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Committee Members
Dan Helix, Chair
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Colleen Geraghty
Claudia Hein
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REGULAR MEETING OF THE
COMMUNITY ADVISORY COMMITTEE
FOR THE CNWS REUSE PROJECT SPECIFIC PLAN
Tuesday, Sept. 19, 2017

6:00 p.m.

Council Chamber
1950 Parkside Drive

MISSION STATEMENT - Apply the Reuse Project

Goals and Guiding Principles, adopted Reuse Area
Plan policies, and accepted Term Sheet provisions in evaluating and commenting on potential Specific
Plan alternatives or issues. The CAC shall also serve as a communication link between the Reuse
Project and the community-at large by assisting in targeting outreach to neighborhoods and interest
groups, and promoting participation at workshops and public meeting.

Information for the public on participation at Committee meetings can be found on the back of the Speaker Identification Card
located near the Council Chamber entrance. Should you have any questions after consulting the Speaker Identification Card,
please contact Pamela Laperchia prior to the Committee meeting.
AGENDIZED ITEMS – The public is entitled to address the Committee on items appearing on the agenda before or during the
Committee’s consideration of that item. Each speaker will be limited to approximately three minutes.

1.

OPENING
Roll Call
Pledge to the Flag

2.

PUBLIC COMMENT PERIOD
This is a fifteen minute Public Comment Period for items within the Committee’s subject matter jurisdiction that are not on this
agenda. Each speaker will be limited to approximately three minutes. State law prohibits the Committee from acting at this

meeting on any matter raised during the Public Comment Period.

3.

COMMUNITY ADVISORY COMMITTEE ITEMS
The public is entitled to address the Committee on items appearing on the agenda before or during the
Committee’s consideration of that item. Each speaker will be limited to approximately three minutes.

A.

Approval of July 15 and July 18, 2017 annotated minutes.

B.

Presentation of Proposed Land Use Plan and Option
1

C.

Staff’s Analysis of Proposed Land Use Plan

D.

Briefing on the Environmental Process and CEQA

E.

Next Steps

Upcoming meetings
-

4.

September 23: Community Workshop #3
October 4: Planning Commission Study Session
October 11: City Council Study Session
October 17: CAC meeting – Selection of project description

ADJOURNMENT
Next Meeting: October 17, 2017 – 6:00 p.m.

ADA NOTICE AND HEARING IMPAIRED PROVISIONS - The Council Chamber is equipped with Easy Listener
Sound Amplifier units for use by the hearing impaired. The units operate in conjunction with the Chamber's sound
system. You may request the Easy Listener Phonic Ear Personal Sound Amplifier from the City Clerk for
personal use during Council meetings.
In accordance with the Americans with Disabilities Act and California Law, it is the policy of the City of Concord to
offer its public programs, services and meetings in a manner that is readily accessible to everyone, including
those with disabilities. If you are disabled and require a copy of a public hearing notice, or an agenda and/or
agenda packet in an appropriate alternative format; or if you require other accommodation, please contact the
ADA Coordinator at (925) 671-3031, at least five days in advance of the hearing. Advance notification within this
guideline will enable the City to make reasonable arrangements to ensure accessibility.
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Community Advisory
Committee Members
Dan Helix, Chair
Philip Arnold, Vice Chair
Niko Anagnostopoulos
Colleen Geraghty
Claudia Hein
Charles Hoffman
Randall Horton
Jerome Hudson
Ajit Kaushal
Rosanne Nieto
Stuart Posselt
Paul Sinz
Darrin Walters

ANNOTATED AGENDA
SPECIAL MEETING OF THE
COMMUNITY ADVISORY COMMITTEE
FOR THE CNWS REUSE PROJECT SPECIFIC PLAN
Saturday,
July 15, 2017

SPECIAL START TIME – 8:00 a.m.

Council Chamber
1950 Parkside Drive

NOTICE TO PUBLIC
TRANSPORTATION – REQUIRED ADVANCE NOTIFICATION
Transportation for members of the public who wish to attend this meeting will be provided. Departure will be from
the Concord Civic Center Council Chamber, 1950 Parkside Drive, Concord, California, leaving the Civic Center at
8:00 a.m.
To enable City staff to make the necessary transportation arrangements for this meeting, members of the public
who desire to go on the tour must notify Pamela Laperchia by email at pamela.laperchia@cityofconcord.org or by
phone at (925) 671-3001, no later than Tuesday, July 11, 2017 of their intent to attend.

ROLL CALL - Niko Anagnostopoulos, Philip Arnold, Randall Horton, Jerome Hudson, Stuart Posselt,
Paul Sinz, Darrin Walters and alternate Peggy Tweedie present.

MEMBERS FROM THE PUBLIC – Ray Barbour and Margaret Hanlon-Gradie
PUBLIC COMMENT PERIOD - None
AGENDA ITEM –
1. Inspection of Real Property – The Community Advisory Committee will inspect/tour the
real property at The Shipyard at Hunter’s Point in San Francisco and Windemere in San
Ramon. Meeting locations for the public who would like to attend on their own are: The
Shipyard Sales Office, 11 Innes Court, San Francisco and Dougherty Valley High School,
10550 Albion Road, San Ramon.

Lennar|FivePoint conducted a tour of their development areas on Treasure Island, The
Shipyard at Hunter’s Point, Candlestick Park in San Francisco and Windemere in San
Ramon.
ADJOURNMENT – 2:35 p.m.

NEXT CAC MEETING DATE – 6:00 p.m., TUESDAY, July 18, 2017
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ANNOTATED AGENDA
REGULAR MEETING OF THE
COMMUNITY ADVISORY COMMITTEE
FOR THE CNWS REUSE PROJECT SPECIFIC PLAN
Tuesday, July 18, 2017

6:00 p.m.

Council Chamber
1950 Parkside Drive

MISSION STATEMENT - Apply the Reuse Project

Goals and Guiding Principles, adopted Reuse Area
Plan policies, and accepted Term Sheet provisions in evaluating and commenting on potential Specific
Plan alternatives or issues. The CAC shall also serve as a communication link between the Reuse
Project and the community-at large by assisting in targeting outreach to neighborhoods and interest
groups, and promoting participation at workshops and public meeting.

Information for the public on participation at Committee meetings can be found on the back of the Speaker Identification Card
located near the Council Chamber entrance. Should you have any questions after consulting the Speaker Identification Card,
please contact Pamela Laperchia prior to the Committee meeting.
AGENDIZED ITEMS – The public is entitled to address the Committee on items appearing on the agenda before or during the
Committee’s consideration of that item. Each speaker will be limited to approximately three minutes.

1.

OPENING
Roll Call – Philip Arnold, Colleen Geraghty, Dan Helix, Jim Hoffman, Randy
Horton, Stuart Posselt, Paul Sinz, Darrin Walters, Peggy Tweedie were
present; Claudia Hein, Jerry Hudson, Ajit Kaushal, Rosanne Nieto, Niko
Anagnostopoulos absent
Pledge to the Flag - Lead by Stuart Posselt

2.

PUBLIC COMMENT PERIOD
This is a fifteen minute Public Comment Period for items within the Committee’s subject matter jurisdiction that are not on this
agenda. Each speaker will be limited to approximately three minutes. State law prohibits the Committee from acting at this

meeting on any matter raised during the Public Comment Period.

Donald Black is in support of a new Memorial building and submitted 19 “interest
cards” from vets in the surrounding areas.
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Kathy Gleason gave a short history of the neighborhood alliance and read from a
letter that was sent to the CAC, City Council and Planning Commission. The
Neighborhood Alliance would like a park named after Michael Chavez.
Margaret Hanlon-Gradie spoke of the importance of community benefits, the many
ways of achieving the benefits and the importance of having a community benefits
agreement with Lennar|FivePoint.
Mary Dahlquist spoke of wildlife and native plants being affected by development and
urged us to seek guidance from local agencies.
Kate O’Hara with East Bay Alliance for Sustainable Economy offered their support
and expertise and would like to be in partnership with the development.
3.

COMMUNITY ADVISORY COMMITTEE ITEMS
The public is entitled to address the Committee on items appearing on the agenda before or during the
Committee’s consideration of that item. Each speaker will be limited to approximately three minutes.

A.

Approval of June 20, 2017 annotated minutes
Minutes for the June 20, 2017 meeting was approved by a motion from Darrin
Walters and Colleen Geraghty seconded the motion.

B.

East Bay Regional Park District presentation regarding Concord Hills Regional
Park Land Use Plan (Brian Holt, Principal Planner, EBRPD)
Brian Holt gave a presentation on the Park District’s future plans for the open
space.

PUBLIC COMMENTS
Ken Scoles inquired about the Park District’s plans for accessing the park.
C.

Feedback from Committee on tour of Lennar | Five Point projects
Attending Committee members gave their feedback about the development sites.

D.

Summarized comments from Community Workshop #2
Joan Ryan reviewed comments from the second Community Workshop. Ms.
Ryan will be preparing design guidelines for the Specific Plan and the Committee
members will have the opportunity to give their input.

E.

Responding to the Community through Refinements to the Proposed Land Use
Plan and the Development of Alternatives
Paul Milana & Eron Ashley gave an overview of where we have been and where
we are heading in the next few months.
2

PUBLIC COMMENT Ellen Williams commented positively on the layout of the plan. Ms. Williams stated
everything is changing rapidly; transportation, the traditional family, education, etc.
F. Next Steps
Upcoming meetings
-

4.

August – No CAC meeting
Sept 19 – CAC meeting
Sept 23 – Community Workshop #3
October 4 – Planning Commission Study Session
October 11 – City Council Study Session

ADJOURNMENT – 8:47 p.m.
Next Meeting: September 19, 2017 – 6:00 p.m.

ADA NOTICE AND HEARING IMPAIRED PROVISIONS - The Council Chamber is equipped with Easy Listener
Sound Amplifier units for use by the hearing impaired. The units operate in conjunction with the Chamber's sound
system. You may request the Easy Listener Phonic Ear Personal Sound Amplifier from the City Clerk for
personal use during Council meetings.
In accordance with the Americans with Disabilities Act and California Law, it is the policy of the City of Concord to
offer its public programs, services and meetings in a manner that is readily accessible to everyone, including
those with disabilities. If you are disabled and require a copy of a public hearing notice, or an agenda and/or
agenda packet in an appropriate alternative format; or if you require other accommodation, please contact the
ADA Coordinator at (925) 671-3031, at least five days in advance of the hearing. Advance notification within this
guideline will enable the City to make reasonable arrangements to ensure accessibility.
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Staff Report
Date:

September 19, 2017

To:

Community Advisory Committee

From:

Guy Bjerke, Director, Community Reuse Planning

Prepared by:

Joan Ryan, Community Reuse Area Planner
joan.ryan@cityofconcord.org
(925) 671-3370

Subject:

Overview of the: 1) Master Developer’s Proposed Land Use
Plan and Option for the Concord Reuse Project; 2) Staff’s
Analysis of the Plan’s Consistency with the Adopted 2012 Area
Plan; and 3) Use of the Plan as the Basis for Preparation of the
Specific Plan and the Initiation of the Environmental Review
Process

Report in Brief
This report is intended to provide the Community Advisory Committee (CAC) with an
overview of the master developer’s proposed land use plan for the Concord Reuse
Project (CRP) Specific Plan including staff’s analysis of the proposed plan in
comparison to the adopted (2012) Area Plan. In addition to the proposed plan, the
developer has put forth an optional plan they are interested in retaining through the
process to maintain flexibility into the future, given the project’s anticipated 25- to 30year development timeline. This report also provides an analysis of that option.
The debut of the developer’s proposed plan will also be shared with the public for their
feedback and input on September 23 during Community Workshop #3 at the City’s
Senior Center. Staff will be providing two additional study sessions, as well, to provide
opportunity for input with the Planning Commission (October 4) and City Council
(October 11). This valuable input may result in refinements to the plan during the
subsequent few weeks. However, at the CAC’s next meeting on October 17, staff will
be seeking direction from the CAC in terms of whether the proposed plan should be the
basis for initiating the preparation of the more detailed Specific Plan document,
additional technical studies and the environmental review process, which will carry the
project team into the next phase of the project.
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Recommended Action
The CAC is invited to provide input and feedback during the meeting regarding the
master developer’s proposed land use plan, their shift in the location of the Phase One
area, and the land use option they are considering. The CAC will also have the benefit
of attending the Community Workshop on September 23 to observe the feedback of
community members prior to determining the proposed land use plan and project
description to move forward with in October, as the basis for further study through the
preparation of the Specific Plan and the environmental analysis.
Background
The adopted 2012 Area Plan is the City’s guidance upon which to base, refine and
provide more specificity to and within the Specific Plan. The Area Plan provides the
following framework:
•
•
•
•
•
•

12,200 homes (25% affordable)
6.1 million sq. ft. of commercial space (industrial, commercial, flex, and office)
26,000 permanent jobs
Higher education campus
Community facilities including new schools, a fire station, community center,
library and other community facilities.
Open space parks and greenways

A specific plan can be a useful tool for creating a community “sense of place”. The
City’s goal is to create a Specific Plan that provides a high quality of life for residents in
terms of housing, jobs, and open space, preservation of natural resources and new
community facilities, as well as opportunities for the region given the site’s ideal location
adjacent to transit, proximate to freeways, and the opportunity for access to a wide
variety of parks and open space. The transfer of the CNWS to the City will provide an
immense opportunity to shape the City as well as the region over the next 30 years.
The overarching goals established through the Area Plan envisioned:
1) Identity as a World Class Project;
2) A Balanced Approach to Conservation and Development;
3) Economically Viable and Sustainable Development; and
4) High Quality of Life for all Concord Residents.
These same goals are planned to continue to be conveyed throughout the development
of the Specific Plan document. Once a proposed land use plan is determined on which
to base the preparation of the Specific Plan and the environmental analysis, the master
developer will begin the next step of the process in preparing the Specific Plan
document. The Specific Plan will rely on the goals and guiding principles, the key
initiatives and the sitewide development standards in terms of the Area Plan. However,
the Specific Plan will also include a number of elements and many design aspects that
the Area Plan left for future planning and flexibility. These include:
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•
•
•
•

Building heights, setbacks and building standards to be determined through
zoning;
Building design, characteristics and guidelines;
Street cross sections showing traffic lanes, bike lanes, sidewalks and
landscaping; and
Affordable housing details and guidance.

These details will be prepared as a part of the Specific Plan, but first the CAC must
decide on the preferred land use plan upon which to base further study.
The Area Plan recognized that more detailed planning would be necessary through
subsequent planning efforts and that the number and mix of housing units may vary
from the initial program shown within the Area Plan. Key concepts discussed in the
Area Plan (Section 1.5 -Interpretation), are important to remember, and demonstrate
that the Area Plan contemplated potential shifts as the Specific Plan was developed, as
described in the following bullets:
•

Diagrams are generalized and are subject to refinement through more detailed surveys
and planning processes. Minor changes to boundaries and alignments are acceptable
as long as they do not conflict with the policies and standards of the Area Plan.

•

The Area Plan intentionally and necessarily provides for such flexibility. This approach
is responsive to the City’s housing and economic development goals, the desire for high
quality site planning and market responsiveness, and the long time frame expected for
site buildout.

•

More detailed planning will be needed to determine the mix and arrangement of uses
within each Village Center, or the precise boundaries of a Village Neighborhood. In
addition, the specific location of greenways and boundaries of districts may shift so that
key topographic features can be incorporated into the greenways.

Proposed Land Use Plan
The land use concepts presented at the first two community workshops in March and
June 2017 began to provide additional detail to the community vision expressed in the
2012 Area Plan. Since that time, the master developer project team has been reviewing
the comments provided at the workshop, analyzing the site data in comparison to the
adopted Area Plan, and evaluating the various components of the project. The
Community’s response and feedback was important in shaping the proposed land use
plan and important land use components critical to the plan, in order to create a
successful regional project, capable of attracting residents and high quality employment
opportunities to the site.
The earlier community comments from the June workshop are found in Attachment 1. In
addition, the Planning Commission and City Council provided comments during their
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study sessions held on May 17 and May 23, 2017. Attachments 2 and 3 indicate how
the master developer has responded to those comments.
Modifications to Development Phase One
The master developer, although preparing a Specific Plan for the entire 2,300 acre
developable portion of the CNWS Inland Area, currently has the right to develop only
500 of those acres, with the following term sheet provisions for Development Phase
One. The remainder of the area will be developed in subsequent phases. Phase One
is anticipated to provide for the following:
•
•
•
•
•

4,392 homes (25% affordable; 1098 units)
1.7 million square feet of commercial space
79 acres of open space, parks and greenways
2 community centers
1 new elementary school

Based on community input received at the May and June CAC meetings and
Community workshop #2 in June, the following modifications have been proposed to the
boundary of Phase One of the project, as also shown in Figure 1 on the next page:
-

Addition of Housing Area between BART and Village Center. Previously
Delta Road provided the only connection between the BART TOD area and the
Village Center. Now, approximately 63 acres of additional land for housing
(designated as Area 3 below) and has been included within Phase One. The
developer believes this will provide more synergy between the two uses and
better opportunities for direct connections between the Village Center (Area 2)
and the BART TOD (Area 1), via not only roadways, but open space connections
and trails to the North Concord BART Station.

-

Removal of the northeast Commercial site. The Commercial site previously
included within the northeast corner of Phase One adjacent to Willow Pass Road
and Highway 4 has been removed. The developer is focusing initially on the
TOD area and the Village Center to achieve traction in Phase One, and believes
it is important to retain the commercial area for later phases, once the Specific
Plan area has had an opportunity to realize some success in the core areas
where the master developer will also be constructing key improvements. The
removal of this area from Phase One provides for the addition of the area
discussed above, while remaining under the agreed upon 500 acres. A small
area has been retained at the northeast edge of the site for an electrical
substation necessary for the project (designated as Area 5).

-

Re-orientation of the TOD Area. The TOD area has been rotated 90 degrees
to connect to Area 3, with focus around a Main Street theme. This orientation
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provides views to the southeast of the open space area and looking beyond to
the Concord Hills Regional Park.
Figure 1
Comparison of Development Phase One Area
May/June 2017

TOD and Village Center were only connected by
Delta Road, with no development on either side.
Commercial site (flex area) northeast of creek was
found to be more viable during later phases of the
program.
TOD area was somewhat isolated from the
remainder of the development.

Sept. 2017

Addition of Area 3 with residential and commercial uses
provides for better cohesiveness among uses.

Removal of commercial site northeast of the creek
allows the City to retain this area for later phases
when the land is more economically viable.
Re-orientation of Area 1 around Main Street, with
connections to Area 3 and open space areas
improved the cohesiveness and connectivity of
design.

Staff Analysis: Staff believes the shift of the Phase One boundaries to ensure the
project’s long-term success, momentum and synergy among land use components,
along with the ability to capitalize on the restoration of Mt. Diablo Creek and the planned
widening of Willow Pass Road, is justified. With the addition of Area 3 connecting the
TOD and Village Center areas, there is improved opportunity to create a strong
neighborhood between the two areas. This modification is still consistent with the
desire to provide community facilities for the entire City as early in the development as
possible.
The shift from the original Phase One location is also supported by staff due to the
remediation areas that are located within the original boundary, as shown in Figure 2 on
the following page. These remediation areas are now expected to be transferred to the
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City on a slightly delayed timeframe which could potentially delay any development
within that area, disrupting momentum of the project timeline. Thus, staff supports the
boundary shift for the Phase One area.
Figure 2
Original Phase One boundary and Remediation Areas

As a reminder, the Area Plan does not provide guidance in terms of where Phase One
is to begin. The original Phase One boundaries were provided by Lennar, without the
benefit of the in-depth analysis they have had the opportunity to undertake over the last
eight (8) months. This is an issue for the CAC to be aware of but the ultimate decision
on the shift of the Phase One boundary will rest with the City Council and staff will be
requesting their comments in October regarding this issue. Any such shift would be
approved by the Council as part of the final Specific Plan and Development and
Disposition Agreement (DDA) approval.
Proposed Land Use Plan
Since the last community workshop in June, the master developer team has been
responding to feedback received by studying circulation, a variety of options for land
use components including the village center and campus district locations, and
reviewing the green frame relationships to existing Concord. The master developer
team has also been identifying sites for community facilities including schools. The
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proposed land use plan graphics presented in Attachment 4, are briefly described below
and focus on the following land use components:
Primary Land Use Components
• Land Use Plan – the proposed plan generally follows the layout of the Area Plan,
adopted in 2012, with higher densities proximate to the North Concord BART station
and lower densities as you move southeast across the site. Primary changes
include the location of the Campus District closer to BART and the change to the
village districts, including a gradation in densities with increased densities closer to
Mt. Diablo Creek. In addition, the series of village centers within each village have
been removed and consolidated adjacent to the west side of the Tournament Sports
Park and at the east end near entrance from Bailey Road. A community facilities
overlay is still shown in the center of each village, which could include a community
center, library, school or similar facility. Figure 3 below provides a summary of
acreages, units and square footages for each of the land use areas A-K). The BART
and Coast Guard sites will be discussed later in the report.
Figure 3
Proposed Land Use Plan Summary
PREFERRED & OPTION 1

Concord Reuse Project
Land Use and Development Summary by District
11-Sep-17

MIXED USE

DISTRICT
KEY

DISTRICT NAME

A
B
C
D
E
F
G
H
I
J
K

North Concord TOD
Transit Adjacent North
Transit Adjacent South
Olivera
Willow Pass North
Willow Pass South
Willow Pass Village Center
Gateway Neighborhood
Brubeck
Bailey
City-Wide Open Space
TOTAL PROJECT SITE

TOTAL AC
226.6
109.6
110.9
179.9
221.6
268.0
173.9
124.8
252.4
311.2
257.8
2,236.9

NET AC
95.4
41.9
47.9
0.0
0.0
0.0
50.6
59.7
24.4
26.0
0.0
345.8

RESIDENTIAL
NET AC
0.0
22.8
38.3
46.6
111.1
172.7
57.1
0.0
147.4
128.9
0.0
724.8

TARGET DISTRICT
DU
MAX
1,775
2,206
775
1,010
1,550
1,862
875
996
900
1,154
1,400
1,831
1,425
1,650
500
686
1,350
2,345
1,650
2,233
12,200

COMMERCIAL
DU/AC
RANGE
18 - 50
18 - 100
18 - 100
6 - 30.
6 - 30.
6 - 30.
10 - 45.
15 - 45.
6 - 30.
6 - 30.
n/a

NET AC
57.4
8.3
0.0
1.0
0.3
0.3
0.0
44.5
0.0
0.0
0.0
112.0

SF
3,000,000
1,760,000
30,000
15,000
5,000
5,000
650,000
550,000
15,000
70,000
6,100,000

OPEN SPACE CIVIC/SCHOOLS STREETS
AC
45.1
25.7
13.7
72.2
88.1
58.7
40.1
8.2
55.5
121.5
257.9
786.8

AC
6.2
0.0
0.0
42.2
0.0
9.6
8.8
0.0
0.0
3.9
0.0
70.7

SITES ROW AC
1

1

22.6
10.9
11.0
17.9
22.0
26.7
17.3
12.4
25.1
31.0
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196.8

3
2
2

Note: The units shown above (12,200 units) do not include the additional up to 800 units anticipated for the approximately 58 acre
U.S. Coast Guard site.

The Phase One portion of the housing, office and commercial development includes the
following:
•

Housing: The proposed land use program for Phase One indicates a total of 4,400
units. These occur predominately in the Village Center, but also in the Willow Pass
and TOD sub-areas, with a small amount in the Bridge sub-area. These include a
mix of market rate, single-family attached, single-family detached and multi-family
projects.
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Affordable Housing: The land use program for Phase One reflects 1,101 housing
units that are affordable, consistent with the 25% project requirement. Such
housing will occur through scattered sites, with proximate access to transit, and
be developed throughout the development phases of the Specific Plan. The
affordable housing numbers include a combination of inclusionary ownership
housing units set aside as a percentage of market rate projects, affordable
rentals built and managed by affordable housing developers, habitat for humanity
(self-help) housing, and the 125-units for the homeless accommodation.
Figure 4
Phase One Summary
PHASE One Residential

ACRES (approx. Gross)
Market-rate Single Family Attached
Market-rate Single Family Detached
Market-rate Multi Family
Inclusionary Affordable
Rental 80/20
Homeless
Habitat
Affordable (Rent or Sale)
Total (subject to reallocation)

TOD (1) VILLAGE (2)
49
176
174
260
275
465
550
64
72
300
100

200

490

1203

1,747

Totals
(Canal,
Willow
BRIDGE (3) WILLOW PASS (4) .(5) Pass Rd.) Market Rate Affordable
63
215
8
-11
500
0
200
634
175
550
1000
250
1265
30
166
100
400
100
125
125
20
20
690
175

1,275

3,299

1,101

PHASE One Commercial (SF)
Office
Retail
Commercial
Hotel

TOD (1) VILLAGE (2) BRIDGE (3) WILLOW PASS (4) .(5) TOTAL
1,095,000
1,095,000
150,000
150,000
25,000
200,000
225,000
200,000
200,000

Total (subject to reallocation)

1,245,000

225,000

200,000

1,670,000

Office and Commercial development: The proposed development program for
Phase One shows 1,095,000 sq. ft. of office uses and 150,000 sq. ft. of retail in
the TOD area and 200,000 sq. ft. of commercial in the Bridge sub-area with
225,000 sq. ft. of commercial and hotel space in the village center.
•

Transit Oriented Development (TOD) – Only a portion of the TOD area is within the
Phase One area and thus the challenge is to provide an attractive mix of uses in a
high density environment, while establishing strong transit connectivity to the
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remainder of Phase One, future phases of the project, and to the rest of the city,
including linkages for pedestrians and bicyclists. Forcing all of the TOD in Phase
One too early would result in less than optimum development based on existing
market forces, and allows additional TOD development in future phases.
•

Village Center – is shown in the proposed land use plan, adjacent to Willow Pass
Road, and across from the Tournament Sports Park (TSP), which the master
developer believes will provide support for the TSP and synergy between BART, the
new Area 3 neighborhood. The project team has begun refining this area to provide
greater block level detail including linkages to the linear park along the creek, those
adjacent to the canal, and those to BART and defining where residential vs.
commercial uses are best suited. The Village Center graphic in Attachment 4 begins
to show the scale of development within a ¼ mile radius, in proximity to the Mt.
Diablo Creek Linear Park, Willow Pass Road, the open space trail area on the
southern edge, with a mixture of residential, commercial, and hotel uses, with a
school, adjacent to the linear park.

•

Distributed Circulation Network – to respond to the community, the street network
has been modified to provide a more direct east/west route than previously shown,
referred to as the BART-Bailey transit spine, along Panoramic (extended) to Bailey
Road. In addition, Kinne Road now extends from Highway 4 to Bailey Road, as an
alternate route to cross the site. A dedicated bike lane network is planned as well as
transit route options. The bike network has been modified to include connections
along Salvio Street to existing Concord and extending up to Delta Road to provide
consistency with the City’s Bicycle, Pedestrian, and Safe Routes to Transit Plan
(adopted Sept. 27, 2016), and to allow for a connection to the regional Delta De
Anza trail to the north at Evora and Willow Pass Roads.
The proposed plan includes more of a distributed circulation network concept (than
the previous 2012 Area Plan) that accommodates transit, bike lanes and pedestrians
and promotes complete streets policies. The transit focus of the plan is evident with
an extensive bike network of proposed Class 1, 2 and 3 bike paths and Class I and
IV trails linking all sections of the project with the North Concord BART Station and
providing links to existing Concord and existing bike lanes connected to Downtown
BART. Preliminary cross sections provided for the site include a: 1) Four-lane
arterial, 2) transit spine, 3) neighborhood collector, 4) local residential; and 5)
commercial streets, as described below and shown in Attachment 4.
1. Four-lane Arterial is intended for Willow Pass Road and Delta Road with
cross sections that reflect two lanes in each direction that accommodates a
landscaped median, with two lanes in each direction, parking, a landscape
buffer, Class IV bike lanes, an additional planting strip and a pedestrian
sidewalk on each side of the roadway within a 119-foot right-of-way.
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2. Transit Spine (OP-1 and OP-2) also referred to as the BART-Bailey Backbone
is shown with one travel lane in each direction, parking, a planting strip, and
sidewalk on each side of the roadway with a separated 14-foot wide, 2-way,
Class IV bike lane on one side of the roadway within a 74-foot right-of-way
and a narrower 72-foot right-of-way with a Class IV bike lane on either side of
the roadway.
3. Neighborhood collector roads with Class II bike lanes are shown with one
travel lane in each direction, an adjacent 6-foot wide bike lane, parking, a
planting strip and 6-foot sidewalk on each side within a 71-foot right-of-way.
4. Local residential streets (primary roads) reflect one travel lane in each
direction with parking, a planting strip and 6-foot sidewalks on either side of
the street within a narrower 61-foot right-of-way.
5. Commercial streets are narrower and are shown with one travel lane in each
direction, parking/bulb out, and 15 foot sidewalk with five foot planting area
within a 66-foot right-of-way.
The accommodation of bicyclists, pedestrians and transit in order to easily and
safely get residents to the BART station is a priority for the project.
•

Open space network – the proposed plan provides a huge variety of opportunities to
utilize parks, trails and open space access points that will link internally, and provide
access to adjacent trails and parks within Concord, and links to regional trails. The
proposed plan is focused on taking advantage of adjacencies to Mt. Diablo Creek
which is being restored as part of the project, as well as access points and views
into the Concord Hills Regional Park, the City Park and the Tournament Sports Park.
Trails along Mt. Diablo Creek are planned to link up with trails within the green frame
and those along the Contra Costa Canal to existing access points within Concord
and to North Concord BART. The Specific Plan document that will be created in the
coming months will provide additional detail in terms of the uses within the green
frame which has been held at 275 feet.

•

Campus District – is being shown to the northeast side of BART based on the public
comment received, due to its proximate location nearby to the North Concord BART
site and the visibility of the 120-acre Campus District site from Highway 4 and Port
Chicago Highway. One change is that the Campus District is being shown as an
overlay. This allows flexibility into the future in the event an educational campus
does not materialize in the short to mid-term of the project time horizon. The Area
Plan envisioned this district as either an academic campus or a corporate campus.
A separate “blue ribbon committee” process is being organized and led by the
Assistant City Manager to determine regional needs and the potential interest of
educational institutions in moving forward with an educational campus at the site.
Opportunities to implement a combination of joint use facilities with a focus on a new
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UC/CSU campus, workforce training, junior college transition programs, and/or a
satellite campus for an existing academic university will all be considered with a
potential focus on new technology in the areas of transportation, energy, information
technology, communications, and green construction practices.
•

School Sites – School sites have been relocated to be located outside of the 1,500
foot pipeline buffer required by the State of California, Department of Education.
Three high-pressure pipelines with easements maintained by Kinder Morgan/SFPP,
Phillips 66 Pipeline, and Shell Pipeline are located along the southern and
southeastern portion of the CRP site.

Recent Planning Efforts
The BART site was included within the earlier Area Plan process. The BART Board
recently approved a Memorandum of Understanding with the City for coordination
regarding incorporation of the BART site in the Specific Plan process. The City Council
is anticipated to review the MOU in the fall. In addition, the City is expected to begin
working with the U.S. General Services Administration (GSA) to coordinate on the sale
of land which has been determined to be surplus by the U.S. Coast Guard. As a result,
the master developer has begun preliminary planning efforts on these two sites:
•

BART site – as a result of the MOU, the master developer team has been studying a
variety of land use concepts. The project team is examining the best location for the
replacement of parking at both a 1:1 ratio and at a reduced 75% ratio, given the
realignment of the existing Panoramic Way. The concepts being studied include a
combination of both on-site and off-site locations for replacement parking through
both structured parking and at-grade parking lots. The site will be designed to
provide connections to the east and southeast, and a green frame will be provided to
promote biking and pedestrian access to BART from other areas of the Specific
Plan, including the Coast Guard site.

•

Coast Guard site – based on initial direction by the City’s Housing and Economic
Development Council Committee in late July regarding the City potentially entering
into a negotiated sale of the 58-acre U.S. Coast Guard site, the master developer
team has begun to examine incorporation of the site into the Specific Plan land use
plan. The land uses currently reflect adjacent land uses noted within the Specific
Plan and the proximity of the site to BART.

Staff’s Analysis of the Proposed Land Use Plan
City staff and consultants have reviewed the master developer’s proposed land use plan
and western campus option for consistency with the Area Plan, so the CAC has the
benefit of that information prior to selection of a preferred land use plan in October. The
CAC should remember there may be refinements to the plan during the preparation of
the Specific Plan document in order to achieve a plan that is self-mitigating to the
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greatest degree possible. The October CAC meeting will be focused on determining a
preferred land use plan and project description for further study through the preparation
of the more detailed Specific Plan document, technical studies and the environmental
analysis over the next 9-12 months.
Following is a summary of staff’s analysis of the proposed land use plan. In addition,
staff has provided a series of attachments with more in depth detailed comparisons.
Attachment 5 provides vignettes comparable to those found in Section 2.3 of the Area
Plan, comparing the Area plan to the proposed land use plan. An example, showing the
TOD Area comparison is shown below in Figure 5.
Figure 5
Area Plan to Specific Plan Comparison Vignette

Attachment 6 provides a general analysis of the preferred land use plan as compared to
the various components of the adopted 2012 Area Plan, based upon the Site wide
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Development Standards included in Table 3-1 of the Area Plan, and comparisons with
the adopted District Standards, Open Space Standards, Community Facilities
Guidelines and the Complete Streets Standards of the Area Plan (Tables 3-4, 3-15, 321 and 3-22).
Key differences between the proposed land use plan and the Area Plan include the
following, based on staff’s summarized analysis, which we anticipate will continue to be
addressed, prior to the October CAC meeting:
1. Preliminary Grading Plan
The amount of grading at the site, based on the preliminary grading plan, appears to
be a large departure from that anticipated within the Area Plan. The character of the
overall site was highlighted within the Area Plan to retain topographical features, as
stated in Sitewide Development Standard CF-7 (p. 36 of Area Plan):
•

CF-7: “Design greenways, district boundaries, and built features and the
circulation network to respond to the site’s natural form. Where slopes of 30
percent or greater occur within areas shown as Development Districts, they
should generally be set aside as public or private open space in order to
minimize the need for grading and earth movement, and to allow the site’s
physical landscape to contribute to its unique identity. Ridgelines should be
preserved.”

However, staff has the following concerns, based on the review of the proposed land
use plan and preliminary grading plan:
a) The amount and locations of grading within the proposed land use plan appear to
be inconsistent with the sitewide development standards and the “home page”
discussion of the Area Plan. The master developer has a different approach with
respect to grading, and much more of the site is being graded and to a greater
degree.
b) Previous estimates (prepared for earlier infrastructure costs for the Area Plan)
estimated 6M cubic yards of grading to balance the CRP site, following the
policies set forth in the Area Plan. The master developer team has indicated
within their memo (dated Aug. 15) that earthwork associated with grading for the
proposed land use plan is approximately 20M cubic yards, a substantial
difference. This quantity includes a contingency figure, without the contingency,
the estimate of 15.6M cubic yards is still quite different then earlier estimates.
The preliminary grading plan brings much of the site to 1-4% grade, whereas the
previous Area Plan responded more to the natural landscape.
c) The amount of grading is inconsistent with policies from Book 2 of the Area Plan:
Policy C-2.1 “Hillside and Ridgeline protection – Require new development to
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use natural landform as a key determinant of land use and urban design. This
shall include preservation of hillsides and ridgelines, and conservation as
permanent open space of the Los Medanos Hills and area south of Bailey Road.”
and C-2.5 “Grading and Earth Movement – Conduct detailed site planning that
limits the need for excessive grading. Where grading does occur, promptly
revegetate disturbed areas to avoid erosion and minimize soil loss.” Overall, the
preliminary grading study takes a different approach from the previous Area Plan,
as it calls for significant cut/fill work to essentially reduce much of the developed
portion of the site to a 1 to 4% grade.
Master developer response: While the total grading quantity is 20M cubic yards,
the mass grading quantity for reconfiguring site slopes is 15.6 M cubic yards. The
remaining 4.4M cubic yards include: 1) regional detention basin excavation; 2) Mt.
Diablo Creek restoration excavation; 3) Bailey Road and Evora Road extensions,
and 4) Contingency quantities. The topography in the original Phase One area is to
a great degree 15% slope or less with limited areas of slope that are greater than
that, which are a result of remnants of prior grading activities (near Port Chicago
Road, where the canal cuts through the hill and at rail stubs). The great majority of
30% slope or greater areas are found within the Concord Hills, where EBRPD is
planning the regional park.
Our goal is to make Phase One as accessible as possible, with a particular focus on
Americans with Disabilities Act (ADA) requirements. ADA requires slopes be no
more than 8.3% with handrails and 5% without handrails; thus our goal has been to
keep slopes below 5%.Through our grading approach we have been working toward
other Area Plan policies such as:
o Area Plan policy T-1.3 - Comfortable Pedestrian Connections – In portions of
development districts with significant topography, provide pedestrian
connections at grades of 5% or less along public rights of way (e.g. streets
and pedestrian paths) to enable comfortable access to key destinations such
as the BART station and other portions of the site.
Five Point noted that portions of the ridge have been maintained, including two of
the more prominent hills. Our approach addresses the multitude of challenges
related to the site. Earlier estimates were more conceptual in nature and more
recent estimates are based on more detailed information.” Our experience shows
that slopes greater than 4% place a financial burden on vertical development due to
the need for retaining walls, split foundation, etc., which are challenging in general,
but particularly on clay soils found on the CNWS site.
Staff analysis – The grading approach of the master developer is different than that
perceived through the prior Area Plan, and substantial additional grading is now
anticipated (6M vs. 15.6M cubic yards). Staff believes an approach that is more
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responsive to the topography would be more in keeping with the original Area Plan
policies, but understands the need to meet ADA requirements.
2. Affordable Housing
Affordable housing was a major commitment within the Area Plan, with a 25 percent
commitment of all housing indicated as affordable to households of lower incomes.
The Term Sheet states that Phase One will include 1,098 affordable units. The
previous numbers reflected on the land use plan for affordable housing totaled only
975 units or approximately 22% of the total units.
Master developer response: Updated Phase One land use plan shown in
Attachment 4 now includes 1,101 affordable units, shown in TOD (Area 1), Village
Center (Area 2) and Willow Pass Center (Area 4).
Staff analysis - Some affordable housing units should be shown within the Bridge
(Area 3 Sub Area), due to its proximity to BART, where zero is currently reflected. In
addition, the affordable units for the other future phases will need to be provided and
shown with a geographic break-down.
3. Willow Pass Frontage
Boundaries for Phase One are largely centered upon Willow Pass Road to take
advantage of the visibility, access and benefit of the new WPR improvements, as
well as the restoration of Mt. Diablo Creek. There is concern among City staff that
Lennar | Five Point is gaining all of the economic value from the project with the
development of these highly visible lots and leaving very little for future
phases/developers. We want to ensure that Phase One is not reducing the
economic feasibility of future phases. Staff recognizes that the flex area (also along
WPR) has been shifted into future phases; however, the large majority of both sides
of the Willow Pass Road is within the Phase One area.
Master developer response: If City is proposing we make a change to provide an
aperture on Willow Pass Road for Phase 2, this is something that can be studied
further.
Staff notes: - The City’s fiscal consultant will need to examine the potential impacts
of this issue during the analysis of the phasing plan and infrastructure master plan,
during the Specific Plan process. Staff is interested in the CAC’s comments here.
4. Primary Street Network
The primary street network is supported by two main arterial roads (Willow Pass
Road and Delta Road). The spine road from the Area Plan has shifted to a
curvilinear road which is characterized as the “BART-Bailey transit corridor”, and
supported by a distributed street network (street section shown in Attachment 4).
Although not a direct link from BART to Bailey Road, as the previous “spine road”
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was depicted in the Area Plan, there may be some traffic calming benefits to the
current proposal.
Staff analysis: Typical street sections promoting complete streets policies have
been prepared as shown in Attachment 4, and will be refined through the
preparation of the Draft Specific Plan document. The traffic study for the project will
analyze the circulation network and provide recommended mitigations, as
necessary. Staff has concerns that the transit spine street is proposed only as a
two-lane road and does not create the multi-modal, high-capacity transit boulevard
previously envisioned by the Area Plan. In addition, higher density uses need to be
located along the route to provide support for the route and the land uses are largely
not matching up with the route. In addition, there are more twists and turns on the
transit route, slowing the route overall. Lastly, no bike lanes are shown on the local
residential street section.
5. Convenience Standards
Convenience standards are stated in the Area Plan to provide guidance for site
planning, with the understanding that zoning regulations will document permitted
facilities and activities in more detail. A few of the convenience standards that stand
out as not meeting the Area Plan’s guidance includes the following, with more detail
provided in the Attachment 6.
District Standards
•
Village Centers – Max. block perimeter 1,600 feet | Specific Plan shows 1,900
feet (average); 2,690 feet (max).
•
Commercial Flex - Max. block perimeter 3,000 feet | Specific Plan shows
5,020 feet (average)
Complete Streets:
• Street hierarchy – Street network diagram does not indicate where the
collector, neighborhood, and commercial street types are located.
• Commercial: 5 foot bike lanes should include a minimum 18-inch buffer from
traffic; sidewalk standard is 8-10 feet, rather than 6 feet.
• Collector Street: 6 ft sidewalk is too narrow, and should be minimum of 8 feet.
• Local Street: Cross sections show 6 foot sidewalks which are too narrow;
Area Plan specified a minimum of 8 feet and 12 feet in TOD.
• Willow Pass Road: Sidewalks of 6-8 feet are significantly narrower than Area
Plan minimum of 10 feet.
• Delta Road: Same comment.
• Bicycle Network Standards - The network diagram does not depict the
location of Class I vs. Class II facilities, thus it is not possible to assess how
well-served the neighborhoods are by bicycle facilities, particularly east of
Willow Pass Road. Bike facilities on Willow Pass Road do not appear to
connect to the regional Delta de Anza trail near Evora Road. Off-site trail
connections should be clearly marked on the bicycle network diagram. Bike
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connections to the new regional park should be coordinated with EPRPD’s
latest plans.
Master developer response: Our updated plans have clarified a number of these
issues as bulleted below; however, we believe widths of 6 to 8 feet are adequate for
Willow Pass Road for mid-density residential and non-retail commercial areas.
Sidewalks of 10 feet or more are appropriate to retail and high-density residential
areas.
•
•
•

Block dimensions-have been clarified, with the Village Center showing average
block sizes ranging from 220 feet x 280 feet to 220 feet x 680 feet.
Our updated bike network diagram provides connections to EBRPD and Delta de
Anza Trail that are now more clearly evident. In addition,
The Coast Guard studies will be updated to reflect discussion with City on
exploring transition area backing up to existing neighborhoods.

Staff notes: - Additional block-level work is occurring for the TOD area and will
continue through the preparation of the draft Specific Plan document.
6. Development Program
The Area Plan included a development program with approximate acreage, unit
counts, and commercial floor area square footages anticipated within each district.
However, the Area Plan (page 40) specifically noted that the number and mix of
housing units will be defined during subsequent planning phases and may vary from
the program shown in Table A below, subject to consistency with the Area Plan.

Districts

Table A
Area Plan Development Program
Area Plan
Acres
Units
Floor Area

North Concord TOD Core
North Concord TOD Neighborhoods
Central Neighborhoods (all)
Village Centers (all)
Village Neighborhoods (all)
Commercial Flex
Campus
First Responder Training Center
Greenways and Citywide Parks
Conservation Open Space

55
90
180
70
740
210
120
80
786
2,715

700
2,200
2,600
500
6,200
n/a
tbd
n/a
n/a
n/a

1

3,000,000
150,000
100,000
350,000
n/a
1,700,000
800,000
n/a
n/a
n/a

Total

5,046

12,200

6,100,000

1.

Housing not required in TOD Core

Table B provides the summary for the proposed land use development program.
Although the districts are not directly comparable to those included previously in the
Area Plan, you can understand the sense of acreages, units and commercial and
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office floor areas for each district. The North Concord TOD area is now expanded
and covers a portion of the earlier TOD neighborhoods. The Olivera, Willow Pass
North, Willow Pass South, Brubeck and Bailey districts, represent the prior “Village
Neighborhoods”. The Willow Pass Village Center district is immediately west of the
Tournament Park and the Gateway Neighborhood district is north of the Village
Center along Willow Pass Road and Highway 4.

Districts
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.

North Concord TOD
Transit Adjacent North
Transit Adjacent South
Olivera
Willow Pass North
Willow Pass South
Willow Pass Village Center
Gateway Neighborhood
Brubeck
Bailey
City-Wide Open Space

Total
1.
2.

Table B
Proposed Land Use Plan
Development Program
Area Plan
Acres
Units
Floor Area
227
110
111
180
222
268
174
125
252
311
258
1

2,237

1,775
775
1,550
875
900
1,400
1,425
500
1,350
1,650
n/a

3,000,000
1,760,000
30,000
15,000
5,000
5,000
650,000
550,000
15,000
70,000
n/a

2

6,100,000

12,200

Acreage does not include the Conservation Open Space Area (Concord Hills Park), the
First Responder Center or a portion of the Golf Course.
The housing units do not include those within the Coast Guard site.

Staff analysis: Based on staff’s review, the dispersion of housing units is generally
comparable to the Area Plan. One difference is the shift in the densities of districts F, I
and J (previous village neighborhoods) with medium density residential shown closer to
the Mt. Diablo Creek restoration and the Concord Hills open space, which staff supports
in order to leave the lower density residential product adjacent to the existing Concord
neighborhoods. Staff notes that the Mixed Use 1 area, appears to have lesser density
(45 du/ac), than that noted within the range (60-150 du/ac).
In addition, the proposed land use program reflects the campus district as an “overlay”
rather than as a stand-alone land use category. Staff has concerns with this approach,
and believes that the flexibility desired by the master developer into the future can also
be achieved using the opposite approach and would provide the City more certainty in
achieving a campus at that location. Staff’s desired approach would be similar to the
Area Plan i.e., having a Campus District land use category with a commercial or
commercial flex overlay.
Potential Options to the Proposed Land Use Plan
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The master developer team has begun to pursue some options to the proposed land
use plan. These would eventually be analyzed with the proposed plan through the
environmental process, pursuant to CEQA requirements.
•

Option 1: Western Campus Site - Shifting the 120-acre Campus District location
from the northeast side (in Proposed Plan) to the southeast side of BART in
order to provide more accessibility from existing Concord, while still maintaining a
some proximity to North Concord BART. Attachment 7 shows the layout of the
campus area, adjacent to the intersection of Salvio Street and Olivera Road.
This option highlights the location of principal community facilities (schools,
library, community centers, some affordable housing, and open spaces, in a
central location accessible to existing residents. Housing is shown as proximate
within districts C and D. As a comparison of other campus sizes, CSU
Sacramento is 300 acres, Santa Clara University is 106 acres and St. Mary’s
College in Moraga is 420 acres.

Staff analysis: During the Community workshop, there was a clear preference for the
northern campus location. However, the western campus site has been included by the
developer as an option. However, two potential issues exist: 1) a major portion is
located in an area previously identified as a wetlands mitigation area; and 2) a portion of
the campus is within the special setback restrictions for siting of schools, which could
also present a problem for a university campus; and 3) the campus overlay should not
cover the “park” on the north end where the pipelines traverse the site before exiting at
the Coast Guard property because this would not respect general pipeline setbacks
designed to provide pipeline operators unrestricted access for maintenance, repairs,
and emergencies.
Arriving at a Preferred Land Use Plan
Based on feedback provided at tonight’s CAC meeting, the project team will consider
the comments along with those received at the Community Workshop and October
Planning Commission and City Council study sessions to arrive at a refined land use
plan for further discussion at the CAC’s October meeting. Based on the comments
heard during those meetings, there may be additional modifications to the plan. The
goal is to be able to arrive at a preferred land use plan by the end of the CAC’s October
meeting which would then be the basis for the preparation of the Draft Specific Plan
document and technical studies to begin the preparation of the environmental analysis.
Community Outreach
Two community workshops have been held which have assisted in the crafting of the
master developer’s planning framework and are moving the project team closer toward
the preparation of a more detailed proposed land use plan and the development of
alternatives, as part of the Specific Plan process.
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Community Workshop #1
On March 18, 2017, the City held Community Workshop #1. The focus of that workshop
was to remind the community of the adopted 2012 Area Plan, and to revisit and obtain
feedback regarding the overarching goals for the project, which were created through
the development of the 2012 Area Plan as a result of a shared sense of the project’s
enormous potential, which envisioned:
•
•
•
•

Identity as a World Class Project
A Balanced Approach to Conservation and Development
Economically Viable and Sustainable Development; and
High Quality of Life for all Residents of Concord

The workshop provided attendees with an overview of the history of the site, an
overview of the adopted Concord Reuse Project Area Plan and provided residents and
stakeholders an opportunity to provide input as to those issues important to them in the
development of the Specific Plan. A consolidated summary of the comments
categorized by subject was presented at the April CAC meeting and posted to the
project website. The overarching goals were reinforced through the interest of the
community in the project, and were found through the workshop to still have continued
support. The implementation of these goals will result in substantial improvements to
the City of Concord, as the City implements the project through its 30 year horizon.
Based on the feedback received at that workshop, the master developer began to
prepare a planning framework for the site that responded to the community and
included a number of options, with the intent of providing more detail to the Area Plan.
The framework plan also sought to respond to the opportunities and constraints of the
site as the master developer team began to understand those more fully including the
topography, drainage, relationships to connections with existing Concord, and the
infrastructure needs for the site.
Community Workshop #2
On June 17, 2017, the City held Community Workshop #2. The focus of the most recent
workshop was for the master developer to present their framework plan with some
options to consider for various land use components, which provided more detail to the
plan. The developer shared some of the reasoning for adjustments from the Area Plan
with respect to approaches to circulation, connections to the Tournament Sports Park,
shifting of the location of the campus district to make that more transit-oriented, and
potential locations for a village center to capitalize on activities of the Tournament
Sports Park. In addition, the workshop provided break out stations on a variety of land
use subjects to allow the community the opportunity to gain a more in-depth
understanding regarding those subjects. The workshop format provided a robust
response with over 100 comment cards submitted at each of the stations. Attachment 1
provides a consolidated summary of those responses.
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Community Workshop #3
On September 23, 2017, the City will hold Community Workshop #3, presenting
information, largely similar to this evenings meeting. Once again, there will be breakout
stations to allow the community to understand certain subject in more depth and an
opportunity to provide comments at those stations.
Website
To promote community outreach, the project website was renovated in May and
provides interested residents and stakeholders the ability to view materials and the
video from the community workshops at www.concordreuseproject.org In addition, links
to the agenda, materials and videos for monthly CAC meetings, held since
January 2017, are available at: http://www.cityofconcord.org/page.asp?pid=a19
Financial Impact
No General Funds will be required for this project. Preparation of the Draft Specific
Plan is being funded by the Master Developer for the project, and City staff time and
consultants are being covered based on the agreed term sheet through a
reimbursement agreement with the Master Developer.
Environmental Determination
The CEQA process will be led by SWCA, the City’s CEQA consultant, and overseen by
City staff, to provide a thorough and independent review of the Specific Plan, as
prepared by the master developer. SWCA is anticipated to initiate their work in the fall
shortly after a selection of the preferred land use plan. An overview of the general
CEQA process will be provided at the Sept. 19 CAC meeting.
Public Contact
The Agenda was posted. Press releases and mailers (47,350 english in 4,600 spanish
households) for Community Workshop #3 were released the week of Sept. 5. In
addition, notice was included via the City’s ENews, the project e-blast list, and through
the City’s social media outlets.
Next Steps
On September 23, 2017, the City plans to host Community Workshop #3 to provide the
community with an update on the progress on the project and Lennar | Five Point will
present their preliminary land use plan along with the western campus option. The
Community will have an opportunity to weigh in and provide feedback at that time. Staff
plans to follow those up with a Planning Commission Study Session on October 4 and a
City Council Study Session on October 11 to gain the feedback of the Commission and
Council regarding the proposed plan. The CAC meeting on October 17 would be
focused on obtaining the direction of the CAC on a preferred land use plan for
preparation of the more detailed Specific Plan document and the environmental review.
Through this process, and the preparation of various technical studies to be conducted
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it is possible that adjustments and refinements may be made to ensure the plan is selfmitigating to the greatest degree possible. The initial draft of the Specific Plan is
anticipated to go before the CAC for review next Spring.
Attachments
1. Community Workshop #2 Summary
2. Planning Commission feedback and response
3. City Council feedback and response
4. Proposed land use plan, dated Sept. 11, 2017
5. Vignettes comparing Area Plan and Proposed Land Use Plan
6. Analysis of Proposed Land Use Plan and District Standards
7. Western Campus Land Use Option, dated Sept. 11, 2017

Attachment 1

Memorandum
Joan Ryan, City of Concord

To

Copies

Guy Bjerke, City of Concord

Date

July 6, 2017
Reference number

251780

From

Dahlia Chazan, Tim Bates, Arup

Subject

Summary of Community Input from Specific Plan Community Meeting #2

File reference

09-04

Background
This memo summarizes community feedback received during the second Concord Reuse Project
Specific Plan Community Workshop on June 17, 2017. The summary synthesizes and groups the
comments by topic area “station.” It does not exhaustively document every comment received, but the
original comments can also be made available to anyone who is interested in seeing them. Some
comments received at individual stations were more relevant to a different topic “station” and we have
re-categorized them.

1

Planning process and general comments

Attendee survey:


Did you attend the first Workshop #1 on March 18, 2017?
a. Yes (36 votes)
b. No (34 votes)



How did you hear about this workshop?
a. Multiple Ways (37 votes)
b. Postcard (31 votes)
c. Word of Mouth (20 votes)
d. City's Website (13 votes)
e. Next Door (5 votes)
f. Facebook (4 votes)
g. Email (4 votes)
h. Newspaper (2 votes)
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Memorandum
Planning process:


Area Plan commitments: The Area Plan process specified a variety of dimensions, densities,
impact mitigation measures, and other commitments that must be carried through the Specific Plan
process.



Process: A more transparent and broad-based planning process is needed, where more Concord
residents have an opportunity to participate and where key decisions are made available to the
public. Residents of all ages and language abilities should be targeted for outreach; in particular,
summary materials should be prepared in Spanish to ensure all Concord residents can participate in
the process, and should be distributed in advance of outreach events.

General comments:


Affordable housing: More clarity on how and where affordable housing will be delivered is
needed. Low-income residents should not be isolated in one area of the site.



Equal access: All residents and visitors should have equal opportunity to take advantage of the
facilities and amenities across the entire Reuse Project area, including those of all incomes and
abilities.



Infrastructure: More detail on infrastructure and utilities planning, including water sources, use,
and recycling, is needed to understand how this development will impact existing infrastructure.



Jobs: More detail about how the City and Five Point are planning to address the issue of creating
high quality, local jobs as part of this project is needed.



Seniors: Seniors’ needs for housing, social and cultural activity, and medical facilities should be
addressed in the Specific Plan.



TOD districts: Better articulate the composition of the TOD districts, including the balance of
residential and commercial uses, and how to generate activity in the station area in early phases of
developments.



Villages: Better articulate the vision for the villages in the southeast corner of the site, referencing
the village centers originally planned.



Wildlife impacts: Consider how to mitigate the impacts of displaced wildlife on existing and
future neighborhoods.

2

Tournament sports park

1. What features would you like to see in the Tournament Sports Park?
a. Sports facilities
 Indoor and outdoor playing fields/facilities for a variety of competitive sports.
 Facilities for a variety of recreational and intramural sports and athletic activities.
b. Park amenities
 Multi-purpose facilities for use by multiple user groups.
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Shaded spectator seating provided for outdoor facilities.
Visitor and family-oriented amenities, including a restaurant/café, community
gathering space, public restrooms, and a hotel.

2. What features would you like to see in the adjacent City Park?
a. Sports facilities
 Indoor and outdoor playing fields/facilities for a variety of competitive sports.
 Facilities for a variety of recreational and intramural sports and athletic activities.
 Trail network for cycling, walking, and hiking.
 Recreational fields.
b. Park amenities
 Visitor and family-oriented amenities, including a restaurant/café, community
gathering space, public restrooms, and a hotel.
 Children’s playground and play structures.
 Dog-friendly amenities including dog parks and trails.
 Gardens and fruit trees.
 Outdoor event center/stage.
3. Additional comments
a. Equal access to park facilities and amenities for all income levels.
b. Identify opportunities for public art—such as sculptures and murals from local artists.

3

Open space and green frame

1. What type of features would you like to see in the "green frame" areas of the project?
a. Sports facilities, including competitive and recreational sports.
b. Natural and maintained spaces.
c. Community amenities and facilities, such as an event venue, gardens, playgrounds, picnic
areas, and public art/sculpture.
d. Dog-friendly amenities including dog parks and trails.
e. Interpretive center and educational plaques.
f. Stormwater management infrastructure, such as rain gardens and water storage basins.
2. What elements would you like to see adjacent to the "green frame" within the new project?
a. Combination (33 votes)
b. Homes (29 votes)
c. Schools (26 votes)
d. Local neighborhood street (25 votes)
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e. Transit/through street connecting to other parts of the project and existing Concord (23
votes)
3. Additional comments
a. Area Plan dimensions for the green frame and Mt. Diablo Creek corridors must be met, and
ensure that these serve as amenities, not barriers, between neighborhoods.
b. Sustainable and low impact design should include shade trees and vegetation to manage
heat, water recycling, and renewable energy generation.
c. Security, safety, and maintenance in the green frame should be addressed, and emergency
services access will be needed.
d. Bicycle trails should connect to Olivera Road and the Contra Costa Canal trail.

4

Complete streets

1. Rank the importance of the following features within the Specific Plan, 1-6, with #1 being of
the most importance. (Listed by average score, from most important to least important)
a. Pedestrian walkways (2.2)
b. Local and regional bus transit (2.7)
c. Bike lanes (protected) (2.8)
d. Circulator/shuttle with access to BART (2.9)
e. Bike lanes (unprotected) (4.1)
f. Designing for autonomous vehicles (4.7)
2. Additional comments
a. Active mobility
 Safe, comfortable, and connected walking and cycling networks: Ensure that it is
easy and safe to cycle or walk throughout the plan area, including landscaping,
shade, and sufficient separation from vehicle traffic.
 Bicycle and pedestrian connections between existing and new neighborhoods and to
regional trail networks.
 Bicycle facilities at key destinations, such as secure parking at BART stations and a
bike share/rental system.
 Safe routes to schools from neighborhoods.
b. Transit
 Bus service: Connect BART, Downtown Concord, the regional park, and all
neighborhoods with frequent service and full-amenity bus stops. Evaluate possible
extension of existing CCCTA bus service and/or new routes.
 Rail connections between key destinations: Consider rail connections between key
destinations, such as BART and the tournament site and village centers. These links
could re-use or expand on existing rail infrastructure on the site.
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Future public transit infrastructure corridor(s): Reserve right-of-way for future
transit service.
c. Roadway connections and improvements
 Direct, major thoroughfare through the site: The design lacks a direct access road
connecting the BART station and Willow Pass Road to the southern villages and
Bailey Road.
 Traffic impacts: Based on the Specific Plan, the traffic impacts of development
should be evaluated to understand and mitigate impacts on the transportation
network, with particular interest in how residents and visitors access the site.
Changes to roadways and intersections should be incorporated.
 Community connections: Carefully consider where new vehicle, bicycle, and
pedestrian connections are made to surrounding neighborhoods.
 Roadway widening should be sensitive to impacts on surrounding neighborhoods.
 Traffic safety features, such as traffic calming, should be considered.
d. Traffic concerns
 Traffic congestion caused by development on the site is a major concern, including:
internal and external traffic, travel from highways to the site, which routes become
major traffic carriers, and which neighborhoods will be most impacted.
 Impact of traffic noise pollution on existing and future neighborhoods.
e. Other
 BART station development: Consider how to integrate BART parking lot into the
development plan.
 All neighborhoods should have equal access to transit and active mobility amenities.
 Use underground parking or structured parking instead of surface parking lots.


5

Smart cities/smart homes

1. What innovative features would you like to see in a "Smart City"?
a. Smart Energy Efficiency (Solar, Green building, recycled water for landscaping, etc.) (67
votes)
b. Smart Mobility (Digital City, reducing congestion, reducing pollution, increasing safety)
(53) votes
c. Smart Infrastructure (52 votes)
d. Smart Public Services (46 votes)
e. Smart Information and Communication Technology (43 votes)
2. What innovative features would you like to see in a "Smart Home"?
a. Ventilation systems, Automated Control (Heating and Air Conditioning Systems) (47 votes)
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b. Security System/Surveillance Camera System, Smart locks, High-speed internet
connectivity (42 votes)
c. Automated Smart Appliances, Blinds (27 votes)
d. Centralized lighting (26 votes)
e. Intercoms (13 votes)
3. Additional comments
a. Energy efficiency: Renewable energy generation, microgrids, efficient appliances.
b. Mobility: Plan for autonomous vehicles, reuse of parking lots, design more efficient road
network, provide electric vehicle charging stations.
c. Safety: Use technology to improve public safety, such as surveillance/camera systems.
d. Technology: Create a technology framework that can be adapted for future innovation, not
dependent on one system or vendor; provide broadband telecom infrastructure; and offer
real-time public data (e.g. transit arrivals, traffic conditions).
e. Accessible to all: Smart features should be available to all income levels.

6

Campus of the future

1. Which campus site do you prefer?
a. Campus location #1 (65 votes)
 Located near the village center, Highway 4 access, and good proximity to BART.
 Further from existing residential neighborhoods
b. Campus location #2 (18 votes)
 Closer to downtown Concord and the rest of the city
 Transition between existing and new development
b. Either or none (13 votes)
2. Which photos most align with your idea of campus uses that you would like to see there?
a. Photos 7, 5, 6, and 3 received the most votes
3. Additional comments
a. School/educational program type: Interest in a variety of types, including university,
technical, and community college; tie-ins with research and development, partnership with
private employers, and STEM (Science, Technology, Engineering and Math).
b. Campus amenities and facilities: Retail, restaurants, sports facilities, student housing.
c. Sustainable design: State of the art environmental design incorporating sustainability
features such as solar power generation and water recycling.
d. Traffic and parking: Traffic and parking impacts of a campus should be mitigated.
e. Phasing: Consider developing the campus earlier in development program to serve as an
activity generator and support the success of the whole Reuse Project.
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7

Village center options

1. Which village option do you prefer
a. Option 1 (56 votes)
 Good transportation access, with closer/better access to Highway 4 and BART.
 Convenient to other activity generators (TOD, campus, commercial flex,
Tournament Sports Park).
 More separated from existing neighborhoods and Downtown Concord.
b. Option 2 (28 votes)
 New services and amenities are closer to current Concord residents, with good
access via Willow Pass Road, and is more central to the entire Reuse Project.
 Activity generator further from the BART, commercial flex, and Tournament Sports
Park areas.
c. Either or none (7 votes)
2. Which types of uses align with your idea of a Village Center and what would you like to see
there?
a. Votes:
 Grocery store and commercial uses (73 votes)
 Services (Bank, Salon, Gym, Dry cleaning pick-up, etc.) (61 votes)
 Mixed use with residential development (41 votes)
 Connectivity to Tournament Sports Park (41 votes)
 Hotel (34 votes)
 Offices (27 votes)
b. Other uses:
 Community facilities and meeting spaces (farmers market, library, medical clinic)
 Cultural amenities
 Entertainment (movie theatre, restaurants, public events, arts district)
 Retail and specialty shops
3. Additional comments
a. Design for pedestrians and cyclists, creating walkable mixed-use districts with bike lanes,
off-street paths, and bicycle parking.
b. Devise transit ridership promotion programs, such as free transit passes, and un-bundle
parking from apartments/condos so they are rented/purchased separately.
c. Avoid competing with Downtown Concord activities and success.
d. Evaluate the impacts of higher-intensity development on surrounding neighborhoods.
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Community facilities/schools

1. Which community facilities or amenities are most important to you and why?
a. Child care: Day care, head start, and after school programs
b. Civic and community facilities: new, larger community center to accommodate educational
programming, community events, and non-profit organizations
c. Cultural and historical amenities: art center/galleries, environmental education, libraries,
museums, religious institutions
d. Food production and distribution: community gardens, Farmers Market, food bank
e. Health center
f. Recreation facilities and associated programming
g. New schools and training centers
h. Local parks, open spaces, picnic areas, and dog parks
i. Safety and emergency facilities: police and fire stations
j. Veterans Memorial building and/or park
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Planning Commission comments
May 17, 2017
Primary focus relates to the high quality of life,
supports TOD, but wants adequate street network.

The proposed land use plan focuses on TOD
development and is supported by a complete
streets network. This will continue to be
detailed within the Specific Plan document for
the CRP.
Millennials want their ability to have yard and want
Housing product types will be discussed
transportation accessibility.
further during the preparation of the Specific
Plan. Street sections prepared for the project
provide support for complete streets concepts
allowing for bicyclists, pedestrians and transit.
Campus Option 1 location on the north was favored.
Proposed land use plan includes the campus
option 1 on the north side of BART; however,
they have included the southern campus
location as an option to the project to retain
flexibility into the future. The City is pursuing
a separate and parallel process to determine
the viability of an educational campus.
Open spaces with narrower buffer to create one
A narrower 275 foot buffer has been held in
Concord. Creek would like more natural
most locations. The buffer will shift at the
Coast Guard site now that it is included within
the Specific Plan area and will be continued
north to the BART site to accommodate a bike
lane into the BART Station. The buffer in that
area will be narrower, consistent with BART
TOD policies. Restoration of the creek will be
detailed further within the preparation of the
Specific Plan.
Supports the shift to the 500 acres to respond to
The 500 acres has been further modified to
development challenges
respond to comments regarding the “barbell”
and Delta Road, such that Area 2 has now
been added providing connectivity between
BART and the Village Center.
Street connections; do not want homes facing the main Layout of specific neighborhoods will be
thorough fare.
considered during the Specific Plan
development. Willow Pass Road is not
anticipated to have access to individual single
family homes fronting on the road.
Village Center 1 and 2; no clear favorite.
Proposed plan locates the Village Center
between BART and the Tournament Sports
Park, and nearby to the campus district.
WPR up to four lanes-concerned with creating more
Willow Pass and Delta Road are proposed as
traffic
four lane roads with central median and
complete streets design including bike lanes
and pedestrian sidewalks. Willow Pass Road
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Greenframe is nice but huge maintenance issue. Road
down greenbelt to move traffic

Elementary schools will be needed, where?

Busses should be emphasized and coordinated.
People move to East Bay to have a car.

Other areas expected to use transit, for example in
Oakland, you get one parking space and they provide
you a bike and that is the expectation.

Need to provide adequate bike connections between
existing new neighborhoods.
*Wants to know the number of properties that
immediately touch the CNWS boundary.
*Wants to know the Greenframe acreage quantity.

Backing to homes with greenbelt assists the circulation
could also have roadway.

will be rebuilt to current standards and staff
anticipates 5-6 traffic lights along Willow Pass
Road at full buildout. A new traffic study will
identify impacts and provide mitigations for
the project.
Proposed land use plan sets the minimum at
275 feet to balance original intent (noted up
to 400 feet) with anticipated expense of
maintenance. Specific Plan will identify
maintenance responsibilities, and a fiscal
analysis will be prepared.
Area plan anticipated four. We are
coordinating with MDUSD and understand
that they are seeing more students coming
from multi-family units. Once we have a
confirmed development program, we will
move forward with working with the school
and their generation rates.
Staff has and will continue to coordinate with
County Connection and BART. A number of
preliminary bus routes have been identified.
Parking standards will be developed through
the Specific Plan process. Parking standards
will need to reflect the long-term horizon of
the project and the near-term potential for
autonomous vehicles.
Transportation Demand Program will be
prepared as part of the preparation of the
Specific Plan and could include a variety of
components to support residents in using
transit and other modes of transportation. In
addition, bicycle facilities will be provided
throughout the project. Parking standards will
be prepared as part of the Specific Plan.
A number of locations have been identified for
bike connections between neighborhoods.
The number of properties that touch is
approximately 211. This includes from the
BART station to Bailey Road.
The open space acreage within the City’s
portion of the plan is 786 acres, with
approximately 140 of those acres attributed to
the green frame. EPRPD Concord Hills
Regional Park is approximately 2,516 acres.
Access to the green frame will be detailed
further within the Specific Plan. The proposed
land use plan shows a 2-lane roadway with
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Village Center likes Option 2, likes closer to
neighborhoods, is more centered would also support
having retail at more than one place.

Greenframe – have it as permeable as possible; needs
good flow if most is bike and ped, that’s great.
Width of buffer, nice to have access behind lots, so you
can walk out your back gate.
Show examples of other areas and provide widths.

500-acre shift makes sense; getting core built out and
getting excited about those areas is good.

Appreciates working with the topography.
Greenframe wants to see urban farming, community
gardens, olive trees, and a variety of uses.
In the interest of allowing some flexibility, could
reduce the green frame width by 50 to 100 feet in
some limited areas for limited distances.
Buffer could include urban agriculture with organic
wine grapes, olives and vegetable crops, leased to
growers to maintain and reduce costs using recycled
water, if appropriate.
Campus location, Option 1 would be desirable because
of its location very close to the BART station. The
campus will play a crucial role in helping to create a
local economy based upon research and development.
It will also create educational opportunities for local
citizens in a location that would not require driving a
car for access.
The best location for the village center is Option 1. Its

bike lanes and sidewalks along the majority of
the green frame to maintain eyes on these
open space areas and provide increased
accessibility to the area for all.
Village Center has been located adjacent to
the Tournament Sports Park, and Willow Pass
Road for visibility; however other mixed use
areas have been included in the plan,
proximate to neighborhoods and the
restoration of Mt. Diablo Creek.
Green frame is intended to support a
continuous bike and pedestrian trail with
connections to canal trails and the Mt. Diablo
Creek linear park.
Access to the greenframe will be detailed
further within the Specific Plan.
Examples of other trail widths (aerials) was
provided on open space break-out session
boards at Workshop #2 and will be shown
again at Workshop #3.
The Phase One boundary has been modified
further to respond to community comments
and to improve viability of the project and the
desire to provide initial momentum and
connectivity to the project.
Staff has provided their analysis of the
topography and grading proposed for the
project.
Specific uses within the green frame will be
further detailed through the preparation of
the Specific Plan and open space chapter.
Proposed land use plan sets the minimum at
275 feet to balance original intent (noted up
to 400 feet) with anticipated expense of
maintenance.
Specific uses within the green frame will be
further detailed through the preparation of
the Specific Plan and open space chapter.
The preferred land use plan reflects the earlier
Campus Option 1, northeast of BART.

The preferred land use plan reflected the
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location close to the tournament facilities creates a
synergy for both areas. But, essential to the success of
this relationship is a seamless bike/pedestrian
connection between them. Therefore, a grade
separation must be provided under Willow Pass Road
at the point that it crosses Mt. Diablo Creek. The new
bridge must be constructed at a high enough level to
allow safe and comfortable trail passage under it. This
separation is the key to encourage a seamless nonmotorized connection. In fact, every bridge over Mt.
Diablo Creek must be constructed in a way that allows
a pleasant passage for the trail beneath it.
The location of Phase One is acceptable. It is especially
desirable that the TOD Mixed Use Center is also a part
of this phase. An essential piece of infrastructure that
needs to be provided is a bike/pedestrian bridge over
Panoramic Way directly into the BART station.
It is very important to the quality of life in all the
villages to include limited retail.

Immediately adjacent to the tournament facilities, a
hotel should be provided.

earlier Village Center Option 1, due to the
location adjacent to the Tournament Park, and
visibility from Highway 4. The new Area 3
provides for a connection between the Village
Center and the TOD area.

Phase One has been further modified to
respond to community comments.

Retail within many of the villages have now
been consolidated to be within the Village
Center or within one of three Mixed Use-3
district areas. However, parkland and/or
community facilities overlay has been shown
within the core of each village and these areas
could include any variety of such facilities.
A hotel has been included in the proposed
land use plan.
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City Council comments
May 23, 2017
Green buffer should be held at 275 feet as the
minimum for those areas shown previously through
Area Plan process. Vineyard, grapes and a wine center
could be possibilities.

Not in support of reducing the buffer, keep the original
commitment. Much previous discussion occurred
during the previous Area Plan process.

Gas pipeline details to understand; also may want to
consider autonomous vehicles in buffer since there is
no noise or exhaust.

Active Recreation should be focused away from
neighbors. Passive by neighbors and more active
closer to a frontage road that begins the
neighbourhood.
Attract Go Mentum Station, should find space to
permanently incorporate. This could be a partnership.

UC/CSU campus would like to be walkable from BART.

Proposed land use plan sets the minimum at
275 feet to balance original intent (noted up
to 400 feet) with anticipated expense of
maintenance. Green frame is intended to
support a continuous bike and pedestrian trail
with connections to canal trails and the Mt.
Diablo Creek linear park. Uses within the
green frame will be further detailed in the
Draft Specific Plan document.
A narrower 275 foot buffer has been held in
most locations. The buffer will shift at the
Coast Guard site now that it is included within
the Specific Plan area and will be continued
north to the BART site to accommodate a bike
lane into the BART Station. The buffer in that
area will be narrower, consistent with BART
TOD policies.
Easements exist for three gas pipelines, which
required movements of the schools outside of
the buffer required by the State Dept. of
Education. The proposed land use plan shows
a 2-lane roadway with bike lanes and
sidewalks along the majority of the green
frame to maintain eyes on these open space
areas and provide increased accessibility to
the area for all.
Uses within the green frame will be further
detailed in the Draft Specific Plan document.
Primary recreation uses that include the
Tournament Sports Park are located away
from existing neighbors.
The preferred land use plan shows a variety of
land use districts where offices or even testing
could potentially take place. These include
the mixed use districts, commercial districts,
as well as potentially on limited, designated
streets within the project, through a phased
program.
Proposed land use plan includes the campus
option 1 on the north side of BART; however,
they have included the southern campus
location as an option to the project to retain
flexibility into the future. The City is pursuing
a separate and parallel process to determine
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Would like to see Smart City infrastructure including
fiber network
Transportation plan is key; should be partnering with
ride sharing concept.

Highly trained local work force needed to build the
base with apprentice program.
Architecture should support a variety of styles, interest
with a key architectural building to attract interest
Village Center Option 1; Contra Costa Canal; make it as
easy as possible to get around
Tournament Sports Facility – would like to see it in
Phase One; believes it is a catalyst.

Likes Village Center 1- as not spilling into
neighbourhood

Supports the 500-acre shift; WPR turn into lower
speeds to get people to stay on HWY 4 and not use the
road as a cut through.

Campus closer to BART, close to high density option 1
is best. Hotel/convention center – explore

the viability of an educational campus.
Master developer is pursuing smart city
concepts and will be presenting more on
infrastructure at the Oct. CAC meeting on
10/17.
Master developer has provided a circulation
program and street sections that support
complete streets concepts. A Transportation
Demand Management Program will be
developed through the Draft Specific Plan.
City will explore through DDA process.
Design Guidelines will be prepared as part of
the preparation of the Draft Specific Plan and
reviewed with the CAC and future study
sessions.
Green frame is intended to support a
continuous bike and pedestrian trail with
connections to canal trails and the Mt. Diablo
Creek linear park.
Phase One with Village Center anticipates
synergy between the Tournament Sports
Facility and the Village Center. City plans to
release a RFP regarding the planning of the
Tournament Sports Facility in October 2017,
and will examine phasing potential through
the Specific Plan process, with City input.
Proposed plan locates the Village Center
between BART and the Tournament Sports
Park, and nearby to the campus district. This
location takes advantage of Willow Pass Road
improvements and the Mt. Diablo Creek
restoration
Willow Pass and Delta Road are proposed as
four lane roads with central median and
complete streets design including bike lanes
and pedestrian sidewalks. Willow Pass Road
will be rebuilt to current standards and staff
anticipates 5-6 traffic lights along Willow Pass
Road at full buildout. A new traffic study will
identify impacts and provide mitigations for
the project.
Proposed land use plan includes the campus
district on the north side of BART; however,
they have included the southern campus
location as an option to the project to retain
flexibility into the future. The City is pursuing
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Bring trades on project; with good local jobs, and
apprenticeship program, and local hire.
Supports Village Center 1; what about school?
Encourages a high rise university on top of BART

Circulation – likes serpentine roads, will slow down and
sun in eyes issue

Likes idea of AV on the greenway

Bike lanes on all streets; should be separated on main
thoroughfare
Wants solar facility at tail for 20 years.

Needs to be financially sustainable with no cost to City.
Continue to work on what World Class City really
means.

Want it to work for developer and residents.
Envisions regional draw with Creek Restoration and
extending a water feature to create character in the
Village Center. Wants unique architecture with a
statement piece of architecture as a center piece or
gateway statement.

a separate and parallel process to determine
the viability of an educational campus.
City will explore through DDA process.
School has been included now in Village
Center.
Proposed land use plan includes the campus
district on the north side of BART, in a very
walkable location from BART. Commercial
development is focused in the immediate TOD
area for marketability of those uses.
Primary street network has been updated.
Two four lane roads are identified (Delta and
Willow Pass Roads) and a transit spine (BARTBailey Transit Corridor. Developer has taken
the approach of a more distributed network.
A new traffic study will identify impacts and
provide mitigations for the project.
The proposed land use plan shows a 2-lane
roadway with bike lanes and sidewalks
adjacent to the majority of the green frame to
maintain eyes on these open space areas and
provide increased accessibility for all.
Street sections for all streets have been
provided. Most show separated bike lanes,
but the local street section does not show bike
lanes.
Mixed use-3 area is currently identified at the
tail. Allowed land uses within that district will
be identified through the preparation of the
Draft Specific Plan.
This represents one of the overarching goals
of the project.
Draft Specific Plan will continue to explore this
issue through attraction of employment,
design guidelines, smart cities and smart
homes concepts, and discussion of “future
proofing” the area.
The goal is to promote and support a
commercially viable project that meetings the
Area Plan’s overarching goals.
Village Center has been located adjacent to
the Tournament Sports Park, and Willow Pass
Road for visibility; and proximate to
neighborhoods and the restoration of Mt.
Diablo Creek. Green frame is intended to
support a continuous bike and pedestrian trail
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Improve Willow Pass Road, it is dangerous now with
the 2 lanes not separated; need separated roadway.

Opportunity for tiny houses?

Supports unique architectural building or feature with
architectural competition to generate interest.
Churches and other public buildings, and where would
they be accounted for?

Art gallery with a performing arts center within the
campus district.

Shift of 500 acres is concern in terms of transportation.
Wants to see how transit is being used over cars.

Contra Costa Canal should be well incorporated; piping
could be an improvement to the facility.
Suggested connection at Kinne Blvd.
Olivera Rd. frontage is an active green space currently;
the Willow Pass Center could be repurposed, across
the street and combined with a library.

with connections to canal trails and the Mt.
Diablo Creek linear park. Design Guidelines
will be prepared as part of the Draft Specific
plan with this in mind.
Willow Pass is proposed as four lane roads
with central median and complete streets
design including bike lanes and pedestrian
sidewalks. Staff anticipates 5-6 traffic lights
along Willow Pass Road at full buildout. A
new traffic study will identify impacts and
provide mitigations for the project.
The plan will call for a wide range of housing
types that will be more fully detailed within
the Draft Specific Plan in terms of density,
product and design guidelines.
Design Guidelines will be prepared as part of
the Draft Specific plan with this in mind.
Churches are currently allowed with a
conditional use permit in many areas of the
City. Public building locations are being
identified through a community facilities
overlay.
Proposed land use plan includes the campus
district on the north side of BART. The City is
pursuing a separate and parallel process to
determine the viability of an educational
campus. An art gallery/performing arts center
has potential within a campus district.
Transportation Demand Program will be
prepared as part of the preparation of the
Specific Plan and could include a variety of
components to support residents in using
transit and other modes of transportation. In
addition, bicycle facilities will be provided
throughout the project. Parking standards will
be prepared as part of the Specific Plan.
Green frame is intended to support a
continuous bike and pedestrian trail with
connections to canal trails and the Mt. Diablo
Creek linear park.
Kinne Road is proposed as a continuous road
way within the distributed roadway network
and is proposed to extend to Bailey Road.
Preferred land use plan shows the area
adjacent to Olivera and Salvio St. as in the CF1 Civic land use category and so this may be a
possibility.
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Village Center – hotels are important, as commercial is
going away. Dining important.
Uber and Lyft uses should be incorporated into the
Specific Plan’s overall infrastructure.
Currently, riding the bus system is challenging due to
distances and the times, this can be improved.
Should not lose track of the Native American aspects of
the site, with recognition.

The Village Center anticipates a mix of housing
and commercial uses including hotel, retail,
restaurants, and other commercial businesses.
Design Guidelines will be prepared whereby
pick-up/drop off areas for buildings, BART, etc.
will be a particular focus.
Staff has and will continue to coordinate with
County Connection and BART. A number of
preliminary bus routes have been identified.
Community input has indicated that
recognition should be included within the
project site to include veterans, in particular
the history of Port Chicago, as well as prior
land owners, Native Americans, and
community has suggested a memorial, or
interpretive center. The Draft Specific Plan
will explore this suggestion in more detail.
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NET/NET
AC

16.0

1. Net Acreage does not include backbone roads, parks, schools, or civic sites
2. Net/Net residential and commercial acreages have further take‐out of land for local streets, paseos, in‐tract open space, and ineffiencies as follows.
20% for MU and R land uses
10% for C land uses
3. Mt. Diablo Creek corridor (176.6 acres) is not included in Open Space totals.
4. Average Unit Size represents gross conditioned space.
5. District Parks include an estimate of school site publicly accessible ballfields and playgrounds.
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PHASE 1 Residential
Totals
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Attachment 5

TOD area land uses

Area Plan

Specific Plan

Transit-oriented development
(TOD) land uses concentrated at
BART station.

Refined TOD area land uses and
arrangement.

•

•

•
•

Highest intensity uses were
located very close to the BART
station.
The street network radiates from
connection to Port Chicago
Highway.
Open space is depicted
as a linear park/greenway
connection.

•
•

The layout of district types has
been revised and has a larger
footprint.
The highest intensity uses
are still located near the BART
station.
Multiple smaller open spaces
reflect the urban nature of this
district.

Street network

Area Plan

Specific Plan

The primary and secondary
street grid is included.

Multiple street grid orientations.

•

•

•
•

The Area Plan depicts a simple,
linear primary and secondary
street network.
No local streets are depicted.
The plan clearly describes all offsite roadway connections.

•

The Specific plan includes a
curvilinear street network,
identifying collector and major
routes.
The Specific Plan includes
the same off-site roadway
connections as the Area Plan,
with the addition of one
connection to Olivera Road at
the Coast Guard property, and
opportunities for bicycle and
pedestrian connections.

Land use districts

Area Plan

Specific Plan

Simple layout with flexible
district categories.

Adjusted types and location of
land use districts.

•

•

•
•

The Area Plan specified relatively
few land use districts that permit
a range of uses and densities.
Villages were anchored by
village centers.
This approach was used to allow
greater flexibility for future
planning.

•

•

The Specific Plan uses two
district types to define the
character of the villages.
The Specific Plan continues to
using the green frame to buffer
existing neighborhoods from
new development.
The villages no longer include
Village Center districts; these
uses are incorporated into Mixed
Use 3 and Civic districts, as well
as Community Facility “overlays.”

Open space layout

Area Plan

Specific Plan

Major park and open space.

District and development-wide
parks.

•

•

•

The Area Plan focused on
major open spaces framing the
villages.
Local parks within districts were
not identified.

•

New district parks throughout
the Specific Plan are now
included.
The Specific Plan depicts a
similar connected greenway/
neighborhood frame network as
the Area Plan, which will include
bicycle and pedestrian paths.

Campus location

Area Plan

Specific Plan

Well-defined campus site.

Relocated campus “overlay”
closer to high-capacity transit.

•

•

The Area Plan identified a
discrete campus located east of
the TOD area, adjacent to Willow
Pass Road.

•

The Preferred alternative
proposes a potential location
for the campus adjacent to the
BART station.
The campus is an “overlay,” rather
than a discrete district type. The
overlay allows the underlying
land use districts to be modified
to include campus-related uses.

Coast Guard site

Area Plan

Specific Plan

The Coast Guard housing site
was not included.

Coast Guard site is integrated
into the plan.

•

•

The Coast Guard site on Olivera
Road was not included in the
original Area Plan planning
effort.

•

The Specific Plan identifies land
use districts for the property.
This will serve as an extension of
the adjacent Mixed Use 2 district
and medium density housing
districts with direct access to the
BART station to the north.

Planning area

Area Plan

Specific Plan

Plan for entire former CNWS
property.

Excludes public benefit areas.

•

•

The Area Plan identified uses for
the entire former Concord Naval
Weapons Station, designating
a significant portion as
Conservation Open Space and
identifying a First Responder
Training Center north of
Highway 4.

•

•

The Conservation Open Space
district will be transferred to the
East Bay Regional Parks District
to be turned into a regional
park.
The First Responder Training
Center will be transferred to the
Contra Costa County Sheriff and
Fire District.
Development of the Specific
Plan is being coordinated with
the separate planning efforts for
each of these areas.
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Introduction

This revised memorandum summarizes Arup’s review of the Lennar | Five Point Specific Plan
Preferred Alternative land use plan, Hart|Howerton’s land use plan alternatives technical memorandum,
and CBG’s site grading and infrastructure memorandum, all dated 8/15/2017. It has been updated to
include Hart|Howerton’s revised land use plan alternatives, dated 9/5/2017.
The Specific Plan Preferred Alternative represents a significant refinement of the Area Plan land use
diagram. In some cases, it deviates from the standards established by the Area Plan. This memorandum
documents Arup’s review of the Preferred Alternative compared to the Area Plan and notes our
judgments as to the significance of those deviations, but ultimately the community and City
decisionmakers will have to decide which changes from the Area Plan vision are acceptable.
In addition to our review of the Preferred Alternative, we note in several places information that should
be included in the complete administrative draft Specific Plan, which we anticipate will be provided
toward the end of this calendar year.
Our review of the Specific Plan draft land use plan revealed a number of significant conclusions:
1. The proposed site grading will result in a very significant amount of earthwork—much greater
than that initially projected by Arup1—resulting in much of the site having minimal grades
between 1-4%. It will also involve significant changes to the site topography. This does not
comply with several Area Plan standards, including CF-7 Topography, C-2.1 Hillside and
ridgeline protection, C2-2 Slopes over 30%, C-2.5 Grading and earth movement. In our opinion,
this is in large part due to a different approach to site grading.
Arup prepared a conceptual grading plan as part of the work completed on the infrastructure cost estimate. That
conceptual grading plan balanced earthwork on the site and required movement of approximately 6 million cubic yards of
earth (http://www.concordreuseproject.org/DocumentCenter/View/229). This estimate does not include a contingency factor
and omits a portion of the Commercial Flex area.
1

Arup North America Ltd | F0.3
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Memorandum
2. Based on Arup’s initial review, the arrangement of land use districts, the circulation network,
and site features results in the Specific Plan not being consistent with the Area Plan’s transit and
bicycle Convenience Standards. However, without more information on the transit network, and
without detail on the bicycle network on local streets (which are not depicted in the Specific
Plan alternatives), this assessment needs to be revisited as the plan is developed. As described
in Section 4 below, based on the available information there are some cases of widespread
inconsistency, but other cases only isolated examples are inconsistent. More detail is needed to
adequately evaluate consistency with these standards.
3. In many cases, the development districts reflect a reduction in net dwelling unit densities and
commercial floor-to-area ratios (see Section 2.1). The reduction ranges from modest to
significant in comparison to the ranges in the Area Plan. In the Mixed Use 1 district, the
average dwelling unit density falls below the target density range. Overall, it is important that
each district and phase of development reflect an appropriate diversity of uses and densities.
Key elements that have changed in the Specific Plan alternatives in comparison to the Area Plan
include:
1. Two alternatives presented
- Two alternatives are presented: the Preferred Alternative and the West Campus Alternative. The
two alternatives are presented with identical development program assumptions. The only
difference is the location of the campus overlay (see item #6 below).
2. Refinement of TOD Area land uses and arrangement
- The layout of district types has been modestly revised.
- The design and location of open spaces in this area has been refined, reflecting the more urban
nature of this district, but bicycle and pedestrian connections to BART are retained.
3. Refined street hierarchy and layout
- The land use diagram includes a curvilinear street network of collector and major roadways, in
contrast to the Area Plan’s fairly linear network of primary and secondary routes.
- In addition to the same off-site roadway connections as those identified in the Area Plan, an
additional roadway connection is specified at Olivera Road at the Coast Guard property
- Hart|Howerton indicates that the existing tunnels under Highway 4 to the Evora Road extension
will be retained.
- The transit spine street does not appear create the multi-modal, high-capacity transit boulevard
envisioned by the Area Plan.
4. Refined land use districts
- The Specific Plan helpfully uses more district types to better articulate the character of the
villages.
- The Village Center districts have been removed from villages. Some of these uses appear to be
consolidated into the new Mixed Use 3 district type in fewer, consolidated locations. This
arrangement leaves areas “D,” “E,” “F,” I,” and “J” without as central, local-serving retail and
services anchor as envisioned in the Area Plan, although some villages do have Civic districts
and “community facilities” overlays. Lennar | Fivepoint should explain the rationale for this.
5. Refined open space layout
- The villages have refined district layouts that helpfully identify new district parks.
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6. Revised campus location
- The Preferred and West Campus alternatives propose two potential locations for the campus,
both different from the Area Plan.
- Preferred alternative: Campus located adjacent to the BART station.
- West Campus alternative: Campus located at Willow Pass Road and Olivera Road.
- The Specific Plan specifies the campus as an “overlay,” rather than a district type. An overlay
allows the underlying land use districts to be modified to include campus-related uses. It is
important to have a Campus district type, rather than overlay. If an overlay is desired, it should
be “reversed” to allow modification of the Campus district to include other uses, such as
commercial flex or office districts that are currently depicted.
7. School sites
- The school site at Willow Pass Road and Olivera Road (in area “D” on the land use diagram) is
inappropriately located in an area that has been identified to be preserved for wetland
mitigation.
- The Preferred alternative identifies school sites. While these sites are predominantly located
largely beyond the minimum distance of 1,500 feet from hazardous liquid pipelines, the school
between areas “F” and “I” does not entirely. However, this site could easily be modified to be in
compliance.
8. Coast Guard site included
- The Specific Plan now identifies land use districts for the Coast Guard property located on
Olivera Road. This serves as an extension of adjacent Mixed Use 2 and medium density
housing districts. The plan should articulate how land uses will transition appropriately to
adjacent, existing neighborhoods.
9. Conservation open space and First Responder training facility not included in Specific Plan
- The Conservation Open Space property will be transferred to the East Bay Regional Parks
District to be turned into a regional park.
- The First Responder Training Center will be transferred separately and used for public safety
training.
Many of these differences are illustrated separately in a series of diagrams transmitted on September 7,
2017 by email.
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Districts and development program

The Specific Plan includes a greater number of land use district types than the Area Plan; the following
table compares the characteristics of approximately equivalent land use types. In general, many of the
Specific Plan’s districts reflect a decrease in development intensity.
Following are a few key points about the development districts:
1. The TOD neighborhoods have changed location slightly to be closer to the North Concord
BART station and Highway 4. These areas now consist of Mixed Use 1, Commercial Office,
and Mixed Use 2 land use districts.
a. Mixed Use 1 and Commercial Office together match the density levels of North
Concord TOD Core. However, Mixed Use 1 districts only average 45 dwelling units per
acre, which is below the stated target density. Commercial Office averages 2.0 FAR,
which is the bottom threshold for the TOD Core district.
b. Mixed Use 2 matches the dwelling unit density of North Concord TOD Neighborhoods
and the commercial floor-to-area ratio (FAR) range of Central Neighborhoods. Average
dwelling unit density is 22 DU/ac, at the low end of the target density range.
Commercial density averages 0.5 FAR, at the bottom end of the target range.
2. The Village Center districts have been removed from villages. Some of these uses appear to be
consolidated into the new Mixed Use 3 district type, which has slightly lower dwelling unit
density and commercial FAR targets and is located in just three locations across the site.
Although in fewer locations, Mixed Use 3 covers a much greater area than the Area Plan’s
original acreage for individual village centers. This arrangement leaves areas “D,” “E,” “F,” I,”
and “J” without as central, local-serving retail and services anchor as envisioned in the Area
Plan. Some villages have Civic districts and community facilities overlays that allow
modification of the underlying district uses.
3. Village Neighborhoods are now represented by Low and Medium Density Residential districts;
the high end of the density range for these districts is lower than originally specified.
4. Commercial Flex has a higher density range than established by the Area Plan, but comprises
only 21% of the acreage specified in the Area Plan, resulting in less overall floor space.
5. Schools: All school sites must be located a minimum of 1,500 feet from hazardous liquid
pipelines. The school between areas “F” and “I” does not appear to meet this standard, but
could be easily modified.
6. Willow Pass/Olivera Road Village: The school site in area “D” on the land use diagram is
inappropriately located in an area previously identified as a wetlands mitigation area.
7. Housing affordability: No detail on the types of housing units or affordability levels by district
type was provided for the entire site. For Phase 1 development, updated materials provided by
Hart|Howerton on 9/5/2017 indicate that more than 30% of housing built in this phase will be
affordable. Although the diagram does not identify precisely where in Phase 1 this housing
would be constructed, it does appear that these units are distributed to some degree among
different areas within the Phase 1 boundary.

Arup North America Ltd | F0.3

Page 4 of 33

Memorandum
2.1

District types

The following table identifies comparable land use district types from the Area Plan to the Specific
Plan, summarizing the dwelling units/acre (du/ac) and commercial floor-to-area ratios (FAR) for each
district.
Area Plan
District
DU/ac, FAR
North Concord TOD 60-150 du/ac
Core
2.0-4.0 FAR
North Concord TOD
Neighborhoods
Central
Neighborhoods
Village Centers
Village
Neighborhoods

18-100 du/ac
1.0-3.0 FAR
14-50 du/ac
0.5-2.0 FAR
18-50 du/ac
0.5-2.0 FAR
6-45 du/ac

90
180
70

Mixed Use 3

740

Medium Density
Residential
Low Density
Residential
Commercial Flex
Campus Overlay
Commercial Campus
N/A (Not in Specific
Plan)
Open Space (Creek,
Green Frame, Special
Parks), District Parks
N/A (Not in Specific
Plan)

Commercial flex
Campus

0.2-1.0 FAR
N/A

210
120

First Responder
Training Center
Greenways and
Citywide parks

N/A

80

N/A

786

Conservation open
space

N/A

2,715
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Specific Plan
DU/ac, FAR
60-150 du/ac
1.0-4.0 FAR
Commercial Office
0.4-4.0 FAR
Mixed Use 2
18-100 du/ac
0.5-2.0 FAR

Acres
District
55
Mixed Use 1

Acres (net)
62.4
24.6
122.8

15-45 du/ac
0.3-2.0 FAR
10-30 du/ac

160.7

6-15 du/ac

317.2

0.3-2.0 FAR
N/A
0.3-2.0 FAR
N/A

44.5
N/A
42.9
N/A

N/A

786.8

N/A

N/A

407.7

Page 5 of 33

Memorandum
2.2

Development program comparison

The following table summarizes the development program described in both the Area Plan and the Specific Plan. The Specific
Plan also quantifies a development program for the Coast Guard site, which was not originally included in the Area Plan and
therefore the dwelling unit counts and acreages are not included in the following table. The Coast Guard site is projected to
accommodate 800 dwelling units and approximately 12,000 square feet of commercial uses.

District
North Concord TOD
Core
North Concord TOD
Neighborhoods
Central Neighborhoods
Village Centers
Village Neighborhoods

Area Plan
Dwelling
units
700

Acres
55

2,200

90

2,600
500
6,200

180
70
740

Comm. Sq.
District
Ft.
3,000,000 Mixed Use 1 /
Commercial office
150,000
Mixed Use 2
100,000
350,000
N/A

Commercial Flex
Campus

None
None

210
120 acres

1,700,000
N/A

First Responder Training
Center
Greenways and Citywide
parks

None

80 acres

None

None

786 acres

None

Conservation open space

None

2,715 acres

None
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Mixed Use 3
Medium Density
Residential
Low Density
Residential
Commercial Flex
Campus Overlay
Commercial Campus
N/A (Not in Specific
Plan)
Open Space (Creek,
Green Frame,
Special Parks),
District Parks
N/A (Not in Specific
Plan)

Specific Plan
Dwelling
Acres
units
1,123
87.0

Comm.
Sq. Ft.
3,816,375

2,096

122.8

64,169

1,157
5,871

160.7
407.7

979,830
N/A

2,030

317.2

N/A

N/A
N/A
N/A
N/A

44.5
N/A
42.9
N/A

523,491
N/A
747,490
N/A

None

786.8

None

N/A

N/A

N/A
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3

Sitewide development standards

The following table compares the Specific Plan Preferred Alternative to the sitewide standards established by the Area Plan.
A number of elements were not relevant to this stage of Specific Plan development and were therefore not evaluated:
- CF-1 Housing Balance and Diversity
- CF-3 Accessibility (ADA)
- CF-4 Visitability
- CF-12 Building Relationship to Street
- CF-13 Parking Location
- CF-14 Streetscape Quality
- CF-16 Solar Exposure
- CF-17 Green Building
- CF-18 Outdoor shading
We expect to evaluate the complete list of sitewide development standards against the full Specific Plan once an
administrative draft has been provided with policy language; we anticipate having that document later this calendar year.
Element

Area Plan

Specific Plan Preferred
Alternative Summary

Sitewide Development Standards
CF-2 Housing Affordability
At least 25% affordable (3,020 units); N/A
30% of those prioritized for seniors,
veterans, teachers
CF-5 Location of community
facilities

CF-6 Community transitions

Arup North America Ltd | F0.3

Locate facilities (schools, libraries,
post offices, and senior centers) in
Village Centers, TOD districts, or
within walking distance of highfrequency transit stops
Design open spaces and buildings
that adjoin existing neighborhoods to
be compatible in scale

N/A

Design largely retains the
green frame.

Notes
Although not discussed in
these materials, the
Specific Plan will be
required to provide at least
25% affordable units.
Cannot fully assess as
community facilities and
transit stops are not
currently identified on
plan.
Cannot determine further
compatibility without
further design details,
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Element

Area Plan

Specific Plan Preferred
Alternative Summary

Notes

Sitewide Development Standards

CF-7 Topography

Design site to respond to site’s
natural form; for slopes greater than
30%, preserve as open space to
minimize grading. Preserve
ridgelines.

Grading plan brings much of
the site to 1-4% grade.

CF-8 View corridors

Maximize views of natural features
(Mt. Diablo, California Delta, Los
Medanos Hills) from public rights of
way and spaces

Linear parks will provide
views corridors in multiple
portions of the site, including
along the green frame, canal
and utility corridors.

CF-9 Housing mix

Accommodate multiple types of
rental and ownership housing
throughout districts
Create multi-modal transportation
network, frequent transit service, and
on- and off-street bicycle and
pedestrian facilities.

N/A

CF-10 Interconnected
transportation network
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The plan identifies key transit
spine and bicycle facilities, and
cross-sections for a number of
street types. Some local street
cross-sections do not include
bicycle facilities. Some
sidewalks do not meet Area
Plan standards.

including buildings, of
open spaces. The Green
Frame must meet Area
Plan specifications.
Does not comply with Area
Plan, based on proposed
grading plan, which calls
for significant cut/fill work
to essentially flatten much
of the site.
Massing and view studies
at key locations in districts
(such as Mixed Use 1) and
thoroughfares are
necessary to understand
impacts.
Unit counts by type not
available.
Plan identifies a street
hierarchy and proposes a
bicycle network. Proposes
street cross-sections that
include bicycle facilities
and pedestrian amenities.
Transit stops and
amenities, transit service
characteristics, and
pedestrian amenities are
not discussed.
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Element

Area Plan

Sitewide Development Standards
CF-11 Open space integration Plazas, seating areas, play fields
along open space edges bounded by
development districts; Provide an
interconnected trail system with
minimal at-grade road crossings.
CF-15 Street orientation
Maximize solar exposure and
penetration of summer winds, orient
blocks 20-40 degrees clockwise from
due south.
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Specific Plan Preferred
Alternative Summary
N/A

Notes
Detail on open space
programming not provided.

The plan includes a mixture of Various blocks in the TOD
blocks that do meet the
area and along curvilinear
standard and others that do not. streets deviate from this
standard. Examples: (1)
Village area east of Willow
Pass Road and south of the
Tournament Sports Park;
(2) Village near airfield/
Willow Pass Road
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4

District standards

The table on the following pages compares the land use district standards in the Area Plan to the proposed Specific Plan
districts. See sections 2 and 3 for comparison of dwelling unit density and commercial FAR standards.
Off-street parking locations are not relevant to this stage of Specific Plan development and were therefore not evaluated.
Additionally, a number of elements were not specified in the Specific Plan Preferred Alternative materials or were not
available at the time of review, including:
-

Selected development program details (unit type mix)
Details on the Tournament Sports Park
Details on the required use mix by district, as well as additional appropriate uses
Location of active open space uses, grocery stores, and shared vehicles
Block sizes

Hart|Howerton’s Land Use Plan Alternatives Memorandum does not describe each district type, but instead describes the
character of various portions of the site. We have attempted to summarize the intent and appropriate uses for each Specific
Plan land use district to be able to compare to the Area Plan’s districts. The final Specific Plan should specify the intent,
“required mix” of uses, as well as other appropriate uses, for each district type individually.
Arup conducted a review of the Preferred Alternative’s consistency with the District Convenience Standards. The intent of
this exercise was to quickly assess whether the plan appears to be consistent with the standards. However, absent digital CAD
or GIS files, we used a “sampling” approach to spot-check the plan. Distances and measurements are approximate. While we
found numerous examples where the convenience standards are not being met, this is in some cases due to one or several
examples—rather than the entire site not meeting the standard. We were unable to evaluate consistency with a number of the
convenience standards due to a lack of information, as noted above.
Convenience standards key:
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✓ = consistent with Area Plan
✕ = not consistent with Area Plan
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Element

Area Plan

Specific Plan Preferred
Alternative Summary

Notes

District Standards
North Concord TOD Core
Mixed Use 1, Commercial Office
Intent
Region-serving mixed-use employment center “Offer a range of employment, Uses are generally
near BART. With Class A offices, shops,
higher density residential,
compatible with Area Plan.
services, plazas, open spaces. Highestregionally attractive retail,
It is not clarified whether
intensity employment and mixed-use
dining, and entertainment
the separate Commercial
development on site. May include housing.
venues, civic uses, and flexible Office district type will
open spaces” in a compact,
concentrate most/all of
Required mix
Offices
walkable form. Organized
office uses in one area, or
Retail and services
around retail and entertainment whether the mixed use
Plaza and pocket park
designation will continue
Additional
Dining and entertainment, multi-unit housing, street connecting the BART
station the park along the
to incorporate a broad set
appropriate uses
special needs housing, performing arts
Contra Costa Canal.
of uses, including office.
facility, hotel, community facilities,
cultural/civic facilities
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/4 mile
✕
- Bicycle lane
1/4 mile
Diagram only shows
✓
separated bicycle facilities,
not on-street bicycle lanes.
- Shared vehicle
1/8 mile
Unable to determine
- Public space
1/4 mile
✓
- Active open space 1/4 mile
Unable to determine
- Grocery store
1/4 mile
Unable to determine
Maximum block
1,600 feet
Unable to determine
perimeter
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Element

Area Plan

Specific Plan Preferred
Notes
Alternative Summary
Mixed Use 2
This district reflects higher
The use mix for this district
density residential and
is not well defined. This
employment uses near the
district incorporates a
BART station and TOD.
portion of the Coast Guard
property and two of the
Campus overlay
alternatives would cover
significant portions of this
district type.

North Concord TOD Neighborhoods
Intent
Mixed-use residential district within
comfortable walking distance of BART, with
local-serving retail and services,
neighborhood open spaces, and community
facilities.
Required mix
Multi-unit housing
Grocery store
Retail and services
Community facilities
Neighborhood park
Plaza and pocket park
Additional
Attached single-unit housing, dining and
appropriate uses
entertainment, special needs housing,
live/work units, offices.
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/3 mile
✕
- Bicycle lane
1/3 mile
✓
- Shared vehicle
- Public space
- Active open space
- Grocery store
Maximum block
perimeter

1/3 mile
1/3 mile
1/3 mile
1/3 mile
1,600 feet
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Unable to determine
✓
Unable to determine
Unable to determine
Unable to determine

Diagram only shows
separated bicycle facilities,
not on-street bicycle lanes.
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Element

Area Plan

Specific Plan Preferred
Notes
Alternative Summary
Mixed Use 2
This district reflects higher
The use mix for this district
density residential and
is not well defined. This
employment uses near the
district incorporates a
BART station and TOD.
portion of the Coast Guard
property and two of the
Campus overlay
alternatives would cover
significant portions of this
district type.

Central Neighborhoods
Intent
Mixed-use residential district serving a
diverse range of household types and sizes at
moderate densities. Variety of community
facilities, neighborhood open spaces, and
local-serving retail.
Required mix
Multi-unit housing
Attached single-unit housing
Grocery store
Retail and services
Community facilities
Neighborhood park
Plaza and pocket park
Additional
Joint use facilities, live/work units, homeappropriate uses
based businesses, dining and entertainment,
special needs housing.
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/2 mile
✕
- Bicycle lane
1/4 mile
✓
- Shared vehicle
- Public space
- Active open space
- Grocery store
Maximum block
perimeter

1/4 mile
1/4 mile
1/4 mile
1/2 mile
1,800 feet
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Unable to determine
✓
Unable to determine
Unable to determine
Unable to determine

Diagram only shows
separated bicycle facilities,
not on-street bicycle lanes.
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Specific Plan Preferred
Notes
Alternative Summary
Village Centers
Mixed Use 3
Intent
Anchors of Village Neighborhoods, with
Includes both village centers
The character of
community facilities and services located
and “Gateway” area near
development in the area
along a main street connected to the
Willow Pass Road and
near the Commercial Flex
surrounding neighborhood by local streets and Highway 4. The village centers is not clear. This district
to BART by high-frequency transit service (if offer a range of uses and
type appears to incorporate
has a through street). Each center includes
activities, in some cases
both local and regionalopen space and multi-unit housing.
organized around a retail
serving retail uses, but is
“main street.” Includes a mix
not described directly in
Required mix
Multi-unit housing
of higher and mid-density
the materials provided.
Retail and/or services (grocery, conv.)
residential uses, retail dining
Although a significant
Community facility
and
entertainment,
smaller
portion of the Gateway
Plaza and pocket park
employment and professional
area is classified as Mixed
Additional
Joint use facilities, dining and entertainment,
office
uses,
hospitality,
civic
Use 3, as described it may
appropriate uses
attached single-unit housing, live/work units,
uses, and gathering spaces.
be more aligned with
special needs housing.
The gateway neighborhood
Commercial Flex.
will include lower density
employment and live-work
uses.
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/8 mile
✕
- Bicycle lane
1/8 mile
Diagram only shows
✕
separated bicycle facilities,
not on-street bicycle lanes.
- Shared vehicle
1/8 mile
Unable to determine
- Public space
1/4 mile
✓
- Active open space 1/4 mile
Unable to determine
- Grocery store
1/4 mile
Unable to determine
Maximum block
1,600 feet
Unable to determine
perimeter
Element
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Area Plan
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Element

Area Plan

Specific Plan Preferred
Notes
Alternative Summary
Low, Medium Density Residential
Low and medium density
These district types add
residential districts include a
more specificity in the
range of densities and unit
location of different
types, civic uses, and open
housing densities. The
space.
Specific Plan should
specify the location of, or
siting criteria for, pocket
parks and plazas.

Village Neighborhoods
Intent
Residential districts serving a diverse range of
household types and sizes at moderate to low
densities. Anchored by a Village Center and
surrounded by community and regional open
spaces. Diverse in character and architectural
style.
Required mix
Attached single-unit housing (at least 25% of
units)
Detached single-unit housing
Public gathering space
Neighborhood park
Pocket parks and plazas
Additional
Multi-unit housing, home-based businesses,
appropriate uses
special needs housing, live/work, large-lot
single-unit housing (< 6 du/ac, cumulative
total 40 units)
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/4 mile
✕
- Bicycle lane
1/4 mile
✕
- Shared vehicle
- Public space
- Active open space
- Grocery store
Maximum block
perimeter

1/4 mile
1/4 mile
1/4 mile
1/2 mile
1,800 feet
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Unable to determine
✓
Unable to determine
Unable to determine
Unable to determine

Diagram only shows
separated bicycle facilities,
not on-street bicycle lanes.
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Element

Area Plan

Specific Plan Preferred
Notes
Alternative Summary
Commercial Flex
This district will incorporate
Uses are generally
lower density employment
compatible with Area Plan.
uses such as commercial flex
It is not clear how the
research and development
“Gateway” area will
(R&D) and light industry. Will combine this district with
include a site for a PG&E
the adjacent Mixed Use 3
substation.
district, and whether either
will include regionalserving retail.

Commercial Flex
Intent
Region-serving retail and/or workplace
district with flexibility to accommodate
varying proportions of light industrial, retail,
and office uses depending upon market
demand. Research and development uses may
complement those in the adjacent Campus
district.
Required mix
One or more of the following:
Research and development/flex
Light industrial
Office/retail and services
Additional
Public utilities facilities (PG&E substation),
appropriate uses
ancillary uses (dining, lodging) depending on
primary commercial uses established.
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
N/A
N/A
- Bicycle lane
1/4 mile
✕
- Shared vehicle
- Public space
- Active open space
- Grocery store
Maximum block
perimeter

1/4 mile
N/A
N/A
1/2 mile
3,000 feet
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Unable to determine
N/A
N/A
Unable to determine
Unable to determine

Diagram only shows
separated bicycle facilities,
not on-street bicycle lanes.
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Specific Plan Preferred
Notes
Alternative Summary
Campus
Campus Overlay
Intent
A campus environment with flexibility to
Overlaid on Commercial
Campus size is not
accommodate a range of educational, research Office and Mixed Use 2
specified, and how this
and development, cultural, and health care
Neighborhood districts, this
overlay will impact the use
uses. These uses may attract and/or support
area will incorporate campus
program for the underlying
complementary uses in the adjoining
uses into this district, which is development districts is not
Commercial Flex district. May include
within walking distance of
described. There is no
community facilities, such as a library, that
BART. Intended to be an
discussion of the student
would benefit the entire community.
“urban campus,” this area
population, campus
incorporates uses including
facilities, and/or other
Required mix
One or more of the following:
commercial, research and
elements of the character
Educational, research and development,
development
(R&D),
and
of this district.
health care, and/or cultural uses.
residential as a logical
Additional
Campus-serving retail, conference center,
appropriate uses
performing arts facility, dormitory (not part of extension of surrounding
neighborhoods.
sitewide dwelling unit maximum).
Convenience standards (NOTE: Compliance assessed based on sampling, not a comprehensive review)
- Transit
1/4 mile
✕
- Bicycle lane
1/4 mile
Diagram only shows
✓
separated bicycle facilities,
not on-street bicycle lanes.
- Shared vehicle
1/4 mile
Unable to determine
- Public space
1/4 mile
✓
- Active open space 1/4 mile
Unable to determine
- Grocery store
1/2 mile
Unable to determine
Maximum block
To be determined
Unable to determine
perimeter
Element

Area Plan

Tournament Sports Park
The Tournament Sports Park/Facility is not included in the Specific Plan land use diagram.

Arup North America Ltd | F0.3

Page 17 of 33

Memorandum
5

Conservation and open space standards

The Area Plan aims to preserve a significant amount of land as conservation open space, incorporate a significant amount of
park land into the new community, and sets a goal that development should respect the topography of the site. The Specific
Plan Preferred Alternative includes a variety of open space and parks districts throughout the development footprint. The
materials provided do not provide details on the types of uses and features intended for each type of open space, nor does the
land use plan include a design for the Tournament Sports Park. Finally, the materials do not identify the location of, or siting
criteria for, pocket parks and plazas. The final Specific Plan should include these elements.
Additionally, the Area Plan establishes goals that aim to retain key topographic features, drainage patterns, minimize the
amount of earthwork necessary, and use linear parks to define villages and buffer existing Concord neighborhoods from the
new development. However, the site grading plan in particular does not reflect the Area Plan’s goal to minimize earthwork.
Element

Area Plan

Conservation and Open Space Standards
Critical Dimensions
Regional Park
2,537 ac
Mt. Diablo Creek
178 ac (subject to change based on
Corridor
permitting)
Central Greenway
380 ac (approx.)
Width: 100 ft or more
Neighborhood
Frame

Citywide Parks

98 ac (approx.);
Width:
- 275-425 ft (between southern
villages and existing Concord)
- 150-500 ft. (between villages)
308 ac (approx.); 45-100 ac each
(includes Tournament Sports Park and
adjacent citywide park)
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Specific Plan Preferred
Alternative Summary

Notes

Not included in Specific Plan area.
176.6 ac
165.2 ac
Width: Not specified
139.9 ac
Width: Not specified

257.9 ac

Reduction appears to be the
result of a shift to District
Parks, which were not
quantified in the Area Plan.

Includes only the Tournament
Sports Park, adjacent citywide
park, and golf course.
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Element

Area Plan

Specific Plan Preferred
Alternative Summary
District Parks: 177.9

Notes

Neighborhood Parks

2-10 ac each

Pocket Parks and
Plazas

0.25-2 ac each

23.4 ac In-tract Open Space
specified

Specific Plan does not
identify the location of pocket
parks in the land use diagram.

North Concord
Plaza

0.5-5 ac each

Not specified

Specific Plan does not
identify acreage for the plaza.

Retention areas
N/A
Protect ridgelines and visible hillsides in the CRP Area
C-2.1 Hillside and
Use landform as key determinant of
ridgeline protection land use and urban design; preserve
hillsides and ridgelines

22.5 ac

Water retention areas.

Grading suggests that much of the
natural hillsides and ridgelines will
be reduced significantly to a
uniform, minimal grade (1-4%).

C-2.2 Slopes over
30 percent

Limit development on slopes 30% or
greater. Where these occur, set aside
for public or private open space to
minimize grading and earth
movement. Near the BART station,
some development on steeper slopes
may be acceptable to maximize TOD
opportunities.

Does not appear to maintain 30%
slopes along ridgeline between the
BART station and bunker city.

C-2.3 Enhancing
natural drainage
patterns

Preserve natural drainage patterns and
watersheds on site.

Plans recognize two existing
watersheds: Mt Diablo Creek,
Holbrook Channel.

Do not appear to be using the
landform as a determinant of
land use. While two peaks are
retained, these do not retain
the existing landform.
Some steep slopes may not be
natural landforms and thus
may be acceptable to remove.
More information is needed to
assess. A diagram illustrating
change in elevation due to
cut/fill would assist in
identifying whether this
standard is being met.
More detail is needed to
understand to drainage
patterns.
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District parks were included
in Area Plan District total
acreages.
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Element

Area Plan

C-2.4 Open space
and community
character

Use open space to delineate the edge
of the urbanized area, frame new and
established neighborhoods.

C-2.5 Grading and
earth movement

Limit the need for excessive grading.
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Specific Plan Preferred
Alternative Summary
Plan retains the green frame around
the site; modifies the green frame
between new villages to extend only
part-way between villages.
Grading plan specifies 20 million
cubic yards of grading. This amount
accounts for a contingency factor.

Notes
Clarify if/how bicycle and
pedestrian facilities (such as
trails) will fill gaps in the
green frame circulation
network, such as in the
southern villages.
The grading estimate is very
significantly higher than
Arup’s estimate of 6 million
cubic yards (see Footnote on
page 1).
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6

Health, safety, and noise standards

The Specific Plan Preferred Alternative retains a buffer around Mt. Diablo Creek. The complete administrative draft Specific
Plan should reflect the necessary creek restoration and flood protection projects to increase the channel’s capacity and
potentially create detention areas.
Element

Area Plan

Specific Plan Preferred
Alternative Summary

Health, Safety and Noise
Protect the CRP area from risks to life and property posed by flooding and stormwater runoff
SHN-2.1 Mt. Diablo Creek
Maintain a buffer along Mt. Diablo
Specific Plan retains the buffer
buffer and channel
Creek. Undertake creek restoration
on both sides of Mt. Diablo
improvements
projects which increase channel’s
Creek.
capacity and minimize potential for
damage due to overbank flooding. As
permitted, on-site detention and
retention ponds may be constructed
and managed within the buffer to
reduce peak flood flows.

Arup North America Ltd | F0.3

Notes

No description of creek
restoration or retention
ponds in the Specific Plan.
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7

Infrastructure, utilities, and site development

The Infrastructure memo provides some details on the proposed site grading and utilities specifications. However, the memo
does not provide details on the assumptions or basis for utility demand estimates, making it difficult to review these
quantities. Additionally, the Infrastructure memo does not articulate how the infrastructure built in Phase One will be sized to
accommodate future demand. The administrative draft Specific Plan will need to articulate how this requirement will be met.
Importantly, the Specific Plan proposes substantial earthwork (cut/fill) in order to prepare a fairly flat site with slopes between
1% and 4% for the majority of the site. This is inconsistent with the Area Plan’s standards for grading and using the natural
landform of the site to help shape development.
Element
Specific Plan Preferred Alternative Notes
Infrastructure, Utilities, and Site Development
Grading
The grading strategy is not in alignment with the Area Plan standards. Area Plan Standards C-2.1, C2.2, C-2.5 call for preservation of hillsides and ridgelines, minimizing development on slopes 30% or
greater, and limiting the need for excessive grading. The plan calls for significant earthwork, which will
have follow-on impacts, such as increase GHG emissions. Additionally, Bunker City is not addressed in
the grading plan; the administrative draft Specific Plan will need to identify cut/fill necessary in this
area.
Utilities
Wastewater
Infrastructure Memo estimates 5.8 mgd. To review this information we would need to know the
answers to the following questions: Is this a peak or average figure? What peaking factor is being used?
Arup estimated 3.6 mgd average, 7.1 mgd peak.
Stormwater
No comments.
Potable water
To review the potable water information we would need response to the following requests:
- Infrastructure Memo estimates demand at 5.6 mgd; please explain basis for this estimate. Arup
estimated 3.2 mgd potable demand.
- Please explain basis for storage reservoirs; 6.5 mgd is much lower than Arup estimate. Arup
estimated 13.5 mgd storage reservoirs.
- Verify that the zone elevations are correct (i.e. that 110 feet is the correct threshold between zones).
Recycled water
No usage or sizing information provided for recycled water system.
Electric
The Infrastructure Memo references both a 21 kv and 12 kv system; please clarify the voltage of the
distribution for the site.
Arup North America Ltd | F0.3
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Element
Natural gas
Telecommunications

8

Specific Plan Preferred Alternative Notes

No comments.
City staff should consider making a request that additional capacity be made available for city systems,
if necessary.

Transportation network standards

Overall, the Area Plan aims to achieve a multi-modal transportation system that will reduce the need for people to drive by
providing high quality alternatives—walking, bicycling, and transit. The aims include creating “complete streets,” connecting
the community, managing parking needs, and ultimately reducing traffic impacts in the community. It is critical that the
Specific Plan also reflect these principles.
General comments on the transportation network presented in the Specific Plan:
-

Curvilinear street layout with multiple grids: The Specific Plan Preferred Alternative no longer uses a rectilinear
street grid, as was generally applied in the Area Plan. Instead, the grid is “broken” into several distinct areas, thereby
helping to define neighborhoods. This layout makes site navigation less straightforward and slows travel. It is not
clear whether the Specific Plan’s “Primary Road” network is meant to approximate the Area Plan’s network of
collector streets. It is important that a series of collector streets help carry internal and external trips, thereby reducing
overall demand on routes like Willow Pass Road and the transit spine.

-

Street type hierarchy: The hierarchy established by the cross-sections included in the Infrastructure memo is not
fully represented in the Primary Street Network diagram. Specifically, the locations of collector, neighborhood, and
commercial street types are not provided.

-

Transit spine: Based on the cross-sections for the Transit spine, the Specific Plan does not appear to match the Area
Plan’s vision for major, multi-modal and high-capacity transit boulevard that is comfortable for walking and shopping.
The cross-sections do not meet the standards as envisioned in the Area Plan, depicting fewer lanes and significantly
narrower sidewalks than established by the Area Plan. Further, as depicted in the Specific Plan land use diagram, the
route of the transit spine is less direct than in the Area Plan. The transit service on this street should also be defined in
the administrative draft Specific Plan, including service characteristics and stop locations. Finally, southeast of the
TOD area, the plan largely fails to place higher-density mixed use districts (akin to Village Centers in the Area Plan)
along the transit spine; instead, the adjacent land uses are predominantly low density residential.
Arup North America Ltd | F0.3
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-

Sidewalks: In general, the street types do not provide sufficient sidewalk width compared to the standards established
by the Area Plan. To emphasize a comfortable walking environment, these widths should be increased to meet or
exceed the minimums established by the Area Plan, particularly for streets in commercial and/or high density areas,
where street furniture, bicycle parking, and other features may reduce the unobstructed traveled path of the sidewalk.

-

Bicycle facilities: Some facilities are not designed to the recommended best practices established by the National
Association of City Transportation Officials (NACTO). NACTO’s Urban Bikeway Design Guide (2014) provides
complete design details for bicycle facilities. In some cross-sections, bicycle facilities are not specified—if the intent
is that these streets would include shared lanes between vehicle and bicycle traffic, this should be noted. Finally, Class
IV bicycle facilities are depicted as both grade-separated and at-grade with the sidewalk in different cross-sections, but
the rationale behind these choices is not clear. Class IV cycletracks should include buffers from vehicle and pedestrian
traffic, with a recommended minimum of 3’.

-

Connectivity: The administrative draft Specific Plan should clearly identify all vehicle, bicycle, and/or pedestrian
connections to existing Concord neighborhoods, crossings of Mt. Diablo Creek and canals, and connections to the new
regional park.

8.1

Street standards

Specific Plan Preferred
Alternative Summary
Complete Streets: Los Medanos Boulevard
Transit spine street (OP1
and OP2)
Intent
Moderate-speed street that acts as the
Cross-section identifies as a
spine of the TOD, Central
street with two travel lanes.
Neighborhood, Village Districts, with Each side of the street includes
frequent connections to local streets.
parking, a planting/street tree
A comfortable, cool space for
row, a separated Class IV
community interaction, walking, and
bicycle lane (OP2), and
shopping that also allows multi-modal sidewalk. OP1 specifies a twocirculation between the North
way cycletrack on one side of
Concord/Martinez BART Station, Port the street.
Chicago Highway, and key
destinations.
Element

Arup North America Ltd | F0.3

Area Plan

Notes

Pedestrians and cyclists
are well-separated from
the traveled way, but 6’
wide sidewalks are too
narrow for comfortable
travel on a major road
such as this; the Area
Plan specifies a
minimum of 10’. Does
not appear to achieve the
vision of a major “spine”
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Element

Number of lanes
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
- Sidewalks
Typical lane widths
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
-

Sidewalks

Notes
for transit and other
modes that connects
village center nodes.

N/A
2
2
2
2

N/A
2
0
2
2

N/A
10’-12’
12’-14’
5’-6’

N/A
10.5’
N/A
5’-7’

10’-15’

6’

Parking lanes
Both sides
Street trees
1 row per side
Desired travel speed Up to 25 mph
Complete Streets: Delta Road
Intent

Specific Plan Preferred
Alternative Summary

Area Plan

Moderate-speed street linking the
North Concord/Martinez BART
Station and Port Chicago Highway
with the Commercial Flex District as
well as Highway 4 and Willow Pass
Road, with frequent connections to
local streets. The core of the mobility
network in the Commercial Flex

Arup North America Ltd | F0.3

Both sides
1 row per side
N/A
Willow Pass Road/Delta
Road
Cross-section identifies as a
major street with four travel
lanes, center median and
turning lane. Each side of the
street includes parking, two
planting/street tree rows, a
separated Class IV bicycle
lane, and sidewalk. An

7’ cycletrack lanes (OP1)
or 5’ bicycle lanes (OP2)
Significantly narrower
than Area Plan

The Area Plan identifies
Delta Road as a two-lane
street. Pedestrians and
cyclists are wellseparated from the
traveled way, but 6’ wide
sidewalks are too narrow
for comfortable travel on
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District, providing efficient goods
movement and mobility for visitors
and employees, as well as creating
opportunities for public spaces and
daytime shopping and eating.

Specific Plan Preferred
Notes
Alternative Summary
alternate design included in the a major road such as this;
FOCUS grant materials
the Area Plan specifies a
prepared by Arup in 2014
minimum of 10’.
includes a two-way cycletrack
on one side of the street.

N/A
2
N/A
2
2

N/A
4
N/A
2
2

N/A
11’-12’
N/A
5’-6’

N/A
10.5’
N/A
5-6’

10’-15’

6-8’

Element

Number of lanes
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
- Sidewalks
Typical lane widths
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
-

Sidewalks

Area Plan

Parking lanes
Both sides
Street trees
1 row per side
Desired travel speed Up to 25 mph
Complete Streets: Willow Pass Road
Intent

Moderate-speed street providing a
north-south connection through the
Planning Area, as well as to
Downtown Concord and Highway 4.
The character within the Village

Arup North America Ltd | F0.3

Both sides
1-2 per side
Not specified
Willow Pass Road/Delta
Road
Cross-section identifies as a
major street with four travel
lanes, center median and
turning lane. Each side of the
street includes parking, curb

Increased by 2 lanes

Narrower by 0.5-1.5’
5’ bicycle lanes should
include a minimum 18”
buffer from traffic.
Significantly narrower
than Area Plan
More than Area Plan

The Area Plan identifies
Willow Pass Road as a
four-lane street.
Pedestrians and cyclists
are well-separated from
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Center and Neighborhood facilitates
pedestrian activity along the street,
with on-street parking and slow
speeds. Outside of the Villages, the
street will have a center median and
no on-street parking.

Specific Plan Preferred
Alternative Summary
bulb-outs, two planting rows, a
separated Class IV bicycle
lane, and sidewalk. An
alternate design includes a
two-way cycletrack on one
side of the street.

N/A
4
N/A
2
2

N/A
4
N/A
2
2

N/A
10’-12’
N/A
5’-6’

N/A
10.5’
N/A
5-6’

Element

Number of lanes
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
- Sidewalks
Typical lane widths
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
-

Area Plan

Sidewalks

10’-15’ (Width may be reduced on
bridge structures)
Parking lanes
Both sides in Village districts; N/A
elsewhere
Street trees
1 row per side
Desired travel speed Up to 35 mph outside Village districts;
Up to 25 within Village districts.
Complete Streets: Evora Road
No information provided in Specific Plan materials.
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6-8’
Both sides
1-2 per side
Not specified

Notes
the traveled way, but 6’
wide sidewalks are too
narrow for comfortable
travel on a major road
such as this; the Area
Plan specifies a
minimum of 10’.

Narrower by 0.5-1.5’
5’ bicycle lanes should
include a minimum 18”
buffer from traffic.
Significantly narrower
than Area Plan
More than Area Plan

N/A
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Element

Area Plan

Complete Streets: Collector Streets
Intent
Low- to moderate-speed streets
linking internal areas of Development
Districts with through streets. Cool,
comfortable spaces linking different
areas of a district, providing
connections to the Planning Area’s
primary circulation network while
encouraging community interaction.

Number of lanes
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
- Sidewalks
Typical lane widths
- Shared lanes
- Mixed flow
- Transit only
- Bicycle only
- Sidewalks
Parking lanes
Street trees
Desired travel speed

Specific Plan Preferred
Alternative Summary
Neighborhood Collector
Cross-section identifies as a
street with two travel lanes.
Each side of the street includes
parking, curb bulb-outs, a
planting row, a bicycle lane or
a separated Class IV bicycle
lane, and sidewalk. An
alternate design includes a
grade-separated two-way
cycletrack on one side of the
street.

N/A
2
N/A
2
2

N/A
2
N/A
2
2

N/A
10’-12’
N/A
5’-6’

N/A
10-10.5’
N/A
5-7’

8’-10’
Both sides
1 row per side
20-25 mph

6’
Both sides
1 row per side
Not specified
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Notes
Multiple options for
bicycle lanes (Class IV,
Class II streets). 6’ wide
sidewalks are too narrow
for comfortable travel;
the Area Plan specifies a
minimum of 8’. On-street
bicycle lanes should
specify a buffer zone
from parked cars, since
the parking lane is fairly
narrow at 7.5’.

5’ bicycle lanes should
include a minimum 18”
buffer from traffic.
Narrower than Area Plan
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Element

Area Plan

Complete Streets: Local Community Street / Local Street
Intent
Low-speed streets linking internal
areas of Development Districts to
collector streets. Well-shaded
pedestrian and bicycle-friendly spaces
that encourage community interaction
in neighborhoods, while also
accommodating goods movement in
the Commercial Flex District.
Number of lanes
- Shared lanes
2
- Mixed flow
N/A
- Transit only
N/A
- Bicycle only
N/A
- Sidewalks
2
Typical lane widths
- Shared lanes
9’-10’
- Mixed flow
N/A
- Transit only
N/A
- Bicycle only
N/A
- Sidewalks
8’-10’ (12’-20’ on North Concord
TOD Core shopping streets)
Parking lanes
Both sides
Street trees
1 row per side
Desired travel speed 15-25 mph
Complete Streets: Local Yield Street
No information provided in Specific Plan materials.
Complete Streets: Local Alley
No information provided in Specific Plan materials.
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Specific Plan Preferred
Alternative Summary
N/A
Cross-section identifies as a
street with two travel lanes.
Each side of the street includes
parking, curb bulb-outs, a
planting row, and sidewalk. No
bicycle facilities are specified.

Notes
6’ wide sidewalks are too
narrow for comfortable
travel; the Area Plan
specifies a minimum of
8’, and 12’ in the TOD
area near the BART
station. Bicycle sharrows
should be specified.

N/A
2
N/A
N/A
2
N/A
10’
N/A
N/A
6’

Narrower than Area Plan

Both sides
1 row per side
Not specified
N/A
N/A
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Element

Area Plan

Complete Streets: Commercial Street (not in Area Plan)
Intent
N/A

Number of lanes
- Shared lanes
N/A
- Mixed flow
N/A
- Transit only
N/A
- Bicycle only
N/A
- Sidewalks
N/A
Typical lane widths
- Shared lanes
N/A
- Mixed flow
N/A
- Transit only
N/A
- Bicycle only
N/A
- Sidewalks
N/A
Parking lanes
N/A
Street trees
N/A
Desired travel speed N/A
Additional circulation network elements
T-1.1 Road
Road connections only at:
connections to
Arnold Industrial Way
adjacent
Panoramic Drive
neighborhoods
Willow Pass Road
Clayton Way
Bailey Road
Denkinger Road

Arup North America Ltd | F0.3

Specific Plan Preferred
Notes
Alternative Summary
Commercial Street
Cross-section identifies as a
Bicycle facilities should
street with two travel lanes.
be noted, if intended.
Each side of the street includes
parking, curb bulb-outs, a
planting row, and sidewalk. No
bicycle facilities are specified.
N/A
2
N/A
N/A
2
N/A
10.5’
N/A
N/A
15’ (including planting row)
Both sides
1 row per side
Not specified
Specific Plan
Road connections are specified
at locations included in the
Area Plan, plus at least one
additional connection to
Olivera Road at the Coast
Guard property.

Any additional roadway
connections beyond the
list specified in the Area
Plan should be clearly
marked on the Street
Network diagram.

Page 30 of 33

Memorandum
Element

Road,
bicycle/pedestrian
connections over
Mt. Diablo Creek
Bicycle and
pedestrian
connections over
canals

Area Plan
West Street
Avila Road
Salvio Street
East Olivera Road
N/A

N/A

Arup North America Ltd | F0.3

Specific Plan Preferred
Alternative Summary

The Specific Plan clearly
identifies six roadway
connections over Mt. Diablo
Creek. Three additional
bicycle connections are
marked.
The Specific Plan does not
clearly mark bicycle and
pedestrian crossings of the
canals.

Notes

The Specific Plan should
identify all roadway and
bicycle/pedestrian
connections over Mt.
Diablo Creek.
The Specific Plan should
identify all bicycle and
pedestrian connections
over canals, separate
from the road network.
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8.2

Transit network standards

The Specific Plan Preferred Alternative materials provide limited information on the on transit service proposed—the main
transit spine is marked but no additional information on the transit network or service is offered—such as supplemental
shuttle service, as described in the Area Plan, or service characteristics including frequency, stop spacing, and more. It is
important that transit service does not simply “dead end” at Bailey Road, where no development or destination is planned.
The route should terminate in a more logical location, in coordination with other transit routes and potentially in coordination
with the new regional park. Further, the Specific Plan should articulate how transit service will be offered during Phase One.
Transit Network Standards
Element
Network

Area Plan

The Area Plan identifies both a
high frequency transit service
route, plus potential additional
shuttle/local transit routes to
supplement the high-frequency
route.

Peak headways
Off-peak headways
Stop spacing
Dedicated lanes
Signal transit priority

High-frequency
Shuttle/local
≤ 7.5 min
≤ 15 min
≤ 15 min
Varies
1/2 mile
1/4 mile
On transit spine
N/A
At all signalized intersections
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Specific Plan Preferred
Alternative Summary
Transit spine identified on
primary street network
diagram.

Notes
The Specific Plan Preferred
Alternative materials do not
provide detail on transit service,
beyond identifying the transit
spine on the land use diagram.
The administrative draft Specific
Plan should identify stop
locations for the transit spine, and
connections to other transit
service.

N/A
N/A
N/A
N/A
N/A
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8.3

Bicycle network standards

The Specific Plan depicts the network of Class I (separated bicycle paths) and Class IV (cycletracks) on the site. The Class I
network is located in the green frame and the Mt. Diablo Creek corridor and is interconnected with the Class IV facilities.
The network diagram does not depict the location of Class II (bicycle lanes) or Class III (shared routes) facilities. Without
depicting these networks, it is not possible to assess how well-served the neighborhoods are by bicycle facilities, particularly
those east of Willow Pass Road.
It is unclear if the bicycle network connects adequately to local and regional trails, including along Port Chicago Highway and
the Contra Costa canal trail. All off-site trail connections should be clearly marked on the bicycle network diagram.
Additionally, all bicycle connections to the new regional park should be coordinated with the EBRPD’s latest land use plans.
Bicycle Network Standards
Element
Area Plan
Network

Location

Composed of Class I (separated bicycle
paths), Class II (bicycle lanes), Class III
(shared routes).
Class I
Fig. 3-23

Number of
2
lanes
Typical lane 6-8’
width
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Class II
Collector
streets (all)

Specific Plan Preferred
Alternative Summary
The Specific Plan street crosssections include Class II (bicycle
lanes) and Class IV (cycletracks).
Class I Class II
Class III
N/A
Neighborhood N/A
collector

2

Class III
Neighborhood
and yield
streets
N/A

N/A

2

N/A

5-6’

N/A

N/A

6’ (no buffer)

N/A

Notes
The Specific Plan should
map the location of all
bicycle facilities, not just
Class I-IV facilities.
The Specific Plan should
define standards for Class
I-IV bicycle facilities.
Bicycle facility design
should reflect NACTO best
practices.
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