
CONTRA COSTA COUNTY

AGENDA 

Contra Costa County Planning Commission

30 Muir Road, Martinez6:30 PMWednesday, November 12, 2025

Zoom: https://cccounty-us.zoom.us/j/84769800896 | Call in: (888)278-0254 Access code: 198675

CHAIR: Kevin Van Buskirk
VICE-CHAIR: Bhupen Amin
COMMISSIONERS:  Jeffrey Wright, Donna Allen, Bob Mankin, Ross  Hillesheim, Sanjiv Bhandari
The public may attend this meeting in person at the above location. The public may also attend this 
meeting remotely via Zoom or call-in. Login information and call-in information is provided below. 
Persons wishing to view the meeting but not participate may view the meeting live online at: 
https://www.contracosta.ca.gov/4314/County-Planning-Commission.
Persons who wish to address the Commission during public comment on matters within the 
Commission’s jurisdiction that are not on the agenda, or who wish to comment with respect to an item 
on the agenda, may comment in person, via Zoom, or via call-in. Those participating in person should 
come to the podium when called upon. Those participating via Zoom should indicate they wish to speak 
by using the “raise your hand” feature in the Zoom app. Those calling in should indicate they wish to 
speak by pushing “#2” on their phone.

All public comments will be limited to 3 minutes per speaker. Public comments may also be submitted 
before the meeting by email at planninghearing@dcd.cccounty.us, or by voicemail at (925) 655-2860. 
Comments submitted by email or voicemail will be included in the record of the meeting but will not be 
read or played aloud during the meeting.

For assistance with remote access, please contact County staff at (925) 494-4516

Any disclosable public records related to an item on a regular meeting agenda and distributed by County 
staff to a majority of the Planning Commissioners less than 96 hours prior to the meeting are available 
for inspection at 30 Muir Road, Martinez, CA 94553, during normal business hours.

The Community Development Division of the Department of Conservation and Development will 
provide reasonable accommodations to those persons needing translation services and for persons with 
disabilities who wish to participate in County Planning Commission meetings. Please contact County 
staff at least 48 hours before the meeting at (925) 655-2860
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Contra Costa County Planning 
Commission

AGENDA November 12, 2025

1. PLEDGE OF ALLEGIANCE

2. PUBLIC HEARINGS

2a. RYAN BYRKIT (Appellant) – RYAN BYRKIT (Applicant and Owner), County 
File CDVR23-01032: This is an appeal of the Zoning Administrator’s decision to 
deny a Variance Permit to allow a 585-square-foot metal carport (where 500 
square feet is the maximum size allowed for an accessory building) that is 18-feet 
2-inches in total height (where 15 feet is the maximum height allowed). The 
project site is located at 4486 Sandmound Boulevard in the Oakley area of 
unincorporated Contra Costa County. (Zoning: F-1 Water Recreation District) 
(Assessor’s Parcel Number: 032-240-045) GF

25-4532

Attachment A CDVR23-01032 Findings CPC
Attachment B Letter of Appeal

Attachment C Maps
Attachment D Photos
Attachment E Project Plans
Attachment F CDVR23-01032 Staff Report and Findings ZA 
04.07.2025
Attachment G CDVR23-01032 Staff Report ZA continued 04.21.2025
Attachment H Agency Comments
Attachment I PowerPoint Presentation
CDVR23-01032 CPC Presentation

Attachments:

3. PUBLIC COMMENTS

4. STAFF REPORT

5. COMMISSIONERS' COMMENTS

6. COMMUNICATIONS

THE NEXT MEETING OF THE CONTRA COSTA COUNTY PLANNING COMMISSION WILL BE 
HELD ON DECEMBER 10, 2025.
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https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=15017
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=2f028f0e-4816-4750-b10b-63a594d57f8d.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=0e504d7b-575d-4ad2-a891-8b61864d83bc.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=79bfea2a-13bf-4fb8-adbe-d200e91d7fd2.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=992b0b57-ef13-4797-9967-50146ca88256.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=6f1c642c-a311-4549-a919-ad5eabc00398.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=37d73ab7-33f7-4335-b5ab-b6b1629b61cd.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=42801d50-9c05-4495-ad20-b13d28d42ece.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=8d566741-5753-4713-9b7b-ae91910b292b.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=1bbe60f6-0117-4e29-8c90-32a6835c00d8.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=02e5de7f-8369-4c95-b204-13c413d94484.pptx


CONTRA COSTA COUNTY

AGENDA 

Contra Costa County Planning Commission

30 Muir Road, Martinez, California6:30 PMWednesday, October 22, 2025

Zoom: https://cccounty-us.zoom.us/j/84769800896 | Call in: (888)278-0254 Access code: 198675

CHAIR: Kevin Van Buskirk
VICE-CHAIR: Bhupen Amin
COMMISSIONERS:  Jeffrey Wright, Donna Allen, Bob Mankin, Ross  Hillesheim, Sanjiv Bhandari

The public may attend this meeting in person at the above location. The public may also attend this 
meeting remotely via Zoom or call-in. Login information and call-in information is provided below. 
Persons wishing to view the meeting but not participate may view the meeting live online at: 
https://www.contracosta.ca.gov/4314/County-Planning-Commission.

Persons who wish to address the Commission during public comment on matters within the 
Commission’s jurisdiction that are not on the agenda, or who wish to comment with respect to an item 
on the agenda, may comment in person, via Zoom, or via call-in. Those participating in person should 
come to the podium when called upon. Those participating via Zoom should indicate they wish to speak 
by using the “raise your hand” feature in the Zoom app. Those calling in should indicate they wish to 
speak by pushing “#2” on their phone.
All public comments will be limited to 3 minutes per speaker. Public comments may also be submitted 
before the meeting by email at planninghearing@dcd.cccounty.us, or by voicemail at (925) 655-2860. 
Comments submitted by email or voicemail will be included in the record of the meeting but will not be 
read or played aloud during the meeting.

For assistance with remote access, please contact County staff at (925) 494-4516

Any disclosable public records related to an item on a regular meeting agenda and distributed by County 
staff to a majority of the Planning Commissioners less than 96 hours prior to the meeting are available 
for inspection at 30 Muir Road, Martinez, CA 94553, during normal business hours.

The Community Development Division of the Department of Conservation and Development will 
provide reasonable accommodations to those persons needing translation services and for persons with 
disabilities who wish to participate in County Planning Commission meetings. Please contact County 
staff at least 48 hours before the meeting at (925) 655-2860.
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Contra Costa County Planning 
Commission

AGENDA October 22, 2025

1. PLEDGE OF ALLEGIANCE

2. PUBLIC HEARINGS

2a MICHAEL MILANI (Appellant) – CHERYL RAYMA GREEN (Applicant and 
Owner), County File CDVR25-01012: This is an appeal of the Zoning 
Administrator’s decision to deny a Variance and Small Lot Design Review to 
allow a 6-foot front yard setback (where 25 feet is the minimum required) for two, 
8-foot tall columns to support an entry gate. The project site is located at 10000 
Morgan Territory Road in the Livermore area of unincorporated Contra Costa 
County. (Zoning: A-40 Exclusive Agricultural District) (Assessor’s Parcel 
Number: 006-110-016) (Continued from 09.10.2025) AS

25-4306

Attachment A Findings and Conditions of ApprovalAttachments:

2b SMOKE DEPOT (Business) & MATTHEW POURABEDIN & ROYA 
IRANPOUR (Owner),  AHMED DUBAI (Business Owner), County File 
#CDSE22-00009: A hearing for an appeal of the Zoning Administrator’s decision 
to revoke  the legal non-conforming status of a tobacco retailing business, 
currently operating under the business name Smoke Depot, located at 3770 San 
Pablo Dam Road, in the El Sobrante area of Contra Costa County. (Zoning: P-1) 
(Assessor’s Parcel number: 420-140-035). EL

25-4307

Attachment A - Revocation Findings CDSE22-00009
Attachment B - CDSE22-00009 Determination Letter-signed
Attachment C - Zoning Administrator Statement of Decision
Attachment D - Contra Costa Health Notice of Suspension Hearing
Attachment E - Contra Costa Health Notice of Decision
Attachment F - Sheriff's Inspection Report
Attachment G - Administrative Notice Of Fine
Attachment H - County Health Department TImeline
Attachment  I- Zoning Administrator Staff Report and attachments
Attachment  J- CDSE22-00009 Appeal Letter
Attachment K - CPC Staff Presentation

Attachments:

3. PUBLIC COMMENTS

4. STAFF REPORT

5. COMMISSIONERS' COMMENTS

6. COMMUNICATIONS

THE NEXT MEETING OF THE CONTRA COSTA COUNTY PLANNING COMMISSION WILL BE 
HELD ON WEDNESDAY, NOVEMBER 12, 2025.
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https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=14620
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=7c6120d3-edd4-46ae-a50f-40e789ab37ed.pdf
https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=14621
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=875a2687-6944-41d7-a110-7fad958d61e3.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=e2daab89-5543-42b1-be1c-8aa23d98685d.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=d7fa8629-e7ab-44b2-bd96-8bd7d1a81bc8.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=31a48cc2-e262-4ce4-ae6d-351544b91afe.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=f0d22d98-3f03-402d-af70-bb0349681657.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=1a9fc729-d4e8-42ec-89bc-7ff5de009c11.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=dc82f95a-5a81-4660-af45-35d97837f607.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=f8cc4b09-582a-43ab-ab80-3ab41c12ced4.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=4ce62f59-a136-472f-b9ed-d7a9ba9697d9.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=507c830d-c782-44ad-a616-54372d0dd5c8.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=2d57afe3-37db-4393-a6f4-cec7ae8a2da2.pdf


CONTRA COSTA COUNTY

AGENDA 

Contra Costa County Zoning Administrator

30 Muir Road, Martinez1:30 PMMonday, November 17, 2025

Zoom: https:/cccounty-us.zoom.us/j/83831039285  Call in: (888) 278-0254 Access Code 198675

The Zoning Administrator meeting will be accessible in-person, via telephone, and via live-streaming to 
all members of the public.  Zoning Administrator meetings can be viewed live online at: 
http://contra-costa.granicus.com/ViewPublisher.php?view_id=13.

Persons who wish to address the Zoning Administrator during public comment or with respect to an 
item on the agenda may comment in person or may call in during the meeting by dialing (888) 
278-0254, followed by the access code 198675##.  A caller should indicate they wish to speak on an 
agenda item, by pushing "#2" on their phone.  Access via Zoom is also available using the following 
link  https://cccounty-us.zoom.us/j/83831039285. Those participating via Zoom should indicate they 
wish to speak on an agenda item by using the “raise your hand” feature in the Zoom app.  Public 
comments may also be submitted before the meeting by email at planninghearing@dcd.cccounty.us or 
by voicemail at (925) 655-2860.

Commenters will generally be limited to three (3) minutes each.  Comments submitted by email or 
voicemail will be included in the record of the meeting but will not be read or played aloud during the 
meeting.  The Zoning Administrator may reduce the amount of time allotted per commenter at the 
beginning of each item or public comment period depending on the number of commenters and the 
business of the day.  The Zoning Administrator may alter the order of agenda items at the meeting.  
Your patience is appreciated.

The Community Development Division of the Department of Conservation and Development will 
provide reasonable accommodations to those persons needing translation services and for persons with 
disabilities who wish to participate in Zoning Administrator meetings.  Please contact Hiliana Li at least 
48 hours before the meeting at (925) 655-2860.

1. PUBLIC COMMENTS

2. DEVELOPMENT PLAN: CONTINUED PUBLIC HEARING
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Contra Costa County Zoning 
Administrator

AGENDA November 17, 2025

2a. CHRISTOPHER MILLS (Applicant & Owner), County File CDDP25-03019: The 
applicant requests approval of a Development Plan for a Small Lot Design 
Review to allow for an as-built 370-square-foot pergola on a substandard lot. The 
subject property is located at 4010 Wellington Place in the unincorporated area of 
Lafayette in Contra Costa County. (APN: 169-040-036, Zoning: R-20 
Single-Family Residential District)  CONTINUED FROM NOVEMBER 3, 2025  
CP

25-4738

PLEASE NOTE: THE NEXT MEETING OF THE CONTRA COSTA COUNTY ZONING 
ADMINISTRATOR WILL BE HELD ON MONDAY, DECEMBER 1, 2025.
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CONTRA COSTA COUNTY

AGENDA 

Contra Costa County Zoning Administrator

30 Muir Road, Martinez1:30 PMMonday, November 3, 2025

Zoom: https:/cccounty-us.zoom.us/j/83831039285  Call in: (888) 278-0254 Access Code 198675

The Zoning Administrator meeting will be accessible in-person, via telephone, and via live-streaming to 
all members of the public.  Zoning Administrator meetings can be viewed live online at: 
http://contra-costa.granicus.com/ViewPublisher.php?view_id=13.

Persons who wish to address the Zoning Administrator during public comment or with respect to an 
item on the agenda may comment in person or may call in during the meeting by dialing (888) 
278-0254, followed by the access code 198675##.  A caller should indicate they wish to speak on an 
agenda item, by pushing "#2" on their phone.  Access via Zoom is also available using the following 
link  https://cccounty-us.zoom.us/j/83831039285. Those participating via Zoom should indicate they 
wish to speak on an agenda item by using the “raise your hand” feature in the Zoom app.  Public 
comments may also be submitted before the meeting by email at planninghearing@dcd.cccounty.us or 
by voicemail at (925) 655-2860.

Commenters will generally be limited to three (3) minutes each.  Comments submitted by email or 
voicemail will be included in the record of the meeting but will not be read or played aloud during the 
meeting.  The Zoning Administrator may reduce the amount of time allotted per commenter at the 
beginning of each item or public comment period depending on the number of commenters and the 
business of the day.  The Zoning Administrator may alter the order of agenda items at the meeting.  
Your patience is appreciated.

The Community Development Division of the Department of Conservation and Development will 
provide reasonable accommodations to those persons needing translation services and for persons with 
disabilities who wish to participate in Zoning Administrator meetings.  Please contact Hiliana Li at least 
48 hours before the meeting at (925) 655-2860.

1. PUBLIC COMMENTS

2. MINOR SUBDIVISION: PUBLIC HEARING
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Contra Costa County Zoning 
Administrator

AGENDA November 3, 2025

2a. ZAKARIA ISMAIL (Applicant and Owner), County File CDMS23-00009: The 
applicant requests approval of a Vesting Tentative Parcel Map for a three-lot 
Minor Subdivision application to subdivide a 0.37-acre residential lot with three 
existing single-family residences into three parcels, including a 5,207 square-foot 
Parcel A, a 4,815 square-foot Parcel B, and a 6,282 square-foot Parcel C. Each 
parcel includes an existing residence and Parcels B and C also include existing 
detached garages. No new development is proposed with this application. As part 
of the application, deviations from the required 10-foot minimum front yard, 
5-foot minimum side yard and 20-foot minimum rear yard setbacks of the Bay 
Point P-1 Planned Unit District are requested for Parcel C to allow the existing 
buildings to remain in their current locations. The applicant also requests 
authorization of Exceptions to the requirements and regulations of County Code 
Section 914-2.004 (Offsite Collect and Convey) to retain the current drainage 
flows, and of County Code Chapter 96-10 (Underground Utilities) to allow the 
existing utilities to remain. The subject property is located at 10-30 Roberts Street 
in the Bay Point area of unincorporated Contra Costa County. (Zoning: P-1 
Planned Unit District) (Assessor’s Parcel Number: 095-075-023) (Continued from 
10.20.2025 and re-noticed) JL

25-4525

Attachment A Findings and COAs final
Attachment B Maps
Attachment C Plans
Attachment D Agency Comments

Attachments:

3. DEVELOPMENT PLAN: PUBLIC HEARING

3a. CHRISTOPHER MILLS (Applicant & Owner), County File CDDP25-03019: The 
applicant requests approval of a Development Plan for a Small Lot Design 
Review to allow for an as-built 370-square-foot pergola on a substandard lot. The 
subject property is located at 4010 Wellington Place in the unincorporated area of 
Lafayette in Contra Costa County. (APN: 169-040-036, Zoning: R-20 
Single-Family Residential District) CP

25-4526

1 CDDP25-03019 Findings and COAs
2 CDDP25-03019 Public Comments
3 CDDP25-03019 Maps
4 CDDP25-03019 Agency Comments
5 CDDP25-03019 Project Plans
6 CDDP25-03019 Site Visit Photographs

Attachments:
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https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=14935
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=ad2c61d9-1792-4f9c-a417-df608b612d7d.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=7cacf253-3722-4f9d-87f3-a420577e522e.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=0a11f6ac-6a53-4e8f-a31e-1175598bfe84.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=a58ba8a9-055d-4c16-b472-3641f184d2cc.pdf
https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=14936
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=395941b1-69b4-48bd-8e9d-dac786a6ccb3.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=96a24e1e-14ea-4f68-a9ba-b6f29eb8dd1f.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=cb0eb9ce-de9e-4166-be5a-5f4384601780.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=329d0d3f-db69-4a9f-9d95-982c14cfaf75.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=cb1a668d-bc35-40a7-8e07-87c0229eb0fd.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=b511b5e7-180f-40e7-a6dc-84d5fca29dbd.pdf


Contra Costa County Zoning 
Administrator

AGENDA November 3, 2025

4. VARIANCE: PUBLIC HEARING

4a. KIMBERLY SOWERS (Applicant and Owner), County File CDVR25-01004: 
The applicant requests approval of a Variance to allow an approximately 
seven-foot three-inch secondary front yard setback (where 20 feet is the minimum 
required) for an existing unpermitted 300 square-foot accessory structure. The 
project site is located at 100 Valley Oaks Drive in the Alamo area of 
unincorporated Contra Costa County. (Zoning: R-20 Single-Family Residential 
District) (Assessor’s Parcel Number: 197-301-002) WITHDRAWN MLL

25-4527

Attachment A Findings
Attachment B Maps
Attachment C Photos
Attachment D Plans
Attachment E Agency Comments
Attachment F Public Comments
Attachment G Public Hearing Request

Attachments:

PLEASE NOTE: THE NEXT MEETING OF THE CONTRA COSTA COUNTY ZONING 
ADMINISTRATOR WILL BE HELD ON MONDAY,NOVEMBER 17, 2025.
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https://contra-costa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=14937
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=dddec19f-eb59-4ad9-ae4b-4ff904dfa8b9.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=bd370ed6-e0e4-4555-b367-aef74fda3269.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=082447dd-81a0-4498-adf5-fc5bfcaa5385.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=f1ebcf92-98ea-4731-b452-4e7fa9d881d5.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=1c1a89cf-690f-4ec3-a8a5-55879287352b.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=2d212fcb-05d2-4e26-ba73-03ad052eb3e1.pdf
https://contra-costa.legistar.com/gateway.aspx?M=F&ID=611bb120-661e-42e7-9390-ee85b396876a.pdf

