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AGENDA  

 
REGULAR MEETING OF THE 

PLANNING COMMISSION 
 

September 17, 2025 at 7:30 p.m 
 

City Council Chambers, El Cerrito City Hall 
10890 San Pablo Avenue 

El Cerrito, CA 94530 
 
7:30 p.m. CONVENE REGULAR MEETING 
 
1. ROLL CALL – Chair Joy Navarrete; Vice Chair Erin Gillett; Members Daniel 

Hamilton, Courtney Helion, Michael Norwood, and Nathan Tinclair 
 
2. COUNCIL/STAFF LIAISON ANNOUNCEMENTS AND REPORTS 

The City Council Liaison or City staff may report on matters of general interest to the 
Planning Commission, Council policies, priorities and significant actions taken by the City 
Council. 
 

3. ORAL COMMUNICATIONS FROM THE PUBLIC  
Remarks are typically limited to three minutes per person, and may be on anything 
within the subject matter jurisdiction of the body. Remarks on non-agenda items will be 
heard first. Remarks on agenda items will be heard at the time the item is discussed.  

 
4. ADOPTION OF MINUTES  

Adoption of the June 18, 2025 meeting minutes. 
 

5. COMMISSIONER COMMUNICATION/CONFLICT OF INTEREST DISCLOSURE 
This time on the agenda is reserved for Commissioners to disclose communications from 
individuals regarding specific agenda items or to state a potential conflict of interest in 
relation to a specific agenda item. 
 

6. PUBLIC HEARING: 6318 FAIRMOUNT AVE – USE PERMIT  
Application: PL25-0062 
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Applicant: Emma Pollack 
Location: 6318 Fairmount Ave 
APN: 504-160-015 
Zoning: Theater District 
General Plan: Theater District 
Request: Planning Commission consideration of a Conditional Use Permit for a 

“Offices, Medical and Dental” land use. 
CEQA: This project is categorically exempt from the provisions of CEQA 

pursuant to Section 15301 of the CEQA Guidelines, Class 1: Existing 
Facilities. 

 
7. PUBLIC HEARING: 556 RICHMOND ST – USE PERMIT  

Application: PL24-0044 
Applicant: Ahamed Mansoor & Fathima Badurudeen 
Location: 556 Richmond Street 
APN: 504-062-037 
Zoning: RS-5 (Single Family Residential) 
General Plan: Low Density Residential 
Request: Planning Commission consideration of a Conditional Use Permit for a 

Day Care Center land use proposed in an existing approximate 1,393 
square foot building on an approximate 4,200 square foot site. 

CEQA: This project is categorically exempt from the provisions of CEQA 
pursuant to Section 15301 of the CEQA Guidelines, Class 1: Existing 
Facilities. 

 
8. STAFF COMMUNICATIONS 

Informational reports on matters of general interest, presented by City staff. 
 
9. ADJOURNMENT 

 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the Staff Liaison, (510) 215-4330.  Notification 48 hours prior to the meeting will 
enable the City to make reasonable arrangements to ensure accessibility to this meeting. (28 CFR 35.102-
35.104 ADA Title I).  
 
Any writings or documents provided to a majority of the members regarding any item on this agenda will be 
made available for public inspection at 10890 San Pablo Avenue El Cerrito, CA 94530 during normal 
business hours. 
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MINUTES 

 
REGULAR MEETING OF THE 

PLANNING COMMISSION 
 

June 18, 2025 at 7:30 p.m 
 

City Council Chambers, El Cerrito City Hall 
10890 San Pablo Avenue 

El Cerrito, CA 94530 
 
7:30 p.m. CONVENE REGULAR MEETING 
 
1. ROLL CALL – Vice Chair Erin Gillett; Members Courtney Helion, Michael 

Norwood, and Nathan Tinclair. Members Daniel Hamilton and Joy Navarrete had 
an excused absence. 

 
2. COUNCIL/STAFF LIAISON ANNOUNCEMENTS AND REPORTS 

Nothing was reported. 
 

3. ORAL COMMUNICATIONS FROM THE PUBLIC  
No speakers addressed the Commission. 

 
4. ADOPTION OF MINUTES  

Moved/Second: Member Helion/Norwood Action: Passed a motion to adopt the 
May 21, 2025 meeting minutes 
Ayes: Members Gillett, Helion, Norwood, Tinclair 
Noes: None 
Abstain: None  
Absent: Hamilton, Navarrete 

 
5. COMMISSIONER COMMUNICATION/CONFLICT OF INTEREST DISCLOSURE 

Commissioner Helion disclosed that her two stepchildren graduated from Prospect Sierra 
School and no longer attend the school.   
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6. PUBLIC HEARING: 2060 TAPSCOTTT AVE – USE PERMIT  
Application: PL25-0026 
Applicant: Prospect Sierra School 
Location: 2060 Tapscott Ave   
APN: 501-370-002 
Zoning: Public and Semipublic 
General Plan: Institutional & Utility 
Request: Planning Commission consideration of a Conditional Use Permit to 

amend an existing Conditional Use Permit to allow the construction of an 
8’ high, wrought iron fence along the boundary of a middle school 
campus. 

CEQA: This project is categorically exempt from the provisions of CEQA 
pursuant to Section 15303 of the CEQA Guidelines, Class 3: New 
Construction or Conversion of Small Structures. 

 
Associate Planner Diego Romero presented the staff report and answered questions from 
the Commission. 
 
Steve Harrington of Prospect Sierra presented the project and answered questions from 
the Commission. 
 
The public hearing was opened 
 
No speakers addressed the Commission 
 
The public hearing was closed 
 
Moved/Second: Member Tinclair/Norwood. Action: Passed a motion to allow the 
construction of an 8’ high wrought iron fence with amendment allow existing chain link 
fencing to be replaced with 8' wrought iron fencing provided it is in the same location. 
Ayes: Members Gillett, Helion, Norwood, Tinclair 
Noes: None 
Abstain: None  
Absent: Hamilton, Navarrete 
 
 

7. PUBLIC HEARING: 960 AVIS DRIVE – USE PERMIT  
Application: PL25-0025 
Applicant: Prospect Sierra School 
Location: 2060 Tapscott Ave   
APN: 503-280-002 
Zoning: Public and Semipublic 
General Plan: Institutional & Utility 
Request: Planning Commission consideration of a Conditional Use Permit to 

amend the existing Conditional Use Permit to allow the construction of 
an 8’ high, wrought iron fence along the boundary of an elementary 
school campus. 

CEQA: This project is categorically exempt from the provisions of CEQA 
pursuant to Section 15303 of the CEQA Guidelines, Class 3: New 
Construction or Conversion of Small Structures. 

 
Associate Planner Diego Romero presented the staff report and answered questions from 
the Commission. 
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Steve Harrington of Prospect Sierra presented the project and answered questions from 
the Commission. 
 
The public hearing was opened 
 
No speakers addressed the Commission 
 
The public hearing was closed 
 
Moved/Second: Member Tinclair/Norwood. Action: Passed a motion to allow the 
construction of an 8’ high wrought iron fence with amendment allow existing chain link 
fencing to be replaced with 8' wrought iron fencing provided it is in the same location. 
Ayes: Members Gillett, Helion, Norwood, Tinclair 
Noes: None 
Abstain: None  
Absent: Hamilton, Navarrete 
 

8. STAFF COMMUNICATIONS 
Planning Manager Sean Moss updated the Commission regarding the upcoming Outdoor 
Dining and Retail Ordinance, the ongoing Safety Element update, the progress on the El 
Cerrito Plaza Transit Oriented Development, and the Richmond Street Complete Streets 
project. 

 
9. ADJOURNMENT 

8:10 p.m. 
 
 
      
Joy Navarrete, Chair 

 
This is to certify that the foregoing is a true and correct copy of the minutes of the   
regular Planning Commission meeting of June 18, 2025, as approved by the 
Planning Commission. 

 
 
       
 Sean Moss, Staff Liaison   
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PLANNING COMMISSION STAFF REPORT 
September 17, 2025

6318 FAIRMOUNT AVE 

DETAILS 

Application Number: PL25-0032 

Applicant: Emma Pollack 

Location: 6318 Fairmount Ave 

APN: 504-160-015 

Zoning: Theater District 

General Plan: Theater District 

Request: Planning Commission 
consideration of a Conditional Use Permit 
for a proposed “Offices, Medical and Dental” 
use. 

CEQA: This project is categorically exempt 
from the provisions of CEQA pursuant to 
Section 15301 of the CEQA Guidelines, Class 
1: Existing Facilities. 

EXECUTIVE SUMMARY 

The applicant is requesting a Conditional Use Permit to allow an 
“Office, Medical and Dental” land use at 6318 Fairmount Ave. “Office, 
Medical and Dental” land uses require a Conditional Use Permit in the 
Theater District (TD) zoning district in the San Pablo Avenue Specific 
Plan area.    

The existing building is 1,306 square feet in size and was most recently 
used as a dental office which operated until approximately 2022. The 
building is proposed to be a dental office which would be open Monday 
through Friday from 8:00 a.m. to 6:00 p.m. 

Based on the evidence and analysis contained in this report, staff is 
recommending approval of the Conditional Use Permit. 
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Background 

Site Location and Layout 

The project site is located at 6318 Fairmount Ave. The site consists of one parcel (APN 504-160-015), is 
approximately 3,000 square feet in size, and contains an existing 1,306 square feet building. The project 
site is located in the Theater District (TD) zoning district in the San Pablo Avenue Specific Plan area. 
Roughly half of the site is building area with the rest of the site devoted to parking. The site has street 
access from Fairmount Ave.  

Vicinity Map 
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Site Photo 

 
View from Fairmount Ave 

Adjacent Land Uses 

North: Theater District (TD) Zoning and General Plan designation. Commercial uses. 
East: Theater District (TD) Zoning and General Plan designation. Commercial uses. 
South Theater District (TD) Zoning and General Plan designation. Commercial uses. 
West: Transit Oriented Higher Intensity Mixed Use (TOHIMU) Zoning and General Plan designation.  
Commercial uses. 

Analysis 

Project Description 

The applicant is requesting a Conditional Use Permit to allow a “Office, Medical and Dental” land use at 

6318 Fairmount Ave. The applicant is proposing a dental office which would be open Monday through 

Friday from 8:00 a.m. to 6:00 p.m. At peak times, the applicant anticipates approximately 7 to 10 

individuals on-site at any time, including staff and clients.  

The project proposes minimal changes to the building as most of the proposed work will be done on the 

inside of the building. The site currently contains 5 parking spaces. Pursuant to AB 2097 no parking is 

required for this site as it is less than a half mile from a major transit stop. The applicant is not proposing 

any changes to the building or the site.  

The existing building is 1,306 square feet in size and was constructed in 1960. The applicant is not 

proposing any changes to the building. The building was most recently used as a dental office but has 

not been used as one for more than 12 months. The building contains a lobby, a staff lounge, 3 

examination rooms, and one bathroom. Pursuant to FBC Table 01 of the SPASP, “Office, Medical and 

Dental” land uses require a Conditional Use Permit in the Theater District (TD) zoning district.   
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General Plan Compliance 

The project is consistent with and will implement the following policies of the El Cerrito General Plan: 

Policy LU4.1: Mixture of Uses. Encourage a mix of uses that promotes such community values as 
convenience, economic vitality, fiscal stability, public safety, a healthy environment, and a 
pleasant quality of life. 

The project will create a dental office supporting El Cerrito residents and the larger community. 
The use permit will allow the continued commercial use of the site and will add to the mixture of 
uses in the Fairmount Avenue commercial district. 

CD4.1: Compatibility in Building Scale. Avoid big differences in building scale and character 

between developments on adjoining lots. 

The project proposes no changes to the site and no changes to building, and as such the proposed 

project will remain a similar scale as the existing site.  

Environmental Review 

This project is categorically exempt from the provisions of CEQA pursuant to Section 15301 of the CEQA 
Guidelines, Class 1: Existing Facilities.  

Public Notice 

The required public notice for the project was published in the East Bay Times and mailed to owners of 
property within 300 feet of the project site on or before September 3, 2025.  No public comments were 
received prior to the publication of this report. 

Required Findings  

Pursuant to San Pablo Avenue Specific Plan Section 2.02.06.05.03, a Conditional Use Permit shall only be 
granted if the Planning Commission finds that the proposal as submitted, modified, and/or conditioned 
conforms to all the following criteria: 

1. The location, size, design, and operating characteristics of the proposed development will be 
harmonious and compatible with and will not adversely affect the livability or appropriate 
development of abutting properties and the surrounding neighborhood. 

The proposed dental office is located on Fairmount Ave. This neighborhood consists of retail, 
restaurant, and commercial service land uses, and nearby apartments, single-family homes. The 
proposed business will operate between 8:00 a.m. and 6:00 p.m. The 3,000-square foot site is 
developed with a one-story, 1,306-square foot building that was previously a dental office. The 
scale and operations of the proposed business are consistent with other businesses in this 
commercial area. The site previously houses a dental office. The applicant does not propose any 
changes to the site at this time, and it will remain compatible with the surrounding area.  

2. The location and design of the proposal will provide a convenient and functional living, working, 
shopping, or civic environment that will be an attractive amenity for the City. 
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The project will create a dental office, adding new, convenient medical services to El Cerrito. The 
use permit will allow the continued use of the property as an active business.   

3. The proposal is consistent with the purposes of the Transect Zone where it is located and 
conforms in all significant respects with the Specific Plan, El Cerrito General Plan, and with any 
other applicable policy or plan adopted by the City Council. 

Upon approval of this conditional use permit the use would be permitted in the e Theater District 
(TD) zoning district. The proposed project will implement the following policies of the El Cerrito 
General Plan: LU1.1: Neighborhood Character, and CD4.1: Compatibility in Building Scale. 

Staff Recommendation 

Based on the information contained in this report, staff recommends approval of Planning Application No. 
PL25-0062, as conditioned by the draft resolution in Attachment 1. 

Proposed Motion 

Move adoption of Planning Commission Resolution PC2025-06 granting a Conditional Use Permit for 
Planning Application No. PL25-0062: allowing an “Offices, Medical and Dental” use in the Theater District.   

Appeal Period 

Within ten (10) working days after the date of the decision, the Planning Commission action may be 
appealed to the City Council. 

Attachments 
1. Draft Resolution 
2. Project Plans 



 

  

Planning Commission Resolution PC 2025-06 

 

APPLICATION NO.  PL25-0062 

 

A RESOLUTION OF THE CITY OF EL CERRITO PLANNING COMMISSION APPROVING A CONDITIONAL 

USE PERMIT FOR AN OFFICES, MEDICAL AND DENTAL LAND USE TO BE LOCATED AT 6318 

FAIRMOUNT AVENUE 

 

WHEREAS, the site is located at 6318 Fairmount Avenue; 

 

WHEREAS, the existing Assessor’s Parcel Number of the site is 504-160-015; 

 

WHEREAS, the site is located within the San Pablo Avenue Specific Plan Area; 

 

WHEREAS, the General Plan land use classification of the site is Theater District; 

 

WHEREAS, the zoning district of the site is Theater District;  

 

WHEREAS, on August 8, 2025, Emma Pollack submitted an application for a Conditional Use Permit for 

an Offices, Medical and Dental land use;  

 

WHEREAS, the project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) pursuant to Section 15301 of the CEQA Guidelines, Class 1: Existing Facilities; and 

 

 WHEREAS, on September 17, 2025, the Planning Commission, after due consideration of all evidence 

and reports offered for review, does find and determine the following: 

 

1. The proposed dental office is located on Fairmount Ave. This neighborhood consists of retail, 

restaurant, and commercial service land uses, and nearby apartments, single-family homes. The 

proposed business will operate between 8:00 a.m. and 6:00 p.m. The 3,000-square foot site is 

developed with a one-story, 1,306-square foot building that was previously a dental office. The scale 

and operations of the proposed business are consistent with other businesses in this commercial 

area. The site previously houses a dental office. The applicant does not propose any changes to the 

site at this time, and it will remain compatible with the surrounding area. 

 

2. The project will create a dental office, adding new medical services to El Cerrito. The use permit will 

allow the continued use of the property as an active business. 

 

3. Upon approval of this conditional use permit the use would be permitted in the e Theater District (TD) 

zoning district. The proposed project will implement the following policies of the El Cerrito General 

Plan: LU1.1: Neighborhood Character, and CD4.1: Compatibility in Building Scale.. 

 

NOW, THEREFORE, BE IT RESOLVED that after careful consideration of all maps, facts, exhibits, correspondence, 

and testimony, and other evidence submitted in this matter, and, in consideration of the findings, the El 
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Cerrito Planning Commission hereby approves Application No. PL25-0062, subject to the following conditions: 

Planning Division: 

1. The project will be constructed substantially in conformance with the plans received by the City on 

August 8, 2025. Minor changes may be approved by the Zoning Administrator. All improvements shall 

be installed in accordance with these approvals.  Once constructed or installed, all improvements 

shall be maintained as approved. 

 

2. 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 of El 

Cerrito, 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. 

 

3. These Conditions of Approval shall apply to any successor in interest in the property and Applicant 

shall be responsible for assuring that the successor in interest is informed of the terms and conditions 

of this approval. 

 

4. If not exercised this Conditional Use Permit approval will expire two years after the date of this 

approval pursuant to El Cerrito Municipal Code Section 19.32.100. 

 
5. The project shall be consistent with all applicable requirements of the El Cerrito Fire Department, 

Police Department, and Operation and Environmental Services Division, and the applicant shall secure 

all required permits prior to the commencement of construction.  

 
Building Division: 

6. Please be aware that, as per CBC sec. 105.1, a Building Permit is required to be obtained by the owner 

or owner’s authorized agent who intends to construct, enlarge, alter, repair, move, demolish or 

change the occupancy of a building or structure, or to erect, install, enlarge, alter, repair, remove, 

convert or replace any electrical, gas, mechanical or plumbing system, the installation of which is 

regulated by the California Building Code, or to cause any such work to be performed. 

 

7. All work shall comply with all applicable laws, ordinances, regulations, and standards (LORS) and the 

current and effective California Building Code (CBC) series to include all relevant references, 

standards, and industry requirements. The City of El Cerrito Municipal Code and amended code 

sections shall be observed as well. 

 

8. All construction documents shall be prepared by licensed and registered California Design 

Professionals. All scopes will be required to have the relevant and corresponding licensed 

professional(s) identified i.e.: Structural Engineer for structural design, Civil Engineer for site work, 

drainage, and improvements, etc. All Construction Documents shall have valid stamps and signatures. 

 



   

Page 3 of 3 

9. Commercial structures that are not specifically exempted by CBC 11B-203 are subject to applicable 

Accessibility requirements set in CBC 11B. Please ensure that at time of permit submittal, to show 

how the existing structure and site complies with CBC section 11B- 202.4. 

 

10. At time of permit submittal, please verify and show the complete egress path of travel from all 

occupied spaces to the public way and/or safe dispersal areas. Ensure to show separation of exits if 

more than one is required along with common path of travel distances. 

 

11. At time of permit submittal, please clarify and provide a statement on the plans if the proposed space 

falls under the licensing requirements of OSHPD 3. If so, please ensure to comply with the 

requirements outlined in Chapter 12 of the CBC. 

 

 
 

CERTIFICATION 

 

 

 

I certify that this resolution was adopted by the El Cerrito Planning Commission at a regular meeting held on 

September 17, 2025, upon motion of Commissioner _________, second by Commissioner _________: 

  

AYES:  

NOES:  

ABSTAIN:  

ABSENT:  

 

 

_________________________  

Sean Moss, AICP 

Planning Manager 
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6318 Fairmount Ave. – SITE PLAN 
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6318 Fairmount Ave.  - FLOOR PLAN 
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6318 Fairmount Ave.  - PHOTOS 

 



 

 

 

Community Development Department 

Planning and Building Division 
10890 San Pablo Avenue, El Cerrito, CA 94530 

(510) 215-4330 | planning@ci.el-cerrito.ca.us 

 

PLANNING COMMISSION STAFF REPORT  
September 17, 2025 

556 RICHMOND STREET 

  
DETAILS 

Application Number: PL24-0044 
 
Applicant: Ahamed Mansoor & Fathima 
Badurudeen 
 
Location: 556 Richmond Street 
 
APN: 504-062-037 

 
Zoning: RS-5 (Single Family Residential) 
 
General Plan: Low Density Residential 
 
Request: Planning Commission 
consideration of a Conditional Use Permit 
for a Day Care Center land use proposed in 
an existing approximate 1,393 square foot 
building on an approximate 4,200 square 
foot site.   
 
CEQA: This project is categorically exempt 
from the provisions of CEQA pursuant to 
Section 15301 of the CEQA Guidelines, Class 
1: Existing Facilities. 

EXECUTIVE SUMMARY 

The proposal is for the creation of a Day Care Center land use at an 
existing approximate 1,393 square foot building on an approximate 
4,200 square foot site. The proposed use will accommodate students 
that are 2 years old to 6 years old. Hours will be year-round Monday 
through Friday between 8:00 AM to 5:30 PM. Up to 25 children and 4 
onsite employees are anticipated. The proposed land use requires 
Conditional Use Permit approval when located in the RS-5 single family 
zoning district.  
 
Based on the evidence and analysis contained in this report, staff is 
recommending approval of the Conditional Use Permit. 
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Background 

Site Location and Layout 

The project site is located at 556 Richmond Street at the corner of Richmond Street and Lincoln Avenue. 
The site consists of one parcel (APN 504-062-037), is approximately 4,200 square feet in size, and contains 
an existing 1,393 square foot building, which has been previously used as a single-family home. The site 
is located across the street from existing multi-family uses and abutting properties include existing single-
family houses. The site is located less than 1,000 feet north of the El Cerrito Plaza BART station.  

Vicinity Map 

 

  



Page 3 of 8 
 
 

Site Photo 

 

Adjacent Land Uses 

North: Single Family Residential (RS-5) Zoning and Low Density Residential General Plan designation.  
Single family house. 
East: Single Family Residential (RS-5) Zoning and Low Density Residential General Plan designation.  
Single family house. 
South: Single Family Residential (RS-5) Zoning and Low Density Residential General Plan designation.  
Single family house. 
West: Duplex Residential (RD) Zoning and Medium Density Residential General Plan designation.  
Single family house. 

Analysis 

Project Description 

Land Use 

The proposed Day Care Center use will accommodate students that are 2 years old to 6 years old. Hours 
will be year-round Monday through Friday between 8:00 a.m. and 5:30 p.m. Children arriving and leaving 
by car will be dropped off and picked up in a designated passenger loading area to be directly adjacent to 
the building on Lincoln Avenue. The preschool will be licensed for up to 25 children, and direct care will 
be provided by four on-site staff. When located in the RS-5 single Family zoning district, the Day Care 
Center land use type requires a Conditional Use Permit and is subject to the specific use standards of 
Zoning Ordinance Section 19.20.060, as detailed below. 
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Site Plan and Floor plan 

The existing 1,393 square foot building is located in the front half of the approximately 4,200 square foot 
lot. The rear half of the lot is proposed to be the outdoor play area for the day care center, and a new 
proposed gate and fence would separate the play area from the street. Two classrooms are proposed in 
the building with two bathrooms, and a kitchen. The second floor is proposed to be used as a staff lounge 
area. The project plans are included as Attachment 2. 

 

 

 

Access  

Staff and students would access the building through the entrance on Richmond Street and Lincoln 

Avenue, and parents would utilize the passenger loading area expected to be along the frontage of the 

project site along Lincoln Avenue. A gate and pathway would provide direct access from Lincoln Avenue 

to the front building entrance.  

Pursuant to Assembly Bill 2097 (AB 2097) a public agency shall not impose or enforce any minimum 

automobile parking requirement on a residential, commercial, or other development project if the 

project is located within one-half mile of transit stops. The project site is within one-half mile of the El 
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Cerrito Plaza BART station and multiple frequent bus stops. Irrespective of AB 2097, one non-required 

parking space is being proposed in the existing driveway, for employee use.  

The project includes a passenger loading and drop off zone along the Lincoln Avenue frontage of the 

project site which has been reviewed and deemed adequate by Public Works Department staff. A 

proposed condition of approval stipulates that the applicant shall submit an application to the Public 

Works Department to facilitate installation of the passenger loading area. The project is proposing to 

have one staff member assigned to facilitate curbside drop-off and pick-up and to instruct all parents 

that if the passenger loading spaces are occupied then they must continue past the school and go 

around the block to avoid causing delays to through traffic on Kearney Street. According to the 

transportation analysis (Attachment 3) submitted by the applicant, prepared by Abrams Associates, 

there should be no impacts to through traffic on Lincoln Avenue and The project is not anticipated to 

cause any significant impacts on surrounding intersections as the volume of trips generated is very low 

and trips would be distributed onto the various streets that provide access to the area. 

A continuous network of sidewalks exists in the project vicinity. Area roadways (as well as the Ohlone 

Greenway) would provide access for bicyclists. The El Cerrito Plaza BART station is located just under 

1,000 feet east of the project site. AC Transit provides bus service to the project site with the nearest 

bus stops at the BART station and at the intersections of San Pablo Avenue with Lincoln Avenue, each 

about a few blocks from the project site.  

Zoning Ordinance 

The project is subject to the use-specific standards at Zoning Ordinance Section 19.20.060 (Day Care 
Centers). 

A. Landscaping and Buffer Yards. Landscaping and buffer yards adjacent to residential districts shall
be provided for day care centers, pursuant to the standards prescribed by Chapter 19.25,
Landscaping and Buffer Yards. In addition to the requirements of Chapter 19.25, a periphery wall,
constructed of wood or masonry, shall be provided for purposes of securing outdoor play areas
and screening the site and shall achieve 75 percent opacity. Chain metal fencing or barbed wire is
prohibited.

The proposed outdoor play area is located at the rear of the property. The nearest residences are 
located directly to the east and south of the property. Pursuant to Section 19.25.090, a 5 ft buffer 
is required for Public and Semi-Public Uses proposed next to existing residential uses. The project 
is proposing a 5 ft landscaped buffer yard along the south and east property lines. The other side 
of the outdoor play area (north) is adjacent to Lincoln Ave. The rear yard is secured with an six-
foot wood fence. 

B. Hours of Operation. 7:00 a.m. to 7:00 p.m., Monday through Friday.

The proposed hours of operation are between 8:00 a.m. and 5:30 p.m. Monday through Friday 
with staff arriving and departing approximately 30 minutes outside the hours of operation. The 
hours will not exceed the maximum hours stipulated in Section 19.20.060.    

C. Noise. Outdoor play shall not occur before 8:00 a.m. when the site is located within or adjacent
to a residential district. Day care centers shall comply with the requirements of the City's noise
ordinance limits.
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The project is within a residential district (RS-5). The proposed project will comply with this 
requirement and outdoor play will not occur before 8:00 a.m. 

D. Passenger Loading and Drop-off. One curbside passenger loading zone designated by the City shall 
be located near the entrance of the day care center or in an off-street location acceptable to staff. 

The project includes a passenger loading and drop off zone along the Lincoln Avenue frontage of 
the project site which has been reviewed and deemed adequate by Public Works Department staff.  
The Conditions of Approval require the applicant to submit an application to facilitate installation 
of this loading zone. In addition, the project is proposing to have one staff member assigned to 
facilitate curbside drop-off and to instruct parents not to obstruct through traffic on Lincoln 
Avenue. According to the transportation analysis (Attachment 3) submitted by the applicant there 
should be no impact to through traffic on Lincoln Ave. 

E. Exceptions. Exceptions to these standards shall be granted by Conditional Use Permit. 

The applicant is not seeking any exceptions to these standards.  

General Plan Compliance 

The project is consistent with and will implement the following policies of the El Cerrito General Plan: 

Policy LU4.2: Availability of Goods and Services. Provide for economic development that assures 
the availability and diversity of resident-serving goods and services. 

The project will provide a day care service supporting both El Cerrito residents and those 
commuting to the El Cerrito area. In this way, the project supports economic development over 
the short and long-terms. 

Policy LU6.2: Circulation Alternatives. To the extent possible, encourage alternatives to the use 
of private automobiles. Encourage a full range of transportation options – driving, transit, walking 
and biking – without allowing any one to preclude the others. On San Pablo Avenue, in many 
constrained right-of-ways, it is not possible to provide optimum facilities for all user groups and 
in the event that trade-offs are necessary, transit users and pedestrians are the highest priority.  

The location of the project provides convenient access to frequent public transit along San Pablo 
Avenue as well as the El Cerrito Plaza BART station.    

Environmental Review 

This project is categorically exempt from the provisions of CEQA pursuant to Section 15301 of the CEQA 
Guidelines, Class 1: Existing Facilities.  

Public Notice 

The required public notice for the project was published in the East Bay Times and mailed to owners of 
property within 300 feet of the project site on or before September 3, 2025. Two public comments 
(Attachments 4 and 5) were received which raised concerns about the proposed project.  
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Required Findings  

In order to approve the Conditional Use Permit, the Planning Commission must make the following 
findings, contained in Section 19.34.040 of the El Cerrito Municipal Code. 

1. The location, size, design, and operating characteristics of the proposed development will be 
harmonious and compatible with and will not adversely affect the livability or appropriate 
development of abutting properties and the surrounding neighborhood. 

The proposed day care center is situated less than 1,000 feet from the El Cerrito Plaza BART station. 
The 500 block of Richmond Street consists of single-family homes. Retail, restaurant, and 
commercial service uses are provided in the neighborhood along San Pablo Ave and in the El Cerrito 
Plaza shopping center located 3 block south of the property. 

The proposed childcare center will operate between 8:00 a.m. and 5:30 p.m., these hours of 
operation are consistent with Zoning Ordinance Section 19.20.060(B).  

The 4,200-square foot site is developed with a one-story, 1,393-square foot building that originally 
was a single-family residence. On-site parking is not required pursuant to AB 2097, But one non-
required on-site employee parking space will be provided. The project includes a passenger loading 
and drop off zone along the Lincoln Avenue frontage of the project site which has been reviewed 
and deemed adequate by Public Works Department staff. In addition, the project is proposing to 
have one staff member assigned to facilitate curbside drop-off and to instruct parents not to 
obstruct through traffic on Lincoln Avenue. 

For all the above reasons, the project will be harmonious and compatible with and will not 
adversely affect the livability or appropriate development of abutting properties and the 
surrounding neighborhood. 

2. The location and design of the proposal will provide a convenient and functional living, working, 
shopping, or civic environment that will be an attractive amenity for the City. 

The project will result in a new daycare center at a location convenient for both residents and 
employees within El Cerrito. This convenience is achieved by the site’s accessibility by multiple 
transportation modes including by walking, bicycling, transit (AC Transit and BART), and 
automobiles. The project also contributes to a functional living, working, and civic environment by 
providing a service vital to a functional economy and community. Providing this service in El Cerrito 
increases the ability of parents and guardians to participate in the workforce and civic life. 

3. The proposal is consistent with the purpose of the district where it is located and conforms in all 
significant respects with the El Cerrito General Plan and with any other applicable plan adopted 
by the City Council. 

The project is consistent with the intent of the RS-5 zoning district and complies with all 
requirements specific to daycare centers contained in Section 19.20.060. The proposed project will 
implement the following policies of the El Cerrito General Plan: LU4.2: Availability of Goods and 
Services, and LU6.2: Circulation Alternatives. 

Staff Recommendation 
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Based on the information contained in this report, staff recommends approval of Planning Application No. 
PL24-0044, as conditioned by the draft resolution in Attachment 1. 

Proposed Motion 

Move adoption of Planning Commission Resolution PC2025-07 granting Use Permit approval to Planning 
Application No. PL24-0044: a new Day Care Center Land Use to be located at 556 Richmond Street. 

Appeal Period 

Within ten (10) working days after the date of the decision, the Planning Commission action may be 
appealed to the City Council. 

Attachments 
1. Draft Resolution 
2. Project Plans 
3. Transportation Analysis 
4. Public Comment, Daniele Panicacci 
5. Public Comment, Marisa Singer & Reed O'Brien 

 



 

  

Planning Commission Resolution PC 2025-07 

 

APPLICATION NO. PL24-0044 

 

A RESOLUTION OF THE CITY OF EL CERRITO PLANNING COMMISSION APPROVING A CONDITIONAL 

USE PERMIT FOR A NEW DAY CARE CENTER LAND USE TO BE LOCATED AT 556 RICHMOND STREET   

 

WHEREAS, the site is located at 556 Richmond Street; 

 

WHEREAS, the existing Assessor’s Parcel Number of the site is 504-062-037; 

 

WHEREAS, the General Plan land use classification of the site is Low Density Residential; 

 

WHEREAS, the zoning district of the site is RS-5 (Single Family Residential);  

 

WHEREAS, on May 9, 2024, Ahamed Mansoor & Fathima Badurudeen submitted an application for a 

Conditional Use Permit for a Daycare Center land use;  

 

WHEREAS, the project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) pursuant to Section 15301 of the CEQA Guidelines, Class 1: Existing Facilities; and 

 

 WHEREAS, on September 17, 2025, the Planning Commission, after due consideration of all evidence 

and reports offered for review, does find and determine the following: 

 

1. The proposed day care center is situated less than 1,000 feet from the El Cerrito Plaza BART station. 

The 500 block of Richmond Street consists of single-family homes. Retail, restaurant, and commercial 

service uses are provided in the neighborhood along San Pablo Ave and in the El Cerrito Plaza 

shopping center located 3 block south of the property. The proposed childcare center will operate 

between 8:00 a.m. and 5:30 p.m., these hours of operation are consistent with Zoning Ordinance 

Section 19.20.060(B). The 4,200-square foot site is developed with a one-story, 1,393-square foot 

building that originally was a single-family residence. On-site parking is not required pursuant to AB 

2097, But one non-required on-site employee parking space will be provided. The project includes a 

passenger loading and drop off zone along the Lincoln Avenue frontage of the project site which has 

been reviewed and deemed adequate by Public Works Department staff. In addition, the project is 

proposing to have one staff member assigned to facilitate curbside drop-off and to instruct parents 

not to obstruct through traffic on Lincoln Avenue. For all the above reasons, the project will be 

harmonious and compatible with and will not adversely affect the livability or appropriate 

development of abutting properties and the surrounding neighborhood. 

 

2. The project will result in a new daycare center at a location convenient for both residents and 

employees within El Cerrito. This convenience is achieved by the site’s accessibility by multiple 

transportation modes including by walking, bicycling, transit (AC Transit and BART), and automobiles. 

The project also contributes to a functional living, working, and civic environment by providing a 

service vital to a functional economy and community. Providing this service in El Cerrito increases the 
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ability of parents and guardians to participate in the workforce and civic life. 

 

3. The project is consistent with the intent of the RS-5 zoning district and complies with all requirements 

specific to daycare centers contained in Section 19.20.060. The proposed project will implement the 

following policies of the El Cerrito General Plan: LU4.2: Availability of Goods and Services, and LU6.2: 

Circulation Alternatives. 

 

NOW, THEREFORE, BE IT RESOLVED that after careful consideration of all maps, facts, exhibits, correspondence, 

and testimony, and other evidence submitted in this matter, and, in consideration of the findings, the El 

Cerrito Planning Commission hereby approves Application No. PL24-0044, subject to the following conditions: 

Planning Division: 

1. The project will be constructed substantially in conformance with the plans received by the City on 

August 20, 2025. Minor changes may be approved by the Zoning Administrator. All improvements 

shall be installed in accordance with these approvals.  Once constructed or installed, all 

improvements shall be maintained as approved. 

 

2. 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 of El 

Cerrito, 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. 

 

3. These Conditions of Approval shall apply to any successor in interest in the property and Applicant 

shall be responsible for assuring that the successor in interest is informed of the terms and conditions 

of this approval. 

 

4. If not exercised this Conditional Use Permit approval will expire two years after the date of this 

approval pursuant to El Cerrito Municipal Code Section 19.32.100. 

 
5. The project shall be consistent with all applicable requirements of the El Cerrito Fire Department, 

Police Department, and Building Division, and the applicant shall secure all required permits prior to 

the commencement of construction.  

 

Public Works Department: 

6. The applicant shall ensure adequate sight distance for vehicles exiting the driveway and for 

pedestrians on the adjacent sidewalk. This includes ensuring that trees and landscaping along the 

street side of the project on Richmond Street would not restrict sight distance. This also means 

keeping groundcover no higher than two feet and tree canopies trimmed up to at least six feet from 

the ground. 

 

7. The applicant shall submit an application to the Public Works Department, in compliance with El 

Cerrito Municipal Code section 19.20.060(D), in which the applicant shall designate the passenger 
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loading area in the public right of way as identified in the Traffic Analysis by Abrams Associates, 

dated December 5, 2024. 

8. The applicant shall designate one staff member to facilitate curbside drop-off and pick-up and to

instruct all parents that if the passenger loading spaces are occupied (and they cannot find space to

pull out of the traveled way) then they must continue past the school and go around the block to

avoid causing delays to through traffic on Lincoln Avenue.

CERTIFICATION 

I certify that this resolution was adopted by the El Cerrito Planning Commission at a regular meeting held on 

September 17, 2025, upon motion of Commissioner _______, second by Commissioner ________: 

AYES: 

NOES: 

ABSTAIN: 

ABSENT: 

_________________________ 

Sean Moss, AICP 

Planning Manager 
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MEMORANDUM 
 

 
Date:  December 5, 2024 
 
To:     Diego Romero 
   Associate Planner 
   City of El Cerrito 
   
From:  Steve Abrams 
 
Subject:  Transportation Analysis for the Proposed Preschool at 556 Richmond 

Street in the City of El Cerrito 

 
 

1) SUMMARY 
 

Abrams Associates has completed a transportation analysis for the proposed preschool, which 

is expected to include a maximum of 25 students. The site is currently occupied by a single-

family home with 1,393 square feet of building space.  Based on this analysis, the proposed 

project would be forecast to generate about 25 AM and 22 PM peak hour vehicle trips. The 

current total proposed, approved, and under construction developments in the SPASP area is 

less than the total growth assumed in the SPASP EIR. Thus, the proposed project, combined 

with all the planned, approved, and under construction projects in the SPASP area, would not 

result in significant impacts beyond the ones identified in the SPASP EIR, and therefore no 

additional traffic impact analysis would be required for this project (subject to final approval by 

the City of El Cerrito). Although not required to address CEQA impacts, the following 

recommendations are provided for City consideration in the context of improving access and 

circulation for all travel modes for the project. 
 

1. Ensure adequate sight distance for vehicles exiting the driveway and for pedestrians on 

the adjacent sidewalk.  This would include ensuring that trees and landscaping along the 

frontage of the project would not restrict sight distance.  This means keeping 

groundcover no higher than two feet and tree canopies trimmed up to at least six feet 

from the ground. 

 

2. In compliance with El Cerrito Municipal Code section 19.20.060(D) and in coordination 

with the City, designate a passenger loading area directly adjacent to the school to allow 
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for student drop off and pick up during school hours.  The project’s frontage on Lincoln 

Avenue is proposed for passenger loading area because the project frontage on 

Richmond Street has red curb due to its proximity to a fire hydrant.  Based on the 

parking demand analysis it is recommended that the passenger loading area be 

designed to accommodate a minimum of two vehicles, and preferably with room for 

three vehicles. 

3. The project is not anticipated to cause any significant impacts on surrounding

intersections as the volume of trips generated is very low and trips would be distributed

onto the various streets that provide access to the area.

4. Parking summary: Two parking spaces are required by code for the project.  One on-site 
parking space plus bike parking is proposed to be provided.  With City approval the three 
space parking requirement for the project can theoretically be reduced to two spaces (by 
25%) due to the fact that the project is located less than ¼ mile from a BART Station, as 
per Section 19.24.040 of the El Cerrito Municipal Code.  The project is proposing to 
provide two 2 long-term bicycle parking spaces on-site, meeting Code requirements.

2) PROJECT DESCRIPTION

The proposed project involves remodeling an existing single-family home to accommodate a 25-

student day care center with 4 employees.  The project would serve children between the ages 

of 2 and 6 and is proposed to operate from 8:00 AM to 5:30 PM.  The project location and the 

surrounding roadway system are shown in Figure 1.  One parking space would be provided on 

site in the existing project driveway and drop-off and pick-up is proposed to take place in a 

designated passenger loading area to be directly adjacent to the building on Lincoln Avenue.

3) PROJECT TRIP GENERATION

As noted above, the proposed project would have 25 students and about 1,393 square feet of 

building space.  The trip generation rates are based on the ITE rates a day care center (Land 

Use Code 565) derived from fitted curve equations in the 11th Edition of the Institute of 

Transportation Engineers (ITE) Trip Generation Manual.  As shown in Table 1, the proposed 

project is forecast to generate about 136 trips per day with about 25 new trips during the AM 

peak hour and 22 trips during the PM peak hour.  Once this traffic is distributed onto the various 

streets that provide access to the area, the resulting increase in traffic would not be forecast to 

be significant in relation to the existing traffic volumes in the area.   
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Table 1 
Trip Generation Calculations 

 

Land Use 
ITE  

Code
Size ADT 

AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

ITE Day Care Center Trip Rates - 
Trips per student 

565  5.45 0.53 0.47 1.00 0.41 0.47 0.88 

Net Total Project Trip Generation  
25 

students
136 13 12 25 10 12 22 

 
SOURCE:  Institute of Transportation Engineers Trip Generation Manual (11th Edition). 

 
4) SITE PLAN REVIEW 
 

This section evaluates access and circulation for all travel modes within the proposed site, 

based on the site plan included in the Conditional Use Permit Application, dated March 25, 

2024. 
 

Vehicle Access and Passenger Loading - Staff would access the project site parking via the 
driveway on Richmond Street and parents would utilize the passenger loading area expected to 
be designated by the City adjacent to the project site on Lincoln Avnue.  The project is 
proposing to have one staff member assigned to facilitate curbside drop-off and pick-up and to 
instruct all parents that if the passenger loading spaces are occupied (and they cannot find 
space to pull out of the traveled way) then they must continue past the school and go around 
the block to avoid causing delays to through traffic on Lincoln Avenue.  Based on the proposed 
plan there should be no impacts to through traffic on Lincoln Avenue.   
 
Project Driveway Sight Distance - The project driveway on Richmond Street is on a straight 

section of roadway and will provide adequate sight distance between vehicles exiting the 

driveway and approaching vehicles and pedestrians on Kearney Street.  However, this assumes 

that trees and landscaping along the Richmond Street frontage would be adequately maintained 

so they do not restrict sight distance.  This would involve keeping groundcover no higher than 

two feet and having tree canopies trimmed up to at least six feet from the ground. 
 

Recommendation: Ensure the project driveway allows for adequate sight distance by keeping 

groundcover no higher than two feet and having tree canopies trimmed up to at least six feet 

from the ground. 
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5) BICYCLE PARKING, PEDESTRIAN ACCESS, AND ON-SITE 

CIRCULATION 
 

Staff and students would access the building through the entrance on Richmond Street.  

Existing and planned bicycle facilities in the vicinity of the project are shown in Figure 2.  

Section 19.24.090 of the El Cerrito Municipal Code requires bicycle parking for schools, as 

shown in Table 2.  The project would consist of one classroom, requiring 2 long-term bicycle 

parking spaces. The project would provide two 2 long-term bicycle parking spaces on-site, 

meeting Code requirements. 

  

Table 2 
Bicycle Parking Requirements 

 

Land Use Size 
Short Term 

Rate 
Required 
Parking  

Long Term 
Rate 

Required 
Parking 

School 1 classroom n/a 0 
2 per 

classroom 
2 

 
 

6)  TRANSIT ACCESS 
 

The project is located in a transit-rich area with easy access to BART and AC Transit bus lines.  

The El Cerrito Plaza BART station is located just under 1,000 feet from the project site.  AC 

Transit provides bus service in the project vicnity with the nearest bus stops at the BART station 

and at the intersection of San Pablo Avenue with Lincoln Avenue, about five blocks west of the 

project site.  The bus stop provides a bench but no bus shelter.   Figure 3 presents the available 

transit service in the vicinity of the project.    
 

7)  VEHICLE PARKING REQUIREMENTS 
 

The proposed project would include one parking space in the existing driveway.  Table 3 

presents a comparison of the required and proposed parking supply.   As seen in Table 3, the 

project would be short of its parking requirement by two spaces.  However, with City approval 

this parking requirement can be reduced by 25% due to the fact that the project is located less 

than ¼ mile from a BART Station, as per Section 19.24.040 of the El Cerrito Municipal Code. 

With this reduction there would be two parking spaces required by code for the project. 
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Table 3 
Required and Proposed Parking Supply 

 

Land Use Size 
Minimum 

Requirement1 
Maximum 
Permitted 

Parking 
Supply 

Within 
Range? 

Day Care Center 4 employees 3 n/a 1 No 

 
 

Note: 1 As per Sections 19.24.040 and 19.20.110 of the El Cerrito Municipal Code.  With City approval, 
the parking requirement can be reduced by 25% due to the fact that the project is located less than ¼ 
mile from a BART Station.  This reduction would then result in two parking spaces being required by code 
for the project. 

 

7)  VEHICLE PARKING DEMAND ANALYSIS 
 

Institute of Transportation Engineers (ITE) Parking Demand Data for Day Care Centers - 

Based on surveys of 39 different day care centers the ITE data on day cares in a general 

urban/suburban environment indicates the project would generate a peak parking demand of 

about six vehicles.  The forecasts for the proposed project are shown in Table 4 and are based 

on the rates for a Day Care Center (ITE Land Use Code 565) in a general urban/suburban 

environment.1  Therefore, based on surveys of similar land uses the peak parking demand is 

forecast to be approximately 6 spaces.  This demand includes all vehicles, such as guests, staff, 

and deliveries.  Based on this data it is recommended that a passenger loading area be 

provided that could accommodate a minimum of two vehicles, and preferably with room for 

three vehicles. 
 

Table 4 
Off-Street Parking Calculations Based on ITE Data 

 

Data Source Land Use Size 
Parking 

Ratio 
Peak 

Demand

ITE Day Care Center 
Rates Per Student  

(General Urban/Suburban) 
Day Care 25 students 0.25 6 

 
 

 
1 Parking Generation Manual, 5th Edition, Institute of Transportation Engineers, Washington D.C., 2019. 
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From: Daniele Panicacci
To: Planning Mailbox
Subject: Opposition to Proposed School/Daycare Permit at 556 Richmond Street - Application PL24-0044
Date: Thursday, September 4, 2025 3:45:52 PM

Caution! This message was sent from outside your organization.

Dear City of El Cerrito Planning Division,

We are neighbors writing to strongly oppose the proposed use of the property at 556
Richmond Street for any daycare or school - Application PL24-0044.

Our concerns include the following:

Misrepresentation of Use: We have received text messages directly from the applicant,
Ms. Fathima Badurudeen, where she explicitly stated: “Not a daycare, but a Montessori
School. The second branch of my school” and “It’s not a daycare.” (Her first branch is
located in Albany - Happy Day Montessori school.) This clearly demonstrates that the
project being applied for as a daycare center is in fact intended to be a Montessori
school, a much more intensive use that conflicts with the application under review. This
inconsistency undermines the accuracy of the CUP request and raises serious concerns
about transparency and compliance.

Violation of Municipal Code 19.20.110: El Cerrito’s zoning code provides that:

1. “Two day care centers shall be located at least 300 linear feet apart.” The
proposed facility at 556 Richmond is directly adjacent to the existing licensed
daycare at 557 Everett Street—well under 300 feet.

2. “In no case shall any residential property have more than one day care adjacent
to its property line.” If this CUP were approved, both 557 Everett Street and 555
Everett Street would each have two daycares adjacent to their property lines, in
direct violation of the code.
These zoning violations alone provide grounds for denial.

Existing Daycare Adjacent: There is already a licensed daycare operating at 557
Everett Street. Placing another childcare business directly next door would concentrate
incompatible uses in a single-family neighborhood, contrary to the intent of the zoning
code and the General Plan’s protections for residential character.

Unapproved Airbnb Activity: The property at 556 Richmond Street has been used as
an Airbnb/short-term rental without clear approval. This pattern raises questions about
compliance history and the applicant’s willingness to follow city regulations.

Parking Impacts and Location: Parking is already a challenge in this area. The
property is located only three blocks from El Cerrito High School and one block from
El Cerrito BART, where parking congestion is already significant. With the new
apartment complex planned on the BART overflow parking lot, available parking will
become even more limited. Adding a school or daycare at 556 Richmond would make
the parking situation a nightmare for neighbors and unsafe for drop-off/pick-up.

https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/85449b239812aff46ec9bdf9a7ba2bbb
https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/912d6e0ae53abf8d5aa95a7918364d74
mailto:dpanicacci@gmail.com
mailto:planning@elcerrito.gov


No Street Parking at Site: The frontage of 556 Richmond Street has no legal parking
due to a fire hydrant and continuous red curb. This means there is no curbside drop-off
or loading zone, as required for daycare or school facilities. The lack of safe, legal
loading alone is a major safety and code concern.

Traffic, Noise, and Neighborhood Compatibility: The proposed use would generate
substantial traffic during drop-off/pick-up times, increase noise levels from outdoor
play, and disrupt the quiet, low-density residential character of the neighborhood.

For all these reasons, we respectfully urge the Planning Division to deny the CUP
application for 556 Richmond Street. The project violates El Cerrito Municipal Code
19.20.110, misrepresents its intended use, fails to provide required parking/loading, duplicates
an existing adjacent facility, and threatens neighborhood livability.

Thank you for considering our opposition. We ask that this letter and its points be entered into
the public record for the Planning Commission’s review.

Sincerely,
Daniele Panicacci
El Cerrito, CA



Allow sender  | Block sender

From: Marisa Singer
To: Planning Mailbox
Cc: Reed O"Brien
Subject: Public comment for Application PL24-0044
Date: Tuesday, September 9, 2025 10:30:45 AM

Caution! This message was sent from outside your organization.

Good morning,
I live at 6823 Lincoln Ave, which is across the street from 556 Richmond St where they
submitted the PL24-0044 application to open an in-home daycare.

If 556 Richmond St. opened a daycare there would then be 2 in-home day care centers right
next to each other. The other one is named Little Footprints and it abuts the backyard where
the new daycare would be located.

Both daycares and their outdoor yards where the children play would be located directly in
front of our home. As such, we are concerned about the noise of the children as well as
traffic for pickup/dropoff time that would be generated by this new daycare center opening
up next to the other one.

This email serves as our written comment that Application PL24-0044 please be
denied. We will also attend the planning meeting in person to lodge our request there.

Two in-home daycares side by side in a residential neighborhood is too much noise and
traffic for neighbors and community.

Also, could you please send the project file for PL24-0044 for our review?

Sincerely,
Marisa Singer & Reed O'Brien

https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/6ba1d4199a274834694d4d041137c6bb
https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/18e308185311998344ad4e97f1d59a23
mailto:marisasinger@gmail.com
mailto:planning@elcerrito.gov
mailto:reed@reedobrien.com
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