condition of approval. He asked if the 
applicant has considered a dual opening gate. Chair 
Trambley noted that the presentation stated that removal 
of the gate condition of approval would likely reduce HOA 
fees. 

 Vice Chair Casella asked if the homes were sold with the 
guarantee of a gate included. She asked if the gate would 
be feasible if it was moved down to a lower elevation. She 
was concerned that the applicant did not alert the City
sooner about the infeasibility of installing the gate. 

 Commissioner Evans stated that because the gate is listed 
as a Condition of Approval, it should have been brought to 
the attention of the Planning Division as soon as it was 
identified as a problem.  

Public Comment:  Mark, a Muir Heights resident, finds it hard to believe the 
builders did not know the gate was going to be an issue, 
and come forward with the information before now. He 
agrees with other residents on the issues of theft and 
transients on Muir Station Road. He feels the property 
owners should be compensated for the removal of the gate 
condition of approval. 

 Cano Cortez, a Laurel Knoll resident, stated the gate was 
promoted to him at the time of purchase, and he made his 
decision to purchase with this knowledge. 
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 Irma Quijada, a Laurel Knoll resident, also has concerns 
about the recent theft problems and believes the gate 
would lessen the risk to her family. She also believes the 
owners should be financially compensated for removal of 
the gate condition of approval. 

 Shane Guertin, a Laurel Knoll resident, believes this issue 
comes down to money. He is also concerned about the 
transient issue in the development. 

 Matthew Cox, a Laurel Knoll resident, feels that the entry 
gate would provide more safety for the development even 
if it only slows down traffic. Elimination of the gate would 
potentially create more safety concerns. He states he was 
told of the gate when purchasing his home, and it was a 
selling point for him. 

Closing 
Comments:

 Commissioner Gustofson asked for clarification of when 
the City was informed of a problem with installation of the 
gate. She stated that she was on the Design Review 
Committee when the project was considered in 2014. She 
was concerned about how the gate would work but was 
assured by the builders that it would. She doesn’t 
understand how Discovery Builders overlooked the 
problems with the gate. 

 Commissioner Evans asked if moving the sidewalk would 
allow for space for the gate. 

 Chair Trambley stated the Planning Commission cannot 
arbitrate any compensation for the new homeowners, 
which is a civil matter. He suggested the builders conduct 
more outreach with the community. 

 Commissioner Martin suggested the developer and 
homeowners’ association discuss this matter prior to 
bringing it back to the Planning Commission. 

 Chris Kamerzell agreed to a 90-day Permit Streamlining 
Act extension on processing the application to allow time 
to adequately respond to the Commission’s comments.

Motion to: Continue this item to next Planning Commission meeting on 
Tuesday, September 12, 2023. 

Motion by: Jason Martin Seconded By: Tracey Casella

Motion 
passed 

7-0

Sean Trambley Aye Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye

Kimberly Glover Absent
Joseph Evans 
(Alternate)

Aye

4. Conduct a public hearing and adopt Resolution No. 23-09, approving a 
Conditional Use Permit to establish a new massage parlor, located at 510 
Center Avenue, APN 162-494- 006-8, subject to conditions of approval.
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Speakers:  Brandon Northart, Associate Planner, gave a presentation 
outlining the project. 

 Mike Finan, Attorney, speaking on behalf of applicant, Zhonghui 
Yin, provided information regarding the applicant’s background 
and plans for the project. 

 Vice Chair Casella asked what services will be provided. She 
asked if any of the surrounding businesses had a problem with 
the proposed business. 

 Commissioner Martin asked staff what the “General Standards” 
are that were recommended by the Chief of Police. 

 Commissioner Gustofson asked how many Massage Parlors 
are currently located in Martinez. She stated that the license of 
the massage parlor is transferrable to a new owner and wants 
to know why this is a condition of approval. 

 Commissioner Bash asked about the proposed operating hours 
for the project. 

 Commissioner Johnson voiced concern over the fact the 
applicant is unable to engage directly with the Planning 
Commission, and suggested interpreter services be offered in 
the future. 

Public 
Comment:

None

Closing 
Comments:

None

Motion to: Adopt Resolution 23-09, approving a Conditional Use Permit to 
establish a new massage parlor at 524 Center Avenue, APN 162-494-
006-8, subject to conditions of approval. 

Motion by: Tracey Casella Seconded By: Rochelle Johnson

Motion 
passed 

7-0

Sean Trambley Aye Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye
Kimberly Glover Absent Joseph Evans (Alternate) Aye

5. Conduct a public hearing and adopt Resolution No. 23-10, recommending that 
the City Council adopt an Ordinance Approving a Zoning Map and Zoning Text 
Amendment to amend the Martinez Municipal Code by: 1) Amending Chapter 
5.58 (MASSAGE PARLORS AND MASSEURS) to adjust the permitted hours; 2) 
amending Chapter 22.04 (DEFINITIONS) to revise and establish new definitions 
for agricultural accessory structure, animal boarding, campground, 
conservation area, employee housing, family, farm worker and employee 
housing, low-barrier navigation centers, outdoor recreation, residential care 
facility, single-room occupancy, and tasting room; 3) removing Chapter 22.10 
and replacing with Chapter 22.09 (DISTRICT BOUNDARIES); 4) Adding Chapter 
22.10 (A AGRICULTURAL DISTRICT) to establish development standards for 
the A Agricultural District; 5) Amending Chapter 22.12 (RESIDENTIAL 
DISTRICTS) by establishing new development standards for the R-7.0 district; 
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establishing regulations for low-barrier navigation centers, residential care 
facilities, and supportive housing; and amending side yard and corner lot 
development standards; 6) Amending Chapter 22.14 (PROFESSIONAL AND 
ADMINISTRATIVE OFFICE DISTRICTS) and Chapter 22.16 (COMMERCIAL 
DISTRICTS) by establishing regulations for low-barrier navigation centers and 
supportive housing; 7) Amending Chapter 22.34 (GENERAL REQUIREMENTS) 
by amending the standards for fences, walls, and hedges; 8) Amending 
Chapter 22.39 (WIRELESS TELECOMMUNICATION FACILITIES) by eliminating 
the performance bond requirement for wireless telecommunications facilities 
on private property; and 9) Approving a zoning map amendment from C 
Commercial to a dual-use zoning designation of NC Neighborhood Commercial 
and SC Service Commercial for APN 377-010-001, -002, -009, -022, -023, -031, -
032, and -034.

Speakers:  Daniel Gordon, Associate Planner, gave a presentation 
outlining the project. 

 Commissioner Gustofson recused herself from the R-7.0 
standards item as she lives in one of the proposed districts.
She asked if having a five-foot setback on a sloped 
property would pose a challenge due to topography. She 
asked for background on why we included items such as 
supportive housing and low-barrier navigation centers are 
proposed to be permitted by right rather than a public 
review process. 

 Commissioner Martin asked if there are any current 
projects affected by any of the proposed changes. 

 Commissioner Johnson asked what other legal options are 
available for performance bonds. 

Public Comment: None

Closing 
Comments:

None

Motion to: Adopt Resolution No. 23-10, recommending that the City Council 
adopt an Ordinance Approving a Zoning Map and Zoning Text 
Amendment as previously described, except removing the R-7.0 
district item for separate consideration.

Motion by: Tracey Casella Seconded By: Jason Martin

Motion 
passed 

7-0

Sean Trambley Aye Susan Gustofson Aye
Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye

Kimberly Glover Absent
Joseph Evans 
(Alternate)

Aye

Motion to: Adopt the proposed Zoning Text Amendments to Chapter 22.12 
(RESIDENTIAL DISTRICTS) by establishing new development 
standards for the R-7.0 district.

Motion by: Tracey Casella Seconded By: Jason Martin
Motion Sean Trambley Aye Susan Gustofson Recused



Planning Commission Action Minutes
Tuesday, July 25, 2023

Page 6 of 7

passed 
6-0

Tracey Casella Aye Jason Martin Aye
Jonathan Bash Aye Rochelle Johnson Aye

Kimberly Glover Absent
Joseph Evans 
(Alternate)

Aye

Commission Items (1:51:42 in video)
Comments/
Updates

None

Staff Items 1:51:49 in video)
Comments/
Updates

None

Planning Manager Items (1:51:52 in video)
Comments/
Updates

Michael P. Cass, Planning Manager, gave the Planning 
Commissioners the following updates:

 The City is the recipient of a grant from the Metropolitan 
Transportation Commission in the amount of $875,000, 
which will be used for the implementation of the Downtown 
Parking Study. 

 The City received Federal funding for repairs to the fishing 
pier. The City Council authorized the City Manager to enter 
into a contract with a consultant for the NEPA and 
environmental permitting process for that improvement. 

 The City is making steady process on the Marina Waterfront 
Plan, which is tentatively scheduled to be heard by the City 
Council in September. Once it is approved by the City 
Council, it will be sent to the State Lands Commission for 
their review. After receiving comments from the State Lands 
Commission, it will go through the formal adoption process, 
which includes the Planning Commission and City Council. 

 City staff has been in discussions regarding Historical 
Resource Evaluations on projects that are potentially 
historically significant. The City is working on bringing in a 
consultant with expertise in this area, who will give a 
presentation to the Planning Commission.

 A reminder that there will not be Planning Commission 
meetings in the month of August, 2023. 
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 The Martinez Police Department recently rolled out Martinez 
Alerts, also known as Rave. Additional information is 
available on the home page of the City’s website. 

 There will be a new park at Pine Meadows. The City has a 
public process for naming that park. The process for 
submitting and voting on names is available on the City’s 
website through August 25, 2023. 

Communications (1:55:43 in video)
Comments/
Updates

None

Adjournment (1:55:53 in video)
Chair Trambley adjourned the meeting at 8:56 pm.

                                                                                   

Sean Trambley, Chair

Dee Dee Fendley, Administrative Aide III 
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Date: September 12, 2023

To: Planning Commission

From: Michael P. Cass, Planning Manager

Prepared By: Brandon Northart, Associate Planner

Subject: Change to Conditions of Approval at Laurel Knoll Subdivision to 
Eliminate Vehicular Entry Gate

Recommendation
Continue application, without discussion, to the regular Planning Commission meeting of 
October 10, 2023, to allow the applicant to adequately respond to the Commission’s 
direction.

Background
On July 25, 2023, the Planning Commission considered application 23PLN-0035 to 
modify Condition of Approval #8 from Design Review Resolution No. 084-13 to eliminate 
the requirement for a vehicular entry gate for the Laurel Knoll subdivision (also known as 
“Muir Heights”). The Commission continued the matter to the regular Planning 
Commission meeting of Tuesday, September 12, 2023 to allow the applicant to respond 
to direction, including outreach to the new residents and analyze potential other 
alternatives to the front entry gate.

Discussion
The applicant has requested in writing that the Planning Commission continue the 
application to the regular Planning Commission meeting of October 10, 2023.

Environmental Review
The Laurel Knoll subdivision project was previously analyzed in an Initial Study/Mitigated 
Negative Declaration under the California Environmental Quality Act (“CEQA”) pursuant 
to CEQA Guideline Sections 15070 through 15073 and was published on August 23, 
2011. Elimination of the front entry gate would not result in any new or intensified impacts 
other than those described in the Initial Study/Mitigated Negative Declaration. Therefore, 
no additional environmental review is required.

Public Noticing and Outreach
In accordance with Government Code Sections 65090 and 65091, on July 14, 2023, the 
City published a “Notice of Public Hearing” in the Martinez Gazette and posted at City 
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Hall and the project site. Since the project was continued to a date certain, no additional 
public noticing is required. 

Attachments
 Attachment A – Written Request for Planning Commission Continuation



Brandon Northart

From: Kris Kamerzell <kkamerzell@discoverybuilders.com>
Sent: Friday, August 25, 2023 9:38 AM
To: Brandon Northart
Subject: RE: [EXT] RE: Muir Heights - Vehicular Gate

Follow Up Flag: Follow up
Flag Status: Completed

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 

Brandon- 
Sorry for not getting back to you, I meant to earlier this week and then forgot about it. 

Yes, please schedule for October 10, I’m still waiting to hear from upper management what the strategy will be. 

Thanks and have a great weekend. 

KK 

From: Brandon Northart <bnorthart@cityofmartinez.org> 
Sent: Friday, August 25, 2023 9:30 AM 
To: Kris Kamerzell <kkamerzell@discoverybuilders.com> 
Subject: [EXT] RE: Muir Heights - Vehicular Gate 

Good Morning Kris, 

Haven’t heard back for you on this yet, so I’m assuming you would prefer to go back to the Planning Commission on 
October 10th instead of September 12th. Please confirm. 

Thanks, 
Brandon 

Brandon Northart, he/him 
Associate Planner 
City of Martinez 
525 Henrietta Street, Martinez, CA 94553 
Direct (925) 372-3518  |  Main (925) 372-3515  
bnorthart@cityofmartinez.org  |  cityofmartinez.org 
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Date: September 12, 2023

To: Planning Commission

From: Michael P. Cass, Planning Manager

Prepared By: Daniel Gordon, Associate Planner

Subject: TransMontaigne Partners LLC Conditional Use Permit 
Planning Application No. 23PLN-0028

Recommendation
Conduct a public hearing and adopt Resolution No. 23-12, approving a request for a 
Conditional Use Permit (“CUP”) to construct a 47-foot-tall aluminum geodesic dome on 
top of an existing 64-foot-tall storage tank, for a total structure height of 111 feet,
exceeding the maximum permitted height of 30 feet, located at 2801 Waterfront Road in 
the Heavy Industrial (“H-I”) zoning district, Assessor’s Parcel Number 159-310-038 (the 
“subject site”), subject to conditions of approval 

Background
TransMontaigne Partners LLC is a terminal operating and transportation company that
distributes, stores, and transports crude oil, chemicals, petroleum products, fertilizers, 
and other liquid products. TransMontaigne operates a liquids storage terminal that 
primarily stores crude oil and petroleum products, which is accessible by pipeline, road, 
and sea.

Site Description
The subject site, located at 2801 Waterfront Road, is an approximately 137-acre
developed lot, containing 34 storage tanks. The subject property has a General Plan land 
use designation of Industrial and Manufacturing (“IM”) and is in the H-I zoning district.
See Figure 1 for the aerial photo of the subject site and surrounding properties.



Planning Commission Staff Report Page 2 of 5

Figure 1 – Project Location

Surrounding Land Uses
The subject site is surrounded by the following land uses:

North: Carquinez Strait
East: Copart Inc. (automobile wholesaler)
South: Waterfront Road, marshland
West: ECO Services Corporation (chemical plant) 

Project Description
TransMontaigne operates and maintains 34 circular storage tanks of varying sizes at their 
facility. Most of these tanks are used to store a variety of products, including crude oil, 
gasoline, feedstocks, and blendstocks (feedstocks are raw substances that are the basis 
of a finished fuel product; blendstocks are substances that are added to gasoline to 
produce a finished fuel). Historically, tank 501-14 (the tank proposed for the dome) was 
used to store crude oil. TransMontaigne now plans to use this tank for the storage of 
gasoline, feedstocks, and blendstocks, which necessitates the installation of the proposed 
dome. 

Updated Bay Area Air Quality Management District (“BAAQMD”) air regulations require 
the use of Best Available Control Technology (“BACT”) for emissions associated with the 
bulk storage of organic liquids, including gasoline products (which is what is proposed for 
tank 501-14). Specifically, a dome roof is a required BACT measure in addition to the 

Project Site Proposed Dome 
Location
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existing external floating roof for tanks meeting certain threshold criteria based on tank 
capacity, facility size, material to be stored, and other factors. Installing the dome roof on 
tank 501-14 will allow this tank to meet BAAQMD BACT requirements and continue in 
variable product service similar to other tanks at the terminal, most of which are designed 
so domes are not required when switching between storage products. The three other 
storage tanks that are identical in design to tank 501-14 currently store crude oil and no 
change in use is proposed for them, and so domes are not required for them. The other 
storage tanks at the facility are smaller in size and their designs do not require domes.

The proposed dome is approximately 47-feet tall. When installed on the storage tank, the 
total structure height will measure approximately 111 feet. The size of the dome is dictated 
by internal load, external load, and tension requirements. There is no proposed expansion 
of capacity or intensification of use associated with the dome. A CUP is required for 
structures exceeding 30 feet in height in the H-I zoning district, pursuant to Martinez 
Municipal Code (“MMC”) Section 22.18.140. 

Discussion
General Plan Consistency
On November 2, 2022, the City Council adopted General Plan 2035. The subject site has 
a General Plan land use designation of IM, which allows for primary manufacturing, 
refining, and similar heavy industrial uses. Approval of this CUP would be consistent with 
the General Plan’s goals, such as Goal LU-G-13 to “support transformation and 
revitalization of key commercial corridors and industrial areas.” The CUP would be 
consistent with this goal as the project includes upgrades to an existing facility.

Zoning Compliance
The subject site is located within the H-I zoning district. The following table provides the 
development standards for this district, compared to what is proposed for this project.

Table 1 – H-I Development Standards
Criteria Requirement Existing Proposed Conformance

Lot Size 10,000 sq. ft. 137 acres No change Y

Front
Setback

20 ft. >50 ft. No change Y

Side 
Setbacks

10 ft. >80 ft. No change Y

Rear 
Setback

10 ft. >40 ft. No change Y

Height 30 ft. 64 ft. 111 ft. N

Landscaping 20 ft. deep in frontage 0 ft. 0 ft. N*
*This development standard will be mitigated by the payment of an in-lieu fee, discussed below.
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Table 1 lists the development standards applicable to the project. The proposed 
development complies with all development standards, except maximum height. A CUP 
is required to exceed 30-feet in height.

Landscaping
Properties within the H-I zoning district are required to have a 20-foot front yard that is 
entirely landscaped, per MMC Section 22.18.110. The subject site is existing non-
conforming as it does not comply with this requirement, and, due to the layout and 
orientation of the site, such landscaping cannot feasibly be achieved. To mitigate this 
deficiency, the Applicant has proposed to pay a landscaping in-lieu fee of $35,000 to the 
City. This in-lieu fee will be used to provide new or rehabilitated landscaping within the 
public right-of-way, and will relieve the Applicant of the front yard landscaping requirement 
imposed by MMC Section 22.18.110, until such a time that the Applicant initiates a project 
that directly affects the front yard area of the site. At that point, the Applicant will be 
required to fully comply with the landscaping requirement outlined in MMC Section 
22.18.110. The proposed in-lieu fee is consistent with the City's efforts to enhance the 
overall aesthetic quality of the community while accommodating unique site constraints 
that prevent immediate compliance with the MMC. The Applicant’s proposal has been 
reviewed and is supported by the City Engineer and the Assistant City Engineer, and is 
incorporated into the proposed conditions of approval (#14)

Visibility
The Applicant provided photographs and simulations demonstrating the off-site visibility 
of the proposed improvement. Refer to Attachment B. The existing project has minimum 
visibility from Waterfront Road and Highway 680. The potential visual impact is minimized 
by the tank’s location behind a significant hill. 

Biological Resources Analysis
LSA prepared a Biological Impact Analysis (Attachment C) to identify potentially 
significant biological resource constraints on the project site, especially those related to
special-status species and sensitive habitats. The Analysis did not identify any special-
status wildlife or plant species at the project site, primarily due to the fact that the site is 
almost fully paved and so is not a suitable habitat for most plants or animals. However, 
the Analysis did recommend a cessation of all construction activities during bird nesting 
season (February 1 through August 31), in recognition of the presence of special-status 
bird species that have been found in the vicinity. If construction activities do occur during 
this nesting period, the Analysis recommends a pre-construction survey no fewer than 
seven days before constructions commences, and the imposition of a 50 to 250-foot 
buffer around any nests that are found (depending on the species of the bird).  
Additionally, the Analysis recommends a pre-construction survey for roosting bats 14 
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days prior to any construction activities with similar buffer zones imposed. These 
recommendations have been incorporated into the proposed conditions of approval (#16).

Required Findings
To approve a CUP, the Planning Commission must make the findings outlined in MMC 
Section 22.40.070. Staff believes all the required findings may be affirmatively made, as 
shown in Exhibit A of Attachment A.

Environmental Review
The proposed project is categorically exempt from the requirements of the California 
Environmental Quality Act (“CEQA”) under CEQA Guidelines Sections 15301 of the 
CEQA Guidelines, as the project includes modifications to an existing facility.

Noticing Requirements/Public Outreach
In compliance with MMC Section 22.40.040 and Government Code Section 65901, a
public hearing notice was published in the Martinez Gazette; was posted at City Hall and 
at the subject site; and was mailed via first class or electronic mail to the applicant, 
property owner(s), owners of property located within 300 feet of the subject site, local 
service agencies whose services might be affected by the project, and individuals who 
had previously filed written request for such notice a minimum of 10 calendar days in 
advance of the public hearing. No public comments were received at the time this staff 
report was prepared.

Attachments

 Attachment A – Draft Planning Commission Resolution No. 23-12
 Attachment B – Photographs and Simulations
 Attachment C – Biological Impact Analysis
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A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MARTINEZ 
APPROVING A REQUEST FOR A CONDITIONAL USE PERMIT (“CUP”) TO 

CONSTRUCT A 47-FOOT-TALL ALUMINUM GEODESIC DOME ON TOP OF AN 
EXISTING 64-FOOT-TALL STORAGE TANK, FOR A TOTAL STRUCTURE HEIGHT 

OF 111 FEET, EXCEEDING THE MAXIMUM PERMITTED HEIGHT OF 30 FEET, 
LOCATED AT 2801 WATERFRONT ROAD IN THE HEAVY INDUSTRIAL (H-I) 

ZONING DISTRICT, ASSESSOR’S PARCEL NUMBER 159-310-038, AND FINDING 
PROJECT EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 

(“CEQA) UNDER CAL. CODE REGS., TIT. 14, SECTION 15301, SUBJECT TO 
CONDITIONS OF APPROVAL 

WHEREAS, on June 6, 2023, TransMontaigne Partners LLC (“the Applicant”) submitted 
Planning Application No. 23PLN-0028, requesting approval of a Conditional Use Permit 
to exceed the maximum height requirement for modifications to an existing storage tank, 
located at 2801 Waterfront Road, APN 159-310-038; and 

WHEREAS, the proposed project is regulated as set forth in the Martinez Municipal Code 

(“MMC”) Title 22 “Zoning,” establishing permit requirements; and 

WHEREAS, the Planning Commission held a duly noticed public hearing on September 

12, 2023 to consider the application, receive public testimony, and consider all other 

substantial evidence in the record; and 

WHEREAS, the California Environmental Quality Act (“CEQA”), together with State 
Guidelines require that certain projects be reviewed for environmental impacts and that 
environmental documents be prepared; and 

WHEREAS, the Planning Commission determined the project is categorically exempt 
from the requirements of CEQA pursuant to Section 15301 of the CEQA Guidelines, as 
the project includes modifications to an existing facility involving negligible or no 
expansion of capacity; and 

WHEREAS, the Record of Proceedings (“Record”) upon which the Planning Commission 
bases its decision regarding the planning application includes, but is not limited to: (1) all 
staff reports, City files and records, and other documents prepared for and/or submitted 
to the City relating to the application; (2) the evidence, facts, findings, and other 
determinations set forth in this resolution; (3) the Martinez General Plan 2035 and the 
Martinez Municipal Code; (4) all designs, plans, studies, data, and correspondence 
submitted by the Applicant in connection with the planning application; (5) all 
documentary and oral evidence received at public hearings or submitted to the City 
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relating to the planning application; and (6) all other matters of common knowledge to the 
Planning Commission including, but not limited to, City, state, and federal laws, policies, 
rules, regulations, reports, records, and projections related to development within the City 
and its surrounding areas; and 

WHEREAS, the Planning Commission did hear and consider all said reports, 
recommendations; and testimony herein above set forth and used its independent 
judgement to evaluate the project. 

NOW, THEREFORE, the Planning Commission of the City of Martinez resolves and finds 

as follows: 

1. The above recitals are found to be true and constitute part of the findings upon 

which this resolution is based. 

2. The Planning Commission hereby makes the findings in Exhibit A with respect to 

Conditional Use Permit approval. 

NOW, THEREFORE, BE IT RESOLVED, based on the findings set forth in the Record 
as a whole, the Planning Commission hereby adopts this Resolution, approving the 
Planning Application No. 23PLN-0028, subject to conditions of approval and the project 
plans, attached hereto as Exhibits B and C respectively, and incorporated herein by this 
reference. 

*  *  *  *  * 

I HEREBY CERTIFY that the foregoing is a true and correct copy of a resolution duly 
adopted by the Planning Commission of the City of Martinez at a Regular Meeting of said 
Commission held on the 12th day of September, 2023, by the following vote:   

AYES:  

NOES:  

ABSTAIN: 

ABSENT:  

 

 __________________________________ 
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                                          Sean Trambley, Planning Commission Chair 

 

 

ATTEST: 

 

_________________________________________ 

Michael P. Cass, Planning Manager 
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EXHIBIT A 

CONDITIONAL USE FINDINGS 

 

The Planning Commission hereby makes the following findings with respect to 
Conditional Uses as required by MMC Section 22.40.070:  

A. The proposed location of the conditional use is in accord with the objectives 
of this Title, and the purposes of the district in which the site is located;  
The ability to store a variety of petroleum products is necessary for the facility’s 
operation, and regulatory requirements necessitate the installation of the geodesic 
dome to comply with Bay Area Air Quality Management District guidelines. The 
existing and proposed use is permitted in the Heavy Industrial zoning district. As 
described in the Staff Report, the project is consistent with the applicable 
requirements of the MMC. 

B. The proposed location of the conditional use and the proposed conditions 
under which it would be operated or maintained will not be detrimental to the 
public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity;  
The Project will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity. The Project would 
not appreciably expand the footprint of the facility or intensify any uses at the 
facility. Neighbors are primarily industrial uses or open space. The proposed use 
will be consistent with current uses at the site, so there will be no noticeable change 
in noise or traffic after construction.  

C. The proposed conditional use will comply with each of the applicable 
provisions of this Title.  
The proposed conditional use complies with each of the applicable provisions of 
MMC Title 22. 
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EXHIBIT B 

CONDITIONS OF APPROVAL 

 

The following conditions of approval apply to and constitute Conditional Use Permit for 
TransMontaigne Partners LLC. 

1. Conditions of Project Plans: The Conditions of Approval will be incorporated as 
the second sheet in the plan set submitted for building permit application(s). 

2. Substantial Conformance: The project will be constructed substantially in 
conformance with the plans presented to the Planning Commission on 
September 12, 2023. Minor changes may be approved by the Planning Manager 
or designee. All improvements shall be installed in accordance with these 
approvals. Once constructed or installed, all improvements shall be maintained 
as approved. 

3. Failure to Conform to Conditions: If the Applicant constructs buildings or makes 
improvements in accordance with these approvals, but fails to comply with any 
of the Conditions of Approval or limitations set forth in these Conditions of 
Approval and does not cure any such failure within a reasonable time after notice 
from the City, then such failure shall be cause for non-issuance of a certificate of 
occupancy, revocation or modification of these approvals or any other remedies 
available to the City. 

4. Successors in Interest: These Conditions of Approval shall apply to any 
successor in interest in the property and the Applicant shall be responsible for 
assuring that the successor in interest is informed of the terms and conditions of 
this approval. 

5. Expiration of Approval: The permits and approval shall expire in one year from 
the date on which they became effective unless the Applicant obtains a building 
permit and begins construction. The effective date of this planning approval is 
September 12, 2023. 

6. Extension of Approval: The Planning Manager or designee may consider a time 
extension of the expiration date of a permit or approval if the Applicant files 
an application, along with the required fee, at least one day before the expiration 
date. Extensions are not automatically approved – changes in conditions, City 
policies, surrounding neighborhood, and other factors permitted to be considered 
under the law, may require or permit denial. 

7. Relevant Ordinances and Regulations: Nothing contained herein shall be 
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construed to permit any violation of relevant ordinances and regulations of the 
City, or other public agency having jurisdiction. 

8. Fees and Deposits: All required fees, bonds, and deposits required by City and 
other agencies having jurisdiction shall be paid prior to City approval of the 
building permit. Prior to approval of the plans and issuance of permits, the 
Applicant shall pay all applicable fees and deposits including, but not limited to, 
plan check, inspection, and drainage fees shall be in accordance with the City’s 
fee schedule in effect at the time of payment.  

9. Indemnification: The Applicant shall defend, indemnify, and hold harmless the 
City and its agents, officers, attorneys, and employees from any claim, action, or 
proceeding brought against the City or its agents, officers, attorneys, or 
employees to attack, set aside, void, or annul the Planning Commission’s 
decision to approve Planning Application No. 23PLN-0028 and any 
environmental document approved in connection therewith. This indemnification 
shall include damages or fees awarded against the City, if any, cost of suit, 
attorneys' fees, and other costs and expenses incurred in connection with such 
action whether incurred by the Applicant, the City, and/or the parties initiating or 
bringing such action. 

10. Notification Claims/Actions: The City shall promptly notify the Applicant of any 
claim, action or proceeding, which may be filed and shall cooperate fully in the 
defense, as provided for in Government Code Section 66474.9. In the event the 
Applicant is required to defend the City in connection with any said claim, action, 
or proceeding, the City shall retain the right to: (i) approve the counsel to so 
defend the City; (ii) approve all significant decisions concerning the manner in 
which the defense is conducted; and (iii) approve any and all settlements, which 
approval shall not unreasonably be withheld. The City shall also have the right 
not to participate in said defense, except that the City agrees to cooperate with 
the Applicant in the defense of said claim, action or proceeding. If the City 
chooses to have counsel of its own to defend any claim, action or proceeding, 
and the Applicant has already retained counsel to defend the City in such 
matters, the fees and expenses of the counsel selected by the City shall be paid 
by the City, except that the fees and expenses of the City Attorney shall be paid 
by the Applicant. 

11. Notification of Fees, Dedications, Reservations, and Exactions: The Conditions 
of Approval set forth herein include certain fees, dedication requirements, 
reservation requirement, and other exactions which may or may not be subject 
to the Mitigation Fee Act (Government Code Section 6000, et sq.). Pursuant to 
Government Code Section 66020(d)(1), these Conditions constitute written 
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notice of a statement of the amount of such fees, and a description of the 
dedications, reservations, and other exactions. You are hereby further notified 
that the 90-day approval period in which you may protest these fees, dedications, 
reservations, and other exactions, pursuant to Government Code Section 
66020(a), has begun. If you fail to file a protest within this 90-day period 
complying with all the requirements of Government Code Section 66020, you will 
be legally barred from later challenging such exactions. 

12. Construction Plans: 

a. Approved Plans: Complete set of construction plans, specifications and 
calculations shall be submitted to the City Engineer, Community and Economic 
Development Director, and/or other agencies having jurisdictions for all 
improvements within the proposed project prior to issuance of a Building or Site 
Development Permit, whichever comes first. Approved plans shall become the 
property of the City of Martinez upon being signed by the City Engineer and 
Community and Economic Development Director. 

b. Easements: No Structure(s) shall be constructed over existing easements(s). 

13. Colors and Materials: All proposed improvements shall be painted to match the 
existing tank. 

14. In-Lieu Fees: The Applicant shall pay $35,000 to the City as an in-lieu fee for the 
deficient front yard landscaping at the subject site. The in-lieu fees shall be used 
by the City Engineer or designee to provide new or rehabilitated landscaping 
within the public right-of-way. This fee shall be paid prior to the issuance of any 
building or site development permits.    

15. Building Codes: Construction shall comply with all applicable City and state 
building codes and requirements. 

16. Conditions for Construction Activity:  

a. Noise Control and Work Hours: All construction activities shall conform to the 
City’s Noise Control Ordinance, MMC Chapter 8.34: Construction activities are 
limited to the hours of 7:00 a.m. to 7:00 p.m., Monday through Friday; and 9:00 
a.m. to 5:00 p.m. Saturday and Sunday. The permittee shall post a sign on the 
site notifying all workers of these restrictions.   
 
Construction activities on public streets shall be limited to the hours of 9:00 
a.m. to 5:00 p.m., Monday through Friday, except for City legal holidays.   
 
Pile support driving activities onsite are limited to the hours of 8:00 a.m. to 5:00 
p.m., Monday through Friday. 
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Construction activities shall not take place during bird nesting season (February 
1 through August 31). If it is deemed necessary that construction activities take 
place during this period, a pre-construction survey by a qualified biologist must 
be carried out no fewer that seven days prior to construction, along with the 
imposition of appropriate buffer zones around any nests found during 
surveying. A similar survey shall be carried out at least 14 days prior to 
construction to identify any roosting bats, with appropriate buffer zones 
imposed.  

b. Quiet Equipment: Contractor shall be required to employ the quietest 
construction equipment available, and to muffle noise from construction 
equipment and to keep all mufflers in good working order in accordance with 
State law. 

c. Dust Control: Adequate dust control measures shall be always employed, 
including weekends and holidays, and throughout all grading and construction 
periods. The Applicant shall regularly water areas that are exposed for 
extended periods to reduce wind erosion. Measures to be incorporated may 
include, but are not limited to, the following: keeping dust on the site, use of 
water trucks or sprinkler systems to prevent dust from leaving the site and to 
create a crust after the completion of each day’s activities, use of water trucks 
or sprinkler systems to keep all areas of vehicle movement damp enough to 
prevent dust from leaving the site, wetting down the construction area after 
work is completed for the day and whenever winds exceed 15 mph, having site 
watered at least once each day including weekends and/or holidays when 
winds exceed 15 mph, and covering soil stockpiled for more than two days or 
treating with soil binders to prevent dust generation.  

d. Streets Clear of Debris: Contractor shall ensure that surrounding streets stay 
free and clear of silt, dirt, dust, and tracked mud coming in from or in any way 
related to project construction. Paved areas and access roads shall be swept 
on a regular basis. All trucks must be covered. 

e. Equipment Speed: Speeds of construction equipment shall be limited to 10 
miles per hour. This includes equipment traveling on local streets to and from 
the site. 

f. Parking on Surrounding Streets: There shall be no parking of construction 
vehicles or equipment on the surrounding residential streets, including all 
workers’ vehicles, except if approved by the City Engineer and Community and 
Economic Development Director. 

g. Truck Routes: Truck routes for the import or export of cut/fill material shall be 
identified and approved by the City Engineer prior to the issuance of any 
permits. 

h. Street Damage: The Applicant shall be responsible for the repair of any 
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damage to City streets (private and public) caused by the import or export of 
soils materials necessary for the project. 

17. Permits:  

a. Building Permit and Site Development Permit: A Building Permit and a Site 
Development Permit are required prior to construction. All required fees and 
deposits shall be paid prior to issuing permit(s). The actual fee shall be 
determined in accordance with the City’s fee schedule at the time of payment.  

b. Regulatory Agencies: All permits required by other Regulatory Agencies 
having jurisdiction over this project, including, but not limited to, Department 
of Toxic Substances Control, Environmental Protection Agency, San 
Francisco Regional Water Quality Control Board (“SFRWQCB”), Bay Area 
Air Quality Management District (“BAAQMD”) and Contra Costa Health 
Service shall be obtained prior to issuance of City permits. Copies of these 
permits shall be provided to the City upon issuance. 

18. Fees and Deposits: 

a. Time of Payment: All required fees and security deposits required by the City 
shall be submitted prior to approval of the plans and issuance of the Building, 
Encroachment, Grading, or Site Development Permits, whichever comes first. 
Security deposit(s) shall be refunded after the project is complete and 
accepted by the City. The actual fees shall be determined per the City’s fee 
schedule at the time of payment. 

b. Community and Economic Development Fees: The Applicant shall pay the 
following fees, prior to issuance of a permit: 

I. Plan check and inspection fees.  

II. Permit security deposit. 

III. Other applicable Fees included in the User Fee Schedule at the time 
the permit is issued. 

c. Other Agency Fees: All fees and deposits required by other agencies having 
jurisdiction shall be paid prior to City approval of the Plans or issuance of the 
Site Development or Building Permit, whichever comes first.  

19. General Requirements: 

a. Building Codes: Construction shall comply with all applicable City and State 
building codes and requirements including handicapped and energy 
conservation requirements, grading, and erosion control ordinances. 
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b. City Standards: Design of all public improvements shall conform to the City 
Design Guidelines, Standard Special Provisions, and Standard Drawings. 
Prior to preparation of improvement plans, the developer or his 
representative should contact the City's Engineering Development Review 
Section of the Community and Economic Development Department. 

c. Site Improvement Plans: Complete site improvement plans, specifications, 
and calculations shall be submitted to and approved by the City Engineer, 
Community and Economic Development Director, and/or other agencies 
having jurisdiction over improvements within the proposed development 
prior to issuance of a Building, Site, Grading, or Encroachment Permit, 
whichever comes first. Approved plans shall become the property of the 
City upon being signed by the City Engineer and Community and Economic 
Development Director. 

d. Other Agencies Approval: Approval by the sanitary sewer district, the Fire 
District, and the water agency of all improvements is required prior to City 
approval of construction plans. 

20. Approved Plans: Complete site development plans, specifications, and 
calculations shall be submitted to and approved by the City Engineer, the 
Community and Economic Development Director, and/or other agencies having 
jurisdiction over improvements within the proposed development prior to issuance 
of a Building, Site, or Encroachment Permit whichever comes first. Approved plans 
shall become the property of the City upon being signed by the City Engineer and 
Community and Economic Development Director.  

21. Final Inspection: A final inspection by the Planning Division is required prior to 
closure of the building permit and use of the domed tank.  
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EXHIBIT C 

PROJECT PLANS 

 

[See following sheets] 
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Background

• TransMontaigne is a terminal operating and transportation company that distributes, 
stores, and transports crude oil, chemicals, petroleum products, fertilizers, and other 
liquid products.

• Located at 2801 Waterfront Road.

TransMontaigne Dome

Proposed Dome 
Location

Project Site
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Site Description

• 137-acre lot containing approximately 34 storage tanks
• General Plan Designation: Industrial and Manufacturing
• Zoning District: Heavy Industrial
• Surrounding land uses: 

• Carquinez Strait, 
• Automobile Wholesaler, 
• Chemical Plant, and 
• Marshland

TransMontaigne Dome



Planning Commission Meeting | September 12, 2023 4

Project Description

• Tank 501-14 has historically stored crude oil.
• Propose to use this tank for storing gasoline, feedstocks, and blendstocks.
• Change in the type of product stored in the tank necessitates certain design changes to 

the tank.
• Dome roof is a requirement of the Bay Area Air Quality Management District.

TransMontaigne Dome
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Project Description

• Proposed Dome Height: 47 feet
• Existing Tank Height: 64 feet
• Total Height: 111 feet
• A Conditional Use Permit is required for structures exceeding 30 feet in height in the 

Heavy Industrial zoning district.

TransMontaigne Dome
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Project Description

TransMontaigne Dome



Planning Commission Meeting | September 12, 2023 7

Discussion

• Promotes Goal LU-G-13 (“supporting transformation and revitalization of key 
commercial corridors and industrial areas”) and is a use that is consistent with the 
Industrial and Manufacturing General Plan designation.

• Conforms with most development standards for the zoning district. Height and 
Landscaping are the only two standards that will not be met.

• Approval of the CUP will alleviate the height deficiency.
• TransMontaigne proposes to pay an in-lieu fee of $35,000 to the City to mitigate the 

landscaping deficiency. This is supported  by the City Engineer and Assistant City 
Engineer.

TransMontaigne Dome
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Biological Impact Analysis

• Consultant performed a Biological Impact Analysis. 
• No special status wildlife or plant species were identified on the site.
• Recommend cessation of all construction activities during bird nesting season (February 

1 through August 31).
• If construction activities do occur during this time, the analysis recommended a pre-

construction survey for bird nests and the imposition of a 50-250-foot buffer around any 
nests that are found.

• These recommendations have been incorporated into the proposed Conditions of 
Approval for the project.

TransMontaigne Dome
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Visibility

• Minimal visibility from most parts of town.
• Visible from the southbound direction of the Benicia-Martinez Bridge (I-680) and from 

Waterfront Road.
• The tank is otherwise shielded by topography.

TransMontaigne Dome
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Visibility

TransMontaigne Dome
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Findings and Environmental Review

• Staff believes that all the required findings for this project can be made affirmatively, as 
shown in Exhibit A of Attachment A.

• Project is exempt from CEQA as it concerns modifications to an existing facility.

TransMontaigne Dome
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Conditions of Approval

• Staff recommends eliminating Draft Condition #13. This would have required the dome 
to be painted the color of the existing tank.

• The applicant has informed us that this is not a feasible option, given that the dome is 
comprised of an aluminum material that does not “accept” paint.

• The aluminum will weather and lose its shine, becoming a neutral gray.
• Staff believes this is acceptable.

TransMontaigne Dome
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TransMontaigne Dome

13

Questions?




