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MEMORANDUM
December 15, 2020
TO:

City Council

CC:

Valerie Barone, City Manager
Susanne Brown, City Attorney
Andrea Ouse, Director of Community Development
Joan Ryan, Community Reuse Area Planner
Israel Mora, Executive Secretary, Economic Development & Base Reuse
Alexandra Barnhill, Jarvis Fay & Gibson, LLP
Dahlia Chazan, Arup

FROM: Guy Bjerke, Director of the Economic Development & Base Reuse Department
SUBJECT:

I.

Concord Reuse Project Administrative Draft II Specific Plan

Introduction

On November 19, 2020, the City Council was provided with a memo in preparation for the
December 10, 2020 City Council meeting. In that memo, staff indicated that an administrative draft
Concord Reuse Project (referred to in this memorandum as Reuse Project) Specific Plan document
(Draft Specific Plan) detailing the proposed land use plan for the Reuse Project exists and that it
would be posted on the project website by December 17, 2020. That document, prepared by Lennar
Concord LLC, and provided to City Reuse Project staff in March 2019, will be available at
https://www.concordreuseproject.org/170/Key-Documents under “2. Specific Plan”. Because this
Draft Specific Plan is an unfinished work in progress that has not previously been publicly released
or shared with the City Council, staff believes that it is important to provide additional background
on the status of that document. This memo aims to provide that context.
II.

Land Use Planning Timeline

The community’s vision for the former Concord Naval Weapons Station (CNWS) is expressed in
the Reuse Project Area Plan (Area Plan), which is the result of a community process lasting from
2006 to 2012. The Area Plan was adopted by the City Council in 2012 and incorporated into the
General Plan. It expresses a vision for the reuse of the base and adopts numerous policies to guide
development, but it does not establish zoning or provide detailed land use plans. Before
development can take place, a revised Specific Plan and project-level environmental impact report
(EIR) will need to be prepared in support of entitlements. The revised Specific Plan will need to be
consistent with the Area Plan and address the staff concerns identified in Section III, below.
The Specific Plan process began with community outreach efforts jointly led by the City and
Lennar Concord LLC. Outreach began in early 2017, starting with city-wide communication and a
series of community meetings. The master developer began preparing land use diagrams,
incorporating the earlier input of the community, staff and the Council, and presented those to the
City Council in May and November 2017, and February, April and June of 2018, as the project
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evolved. The City continued to gather community input and provide community updates during the
process through additional community meetings, neighborhood meetings (North Concord, Dana
Estates, Bishop Estates and Monument Corridor), Community Advisory Committee (CAC)
meetings and City Council meetings up thru August 2018.
On August 22, 2018, the City Council reviewed a proposed land use diagram for the Reuse Project.
The land use diagram was based on the Area Plan, but incorporated community comments, the
input of staff, the CAC, Planning Commission, the City Council, as well as the results of the master
developer’s assessment of market feasibility. At the end of the meeting, the City Council directed
staff to move forward with the preparation of a Draft Specific Plan and environmental documents,
based on the land use diagram presented and their input that evening. A copy of this land use
diagram is available at Concord Community Reuse Project, CA (concordreuseproject.org) in the
document library (2018 Special Planning & Council Meetings - Aug. 22, 2018 Study Session).
On October 5, 2018, Lennar Concord LLC provided staff with an Administrative Draft I version of
the Draft Specific Plan. Staff had comprehensive comments on that version of the document and
provided those comments to the master developer on November 21, 2018.
On November 19, 2018, the Notice of Preparation (NOP) for the Environmental Impact Report was
published with a NOP response deadline of December 20, 2018. On December 6, 2018, the City
held a scoping meeting in the Council Chambers to solicit written and oral comments. The NOP
distribution and scoping session resulted in 21 comments from agencies, stakeholders and
individuals.
On March 28, 2019, Lennar Concord LLC provided staff with an Administrative Draft II version of
the Draft Specific Plan. City staff believed there were still substantial comments to be addressed.
More information about the City’s feedback on the Draft Specific Plan is detailed in the next
section of this memo. Staff provided those comments to the Lennar Concord LLC on May 3 and
May 23, 2019. These comments are available https://www.concordreuseproject.org/170/KeyDocuments (under “2. Specific Plan”). Chapters 7 (Development Controls) and 9 (Implementation)
were the subject of ongoing discussion with the Lennar Concord LLC into June and July.
During the spring/summer of 2019, other items continued moving forward as Lennar Concord LLC
worked on responding to staff’s comments on Administrative Draft II of the Draft Specific Plan.
On June 4, 2019, the Campus District Visioning Report, and the Tournament Sports Complex
Conceptual Plan and Feasibility Study were presented to the City Council. A unanimous vote of the
City Council, sitting as the Local Reuse Authority, voted to accept the Campus District Visioning
Report and also to include Concept C (167-acre) and Concept E (62-acre) plans as alternatives for
the Tournament Sports Complex in the Draft Specific Plan. Excerpts and maps from those
documents were provided to Lennar Concord LLC for incorporation into the Draft Specific Plan.
These excerpts and maps are available at https://www.concordreuseproject.org/170/Key-Documents
(under “2. Specific Plan” in the City comments).
By July 2019, Lennar Concord LLC indicated the need for greater clarity regarding union labor
participation in project construction and potential impacts on overall project feasibility. In early
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October 2019, Lennar Concord LLC, indicated they would stop reimbursing the City for any further
project-related expenditures until such clarity was received. In October 2019, City staff and
consultants stopped work on the EIR, as the City-managed consultant team could not continue
project work without the financial support on the project of Lennar Concord LLC. Staff and
consultant work on the Draft Specific Plan was already limited due to the master developer’s lead
role on the Draft Specific Plan, but that work also stopped.
The City Council met on January 7 and January 8, 2020 to discuss and attempt to clarify the union
labor issues and obtain Council’s input. In a final Council meeting on March 24, 2020, the City
Council declined to extend the Exclusive Negotiating Agreement with Lennar Concord LLC, and
subsequently the Agreement expired on March 31, 2020.
III.

Substantive Comments on the Draft Specific Plan

Given the scope of the Reuse Project, the Draft Specific Plan is a lengthy document. It contains
nine chapters that cover numerous topics from the proposed land uses, to parks and open spaces,
infrastructure, transportation, and climate action / sustainability, among others. It is not possible to
capture the full extent of the Draft Specific Plan here. However, this link to the Table of Contents
of the Administrative Draft II version of the Specific Plan provides a sense of the scope of the
document (https://www.concordreuseproject.org/170/Key-Documents under “2. Specific Plan”). It
is also important to note that because the Draft Specific Plan was still being updated when the
Lennar Concord LLC instituted a stop on that work, it was never finalized, ready for dissemination,
or made available for public or City Council review.
As the City seeks to identify a new master developer for the Reuse Project, the Draft Specific Plan
is being made available to educate potentially interested parties and the public about the prior effort.
While the document is incomplete, it shows a great deal of work that went into the land use
planning effort. However, in its current iteration it reflects the previous master developer’s vision
for implementing the Area Plan, whereas other developers are likely to have different perspectives.
In all events, the document shows those aspects of the proposed development plan that seemed
viable and those that required reconsideration. The following is a list of the primary issues City
staff would have wanted Lennar Concord LLC to address before the Draft Specific Plan was ready
for public review:
•

•
•

•

Clarify language and terms used, for example, “framework vs. supporting
infrastructure” and “negotiated vs. obligated infrastructure” in light of phasing
for project.
Ensure consistency of mapping and continuity with tables for unit counts with
phasing/acreages.
Reference the “Green Frame” (between Willow Pass Road and Bailey Road) and
identify other buffers on northern edge with policy guidance in Open Space
regulations
Demonstrate how the urban agriculture/agrarian parks concept shown in the draft
translates into policy for implementation
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•

•

•
•
•
•
•

Provide clarity on inclusion of sustainability and Smart City measures and clarify
which “if feasible” measures vs. “currently feasible” measures are incorporated,
since some are already feasible.
Resolve developer’s desire to maintain flexibility and City’s desire to have
clarity in terms of development standards and find balanced approach, more
consistent with existing code.
Demonstrate a clearer regulatory relationship between the proposed form-based
code and development controls and the City’s existing development code
Stabilize shifting project description due to developer’s changes in land use
components
Resolve developer’s desire to make many uses by right and clarify permitting for
land use categories.
Ensure consistency among diagrams and language between chapters.
Clarify and resolve discussion of amended and restated Area Plan and the
general discussion as to what becomes of the Area Plan once the Specific Plan is
adopted.

The City’s full set of comments provided to Lennar Concord LLC on this version of the Specific
Plan is available at https://www.concordreuseproject.org/170/Key-Documents under “2. Specific
Plan”. City staff was working through the comments with the Lennar Concord LLC over the
summer of 2019. However, no additional administrative drafts were received as the questions about
union labor began to increase and eventually brought a halt to the Specific Plan preparation toward
the end of that summer.
IV.

Conclusion

The Draft Specific Plan was a work in progress and reflects one particular developer’s vision on
implementing the Area Plan. Had the effort continued, City staff would have sought a series of
substantive revisions to ensure the Draft Specific Plan would result in a Reuse Project that was
consistent with the City Council and community’s vision.
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INTRODUCTION

1

1.1. SPECIFIC PLAN
OVERVIEW

1.1.2. Compliance with State
Planning Law and
Establishment of Zoning

This Specific Plan for the Concord Naval Weapons
Station (‘CNWS’) is a detailed development plan for
approximately 2,327 acres of land situated within
the former CNWS and for adjacent properties
owned by Bay Area Rapid Transit (‘BART’) and the
City of Concord (formerly owned by the US Coast
Guard).

In accordance with California Government Code
Sections 65450-65457, a Specific Plan includes text
and diagrams specifying the following in detail:

1.1.1. Purpose of this Specific
Plan
This Specific Plan is the City’s primary regulating
tool for managing reuse and redevelopment of
the CNWS.
This Specific Plan seeks to achieve three
important and inter-related objectives:
■■ Compliance with State planning and zoning
law.
■■ Implementation of the City’s 2012 Concord
Reuse Project Area Plan (‘Area Plan’).
■■ Providing a framework for economically
viable development and public
improvements.
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»» The distribution, location, and extent of land
uses, including open space, within the area
covered by the Specific Plan.
»» The proposed distribution, location, extent, and
intensity of major components of public and
private transportation, sewage, water, drainage,
solid waste disposal, energy, and other essential
facilities, proposed to be located within the
Specific Plan Area and needed to support the
land uses described in the Specific Plan.
»» Standards and criteria by which development
will proceed, and standards for the conservation, development, and utilization of natural
resources, where applicable.
»» A program of implementation measures,
including regulations, programs, public works
projects, and financing measures necessary to
carry out the first three bullets above.
»» A statement of the relationship of the Specific
Plan to the General Plan.

Pursuant to Government Code Section 65453,
this Specific Plan has been adopted by resolution
of the City Council (Resolution No. __________).
Pursuant to Government Code Section 65800 et
seq., the City Council also adopted Ordinance No.
________ amending Chapter 18.65 of the Municipal Code and the City Zoning Map to designate the
Specific Plan, including its Regulatory Zones, as the
zoning for the Specific Plan Area.

1.1.3. Relationship to the Area Plan
While the Area Plan provided the vision, policies,
and standards to guide future development, this
Specific Plan guides the look and feel of this addition to the community, specifies mobility options,
and explains where new open space and community facilities will be built over an anticipated 30-year
development horizon. This Specific Plan does this
by providing direction for land use, infrastructure
planning, and phased implementation, including
community design, street design and mobility, open
space, and sustainability features. This Specific Plan
thereby advances one of the key initiatives—detailed planning and design—recognized by the City
as essential to the Area Plan’s successful implementation (see Area Plan, Book I, p. 15). The contents
of this Specific Plan, including its vision, community
design and open space strategies, development
controls, and sustainability measures, implement
the Area Plan’s four overarching goals: (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 Residents of Concord.
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1.2. SETTING
1.2.1. City of Concord
As shown in Figure 1.1, the City of Concord is
approximately 29 miles east of San Francisco in the
north central portion of Contra Costa County. The
city sits within a valley framed by rolling hillsides
that lead toward Mount Diablo to the east, and Suisun Bay to the north. The river channel of Walnut
Creek abuts the southwestern city limit. Neighboring cities include Clayton, Martinez, Pittsburg,
Pleasant Hill, and Walnut Creek. As shown in Figure
1.2, Concord encompasses approximately 19,840
acres, or 31 square miles of land. The CNWS has
long defined the eastern boundary of Concord.
Major transportation arterials that transect Concord are Highway 4, Highway 242, and Interstate
680 (‘I-680’). Highway 4 intersects Interstate 80
(‘I-80’) near Hercules and connects to other cities
including Antioch, Oakley, and Brentwood. Highway
242 runs north and south, connecting Highway 4
and I-680. I-680 runs north and south from San Jose
to I-80 at Fairfield, generally just west of Concord.
Most critically for this Specific Plan, the North Concord/Martinez BART Station (‘BART station’) stands
at the northwest edge of the Specific Plan Area.
Concord has always played an important role in the
regional economy given its central location, good
transportation options, affordable housing, skilled
labor force, and major job centers. Future development pursuant to this Specific Plan will substantially increase the city’s housing and employment
capacity and strengthen Concord’s future as Contra
Costa County’s largest city and economic center.
CHAPTER 1: INTRODUCTION

Much of Concord’s land use pattern can be traced
to its evolution as a primary job center within
the county, with commercial use focused on
Downtown (the area surrounding and including
Todos Santos Plaza) but also with offices, business
parks, and light industrial uses located along the
city’s transportation corridors. Most residential
development in the city is low-density, single-family housing. Streets, open space, commercial
buildings, and natural features knit neighborhoods
together. These neighborhoods are important to
the city’s family-oriented lifestyle, and a unique
mix of land uses helps define each neighborhood’s
character and identity.

The Inland Area consists of approximately 5,057
acres that are scheduled for phased transfer by
the Navy to various entities, including the City of
Concord. An area of 2,184 acres within the Inland
Area, all to the south of Highway 4, is subject
to this Specific Plan, as described below. The
2,873-acreage balance of the Inland Area outside
of the Specific Plan Area includes the following and
is shown in Figure 1.3:

The City’s General Plan recognizes that one of the
most important decisions Concord will make to affect future economic development is the allocation
of land for employment development. The ability
of the city to grow, develop, and provide goods and
services to its residents depends, in large measure,
on the strength of the local economy. The addition
of the CNWS property to the City’s land supply
substantially increases its capacity for employment
and residential growth.

»» 78 acres at a former Navy fire station north of
Highway 4 to be transferred to Contra Costa
County for the eventual construction of a stateof-the-art training center for firefighters and
law enforcement officers, known as the First
Responder Training Center.

1.2.2. The Concord Naval Weapons
Station Property
As shown in Figure 1.1, the former CNWS consists
of both a “Tidal Area” and an “Inland Area”. The
Tidal Area is located along the Sacramento-San
Joaquin River Delta and used as a port. It is not
subject to this Specific Plan.  

»» 2,555 acres to be transferred from the Navy to
the East Bay Regional Park District (‘EBRPD’) and
conserved for open space habitat and passive
recreational purposes as the Concord Hills
Regional Park.

»» 109 acres, also north of Highway 4, to be
conveyed from the Navy to the City of Concord
as part of the existing Diablo Creek Golf Course.
»» 82 acres that comprise the “Greenframe”
landscaped buffer along the southwestern
edge of the Specific Plan Area, adjacent to
the existing Dana Estates and Bishop Estates
neighborhoods.
»» 49 acres of Highway 4 easement along the
southern edge of the First Responder Training
Center and Diablo Creek Golf Course.
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FIGURE 1.1: REGIONAL CONTEXT MAP
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FIGURE 1.2: LOCAL CONTEXT MAP
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FIGURE 1.3: CONCORD NAVAL WEAPONS STATION PROPERTY
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1.2.3. Specific Plan Area
The Specific Plan Area sits entirely within Concord’s
City limit, bounded by existing residential neighborhoods in Concord to the southwest and southeast,
unincorporated County lands to the northeast, and
Highway 4 to the north.
The 2,327-acre Specific Plan Area includes the
following and is shown in Figure 1.4:
»» 2,184 acres of the CNWS Property (‘City EDC
Development Footprint’).
»» 20-acre BART property (‘BART Property’).
»» 59 acres now owned by the City of Concord,
and formerly owned by the US Coast Guard
(‘Coast Guard Property’).
»» 64 acres of existing roads and canals.

1.3. PLANNING PROCESS
1.3.1. Background
A detailed history of the CNWS is included in the
Area Plan. The United States Department of the
Navy, as the government organization directed
to protect the United States that historically
operated the CNWS, will be referred to as the Navy
throughout this Specific Plan. In summary, the
Navy created the CNWS in 1942, during World War
II, as a deep-water annex to the Mare Island Naval
Shipyard and Mare Island munitions magazine in
Vallejo. It was known at that time as the U.S. Naval
Magazine—Port Chicago. The Port Chicago depot
was used to export material, including ordinance to
support war efforts in the Pacific.
On July 17, 1944, a massive, accidental ammunition detonation killed 320 people, including more
than 200 African-American sailors assigned the
dangerous duty of loading explosives. The blast
was the largest stateside disaster of World War II.
Today, in remembrance of this tragic event, the
Port Chicago Naval Magazine National Monument,
a unit of the US National Park Service, stands on
the site. Upon CNWS transfer, the memorial will
remain property of the Navy.

In November 2005, the US Department of Defense
Base Realignment and Closure Commission
(‘BRAC’) designated the Inland Area of the CNWS
for closure and announced that the Navy would
temporarily retain property ownership until
appropriate transfer to a local reuse authority.
The Secretary of Defense designated the City as
the Local Reuse Authority (‘LRA’) in December of
2005 and the City Council, by resolution, formed
the LRA in January 2006. The Concord City Council
was designated as the LRA, serving as the point
of contact with the Department of Defense for all
matters relating to the closure, ownership transfer,
and reuse of the CNWS.

1.3.2. Remediation and
Environmental Permitting
[Note to City: City to provide this text]

In the following decades, the CNWS provided
support for military efforts throughout the Cold
War era, the Vietnam War, and the first Gulf War.
Due to changes in military operations, the Inland
Area of the CNWS was deactivated in 1997 and
vacated by the Navy in 1999, while the Tidal Area
portion remains an active military installation.

CHAPTER 1: INTRODUCTION
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FIGURE 1.4: SPECIFIC PLAN AREA
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1.3.3. Prior Planning History for the
CNWS
The City initiated planning efforts for development
and reuse of the CNWS after the Navy declared it
surplus property. These planning efforts continued
through preparation of a community-based Reuse
Plan in 2010, subsequent preparation of the Area
Plan in 2012, and the City’s selection of a Master
Developer for Phase 1 in 2016.
Community engagement has been a hallmark of
the City’s process in preparing the Reuse Plan
and Area Plan. In 2006, the City’s planning effort
began with the collection of input from hundreds
of residents and community leaders in open-forum
workshops. The City Council formed a 21-member
Community Advisory Committee (‘CAC’) and
Technical Advisory Committee (‘TAC’) to provide
direct input into the planning effort. This CAC was
disbanded, and a new smaller CAC was created
in 2016. Subsequent outreach efforts included
hosting an open house, holding a series of workshops, and convening several sessions before the
CAC and various City boards and commissions. In
response to public comments, the City developed
two thematic alternatives and presented them to
the public at a Building Consensus Public Workshop. The CAC, and ultimately the City Council,
approved the Clustered Village Alternative concept
as the Reuse Plan in January 2010 and forwarded it
to the US Navy per BRAC regulations. In the spring
of 2010, the LRA began the process of translating
the federal Reuse Plan into an Area Plan as an
amendment to the City’s 2030 General Plan.

CHAPTER 1: INTRODUCTION

By the fall and winter of 2011, the Draft Area Plan
was released for public review, and the LRA invited
public comment prior to adoption of the Area Plan
and amendment of the City’s 2030 General Plan in
early 2012.

1.3.4. Prior Planning History of
the BART and Coast Guard
Properties
The City’s Area Plan effort addressed the BART
Property, but does not include planning for the
Coast Guard Property. The Navy previously transferred this property to the US Coast Guard in 2007,
and the US Coast Guard designated this site as
surplus property in 2014. Discussions of a transfer
of the Coast Guard Property to the City for residential development began after the completion of
the Area Plan in order to provide comprehensive
and coordinated planning for the area. A Master
Developer for the Coast Guard Property was selected by the City Council in September 2018. This
Specific Plan includes planning for the Coast Guard
Property and extends the Area Plan’s principles to
this property.

The Concord Naval Weapons Station
Reuse Plan (‘Reuse Plan’),
adopted in 2010, was developed to
comply with the US Department of
Defense Base Reuse and Alignment and
Closure Commission procedures following
a four-year community planning process
for the former CNWS.
The Concord Community Reuse Project
Area Plan (‘Area Plan’),
adopted in 2012, used the Reuse Plan as
its foundation, and served as an amendment to the City’s 2030 General Plan. The
Area Plan provides a vision, policies, and
standards to guide future development for
an area larger than the Specific Plan Area.
One key implementation initiative in the
Area Plan is to conduct detailed planning
and design through preparation of one or
more specific plans.
The Specific Plan for the Concord Naval
Weapons Station (‘Specific Plan’)
guides the look and feel of future development within the Specific Plan Area, providing direction for land use, infrastructure
planning, and phased implementation.
The Specific Plan Area for the CNWS
(‘Specific Plan Area’)
is the geographic area covered by the
Specific Plan. Regulations described in
this Specific Plan apply to this area. See
Section 1.1.2 for more details.
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1.3.5. Ongoing Public Participation
for the Specific Plan
The City’s community engagement process has
continued during preparation of this Specific Plan
with sharing of information and ideas between
elected and appointed officials, regional agency
representatives, City staff, planning consultants,
residents, and property owners. Community
participation in preparation of this Specific Plan
included:
»» The City held community workshops with the
Master Developer on March 18, 2017, June
17, 2017, and September 23, 2017 to present
preliminary Specific Plan ideas and to allow for
public input.
»» The Master Developer held community group
presentations on _______________, _____and
_______________, _____to present on
_______________.
»» City staff and the Master Developer presented
at City Council/Planning Commission study
sessions on May 23, 2017, October 4 and 11,
2017, February 5, 2018, April 2, 2018, June 6,
2018, and August 22, 2018 to present updates
on this Specific Plan in-process.
»» The City held CAC meetings monthly January
through December 2017, January through July
2018 and March through August 2019 to review
progress on this Specific Plan, provide updates,
and take direction and opinion.
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»» The City developed a Specific Plan email list
and disseminated information and meeting
notices to all persons on this list and also mailed
meeting notices to all postal customers, with
additional mailers sent out in Spanish.

The City has prepared an EIR for potential future
development pursuant to the Specific Plan.
Important CEQA milestones include:

»» The City updated its CNWS website with
documents and summaries of the results of all
meetings, workshops, and presentations. Hard
copies of this Specific Plan have also been made
available in the Permit Center, the City Clerk’s
office, and the Concord Library at 2900 Salvio
Street.

»» A public EIR scoping meeting held before the
_______________, on December 6, 2018.

»» [Note to City: All future Specific Plan community
meetings and public hearings leading up to
approval to be listed in additional bullets here.]

»» A public hearing to receive comments on the
Draft EIR, held before the _______________,
on _______________, _____.

1.3.6. CEQA
Pursuant to the California Environmental Quality
Act (Public Resources Code 21000-21189, known
as CEQA), the City of Concord as “Lead Agency”
certified an Environmental Impact Report (‘EIR’)
for the Reuse Plan in 2010. This EIR addresses the
environmental impacts of redevelopment of the
Inland Area of the CNWS pursuant to the CEQA
Guidelines, herein referred to as CEQA. In 2012,
the City approved an Addendum to the EIR, analyzing the Area Plan that governs redevelopment
of the portions of the former CNWS that are to be
transferred to the City, as well as the amendment
of the 2030 General Plan and plans for redevelopment of the BART Property.

»» Publication of a Notice of Preparation (‘NOP’)
on November 16, 2018.

»» Public release of the Draft EIR, including a
Notice of Availability of a Draft EIR and Notice
of a Public Hearing on the Draft EIR, issued on
_______________, _____.

»» Public release of the Final EIR including responses to all comments on the Draft EIR, issued on
_______________, _____.
»» A public hearing before the _______________
to certify the EIR, held on _______________,
_____.
The City intends to use the streamlining provisions
of CEQA so that future environmental review
of specific development projects and public
improvements implementing this Specific Plan can
be carried out efficiently and without redundant
analysis.
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1.4. OVERVIEW OF THE
SPECIFIC PLAN
1.4.1. Framework vs. Supporting
Development
This Specific Plan distinguishes between Framework Development and Supporting Development
as it describes and regulates future build out of the
Specific Plan Area.  
»» “Framework Development” refers to elements
of the development that will be the responsibility of “Master Developers” who oversee an
entire Phase of this Specific Plan.  
»» “Supporting Development” refers to elements
of the development that will be the responsibility of “Vertical Developers” who develop
specific projects within the Specific Plan Area.
Framework Development includes a series of
“Framework Facilities,” which are public facilities
that support the development in the entire
Specific Plan Area. Framework Facilities include
Framework Streets, Framework Parks, Framework
Open Spaces, Framework Community Facilities
and Framework Infrastructure. These Framework
Facilities are further distinguished relative to
Master Developers’ responsibility for them:

»» “Negotiated Framework Facilities” are Framework Facilities for which responsibility will be
negotiated between the City of Concord and
the Master Developer through a Disposition and
Development Agreement (DDA) or Development Agreement (DA).
Framework and Supporting Development are
described and regulated in this Specific Plan as
follows:
»» Chapters 3, 4, 5, and 6 regulate Framework
Development through a series of numbered
“Policies.”
»» Chapter 7 includes a series of numbered “development controls” consisting of both mandatory
“standards” and advisory “guidelines” that are
applicable to the blocks, buildings, landscaping
and other development components that make
up both Framework and Supporting Development. Chapter 7 includes a detailed description
of the relationship between development
controls, standards, and guidelines.

Master Developer is the developer

of all “Framework Development” in a
Phase, including Framework Streets and
Framework Infrastructure.

Vertical Developer is a developer

of a single lot, block, or building.
Development completed by a Vertical
Developer is referred to as “Supporting
Development.” Master Developers
may choose to function as Vertical
Developers for some or all of the land
within a Phase.

»» Street sections found in Section 5.3 of Chapter
5 apply to both Framework and Supporting
Development.

»» “Obligated Framework Facilities” are Framework Facilities that are the responsibility of
Master Developers.

CHAPTER 1: INTRODUCTION
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1.4.2. Key Geographic Units and
Phasing
Development under this Specific Plan is also
described and regulated using two primary
geographies:
»» Specific Plan Districts are twelve geographic
regions that comprise the private development
areas of the Specific Plan Area, each of which
will have its own unique development character, Specific Plan Districts are described in detail
in Chapter 3.
»» Regulating Zones establish the allowable land
uses, land use zones, and the criteria for the
development of blocks and lots across various
Specific Plan Districts in the Specific Plan Area.
Regulating Zones are described in detail in
Chapter 7.
»» Phases denote the segments of Specific Plan
development that will occur over time. Specific
Plan development will occur over three major
Phases known as Phases 1, 2, and 3. Development on the BART Property and Coast Guard
Property are each considered to be separate
Phases, bringing the total number of Phases to
five. Phases are described in detail in Chapter 9.  
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1.4.3. Specific Plan Contents
This Specific Plan contains the following chapters:  
»» Chapter 1 is this Introduction.
»» Chapter 2: Vision summarizes the vision for
this Specific Plan. This vision is largely carried
forward from the extensive community engagement undertaken during the preparation
of the Reuse Plan and Area Plan. The vision
summarizes this Specific Plan’s values that will
guide public officials, designers, and developers
in shaping transformation of the Specific Plan
Area over the next 30 years into a world class
community. In short, Chapter 2 describes the
community the City would like to see upon
buildout of this Specific Plan.
»» Chapter 3: Community Design articulates the
overall concepts for Framework Development
within the Specific Plan Area as a series of
twelve development “Specific Plan Districts.” It
also provides background on the on-site factors
and fundamental principles that influenced
the design of the development; information
on affordable housing within the Area; and a
summary of overall buildout expected under
the Specific Plan.

»» Chapter 4: Natural Resources, Parks & Open
Space, & Community Facilities describes the
Framework-level Parks, Open Space Areas, Natural Resource Areas, and Community Facilities
that will be developed in the Specific Plan Area.
»» Chapter 5: Mobility identifies the Framework-level Transportation Systems and Street
Types to be developed in the Specific Plan
Area, and it also shows street typologies to be
constructed by both Framework and Supporting
developers.
»» Chapter 6: Infrastructure addresses site
grading; requirements for Framework-level
Infrastructure including potable water, recycled
water, stormwater management, wastewater,
electrical, natural gas systems, and telecommunications systems; waste management strategies; and strategies for biodynamic stormwater
control, Best Management Practices (‘BMPs’),
and Low Impact Development (‘LID’).
»» Chapter 7: Development Controls provides
the standards and guidelines applicable to
all Framework and Supporting Development
established under this Specific Plan.
»» Chapter 8: Sustainability summarizes the features within the other chapters of this Specific
Plan that will lead to the creation of a maximally
sustainable community, and it also describes in
detail additional sustainability strategies that
will be studied for possible future implementation as the Specific Plan Area is developed.
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»» Chapter 9: Implementation provides an
overview of the process by which this Specific
Plan will be implemented to guide development
of the Specific Plan Area. It describes:

• Administration, processing, and review
of subsequent development applications
pursuant to this Specific Plan.
• Considerations relating to the phasing of
development throughout the Specific Plan
Area.
• Standards and procedures for determining
substantial conformance with, approving
variances from, and interpreting and
amending this Specific Plan.
• Interim uses permitted during the buildout
and temporary uses permitted within the
Specific Plan Area following development of
the property.
• An overview of financing measures to be
used to implement this Specific Plan.
»» Appendix A: Relationship to the Area Plan
assesses this Specific Plan as it relates to the
Area Plan and identifies those amendments to
the Area Plan that were adopted concurrently
with this Specific Plan to ensure consistency
between this Specific Plan and the Area Plan.
»» Appendix B: Glossary includes definitions of
acronyms and terms of art used within this
Specific Plan.

CHAPTER 1: INTRODUCTION
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1.5. HOW TO USE THIS
SPECIFIC PLAN
This Specific Plan will be used by a variety of types
of users, each of whom will need slightly different
types of information:
»» Members of the Public will use this Specific
Plan to understand the vision for the Specific
Plan Area and how development within it will
occur.
»» City Decision-Makers, including the City
Council, Planning Commission and the Reuse
Director, will use this Specific Plan when they
review proposed projects that are submitted for
approval.
»» Framework Developers will use this Specific
Plan to understand the requirements for development of each Phase and the Framework-level
streets, parks and open space, and infrastructure that they are required to provide.
»» Vertical Developers will use this Specific Plan
to understand the vision for the areas in which
they are building, and the specific requirements
that their developments must fulfill.

14

Regardless of the user’s goals, everyone who uses
this Specific Plan should familiarize themselves
with the entire document, as shown in Figure 1.5
and described as follows:
»» Chapter 1: Introduction provides an overview
of this Specific Plan, so that all users know how
to use the document.
»» Chapter 2: Vision provides the overall context
in which the other chapters should be viewed.
All users need to understand this vision, so that
they also understand the context for future
Framework and Supporting Development.

»» Chapter 8: Sustainability gives an overview
of this Specific Plan’s sustainability features.
Users of this document should consult Chapter
8 to understand how development should be
formulated to be as sustainable as possible.
»» Chapter 9: Implementation contains provisions
regarding phasing, development approvals,
interim and temporary uses, and financing. All
users of this Specific Plan will use this chapter
to understand the details of how this Specific
Plan will be implemented and subsequent
development approvals will be issued.  

»» Chapters 3, 4, 5, and 6 articulate concepts for
Framework Development in terms of overall
community design, natural resource areas,
parks and open space, community facilities,
circulation and infrastructure. All users should
understand these concepts, whether they are
implementing Framework Development itself or
specific Supporting Development projects.
»» Chapter 7: Development Controls contains
standards and guidelines applicable to all Framework and Supporting Development, so it will be
used by reviewers and all developers to understand the expectations for all development.
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Illustrative of Open Space Throughout the Specific Plan Area

S PECI FI C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S S TAT I O N | CH A P T E R 2

VISION: A WORLD CL ASS PROJEC T

2

Over the next 30 years, the Specific Plan Area for the Concord Naval Weapons Station will evolve
from a decommissioned Navy base into a one-of-a-kind, world class community for living, working,
and visiting. During the course of this time, existing and future residents, employees, visitors, City
leaders, designers, and developers will contribute to the community’s vitality, working from the
vision put forth in this Specific Plan for the Concord Naval Weapons Station.
This Specific Plan builds on the vision articulated in the Concord Community Reuse Project
Area Plan to create a community that conserves critical open space, is economically viable and
sustainable, and provides a high quality of life for all Concord residents. Planning a site of this
scale presents a unique opportunity to impact the future of the City of Concord as well as the
development of future communities in the Bay Area for many generations. Therefore, the vision for
this Specific Plan Area is to be world class.
What are the ingredients that will make this a world class project?
The vision in this chapter emphasizes twelve key attributes that will distinguish the Specific Plan
Area from other new communities that have come before it. This new community will be world
class because of the world class concepts it embodies. Even more so, it will be more than the sum
of its parts as it melds all these characteristics into a single, vibrant whole.

STRONG IDENTITY
The entire Specific Plan Area will be unique, identifiable and memorable, by virtue of its connections
to its natural surroundings and the quality of its
built environment. The design of the Specific Plan
Area will connect to its place both pragmatically
and poetically, drawing on the land and the place:
topography, history, climate, architecture, and the
town plan of the original City of Concord. Streets
and neighborhoods will be inflected by the shape
of the land. People will be physically connected
to the surrounding open space. Public spaces will
have views and vistas of the region’s most iconic
features.
Development will occur primarily within twelve distinct districts, each with its own unique character.
Civic life and vitality will be focused in two central
Districts: a Transit-Oriented Development (‘TOD’)
adjacent to the North Concord/Martinez BART
station (‘BART station’) and a Town Center along
Willow Pass Road.
All residential development will occur in vibrant
neighborhoods sized to allow for walking to parks,
shopping, and transit.
A green network of parks and open spaces will be
interspersed throughout the entire community,
providing both connections and clear orientation.
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INTEGRATED LANDSCAPE
Situated among Concord’s iconic rolling hills, development under this Specific Plan will be strongly
linked to the land and ecology of the site.
Future residents and visitors will enjoy sweeping
views of the surrounding landscape, including
Mt. Diablo, Los Medanos Ridge, and Concord Hills
Regional Park.
The Specific Plan Area will retain its natural
landform contours, with ridgelines and hillsides
integrated into the design of the built environment.
Most notably, the 70-acre Ridgetop Park will serve
as one of the largest new open spaces in Concord,
providing a link for pedestrians and bicyclists from
the BART station all the way across to the new
Concord Hills Regional Park.
From BART or one’s back door, visitors and
residents will be able to easily connect to nature
through on-site open space.

FIGURE 2.1: ILLUSTRATIVE OF POTENTIAL
NEIGHBORHOOD WITH SCHOOL
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RESPECT FOR NATURAL
SYSTEMS AND CLIMATE
Mt. Diablo Creek will flow through the length of
the Specific Plan Area, serving as valuable habitat,
a recreation area, a bicycling and walking corridor,
and an organizing feature for the entire community.
Existing on-site wetlands will be mitigated, preserved, enhanced, and/or enlarged.
Low Impact Development and Best Management
Practices for stormwater catchment will be used,
with native vegetation and landscaping, to minimize flooding and water pollution, conserve water,
and minimize irrigation needs.
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CONNECTION TO THE PAST
The site of the Specific Plan Area has a significant
history that will be honored and remembered
through the design and development of the
Specific Plan.
The TOD and Town Center Districts will be designed to recall the city’s traditional urban patterns
surrounding Todos Santos Plazas and to reflect the
original street grid layout.
The site’s naval and Spanish history will also be
commemorated through public art installations,
street names, wayfinding, and more.

FIGURE 2.2: ILLUSTRATIVE OF
POTENTIAL POCKET PARK
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NETWORK OF PARKS AND
OPEN SPACES
The Specific Plan Area will be organized around
a network of exceptional parks and open spaces
providing both active and passive recreation
opportunities and defining the entire framework
for the community.
Concord Hills Regional Park, consisting of over
2,500 acres just outside the Specific Plan Area
boundary, will be a new jewel in the East Bay
Regional Park District’s network of regional parks.
The Tournament Sports Complex will provide a
state-of-the art venue for local, regional and statewide sporting events for youth and adults.
Ridgetop Park, Citywide Park, and Willow Pass
Park Extension will be three new parks serving the
entire City of Concord.
Three major urban plazas at the BART station, the
center of the TOD area, and in the Town Center,
will provide iconic central focuses for their neighborhoods.
Neighborhood parks and private open space will
provide a focus in every residential neighborhood.
A network of Greenways consisting of the Mt.
Diablo Creek Corridor, canal rights-of-way, urban
paseos in the TOD and Town Center Districts, and
Green Corridors in residential neighborhoods
will connect parks and open spaces to the entire
community.
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URBAN AGRICULTURE
The Specific Plan Area will contain a series of neighborhood “agrarian parks,” each uniquely serving its
immediate community by providing social space,
food production, and an opportunity for residents to
learn and participate in agriculture and gardening.
Many residential neighborhoods will be focused
around these parks, with agriculture, recreation,
landscape, and pathway connections.
Agrarian parks will provide opportunities for local
residents to source Farm to Table produce and to
pick their own fruits and vegetables. They will offer
educational opportunities for both children and
adults to learn about gardening and agriculture,
and they will also promote pollination of plants and
flowers throughout the Specific Plan Area.

FIGURE 2.3: ILLUSTRATIVE OF POTENTIAL
NEIGHBORHOOD PARK
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MIXED-USE, TRANSITORIENTED, WALKABLE
DEVELOPMENT
All new development will feature mixes of uses,
excellent transit access, and walkable design. The
two central areas in the TOD and Town Center
Districts will accommodate densities that support
transit and vitality, and will be designed to reflect
the best practices of downtown planning.
Residential districts will provide modern, safe
neighborhoods structured around civic amenities
including schools, parks, and agrarian parks.
Streets and pathways will provide multi-modal
connections serving pedestrians, bikes and transit,
as well as cars. “Transit Circulator” bus or shuttle
routes will connect all parts of the community with
frequent service.
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CITYWIDE BENEFITS
Future development will not only benefit future
residents but also existing Concord residents,
creating One Concord that spans both the existing
city and the Specific Plan Area.
The Campus District will become the home of
a major educational, health or civic institution,
providing a new focus and additional jobs for
Concord residents. Office development focused
in the mixed-use districts will also increase jobs
locally and regionally, transforming Concord into
a key employment center. New residential units
will provide increased housing opportunities for
Concord residents.
The Tournament Sports Complex will be a major
amenity to the community, serving existing Concord residents and drawing thousands of visitors to
participate in competitive sports and contribute to
the local economy.
New development will respect Concord’s existing
neighborhoods, particularly by limiting roadway
connections to existing neighborhoods and by maintaining the new Greenframe buffer that will separate
Specific Plan development from the existing Dana
Estates and Bishop Estates neighborhoods.

FIGURE 2.4: ILLUSTRATIVE OF POTENTIAL
URBAN PLAZA
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DIVERSITY AND
INCLUSIVITY
This Specific Plan will foster a diverse, mixed-income, multi-generational community that
promotes social connections, cooperation, and an
active lifestyle.
Neighbors will celebrate their diversity and grow
into a tight-knit community through developing
social bonds in public spaces.
Residential development will include a range of
housing options that allow for people of different
family types, ages, and incomes to co-exist in
the same neighborhood. A full 25 percent of the
housing stock will be sited and developed to meet
standards for affordability.
In order to foster inter-generational living, this
Specific Plan allows for several possible locations
for senior housing and development or one or
more age-restricted senior communities.
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HEALTH AND WELLNESS
Many design and development features of this
Specific Plan will promote health and wellness for
residents, employees and visitors.  
Natural systems will be integrated throughout the
development.
Dense, walkable, mixed use neighborhoods will
allow people to walk and bike from place to place.
Urban agriculture will promote outdoor recreation
and a healthy diet.
Air pollutant and carbon emissions will be minimized through community design, alternative
transportation modes, and green building methods.
Diverse parks and trails will provide opportunities
for athletic participation.
Integration of Home, Work, Learning, and Play will
minimize commuting and lessen the stress associated with driving from one destination to another.

FIGURE 2.5: ILLUSTRATIVE OF POTENTIAL
RESIDENTIAL NEIGHBORHOOD
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A 21ST CENTURY
COMMUNITY
The Specific Plan Area will be a true 21st century
community, featuring a variety of new technologies
to improve quality of life and enhance sustainability.
Neighborhoods will be oriented for the best possible solar access to promote the use of renewable
energy such as electric vehicle (‘EV’) charging,
on-site solar, energy efficient buildings, and clean
power sourcing.
“Transit Circulators” will provide bus or shuttle
service to both Concord BART stations, with the
vast majority of residents within a quarter -mile
walk of a Transit Circulator stop.
In recognition of changing transportation systems,
streets will be designed to be “flex zones” rather
than simple on-street parking, allowing for changing uses such as bus loading, deliveries, passenger
loading/unloading areas, bike parking, or even
“parklets.”
Infrastructure will be smart and connected,
with community-wide sensors to provide traffic
information and autonomous vehicle navigation,
community-wide fiber optic cables, and smart
waste collection systems.
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INNOVATION FOR THE
FUTURE
Even beyond today’s technologies, our world
continues to change at a rapid pace, and a community built over the course of 30 years will need to
be flexible and adaptable to integrate cutting-edge
design and technologies. This Specific Plan will
respond to future innovations, in fields as far-ranging as renewable energy, smart and connected
infrastructure, and autonomous vehicles.
This Specific Plan’s regulatory framework provides
the flexibility to accommodate these changes,
while still providing certainty about the quality
development to occur.   
Interim uses of undeveloped portions of the property are encouraged to incubate new businesses or
provide needed community supportive uses.

FIGURE 2.6: ILLUSTRATIVE OF POTENTIAL
TRANSIT ORIENTED DEVELOPMENT RETAIL
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COMMUNIT Y DESIGN
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This chapter establishes key characteristics of, and land use patterns for, the land regulated by this
Specific Plan. It identifies the type, intensity, and distribution of land uses allowed in this Specific
Plan. This chapter includes:
»» Factors influencing development.
»» Community design.
»» Specific Plan District key characteristics and policies.
»» Placemaking concepts for key areas.
»» Land use program and distribution.

M

3.1. FACTORS INFLUENCING
DEVELOPMENT
This Specific Plan refines the planning concepts
established by the Area Plan via a more comprehensive understanding and expression of the
existing natural features of the site. Figures 3.1 to
3.8 show these natural and man-made features
and fundamental design components that inform
this Specific Plan, including:
»» Landforms and drainage.
»» Biological resources and conservation.
»» Organization around sun, wind, and views.
»» Creeks and canals, including Mt. Diablo Creek,
Willow Pass Creek, and the Contra Costa Canals.
»» Oil pipelines and their associated easements.

3.1.1. Landforms and Drainage
Natural landforms within the Specific Plan Area will
be a key determinant of its urban form. This Specific Plan balances retention of natural landforms
and development areas against a commitment
to provide universal access for all pedestrians in
urban areas and appropriate hydrological solutions
in creek and wetland restoration and mitigation
areas. This Specific Plan retains the site’s natural
landform contours by preserving ridgelines and
hillsides, where practical, and all slopes of 30
percent or greater.
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FIGURE 3.1: LANDFORMS AND DRAINAGE
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A ridgeline composed of low hills ranging from
approximately 190 to 240 feet in elevation runs
southeast from the northwest edge of the Specific
Plan Area near the North Concord/Martinez Bay
Area Rapid Transit (BART) station (‘BART station’)
to Mt. Diablo Creek, as shown in Figure 3.1. This
ridgeline forms the basis for the signature Ridgetop
Park in the center of the Specific Plan Area and
lends unique character to the various Specific Plan
Districts and open spaces of the Specific Plan Area.
Several Specific Plan Districts will be defined by
and formed around the natural hilltops and will
be designed to ensure accessibility to them for
all users. The ridgeline topography and previous
grading activities have influenced drainage patterns
across the Specific Plan Area. These drainage
patterns will generally be retained, discussed in
depth in Chapter 6.

FIGURE 3.2: EXISTING HABITAT AREAS
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3.1.2. Biological Resources and
Conservation
This Specific Plan has been designed to minimize
impacts to creeks, wetlands, and other waters in
the Specific Plan Area. Where such impacts cannot
be avoided, mitigation will be provided within
the Specific Plan Area where feasible, with the
second option being mitigation in the Concord
Hills Regional Park east of the Specific Plan Area,
and the third option being mitigation outside the
former Concord Naval Weapons Station (CNWS).
The Concord Naval Weapons Station Reuse Plan
(2010 Reuse Plan) and its certified EIR identify
a Conservation Area located in the proposed
Concord Hills Regional Park. This area contains
the majority of biologically sensitive habitat types
found in the CNWS Inland Area, including mediumand high-quality breeding, feeding, and sheltering
habitats for special status plant and animal species.
The Specific Plan Area boundary was located to
avoid these sensitive habitats.
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FIGURE 3.5: EXISTING MT. DIABLO CREEK
5 min. Walk

5 min. Walk

FIGURE 3.3: VIEWS, PREVAILING WINDS
AND SUN CONDITIONS

FIGURE 3.4: CREEKS AND CANALS

3.1.3. Organization Around Sun,
Wind, and Views

3.1.4. Creeks and Canals
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The orientation of streets, blocks, and buildings will
be influenced by topography, views, sun, connectivity, the existing urban context, and other factors.
Views to the bay, Mt. Diablo, and the future
Concord Hills Regional Park will be a valuable
and attractive asset of the Specific Plan Area.
Where appropriate, streets, open spaces, and
buildings will be oriented to frame distant views
to Mt. Diablo and Suisun Bay. The pattern of
Framework Streets and Framework Open Spaces
also terminates in framed views toward the hills of
the adjacent proposed regional park, visually and
physically linking neighborhoods to the surrounding hills as shown in Figure 3.3.
This Specific Plan provides solar orientations that
support passive or natural heating or cooling opportunities in all development areas. The desire for
optimal solar orientation will be balanced against
maintaining walkable street alignments in areas
of steeper topography and connecting logically to
existing city streets and important transit nodes.
CHAPTER 3: COMMUNITY DESIGN
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Mt. Diablo Creek and two canals traverse the
Specific Plan Area and will define the edges of
Specific Plan Districts. Along with Ridgetop Park,
they will establish the primary network of linear
open spaces that shapes the Specific Plan, as
shown in Figure 3.4
»» Mt. Diablo Creek, depicted in Figure 3.5,
separates development areas from the Concord
Hills Regional Park at the southern end of the
Specific Plan Area, and from the proposed
Tournament Sports Complex and Citywide Park
farther north.

FIGURE 3.6: EXISTING CONTRA COSTA CANAL

FIGURE 3.7: EXISTING CLAYTON CANAL

»» The “S” curve traced by the Contra Costa Canal,
pictured in Figure 3.6, creates the opportunity
for a linear open space that interconnects the
northern Specific Plan Districts of the site.
»» The Clayton Canal, shown in Figure 3.7, conveys
runoff from Concord Hills Regional Park and will
provide another Greenway corridor.
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3.2. COMMUNITY DESIGN
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FIGURE 3.8: OIL PIPELINE EASEMENTS
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3.1.5. Oil Pipelines
There are three existing oil pipelines that run
through the Specific Plan Area, as shown in Figure
3.8. All three pipelines run parallel to each other
across the Specific Plan Area from East Olivera
Road near its intersection with Salvio Street across
the Contra Costa Canal to Willow Pass Road at
the southern edge of the Specific Plan Area. From
there, the pipelines run in the Greenframe (outside
the Specific Plan Area) to Bailey Road. Each of the
pipelines has an associated 16.5-foot wide easements that restrict development as follows:

The urban design “Transect” is a tool used by urban
designers to describe the physical form and character of a place. The Transect includes a series of six
Transect Zones with varying intensities of development within a neighborhood or along a street.
As diagrammed in Figure 3.9 and implemented
through the Regulating Zones in Chapter 7, this
Specific Plan includes a spectrum of Transect Zones
that starts with the highest intensity areas in the

MU-3 mixed use zone, where the Plan foresees
high-density residential and commercial uses, entertainment, civic, and cultural uses. This spectrum
continues through two other mixed-use zones to
the least intense areas, which are single-family
residential neighborhoods with a walkable development pattern. It also includes undeveloped open
space and natural resources areas. Each of these
context transects will be represented as Regulating
Zones within this Specific Plan.
Two Specific Plan Districts fall outside of the
Transect spectrum:  
»» Specific Plan District B: Campus will accommodate a stand-alone institution with its own
unique design characteristics.
»» Specific Plan District H: Innovation Gateway,
which will be a commercial hub accommodating
innovative businesses and incubators.

»» Grading above pipelines must remain relatively
unchanged.
»» New structures or trees are prohibited within
the easements.
»» Schools must be at least 1,500 feet from the
pipelines.

MU-3

Mixed Use

MU-2

Mixed Use

MU-1

Mixed Use

R-2

Medium Density
Residential

R-1

Low Density
Residential

OS

Open Space

FIGURE 3.9: RELATIONSHIP OF CONTEXT TRANSECTS TO REGULATING ZONES
Source: Duany-Plater Zyberk and Company, 2012.
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3.2.2. Walkable, Mixed-Use
Communities
This Specific Plan focuses on the creation of a
series of walkable Specific Plan Districts connected
by a network of streets and open space. The
foundational characteristics of these walkable
communities include:
»» A mix of land uses in close proximity to one
another.
»» A mix of residential densities and relatively
compact, transit-orientated centers, discussed
in Section 3.2.3.
»» Building frontages, open space, and street
design that will be scaled for the pedestrian.
»» Streets designed to serve the activities generated by adjacent development and open space.
»» An integrated open space network of paths and
trails.
»» Any grading necessary to improve connectivity
and walkability.
»» A highly connected, multimodal circulation
network that will provide mobility options.
This Specific Plan promotes community design with
an emphasis on prioritizing health and wellness,
minimizing environmental impacts, and improving
quality of life for all Concord residents. To further
foster growth of healthy and interconnected
neighborhoods, a network of organic gardens and
agrarian parks will be laid out which will offer an
integrated and participatory food production and
delivery system for the community.

CHAPTER 3: COMMUNITY DESIGN

3.2.3. Transit Orientation
This Specific Plan enables residents, workers, and
visitors to take full advantage of local and regional
transit by:
»» Concentrating the most intense commercial,
residential, and campus uses near the North
Concord/Martinez BART station.
»» Configuring buildings and the public realm to
encourage walking and biking to destinations
and transit stops.
»» Enhancing the area around the existing North
Concord/Martinez BART station.1
»» Providing a Transit Spine and other roadways
to accommodate a system of buses or shuttles
linking the entire development area and
offering access to both the Concord and North
Concord/Martinez BART stations.
»» Linking the open space network to the BART
station.
Between 75 and 85 percent of all residents will
live within a quarter mile of a transit stop, and 100
percent of all residents will live within a half-mile
of a transit stop. Specific Plan Districts A, B, and C
alone, which will be the closest to the BART station,
are expected to include as many as 3,900 new
residences in higher-density urban housing types.
Approximately 80 percent of all job-based land
uses will be located within Specific Plan Districts
A, B, and C. These Specific Plan Districts will be
high-density, walkable areas mostly within a
quarter- to half-mile (or a 5- to 10-minute walk)
from the BART station.
1 Improvements on the BART Property will be the
responsibility of the BART Developers.

Co-locating the majority of new residences and
jobs in close proximity to transit and the BART station creates substantial opportunities to increase
transit-based home-to-work trips.
The design of the land use program promotes the
likelihood that residents can work within immediate
proximity to their homes. Residents who work at
off-site job centers will also be attracted to live in
Specific Plan Districts A, B, and C due to convenient
walkability to the BART station. The inter-connectivity between residential and employment centers
and regional transit options will substantially
enhance transit, walking, or biking activity.

3.2.4. Diverse Neighborhoods
This Specific Plan accommodates a wide variety
of neighborhood settings, housing choices, and
affordability. Each neighborhood will be influenced
by its location relative to transportation, open
space, existing neighborhoods, and unique topographical features. A wide spectrum of building
types ensures broad market appeal across a range
of age, household sizes, and economic profiles.
Residential choice within the Specific Plan Area
varies from active and urban mixed-use neighborhoods to quiet, tree-lined streets (as shown
in Figure 3.10) and from multi-story apartments
and condominiums to townhomes and detached
single-family homes, providing a variety of rental
as well as home-ownership opportunities that encourage people to move, grow, and establish roots
in their community. Varied amenities will appeal to
families, young professionals, and retirees.
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FIGURE 3.10: ILLUSTRATIVE OF POTENTIAL NEIGHBORHOOD WITH PASEO

3.2.5. Community-Oriented Retail
and Conveniences
Each Specific Plan District provides for a District
Center containing neighborhood-serving amenities
and located along a transit route. Amenities may
include retail; childcare; parks and playgrounds;
agriculture; community, health, and cultural
facilities; and live-work opportunities.
As illustrated in Figure 3.11, active streets lined
with restaurants, bars, and community- and regionally-serving retail opportunities will be located
near the BART station and along Willow Pass Road,
and retail at both locations benefit from access
to transit and a large population within walking
distance.

FIGURE 3.11: ILLUSTRATIVE OF POTENTIAL MIXED USE URBAN PLAZA

3.2.6. A Network of Open Spaces
An extensive park and open space network,
described further in Chapter 4, will allow residents,
workers, and visitors to always be within a short
walk of parks, plazas, or other types of open
space. It will also provide for pedestrian and bike
connectivity throughout the Specific Plan Area as
displayed in Figure 3.12.

3.2.7. Interconnected Circulation
System
This Specific Plan’s circulation system, described in
detail in Chapter 5, will be a primary generator of
the community design and based on the following
components:
»» A network of appropriately-scaled streets that
accommodate multiple modes of travel and
emphasize pedestrian comfort.
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»» Multiple street design concepts, some with
shared surfaces that prioritize pedestrians
rather than cars.
»» Adherence to “Complete Streets” principles, with
streets planned, designed, operated, and maintained to provide effective mobility for all users.
»» The creation of a distinctive grid of streets in
key mixed-use nodes, recalling the origins of
Concord and Todos Santos Plaza.
The network of streets will be curved in places to
embrace topography and sight lines throughout
the Specific Plan Area. Major routes will be
designed with visible connections to destinations,
whether to a vista, natural feature, village centers,
civic use, or to a significant intersection. Minor
routes reinforce the geometry of the major routes
and local conditions, in the form of a grid pattern.
With multiple routes provided throughout the Specific Plan Area, traffic volumes will be dispersed.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

FIGURE 3.12: CONCEPTUAL OPEN SPACE NETWORK

CHAPTER 3: COMMUNITY DESIGN
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3.3. SPECIFIC PLAN
DISTRICTS
As shown in Figure 3.13, this Specific Plan will
be based on twelve distinct districts, each with a
unique character ranging from a vibrant, mixed-use
core to a quiet residential neighborhood:
■■Specific Plan District A: North Concord TOD
■■Specific Plan District B: Campus
■■Specific Plan District C: TOD South
■■Specific Plan District D: Olivera East
■■Specific Plan District E: Willow Pass North
■■Specific Plan District F: Willow Pass South
■■Specific Plan District G: Willow Pass Town Center
■■Specific Plan District H: Innovation Gateway
■■Specific Plan District I: Central Tail
■■Specific Plan District J: South Tail
■■BART Station District
■■Coast Guard District
These last two Specific Plan Districts are currently
under development by others. While they are
within the Specific Plan Area, they will undergo
separate review and approval. Therefore, they are
included in this Specific Plan District section for
information only.
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Embracing the characteristics of walkable communities, each Specific Plan District reflects its natural
features, topography, and proximity to transit.
Those characteristics inform a mix of uses, intensity
of development, and the configuration of Specific
Plan District streets and open spaces – all of which
in turn contribute to the character of the Specific
Plan Area. The key characteristics described under
each Specific Plan District are mapped on each District’s Key Characteristics map. Each Specific Plan
District subsection also contains images illustrating
the District’s character imagery and a map showing
its Regulating Zones.
The Specific Plan Districts are sized by the concept
of a “pedestrian shed,” which will be an area that is
defined as a 5-minute walk (or quarter mile) from
central focal point to edge, or 10-minute walk (or
half mile) from edge to edge. Each Specific Plan
District has a focal point (which may or may not
be at its geographic center). Such focal points may
be an open space such as a neighborhood park or
plaza, a retail node, or an important intersection
with corner retail, a civic use, or a community use/
health center. These focal points offer conveniences and transit access to residents of a Specific Plan
District, all within a 5minute walk of home or work.
Pedestrian sheds are shown on each Specific Plan
District Key Characteristics map in the following
subsections.

The development within the overall Specific Plan
Area will encompass a broad range of differing land
uses and intensities. Districts closest to BART will
have higher density buildings with a mix of uses
including office, multi-family residential and retail;
similar uses will also occur in a new Town Center
along Willow Pass Road. Not far from the BART
station and the Town Center will be two innovative
employment districts, featuring a campus (Specific
Plan District B) and research and development uses
(Specific Plan District H). Residential land uses will
be located in Specific Plan Districts throughout
the Specific Plan Area with a variety of scales and
building types, from multi-story apartment buildings to townhouses and single-family residences.
Policy CD-3.0.1
Development under this Specific Plan shall follow
the Intent, Key Characteristics, and land use mixes
outlined for the individual Specific Plan Districts in
this chapter.
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FIGURE 3.13: DISTRICTS MAP
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3.3.1. Specific Plan District A:
North Concord Transit
Oriented Development (TOD)
INTENT

Specific Plan District A will be the gateway district
to the Specific Plan Area for those coming from
BART. It will be a compact, mixed-use Specific
Plan District that will be highly connected to
public transportation. The Transit Plaza, with close
proximity to BART, defines a transportation node
adjacent to the Transit Spine/Delta Road Transit
Circulator. A system of public spaces and parks will
be linked, east to west, through the Central Paseo.
The Central Paseo will be an inviting, intimate, and
rich in detail pathway that favors pedestrians over
vehicles. It will be an urban connector that fosters
social interaction with indoor activity spilling onto
the street and attractive retail opportunities.
The Central Paseo continues through the urban
Specific Plan District A to connect to Ridgetop Park,
creating transit-linked contiguous open space that
gives connected public access to the regional park
system. This public way will be completed in Phase
1, making it an integral and familiar part of the
regional open space system as the overall project
will be developed. See Chapter 4 for more information about Ridgetop Park.
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KEY CHARACTERISTICS

»» The focal point of Specific Plan District A will
be its Central Paseo – a shared, landscaped,
pedestrian-oriented Greenway allowing limited
vehicle and bicycle access that links the BART
station with the public spaces in the neighborhood: the Transit Plaza, the Central Plaza, and
Ridgetop Park.
»» The Transit Plaza, a 2-minute walking distance
from the BART station, will define a transportation node adjacent to the Transit Spine/Delta
Road.
»» Building form will maintain a consistent
street-wall along the Framework Streets of the
neighborhood.
»» The highest intensity uses will be located within
a 10-minute walk of the BART station and along
the Transit Spine. Prime commercial office sites
will be located along the Transit Spine/Delta
Road frontage.
»» Residential buildings, including multi-family
condominiums, apartments, and attached single
family homes and townhouses will be located at
the eastern part of this Specific Plan District.

FIGURE 3.14: SPECIFIC PLAN DISTRICT A
CHARACTER IMAGERY
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3.3.2. Specific Plan District B:
Campus
INTENT

With its adjacency to the TOD, visibility from
Highway 4, and proximity to the BART station and
residential neighborhoods, Specific Plan District B
will be positioned as a unique setting to create an
urban educational campus. Campus-related uses
such as research and development, institutional
uses, or a convention center (along with ancillary
uses such as dormitories, which do not count
towards total Specific Plan dwelling units) will take
advantage of the District’s topography and linear
open space network.
KEY CHARACTERISTICS

»» This Specific Plan District will be centered along
Delta Road with the commercial campus core as
the District’s focal point.
»» Buildings within the campus core will be encouraged to form an activity center at Contra Costa
Canal Street and Delta Road.
»» Building heights of up to 110 feet are allowed in
CC Campus zoning, with an additional 50 feet of
height for a signature clock tower or other building
element.
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FIGURE 3.17: SPECIFIC PLAN DISTRICT B
CHARACTER IMAGERY

»» The north side of Delta Road will offer prime
sites for commercial-oriented campus uses
including R&D.
»» Pedestrian and bike connectivity to the BART
station and adjacent employment and residential areas will benefit from an abundance of
connections.
»» The campus shall have a central, open space
area that shall be the focal point for gatherings,
events, art, and performance, with additional
smaller open spaces distributed throughout the
Specific Plan District.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

l
Avi

Training
Facility

Highw ay 4 Visibi lity
into Distri ct B

H ig h w a

Kinne Blvd.

Diablo Creek Golf
Course

LEGEND

District Boundary
Delta Rd.

Delta Road

d.
la R
Avi

al

4

M

Facility
District E

t.

Citywide Park
TOTAL DISTRICT AREA: 130
ACRES
Di

ab

Key
Sa lv io St

OS-2

12

OS-3

1

Roads

13

y to

in. W

Tournament

t

E. O

w
illo

ra
live

District E

W
C ont
r

.
Rd

d
oa
sR
s
Pa

a Co
st

Spor ts
Complex

a

43

M

Citywide

t.
Di
ab

Neighborhood
Park

lo

School

0

1. Totals may not reflect sum of individual Regulating Zone
acreage due to rounding.
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3.3.3. Specific Plan District C:
TOD South
INTENT

Located south of Specific Plan District A, Specific
Plan District C will be a dynamic urban neighborhood with access to transit, open space, and amenities, but without the significant retail or commercial
space anticipated closer to the BART station.
KEY CHARACTERISTICS

»» This Specific Plan District will have a mix of
commercial and residential uses.
»» The center of this Specific Plan District will be
about a 10-minute walk of the BART Station.
»» Commercial uses will be concentrated on the
northwestern-most blocks of the Specific Plan
District, along the Transit Spine and framing
Pocket Park; retail uses will predominantly be
neighborhood-serving stores.
»» A new elementary school site will be co-located
with Central Canal Park.
»» Central Canal Park and the Willow Pass Park
Extension will frame the external boundaries of
this Specific Plan District.
»» The Transit Spine will cut through this Specific
Plan District and provide access to BART, adjacent
high intensity uses, and nearby open spaces.
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FIGURE 3.20: SPECIFIC PLAN DISTRICT C CHARACTER IMAGERY
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3.3.4. Specific Plan District D:
Olivera East
INTENT

Specific Plan District D will form the western gateway to the Specific Plan Area from central Concord.
This Specific Plan District will be centrally located
within Concord as a whole and will be an appropriate location for city- and regional-scale civic uses
and medium density residential uses. East Olivera
Road and Willow Pass Road will provide convenient
access for residents of Specific Plan District D and
the students, faculty, and staff of the proposed
high school and middle school.
KEY CHARACTERISTICS

»» The focal point of this Specific Plan District will
be the village center, centrally located within
the District at the intersection of Salvio Street
and Clayton Way.
»» This Specific Plan District will be predominantly
residential, with the majority of dwellings
within a 5-minute walk of the village center.
»» Density will increase around the village center,
which may include community facilities and
neighborhood-serving conveniences.
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FIGURE 3.23: SPECIFIC PLAN DISTRICT D
CHARACTER IMAGERY

»» The AF Airfield Land Use zone does not have
determined uses; it could consist of wetland
restoration or wetland mitigation areas, a
middle or high school, or medium density
residential uses.
»» While located outside of this Specific Plan
District, Willow Pass Park, Willow Pass Park
Extension, and Central Canal Park will surround
Specific Plan District D.
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D

Hillside Neighborhoods - Residential Character

3.3.5. Specific Plan District E:
Willow Pass North
INTENT

Specific Plan District E, with its notable topography,
will be centrally located between Districts A and G.
This Specific Plan District will straddle a low ridge
and will be encircled by the Central Canal Park and
Willow Pass Park Extension on three sides. Willow
Pass Road will define the eastern boundary of this
Specific Plan District. Residents will benefit from
the District’s central location and proximity to
Districts A and G, immediate access to Willow Pass
Road, views offered by the topography, and access
to the Central Canal Park.
KEY CHARACTERISTICS

»» The focal point of this Specific Plan District will
be the adjoining village center and neighborhood park.
»» This Specific Plan District will be predominantly
residential, with the majority of dwellings within
a 5-minute walk of the neighborhood park.
»» Medium density residential development will
frame the village center and front Willow Pass
Road and Transit Spine. The village center may
include community facilities and neighborhood-serving conveniences.
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FIGURE 3.26: SPECIFIC PLAN DISTRICT E
CHARACTER IMAGERY

»» This Specific Plan District will be well suited
to lower density residential uses due to the
District’s pronounced topography of low
intermittent hills, high visibility and central
location. Very low-density residential lots will
be an option for a limited number of properties
abutting public open space.
»» Organically-shaped street and block patterns
will respond to the natural landform near the
ridge, due to this Specific Plan District’s varied
topography with the low rolling hills rising to
the Specific Plan Area’s highest elevation and
nearby historic watchtower.
»» Ridgetop Park, at the center of this Specific Plan
District, will preserve the highest elevations
within the Specific Plan Area.
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3.3.6. Specific Plan District F:
Willow Pass South
INTENT

Specific Plan District F will be adjacent to parks and
open spaces and will be a short walk from Specific
Plan District G. This Specific Plan District will
straddle a low ridge that parallels the Transit Spine,
with Mt. Diablo Creek to the east and an open
space buffer along the existing Dana Estates neighborhood to the west. Accordingly, this Specific Plan
District will be defined by its topography, which
will provide tiered views to the Concord Hills. The
continuation of Ridgetop Park, at the center of
this Specific Plan District, will preserve some of
the highest existing grades within the Specific Plan
Area. Residents will benefit from this Specific Plan
District’s central location and proximity to Specific
Plan District G, immediate access to Willow Pass
Road, and the Mt. Diablo Creek Corridor.
KEY CHARACTERISTICS

»» The focal point of this Specific Plan District
will be the centrally located village center and
neighborhood park.
»» This Specific Plan District will be predominantly
residential, with many dwellings within a
5-minute walk of the neighborhood park.
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»» Medium density residential development will
center on the confluence of the Transit Spine,
Ridgetop Park, and village center; it will also
front Willow Pass Road and public open space.
The village center may include community facilities and neighborhood-serving conveniences.
»» This Specific Plan District will allow a limited
number of very low density residences.
»» Organically-shaped street and block patterns
will respond to natural landforms near the
ridge.
»» Pedestrian and bike routes will link this Specific
Plan District to the Tournament Sports Complex
and Citywide Park as well as further away to
Concord Hills Regional Park.

FIGURE 3.29: SPECIFIC PLAN DISTRICT F
CHARACTER IMAGERY
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3.3.7. Specific Plan District G:
Willow Pass Town Center
INTENT

Specific Plan District G will serve as the community
center for the Specific Plan Area and is distinguished
from Specific Plan District A by its predominantly
residential mix and its focus on resident- and visitor-serving retail and commercial uses. This Specific
Plan District will be centered around an iconic linear
plaza at Main Street’s connection to Willow Pass Road,
with a down-sloping orientation providing views to the
Mt. Diablo foothills and a direct visual and pedestrian
connection to the Tournament Sports Complex. In
addition, Main Street will connect directly to the BART
station approximately one mile west of the Town
Center Plaza.
Besides Concord residents, the Town Center Plaza
will be envisioned as a destination for leisure retail,
dining, and entertainment for families visiting
to the area to participate in large-scale sporting
competitions at the Tournament Sports Complex.
Outside of the Central Plaza, this Specific Plan District will be primarily residential, with an emphasis
on medium-density housing forms. Residents who
live in the Willow Pass Town Center will enjoy an
urban lifestyle with convenient transit access,
walkability, and easy use of the retail amenities and
community center surrounding the Central Plaza.
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FIGURE 3.32: SPECIFIC PLAN DISTRICT G CHARACTER IMAGERY

KEY CHARACTERISTICS

»» Retail and commercial use will be concentrated
around the Town Center Plaza, with residential
uses radiating to the north, south, and east.
»» Higher density residential buildings will be concentrated along Main Street, Willow Pass Road,
and the area directly around the Central Plaza.
»» An elementary school will be co-located with jointuse parks along the Mt. Diablo Creek Corridor.
»» A direct pedestrian/bicycle connection with
Tournament Sports Park on a bridge across
Willow Pass Road will be a signature element of
this Specific Plan District.

»» The Town Center Plaza will be composed of a
variety of programmable spaces, including a
great lawn for community events, spaces for
food trucks, town festivals and pop-up retail,
and a terraced plaza with a shed structure for
hosting music and performances.
»» There will be plenty of trees and landscape to
provide shaded areas and smaller recreational
spaces for families.
»» The west end of the Town Center Plaza will be directly adjacent to the Transit Hub, which will serve
as a stop for both transit routes in the project.
»» A broad, elevated bridge will provide a direct
pedestrian and shuttle connection to the
Tournament Sports Complex.
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3.3.8. Specific Plan District H:
Innovation Gateway
INTENT

Bounded by Willow Pass Road to the south and
east, Highway 4 to the north, and the Mt. Diablo
Creek Corridor to the west, Specific Plan District
H will benefit from a high degree of vehicular
connectivity and proximity to Specific Plan District
G, the Tournament Sports Complex, and Concord
Hills Regional Park.

A Class I pedestrian path and bike way in this area
will provide expanded accessibility from the Delta
de Anza Regional Trail on Willow Pass Road at the
Highway 4 off-ramp to the Specific Plan Area.
KEY CHARACTERISTICS

»» The key geographic advantage of this Specific
Plan District will be its accessibility to Highway
4, Delta Road, and Willow Pass Road.

This Specific Plan District will provide a large scale,
local platform to explore future innovation technologies and provide opportunities to connect campus
ideas with commercial office uses. The Innovation
Gateway will create connected growth cycles that
unite industry leaders and entrepreneurs, which
will allow businesses to create, incubate, and thrive.

»» This Specific Plan District will accommodate
either higher- or lower-density employment
uses, R&D, and light industry.

The primary northeast entry to Specific Plan
District H from Highway 4 onto Willow Pass Road to
the Town Center Plaza will visually convey the spirit
of the natural region with rolling meadows and
indigenous oak groves. A continuous landscaped
buffer zone along Willow Pass Road’s edge of
District H, combined with potential restoration
of the “Avila Teardrop” will create a strong visual
gateway for the entire Specific Plan Area that
evokes the natural environment as well as the
innovative characteristics of Specific Plan District H.

»» A solar farm, geothermal bores, central utility
plant, and other sustainable infrastructure
components may be located between Delta
Road and Highway 4 or in, below, or above the
parking facilities that will serve the commercial
flex uses.
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»» Frontage along the Mt. Diablo Creek Corridor,
Tournament Sports Complex, the Central Canal
Park, and a linear park will offer unique amenities for commercial flex uses.

»» From the gateway entrance at Highway 4,
Willow Pass Road will welcome the community
into the Specific Plan Area, framed by the rolling
hills (outside the Specific Plan Area) to the east
and a landscaped buffer to the west.

FIGURE 3.45: SPECIFIC PLAN DISTRICT H
CHARACTER IMAGERY
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3.3.9. Specific Plan District I:
Central Tail
INTENT

The core identity of Specific Plan District I will
be its agrarian emphasis. A central park system
containing agriculture, recreation, landscape, and
connections to Mt. Diablo and West Parkway will
be the social spine of the Specific Plan District.
Neighborhood parks will intersect the Transit
Spine, providing farmers markets, neighborhood
community events, and sports and recreation. Each
of these neighborhoods, framed by the Transit
Spine, West Parkway, and Mt. Diablo Parkway, will
be low-speed zones. The interior streets of each
neighborhood will be narrower, with shared streets
or with various strategies of traffic calming. Each of
these neighborhoods will have access to a central
neighborhood park within a 2- to 3-minute walk of
every house.
KEY CHARACTERISTICS

»» The District I Park will be the literal and imaginative center of this Specific Plan District. The
park will be a gathering place, a community
garden, a food production center and a recreational center.
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»» Retail opportunities will be concentrated at the
center of the Specific Plan District, near the
park, and will be directly adjacent to a Transit
Spine stop.
»» Residential areas with safe, low speed streets
will surround the District I Park and a transverse
Greenway connecting existing residential
neighborhoods to the southwest to the regional
park to the northeast.

FIGURE 3.38: SPECIFIC PLAN DISTRICT I
CHARACTER IMAGERY

»» Medium density residential will be located
along the transit corridor.
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3.3.10. Specific Plan District J:
South Tail
INTENT

The southernmost Specific Plan District in the Specific Plan Area, Specific Plan District J, will combine
extensive open space with a range of residential
choices and retail options. While lower density
than the Specific Plan Districts closer to BART and
Highway 4, Specific Plan District J will appeal to
residents due to its proximity to Concord High
School, El Dorado Middle School, and a commercial
retail center. This Specific Plan District will also
be a viable location for senior living/active adult
communities due to the quieter setting, medium
density housing options, and access to resources
via a convenient Transit Center..
A centralized agrarian park may occupy a portion
of this Specific Plan District, including fields,
orchards, an operations and maintenance center
with composting facilities, and an area for packing
and locally distributing produce. The agricultural
activities will provide opportunities to participate
in the growing, harvesting, and consumption of
locally produced, healthy foods.
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KEY CHARACTERISTICS

»» Housing choices will include medium density
and low density residential developments. A
limited number of very low density residential
lots may front Creekside Linear Park.
»» Great bicycle and pedestrian pathways will
be accessible to residents of this Specific
Plan District. For example, the Clayton Canal
will convey water from nearby EBRPD areas,
while providing an opportunity for a separated
bicycle/pedestrian multi-use pathway.
»» Specific Plan District streets will frame views
and connect to the Mt. Diablo Creek Corridor
and the Concord Hills Regional Park.
»» A Transit Center will sit at the intersection of
the Transit Spine and Bailey Road and support
connections from the Transit Circulator to the
surrounding neighborhood as well as existing
Concord neighborhoods.

FIGURE 3.41: SPECIFIC PLAN DISTRICT J
CHARACTER IMAGERY
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3.3.11. BART Station District
INTENT

KEY CHARACTERISTICS

BART is seeking a partner to develop on the 20acre property adjacent to the North Concord/Martinez BART station. The property currently consists
of almost 2,000 parking spaces and landscaping.
Potential land use designations and conceptual
key characteristics for the BART Station District are
shown in this BART Station District description.
Zoning and development standards for these land
use designations are found in Chapter 7.
The BART Station District is entirely on the east side
of the BART station. It occupies a location between
an existing Concord residential neighborhood and
Specific Plan District A’s North Concord/Martinez
BART TOD. This District is very convenient to BART
and the lively mixed use areas in Specific Plan
District A. For this reason, the development on this
property will be among the most intensive of all
areas in this Specific Plan.
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»» The BART Station District will have a mix of commercial office, retail, and residential land uses.
»» Parking for BART users will be provided.
»» Direct pedestrian connections from offices and
residences in Specific Plan District A to BART
and to the Central Paseo in Specific Plan District
A will make it easy to walk to transit and vibrant
urban environments.
»» A 200-foot buffer between existing residential
neighborhoods and new development will be
provided.
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3.3.12. Coast Guard District
INTENT

KEY CHARACTERISTICS

In 2007, a 58-acre property was transferred from
the CNWS to the US Coast Guard as part of the
Base Realignment and Closure (‘BRAC’) process.
This property was used to house enlisted Coast
Guard personnel until 2014. In 2018, the Coast
Guard contacted the City of Concord to discuss
disposing of the property in a negotiated sale,
followed by development of the site. Although
this District is part of the Specific Plan Area, it will
undergo a separate review and approval process.
Therefore, the Coast Guard Area District description is for information only, and characteristics may
change during the review process.
Potential land use designations and conceptual
key characteristics for this District are shown in
this Coast Guard District description. Zoning and
development standards for these land use designations are found in Chapter 7.
The Coast Guard District occupies a location between existing Concord residential neighborhoods
and two Specific Plan Districts: District C TOD South
and District D Olivera East. The Willow Pass Park
Extension meets existing Willow Pass Park in the
center of the Coast Guard District.
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»» The Coast Guard District consists of medium
scale mixed use development at the northern
part of the District and medium scale residential
development at the southern part of the
District.
»» The Transit Spine is within a 5-minute walk of
the northern part of the District.
»» Willow Pass Park Extension will provide access
for all District residents to a broad green space
for passive and active recreation.
»» A 200 foot-wide buffer is shown between new
development and existing residential neighborhoods.
»» A Class I pedestrian and bicycle path will
connect through the buffer to Willow Pass Park
Extension and onward to the network of green
spaces in the Specific Plan Area, ultimately
connecting to the Regional Park beyond.
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3.4. ADDITIONAL
PLACEMAKING
CONCEPTS
The previous section described each of the Specific
Plan Area’s twelve districts, including key characteristics for each District. This section provides
further development of the vision for several key
places in this Specific Plan. These concepts serve
as examples for how this Specific Plan’s vision may
be realized in these areas. They take into account
the land use designations, open space planning,
circulation network, and development standards
contained in the Specific Plan and demonstrate the
vision for the built form, interaction of built form
and landscape, and public and private realm within
different neighborhoods in the Specific Plan Area.

AREA 1: BART TO RIDGETOP PARK

This concept shows potential development of
public and private spaces that connect BART to
Ridgetop Park in Specific Plan District A.
The natural landforms of the site will be important
in defining the character of the place, the visual
connectivity, and a sense of orientation within the
regional context. As shown in Figures 3.48 to 3.50,
visitors will be able to see the top of Ridgetop Park
from the BART station, and then make their way
through a series of activity-filled paseos and larger
public spaces to the top of the ridge that defines
the natural character of this Specific Plan District.
The connection to Ridgetop Park will continue beyond the top of the ridge to connect through other
open spaces directly to Concord Hills Regional Park,
affording the opportunity to take transit, walk, or
bike to this regional destination.
Mobility is a key component of this concept, as
shown in Figure 3.51. Transit use is anticipated in
both directions: employees and visitors disembarking from BART will have a 2-minute walk to the
Transit Plaza to use the Transit Circulator to other
parts of the Specific Plan Area, or walk to offices,
the proposed campus, or the retail offerings in the
TOD district. See Figure 3.52 for an example of BRT
service. Conversely, residents from the Specific
Plan Area will arrive by Transit Circulator, bicycle,
or on foot to shop or work in this TOD Specific Plan
District, or to take BART to other destinations.
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The Central Paseo’s proposed design has an alternating pattern of tree-shaded plazas and covered
architectural arcades providing rain and sun
protection for comfortable year-round pedestrian
movement. As shown in Figures 3.53 and 3.54,
retail opportunities will be concentrated along the
Central Paseo.
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In addition, two major public spaces, the Transit
Plaza and Central Plaza, will be linked by the Central Paseo. They will provide active people-oriented
spaces to wait for the Transit Circulator. Unlike
traditional urban plazas, at least half of these spaces will be greenspace reflecting the strong ethos of
connecting to nature. The Transit Plaza and Central
Plaza will be civic in nature, allowing larger gatherings and events to take place throughout the year.
These spaces will be lined with commercial retail
establishments and other active uses.
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FIGURE 3.50: RENDERED VIEW OF
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CENTRAL PASEO
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FIGURE 3.51: SPECIFIC PLAN DISTRICT A MOBILITY PLAN

FIGURE 3.52: POTENTIAL BRT SERVICE
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FIGURE 3.53: RENDERING OF VIEW IN THE CENTRAL PASEO LOOKING EAST
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The highest intensity uses will be located within
a 10-minute walk of the BART station. Consistent
street-walls will shape the spaces along primary
framework streets. As shown in Figures 3.55 and
3.56, on the mixed-use blocks surrounding the
Central Paseo, buildings will be primarily oriented
in the north-south direction based on the Framework Street layout to minimize building surface
area with east-west exposures, where direct sun is
difficult to control. Buildings will reflect vernacular
architectural styles indigenous to the Northern
California landscape.
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FIGURE 3.55: CONCEPTUAL
SPECIFIC PLAN DISTRICT A PLAN
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AREA 2: TOWN CENTER
DEVELOPMENT

As shown in Figure 3.62, adjacent to the Town
Plaza along Willow Pass Road, the hotel will
accommodate visitors, including those visiting the
Tournament Sports Complex. On the other side
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The Town Center Plaza will be well served by
transit, bicycle, and pedestrian connections, as
shown in Figure 3.63. The west end of the Town
Center Plaza will be directly adjacent to a Transit
Hub, which will serve both Transit Circulator routes
providing connections to all parts of the Specific
Plan Area. In addition, a broad, elevated bridge will
provide a direct pedestrian and shuttle connection
to the Tournament Sports Complex.

d

of the plaza and directly accessible from Willow
Pass Road, a neighborhood grocery store will serve
residents from throughout the Specific Plan Area.

O

As shown in Figure 3.61, the Town Center Plaza will
have a variety of programmable spaces, including
the great lawn for community events, spaces for
food trucks, town festivals and pop-up retail, and
a terraced plaza with a shed structure for hosting
music and performances. The landscape will
provide shaded areas and smaller recreational
spaces for families.

Di

Potential
Neighborhood Park

SL

The approach to the Town Center Plaza via Main
Street will frame the view through the park to the
Tournament Sports Complex. As shown in Figures
3.59 and 3.60, the view up to Town Center Plaza
from Willow Pass Road will provide a visual motif in
the Specific Plan Area.

ad

lvi

The Town Center will be centered around an iconic
open space called Town Center Plaza, as shown in
Figures 3.57. The north or upper leg will be at a
consistent level bordering the plaza and will extend
at this level across Willow Pass Road to the Tournament Sports Complex. As shown in Figure 3.58, the
south or lower leg will slope down to Willow Pass
Road. The green space between the retail corridor
will accommodate a grassy amphitheater, or “great
lawn”.

Delta Ro

Sa

This concept shows potential development of
public and private spaces in the heart of the Town
Center District (Specific Plan District G).
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FIGURE 3.58: STREET GRID ORIENTATION
FOLLOWS THE TOPOGRAPHY
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FIGURE 3.59: RENDERING OF VIEW FROM THE TOWN CENTER PLAZA TO TOURNAMENT SPORTS COMPLEX
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FIGURE 3.61: OPEN SPACE CONCEPTS
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Mt. Diablo Creek Corridor

As shown in Figure 3.64 to 3.66, the residential
neighborhoods in the Specific Plan Area will have
a center anchored by community uses, a park,
and potentially local serving retail stores. The mix
of uses will include a central agrarian park and a
clustered low-density development integrated with
landscape and agriculture. Surrounding residences
will be within walking distance of the central park.
The central park system will contain agriculture,
recreation, landscape, retail and connections
to Mt. Diablo Creek and West Parkway. It will
be the social heart of the district. In the central
neighborhood park along the Transit Spine, farmers
markets, neighborhood community events, and
sports and recreation will be among the various
programs that will take place. More information
about agrarian parks can be found in Chapter 4.
Away from the central park, houses will front a
linear open space which will provide the residents
a more intimate gathering space and haven for
children to play outside, as shown in Figures 3.67
and 3.68. These residences will have a sustainability emphasis focusing on concepts such as the
use of local materials, installation of photovoltaic
panels, and water reuse.
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FIGURE 3.64: PARTIAL CONCEPTUAL SPECIFIC PLAN DISTRICT I PLAN
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This concept shows potential development of public and private spaces in the residentially oriented
Districts in the “Tail” of the Specific Plan Area.
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FIGURE 3.66: FOUR NEIGHBORHOODS
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FIGURE 3.67: RENDERING OF AN EXAMPLE OF A CLUSTERED RESIDENTIAL COMMUNITY
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Bisecting each neighborhood will be the Transit
Spine with a Transit Circulator stop at the central
park. Framework Streets will connect the Transit
Spine to smaller streets in the neighborhood.
As shown in Figure 3.69, interior streets of each
neighborhood will be narrower, with shared streets
or with various strategies for traffic calming. Linear
green passageways connecting the fronts of houses
will provide a pedestrian link to and from the larger
open spaces that frame each neighborhood. As
shown in Figure 3.70, the walk to and from homes
to the neighborhood park and transit will stop
through these pedestrian passageways and open
space will be completely separated from automobile traffic.
As shown in Figure 3.71, at the edge of each
neighborhood there will be “Green Corridors”
composed of a tree-lined landscape that identifies
the boundaries of the Specific Plan District and
provides an east-west connection between the
Greenframe and Mt. Diablo Creek, allowing public
open space connections across the width of the
overall development. More information on Green
Corridors can be found in Chapter 4.
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Residents can arrive
home on foot via parks
and greenways

District Center
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3.5. AFFORDABLE
HOUSING
Development within the Specific Plan Area will
implement the Area Plan’s policies requiring
housing affordability, including that 25 percent of
the housing units developed in the Specific Plan
Area be affordable. As a result, 3,250 units of
affordable housing are anticipated to be developed
in the Specific Plan Area.

3.5.1. Specific Plan Affordable
Housing Policies
Policy CD-5.1.1
Affordable housing shall comprise at least 25 percent of the dwelling units within the Specific Plan
Area. Up to 15 percent of those affordable units
may be inclusionary units affordable to moderate
income households earning 80 to 120 percent
of Area Median Income (‘AMI’) in Contra Costa
County based upon household size. The remainder
of the affordable units shall be affordable to low
income households earning 80 percent and below
of AMI in Contra Costa County based upon household size.

74

Policy CD-5.1.2

Policy CD-5.1.4

Master Developer affordable housing obligations
pursuant to this Specific Plan and the Area Plan
may be satisfied through delivery of development-ready pads within the Specific Plan Area
sufficient to accommodate 25 percent of units at
a range of affordability levels to be determined
by the City for consistency with Housing Element
goals and objectives and imposed through disposition and development agreements, development
agreements, or conditions of approval.

Affordable housing constructed on development-ready sites delivered by Master Developers
is anticipated to be focused on medium-to-high
density areas. When the City identifies affordable
housing developers to build the affordable housing
sites on development-ready pads, in addition to
opportunities for individuals and families, there
should be an effort to create opportunities for:

Policy CD-5.1.3
Site selection for affordable housing sites will
be addressed in disposition and development
agreements (‘DDAs’), development agreements
(‘Das’), or similar agreements between the City
and Master Developers within the Specific Plan
Area. Affordable housing site identification will
take into consideration proximity to the North
Concord/Martinez BART station, the Transit Spine
and planned bus and shuttle routes, as well as the
expected location of amenities such as grocery
stores, pharmacies, and schools.

»» Senior or active adult affordable housing.
»» Veterans affordable housing.
»» Affordable housing for individuals with special
needs.

The Master Developer for Phase I shall identify
sites for affordable housing developments adequate to accommodate 1,098 units as documented
in the Phase 1 DDA. The BART Phase and Coast
Guard Phase will provide their affordable housing
sites within their respective properties. Phase
2 and Phase 3 site selection is anticipated to be
based on criteria similar to those used to determine Phase 1 site selection in the Phase 1 DDA.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

3.5.2. Other Affordable Housing
Strategies Available to the
City
In addition to the delivery of development-ready
affordable housing pads, the City may choose to
implement other affordable housing strategies to
promote the development of affordable housing
units within the Specific Plan Area, including:
»» Development by the City or non-profit affordable housing developers of new affordable
rental housing for low- and very low-income
households financed through a combination of
City resources and complementary State and
federal resources leveraged by the City. These
may include 100 percent affordable multi-family
rental housing projects in proximity to transit
and other necessary amenities to be eligible
for State or federal tax credit financing. These
projects may be located on sites improved
with infrastructure and dedicated to the City
pursuant to Policy CD-5.1.2 , making them project-ready when full project financing is obtained
by the City or selected non-profit developers,
typically through a Notice of Funding Availability
(‘NOFA’), Request for Proposal (‘RFP’) or NOFA/
RFP process, depending upon any subsidy being
offered by the City in addition to developable
pads.
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»» Negotiated DDAs, DAs, or similar agreements
with affordable housing developers in the
Specific Plan Area that provide for one or more
of the following:

• Establishment of moderate-income units
(80 percent to 120 percent of AMI in Contra
Costa County based on household size)
through inclusionary requirements.

• Subsidies to support development of
multi-family rental units to be developed by
the City or selected third-party developers.
• Development of a certain number of
affordable units within mixed-income projects, including qualifying “80/20 Projects”
(projects that are 80 percent market rate
and 20 percent affordable and eligible for
low income housing tax credits).
• Dedication of land to the City that may be
used to finance affordable housing development. Such provisions may, for example,
allow for conveyance by the City of dedicated land to non-profit housing developers
and sale of a portion of the dedicated land
to fund the development and operating
reserve of new homeless housing units
established by the non-profit developer on
the remainder of the land.
• Dedication of land with infrastructure improvements for development by non-profit
affordable housing developers of self-help
for-sale housing units for low-income
households. Buyers would be pre-selected
through meeting income eligibility and
sweat equity regulations. These units
should be deed restricted as affordable
for 45 years, and the term will restart with
each resale.
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3.6. LAND USE OVERVIEW
This section documents the total development
potential foreseen under this Specific Plan.

3.6.1. Land Use Totals
Policy CD-6.1.1
The maximum total development permitted in the
Specific Plan Area will be 13,000 dwelling units
(not including accessory dwelling units and density
bonuses for construction of affordable housing, as
may be permitted by the Concord Development
Code) and 8,400,000 gross square feet of commercial and campus uses.

3.6.2. Land Use Program
The allowed land use program for each Specific
Plan District is listed in Table 3.1. The residential
program is measured in dwelling units (‘DU’),
and the commercial and campus programs are
measured in gross square feet. The residential
program is made up of multi-family units (stacked
apartments or condominiums) and single-family
units (including attached townhomes, duplexes/
triplexes, and detached homes). The commercial
program is made up of office, retail, flex commercial, hotel, light industrial, and campus-related
commercial uses.
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While the land use program is organized by
residential, commercial, and campus uses, these
uses may be combined in mixed-use buildings.
Estimated allocations of multi-family and single-family units are shown in Table 3.1. These
allocations will not be mandatory; actual development of multi-family and single-family units may
deviate from these estimated allocations without
requiring any modification or amendment to this
Specific Plan.
To provide for flexibility, this Specific Plan allows
for a transfer of residential dwelling units and gross
non-residential square footage between Receiving
and Contributing Specific Plan District. For more
details about transfers, see Chapter 9.
Policy CD-6.2.1
The maximum development in each Specific Plan
District shall be no more than that shown in Table
3.1, subject to provisions for transfers among
Districts spelled out in Chapter 9.
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TABLE 3.1: SPECIFIC PLAN DISTRICT DEVELOPMENT POTENTIAL
SPECIFIC PLAN DISTRICT DEVELOPMENT POTENTIAL
RESIDENTIAL DWELLING UNITS

SPECIFIC PLAN
DISTRICT

MultiFamily

SingleFamily

COMMERCIAL/CAMPUS (SQ. FT.)

Total
Residential
Density Range
(DU/Acre)

Subtotal

Mixed Use
Commercial 1

Campus
Commercial

Commercial
Flex

Subtotal

1,114

353

1,467

10  - 150

2,103,810

-

-

2,103,810

-   

-   

-   

-

800,000

2,300,000

-

3,100,000

1,258

400

1,658

10  - 100

210,000

-

-

210,000

Olivera

275

487

762

10  - 45

5,000

-

-

5,000

E

Willow Pass North

325

941

1,266

6  - 45

5,000

-

-

5,000

F

Willow Pass South

40

1,424

1,464

6  - 45

5,000

-

-

5,000

G

Willow Pass Town Center

792

1,224

2,016

6  - 100

371,190

-

-

371,190

H

Innovation Gateway4

-   

-   

-   

-

-

-

1,700,000

1,700,000

I

Central Tail

500

1,160

1,660

6  - 45

20,000

-

-

20,000

J

South Tail

757

790

1,547

6  - 45

80,000

-

-

80,000

BART Station

360

-

360

40  - 150

800,000

-

-

800,000

Coast Guard

400

400

800

10 - 100

-

-

-

-

5,821

7,179

13,000

-

4,400,000

2,300,000

1,700,000

8,400,000

45%

55%

100%

-

53%

27%

20%

100%

A

North Concord TOD2

B

Campus3

C

TOD South

D

TOTAL
DISTRIBUTION (%)

1 Mixed use commercial includes office, retail, and hotel.
2 Within Specific Plan District A, development on the BART Property shall not exceed 360 dwelling units and 800,000 square feet of commercial uses, excluding structures associated with BART operations, the station

itself, and related buildings.

3 a. Campus-serving residential development such as dormitories and student and faculty residences shall count towards the total allowable square footage of Campus uses, but shall not count towards the total

residential units allowed for this Specific Plan District or the Specific Plan Area.

b. Up to 32 acres may be reserved for a ±350,000 to 400,000 square foot Convention Center, ±300,000 square foot hotel, and 2-acre outdoor event space and associated parking lot. If constructed, the offsetting
square footage shall be subtracted from the office development potential.
c. Up to 800,000 square feet of commercial uses, such as office, R&D, innovative "flex" space and retail that support and enhance the Specific Plan District shall be permitted. Such square footage shall be in addition
to the 2.3 million square feet of campus development potential.
As detailed in Chapter 9, up to 400 dwellings units may be transferred to Specific Plan District H from other Contributing Districts.
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N AT U R A L R E S O U R C E S , PA R K S &
O P E N S PA C E , & C O M M U N I T Y F A C I L I T I E S

4

This chapter details the natural resource preservation areas, parks and open spaces, and
community facilities to be provided within the Specific Plan Area. It includes sections on the
following topics:
»» Overall requirements for Framework Facilities.
»» Natural resource areas.
»» Framework Parks and Open Space.
»» Agrarian parks and agriculture.
»» Community facilities, including schools, police facilities, fire stations, libraries and community
centers.

4.1. OVERALL
REQUIREMENTS
FOR FRAMEWORK
FACILITIES
This section contains policies that apply to all
Framework Facilities in this chapter, specifically
natural resource areas; Framework Parks and Open
Space; agrarian parks and agriculture; and community facilities such as schools, police facilities, fire
stations, and community centers.
All of the Framework Facilities discussed in this
chapter are negotiated Framework Facilities. The
sequence, timing, and other conditions relating to
provision of negotiated Framework Facilities will
be negotiated between the City and the Master
Developer as part of the Disposition and Development Agreement (‘DDA’) for the Phase.
Policy PF-1.0.1
The Framework Facilities described in this chapter
shall be sited and individually designed to ensure
they reasonably meet, to the extent feasible,
the service needs of people of all ages, incomes,
ethnicities, social and cultural backgrounds, and
levels of physical ability.
Policy PF-1.0.2
The Framework Facilities described in this chapter
shall be equitably distributed throughout the
Specific Plan Area on the sites shown in Figures 4.1
and 4.26, with consideration for access, context,
and convenience to meet the needs of the Specific
Plan Area’s residents and workers, as well as
broader citywide needs.
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Policy PF-1.0.3
The locations of facilities shown on Figures 4.1
and 4.26 may be changed through either a finding
of substantial conformity by the Reuse Director
or an amendment to this Specific Plan (if found
necessary by the Reuse Director), both of which
are described in Chapter 9.
Policy PF-1.0.4
If the City determines that any park, open space
area, or community facility foreseen on Figures 4.1
and 4.26 of this Specific Plan is not needed, then its
proposed site shall be developed according to the
Specific Plan District and Regulating Zone designations on the underlying site or adjacent sites.

4.2. NATURAL RESOURCE
AREAS
Portions of the Specific Plan Area provide upland,
riparian, wetland, and aquatic habitat, including
for special-status wildlife species such as the
California red-legged frog and the California tiger
salamander. Most of these habitats occur in areas
that will be preserved under this Specific Plan, such
as the Mt. Diablo Creek Corridor, while some are
proposed for development under this Specific Plan.
Area Plan Wildlife and Vegetation Policies C-5.1
through C-5.5, Urban Forestry Policies C-6.1
through C-6.3, Wetlands and Conservation Policies
C-7.1 through C-7.6, and Special Status Species
Policies C-8.1 through C-8.7 provide extensive
requirements for conserving habitat areas and
species, and mitigating any unavoidable impacts

to them. These Area Plan policies remain in effect
and do not require supplementation through this
Specific Plan.  
The Area Plan measures include the City’s commitment to seek site-wide permitting from federal
and State resource agencies. Since the adoption
of the Area Plan in 2012, the City has worked with
federal and State resource agencies on such permitting. These efforts have included consultation
under Section 7 of the Federal Endangered Species
Act among the City, the U.S. Army Corps of Engineers, the U.S. Navy, and the U.S. Fish and Wildlife
Service. This consultation resulted in the issuance,
on May 30, 2017, of a site-wide Biological Opinion/
Incidental Take Statement. The Biological Opinion/
Incidental Take Statement requires detailed conservation measures for the California red-legged frog
and the California tiger salamander.  
The City continues to work with the U.S. Army
Corps of Engineers, the San Francisco Regional
Water Quality Control Board, and the California
Department of Fish and Wildlife to obtain site-wide
permits and agreements from those agencies,
particularly with respect to wetland and aquatic
habitats. As required by law and by Area Plan
Policies C-7.2 and C-8.2, the terms of all resource
agency permits, including the 2017 Biological
Opinion/Incidental Take Statement and any
amendments to it, will be binding on the City and
on Specific Plan Area developers.
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4.3. PARKS AND OPEN
SPACE
This section describes the parks and open spaces
to be constructed, preserved, or enhanced under
this Specific Plan, as shown in Figures 4.1 and 4.2.
The majority of these facilities will be Framework
Facilities, although some will be Supporting
Facilities as described in this chapter.
The parks and open space strategy for the Specific
Plan Area rests on five related goals:
»» Topography: The existing knolls and topography
will be preserved where possible as a major
visible open space identity at the center of the
Specific Plan Area.
»» Ecology: The design, materials and ecological
principles for park and open space planning will
draw strongly on the natural communities of
Contra Costa County, including oak woodlands,
grasslands, riparian corridors.
»» View Preservation: Key views from outside
the Specific Plan Area to key features within
it will be preserved where possible, as will be
key views from inside the Area to surrounding
landmarks.
»» Connection: Parks and open space will form a
strong network that connects everyone within
the Specific Plan Area to each other and to the
natural places beyond, including Concord Hills
Regional Park and Mt. Diablo.

»» Identity: Specific neighborhood characteristics
expressed through parks and open space will
tie people to the locations within the Specific
Plan Area where they live and work. One key
tool in this effort will be agrarian parks, which
can create social bonds around community food
production.
This strategy will provide open space and views,
but also aims beyond these baseline goals, seeking
to reveal the natural and cultural landscape in a
way that promotes the uniqueness of the Specific
Plan Area. This Specific Plan will also bring sports
fields to the community supporting existing
neighborhoods while aiming to foster a culture
of outdoor activity, health and well-being, and
athletic competition.

The following sections of this chapter first describe overarching principles of park design and
Crime Prevention Through Environmental Design
(‘CPTED’) that apply to all parks in the Specific Plan
Area. They then continue with a discussion of the
individual park facilities to be constructed under
this Specific Plan.
Table 4.1 summarizes park and open space provision under this plan. It breaks the parks and open
space into four separate categories, as shown in
Figure 4.1 and as follows:
»» OS-1: Conservation.
»» OS-2: Framework Parks.
»» OS-3: Greenways.
»» OS-4: Joint-Use Parks.

The City of Concord General Plan requires new
development to provide five acres of local parkland
per 1,000 new residents. The Area Plan set a
more aggressive target of six acres of parkland
per 1,000 residents exclusive of open space for
natural resource conservation (Area Plan, Book II,
p. 89). The city currently has 6.4 acres of citywide
parks per 1,000 residents. This Specific Plan results
in almost four times this amount, with a total of
approximately 25 acres of Framework Parks and
Open Space per 1,000 residents, or about 20
acres per 1,000 residents if conservation areas are
excluded.
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TABLE 4.1: OPEN SPACE SUMMARY
FRAMEWORK OPEN SPACE

4.3.1. Conservation Open Space

WETLANDS

Figure 4.1 shows Conservation Open Space areas,
which consist of the Mt. Diablo Creek Corridor and
wetlands at the south end of Specific Plan District
D, the “Avila Teardrop.”

Outside the Mt. Diablo Creek Corridor, the largest
existing wetlands in the Specific Plan Area are
located at the southern end of Specific Plan
District D, near the Old Airfield. These wetlands
and adjacent areas are shown on Figure 4.1 as
Conservation Open Space both for preservation of
existing wetlands and for potential creation of new
wetlands to mitigate for fill of wetlands elsewhere
in the Specific Plan Area.  It is not yet known
whether wetlands preservation and mitigation
will be feasible in this area following the Navy’s
investigation and cleanup of contamination. If
preservation and/or creation of wetlands in this
area are to proceed, the specific requirements for
this Conservation Open Space will be provided in
resource agency permits.

CREEK CORRIDOR

The preservation and restoration of Mt. Diablo
Creek Corridor will be a key component of the
Specific Plan’s conservation strategy. The area
below the ordinary high-water mark along both
these creeks has been identified by the Army
Corp of Engineers as federal jurisdictional features
and will be regulated as waters of the State of
California by the Regional Water Quality Control
Board (“RWQCB’), as shown in Figure 4.1. Existing
conditions along the creek are highly degraded,
presenting opportunities for restoration through
regrading of creek banks, re-establishment and
creation of flood plains, planting of riparian vegetation, and establishment of limited wetland areas.
Box culverts and metal pipes currently convey
Mt. Diablo Creek beneath the majority of existing
roadway crossings; removing these crossings or
replacing them with bridges represents additional
opportunities for enhancement.
An approximately 300-foot-wide creek corridor will
protect the creek and provide areas for riparian
habitat restoration. Trails will be limited to outside
of the corridor, as shown in Figure 4.1.  Specific
requirements for the Mt. Diablo Creek Corridor will
be determined by resource agency permits.

OS-1: Conservation Open Space
Creek Corridors
Wetlands
Subtotal

AC.
153
19
172

Subtotal

62
105
65
70
1
4
2
6
3
4
6
3
1
20
17
16
385

OS-2: Framework Parks
Tournament Sports Complex
Citywide Park
Willow Pass Park Extension
Ridgetop Park
Transit Plaza
Central Plaza
Town Center Plaza
Hilltop Park
Commercial Flex Park
District I Park
District J Park
Diamond Park
Pocket Park
Delta Basin Park
Olivera Basin Park
Coast Guard Park
OS-3: Framework Greenways
Creekside Linear Park
Pockets East of Mt. Diablo Creek
Other Creekside Areas
Contra Costa Canal Corridor
Green Corridors
Southern Open Space
Avila Teardrop
Other (Port Chicago at Hwy 4)
Subtotal
OS-4: Joint-use Parks
Joint-Use School Facilities
Subtotal All Framework Open Space

70
50
8
31
50
24
10
6
249
58
864

SUPPORTING OPEN SPACE
Supporting Parks
Subtotal All Supporting Open Space
Total Open Space

15
15
879

All acreages are approximate.
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FIGURE 4.1: FRAMEWORK OPEN SPACE PLAN
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FIGURE 4.2: OPEN SPACE CHARACTER IMAGERY
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4.3.2. Policies Applicable to All
Parks and Open Space
The following policies apply to all parks and open
space identified in this Specific Plan, except for
category OS-1 (Conservation Open Space), which
is discussed above, or as otherwise noted in the
individual sections below.
Policy PF-3.2.1
A park system substantially similar to the one
described in this chapter shall be developed in
each Phase.
Policy PF-3.2.2
Land uses shown in Table 4.2 shall be allowed in
park and open space areas under the permitting
procedures specified in that table.
Policy PF-3.2.3
Park design shall include a network of functional
and accessible pedestrian and bike paths to
provide circulation and connectivity both within
the park and from adjacent open space, trails, and
neighborhoods. The path network shall minimize
pedestrian, bike, and vehicular conflicts by locating
parking areas and drive aisles at the perimeter of
the park.
Policy PF-3.2.4
Durable, vandal-resistant materials shall be utilized
for landscape elements and furnishings.
Policy PF-3.2.5
Park design shall incorporate shaded gathering
spaces and resting areas that encourage community engagement, social interactions, and people

watching. The siting of gathering spaces shall be
based on solar orientation, wind mitigation, and
human comfort.
Policy PF-3.2.6
Grass species that will be tolerant of non-potable
water, high wear, and all-season durability shall be
utilized for informal sports fields and for functional
and venue areas.
Policy PF-3.2.7
Park landscaping shall incorporate native plant
materials to augment the ecology of the surrounding landscape.
Policy PF-3.2.8
Wherever possible, park design shall incorporate
unique habitat areas to promote biodiversity, connect to creek corridors and Concord Hills Regional
Park, and provide wildlife viewing areas for visitors.
Policy PF-3.2.9
Where practical, park design shall incorporate
interpretive areas to highlight and educate visitors
regarding history, biodiversity, and wildlife of the
area.
Policy PF-3.2.10
Geothermal bores shall be allowed within all parks
but shall not be the primary use on park sites.
These facilities shall be integrated into the park
design, legible to the public, and limited to less
than 10 percent of the total area of the park area.

TABLE 4.2:
ALLOWED USES AND PERMIT REQUIREMENTS
IN PARK AND OPEN SPACE AREAS
Zoning Clearance:

» Farmers’ Market
» Park and Recreation Facility
» Wireless Communications Facility
» Battery Storage System
» District Heating and Cooling
» Internet Service Exchange
Administrative Permit:

» Public Maintenance and Service Facility
» Community Gardens
» Geothermal Bore Field
Minor Use Permit:

» Cultural Institution
» Government Office
» Library
» Parking Facility
» Sports and Recreation Facility
» Food Vendor Group Site
» Solar Farm (not building roof mounted)
» Recycled Water Treatment Facility
Use Permit:

» Heliport
» Commercial Recreation, Indoor
» Sports and Entertainment, Assembly
» Theater, Auditorium
» Dog Day Care, Training
» Restaurant, Full Service
» Restaurant, Limited Service
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4.3.3. Crime Prevention through
Environmental Design
(CPTED)

Policy PF-3.3.5

CPTED is a crime prevention philosophy based on
the theory that the proper design and effective use
of the built environment can lead to a reduction
in the fear and incidence of crime, as well as an
improvement in the quality of life. CPTED is effective because of the concept of “defensible space.”
This concept suggests that all space in the human
environment is defendable; a guardian can take responsibility for the space and take action to defend
it from non-legitimate, criminal, or unintended use.
To help defend a location, there are four overlapping CPTED strategies that need to be employed: 1)
Natural Surveillance, 2) Territorial Reinforcement, 3)
Access Control, and 4) Maintenance.

Policy PF-3.3.6

Policy PF-3.3.1
Parks shall be designed to maximize the visibility of
their users. Orient areas where park users will be
so that they will be in view of residents, workers,
shoppers, and passersby.
Policy PF-3.3.2
Plantings that are able to be properly trimmed to
allow for visibility shall be installed and maintained.
Policy PF-3.3.3
Lighting shall be scaled for the pedestrian environment. Ensure pedestrian paths will be sufficiently lit.
Policy PF-3.3.4
Parks shall be designed so that boundaries between public, private, or semi-public/semi-private
will be clear.
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Parks shall have signage that communicates the
ownership and rules of the space.
Install physical design controls to discourage
crime; use strategic placement of entrances, exits,
fencing, landscaping, locks, and other barriers.
Policy PF-3.3.7
Place bollards near the entrance of a park to
prevent vehicle entry but allow pedestrian and bike
entry.

4.3.4. Framework Parks
TOURNAMENT SPORTS COMPLEX

The Tournament Sports Complex (TSC) will be
a large-scale sporting events and tournaments
facility accommodating local, regional, and potentially national sports tournament facility needs.
It will support a wide variety of sporting events,
as illustrated in Figures 4.3 and 4.4. The facility
may be privately operated with opportunities for
local public use, including school sporting events
(middle school and high school) and regional
tournaments. Private use of the facility will include
club and local leagues and regional and national
tournaments.
The TSC will be a large-scale recreational open
space for the city and for the region. Due to the intended use and intensity of the events, the facility
will need to be thoughtfully designed to accommodate the volume of users, including significant
vehicular, bus, and pedestrian traffic, as well as

accommodations for spectators, coaches, parents,
and players. For this reason, the City engaged the
public in an outreach process to consider specific
programming and operational characteristics for
the TSC.
The TSC will also feature a stormwater detention
basin and other more flexible park spaces (flex
zones, as described in Chapter 5) to allow for
more casual recreational opportunities. The TSC
will include approximately 75 acres of stormwater
basins, including the basin slopes and perimeter
trails.
Policy PF-3.4.1
Park size, dimension, and programming for the TSC
shall be generally consistent with specifications
listed in Table 4.3.
Policy PF-3.4.2
Recycled water storage reservoirs shall be allowed
in the TSC.
Policy PF-3.4.3
The TSC shall provide for multi-use areas for
passive and active use in addition to the spaces
for formalized sporting events and recreation
activities.
Policy PF-3.4.4
Connect the TSC to the Town Center with a pedestrian and transit bridge over Mt. Diablo Creek.
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FIGURE 4.3: ILLUSTRATIVE PLAN OF TOURNAMENT SPORTS COMPLEX AND CITYWIDE PARK

TABLE 4.3: TOURNAMENT SPORTS COMPLEX

TOURNAMENT SPORTS COMPLEX

Specific Plan
District H

Tournament Sports
Complex

Concord Hills
Regional Park

Area:

62 acres

Phase:

2

Features
Mix:

»» Multiple field sport venues.
»» Baseball will include regulation hardball, softball, and little league fields.
»» Multi-use fields for soccer, American
football, rugby, field hockey, lacrosse,
and other field sports.
»» Sports courts for basketball, volleyball,
pickleball, etc.
»» Restrooms, changing rooms, shaded
seating and picnic areas, concessions,
wayfinding, single occupant vehicle and
bike parking, landscape plantings.
»» Other commercial recreation.
»» “Marquee” fields for both baseball and
multi-use fields providing spectator
seating, concessions, and player
accommodations.

Citywide Park
Specific Plan
District F

»» Other potential venues might include a
skate park, cricket field, track, natatorium, batting cages, putt-putt golf, and
tennis.
»» Other facilities might include concession and food truck/event areas, retail
spaces, tot lots, dog park, indoor/
outdoor facilities, performance event
areas, and other facilities for player and
spectator use.
»» Bus parking and possible RV parking.
»» Art installation sites (permanent or
temporary).
»» Stormwater detention and retention
facilities.
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FIGURE 4.4: TOURNAMENT SPORTS COMPLEX CHARACTER IMAGERY
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CITYWIDE PARK

Citywide Park, which is also shown in Figure 4.3,
will be located alongside the TSC and encourage
a variety of park uses for everyday visitors rather
than formalized sporting events and recreational
activities. Providing both active and passive uses,
Citywide Park will be similar to Newhall Community
Park in Concord. Park programming will include
areas for picnics, groups, and special events;
passive uses such as walking, biking, and wildlife
viewing; and may also include special attractions
such as a conservatory, gardens, outdoor performance venue, or sculpture park, as shown in Figure
4.5. Located adjacent to the future Concord Hills
Regional Park facilities, hike and bike trails will
provide pedestrian and bike connections between
Citywide Park and the regional park. Citywide Park
will be adjacent to Mt. Diablo Creek and certain
areas of the park will be allowed to flood during
extreme storm events to prevent downstream
flooding.

FIGURE 4.5: CITYWIDE PARK IMAGERY
TABLE 4.4: CITYWIDE PARK

CITYWIDE PARK

Policy PF-3.4.5

Area:

92 acres

Park size, dimension, and programming for
Citywide Park shall be generally consistent with
specifications listed in Table 4.4.

Phase:

2

Features
Mix:

Shaded seating and picnic areas,
playgrounds, wayfinding, informal
playfields, single-occupancy vehicle and
bike parking, transit stop, restrooms,
multi-use trails, and landscape
plantings. Community meeting facility,
programmable event areas and outdoor
performance venue, informal sports
fields and courts, bocce and lawn
bowling courts, dog park, memorial
or art installation sites, community
pool, arboretum plantings, stormwater
detention and retention facilities.

Policy PF-3.4.6
Lower elevations of the park may be utilized for
flood protection and accept water from Mt. Diablo
Creek when the creek overtops it banks. If this
occurs, the park shall be designed to adequately
contain these flows in specific designated areas
that allow on-going use of other areas of the park
even during and after flood events.
Policy PF-3.4.7
Park design of Citywide Park should incorporate
landscape amphitheater(s) for casual use or event
viewing.
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WILLOW PASS PARK EXTENSION

Willow Pass Park is an existing 40-acre park north
of Willow Pass Road at East Olivera Road and Salvio
Street, as shown in Figure 4.1. Current facilities at
Willow Pass Park include six softball/baseball fields,
four lighted tennis courts, 14 lighted pickleball
courts, a year-round batting cage concession, and
the Pixieland amusement area.
The new Willow Pass Park Extension will be an
approximately 65-acre park expansion aligned with
the oil pipeline easement and creating a connection between Specific Plan Districts C and D. The
Willow Pass Park Extension will be an opportunity
to integrate a variety of landscape conditions due
to its diversity of uses and environmental settings.
This open space will also serve the community
with valuable active sports fields (as opposed to
the regionally-serving fields at the TSC, as shown in
Figure 4.6).

FIGURE 4.6: WILLOW PASS PARK EXTENSION CHARACTER IMAGERY
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FIGURE 4.7: ILLUSTRATIVE PLAN OF WILLOW PASS PARK EXTENSION

Policy PF-3.4.8

Policy PF-3.4.10

Park size, dimension, and programming for Willow
Pass Park Extension shall be generally consistent
with specifications listed in Table 4.5 and shown in
Figure 4.7.

The design of Willow Pass Park Extension shall
utilize vegetated buffers to screen adjacent neighborhoods from active uses. Trails, picnic areas, and
gathering spaces may be incorporated into buffers
to provide wildlife viewing opportunities.

Policy PF-3.4.9
In addition to the geothermal bores allowed under
Policy PF-3.2.10, a solar farm, central utility plant,
and other sustainable infrastructure components
shall also be allowed within the Willow Pass Park
Extension but shall not be the primary use on the
site. These facilities shall be integrated into the
park design, legible to the public, and take up no
more than 25 percent of the total area of the park.

Policy PF-3.4.11
The design of Willow Pass Park Extension should
utilize the park’s hills to incorporate landscape
amphitheater/s for casual use or event viewing.

TABLE 4.5: WILLOW PASS PARK EXTENSION

WILLOW PASS PARK EXTENSION
Area:

65 acres

Phase:

2

Features
Mix:

Sports fields and sport courts, shaded
seating and picnic areas, wayfinding,
single occupancy vehicle and bike
parking, Class I trails, transit stop,
restrooms and landscape plantings.
Stormwater detention and retention
facilities.

C H A PT E R 4 : N AT U R A L R E S O U R C E S , PA R KS & O P E N S PA C E , & CO M M U N I T Y FA C I L I T I E S

91

RIDGETOP PARK

Policy PF-3.4.12

The existing range of knolls within the north areas
of the Specific Plan Area will be linked together to
create a new Ridgetop Park connecting strongly
through the center of the project, from the TOD
and Town Center to a crossing of Mt. Diablo Creek
and on to Concord Hills Regional Park, as shown
in Figures 4.8 to 4.11. Ridgetop Park will preserve
and enhance the existing hills in this central area
to become one of the signature open spaces of
the city. Trails and bikeways will thread through
the park. New oak groves and grasslands will be
planted. Viewpoints, amenities and use areas
will be located along the flatter portion of the
ridges. This will be a park of careful and sculptural
topographic design to mold the ridgetop for use
and easy connection into adjacent Specific Plan
Districts and neighborhoods.

Park size, dimension, and programming for Ridgetop Park shall be generally consistent with specifications listed in Table 4.6 and shown in Figure 4.8
and Figure 4.11.

TABLE 4.6: RIDGETOP PARK

RIDGETOP PARK
Area:

70 acres

Policy PF-3.4.13

Phase:

1 and 2

Park design of Ridgetop Park should utilize the
park’s natural hillsides and elevation changes to
incorporate landscape amphitheater(s) for views
and vistas, casual use or event viewing.

Features
Mix:

Bike and pedestrian connecting multiuse trails, shaded seating, picnic areas,
plantings, informal play fields, tot lots,
wayfinding markers, special event areas,
recreation facilities, agrarian parks, dog
parks, small scale agriculture outdoor
vending, interpretive signage, cultural
resources, habitat, stormwater retention
and detention as needed.

Other
Appropriate
Features:

Recreation facilities, orchards, dog parks,
small scale agriculture outdoor vending,
interpretive signage, cultural resources,
habitat, stormwater retention and
detention as needed.

FIGURE 4.8: ILLUSTRATIVE PLAN OF RIDGETOP PARK
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FIGURE 4.9: RIDGETOP PARK CHARACTER IMAGERY
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FIGURE 4.10: RENDERING OF RIDGETOP PARK
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FIGURE 4.11: RENDERING OF DIABLO CREEK CROSSING VIEW FROM RIDGETOP PARK
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URBAN PLAZAS

Policy PF-3.4.14

This Specific Plan includes three key public plazas,
which are:

Urban plazas shall be designed to encourage socially engaging activities such as concerts, farmers
markets, art fairs, and other similar events. The
siting of flexible event space should be based on
solar orientation and be lit to allow for nighttime
programming.

»» Transit Plaza near the North Concord/Martinez
BART station in Specific Plan District A.
»» Central Plaza at the center of Specific Plan
District A.
»» Town Center Plaza along Willow Pass Road in
Specific Plan District G.
All three of these plazas will be framed by significant commercial and civic buildings with active
street frontages and mixed-use residential units
above. These plazas will accommodate year-round
activities and with socially engaging programming
such as concerts, farmers markets, and other
similar events shown in Figure 4.12.
Other plazas may also be built as Supporting
Facilities in other parts of the Specific Plan Area.
Although referred to as plazas, these open spaces
may not be mostly hardscaped. Just like Todos
Santos Plaza in Downtown Concord, Specific Plan
Area plazas may have significant landscaped or turf
areas.
The following policies apply to all plazas constructed in the Specific Plan Area, including (but not
limited to) the three that are specifically described
in this section.
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Policy PF-3.4.15
Plaza design shall incorporate a combination of
hard and softscape elements to facilitate flexible
plaza programming.
Policy PF-3.4.16
Plaza design shall incorporate gathering spaces and
resting areas that encourage community engagement, social interactions, and people watching. The
siting of gathering spaces should be based on solar
orientation, wind mitigation, and human comfort.
Policy PF-3.4.17
Plazas should include water features to serve
as key nodes, civic monuments, children’s play
features, or to provide cooling effects in small
gathering spaces.

walking, and in groves to provide comfort and
shelter to those waiting. The Transit Plaza features
a range of pedestrian amenities including, but not
limited to, large amounts of seating, canopies,
coffee kiosks and cafes, and other transit-oriented
services. The following policy applies to this plaza
as it shall be constructed in the Specific Plan Area:
Policy PF-3.4.19
Plaza size, dimension, and programming for the
Transit Plaza shall be generally consistent with the
imagery shown in Figure 4.12 and the specifications listed in Table 4.7.
TABLE 4.7: TRANSIT PLAZA

TRANSIT PLAZA
Area:

1 acre

Phase:

1

Features
Mix:

Shaded seating, outdoor gathering
spaces, perimeter framing trees, groves
of trees, protected landscape areas,
public art, wayfinding, double row of
trees along walkways, canopies, bike
facilities, sheltered transit stop seating,
public restrooms, and public art.

Other
Appropriate
Features:

Game tables, public art, concessions or
coffee kiosks, and an outdoor café.

Policy PF-3.4.18
Plaza design should incorporate public art inspired
by local context, culture, and/or history.
Transit Plaza

The Transit Plaza will be a busy point of arrival and
transit mode changes via car, electric shuttles,
buses, bikes, and pedestrians. The space will be
landscaped with a large planting of shade trees in
double rows along pedestrian routes to encourage
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FIGURE 4.12: URBAN PLAZA CHARACTER IMAGERY
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Central Plaza

This plaza will be located at the center of Specific
Plan District A and will be the signature urban open
space for the District. Modeled after Todos Santos
Plaza in Concord, this 2-acre area will provide a
gathering place for residents and workers, and host
major public events and celebrations, as shown in
Figure 4.13. It may also include landmark art installation and/or water features with architectural
park support features for shading, outdoor dining.
The park will be 50 to 70 percent landscaped, with
open lawns for informal gatherings complemented
by large shade trees and native plants.
The following policy outlines the specifications for
the Central Plaza:
Policy PF-3.4.20
Plaza size, dimension, and programming for the
Central Plaza shall be generally consistent with the
illustration shown in Figure 4.13 and the specifications listed in Table 4.8.
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TABLE 4.8: CENTRAL PLAZA

CENTRAL PLAZA
Area:

4 acres

Phase:

1

Features
Mix:

Shaded seating, outdoor gathering
spaces, protected landscape areas,
public art, fountain, sheltered transit
stop seating, wayfinding, public
restrooms, and seasonal cafes and
markets.

Other
Appropriate
Features:

Game tables, public art, concessions or
outdoor café.

TABLE 4.9: TOWN CENTER PLAZA

Town Center Plaza

This plaza, located long Willow Pass Road in
Specific Plan District G, will be a multi-use lawn
space at the center of the strong architectural
frame of the Town Center. It will be ringed by a
double row of canopy shade trees for seating and
lounging, and a special canopy frames views to the
TSC and Mt. Diablo beyond while also creating an
open-air venue for events and weekly food trucks
or pop-up retail areas. A landscaped pedestrian
bridge facilitates the flow of people directly from
the eastern edge of the Town Center across Willow
Pass Road and Mt. Diablo Creek to the bustling
TSC. From Willow Pass Road, visitors may look up
through a green, sloping amphitheater-type space
to the canopy, creating a welcome indication to
the space above. The below policy designates the
development specifications for the Town Center
Plaza:
Policy PF-3.4.21

TOWN CENTER PLAZA
Area:

2 acres

Phase:

1

Features
Mix:

Multi-use lawn space, shaded seating,
landscaped pedestrian bridge, double
row of perimeter framing shade trees,
outdoor gathering spaces, protected
landscape areas, public art, wayfinding,
public restrooms, and a green sloping
amphitheater.

Other
Appropriate
Features:

Game tables, public art, outdoor
performance area, weekly food trucks
or pop-up retail spots, concessions or
outdoor café.

Plaza size, dimension, and programming for the
Town Center Plaza shall be generally consistent
with the imagery shown in Figure 4.12 and the
specifications listed in Table 4.9.
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FIGURE 4.13: RENDERING OF CENTRAL PLAZA
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HILLTOP PARK

COMMERCIAL FLEX PARK

DISTRICT I PARK

In the spirit of maintaining the rolling hilled
landscape of Concord, Hilltop Park presents a
unique opportunity to create a landscape gateway
for the transition between Specific Plan Districts A
and B. It will occupy a slight ridge that separates
the commercial center of Specific Plan District
A from the campus in Specific Plan District B. A
comprehensive bike and pedestrian path through
this park will connect hikers, joggers and bicyclists
to the BART station, Ridgetop Park, and the Mt.
Diablo Creek Corridor to the east.

This park forms a green center among the research
and development and other light industrial uses in
Specific Plan District H.

District I Park is connected to Concord neighborhoods on one side and the Concord Hills Regional
Park on the other through a set of green spaces
that are suitable for neighborhood agricultural
uses. Greenhouses, orchards, and raised beds can
all contribute to the character of this park.

TABLE 4.11: COMMERCIAL FLEX PARK

TABLE 4.14: DISTRICT I PARK

TABLE 4.10: HILLTOP PARK

HILLTOP PARK
Area:

6 acres

Phase:

2

Features
Mix:

Shaded seating, double row of perimeter
framing shade trees, outdoor gathering
spaces, public art, wayfinding, public
restrooms.

Other
Appropriate
Features:

Weekly food trucks or pop-up retail
spots, concessions or outdoor café.
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COMMERCIAL FLEX PARK

DISTRICT I PARK

Area:

3 acres

Area:

4 acres

Phase:

2

Phase:

3

Features
Mix:

Multi-use lawn space, shaded seating,
protected landscape areas, public art,
wayfinding, public restrooms, and an
amphitheater.

Features
Mix:

Lawn space, shaded seating, landscaped
pedestrian bridge, double row of
perimeter framing shade trees, outdoor
gathering spaces, protected landscape
areas, public art, wayfinding, public
restrooms

Other
Appropriate
Features:

Game tables, public art, outdoor
performance area, weekly food trucks
or pop-up retail spots, concessions or
outdoor café.

Other
Appropriate
Features:

Weekly food trucks or pop-up retail
spots, concessions or outdoor café.
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POCKET PARK

Pocket Park is a relatively small park in Specific
Plan District C, illustrated in Figure 4.14. This park
will be oriented to provide open space for the
residents and visitors to the southern TOD area. It
will be a place with some activity at the edges, with
landscaping and lots of shade from canopy trees.

TABLE 4.12: POCKET PARK

POCKET PARK
Area:

1 acres

Phase:

2

Features
Mix:

Multi-use lawn space, shaded seating,
double row of perimeter framing
shade trees, outdoor gathering spaces,
protected landscape areas, public art,
wayfinding.
FIGURE 4.14: RENDERING OF POTENTIAL POCKET PARK

Other
Appropriate
Features:

Game tables, public art, outdoor
performance area.
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DISTRICT J PARK

DIAMOND PARK

OLIVERA BASIN PARK

District J Park is the center of the Specific Plan J
neighborhood. It is adjacent to the Transit Spine
and an active Transit Center is nearby, so this park
will be a place of welcoming green character for
those alighting from the Transit Circulator.

This is meant to be a recreational destination
for community members and their families from
Specific Plan Districts I and J as well as neighborhoods to the west. The park is anticipated to have
basketball, tennis, baseball, and soccer facilities.

This area is set aside primarily to serve as stormwater detention in large storm events. However, they
will be graded with gentle grades and designed to
be available for recreational uses such as informal
playing fields during times when they are not
inundated with stormwater

TABLE 4.15: DISTRICT J PARK

TABLE 4.16: DIAMOND PARK

TABLE 4.17: OLIVERA BASIN PARK

DISTRICT J PARK

DIAMOND PARK

OLIVERA BASIN PARK

Area:

6 acres

Area:

3 acres

Area:

17 acres

Phase:

3

Phase:

3

Phase:

2

Features
Mix:

Multi-use lawn space, shaded seating,
double row of perimeter framing
shade trees, outdoor gathering spaces,
public restrooms, and a green sloping
amphitheater.

Features
Mix:

Multi-use fields for soccer, rugby, field
hockey, lacrosse, or other field sports,
sport courts for basketball or tennis, and
public restrooms.

Features
Mix:

Stormwater detention basins, informal
playing fields, gently graded meadows.

Other
Appropriate
Features:

Game tables, public art, outdoor
performance area, concessions or
outdoor café.

Other
Appropriate
Features:

Perimeter framing shade trees, shaded
seating, and landscape plantings.

Other
Appropriate
Features:

Bioswales, benches, tree plantings.

DELTA BASIN PARK

These areas are set aside primarily to serve as
stormwater detention in large storm events. They
will be graded with gentle grades and designed to
be available for recreational uses such as informal
playing fields during times when they are not
inundated with stormwater.
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TABLE 4.18: DELTA BASIN PARK

DELTA BASIN PARK
Area:

17 acres

Phase:

2

Features
Mix:

Stormwater detention basins, informal
playing fields, gently graded meadows.

Other
Appropriate
Features:

Bioswales, benches, tree plantings.
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4.3.5. Framework Greenways

Policy PF-3.5.1

GREEN CORRIDORS

Greenways will provide the connective tissue
between parks and open space and throughout the
Specific Plan Area. These Greenways will consist
of a variety of facilities, including Green Corridors,
creekside areas, canal rights-of-way (‘ROWs’), and
paseos, each of which is described in this section.

Specific Plan development shall include a network
of Greenways consisting of Green Corridors,
creekside areas, canal rights-of-way, and paseos,
substantially similar to the Greenways shown in
Figure 4.1.

The Specific Plan Area’s Greenways will follow the
contours of natural topography and the edges of
neighborhoods and habitat areas, framing both
natural and manmade features and buffering,
connecting, and distinguishing neighborhoods.
Greenways will provide a variety of passive
and active recreational opportunities, allow for
community facilities, and connect major open
space, parks, and centers via interconnected bike
and multi-use trails, as shown in Figures 4.15 and
4.16. While mostly passive in use, they will provide
opportunities for recreational amenities shared by
the entire community, including dog parks, agrarian parks, urban agriculture, picnic areas, ball fields,
sport courts, and tot lots.

Community facilities, such as dog parks and
agrarian parks, shall be interspersed within the
Greenway network.

Green Corridors will be trail and open space
corridors bisecting Specific Plan Districts F, I and
J perpendicular to the length of the Tail and the
Transit Spine. These corridors will include trails and
bikeways, community gardens, gathering places,
community centers and informal recreation areas.
Similar Green Corridors may also be constructed in
other Specific Plan Districts.

The Greenframe, which sits at the edge of the Specific Plan Area and separates it from the existing
Dana Estates and Bishop Estates neighborhoods,
is not a part of the Specific Plan Area and hence is
not covered in this Specific Plan. Nonetheless, it
will provide an important greenway corridor that
can be connected to the Greenways described
below.

Policy PF-3.5.2

Policy PF-3.5.3
Development in the Tail shall provide a system of
Green Corridors that substantially conforms to the
concepts shown in Figure 4.15.
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FIGURE 4.15: ILLUSTRATIVE OF CONCEPTUAL GREEN CORRIDOR
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CREEKSIDE AREAS

Policy PF-3.5.4

Recreational and open space areas will occur along
most of both sides of the 300-foot preservation
corridor along Mt. Diablo Creek.

Park size, dimensions, and programming for
Creekside Linear Park and the three limited pockets
east of Mt. Diablo Creek shall be generally consistent with specifications listed in Table 4.19 and
illustrated in Figure 4.16.

The area on the west side of Mt. Diablo Creek will
be developed as Creekside Linear Park, running
for almost 1.5 miles adjacent to the creek itself,
east of Specific Plan Districts I and J. The three
limited pockets east of Mt. Diablo Creek but west
of Concord Hills Regional Park, the largest of which
will be at the southernmost edge of the Specific
Plan Area, will also be available for recreational use
and development.
Both areas will contain a variety of active and
passive uses, link Class I bikeways along the creek
corridor, and function as a vital habitat area. Picnic
areas, informal ballfields, community gardens,
stormwater best management practices (‘BMPs’),
and an extensive native landscape will all be located
in these areas, as shown in Figure 4.1. Stormwater
BMPs, including the installation of bioretention
spaces featuring vegetated groundcover landscaping
and flow-through planters, detention and retention
facilities, and pervious trail materials, will reduce
stormwater runoff to prevent flooding and reduce
erosion.
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FIGURE 4.16: CREEKSIDE LINEAR PARK
CHARACTER IMAGERY

Policy PF-3.5.5
Park design for Creekside Linear Park and the three
limited pockets east of Mt. Diablo Creek should
incorporate unique habitat areas to promote
biodiversity, connections to the adjacent Concord
Hills Regional Park, and provide wildlife viewing
areas for visitors.
TABLE 4.19: CREEKSIDE LINEAR PARK

CREEKSIDE LINEAR PARK
Area:

70 acres

Phase:

1 and 3

Features
Mix:

Native and ornamental planting, picnic
grounds, informal sports fields, Class I
bikeway, walking trails. Stormwater detention and retention facilities, community gardens, passive recreation features.

Critical
Dimensions:

Creekside Linear Park will have largely
informal uses and should follow the
Greenway minimum standard of 100’.
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CANALS

A U-shaped, 14-mile portion of the Contra Costa
Canal located in Walnut Creek, Pleasant Hill, and
Concord has already been developed as a multiuse trail that is popular with runners, bikers, and
walkers. This trail intersects with the Iron Horse
Trail near the Pleasant Hill BART Station; the Iron
Horse Trail in turn extends from Highway 4 in
Concord all the way to Dublin and Pleasanton in
Alameda County. The Contra Costa Canal Trail currently terminates at the boundary of the Specific
Plan Area near Salvio Street and Willow Pass Park.
The canal’s alignment through the Specific Plan
Area provides an opportunity to extend the
Contra Costa Canal Trail north from the existing
trail terminus through the Specific Plan Area and
across Mt. Diablo Creek, to ultimately connect
under Highway 4 to the western terminus of the
Delta de Anza Trail. This trail extension would run
adjacent to the canal, and will include seating,
resting areas, and connections to other open space
areas, as shown in Figure 4.17 and Figure 4.18.
Improvements within the canal right-of-way would
be subject to approval by the Contra Costa Water
District (‘CCWD’).
Taken together, the new Canal Trail, the existing
Contra Costa Canal Trail, and the Delta de Anza
Trail would constitute a multi-use trail of more
than 60 miles from Big Break Regional Shoreline
in Antioch to the Dublin/Pleasanton BART station,
with an additional connection north and south
along the Iron Horse Trail.

The Clayton Canal is a second canal corridor
in the Specific Plan Area, which runs from an
aqueduct connected to the northeast side of the
Contra Costa Canal to the south where it exits the
west-central portion of the site, draining runoff
from the future Concord Hills Regional Park. This
corridor also provides an opportunity for canal-side
trails.
Policy PF-3.5.6
Canal-side trails shall be constructed in both the
Contra Costa and Clayton Canal corridors, provided
that the owners and operators of each canal approve of such a concept. The trail along the Contra
Costa Canal, if constructed, shall be connected to
the existing Contra Costa Canal Trail and the Delta
de Anza Trail.
TABLE 4.20: CENTRAL CANAL PARK

CENTRAL CANAL PARK
Area:

31 acres

Phase:

1 and 3

Features
Mix:

Native and ornamental planting, picnic
grounds, informal sports fields, Class
I bikeway, walking trails. Stormwater
detention and retention facilities,
agrarian parks, passive recreation
features.

Critical
Dimensions:

Creekside Linear Park will have largely
informal uses and should follow the
Greenway minimum standard of 100
feet.

FIGURE 4.17: CENTRAL CANAL PARK
CHARACTER IMAGERY
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FIGURE 4.18: ILLUSTRATIVE OF CENTRAL CANAL PARK

District Park
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TYPE 5 - LANE | PEDESTRIAN PRIORITY
Paseos will be public ROWs in or connecting
between urbanized areas, bounded by buildings.
They will be completely or mostly paved, and
feature shade trees and some decorative planting
areas. Primary modes of travel along paseos will
be walking and biking, with low flows of motorized
vehicles in some cases to allow for deliveries,
Americans with Disabilities Act (ADA) access and/or
access to key retail areas.

PROPERTY LINE

PASEOS

Policy PF-3.5.7

SETBACK VARIES DEPENDING
ON FINAL ZONING
15’
FLEXIBLE LANDSCAPE
AND FURNISHINGS

Paseos connecting from the North Concord/Martinez BART station through the TOD Specific Plan
District A to Ridgetop Park and from the Downtown
Park to the TSC shall be constructed in locations
substantially similar to those shown in Figure 4.1,
and following the cross-sectional dimensions shown
in Figure 4.19. Additional Paseos may be developed
as Supporting Greenways in any of the Phases.

FIGURE 4.19: TYPICAL PASEO CROSS-SECTION

4.3.6. Joint-use School Facilities
New schools to be constructed in the Specific
Plan Area represent an opportunity to provide
additional recreational facilities. When schools are
not in session, their playing fields and halls will be
available for use by community members. Figure
4.20 shows images of joint-use facilities.
Policy PF-3.6.1
The City will work with the Mount Diablo Unified
School District (‘MDUSD’) to ensure that all
school playgrounds will be available as joint-use
recreational facilities when they are not needed for
school activities. Uses on these sites will include
sports fields, athletic facilities, and community
halls.

FIGURE 4.20: JOINT-USE SCHOOL
CHARACTER IMAGERY
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4.3.7. Supporting Parks and Open
Space
Separate from the Framework Parks and Open Space
described above in Sections 4.3.3 through 4.3.5,
a variety of neighborhood parks, pocket parks, tot
lots, public paseos, and smaller urban plazas built
by Vertical Developers will satisfy the day-to-day
recreational needs of residents, workers, and visitors
within the individual Specific Plan Districts. These
Supporting Parks and Open Space will provide
convenient places to play, relax, and socialize, with
programming tailored to respond to each neighborhood’s diverse recreational needs and interests as
shown in Figure 4.21.
In particular, the residential Specific Plan Districts in
the Tail will be organized into neighborhoods, each
of which will be centered on a neighborhood park, as
illustrated in Figures 4.22 and 4.23. These neighborhood parks will be provided in each neighborhood
to create a “community living room” – a place for
gatherings to facilitate interaction with neighbors
and weave a sense of community into the social
fabric. Neighborhood parks will simultaneously
encourage an agriculture presence while providing
flexible multi-use space for casual recreation and
relaxation. Linear open space connects to these
neighborhood parks to allow easy access from
these locations to regional open space, providing a
cohesive network of green spaces and trails to link
the community together.
The location, size, activities and uses of pocket
parks/in-tract open spaces will be determined as
part of the Specific Plan District planning process
through Tentative and Final Maps, and Design and
Site Review. Chapter 7 includes specific design
guidance for the development of Supporting Parks
and Open Space.
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FIGURE 4.21: SUPPORTING PARKS AND OPEN SPACE IMAGERY
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FIGURE 4.22: RENDERING OF POTENTIAL TAIL DISTRICT SUPPORTING PARK
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FIGURE 4.23: RENDERING OF POTENTIAL SUPPORTING PARK
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4.4. AGRARIAN PARKS AND
AGRICULTURE
Agrarian parks and urban agriculture, located
throughout certain portions of the Specific Plan
Area, will provide opportunities for residents and
local restaurants to grow their own food, access
fresh, locally grown produce, connect with nature,
and strengthen their senses of ownership in their
neighborhoods. In addition to reinforcing a healthy
lifestyle, these parks and gardens will also provide
a setting for teaching adults and children about
planting, soil, and water conservation. Agrarian
parks will also provide opportunities for physical
activity for people of a wide range of abilities and
encourage social interaction. Intergenerational and
cross-cultural experience through food is another
way to create community connections, as shown in
Figure 4.24 and Figure 4.25.
Urban agriculture will be promoted at a variety of
scales within the project, with each scale performing a different function and possessing different
operational needs.
Between two and four acres in size, agrarian
parks will be scaled to help serve and further
define a single neighborhood. These mid-sized
agricultural areas will be located centrally within
the neighborhood open space, increasing visibility
and access and facilitating frequent gatherings.
The emphasis of these agrarian parks will be on
diversity of crops that will serve different individual
tastes and interests year-round. Harvested crops
will be distributed through the Community Supported Agriculture (‘CSA’) system and through local

farmers’ markets. Participation in local agricultural
efforts helps to strengthen the social fabric that
enriches residents’ lives. Experienced staff will
help to operate these agrarian parks and support
education and programming.
Smaller community gardens may be located inside
agrarian parks or fit within linear open spaces,
providing opportunities for volunteer participation
from adjacent residential areas. Consistent oversight of these small gardens will be integral to their
prosperity, and they will function most optimally
under the supervision of the same staff organizing
the agrarian parks.

Policy PF-4.0.3
Agricultural practices within agrarian parks should
promote flora and fauna diversity, use of native
species, attract local pollinators, promote natural
pest defense, and minimize use of chemical herbicides and pesticides (especially neonicotinoids).

Agrarian parks may include social gathering spaces
outdoors or in structures such as barns, market
sheds, and greenhouses.
Policy PF-4.0.1
A network of agrarian parks and community
gardens co-located along Greenways shall be
developed throughout the Specific Plan Area.
Policy PF-4.0.2
Agrarian parks and community gardens shall be
operated on imported soil contained in planter
boxes or on land known to be clear of any contamination caused by prior Navy operations on the site
and certified as clean by the appropriate regulatory
agency.
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FIGURE 4.24: AGRARIAN PARK CHARACTER IMAGERY
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FIGURE 4.25: RENDERING OF POTENTIAL AGRARIAN PARK
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FIGURE 4.26: COMMUNITY FACILITIES BY PHASE
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4.5. COMMUNITY
FACILITIES
This section describes the types and likely locations
of public community facilities to be provided
within the Specific Plan Area. The specific facilities
addressed are:
»» Public K-12 schools.
»» Police facilities.
»» Fire stations.
»» Community centers.
The strategy for provision of the above listed facilities in this Specific Plan is based on the principles
that ensure that sufficient land is appropriately
distributed and set aside to meet long-term
community facility needs.
Other types of public and private community
facilities are anticipated to be provided by the
private and non-profit sectors according to development controls in Chapter 7. Responsibility for
development of any such community facilities shall
be negotiated between the City and the Master
Developer as part of the DDA for each Phase.

4.5.1. Schools

Policy PF-5.1.1

The Specific Plan Area is within the MDUSD. to promote educational excellence, enhance the quality
of life, and contribute to a sense of community.

The City and the Master Developers of each Phase
shall negotiate the construction of the following
public schools as part of the DDA for each Phase,
unless MDUSD finds that these schools are not
needed.

MDUSD projects that student demand will necessitate four new elementary schools, one middle
school, and one new high school at ultimate
build-out. These six school sites will require
approximately 118 acres, distributed throughout
the Specific Plan Area, as shown in Figure 4.26 and
described in Policy PF-5.1.1.
The precise location, design, and land dedication
of each school will be subject to a future detailed
planning effort to ensure adequate student capacity within the Specific Plan Area is provided. See
Chapter 9 for more information. Joint-use fields will
be included in new schools.
In addition to the public school facilities planned
for the Specific Plan Area, other large institutional
uses such as private schools, colleges and universities, and vocational schools will be encouraged
within Specific Plan District B. The City of Concord
Blue Ribbon Committee will continue to explore
the feasibility of developing a joint-use public
library within Specific Plan District B.
Joint-use of school facilities — fields, playgrounds,
community facilities as shown in Figure 4.20 —
provides valuable space for the community after
school hours, on weekends and during summer
and holiday months. Fields and play areas shall be
jointly used between MDUSD and the community,
subject to school hours.

»» Phase 1: One K-5 public school (approximately
9.6 acres).
»» Phase 2: One K-5 elementary school, one middle school, and one high school (approximately
86.7 total acres).
»» Phase 3: Two K-5 elementary schools (approximately 21.9 total acres).
Policy PF-5.1.2
Once constructed, schools shall be turned over to
MDUSD for operation.
Policy PF-5.1.3
Schools shall be located approximately at the
locations shown in Figure 4.26, except in so far
as MDUSD and the City may agree to alternative
locations.
Policy PF-5.1.4
Due to their required site sizes, schools shall be
located at the edges of residential neighborhoods
and not in a way that disrupts connections and
interconnectivity within a neighborhood.
Policy PF-5.1.5
Schools shall be located adjoining Greenways that
contain pedestrian and Class IV bike ways or Class I
bike facilities.
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Policy PF-5.1.6
Schools shall be located so as to maintain safety
buffers with respect to the oil pipelines that
traverse the Specific Plan Area.
Policy PF-5.1.7
The design of each school facility shall be consistent with the Design Controls in Chapter 7, any
applicable Area Plan regulations, and all applicable
MDUSD and State policies and regulations.

4.5.2. Police Facilities
Police service in the Specific Plan Area will be
supplied by the Concord Police Department, with
BART Police serving the area immediately around
the North Concord/Martinez BART station.
Discussions with the Concord Police Department
suggest that existing police facilities within the
City will be sufficient to serve the Specific Plan
Area during initial stages of Phase 1, but that an
approximately 1,300-square-foot police facility will
be required by the end of Phase 1. This facility will
be planned within the western end of Phase 1 and
will provide office space for Police personnel and a
meeting room for community members.
An additional 2,500-square-foot facility is projected
to be needed in Phase 3.
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An additional police facility north of Highway 4,
near the First Responder Training Facility, will also
be likely to provide City police personnel with
space for in-service training, community meetings,
and emergency operations center (‘EOC’) purposes. This facility is outside the Specific Plan Area and
will not be part of the Specific Plan development
program or Master Developer commitments.
Policy PF-5.2.1
Unless the City finds that the facilities are not
needed, the City and the Master Developers of
Phases 1 and 3 shall negotiate construction of the
following police facilities as part of the DDA for the
Phase:
»» Phase 1: 1,300 square feet.
»» Phase 3: 2,500 square feet.
These facilities shall be located approximately at
the locations shown in Figure 4.26, except in so far
as the City may agree to alternative locations.

4.5.3. Fire Stations
The Contra Costa County Fire Protection District
(‘CCCFPD’) projects that two fire stations will be
required to provide adequate fire services within
the Specific Plan Area at ultimate buildout. These
facilities will be located to minimize future response time for fire and emergency service calls.
Provision of one of the two fire stations will be
achieved through conversion of the existing Navy
fire station, located outside the Specific Plan Area
just north of Highway 4 on Kinne Boulevard, to
a CCCFPD station and First Responders Training
facility. This facility will be separately conveyed by
the Navy to CCCFPD. While this station is not be
part of this Specific Plan’s development program, it
will provide for the additional fire service facilities
needed to serve both Phase 1 and existing portions
of North Concord. The existing Navy fire station
building is approximately 14,500 square feet.
One additional fire station will be required to serve
the needs of later phases. This fire station is shown
on Figure 4.26 on West Street just to the northeast
of the Greenframe, and would likely be constructed in Phase 3.
Policy PF-5.3.1
Unless the City and CCCFPD find that it is not
needed, Phase 3 shall include a site for a fire
station, whose construction will be negotiated
between the City and the Master Developer as
part of the DDA for that Phase. This facility shall
be located approximately at the location shown in
Figure 4.26, except in so far as the City may agree
to an alternative location.
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Policy PF-5.3.2
Master Tentative Map and Design and Site Review
approvals will be coordinated with the CCCFPD to
ensure that adequate fire stations and fire safety
facilities will be taken into account when reviewing
Specific Plan Area development proposals.

4.5.4. Community Centers
New community centers within the Specific Plan
Area will provide neighborhood meeting space,
senior and childcare facilities, arts, cultural and
community performance space, and other facilities
that contribute to the quality of life of residents,
workers and visitors of the Specific Plan Area and
greater Concord. Such facilities will be distributed
throughout the Specific Plan Area, primarily
focused within the ‘heart’ of each Specific Plan
District. One community center may also serve as a
veterans’ building.

The design of these community centers will need
to be flexible in order to accommodate for future
programming alternatives such studios, small outdoor performance venues, artist pavilions, farmer’s
markets, and small-scale sporting venues.
Policy PF-5.4.1
Unless the City finds that they are not needed,
Phase 1 shall include two community centers each,
while Phases 2 and 3 shall include one community
center. Locations, sizes, programs, and payment
for each community center shall be negotiated
between the City and the Master Developer as part
of the DDA for each Phase.

Phase 1 will include two new community centers
offering a range of specialized facilities, complementary programming, and an information
center as well as recreational opportunities that
serve both residents of the Specific Plan Area and
greater Concord. The precise location, design, and
programming of each community center will be
subject to a future detailed planning effort.
At least one community center will also be developed in each of Phases 2 and 3, bringing the total
number of community centers in the Specific Plan
Area to four.
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MOBILITY

5

This chapter establishes the transportation and circulation networks required to connect people,
places, and goods by a variety of mobility choices, both internal and external to the Specific Plan
Area.
»» Section 5.1 begins with the articulation of a Complete Streets Strategy for the Specific Plan
Area.
»» Section 5.2 provides policies for the development of all major component parts of the transportation system.
»» Section 5.3 provides descriptions, design concepts, and cross-sections for the Framework
Streets to be constructed under this Specific Plan.
»» Section 5.4 explains how this Specific Plan will accommodate new and emerging transportation
technologies.

5.1. COMPLETE STREETS
STRATEGY
This Specific Plan provides a comprehensive
approach to achieving a sustainable transportation system. At the heart of this approach is the
creation of a network of Complete Streets to
accommodate all roadway users and a variety of
mobility choices, depicted in Figure 5.1. Complete
Streets will provide a variety of uses in the rightof-way (‘ROW’) and fulfill an array of individual and
community goals including, but not limited to:
»» Mobility. The movement of people of all ages
and abilities from one place to another.
»» Access for people. The convenient access for
people of all ages and abilities to all modes of
transportation.
»» Access for goods. The ease of local and regional
goods movement.
»» Activation. The provision of active, pedestrian-oriented areas in key commercial areas.
»» Greening. The integration of landscaping, permeable paving, and other green infrastructure
in the public realm.
»» Storage. The provision of areas to store various
types of parked vehicles and bikes.
The overarching goal is to provide residents, employees, and visitors with mobility options that can be
tailored for each trip’s purpose. Individuals will be
able to choose between a variety of travel modes,
including walking, biking, human-or battery-powered
scooters, transit, hailing a ride, or driving.
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5.1.1. Walking
Pedestrians will interact in the Streetside, defined
as the area between the curb and the property line
that is reserved for pedestrians, bikeways, furnishings, landscape and street trees, transit stops, bike
racks, and additional areas for retail seating and
displays. The street typology and Streetside in this
Specific Plan encourages walking for all ages and
abilities for a variety of trip types, on all streets
and at all times of day, resulting in all community
members being able to enjoy time spent on shared
streets, trails, and plazas.
The street network will offer pedestrians gentle
grades and continuous sidewalks and paseos or
service streets with pedestrian-scale lighting.
Designated crosswalks will have crossing treatments
appropriate to intersection scale, such as high-visibility crosswalks, curb ramps, slow-speed turn radii, and
pedestrian signals. Street designs will facilitate auto
movement at slow speeds to improve pedestrian
safety. In addition, people will have access to trails
and public space for commuting and recreation that
ensure walking is easy, fun, and healthy.

5.1.2. Biking
Biking is one of the most efficient forms of individual
transportation and is well-suited for Concord’s climate and gently sloped terrain. Many people prefer
biking because it can be one of the fastest, most
convenient, and most enjoyable ways to travel. In
addition, e-bikes may be integrated over time as an
additional way to further reduce the use of vehicles
by extending the range of standard bikes.
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A proposed dedicated bike network will connect
to the North Concord/Martinez Bay Area Rapid
Transit (‘BART’) station, regional trails, adjacent
Concord neighborhoods, and on-site destinations.
Major streets will have either protected bike lanes
or separated bike/pedestrian paths that physically
separate bicyclists from adjacent motor vehicle
traffic, improving bicyclist safety. The bike network
will include interconnected paths, lanes, trails, and
street crossings. On-street and off-street bike parking
facilities will be provided throughout the Specific
Plan Area, and larger-scale commercial and office
developments will be required to have bike rooms
and shower rooms for bike users. The bike network
can also be used by e-bikes and motorized and
non-motorized scooters under current California law.

5.1.3. Transit
Transit is the most effective method for moving
large numbers of people at regular intervals. Ensuring easy and reliable access to the nearby Downtown Concord and North Concord/Martinez BART
stations is critical as a means to reduce regional
traffic congestion and provide transit connections
within the site and to nearby destinations. Transit
also provides mobility for those who do not have
access to a car or prefer not to drive.
The Specific Plan Area will include two Transit
Circulator routes to bring people to and from the
North Concord/Martinez BART station, Downtown
Concord (including the Downtown Concord BART
station), and throughout the Specific Plan Area. To

the extent feasible, on-street transit will operate on
headways typically timed to connect with arriving
BART trains at the North Concord/Martinez BART
station. Transit-preferred travel lanes and dedicated transit lanes will prioritize transit use over
private vehicle use. Transit stops will be located so
that most residents, employees, and visitors will
have a short, convenient walk to or from a transit
stop. Transit Circulator routes will be operated
by County Connection, another public-oriented
transit service provider in the area, or through the
Transportation Management Association (‘TMA’)
established for the Specific Plan Area.

FIGURE 5.1: COMPLETE STREET COMPONENTS
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5.1.4.Single-Occupant-Vehicles
(SOVs)
The majority of current Concord residents rely on
automobiles as their primary mode of transportation. The Specific Plan balances the needs of
these single-occupant vehicle (‘SOV’) users with
the opportunity to encourage more people to
walk, bike, and take transit both within and to/
from the Specific Plan Area. An interconnected
network of Complete Streets will accommodate all
travel modes, and the street network’s grid pattern
will distribute vehicle traffic across numerous
smaller streets so that motor vehicles will not be
funneled onto a single, congested arterial. This will
also serve to reduce walking distances between
common destinations.
Streets in the Specific Plan Area will be designed
for all modes of travel to moderate vehicular
speeds, facilitate emergency response, provide
on-street parking and loading, and keep excess
SOV traffic from negatively affecting the quality of
life on local streets.
Flex zones are planned on most streets, in the
area where parking lanes exist on many of today’s
streets. Flex zones will allow for changing uses
over the life of the project. In early phases, the
majority could be used for on-street parking, as
well as delivery vehicles and passenger loading/
unloading. In future phases, parking demand may
decrease and the need for increased curb space for
passenger loading/unloading areas could increase.
Some portions of flex zones can also be configured
to provide parklets, bike parking, or scooter and/or
bike sharing.  
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5.2. MULTIMODAL
TRANSPORTATION
SYSTEM POLICIES
This section provides background and a series of
policies that will lead to the establishment of an
extensive and reliable multimodal transportation
system serving the Specific Plan Area. These plans
and policies establish the intent, general locations,
and designs of Framework Streets, as well as the
transit, bike, and pedestrian networks serving the
Specific Plan Area. Each Framework Transportation
Plan is designed to function at the community
scale, and therefore interacts with more than
one of the Specific Plan’s Districts. To ensure the
Framework Transportation Plans can respond to
emerging technologies and changing circumstances, variations in the geometry and placement of
these transportation systems are allowed, as long
as the overall connectivity and functionality of
these systems are maintained.
This section also describes a number of transportation and circulation improvements and operations/
management strategies to be implemented by a
TMA established for the Specific Plan Area. These
strategies will facilitate transit and other alternative modes of transportation over SOVs.

5.2.1. North Concord/Martinez BART
Station Improvements
New development under the Specific Plan will
change the use pattern for the North Concord/
Martinez BART station, from primarily providing
outbound commute trips towards San Francisco
in the morning, and inbound commute trips in the
evening, to being a more balanced multi-directional station for reverse commute trips as well as
increased mid-day trips. New inbound weekday
morning trips from places such as Walnut Creek,
Pleasant Hill, Orinda, Oakland beyond will utilize
BART train capacity in near empty eastbound
cars that are currently going to the Antioch BART
station to pick up westbound passengers.
To reflect this change, a robust improvement program for the North Concord/Martinez BART station
is envisioned. To leverage this critical regional
transit asset such that it can serve the Specific
Plan’s transit-oriented development program,
improvements at the North Concord/Martinez
BART station and surrounding BART Property are
planned to include:
»» A modernized, grander, and more inviting
façade at North Concord/Martinez BART station
entry points from the east.
»» A landscaped plaza on the east side of the BART
station, to serve as a place where arriving and
departing passengers can wait and relax.
»» A designated bikeway connecting to bike
parking and the BART station.
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»» A clear path of pedestrian travel within the
Streetside adjacent to the North Concord/
Martinez BART station, and a zone with street
furniture and amenities such as lighting, benches, Wi-Fi hotspots, concessions kiosks, street
trees, and bike parking consistent with BART’s
2017 Multimodal Access Design Guidelines.
»» Transit-only or shared transit/taxi/Transportation Network Company (‘TNC’)-only travel
lanes at immediate access points to the North
Concord/Martinez BART station, including bus
loading areas.
»» Well landscaped and clearly defined walkways
and crosswalks that directly connect to the
sidewalk system and to the central Greenway of
adjacent Specific Plan District A.
»» Clearly marked pedestrian access within and
from BART parking, separate and distinct from
vehicle traffic.
»» Public wireless internet access to support
carpool-matching, on-demand ride services,
and other emerging technologies such as
autonomous vehicles (‘AVs’) that can link
transportation systems together.
»» Displays of real-time transit information for
BART and bus service designed to maximize
transit patrons’ ability to plan their transit trips
and take full advantage of the plaza and North
Concord/Martinez BART station amenities.
»» A bike-share hub that includes bike parking for
personal-use bikes, space for a regional bikeshare system, bike repair shops, and space for
coffee and newspaper sales.
CHAPTER 5: MOBILITY

Policy MO-2.1.1
BART or the BART developer will be responsible for
completing North Concord/Martinez BART station
improvements.
Policy MO-2.1.2
All roadway intersections outside of the BART
Property but within one block of the North Concord/
Martinez BART station (except for transit-dedicated
lanes on the Transit Spine or extensions of the BART
station’s transit-only lanes) shall provide maximum
appropriate pedestrian design elements such as
high-visibility crosswalks, bulb-outs, curb extensions,
pedestrian safety islands, and small corner radii,
consistent with BART’s 2017 Multimodal Access
Design Guidelines.

5.2.2. Transit Service
As described in Section 5.3, the Specific Plan Area’s
street network will include transit-preferred streets
that connect the North Concord/Martinez BART
station to each of the Specific Plan Area’s Districts.
These streets are designed to serve two primary
purposes. First, they will provide first- and last-mile
connections between residential neighborhoods
and the regional BART transit system via an internal
bus or shuttle transit system. Second, they will
provide easy, frequent, and reliable transit connections between neighborhoods and other on-site
and Town Center destinations (jobs, shopping,
entertainment, etc.), thereby decreasing dependency on personal vehicles for such trips.

As shown in Figure 5.3, two transit routes known
as Transit Circulators will be provided along the
street network, using rolling stock vehicles (buses
or shuttles):
»» The Bailey/BART Transit Circulator route will
connect the North Concord/Martinez BART
station and the southern end of the Specific
Plan Area in a loop via Delta Road, Salvio Street,
and the Transit Spine.
»» The Concord Transit Circulator route will be a
loop that connects the North Concord/Martinez
BART station to the Downtown Concord BART
station via Willow Pass Road, Main Street, and
Port Chicago Highway.
At Specific Plan build-out, both routes will operate
from 5 a.m. to 9 p.m, with 7.5-minute headways
during the AM and PM peak periods and 30-minute headways for the remainder of hours of operation. Consideration will also be given to expanding
times of service to run up until the last BART train
to ensure residents have accessible connections to
and within the Specific Plan Area.
Prior to Specific Plan build-out, portions of the
routes within each Phase will generally become
operational when the requisite streets within that
Phase are completed. The Concord Transit route
will be completely operational as soon as the
needed streets are completed, all of which are to
be completed in Phase 1. The Bailey/BART route
cannot begin operation until Phase 2 is completed,
including both Delta Road and the northern segment of the Transit Spine. The Bailey/BART route
will be extended south into the Tail during Phase 3.
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Transit Circulators will operate either on dedicated
transit lanes, or on streets without dedicated lanes
that will be provided with operational systems that
prioritize the movement of transit vehicles over
cars within shared travel lanes such as transit-priority signal timing, queue jump lanes, and in-line
stops to reduce transit delays along the routes.
The Transit Circulators may be operated in one or
more of several ways:
»» By County Connection, which provides fixedroute and paratransit bus service elsewhere
throughout Contra Costa County.
»» By another public-oriented transit service
provider.
»» Directly by the Specific Plan Area’s TMA which is
described in Section 5.2.7.
Policy MO-2.2.1
The TMA for the Specific Plan Area shall have
ultimate responsibility for operating a system of two
Transit Circulator routes substantially similar to the
one shown in Figure 5.3 and described in Section
5.2.2 of this Specific Plan. The TMA may operate the
system on its own, or ensure that the system is operated by another entity such as County Connection.
Policy MO-2.2.2
Framework Streets without dedicated transit lanes
that are projected to accommodate the Transit Circulators shown in Figure 5.3 shall be provided with
infrastructure to facilitate transit operations such
as transit priority signal timing, queue jump lanes,
and in-line stops intended to prioritize transit
vehicles over private autos along these routes.
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5.2.3. Transit Centers and Transit
Hubs
Each Specific Plan District will be organized around
the pedestrian shed – a zone that runs one-quarter
mile from center to outer edge. Each pedestrian
shed will contain a discernable and unique center,
such as a neighborhood park or square, a civic use,
or a corner retail area, and each center will include
a Transit Hub located along the Transit Circulator
routes.
In addition to Transit Hubs, there will be four
major Transit Centers. Three will be located along
the Transit Spine, and one will be located at the
intersection of Main Street and Salvio Street. These
Transit Centers will support multiple modes of
transit and serve the entire Specific Plan Area.
At least one of the two Transit Circulator routes
will stop at each Transit Hub, and certain hubs will
serve both transit routes where the Transit Circulator routes overlap. In this way, each Specific Plan
District will be connected with all other Specific
Plan Districts and with the North Concord/Martinez and Downtown Concord BART stations.
Between 75 and 85 percent of all residents will
live within a quarter mile of a transit stop, and 100
percent of all residents will live within a half mile of
a transit stop as shown in Figure 5.3.

Policy MO-2.3.1
Each Specific Plan District within the Specific Plan
Area shall be developed with a Transit Hub featuring pedestrian connections, bike connections,
drop-off locations, waiting shelters and benches,
real-time traveler information, and bike storage.
Each Transit Center and Transit Hub will accommodate Americans with Disability Act (‘ADA’)-accessible ramps and curb cuts to ensure access for users
of different ages and abilities.
Policy MO-2.3.2
All development shall be sited and designed so that
it meets the criteria for transit access set forth in
Table 5.1.
TABLE 5.1: TRANSIT ACCESS STANDARDS
TRANSIT ACCESS
METRIC

STANDARD

Residents living within
quarter-mile of a transit stop

75 to 85 percent

Residents living within
half-mile of a transit stop

100 percent

Concord Transit Circulator
and Bailey/BART Transit
Circulator, maximum
transit stop intervals

Half mile

Hours of Operation

5 a.m. to 9 p.m.

Concord Transit Circulator
and Bailey/BART Transit
Circulator, minimum transit
vehicle headway

7.5-minute headways
during the AM and
PM peak periods and
30-minute headways for
the remainder of hours of
operation
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FIGURE 5.3: FRAMEWORK TRANSIT PLAN
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5.2.4. Framework Street Network

Policy MO-2.4.2

ROADWAY DESIGN SPEEDS

OVERALL STREET NETWORK

Road connections between the Specific Plan Area
and surrounding neighborhoods shall be limited to
those locations as follows and shown on Figure 5.4:

Travel speed is critical to roadway safety and plays
a major role in reducing crashes and the severity
of crash injuries. Higher vehicle speeds lead to a
higher risk of crashes and increased likelihood of
severe injury. To improve safety, the Specific Plan
Area’s street network is designed for speed-related
safety by targeting specific vehicle travel speeds for
each type of street.

The Framework Street Network is presented in Figure 5.4. This network of streets will accommodate
all travel throughout the Specific Plan Area and will
connect with existing roadway facilities both inside
and outside the Area.  
Policy MO-2.4.1
A system of Framework Streets substantially similar
to that shown in Figure 5.4 shall be developed by
the Master Developer of each Phase.
LIMITED CONNECTIONS TO
ADJACENT NEIGHBORHOODS
The Framework Street Network Plan is designed
to avoid overburdening the surrounding neighborhoods with new vehicle traffic. Specifically,
street connections to adjoining neighborhoods
shall be constructed only as identified in the Area
Plan, with the exception of connections to several
existing access points to the Coast Guard Property.

»» Denkinger Road.
»» West Street.
»» Clayton Way.
»» Farm Bureau Road.
»» Salvio Street.
»» Four existing street connections to the Coast
Guard Property along East Olivera Road (at the
same or similar locations as the existing Hamilton Avenue loop, Pyro Street, and Mars Street).  
EVORA ROAD EXTENSION
Outside the Specific Plan Area, Evora Road will
need to be extended, in combination with a roadway connecting Delta Road to Evora Road under
Highway 4, to accommodate traffic generated within the Specific Plan Area. The Evora Road extension
will also be expected to serve as a reliever route
to Highway 4, especially during periods of atypical
congestion, and as a utility corridor.
Policy MO-2.4.3
The City shall provide for the extension of Evora
Road in Phase 2, following a design that it deems
appropriate.
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Policy MO-2.4.4
All streets shall be designed for their intended
travel speed or less, employing tapers, curb radius,
deceleration lane length, sight distance standards,
and other design features to achieve the desired
vehicular travel speeds.
TRUCK ROUTES/GOODS MOVEMENT
Goods movement is a fundamental aspect of
a thriving city and economy; goods movement
volume generally varies in direct proportion with
population size. Although freight occupies significant road space and competes for valuable curb
space, most streets are not specifically planned or
designed for freight’s unique needs. Planning for
goods movement is an important aspect of this
Specific Plan, with the goals to create safe streets
for all, reduce congestion, increase throughput
and efficiency, and reduce carbon emissions. This
Specific Plan requires infrastructure and systems
that support goods movement throughout and
through the Specific Plan Area.
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Willow Pass Road is a designated truck route (City
of Concord Municipal Code (Section 106-251))
from Interstate 680 to Highway 4. Willow Pass
Road will be widened to four lanes through the
Specific Plan Area to accommodate existing and
projected travel demands along the corridor, and
the existing truck route designation will remain.
Truck travel through the Specific Plan Area on
Willow Pass Road will include through truck traffic
as well as truck traffic destined for uses within the
Specific Plan Area.  
Trucks are permitted on other streets within the
Specific Plan Area consistent with the existing City of
Concord Municipal Code Section 10.25.020, which
prohibits registered commercial motor vehicles exceeding a gross vehicle weight of five tons from using
streets other than those designated as truck routes
except at those times when it is necessary for said
vehicles to travel on said streets for the sole purpose
of reaching a destination for loading or unloading,
provided that the route of travel on said street is the
shortest deviation from the nearest truck route.
Policy MO-2.4.5
Willow Pass Road shall remain a designated truck
route within the Specific Plan Area. No other truck
routes shall be designated and through truck trips
shall be prohibited on all other Specific Plan Area
streets. Trucks will be allowed on all streets to
provide for local deliveries, as permitted by State
and local regulations.  

CHAPTER 5: MOBILITY

SMART SIGNALS

5.2.5. Pedestrian and Bike Network

There are significant environmental benefits to
be gained from the installation of Adaptive Signal
Technology at signalized intersections. These technologies make traffic flow more smoothly, limiting
idling time and thereby reducing fuel consumption
and greenhouse gas emissions.

This section describes the pedestrian and bicycle
network to be developed under this Specific Plan.
The plans and policies in this section meet or
exceed the standards in the City’s existing Bike,
Pedestrian, and Safe Routes to Transit Master Plan.

Policy MO-2.4.6
Master Developers of each Phase shall implement
Adaptive Signal Technology, including smart traffic
signals and sensors that communicate with each
other to make various types of travel (pedestrian,
vehicle, and bicycle) safer and more efficient.
FRAMEWORK STREET PHASING
Figure 5.5 shows likely phasing for Framework
Streets among the three major Phases of the
project, the BART Property and the Coast Guard
Property. This map is provided for reference only.
Actual phasing will be approved through the
implementation process described in Chapter 9 of
this Specific Plan.
BRIDGES
This Specific Plan foresees a total of ten new bridges crossing Mt. Diablo Creek in the Specific Plan
Area. They will completely replace existing bridges.
Seven will be multi-modal bridges serving all types
of vehicles, while three will serve bicyclists and
pedestrians only. All of these bridges are indicated
in both Figures 5.4 and 5.6.

The pedestrian and bike network in the Specific
Plan Area will consist of the following components:
»» Minimum of six-foot sidewalks provided on
both sides of all streets (except paseos/service
streets).
»» As shown in Figure 5.6, a robust, convenient
and attractive network of Class I, II, III, and
IV bike facilities connected to destinations
within the Specific Plan Area and to off-site bike
facilities. Sectional drawings and photos of all
these facility types are shown in Figure 5.7.
• Class I facilities are separated bicycle and
pedestrian paths that are not part of a
roadway.  They will be built along the entire
extent of Mt. Diablo Creek from Bailey Road
to Highway 4, along the Contra Costa Canal
throughout the Specific Plan Area, and in the
Green Corridors in Specific Plan Districts F, I,
and J.
• Class II facilities are bike lanes painted on a
street adjacent to vehicular lanes. They will
be included on streets projected to carry
moderate levels of vehicular traffic. These
may or may not provide a painted buffer to
further protect bicyclists from vehicle traffic.
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FIGURE 5.4: FRAMEWORK STREET NETWORK PLAN
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FIGURE 5.5: FRAMEWORK STREET NETWORK PHASING PLAN
6

5

4

3

164

2

1

Alignment taken from 100lsm20
- 11' overlap at this when
drafted from north to south
and south to north

CHAPTER 5: MOBILITY

129

FIGURE 5.6: FRAMEWORK PEDESTRIAN AND BIKE PLAN
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Shoulder

CL ASS I

FIGURE 5.7 SECTIONAL DRAWINGS AND PHOTOS OF BIKE FACILITIES
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Flex Zone
Buffer
Two-way Cycle Track
Sidewalk
Sharrow Marking (MUTCD Fig.Note:
9C-9)
Class IV facilites may be also be one way on each side of the street.
should be placed two per block or max.
250’ apart, in the outer lane and 11’
Hatching between two away from the curb or 4’ away from
solid white lines for buffers
3’ or more in width (for curb in absence of parking. Sharrow
buffers with only pavement should be marked outside of the door
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• Class III bikeways or “bike routes” are shared
with motor traffic and use signage or sharrow
markings applied to road surface to alert
motorists. These bikeways are typically
designated on low-volume streets.
• Class IV facilities are separate bikeways that
are part of a street, either between a travel
lane and flex zone, or next to the sidewalk
and separated from cars and pedestrians
on either side by landscaping. They will be
included on streets projected to carry high
levels of traffic.
»» As shown in Figure 5.6, most Framework Streets
will feature either Class I or IV bikeways. On
all other Framework Streets, which will have
moderate or low vehicular traffic volumes
and relatively low speeds, bicyclists will be
accommodated within the vehicular Travelway
via Class II or Class IV bike facilities. Bicyclists
are also permitted to share the Travelway even
when a designated facility is not provided.
»» Bicyclist safety will be enhanced through design
of low-speed streets, properly sized bike lanes
and crosswalks, and by establishing traffic
controls and intersection designs that reduce
conflicts between bicyclists and motor vehicles,
such as protected intersections, bike boxes, and
bike signals.
»» Bike parking and end-user facilities will be
required for multi-family residential and
commercial developments.
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»» The bike and pedestrian trail system will be
deliberately more extensive in its connectivity
to adjoining neighborhoods and surrounding
open space areas than the vehicular street
network. A high number of bike and pedestrian
connections will promote biking and walking
as the preferred transportation choice over
vehicular traffic and provide these systems an
advantage over vehicle travel.

Policy MO-2.5.4

»» Three bridges across Mt. Diablo Creek will
exclusively serve pedestrians and bicyclists, and
bicyclists and pedestrians will also be able to
use the seven multi-modal bridges.

Bicyclist safety shall be enhanced by establishing
traffic controls and intersection designs that reduce
conflicts between bicyclists and motor vehicles,
such as protected intersections, bike boxes, and
bike signals.

Policy MO-2.5.1
A Framework Pedestrian and Bike Network substantially similar to that shown in Figure 5.6 shall
be developed by the Master Developer of each
Phase.
Policy MO-2.5.2
Sidewalks shall be provided on both sides of all
streets (except paseos/service streets), and shall
be separated from vehicular traffic by landscaping,
on-street parking/flex zones, bike facilities, or a
combination thereof.

Mid-block controlled or uncontrolled pedestrian
crossings will be provided on all street blocks that
are greater than 300 feet in length, provided that
they are allowed by vehicle volumes and speeds,
and warranted by projected pedestrian volumes
and the surrounding land use context.
Policy MO-2.5.5

Policy MO-2.5.6
Bike facilities shall be designed to meet or exceed
the standards noted in the City of Concord’s 2016
Bike, Pedestrian & Safe Routes to Transit Plan and
any amendments to that document.
Policy MO-2.5.7
The City should amend its Bike, Pedestrian, and
Safe Routes to Transit Master Plan to include the
pedestrian and bicycle provisions of this Specific
Plan.

Policy MO-2.5.3
Pedestrian signals shall be provided on all legs of
all signalized intersections, except on restricted
access roads.
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PROTECTED INTERSECTION DESIGNS

5.2.6. Parking

Due to the substantial number of Class IV bikeways
to be established within the Specific Plan Area,
protected intersections will be needed at key
intersections. Conceptual intersection designs
(shown in Figures 5.8 and 5.9) include features
such as corner refuge islands, shorter and separate
bike and pedestrian crossing distances, two-stage
bike left-turns, reduced curb radii, and bike-only
signals or diagonal pedestrian crossings.  

The creation and operation of parking facilities
within the Specific Plan Area will play a significant
role in shaping the future travel patterns of residents, employees, and visitors. Insufficient parking
can be a deterrent to attracting businesses and
retail uses and can cause substantial frustration to
residents who cannot find available and convenient
parking at or near their homes. Excessive parking,
in particular free parking close to every destination, serves to reduce active transportation and
transit utilization, and can substantially increase
the cost of development.

Protected intersections offer two significant advantages over traditional intersections. They provide
bicyclists and pedestrians a shorter crossing
distance, provide physical protection from vehicles
and position bicyclists and pedestrians ahead of
vehicles for increased visibility from motorists.
Policy MO-2.5.8
Protected intersections shall be installed at
locations that serve as gateways into the Specific
Plan Area, where high volumes of vehicle traffic,
including truck traffic, are expected, and along key
bike routes. At a minimum, protected intersections
shall be installed at the following locations:
»» Delta Road at Main Street.
»» Delta Road at Kinne Street.
»» Delta Road at Willow Pass Road.
»» Main Street at Willow Pass Road.
»» Los Medanos Boulevard at Willow Pass Road.
»» East-West Roadway at Willow Pass Road.
»» Clayton Way at Salvio Street.
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Effective parking management strategies and
policies fully recognize the variety of transit options
and transportation demand management (‘TDM’)
strategies that are incorporated into this Specific
Plan. This Specific Plan seeks to manage the
different parking demands generated by residents,
workers, and visitors while also reducing overall
parking demand, especially by SOVs, by encouraging use of alternative transportation modes. The
successful management of parking will serve as an
opportunity to reduce traffic and generate revenue
for the TMA.

FIGURE 5.8: ILLUSTRATIVE DESIGN OF
PROTECTED INTERSECTION ALONG TYPE III
TRANSIT SPINE

FIGURE 5.9: ILLUSTRATIVE DESIGN OF
PROTECTED INTERSECTION ALONG WILLOW
PASS ROAD AND/OR DELTA ROAD

This section details the operational strategies to
be used to reduce parking demand by encouraging
use of alternative transportation modes. Parking
ratios for each land use are detailed in Chapter 7.
Design controls, standards, and guidelines associated with parking garages and surface lots are also
detailed in Chapter 7.
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This Specific Plan provides for parking maximums
within the transit-oriented development (‘TOD’)
and non-TOD areas, with lower parking maximums
in the commercial and residential developments
located within half-mile of the North Concord/
Martinez BART station, consistent with parking
standards outlined in the City’s Downtown Specific
Plan.
Over time, the parking demand may decrease as
the community embraces the benefits of transit-oriented travel. Accordingly, this Specific Plan
sets no minimum standards for parking.
Developments that occur many years after Specific
Plan adoption are likely to require fewer parking
spaces than earlier development, due to increased
scale of the TDM program, maturation of transit
service throughout the Specific Plan Area, and
increased utilization of TNCs, also known as ride
sharing, and (potentially) AVs. Flexibility and creativity in addressing on-site parking requirements
is therefore encouraged.  
Policy MO-2.6.1
Surface parking is allowed except as described
for particular Regulatory Zones in Chapter 7 and
may be more prevalent in the early Phases of
development. Surface parking lots may be converted to parking structures or other active uses
in later phases of development, when land values
and demand for new development increase, and/
or when lower parking demands occur due to
complementary land uses, the scaling up of TDM
program benefits, and increased use of TNCs and
autonomous vehicles.
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Policy MO-2.6.2
Although an on-street flex zone is included in the
design of all streets, as shown on in Section 5.3
of this chapter, individual Master and Vertical
Developers may ask the City to deviate from these
sections by eliminating the flex zone if they can
show that this change will not adversely affect the
needs for parking, loading and drop-off, and if elimination will result in benefits such as an enhanced
urban design character along the street.

It is unlikely that the TDM mode split target
defined above will be achieved during early stages
of development, as the TDM infrastructure is being
initiated and as complementary land uses are not
fully developed. However, as the Specific Plan Area
matures, the transit infrastructure becomes fully
established, and Specific Plan Districts A, B, and C
begin to fill with new employment opportunities
and adjacent housing, the mode split target should
be achievable.

5.2.7. Transportation Demand
Management

LAND USE PLAN AND
TRANSPORTATION
INFRASTRUCTURE AS TDM

A robust TDM program, to be overseen by a TMA
funded by Specific Plan development (as described
below), will be implemented to support development under the Specific Plan.

Certain intrinsic elements of the Specific Plan will
serve to reduce vehicle trip generation and thereby
represent TDM strategies that are built into this
Specific Plan. These elements include:

MODE SPLIT TARGET
Taking together the vehicle trip reduction benefits
inherent in the land use plan and transportation
infrastructure and the parking strategies and
incentive strategies described in Section 5.2.6,
this Specific Plan is designed to achieve a mode
split target of no more than 60 percent SOVs and
at least 40 percent other modes such as transit,
walking, bike and/or carpool/vanpool, as measured
during the peak hour of evening commute traffic at
Specific Plan Area build-out.

»» Development that is consistent with the focused growth and development strategy of Plan
Bay Area 2040, as a Priority Development Area
(‘PDA’) served by public transit and identified as
appropriate for new, compact development.
»» Mixed-use land use pattern that provides a
variety of internal jobs and housing destinations
that encourage shorter commutes, as well as
provide for residents’ daily needs (shopping,
education, daycare, medical and dental care,
coffee shops, etc.).
»» High-density TOD around the North Concord/
Martinez BART station, thereby facilitating
regional transit use.
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»» On-site transit programs, including transit-dedicated lanes and transit-preferred streets, and
the provision of a transit bus or shuttle system
along these transit-priority streets.
»» A Complete Streets network, designed and
intended to allow for safe travel by those
walking, cycling, riding public transportation, or
driving a car.
Each of these intrinsic elements of this Specific
Plan will serve to reduce vehicle trips (especially
SOV trips) that would otherwise be generated
at a different site or under a different planning
program. These features of this Specific Plan are
fundamental components of the TDM program and
facilitate alternative travel modes.
TDM PROGRAM AND TMA
In addition to the intrinsic elements described
above, implementation of this Specific Plan will
include a robust TDM program to be overseen
by a TMA funded by Specific Plan development,
as described in the following overall policy and
supporting subsidiary policies.
Policy MO-2.7.1
A proactive TDM program overseen by a TMA to
be funded by Specific Plan development shall be
implemented, with the goals of reducing vehicle
trips, vehicle emissions, and traffic congestion in
the most efficient and cost-effective manner, with
a target of achieving a maximum 60 percent SOV
mode split during the weekday PM peak commute
period at ultimate build-out of this Specific Plan.
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Transit Circulator as a TDM Program

Policy MO-2.7.4

The Transit Circulator system described above will
be an important component of the TDM program
and will be the ultimate responsibility of the TMA.

The price of private parking spaces in lots and
structures serving rental multi-unit residential
buildings shall be separate from the rental price of
residences in those buildings.

TDM Parking Strategies

This Specific Plan seeks to manage the different
parking demands generated by residents, workers,
and visitors, while seeking to reduce that parking
demand (especially by SOVs) by encouraging use of
alternative transportation modes.
Policy MO-2.7.2
Publicly-owned parking, both on-street and
off-street, within Specific Plan Districts A, B, and C
(except in the medium and low-density Residential
portions of Specific Plan District C) shall be provided at-charge. The price of this publicly-owned
parking may be at variable rates based upon
demand on different days and times, with the
objective of maintaining an average 85 percent
parking occupancy rate. Free publicly owned
parking may be provided during Phase 1 of Specific
Plan development to stimulate commercial activity,
but any such parking shall become paid parking at
the start of Phase 2 development.
Policy MO-2.7.3
Preferential parking for car-share, carpool, and
vanpool vehicles shall be provided in all workplace,
retail and educational campus parking facilities.

Policy MO-2.7.5
Private parking spaces serving employers with
more than 50 employees shall be “unbundled”
from other employee benefits so that employees
have an option to pay for parking or receive it
in-lieu of another employment benefit.
Transportation Management
Association

A TMA will be established to manage all publicly
owned parking facilities, to provide (or coordinate
with current providers) for all TDM programming,
and to actively promote alternatives to SOV travel.
The TMA will be funded by:
»» Financial contributions by TMA members
located within the Specific Plan Area, which will
include businesses, homeowners’ associations
with contributions by homeowners, and residential property management entities covering
all rental properties.
»» Net revenue generated from publicly owned
parking. These revenues will fund the TMA’s
TDM improvements and programs such as
multi-modal transportation and circulation
system improvements or programs within the
Specific Plan Area.
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The TMA members will determine the TDM
programs that the TMA will implement based on
ongoing monitoring, research, and assessment of
best practices. Incentive-based TDM programs can
make using alternate transportation modes more
attractive to commuters by lowering out-of-pocket
costs and/or making use of alternative transportation easier and more desirable than using SOVs.
Providing incentives for commuters to use alternative transportation modes is a common element of
most TDM programs.
Effective management of the TDM program will be
essential to its success, and active management
of the TDM program by dedicated staff is needed
to implement, tailor, and refine the programs and
services to meet the needs of the community.
Therefore, the policies below require the TMA to
retain a Transportation Coordinator to implement
TDM strategies and to oversee the management
and marketing of TDM programs.
Ongoing and tailored marketing efforts will also
be needed to ensure that TDM programs are well
utilized. As such, the TMA should prepare and
provide information on transportation options and/
or links to the appropriate website and/or app,
to be distributed to all residential tenants and all
area employees. This information should also be
included as a component of resident and employee
welcome packets or employee orientations. The
TMA could also provide TDM information and/or
links to be posted at prominent locations such as
apartment lobbies, bus stops, and/or lunchrooms.
To connect travelers with transit options and
support informed trip making, the TMA will
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coordinate with developers to provide real time
transportation information displays (e.g., large television screens or computer monitors) in prominent
private locations (e.g., entry/exit areas, lobbies,
elevator bays). The displays will include real-time
information on sustainable transportation options
in the vicinity, which should include transit arrivals
and departures for nearby transit routes; walking
times to those locations; and the availability of car
share vehicles, shared bikes, and shared scooters,
as applicable. The TMA may consider either using
or developing a website or smartphone app that
provides a comprehensive source of transportation
and TDM information and that raises awareness of
alternatives to drive-alone mobility and commute
options.
Policy MO-2.7.6
Revenue and profit generated by publicly-owned
parking fees and the issuance of on-street parking
permits shall be turned over to the Specific Plan
Area’s TMA for use in implementing the TDM
program.  
Policy MO-2.7.7
All commercial property owners, homeowners
associations covering all homeowners and residential property management entities covering all
rental properties shall financially contribute to the
TMA through an assessment billed on the semi-annual property tax bill. The assessed amount will be
based on the land use type, amount, and overall
costs of the TMA operations less revenues derived
from publicly owned on-street and off-street
parking fees and permits, and shall be used to fund
the TMA’s TDM programs.

Policy MO-2.7.8
The TMA shall determine the TDM programs that the
TMA will implement based on ongoing monitoring,
research, and assessment of best practices. The
programs should include determining the responsibility for the Transit Circulator described in Section
5.2.2, and consideration of programs such as:
»» Providing a guaranteed ride home program for
emergency or late-night work situations for those
employees who use transit. This program may be
achieved by participation in 511 Contra Costa’s
existing Guaranteed Ride Home program.
»» Encouraging employers to implement telecommuting (e.g., two days/week working from
home) and alternative work schedules (e.g.,
9/80), providing incentives as appropriate.
»» Providing free or reduced cost transit passes,
which the TMA may be able to purchase at bulk
discounts.
»» Adjusting required preferential parking for carshare, carpool, and vanpool vehicles as needed
to respond to changes in demand over time.
»» Requiring all employers and institutions to
participate in TMA-administered ride matching
and/or vanpool programs.
»» Encouraging employers who provide free parking to their employees to offer employees the
option of receiving a cash payment equivalent
to the out-of-pocket cost of the parking space
instead of a free parking space at the worksite.
and providing all employers with information
about California’s parking cash-out law.
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»» Establishing an on-site car-sharing network
across the Specific Plan Area, either administered by the TMA or a commercial or non-profit
provider. If practical, car sharing should use
electric vehicles.
»» Establishing an on-site bike-sharing and scooter-sharing network, either administered by the
TMA or a commercial or non-profit provider.
»» Providing telephone-based TNC booking
services for people without smartphones.
Policy MO-2.7.9
The TMA shall retain a Transportation Coordinator
to implement TDM strategies and to oversee the
management and marketing of TDM programs.
The TDM coordinator will be responsible for
administering employee and resident surveys
regarding the effectiveness of the TDM program,
using this information to identify underperforming
strategies, and implementing strategies that are
more effective.

5.2.8. Wayfinding
A well-connected street grid with high-quality
signage will facilitate intuitive navigation of the
Specific Plan Area, directing people to nearby
services and access routes. Providing timely transportation information at strategic locations will also
enable and encourage alternatives to driving.
Policy MO-2.8.1
Multi-modal wayfinding signage and design elements shall be provided in key locations to support
access to important public destinations, transportation services, and infrastructure, including:
»» Transit.
»» Bike share.
»» Car share parking.
»» Bike parking and amenities.
»» Taxi stands/TNC pick-up curbs.
»» Walking times to key destinations.
»» Shuttle pick-up and drop-off locations.
»» Multi-use trail networks.
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5.3. STREET TYPOLOGIES
This section shows the general cross-section
designs for the streets to be constructed in the
Specific Plan Area.
In this Specific Plan, streets are organized into two
categories: Framework Streets and Supporting
Streets.
»» Framework Streets are required streets that
traverse multiple Districts, link to roadways outside the Specific Plan Area, and represent the
primary transportation network of the Specific
Plan Area. They will generally be built by Master
Developers, and will form the boundaries of areas that will be developed by individual Vertical
Developers. Framework Streets are shown in
Figure 5.4 and on most Specific Plan Area maps
in this Specific Plan.
»» Supporting Streets are smaller “in-tract”
streets that directly serve adjacent land uses,
define the urban block pattern, and establish
the street network internal to each District.
Supporting Streets may traverse multiple
districts, especially in the higher-density areas
of the Specific Plan Area, but they tend to serve
local uses. Supporting Streets will generally be
built by Vertical Developers.
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CHAPTER THREE

F I G U R E 3 . 8 1 : P U B L I C F R O N TA G E S : T Y P E I - C O M M E R C I A L S I D E WA L K
CLASS IV BICYCLE LANE
( A C C O M M O D AT E S C A F E A N D R E TA I L U S A G E O F S I D E WA L K )

F I G U R E 3 . 8 2 : P U B L I C F R O N TA G E S : T Y P E 2 - T R A N S I T P R E F E R R E D
CO M M E R C I A L S I D E WA L K, C L AS S I V B I C YC L E L A N E
( A C C O M M O D AT E S C A F E A N D R E TA I L U S A G E O F S I D E WA L K )

FIGURE 5.10: COMPONENTS OF THE STREETSIDE

5.3.1. Components of a Street

STREETSIDE COMPONENTS

In this Specific Plan, streets are considered to be
comprised of three major components:

Key

»» The Travelway is the area between the street’s
curbs that contains travel lanes and the flex
zone.
»» Streetsides, depicted in Figures 5.10 and 5.11,
are the areas between the curb and edge of
ROW that are reserved for pedestrians, bikeways, furnishings, landscape and street trees,
transit stops, bike racks, and additional areas for
1
2
3
4
5
retail seating and displays.

1

2

3

Public Frontage

1/2
3
4
5

»» Private Frontages are the areas between
PUBLIC FRONTAGE 27’
the Streetside
and the14’front of building, on
Sidewalk/Cafe
Zone
Tree Planters/Furnishings
4’
private property.  These
areas accommodate
Class IV Bicycle Lane
6’
landscape, building entries,
porches, stoops
Buffer
3’
and other elements. The relationship between
Streetsides and Private Frontages is critical to a
walkable active neighborhood.
Note:

Wider planting pits (to 6’) are allowable if needed to improve tree
health. Zones 1/2 would be 12’ wide in this case.

The Right-of-Way (‘ROW’) consists of the Travelway
and Streetsides. It does not include Private Frontages.

4

5

Component

Typical Width

1

Sidewalk Café/Retail Display Zone

2

Sidewalk Pedestrian Zone

6'-10'

3

Landscape and Furnishing Zone

4'-6"

4

Bikeway (one and two-way)

5

Buffer (adjacent to bikeway) or Shoulder

6

Transit Stop/Planter Zone/Parklet

6'-8'

6'/10'
2'-4'
7.5'-8'

6

Public Frontage
FRONTAGE 35’
FIGURE 5.11:PUBLIC
STREETSIDE
CHARACTER IMAGERY
1/2

Cafe/Retail Display Zone

14’

3

Landscape and Furnishing Zone

4’

4

Bikeway

6’

5

Buffer (adjacent to bikeway)

3’

6

Transit Stop/Planter Zone

8’

Note:
Wider planting pits (to 6’) are allowable if needed to improve tree
health. Zones 1/2 would be 12’ wide in this case.

3|115

This section considers only the design of the
right-of-way. It does not address Private Frontages,
which are considered in Chapter 7, which also
provides landscape standards and guidelines that
apply to all streets.
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5.3.2. Street Sections
This section describes the Travelways to be constructed for Framework and Supporting Streets.
FRAMEWORK STREETS
Figure 5.4 maps street types for Framework
Streets, while Figures 5.12 through 5.16 show
these street types in section.
Five key Framework Streets to be constructed
under this Specific Plan have specific designs that
accommodate needed vehicular capacity, transit
lanes and other distinct features. These streets are
as follows:
»» Willow Pass Road. This 120-foot wide street will
be comprised of a travel lane, transit-preferred
travel lane, flex zone, a Class IV bikeway separated
on both sides by landscaping, and a landscaped
median in the Travelway. The Streetside will
contain a wide 12.5-foot public sidewalk, landscaping, and furnishings. Trees will line both sides
of the Class IV bikeway and the central median as
shown in Figure 5.12. The Class IV bikeway may
be replaced with a Class I separated multi-use
pedestrian/bike trail on the east side of this
street where it fronts onto the new Concord Hills
Regional Park.
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»» Delta Road. This 108-foot wide street will
feature a travel lane, transit-preferred travel
lane, flex zone, a Class IV bikeway separated
on one side by landscaping, and a landscaped
median in the Travelway. Pedestrians will use
the 7-foot wide sidewalk and furnishings in the
Streetside, shown in Figure 5.13, and trees and
landscaping will line both the Streetside and the
central median.
»» Transit Spine. This street will be a 108-foot
wide Transit Boulevard, which contains a travel
lane, a dedicated transit lane, a flex zone, a
Class IV bikeway separated on one side by
landscaping, and a landscaped median in the
Travelway, displayed in Figure 5.14. The Streetside will feature a 7-foot wide public sidewalk,
landscape, and furnishings for pedestrians.

As shown on Figure 5.4, all other Framework
Streets are expected to conform to one of two
remaining street types, depending on whether
these streets will accommodate Class IV bikeways
or Class II bike lanes.  
»» Type 1. This 72-foot wide street will contain a
travel lane, a flex zone, and a Class IV bikeway
separated on both sides by landscaping in the
Travelway. The Streetside will be comprised of
a 6-foot wide sidewalk, landscaping, and street
furnishings, shown in Figure 5.17.
»» Type 2. This 68-foot wide street will consist of
a travel lane, a Class II bike lane, a flex zone in
the Travelway, and a 6-foot wide public sidewalk
and landscaping in the Streetside as featured in
Figure 5.18.

»» Main Street. This 75-foot wide street will
feature a travel lane for dual use by vehicles and
transit and a flex zone. The Travelway will also
contain a Class IV bikeway separated on both
sides by landscaping, and the Streetside will
feature a 7-foot wide public sidewalk, landscaping, and furnishings as shown in Figure 5.15.
»» Salvio Street. This 75-foot wide street will
consist of a travel lane for dual use by vehicles
and transit, a flex zone, and a Class IV bikeway
separated on both sides by landscaping as
shown in Figure 5.16. The Streetside will contain a 7-foot wide public sidewalk, furnishings,
and landscaping.
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FIGURE 5.12:
WILLOW
PASS ROAD STREET
SECTION
FIGURE
5.XX
- WILLOW
PASS
ROAD

PROPERTY LINE

120’

SETBACK VARIES DEPENDING
ON FINAL ZONING
LANDSCAPE AND FURNISHINGS

TRAVEL LANE*

TRAVEL LANE

LANDSCAPED MEDIAN,
BIOSWALELEFT TURN LANE

TRAVEL LANE

TRAVEL LANE*

7.5’ 2’ 6.0’ 4’

12.5’
PUBLIC SIDEWALK

11.0’

LANDSCAPE AND FURNISHINGS

11.0’

CLASS IV BIKEWAY
UTILITY ZONE

12.0’

FLEX ZONE

11.0’

FLEX ZONE

11.0’

UTILITY ZONE
CLASS IV BIKEWAY

4’ 6.0’ 2’ 7.5’

PUBLIC SIDEWALK

140

12.5’

*This will be a transit-priority lane
on segments where a Transit
Circulator will run.
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FIGURE
5.XX
- DELTA
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ROAD STREET
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11.0’
TRAVEL LANE*

7.0’ 4’ 6.0’ 2’ 7.5’

*This will be a transit-priority lane
on segments where a Transit
Circulator will run.
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FIGURE
5.XX
- TRANSIT
SPINE
FIGURE
5.14: TRANSIT
SPINE STREET
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11.0’
TRAVEL LANE*

7.0’ 4’ 6.0’ 2’ 7.5’

*This will be a transit-priority lane
on segments where a Transit
Circulator will run.
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STREET STREET SECTION
IGUREFIGURE
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11.0’
TRAVEL LANE*

7.0’ 4’ 6.0’ 2’ 7.5’

*This will be a transit-priority lane
on segments where a Transit
Circulator will run.
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FIGURE 5.17: TYPE 1 STREET COLLECTOR
(WITH CLASS IV BIKEWAY)
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10.5’
TRAVEL LANE

7.0’ 4’ 6.0’ 2’ 7.5’
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FIGURE 5.18: TYPE 2 STREET (WITH
CLASS II BIKE LANE)WITH CLASS II BIKE LANES
PE 2 - FRAMEWORK
COLLECTOR

PROPERTY LINE

68’

SETBACK VARIES DEPENDING
ON FINAL ZONING
6.0’ 7.5’ 4’ 6.0’
PUBLIC SIDEWALK

LANDSCAPE AND FURNISHINGS

FLEX ZONE

CLASS II BIKE LANE

10.5’
TRAVEL LANE

CLASS II BIKE LANE

FLEX ZONE

LANDSCAPE AND FURNISHINGS

PUBLIC SIDEWALK
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10.5’
TRAVEL LANE

6.0’ 4’ 7.5’ 6.0’
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SUPPORTING STREETS
Supporting streets, which are not mapped in this
Specific Plan and will instead be sited and developed by Vertical Developers, will generally follow
one of five designs, which are in shown Figures
5.17 through 5.22.
»» Type 1 and Type 2 Streets. Described in the
section on Framework Streets above and as
shown in Figures 5.17 and 5.18, may also be
used as Supporting Streets.
»» Type 3: Local Street. This 58-foot wide street
will contain a travel lane with vehicle lanes, a
flex zone, and a shared Class III bike lane in the
Travelway. The Streetside will feature a 6-foot
wide sidewalk and landscaping as shown in
Figure 5.19.

• Type 4B: Shared Vehicle and Bike Street.
This 40-foot wide street will be a curbless
street shared with all modes of transit.
An advisory bike lane will be encouraged
on these streets to increase bike safety in
the Travelway, noted in Figure 5.21. The
Streetside will feature a 7-foot wide sidewalk
and 3-foot buffers from the Travelway for
landscaping and furnishings.
»» Type 5: Lane. This street type will be 15 feet
wide and act as a service street for vehicular
and garage access, as shown in Figure 5.22.

»» Type 4: Shared Street. This street type presents
two variations to allow more flexible design and
mobility, as follows:
• Type 4A: Paseo-Park Street. This 60-foot
wide street type will contain a shared 20foot vehicle travel lane with a shared Class
III bikeway in the Travelway. The Streetside
will consist of a 12-foot wide sidewalk on
one side, while the opposing Streetside will
contain two approximately 7-foot wide strips
for social interaction in a park-like setting,
with a 6.5-foot wide public sidewalk on the
edge of the Streetside. These different uses
within the Streetside will be buffered with
landscaping, trees, and furnishings, shown in
Figure 5.20.
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TYPE 3 STREET: LOCAL STREET
GURE FIGURE
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3 LOCAL STREET
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7.5’
FLEX ZONE

6.0’ 5’
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FIGURE 5.20: TYPE
4A STREET: PASEO-PARK
STREET
E 4 - SHARED
STREET
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FIGURE 5.21: TYPE 4B STREET: SHARED VEHICLE AND BIKE STREET
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5.22: TYPE 5 STREET: LANE
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This Specific Plan incorporates current state-of-thepractice transportation strategies and designs for
reducing the adverse effects of personal vehicle
use. However, new leading-edge technologies
are also now emerging that may further enhance
mobility, transportation efficiency, and environmental sustainability. It is impossible to plan for
these technologies in detail at this time, since
the technologies are only just now emerging and
their exact implications and requirements are still
unknown. Therefore, this Specific Plan requires
that these evolving technologies should be regularly evaluated and considered by the City and the
TMA for potential implementation as Specific Plan
implementation continues.
Some of the trends and technologies most
expected to have planning consequences in the
transportation field are the continued development of TNCs, increases in home deliveries, the
deployment of AVs, and the deployment of fleets
of shared bikes and scooters:
»» TNCs are also known as ridesharing companies;
the most ubiquitous examples today are Uber
and Lyft. These services allow riders to hail a
privately driven car that picks them up and delivers them to their destination. The use of TNCs
is already integrated into everyday life for many
people living and working in the San Francisco

151

Bay Area. They are likely to become even more
ubiquitous over the life of this Specific Plan
and to therefore result in a need for additional
curb space management, strategies to minimize
vehicle miles traveled, and strategies to manage
peak hailing demands.
»» Driven by the Internet, more and more consumers are now ordering goods and services
on-line, for delivery at their homes and work
places. This has effects on trip making and
drop off needs, and could lead to deployment
of small “delivery bots” in the next few years.
Incorporating common carrier delivery locker
systems into multi-family buildings and other
common areas can centralize freight deliveries,
minimizing the number of failed deliveries, and
decreasing overall delivery times.  
»» AVs have garnered much discussion and
controversy among transportation professionals. Expected timelines for AV technology
development and market adoption remain
unclear, although limited services are likely
to be available in some geographies in the
early 2020s. How AVs will affect transportation
systems will depend largely on whether they
become predominantly individually-owned,
TNC-owned, or community-based, as well as
the ultimate policy and legal environment under
which they operate.
»» Shared bikes and scooters are offered for shortterm rental in urban regions to provide quick,
easy access across regional areas. Typically, a
private company owns and operates the bikeand scooter-share system to diversify the low-
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cost travel options for communities attempting
to increase accessibility and minimize the use
of SOVs. Establishing bike- and scooter-share
facilities at Transit Hubs and Transit Centers
throughout the Specific Plan Area will affect the
routes and travel patterns of the community,
allowing people to take short one-way trips and
reducing personal SOV use.

5.4.1.Managing Curbside
Congestion
With existing phenomena such as TNCs and
increasing use of home delivery services, there is
increasing competition for the curb space along
streets. Depending on how they are deployed, AVs
and Smart Infrastructure may add to or limit some
of that competition. Considerations for curbside
management may include, but are not limited to:
»» Providing designated passenger and/or delivery
pick-up and drop-off areas in high traffic locations such as major transit hubs and community
facilities, so as to provide accessible loading and
unloading areas, avoid double parking, encourage curbside loading, and prevent impacts to
passing vehicles, bikes, and pedestrians.
»» Designing on-street parking and loading areas
consistently and predictably throughout the
study area to better balance the needs of TNCs,
commercial deliveries, and future autonomous
vehicle pick-up and drop-off locations, by, for
example, using designated hours, off-hour deliveries, off-site drop offs with robotic delivery to
stores, app-coordinated deliveries, or improved
proximity to front entrances, loading docks,

curb cuts, and curb ramps. Loading zones
should maintain appropriate distances between
curb mixing spaces and bicycling facilities.
Strategies to monetize curb space use should
be explored, especially where loading areas
are provided in lieu of paid parking, and net
revenues should be used to support the TMA.
»» Identifying remote parking facility locations that
can be designated or retrofitted for satellite
parking that would allow shared or AVs to drop
passengers at their destination and park in a
remote area when not in use.
»» Installing Intelligent Video Camera technology
and other Smart Infrastructure to monitor curbside activity that would communicate complex
information to AVs to improve efficiency in flex
zones.
Policy MO-4.1.1
The City and Master Developers working under this
Specific Plan shall monitor changes in demand for
curbside usage and shall develop regulations for
use of curbside areas if needed.

5.4.2. Street Infrastructure
Increased use of AVs, TNCs, and shared bikes and
scooters may have practical implications on how
the on-street infrastructure is used in the future.
Examples may include:
»» Allowing carpools, and possibly TNCs, to use
transit-dedicated travel lanes as these modes of
travel become more highly utilized and the use
of AVs increases.
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»» Upgrading traffic signal technology to generate
safety and efficiency benefits from increased
numbers of automated and connected vehicles
likely to be traveling on City streets.
»» Refining existing policies and standards that
address shared mobility in the ROW, such as for
bike share and scooter share.
»» Ensuring that pedestrians, bicyclists, and transit
continue to receive priority at intersections,
with generous walk times based on a walking
speed of 3 to 3.5 feet/second, bike priority
signals, intersection crossing markings, and
transit lanes that have minimal interactions with
turning traffic.
»» Incorporating “Smart City” innovations into
infrastructure, including using the Specific Plan
Area to conduct pilot programs of new technologies that may provide a community benefit.
Policy MO-4.2.1
The City and Master Developers working under this
Specific Plan shall monitor new technologies that
require changes to street infrastructure and shall
develop appropriate new street and control device
standards as appropriate.

5.4.3. Alternative Fuel Vehicles

Policy MO-4.3.2

Vehicles powered partially or entirely by electricity,
hydrogen and other alternative fuels are now
either established or emerging in the marketplace.
These fuel types have the potential to greatly
reduce emissions from vehicle trips, and should
therefore be supported as development occurs
under this Specific Plan. Standards and guidelines
regulate the deployment of electric vehicle
charging facilities are contained in Chapter 7.
Other specific measures to consider over time will
include:

The City and TMA shall monitor electric vehicle
market penetration. As EVs continue to increase,
the minimum requirement of Standards 14.2.4,
14.2.5, 14.3.7, and 14.3.8 shall increase such that
the minimum is one half point higher than the
Statewide EV penetration number (e.g., 5 percent
EV market penetration would result in a requirement that at least 5.5 percent of parking spaces
have EV charging equipment).

»» Considering use of alternatively fueled public
vehicles (e.g., buses, City vehicles, and the
Transit Circulator bus or shuttles), and providing
alternative fueling stations for both public and
private vehicles.
»» Creating centralized fueling areas for hydrogen
or other non-electric alternative fueling sources, to be accessible to shared and personal
vehicles.
Policy MO-4.3.1
The City and Master Developers working under
this Specific Plan shall monitor new vehicle fuel
technologies and determine how best to support
implementation of these technologies as development under this Specific Plan occurs.

5.4.4. Changes to Transit Vehicles
New transit vehicle types, particularly autonomous
ones, are becoming available for fixed route transit
service, and are likely to be viable options well
before AVs are widely available for individual travel.  
With that in mind, the following considerations will
be appropriate over time:
»» Use of autonomous (either driverless or
driver-assisted) buses or shuttles for the Transit
Circulators to enhance safety, reduce operating
costs, reduced headways, and decrease dedicated bus lane widths.
»» Deployment of lane-keeping and precision
docking in Transit Circulator buses and shuttles.
»» Bus-platooning technology to support increased
capacity with minimal labor costs.
Policy MO- 4.4.1
The City and TMA shall work with transit providers in
the Specific Plan Area to monitor changes in transit
vehicle technologies and determine how best to use
new technologies for the Transit Circulator.
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INFRASTRUCTURE

6

This chapter establishes a plan for the provision of infrastructure required to support development
within the Specific Plan Area, including:
»» Site grading and the relationship of the site topography to the infrastructure systems.
»» Requirements for Framework Infrastructure including, potable water, recycled water, stormwater
management, wastewater, electricity, natural gas systems, and telecommunications systems.
»» Waste management strategies.
»» Strategies for biodynamic storm water control, Best Management Practices (‘BMPs’) and Low
Impact Development (‘LID’).
The Framework Infrastructure systems will connect to and depend upon surrounding citywide systems
for off-site delivery and conveyance. Accordingly, the infrastructure improvements associated with this
Specific Plan include components within and outside of the Specific Plan Area. This ensures connection
to reliable upstream and downstream facilities that will provide capacity for the full build-out of the
Specific Plan Area.
Construction of many of the off-site improvements needed to serve the Specific Plan Area will involve
new water, wastewater, and recycled water connections toward North Concord. These infrastructure
improvements will be constructed parallel to Highway 4 north of the Specific Plan Area, in an alignment
that follows the extension of Evora Road as anticipated in Chapter 5.
The Framework Infrastructure Plans for each utility system are sized to account for the resource
conservation measures realized through implementation of the sustainability and climate action
strategies of the Specific Plan.

6.1. OVERALL
INFRASTRUCTURE
POLICIES
The following policies apply to all new infrastructure system designs and installation within the
Specific Plan Area, to ensure consistency with each
Framework Infrastructure Plan for each utility
system and to implement the Area Plan’s policies
and principles for infrastructure.
Policy IN-1.0.1
Oversizing of individual segments of Framework
Infrastructure shall be allowed to accommodate
possible variations in densities and intensities of
development as permitted in accordance with
Chapters 3, 4, and 7. Oversizing shall not be allowed
to accommodate increases in estimated per unit
demands, except that recycled water and any future
geothermal pipes may be oversized to accommodate
projected increases in demand for these services.

Policy IN-1.0.2
All utility lines shall be located underground within
the public right-of-way (‘ROW’) or utility easements
(with the exception of existing PG&E transmission
lines south of Bailey Road and the new PG&E
transmission line from the 230kV line near Avila
Road to the new substation) so as to provide for
safe, visually unobtrusive, and environmentally
sensitive utility systems that are compatible with
adjacent land uses. To optimize and encourage
private delivery of utilities as well as potential future
Sustainability/Smart City technologies, the City shall
approve reserved easements and encroachment
permits in the ROW for privately proposed, installed,
operated and maintained improvements, so long as
those improvements are shown to be compatible
with the essential facilities then existing in the ROW.  
Examples include, but are not limited to, facilities
for fiber optic connections, wireless connections,
security, and energy, as well as signage and informational systems.
Policy IN-1.0.3
All utility easements shall be kept clear of obstructions unless otherwise agreed upon with the
service provider.

156

6.2. SITE GRADING
6.2.1. Existing Topography
As shown in Figure 6.1, a ridgeline that bisects
the Specific Plan Area in a northwest-to-southeast
direction defines the topography of the Specific
Plan Area. Existing ground elevations within the
Specific Plan Area vary from approximately 55 feet
(above sea level) where Mt. Diablo Creek passes
beneath Highway 4, to approximately 240 feet at
the top of a knoll just south of Willow Pass Road.
Other peak elevations along the ridgeline range
from approximately 190 feet to 240 feet.
The overall terrain transitions from steeper slopes
on these ridgeline hills to flatter valleys that slope
either easterly toward Mt. Diablo Creek or westerly
to Holbrook Channel and other existing developed
areas of Concord.
Los Medanos Ridge is located off-site at the
eastern edge of the future Concord Hills Regional
Park. This ridge parallels Mt. Diablo Creek and
the Specific Plan Area, forming a backdrop for the
Specific Plan Area with elevations reaching 800 to
900 feet.
In addition, three oil pipelines run parallel to each
other across the Specific Plan Area from East
Olivera Road near its intersection with Salvio Street
across the Contra Costa Canal to Willow Pass Road
at the southern edge of the Specific Plan Area.
From there, the pipelines run in the Greenframe
(outside the Specific Plan Area) to Bailey Road.
These pipelines have 16.5-foot wide easements
that prohibit substantive grading within them.
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FIGURE 6.1: EXISTING TOPOGRAPHY

Existing Slopes
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6.2.2. Grading Plan
The preliminary Framework Site Grading Plan,
shown in Figures 6.2 to 6.5, preserves the existing
seven hills in the central portion of the Specific
Plan Area and connects them through a continuous
network of open spaces that extends from the
North Concord BART/Martinez BART station (‘BART
station’) to Mt. Diablo Creek and the new Concord
Hills Regional Park. The open space areas will be
graded to maintain hilltops as open space, while
grading other areas to create accessible streets.
The grading strategy for the Specific Plan Area
minimizes the amount of grading necessary while
creating walkable streets and neighborhoods,
limiting primary Framework Roadway Gradients to
less than 5 percent, and promoting transit-oriented
development (‘TOD’). The preliminary Framework
Site Grading Slope Analysis shown in Figure 6.2
generally maintains the existing drainage patterns
of the Specific Plan Area by maintaining high points
along the existing ridgeline that separates drainage
areas.  
The Framework Site Grading Plan will require the
movement of an estimated 11 million cubic yards
of material, balanced between cut and fill across
the Specific Plan Area. Earthwork required for the
development of Phase 1 is anticipated to generate
excess material that will be placed within Phases
2 and 3 (in a manner that will not impede development of future Phases). Balanced earthwork
is anticipated for the BART and the Coast Guard
Phases.
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Additional earthwork will be necessary for the
restoration of Mt. Diablo Creek as well as to
address geotechnical considerations within the
Specific Plan Area, such as mitigation of liquefaction, lateral spreading, landslides and compaction
of expansive soils. On-going remediation efforts by
the Navy may also constrain grading and must also
be considered as final grading plans are developed.

Policy IN-2.2.3

Policy IN-2.2.1

Policy IN-2.2.4

Mass grading shall adhere to the concepts shown
in the Framework Grading Plan, as shown in Figure
6.3, Figure 6.4, and Figure 6.5.

Excess cut material from each phase may be placed
on lands identified for subsequent phases, provided that the material will be properly compacted
and graded in compliance with City regulations and
geotechnical recommendations, and provided that
the fill amounts and locations will be consistent
with the Framework Grading Plan.
All streets, sidewalks, bike and pedestrian ways
shall have grades of 5 percent or less.

Policy IN-2.2.2
Mass grading shall comply with the following
principles:
»» Minimize the required grading and land disturbance associated with development.
»» Ensure that earthwork volumes and movements
will be balanced for the entire Specific Plan
Area, such that future Phases will not be
burdened with import or export of material.
»» Coordinate with adjacent future Phases to
maintain appropriate drainage and to ensure
seamless and smooth transitions, eliminating
indication of the intermediate phase line in the
ultimate build-out condition.
»» Consider the constraints posed by on-going
Navy remediation efforts during all applicable
Phases of grading.
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FIGURE 6.2: PROPOSED SITE GRADING - CUT & FILL
3
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FIGURE 6.3: PROPOSED SITE GRADING - CUT & FILL - PHASE 1
3

164

2

1

160

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

FIGURE 6.4: PROPOSED SITE GRADING - CUT & FILL - OTHER PHASES
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FIGURE 6.5: PROPOSED SITE GRADING - SLOPE ANALYSIS
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6.3. POTABLE WATER
The Contra Costa Water District (‘CCWD’) supplies
water service in the Specific Plan Area and to all
of Concord, Antioch, Bay Point, Clayton, Martinez,
and portions of Pleasant Hill and Walnut Creek.
CCWD owns and maintains the treatment, storage,
transmission, and distribution facilities needed to
provide potable water to this service area.

6.3.1. EXISTING FACILITIES
CCWD operates multiple pressure or service zones
within its potable water distribution system. The
Specific Plan Area will be located within Zones 1
and 2. Zone 1 serves areas with elevations up to
120 feet, and Zone 2 serves areas with elevations
between 120 feet and 220 feet. The key existing
infrastructure components include an existing
48-inch diameter pipeline located along the southwestern boundary of the Specific Plan Area, which
extends from Port Chicago Highway to Willow Pass
Road. CCWD also owns an existing pump station on
Willow Pass Road at Clayton Way adjacent to the
Specific Plan Area that will provide Zone 2 water
pressure to serve higher elevations within the
Specific Plan Area.
The Specific Plan Area is also bisected by additional
raw water infrastructure owned by the US Bureau
of Reclamation and operated by CCWD, including
portions of the Contra Costa Canal. The Contra
Costa Canal currently delivers raw water to CCWD
facilities throughout Concord, Pleasant Hill, and
Martinez. This canal is currently being studied
by CCWD, under approval by the US Bureau of
Reclamation to act as their agent, to determine its
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highest and best use over the long-term. Potential
uses include the continued delivery of raw water,
conversion to delivery of recycled water, or
abandonment of the canal.

6.3.2. PROJECTED WATER
DEMAND
The potable water demand projected at ultimate
buildout of this Specific Plan is projected to be
approximately 2.8 million gallons per day (‘MGD’),
excluding the potential potable water demand of
the Tournament Sports Complex and Citywide Park,
which will be calculated upon the City finalizing
conceptual design of these parks.
The expected water demand assumes all new
buildings will be required to use low-flow, high-efficiency fixtures and appliances, limited use of turf
grass, and the use of recycled water for irrigation
and building cooling except at single-family
residences.
CCWD’s 2015 Treated Water Master Plan indicates
that CCWD has adequate water supply and potable
water treatment capacity to serve the water
demands projected to result from implementation
of the Specific Plan. CCWD also prepared a 2010
Water Supply Assessment that affirmed CCWD’s capacity to serve development provided by the Area
Plan. The current estimated total water demand is
less than the estimated demands assumed in these
prior studies. Accordingly, CCWD has confirmed in
2019 their system has adequate water supply for
the Specific Plan Area.

6.3.3. PROPOSED IMPROVEMENTS
The proposed water system will connect to the
existing water system and extend it throughout the
Specific Plan Area. CCWD will utilize the existing
pump station located near the intersection of
Willow Pass Road and Clayton Road to provide
adequate system pressure for Zone 2. To ensure
adequate flow during peak demand and fire
flow scenarios, this Specific Plan provides for the
construction of new water storage reservoirs.
Framework Infrastructure for potable water
for the Specific Plan Area consists of extending
the CCWD potable water distribution system
throughout the site, as shown in Figure 6.6. A
fully integrated network of water distribution
pipelines (assumed at 8 to 12 inches in diameter)
will be constructed throughout the Specific Plan
Area, looping throughout each of the Specific
Plan Districts. Pressure reducing stations will sit at
the interconnections between Zone 1 and Zone 2
pressure services areas, but no new pump stations
are expected to be necessary to serve the Specific
Plan Area. These distribution pipelines will also
connect to the existing CCWD water system at
various locations, including at Clayton Road/Willow
Pass Road (including the existing pump station to
provide Zone 2 water pressure), at the existing terminus at Beachwood Drive, at Concord Boulevard/
West Street, at the existing terminus of Denkinger
Road, and at an off-site connection at Bailey Road.
These connections enable a fully looped and
interconnected water distribution system.
The system will also include an off-site large-diameter transmission water main (42 inches in
diameter), that will connect to an existing off-site
CCWD water transmission main within North
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Concord near Bates Avenue and Port Chicago
Highway, as shown in Figure 6.6. A transmission
water main will be installed along the alignment of
the Evora Road Extension and then under Highway
4, and to the northern portion of the Specific Plan
Area. A network of water mains (24 to 36 inches in
diameter) will extend throughout the Specific Plan
Area in a portion of the Framework Streets and up
to the water storage reservoirs. These water mains
will also include looped connections to the existing
48-inch water pipeline located along the Bay Area
Rapid Transit (‘BART’) and Coast Guard Properties.
Additionally, new storage reservoirs or water tanks
with a total volume of approximately 6.6 MGD will
need to be constructed. These reservoirs will be
located in the Los Medanos Ridge area at a site
acceptable to CCWD, the City, and the East Bay
Regional Park District (‘EBRPD’). The required elevation for the top of these reservoirs is anticipated
to be approximately 325 feet. It is expected that
one 3.3 MGD water reservoir will be constructed
in Phase 1 and a second 3.3 MGD storage reservoir
will be constructed in Phase 2. Multiple locations
for these water storage reservoirs are being evaluated based on several considerations that include
availability of or improved access to the reservoir
site, the extent of disturbance to EBRPD lands, and
seismic stability. The storage reservoir site will be
owned and maintained by CCWD. The access road
and pipeline corridor to the reservoir site will be
within EBRPD or City lands with an easement in
favor of CCWD.
The potable water system for the BART and Coast
Guard Properties will connect to existing water
systems within the adjacent neighborhoods and
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to the existing 48-inch pipeline along the east
boundary of these properties. The required storage
facilities associated with redevelopment of the
BART and Coast Guard Properties will need to be
determined by CCWD at the time these properties
are proposed for development. The water systems
serving the BART and Coast Guard Phases can be
developed independent of other Phases but will
integrate with and connect to the water systems
within adjacent Phases.
All water distribution pipelines will be located within
street ROWs and/or within designated utility corridors. The design of the water distribution system will
comply with CCWD standards and regulations.
Policy IN-3.3.1
All components of the potable water distribution
system, including water storage reservoirs, and
other water distribution facilities serving the
Specific Plan Area shall be constructed pursuant to
CCWD’s specifications and standards, as amended,
applicable at the time of submission of an Improvement Plan application. Storage tanks shall be
located, sized, and operated to meet CCWD’s water
supply and fire-fighting design standards.
Policy IN-3.3.2
Through the Specific Plan Area, Contra Costa Canal
shall be preserved within the linear open space
network so as to protect this water supply and
conveyance system. The proposed open space use
adjacent to the canal, converting segments of the
open canal to a closed culvert (such as at road or
trail crossings) and other improvements within the
canal corridor shall be subject to the review and
approval by CCWD.

Policy IN-3.3.3
Water storage reservoirs will be located within the
adjacent EBRPD conservation and open space lands
on property that will be owned by CCWD, and sited
in coordination with CCWD, City, and EBRPD.
Policy IN-3.3.4
All new development shall include at least the
following water conserving measures:
»» All buildings will be required to use low-flow,
high-efficiency fixtures and appliances.
»» Prohibit the use of turf grass in residential areas
and permit limited use within commercial areas.
»» The use of recycled water for irrigation and building cooling except at single-family residences.

6.3.4. Potable Water Phasing
Considerations
Water phasing is shown in Figure 6.7 and Figure
6.8. For Phase 1, the potable water system will
include constructing an off-site connection to
the existing 42-inch water main in Port Chicago
Highway north of Highway 4, as well as connecting
loops back to the existing water main that traverses southward along the edges of the BART and
Coast Guard Properties. Phase 1 will also include
construction of a storage reservoir, together with
associated access road improvements and pipeline
extensions to the reservoir location and may
include interim options for early portions of Phase
1 prior to construction of the storage tank itself.
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FIGURE 6.7: POTABLE WATER SYSTEM - PHASE 1
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FIGURE 6.8: POTABLE WATER SYSTEM - OTHER PHASES
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The potable water system for the BART and Coast
Guard Properties will connect to existing water
systems within the adjacent neighborhoods and
to the existing 48-inch pipeline along the eastern
boundary of these properties. The required storage
facilities associated with redevelopment of the
BART and Coast Guard Properties will need to be
determined by CCWD at the time these properties
are proposed for development. The water systems
serving the BART and Coast Guard Phases can be
developed independently of the water systems
serving other Phases but will integrate with and
connect to the water systems for the adjacent
Phases.

6.4. RECYCLED WATER

The potable water system serving Phase 2 will
include extensions of the Phase 1 system, a second
storage reservoir, and connections to existing water
systems in adjacent neighborhoods to the west.
Phase 3 will include extensions of the Phase 1 and
Phase 2 systems, as well as connections to existing
water systems in the adjacent neighborhoods to
the west.

6.4.2. PROPOSED IMPROVEMENTS

6.4.1. Existing Facilities and
Capacities
As of 2011, Central Contra Costa Sanitary District
(CCCSD) produced approximately 3.8 MGD of
recycled water at its existing wastewater treatment
plant. CCCSD currently has adequate capacity to
supply recycled water to Phase 1. CCCSD is planning to expand the capacity of its recycled water
system so as to be able to serve ultimate build-out
of the Specific Plan, as well as other recycled water
users within the CCCSD service area.

Delivery of recycled water to the Specific Plan Area
will require construction of an off-site recycled
water pipeline from the CCCSD treatment plant to
the Specific Plan Area and construction of recycled
water storage reservoirs. CCWD will own and
operate the recycled water distribution and storage
facilities once constructed, and CCCSD will provide
the recycled water supply.
The proposed recycled water system, shown in
Figure 6.9, will provide recycled water as the
primary water source for:
»» Irrigation of public spaces, open space, and
parks.
»» Irrigation of all private outdoor spaces within
multi-family, commercial, and institutional
developments.

The average daily recycled water demand associated with these uses is estimated to be 0.33
MGD during initial development and 1.63 MGD
at build-out. The delivery of recycled water to the
Specific Plan Area will require construction of an
off-site pipeline from the Specific Plan Area to
the existing CCCSD treatment plant, with multiple
routes for the off-site pipeline extension under
consideration, as shown in Figure 6.9. The recycled
water system will include storage reservoirs to
manage operational peak demands. Recycled
water storage reservoirs will be constructed either
within the adjacent future Concord Hills Regional
Park along the Los Medanos Ridge adjacent to
the potable water storage reservoirs. The storage
reservoir site will be owned by CCWD similar to the
potable water reservoir site.
The recycled water system will consist of a network
of distribution pipelines that will range in size from
8 to 18 inches in diameter and will be located in
public ROWs and utility corridors. There will be
two pressure zones with a pump station to provide
adequate pressures to the upper pressure zone
and higher elevations.
Policy IN-4.2.1
Recycled water shall be the primary supply source
for outdoor irrigation of public spaces, open
space, and parks; all private outdoor spaces within
multi-family, commercial, and institutional developments; and cooling systems (air conditioning)
in multi-family, commercial, and institutional
buildings.

»» Cooling in multi-family, commercial, and
institutional buildings.
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FIGURE 6.9: RECYCLED WATER SYSTEM
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FIGURE 6.10: RECYCLED WATER SYSTEM - PHASE 1
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FIGURE 6.11: RECYCLED WATER SYSTEM - OTHER PHASES
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Policy IN-4.2.2
When development occurs on the BART and Coast
Guard Properties and during the initial stages of
the construction of Phase 1, recycled water may
not be available to serve the Specific Plan Area. In
this case, the public spaces, open space and parks,
and multi-family, commercial and institutional
developments developed on the BART and Coast
Guard Properties and in the first half of Phase 1
shall be constructed to allow for future connection
to the recycled water system at such time that
recycled water supplies are available.

6.4.3. Recycled Water Phasing
Considerations
Recycled water phasing is shown in Figures 6.10
and 6.11. Pipes to deliver recycled water will be
installed throughout all Phases of the project.
However, it is not clear when the pipeline to deliver
recycled water from the CCCSD plant to the Specific Plan Area will be constructed. Although this will
be a Master Developer responsibility, installation
of this pipe will require a lengthy coordination
process with CCWD and CCCSD. Moreover, CCWD,
who will own and maintain the recycled water
system, does not yet have recycled water standards
and will need to adopt them as part of the design
process for this project. Therefore, conveyance
pipes inside the Specific Plan Area may be idle for a
period of time until the delivery pipe is completed.
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CCCSD is developing a plan to expand its capacity
of recycled water supply to be able to serve ultimate build out of the Specific Plan Area. This plan
must be implemented before adequate recycled
water supplies will be available to serve Phases 2
and 3.

6.5. STORMWATER
6.5.1. Existing Conditions
The Specific Plan Area lies within two watersheds — the Mt. Diablo Creek watershed and
the Holbrook Channel watershed. The majority
of the Specific Plan Area, including the easterly
portions, is within the Mt. Diablo Creek watershed.
Mt. Diablo Creek originates south of the Specific
Plan Area, flows through the site, and ultimately
discharges into Suisun Bay.
The westerly portions of the Specific Plan Area,
including the BART and Coast Guard Properties, are
within the Holbrook Channel watershed. Holbrook
Channel begins near Willow Pass and Olivera
Roads, flows northwest through the Holbrook
neighborhood on the western side of Port Chicago
Highway and Highway 242, and discharges into
the Walnut Creek channel. A small portion of the
Specific Plan Area drains directly into the Contra
Costa Canal.

The City of Concord owns and maintains the
public storm drain systems within the City, but
only minimally improved stormwater facilities exist
within the Specific Plan Area. Most stormwater
runoff flows overland within smaller ditches, many
of which have culverts at roadway or railroad
crossings. Runoff from the northwestern portions
of the Mt. Diablo Creek watershed are conveyed
through culverts under Highway 4 to a series of
ditches and channels within the Diablo Creek Golf
Course, eventually discharging to Mt. Diablo Creek
to the northwest.
The BART and Coast Guard Properties have
improved drainage systems and detention basins
that convey runoff to the downstream pipelines
within adjacent neighborhoods, both eventually
discharging to Holbrook Channel. The existing
drainage systems within the BART and Coast Guard
Properties do not provide water quality treatment
prior to discharging to the downstream facilities.
The Clayton Canal conveys drainage from Los
Medanos Ridge across the site to Mt. Diablo Creek.
CCWD is in the process of abandoning this facility.
The portion of the Clayton Canal that bisects the
Specific Plan Area will be preserved or realigned
such that the drainage function of the canal will be
maintained.  
Downstream of the Specific Plan Area, the 100year flood zones for both Mt. Diablo Creek and
Holbrook Channel extend beyond their banks and
into neighboring developed areas, indicating that
these channels do not have capacity to accommodate increased stormwater runoff.
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6.5.2. Proposed Improvements
Framework Stormwater Infrastructure for the Specific Plan Area will consist of an integrated system
of conventional stormwater drains, landscaped
detention basins, water quality BMPs, and creek
restoration that provides for improved regional
stormwater conveyance as shown in Figure 6.12.
Any direct drainage into the Contra Costa Canal will
be limited by site grading and drainage patterns
to allow only runoff from the open space and trail
areas to drain directly into the Canal. Stormwater
runoff from developed areas will instead be routed
into a storm drain system of inlets and pipelines
that will convey stormwater in drainage patterns
that closely match existing routes of runoff. The
storm drain pipelines will range from 18 to 84
inches in diameter. The pipelines will be located in
the street ROWs or utility corridors and owned and
maintained by the City of Concord.
The storm drainage pipes will outlet into strategically located detention basins at the lower
elevations of the Specific Plan Area. Specifically,
stormwater management facilities are projected in
the following locations:
»» At the northeastern corner of East Olivera
Road and Salvio Street, in conjunction with the
Holbrook Channel to the west.
»» In the triangle of land between Kinne Boulevard, Delta Road and Mt. Diablo Creek.
»» In the triangle of land between Mt. Diablo
Creek and Highway 4.
»» In two pockets on either side of Panoramic
Drive in Specific Plan District C.
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»» Along the western edge of the Coast Guard
Property.
»» Along the western edge of the BART Property.
»» In a small pocket on Panoramic Drive in Specific
Plan District A east of the BART Property.
»» In the triangle of land between Willow Pass
Road and Mt. Diablo Creek.
»» In a pocket of land on the west side of Mt.
Diablo Creek across from the Citywide Park.
»» In a pocket of land on the west side of Mt.
Diablo Creek in Specific Plan District I.
»» In the Greenframe at the edge of the Specific
Plan Area, at the southeastern corner of Willow
Pass Road and Panoramic Drive.   
Planning for outfalls from detention basins to Mt.
Diablo Creek and to Holbrook Channel will seek
a balance between minimizing the number of
outfalls and maintaining optimal sub-watershed
sizes coordinated with adjacent development plans
and phasing.
The restoration of Mt. Diablo Creek will provide
increased capacity and flood management in a
tiered floodway, together with off-line detention
basins, habitat restoration, and opportunities for
walking and biking trails in the area outside the
300-foot wide creek corridor.
The existing drainage systems and detention basins
within the BART and Coast Guard Properties will be
reconstructed. The drainage systems for these sites
will maintain connections to existing downstream
pipelines that currently convey runoff from these
sites.

Design of the stormwater management system will
comply with the Regional Water Quality Control
Board’s (‘RWQCB’) Municipal Regional Permit, the
City’s Storm Water Ordinance, and Contra Costa
County’s Clean Water Program regulations and
specifications.
Policy IN-5.2.1
All drainage, and stormwater management plans
shall comply with the Concord Municipal Code
and the Contra Costa Clean Water Program’s
Joint Municipal NPDES permit (MRP) regulations.
Additionally, all improvements to stormwater
facilities and channels (including detention basin
outfalls) shall be coordinated with the Contra Costa
Flood Control and Water Conservation District,
RWQCB, USACE, California Department of Fish and
Wildlife (‘CDFW’), and the CCWD, as required by
any existing City held natural resource permits.
Policy IN-5.2.2
Preliminary design plans for stormwater facility
and channel improvements shall be subject to
review and potential modification based on each
applicable agency’s conditions of permit approval.
Such conditions are expected to include specifications for a buffer area along Mt. Diablo Creek
and specific mitigation regulations for any loss of
riparian and/or aquatic habitat.
Policy IN-5.2.3
Any direct drainage into Contra Costa Canal shall
be limited to runoff from open space and trails
immediately adjacent to the canal. LID landscape
areas shall treat run-off prior to entering the canal.
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Policy IN-5.2.4

Policy IN-5.2.9

The storm drain system shall closely align with
existing runoff patterns and ensure the project
outfall to each watershed will be less than or equal
to the existing condition flows.

Stormwater detention facilities shall be located
outside of the Mt. Diablo Creek Preservation area,
but may be integrated into plans for new parks,
Greenways, and open space areas that will be
programmed and designed to temporarily flood
during major storms.

Policy IN-5.2.5
Stormwater flows from adjacent Phases entering
the BART and Coast Guard Properties shall not
exceed existing conditions, subject to the Contra
Costa Clean Water Program and all other applicable permit regulations.
Policy IN-5.2.6
Detention basins shall provide for attenuation of
peak flows from outfalls into Mt. Diablo Creek and
Holbrook Channel. Outflow from the detention
basins shall be metered to ensure that total
outflow is less than or equal to the flows that occur
under existing runoff conditions.
Policy IN-5.2.7
The number of outfalls from detention basins into
Mt. Diablo Creek and Holbrook Channel shall not
exceed the number required to maintain optimal
sub-watershed sizes, taking into consideration
adjacent development plans and phasing.
Policy IN-5.2.8
That portion of Mt. Diablo Creek within the Specific
Plan Area shall be restored to provide multi-functional benefits including increased storm drainage
capacity and flood protection in a tiered floodway
combined with off-line detention basins, habitat
restoration, and opportunities for walking and
biking trails in the area outside the 300-foot wide
creek corridor.
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Policy IN-5.2.10
Permanent detention basins may be used for
compliance with SWPPP regulations during construction activities. Detention basins used during
construction activity shall include additional BMPs
to address the potential for capturing potential
spills, reducing the effects of heavy equipment and
vehicles, and controlling sedimentation during the
construction period.
Policy IN-5.2.11
As per Regional Water Quality Control Board
(‘RWQCB’) Provision C.3 – New Development
and Redevelopment (‘C.3’) requirements, all
grading and construction shall employ sediment
controls around detention basins and landscaped
bioretention areas to prevent high sediment loads
from entering surface waters during construction
activities.
Policy IN-5.2.12
Maintenance and replacement of stormwater
infrastructure shall be performed routinely and as
necessary to ensure stormwater management controls are performing as designed and authorized.

6.5.3. LID and Resource-Efficient
Design
The Stormwater Management Plan starts with
implementation of low impact development (‘LID’)
practices throughout the Specific Plan Area. These
LID practices include source controls and site
designs that minimize new impervious surfaces
and resulting runoff and maximize opportunities
for infiltration and water quality enhancement
through landscape features and other pervious
surfaces. These measures will reduce the extent of
increased surface runoff due to new development.
This Specific Plan’s stormwater management plan
utilizes LID practices that minimize new impervious
surfaces and integrate stormwater management
measures into the open space network. Additionally, multi-purpose detention basins will be used
to enhance water quality, detain and lower peak
flows such that outflow from the Specific Plan Area
will not exceed existing discharge from the site
and ensure compliance with current water quality
regulations. This will ensure that development
does not adversely affect the already flood-constrained downstream portions of Mt. Diablo Creek
and Holbrook Channel.
The detention basins will provide multi-functional
BMPs for stormwater quality treatment and flow
attenuation achieving compliance with current
stormwater regulations regarding water quality
and hydro-modification. These functions will be
accomplished in separate portions of the basin,
separated by a berm and spillway internal to the
facility. Stormwater quality treatment will primarily
be accomplished through bio-filtration through soils
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FIGURE 6.12: STORMWATER MANAGEMENT SYSTEM
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FIGURE 6.13: STORMWATER MANAGEMENT SYSTEM - PHASE 1
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FIGURE 6.14: STORMWATER MANAGEMENT SYSTEM - OTHER PHASES
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and landscaping constructed within a portion of
the basins. This will provide end-of-the-line water
quality treatment for the entire watershed prior to
discharge. The basins will also provide for attenuation of peak flows such that metered outflow from
these basins will be metered to be equal to or less
than the existing discharge from the site.
The design of detention basins will be regulated to
support ecological, stormwater, and recreational
goals. Stormwater basins will not be fenced and
will form organic shapes to appear as semi-natural
landforms. They will be constructed with varying
side-slopes, between 1:10 and 1:20, and depths to
support differing water retention levels and plant
communities. Detention basins will also feature
pathways alongside, or in some cases crossing, the
basin.
Permeable pavers may be installed where feasible
in parking lots and flex zones to capture rainfall.
Bioswales and tree pits may be installed in medians
of roads and along Streetsides to collect stormwater.
Neighborhood-based open spaces may also serve
as small detention areas to detain stormwater from
small and medium-sized storms. Within these open
spaces, cross-sectional freeboard may be installed
to accommodate runoff from heavy rain events
where possible.
Policy IN-5.3.1
All new development shall utilize LID techniques
and technologies to minimize impervious cover
and reduce urban runoff.
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Policy IN-5.3.2
All storm drain pipes shall outlet into detention
basins strategically located at the lower elevations
of the Specific Plan Area, but outside of the Mt.
Diablo Creek Preservation Area, as shown in
Figure 6.12. These detention basins shall utilize
multi-functional BMPs for stormwater quality
treatment and flow attenuation with a focus on
providing increased planting area for habitat.
Policy IN-5.3.3
Water quality treatment shall be accomplished
through bio-filtration BMPs constructed within the
detention basins.
Policy IN-5.3.4
Detention basins and drainageways shall be
designed in organic shapes with varying side-slopes
and depths and pathways alongside or crossing
over them to promote their recreational, ecological, and aesthetic value. Detention basins shall not
be fenced.

6.5.4. Stormwater Phasing
Considerations
Stormwater phasing is shown in Figures 6.13
and 6.14. Each sub-watershed within each Phase
will include the construction of necessary inlets,
structures, pipelines, stormwater treatment
facilities, and multi-purpose basins. Each Phase
will recognize runoff estimates from that Phase
as well as from future adjacent phases, so as to
ensure stormwater will be appropriately managed
and conveyed as an integrated system under both
interim and built-out conditions.

The existing detention and conveyance facilities
within the BART and Coast Guard Properties will
be maintained or re-routed as needed to support
these two Phases. Runoff from Phases adjacent to
these properties will be managed such that storm
flow through the BART and Coast Guard Properties
remains similar to existing conditions.
During construction, stormwater and erosion
control will be managed through individual
Stormwater Pollution Prevention Plan (‘SWPPP’)
permits. Construction-period permits may or may
not rely on the storm drainage system described
in this Section, since the stormwater infrastructure
required to serve a development may not be
operational prior to construction.

6.6. WASTEWATER
6.6.1. Existing Conditions
Part of the Specific Plan Area is located within the
wastewater service area of Central Contra Costa
Sanitary District (‘CCCSD’), and the remainder lies
within the area served by the City. The boundary
between these service areas follows the ridgeline
that bisects the Specific Plan Area from northwest
to southeast.
Both service providers collect and convey wastewater to the wastewater treatment plant owned
and maintained by CCCSD, located near the I-680/
Highway 4 interchange, approximately 3 miles
northwest of the Specific Plan Area.
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FIGURE 6.15: WASTEWATER SYSTEM (CCCSD & CITY)
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FIGURE 6.16: WASTEWATER SYSTEM (CCCSD & CITY) - PHASE 1
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FIGURE 6.17: WASTEWATER SYSTEM (CCCSD & CITY) - OTHER PHASES
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The City owns and maintains the existing wastewater collection facilities within its service area.
This includes pipelines within existing, developed
areas southwest of the Specific Plan Area. The
City’s system includes a series of gravity pipelines
that convey wastewater from the City and other
surrounding areas within its service district to the
CCCSD treatment plant.

Under any scenario, a wastewater system with
pipelines ranging from 8 to 30 inches in diameter
will be installed within street ROWs and defined
utility corridors, displayed in Figure 6.21 through
Figure 6.24. Pump stations may be necessary
depending on which service scenario is selected.
Interim pump stations may also be necessary to
address the phasing of new development.

CCCSD owns and maintains separate wastewater
collection facilities in its service areas in North
Concord. These facilities include pipelines, pumps,
and lift stations that also convey wastewater to
the treatment plant. The existing CCCSD collection
facilities nearest to the Specific Plan Area are
located near the intersection of Bates Avenue/Port
Chicago Highway.

Both the City and CCCSD have evaluated the need
for improvements to their respective existing
downstream collection systems that will be
required to accommodate future wastewater flows
from buildout of the Specific Plan. Each entity
has identified certain capacity improvements
that will be required to accommodate increased
wastewater flows generated by the Specific Plan.
The sanitary sewer system serving the Specific
Plan Area will be configured to minimize the extent
of downstream system upgrades needed within
either the CCCSD or City service areas while still
ensuring adequate pipeline capacity.

6.6.2. Projected Treatment
Demands
The peak wastewater flow at ultimate buildout of
this Specific Plan is projected to be approximately
6.4 MGD. CCCSD has indicated that the wastewater
treatment plant has adequate available treatment
capacity to accommodate treatment demand at
final build-out.

6.6.3. Proposed Improvements
Framework Wastewater Infrastructure for the
Specific Plan Area will be provided under one of
several service scenarios, depending on which
entity provides service in which portions of the
Specific Plan Area.
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A number of scenarios have been proposed for
Phases 1, 2, and 3:
»» Convey wastewater to both the CCCSD and City,
based on their respective current service area
boundaries.
»» Convey all wastewater to CCCSD’s system to the
north.
»» Convey all wastewater to the City of Concord’s
system to the southwest.

CCCSD and the City will evaluate these scenarios
choose among them before Phase 1 will be implemented. Selection of an option will depend on the
results of on-going discussions with CCCSD and the
City that intend to minimize the extent of downstream system upgrades in either system. Should
any portion of the Specific Plan Area be served by
the existing City system, any necessary capacity
upgrades to that system will be implemented.
Under any of these scenarios, the wastewater
system will also include an off-site pipeline extension to connect to the existing CCCSD Concord
Industrial Pump Station facilities in North Concord.
This off-site extension will occur within the same
alignment as the recycled water pipeline extension,
where feasible, to minimize disturbance.
Figures 6.15, 6.16, and 6.17 illustrate the proposed
Framework Sanitary Sewer System under existing
service boundaries. The Framework Sanitary Sewer
Infrastructure would be similar across the other
scenarios but would need to incorporate pump
stations to route flows to appropriate off-site facilities, either to deliver effluent to a single service
provider or to take advantage of facilities that have
adequate capacity and therefore reduce the need
for off-site improvements.
Wastewater from the BART and Coast Guard
Phases will be conveyed to the existing City wastewater system in adjacent neighborhoods, with
improvements to pipelines as needed to provide
adequate capacity.

»» Rearrange service area boundaries to maximize
available capacities and minimize downstream
improvements.
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Policy IN-6.3.1

Policy IN-6.3.5

The design of individual components of the
Framework Wastewater Plan distribution system
(e.g., conveyance pipelines, increased pipeline capacities, pump stations, etc.) shall be in accordance
with the City of Concord and/or CCCSD standards
and regulations, such that all components of this
system will be acceptable for dedication to the
appropriate service provider upon completion.

Based on resolution of service area responsibilities (see Policy IN-6.3.1), wastewater forecasts,
capital improvement plans, and other plans for
wastewater facilities shall be updated as necessary
to ensure that future revenue sources will be
sufficient to expand existing wastewater collection
and treatment facilities.

Policy IN-6.3.2

6.6.4. Wastewater Phasing
Considerations

The wastewater system shall be configured to
minimize the extent of downstream system
upgrades within either the CCCSD or City service
areas, while still ensuring adequate conveyance
pipeline capacity.
Policy IN-6.3.3
The City shall negotiate an agreement with CCCSD
regarding the provision of wastewater collection
services prior to approval of the first Master Tentative Subdivision Map. The agreement shall address
design and sizing of required wastewater infrastructure, as well as construction of off-site improvements
needed to serve the Specific Plan Area. Once this
agreement is reached, each agency’s plans, programs, and fees may need to be revised accordingly.
Policy IN-6.3.4
Wastewater from the BART and Coast Guard
Properties shall be conveyed to the existing City
wastewater system in adjacent neighborhoods.
Potential improvements will be identified, and
conveyance pipelines shall be improved as needed
to provide adequate capacity to convey wastewater from buildout of these properties.
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Wastewater phasing is shown in Figures 6.16 and
6.17. The Phase 1 wastewater system will include
the needed structures and pipelines to convey
wastewater from Phase 1 and from future Phases
whose wastewater will drain through Phase 1. This
means that the Phase 1 Master Developer, the City
and CCCSD will need to reach a decision on the
conveyance of wastewater from Phases 2 and 3
before Phase 1 is implemented.
The wastewater system for Phase 1 will also
include an off-site pipeline extension to connect
to the existing CCCSD Concord Industrial Pump
Station facilities in North Concord. This off-site
extension will occur within the same alignment
as the recycled water pipeline extension, where
feasible, to minimize disturbance.
Wastewater system improvements for Phases 2
and 3 will include all needed the structures and
pipelines to convey wastewater under the selected
service scenario for these Phases.

6.7. ELECTRICITY
6.7.1. Existing Facilities and
Capacities
Pacific Gas and Electric’s (‘PG&E’s’) 230-kilovolt
(‘kV’) overhead transmission line, which serves
North Concord and the surrounding area, is
located to the east beyond the current terminus
of Avila Road. A separate PG&E 115kV overhead
transmission line bisects the EBRPD Regional Open
Space Reserve north of Kirker Pass Road. Other
overhead distribution facilities (12kV and 21kV
lines) run within existing franchised areas to the
north, south, east, and west of the Specific Plan
Area. Additional 12kV and 21kV overhead lines
also traverse the Specific Plan Area along Willow
Pass Road and Mt. Diablo Creek, as well as on the
easterly side of Port Chicago Highway.
PG&E has indicated that the existing distribution
lines within and near to the Specific Plan Area have
limited capacity, estimated at approximately 10
mega-volt amperes (‘MVA’).

6.7.2. Projected Demands
The expected electricity demands from development under this Specific Plan will be lower than
those in existing comparable development areas
due to increased energy efficiencies expected to
be required in new State Building Codes (2019
Building Energy Efficiency Standards) and recent
technological changes.

Wastewater systems within the BART and Coast
Guard Phases can be installed independent of
other Phases via connections to the existing wastewater systems within adjacent neighborhoods.

183

Projected electrical energy demand at ultimate
buildout of the Specific Plan Area is approximately150 MVA. This demand takes into consideration
electrical vehicle charging and the potential for a
transition to all-electric appliances.  Actual electric
demand will be subject to more precise (i.e.,
building-by-building) development decisions and
may be reduced through implementation of energy
efficiencies, energy generation options, and other
emerging technologies.

6.7.3. Proposed Improvements
This Specific Plan requires the construction of a
new electrical substation that will be owned and
operated by PG&E or another energy provider, and
the extension of a transmission line connected
to PG&E’s existing 230kV transmission line to the
east.
Based on preliminary design assumptions,
approximately 5 acres of land will be required
to accommodate the substation, including land
necessary for ingress and egress to the incoming
transmission line and outbound distribution lines.
The proposed location for the substation is north
of the Specific Plan Area, across Highway 4. If the
preferred location is determined to be infeasible,
the substation may be located in the northeasterly
portion of the Specific Plan Area within Specific
Plan District H, as shown in Figure 6.18. The final
location of the substation site will depend on
completion of on-going coordination efforts with
the energy provider. At either site, a new overhead
transmission line will access the existing 230kV
transmission line source to the east.
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The proposed location for the substation is north
of the Specific Plan Area, across Highway 4. If the
preferred location is determined to be infeasible,
northeasterly portion of the Specific Plan Area
within Specific Plan District H, as shown in Figure
6.18.
Within the Specific Plan Area, multiple underground 12kV distribution circuits located within
a joint trench system with other dry utilities, as
shown in Figures 6.18, 6.19, and 6.20, will run
from the substation to serve the Specific Plan Area.
Existing overhead electrical lines along Willow
Pass Road will be placed underground inside the
Specific Plan Area. Multiple underground distribution circuits will emanate from the substation
via a joint trench system also containing other
dry utilities such as natural gas and telecom. The
existing overhead electric distribution facilities will
be removed.
Policy IN-7.3.1
The design of the electrical distribution system,
including transmission line connections, the substation location, and distribution facilities, shall be
coordinated with PG&E, such that all components
of this system will be acceptable and adequate to
serve new development.

Policy IN-7.3.3
The siting and design of a new electrical substation
shall be coordinated with the energy provider. The
new substation site may be located off-site north
of Highway 4 or, if that site is determined to be
infeasible, on-site in Specific Plan District H.

6.7.4. Electricity Phasing
Considerations
Available capacity in existing electrical distribution
lines will serve the earlier stages of Phase 1, but
in order to meet projected electrical loads, it is
anticipated that the new substation will need to
be operational prior to the buildout of Phase 1.
Substation construction will be coordinated with
PG&E or an alternative electricity provider as
required by the development schedule. Multiple
underground distribution circuits  will emanate
from the substation through Phase 1 via a joint
trench system also housing other dry utilities such
as natural gas and telecom.

Policy IN-7.3.2
No structures shall be allowed within electrical
transmission line easements unless previously
agreed to by PG&E. Open space, landscaping, passive recreation, parking, and other non-obtrusive
uses may be allowed within these easements.
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FIGURE 6.18: JOINT TRENCH SYSTEM FOR ELECTRICITY, GAS, AND TELECOMMUNICATIONS LINES
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Alignment taken from 100lsm20
- 11' overlap at this when
drafted from north to south
and south to north
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FIGURE 6.19: JOINT TRENCH SYSTEM - PHASE 1
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FIGURE 6.20: JOINT TRENCH SYSTEM - OTHER PHASES
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6.8. NATURAL GAS
6.8.1. Existing Facilities
PG&E owns and operates existing natural gas transmission pipelines along the north side of Highway
4 and north of Kirker Pass Road. PG&E also has
existing natural gas distribution facilities within
Port Chicago Highway, at the southern end of the
project on Willow Pass Road, and just beyond the
west side of the Specific Plan Area.

6.8.2. Projected Demands
Projected natural gas demand at ultimate buildout
is approximately 1730 thousand cubic feet per
hour (‘mcfh’). Local natural gas transmission
facilities have adequate capacity to serve the
Specific Plan Area at ultimate buildout via existing
gas distribution systems within Port Chicago
Highway, Willow Pass Road, and to the west of
the Specific Plan Area. Dependency on natural
gas is expected to decrease over time in favor of
electrical distribution powered by more sustainable
green energy sources, and thus demand for natural
gas will decrease.
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6.8.3. Proposed Improvements
Framework natural gas infrastructure for the
Specific Plan Area will be provided by PG&E and
located in a joint trench system with the other dry
utilities, as shown in Figures 6.18, 6.19, and 6.20.
Improvements to PG&E’s points of interconnection
located off-site at Concord Boulevard, on Port Chicago Highway and at Evora Road may be required
to support the natural gas needs at final buildout.
Full development of the Specific Plan Area may
also require the extension of a distribution pipeline
crossing Highway 4 from Evora Road to the Specific
Plan Area.
As natural gas demand decreases and the community embraces the benefits of green energy sources
over time, adjustments to the frequency of natural
gas system upgrades may occur.

6.8.4. Natural Gas Phasing
Considerations
Construction of the natural gas distribution system
will proceed in sequence with development
phasing. Upgrades to PG&E’s existing Concord
metering/regulating station, located on Port
Chicago Highway, and to the existing gas distribution facilities along Port Chicago Highway may be
required during Phase 1.
Future Phases may require an upgrade to the
existing PG&E Evora Road metering/regulating
station and the extension of a distribution pipeline
crossing Highway 4 to the Specific Plan Area.
The joint trench systems within each Phase will be
constructed independently but will ultimately be
integrated and interconnected.

Policy IN-8.3.1
The design of the natural gas distribution system,
including upgrades to existing metering stations
and existing main gas distribution facilities, shall
be coordinated with PG&E or a similar energy
provider, such that all components of this system
will be acceptable and adequate to serve new
development.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

6.9. COMMUNICATION
FACILITIES
6.9.1. Existing Facilities
Today, most communication facilities in urban
areas run on wires, which are either installed
overhead or in trenches. Increasingly, communities
are also discussing deployment of wide-area
network (‘WAN’) wireless technology to allow for
ubiquitous public wireless communication access.
The Specific Plan Area currently contains very
little telecommunications infrastructure, since it is
largely undeveloped.

6.9.2. System Improvements
Telecommunications lines will be included within
the joint trench system shown in Figures 6.18,
6.19, and 6.20. This system will include at least one
unused fiber optic cable (“dark fiber”), owned by
the Master Developer and made available to the
City or another user under a future agreement to
provide space for implementing emerging technologies in the future.
A WAN may also be installed to provide comprehensive, low-cost, high-precision Wi-Fi coverage for
residents, businesses, and the City.  Radiation and
power consumption for WAN systems is lower than
that for cellular usage, which will reduce potential
electromagnetic health impacts and increase the
battery life of devices.
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Policy IN-9.2.1
The installation of telecommunication services
shall be coordinated with appropriate telecommunication and cable service providers gradually over
the course of development.
Policy IN-9.2.2
At least one unused fiber optic cable (“dark fiber”)
shall be co-located within joint trenches for dry
utilities, to be utilized by emerging technologies as
they become available.
Policy IN-9.2.3
All telecommunication facilities shall comply with
the regulations and specifications of Concord Municipal Code Chapter 18.205, Wireless Communication Facilities for New and Substantially Changed
Wireless Facilities, and, in particular, with site
location guidelines (per Section 18.205.090) and
development standards (per Section 18.205.100),
which is currently under revision by the City.
Policy IN-9.2.4
Light fixtures, bus stops, buildings, and street
furniture shall be designed to accommodate and
fully conceal small cell wireless facilities.
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6.10. UNDERGROUND
UTILITY LOCATIONS
Figures 6.21, 6.22, 6.23, and 6.24 show schematic
locations for utility lines within Framework Streets
in the Specific Plan Area. These illustrations adhere
to the following principles:
»» Utility lines will be placed in accordance with
standards promulgated by the City, CCCSD,
CCWD, and other utility providers.
»» Utility lines will maintain the required separations found in California Waterworks Standards.
»» As noted elsewhere in this chapter and Chapter
8, the joint utility trench will have extra capacity
for future utilities, which might include green
infrastructure or Smart City technology.
»» The organization of utility lines will also leave
extra room in each street section for possible
future installation of other as-yet-unforeseen
underground utilities.
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FIGURE 6.21: WILLOW PASS ROAD UTILITY LOCATIONS

FIGURE 6.22: MAIN AND SALVIO STREET UTILITY LOCATIONS

FIGURE 6.23: TRANSIT SPINE UTILITY LOCATIONS

FIGURE 6.24: TYPE 2 FRAMEWORK COLLECTOR UTILITY
LOCATIONS
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6.11. WASTE MANAGEMENT
AND REDUCTION
This section describes waste management and
reduction strategies that will be employed in the
Specific Plan Area.

6.11.1. Residential and Commercial
Waste
Concord Disposal Service (‘CDS’) provides solid
waste disposal in Concord, while Mount Diablo
Resource Recovery (‘MDRR’) provides recycling
and green waste services. The City of Concord
is also served by a Household Hazardous Waste
Collection Facility located in Martinez and operated
by CCCSD. The City places a high priority on waste
reduction and recycling and has Construction and
Demolition Recycling Ordinances which require
that the majority of construction and demolition
waste and all concrete, soil, asphalt, and masonry
products be recycled or reused.
At ultimate build out of the Specific Plan Area,
it is projected that the community will generate
approximately 140 tons of solid waste per day, or
approximately 50,000 tons of waste per year. The
Potrero Hills and Keller Canyon Landfills are expected to have sufficient capacity to accommodate
this demand. The actual tonnage generated is also
expected to diminish with successful implementation of waste reduction, composting, and recycling
programs.
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This Specific Plan contributes toward a statewide
trend in reversal of landfill disposal of household
and commercial waste through reducing, recycling,
and/or composting the waste stream. With the
passage of AB 341 in 2011 and the California
Department of Resources Recycling and Recovery
(‘Cal Recycle’) Report to the Legislature in 2015,
the State has established a policy goal that not less
than 75 percent of solid waste generated be source
reduced, recycled, or composted by the year
2020. The Cal Recycle Report provides a catalog of
options for achieving the 75 percent diversion goal,
including a mix of statutory and regulatory changes, infrastructure expansion, fiscal policies and
incentives, as well as monitoring and enforcement
programs.
This Specific Plan implements strategies designed
to capture 75 percent of the expected waste
stream. Separating waste sources into organics,
recyclables, and residuals is the most reliable
method to reduce the amount of waste sent to
landfills, and equipment that makes source separation easy and convenient will be employed to
achieve a successful waste diversion program. This
will include the ‘three bin’ system for recycling,
compost, and landfill waste.
Policy IN-11.1.1
A minimum of 75 percent of solid waste generated
by all new development shall be reduced by
source, composted, or separated for potential
recycling.

Policy IN-11.1.2
All new development shall provide facilities for the
convenient separation and storage of waste into
trash, recyclable, and compostable waste streams.
Policy IN-11.1.3
Public spaces shall include easily accessible containers that separate trash, recycling, and compost
materials.  
Policy IN-11.1.4
Facilities for the convenient and accessible
recycling of non-hazardous universal waste (e.g.,
batteries, e-waste, lamps, cathode ray tubes/glass,
and aerosol cans) shall be provided within the
Specific Plan Area.
Policy IN-11.1.5
Waste collection contracts that serve the Specific
Plan Area shall provide separated collection for
mixed organic materials, commingled recyclables
(e.g., plastic, paper, cardboard, glass, aluminum),
and all other waste.
Policy IN-11.1.6
All new residents and businesses shall be provided with an education kit on waste reduction,
collection, and separation. Such educational kits
shall be provided by the Vertical Developer, HOA,
or the waste management company upon initial
occupancy.
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6.11.2. Construction and Demolition
Waste
As with energy efficiency and water conservation,
Statewide legislation and 2016 updates to Title
24 of the California Building Code (‘CALGreen’)
have significantly strengthened waste reduction
and recycling criterion for new construction since
the Area Plan was adopted in 2012. Many specific
measures identified in the Area Plan’s waste management policies for construction and demolition
waste are now required under CALGreen and other
State regulations.
The 2016 benchmarks of the (‘CALGreen’) include
recycling and salvage specifications leading to the
recycling and reuse of a minimum of 65 percent
of non-hazardous construction and demolition
waste (except for excavated soil and land-clearing
debris). CALGreen allows that an alternate waste
reduction regulation may be suggested through
demonstration that necessary diversion or
recycling facilities do not exist or are not located
within a reasonable distance from the jobsite.
A Construction Waste Management Plan will be
required prior to issuance of building permits, and
a Construction Waste Management Final Report
containing information and supporting documentation must be provided before the final inspection.
For excavated soil and land clearing debris, 100
percent of all trees, stumps, rocks, and associated
vegetation and soils resulting primarily from land
clearing (except contaminated vegetation or soil)
shall be re-used or recycled. For phased projects,
material may be stockpiled on-site until the storage
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site is developed. Projects must comply with the
Construction & Demolition (‘C&D’) Materials
Recycling Ordinance.

6.12. SMART CITIES
INFRASTRUCTURE

Policy IN-11.2.1

A series of forward-thinking, Smart City technologies may be implemented within the Specific Plan
Area as these technologies become more available
and financially attainable. These measures are
described in detail in Chapter 8.

A minimum of 65 percent of all non-hazardous
construction and demolition waste (except for
excavated soil and land-clearing debris) shall be
recycled and/or salvaged for reuse, unless it is
demonstrated that necessary diversion or recycling
facilities do not exist.
Policy IN-11.2.2
For excavated soil and land clearing debris, 100
percent of all trees, stumps, rocks, and associated
vegetation and soils resulting primarily from land
clearing (except contaminated vegetation or soil)
shall be re-used, recycled or composted. For
phased developments or infrastructure improvements, material may be stockpiled on-site until the
storage site is developed.
Policy IN-11.2.3
For all activities requiring building permits, the
Master Developer or Vertical Developer shall
provide evidence of compliance with the City’s
Construction and Demolition Materials Recycling
Ordinance. A Construction Waste Management
Plan shall be prepared prior to issuance of building
and grading permit, and evidence of compliance
shall be submitted to the City’s Building Department before the final inspection.
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DEVELOPMENT CONTROLS

7

This chapter establishes the development controls and regulations for all Development in the
Specific Plan Area. It includes a Framework Regulating Plan that designates Regulating Zones for
various areas, a brief description of each zone, and detailed land use and building form regulations
for each zone. These are followed by a more general set of design standards and guidelines that
new buildings and development throughout the Specific Plan Area must meet to achieve the vision
expressed in earlier chapters.
While individual buildings will be shaped by their land use and the standards for the Regulating
Zone they occupy, a building’s design should also reinforce the overall character of the Specific Plan
District in which it is located. Descriptions of Specific Plan Districts, including policies pertaining to
each Specific Plan District, are found in Chapter 3.

This chapter contains a series of
Development Controls that are categorized
as Standards and Guidelines.
■■ Development Controls is the overarching
term that includes both Standards and
Guidelines.
■■ Standards are mandatory requirements
that must be met by all development.  They
generally contain the word “shall,” which
indicates that they are required.
■■ Guidelines are advisory statements that
should be carried out if feasible.  They
generally contain the word “should,” which
indicates that they are encouraged but not
required.  Master and Vertical Developers
may propose alternative methods to
achieve the goals of a Guideline, or may
demonstrate why compliance is not
feasible.  

7.1. FRAMEWORK
REGULATING PLAN
The Framework Regulating Plan shown in Figure
7.1 designates Regulating Zones throughout the
Specific Plan Area. The Framework Regulating Plan
includes six Regulating Zones and one Overlay
Zone. In order to accommodate a high level of
diversity within the Specific Plan Districts of the
Specific Plan Area, each Regulating Zone has a
distinct set of development standards that define
the physical form of the built environment. The
standards establish specific physical and land use
regulations for each Regulating Zone, including
permitted land uses, density, building placement,
allowable frontage types, allowed projections into
setback area, and parking requirements.
The Community Facilities Overlay Zone is shown
as a blue hatch in Specific Plan Districts C, G, H, I
and J. These areas are the potential locations for
several types of public or quasi-public uses, which
include:

These are shown as an overlay in case the facility
is relocated to a different part of the Specific
Plan Area or is not needed at all, as described in
Chapters 4 and 6. The overlay zone hatch shows
an underlying land use zone color that the site will
revert to if the facility is relocated. The underlying
land use zones for these facilities include MU-3,
MU-1, R-2, and C-1 Commercial Flex. The proposed
facility type for each location is shown in Chapter 4.
The shape and location of Regulating Zones are
generally defined with reference to Framework
Open Spaces and Framework Streets. The
Framework Open Spaces and Framework Streets
appear on the Framework Regulating Plan in this
chapter solely to illustrate those relationships. The
regulations applicable to Framework Open Spaces
can be found in Chapter 4, while information on
Framework Streets can be found in Chapter 5.

»» Schools.
»» Community Centers.
»» Police Substations.
»» Fire Stations.
»» Utility Substations.
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FIGURE 7.1: FRAMEWORK REGULATING PLAN
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MU-3 Mixed Use - High Density
Intent

7.2. REGULATING ZONE
OVERVIEW

The MU-3 zone is within a 10-minute walk of the BART station, providing access to regional transit services. It is the most
active and walkable zone in the Specific Plan Area. This zone has a continuous street wall, with a tight network of streets
and compact blocks, wide sidewalks, and regular street tree planting.

The following zone descriptions present a brief
overview of each of the seven Regulating Zones.
Illustrations are for reference and are not intended
to show actual development projects. Further
detail about allowable land uses for each zone
can be found in Section 7.3. A complete listing of
regulations including density, height, parking, and
other regulations for each zone can be found in
Section 7.4.

Use Mix
MU-3 contains greatest variety of uses within the Specific Plan Area, including office, retail, dining and entertainment,
multi-family residential, and civic uses of regional importance. Buildings will be vertical mixed use, with retail or other
commercial uses on the ground floor and residential or office uses above.
Height and Intensity
This zone includes the highest density of development of all zones. Commercial Floor Area Ratio FAR may be up to 4.0,
and residential density can be up to 165 dwelling units per acre. Buildings on the BART Property may be up to 165’ high.
Buildings in all other parts of the MU-3 zone may be up to 110’ high with a height minimum of 36’ along Framework
streets and 24’ along other streets. Buildings in this zone will create a nearly continuous street wall, especially along
Framework Streets. Ground floor uses are usually activated with storefront commercial, building entries and other active
uses to serve the needs of employees, residents, and daily visitors.
Specific Plan Districts
The MU-3 zone is located in Specific Plan District A only.

MU-2 Mixed Use - Medium/High Density
Intent
The MU-2 zone serves as a transition between the intensive transit oriented uses nearest to BART, and lower density uses
beyond. This zone also serves as the primary commercial area in the Town Center Specific Plan District G. Similar to MU-3,
it has a tight network of streets and compact blocks, wide sidewalks, and regular street tree plantings.
Use Mix
MU-2 contains a large variety of uses including retail, offices, and multi-family and attached single-family residential uses.
Height and Intensity
MU-2 consists of medium to high density mixed-use buildings. Commercial FAR may be up to 3.0, and residential density can be
up to 100 dwelling units per acre. Building height is up to 90’ with a minimum of 24’. Buildings will create a continuous street wall
along Framework streets but may have small variations in street setback along other streets. Ground floor uses are often activated
with storefront commercial and building entries, especially at important intersections and along public open space.
Specific Plan Districts
The MU-2 zone is located in Specific Plan Districts A, C, and G
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MU-1 Mixed Use - Medium Density
Intent
The MU-1 zone is a lower density zone that continues the transition from the MU-2 zone to mostly residential zones
beyond. The MU-1 zone also serves an important function as a commercial activity zone along Willow Pass Road, and
as the center of activity for the eastern Specific Plan Districts in the “tail” of the Specific Plan Area. Blocks are typically
compact to medium-sized and streets are organized in a grid. Building fronts may have more variation in street setback
than in MU-2 and MU-3. Landscape may range from formally organized to informal.
Use Mix
The MU-1 zone contains a mix of uses but is predominantly residential, with locally serving commercial buildings such
as corner stores at significant intersections. This zone may contain a wide range of housing types, from duplexes and
townhomes to small multi-family buildings.
Height and Intensity
Commercial FAR may be up to 2.0, and residential density can be up to 75 dwelling units per acre. Buildings are up to 65’,
with a minimum of 24’. Building frontages vary; they may be set at the street or setback to a moderate degree. To ensure
a lower scale in context with the surrounding neighborhood in SP Districts I and J, residential density is capped at 45
dwelling units per acre in these districts.
Specific Plan Districts
The MU-3 zone is located in Specific Plan Districts A, C, D, E, F, G, H, I, and J

C-1 Commercial Flex
Intent
The C-1  zone is planned as an area of ample sized blocks to allow large-plate facilities served by direct transit service and
emerging technologies such as autonomous vehicles. The zone is meant to be flexible, to accommodate changing building
types that will respond to future trends. The blocks, although longer than other zones in the Specific Plan Area, are still
required to be pedestrian and bicycle friendly, with wide sidewalks and bicycle facilities and mid-block connections.
Use Mix
The C-1 zone allows lower-density employment uses, research and development and light industrial uses. Restaurants may
be allowed as an ancillary use to the commercial use.
Height and Intensity
Commercial FAR may be up to 2.0. The maximum height of buildings is 90’, with no minimum height. Building intensity is
allowed to be lower than other zones. Buildings are set relatively close to primary streets.
Specific Plan Districts
The C-1 use is in Specific Plan District H only.
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R-2 Medium Density
Intent
The R-2 zone consists of a medium-density residential fabric with a variety of building types such as duplexes, triplexes,
townhouses, and small multi-family buildings to compact single-family detached homes. Block configuration will vary
according to building types. Landscape may range from organized and patterned to informal.
Use Mix
Primarily residential uses, with limited additional uses such as community facilities.
Height and Intensity
Where non-residential uses are provided, FAR may be up to 1.0. Residential density can be up to 35 dwelling units per
acre. Buildings are up to 55’ with no minimum height requirement. Building setbacks from public streets may vary from
shallow to medium to allow landscape at frontages.
Specific Plan Districts
The R-2 zone is located in Specific Plan Districts A, C, D, E, F, G, I, and J

R-1 Low Density
Intent
Zone R-1 consists of medium- to low-density residential fabric. This zone will contain a range of housing types including
single-family detached homes, duplexes, triplexes, and townhouses. The fabric will be traditional residential in feeling with
an emphasis on walkable connections to transit.
Use Mix
Primarily residential uses are allowed.
Height and Intensity
Residential density can be up to 15 dwelling units per acre. Buildings are up to 35’. Blocks sizes will vary, responding to the
housing type, and will be modified by topography or other natural features. Landscapes will be informal and naturalistic.
Specific Plan Districts
Zone R-1 is located in Specific Plan Districts E, F, I, and J
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R-1X Very Low Density

AF Airfield Zone

Intent

Intent

Limited areas of the R-1 zone will be allowed to have Very Low Density residential zoning. These areas will allow a strong
connection between the houses and surrounding landscape. Larger houses may be split into multiple volumes to minimize
scale and enhance views to the landscape.

AF is a zone located in SP District D, in an area designated
by this Specific Plan for schools and wetland preservation
or mitigation. The Airfield Zone allows for flexible land
uses that could include the wetlands and schools.  If one
or both of these uses is not needed or takes up less area
than the entire Zone, then R-2 Medium Density residential land uses would also be allowed.

Use Mix
Allowable uses are similar to R-1 Low Density. For this reason, the R-1X zone is not shown as a separate column in the
Land Use Table.
Height and Intensity
The R-1X zone allows for up to 40 lots/dwelling units of less than 6 dwellings per acre. The height limit is 35’. R-1X very low
density dwelling units are detached single family homes.

Use Mix

Specific Plan Districts

The AF zone does not have a column in the Land Use
Matrix in Section 7.3. Allowed uses are wetland preservation or mitigation, schools, or medium density residential
land uses.  If housing is constructed, the regulations in
the Land Use Matrix that apply to the R-2 Zone will apply.

The R-1X zone is not shown in the Framework Regulating Plan, but will be flexibly located in either SP Districts E or J.

CC Campus
Intent
CC consists of an urban campus of higher education, dormitories, institutional or cultural facilities (e.g., library, performing
arts center, and community centers), healthcare campus, workforce training center, R&D, convention center, and other
Campus-supportive uses.
Use Mix
Uses are flexible to accommodate large scale campus development.
Height and Intensity
Commercial FAR may be up to 3.0. Buildings are allowed to 110’ in height with a 24’ height minimum.
Specific Plan Districts

Height and Intensity
The AF zone does not have a section in the Regulating
Zone Development Standards in Section 7.4. If schools
or wetlands occur, these public uses will not be subject
to the city height and intensity regulation. If housing is
constructed, the regulations in Section 7.4 that apply to
the R-2 Zone will apply.
Specific Plan Districts
The AF zone is located in Specific Plan District D only.

The CC zone is located in Specific Plan District B only.
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7.3. LAND USE MATRIX
Table 7.1 lists the permitted land uses for each Regulating Zone, with corresponding permit requirements.
Allowed use in Open Space areas are defined in Chapter 4.9.
The City and other public agencies have discretion over uses in the Community Facilities Overlay zone, so they are not shown in this table.
Land Uses defined in zone R-1X generally have the same permitted land uses as zone R-1 and therefore the table does not have a separate column for R-1X in the
Land Use Matrix. Any discrepancies between these zones are noted in the table.
Permitting requirements are classified as follows:
TABLE 7.1: LAND USE TABLE

ZC   Zoning Clearance        AP   Administrative Permit        MP   Minor Use Permit        UP   Use Permit        —   Not allowed

LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

--

--

MP

—

MP

MP

—

» Single-Family, Detached

—

—

--

—

ZC

ZC

—

» Single-Family, Detached – Small Lot Subdivision

—

—

--

—

ZC

ZC

—

» Single-Family, Attached

UP

ZC

ZC

—

ZC

ZC

—

ADU3

ADU3

ADU3

—

ADU3

ADU3

—

» Duplex

UP

UP

UP

—

ZC

MP 6

—

» Multifamily

ZC

ZC

ZC

—

ZC

—

—

Family Day Care Home, Small

--

--

--

—

ZC5

ZC

—

Family Day Care Home, Large

—

—

--

—

AP

5

AP

—

Group Housing

UP

UP

UP

—

UP

—

ZC

Home-Based Business

ZC

4

ZC

4

ZC

—

ZC

4

ZC

—

Live/Work Unit

ZC

ZC

ZC

MP

AP

AP

—

Mobile Home Park

—

—

—

—

—

—

—

Residential Care Facility, Small

ZC4

ZC4

ZC4

—

ZC

ZC6

—

Residential Care Facility, Large

—

—

—

—

MP

MP

—

Residential Facility for Seniors, Assisted Living

ZC

ZC

ZC

—

ZC

ZC

—

RESIDENTIAL USES
Bed and Breakfast Inn
Dwelling, Dwelling Unit, Housing Unit

» Accessory Dwelling Unit, Junior, Accessory Dwelling
    Unit, Efficiency Unit
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LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

Supportive Housing, Multi-Family

ZC

ZC

ZC

—

—

UP6

—

Supportive Housing, Single-Family

—

—

—

—

ZC

ZC

—

Transitional Housing, Multi-Family

ZC

ZC

ZC

—

ZC

UP6

—

Transitional Housing, Single-Family

—

—

—

—

ZC

ZC

—

Airport

—

—

—

—

—

—

—

Ambulance Service

—

UP

UP

AP

—

—

—

Cemetery, Columbarium, Mausoleum

—

—

—

UP

—

—

—

Conference, Convention Facility

UP

UP

—

ZC7

—

—

UP

Cultural Institution

ZC

ZC

AP

—

—

—

ZC

AP

AP

—

—

—

—

Public/Quasi-Public and Recreational Uses

Emergency, Homeless Shelter
Farmers’ Market

ZC

ZC

ZC

—

AP

AP6

ZC

Funeral Parlor, Mortuary

—

—

—

UP

—

—

—

Government Office

ZC

ZC

ZC

ZC

—

—

ZC

Heliport

—

—

—

UP

—

—

—

Library

ZC

ZC

ZC

—

MP

MP6

ZC

» Hospital, Medical Center

—

UP

—

—

—

—

—

» Medical Clinic

ZC

ZC

ZC

UP

—

—

AP

» Nursing Facility/Extended Care

—

—

UP

—

UP

—

—

» Urgent Care Facility

—

ZC

ZC

—

—

—

—

Meeting Facility, Public/Private

MP

MP

MP

—

—

—

—

Military

—

—

—

—

—

—

—

Parking Facility

ZC

ZC

ZC

ZC

—

—

ZC

Public Maintenance and Service Facility

—

—

—

ZC

—

—

—

Cannabis Uses – needs current code language 18.45.020
Medical Services
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LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

» Bingo Hall

—

—

—

—

—

—

—

» Commercial Recreation, Indoor

ZC

ZC

ZC

ZC

—

—

ZC

» Golf Course, Country Club

—

—

—

—

—

—

—

» Park and Recreation Facility

ZC

ZC

ZC

ZC

ZC

ZC

ZC

» Residential Recreation Facility

ZC

ZC

ZC

—

ZC

ZC

» Sports and Entertainment, Assembly

UP

UP

—

UP

—

—

UP

» Sports and Recreation Facility

—

—

—

UP

—

—

UP

» Small Collection Facility

AP

AP

AP

AP

AP

AP

AP

» Large Collection Facility

—

—

—

UP

—

—

—

» Processing Facility

—

—

—

UP

—

—

—

—

—

UP

UP

UP

UP

UP

» Elementary, Middle, Secondary

—

UP

UP

—

UP

UP

—

» College, University

UP

UP

UP

—

—

—

ZC

» Nursery School, Preschool, Childcare

ZC

ZC

ZC

—

ZC

ZC

ZC

» Trade School, Vocational Training

MP

MP

MP

AP

—

—

UP

Social Services Facility, Community Organization

ZC1

ZC

ZC

AP

AP

—

ZC

Theater, Auditorium

ZC

ZC

MP

UP

—

—

UP

Utility Facility, Transmission Towers

—

—

—

UP

UP

UP

—

Wireless Communications Facility

AP, MP OR 6409

AP, MP OR 6409

AP, MP OR 6409

AP, MP OR 6409

AP, MP OR 6409

AP, MP OR 6409

AP, MP OR 6409

» Battery Storage System

ZC

ZC

ZC

ZC

ZC

MP

ZC

» District Heating & Cooling

AP

AP

AP

AP

AP

MP

AP

» Geothermal Bore Field

MP

MP

MP

AP

MP

UP

AP

» Internet Service Exchange

AP

AP

AP

AP

AP

MP

AP

Recreational Facilities

Recycling Facilities

Religious Facility
Schools

Ecogrid Infrastructure
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LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

» Recycled Water Treatment Facility

MP

MP

MP

MP

MP

UP

MP

» Solar Farm (not building roof mounted)

AP

AP

AP

AP

AP

MP

AP

Community Gardens

ZC

ZC

ZC

ZC

ZC

ZC

ZC

Companion Animal, Horses, Fowl

—

—

—

—

—

MP

—

Crop Production, Orchard, Vineyard

—

—

—

—

MP

MP

—

Livestock, Grazing

—

—

—

—

—

—

—

Mining, Quarrying

—

—

—

—

—

—

—

Farm Supply Store

—

—

AP

ZC

AP

—

—

Adult Day Care Center

AP

AP

AP

—

MP

MP6

AP

Adult-Oriented Business

—

—

—

UP

—

—

—

» Boarding, Kennel

—

—

UP

UP

—

—

—

» Dog Day Care, Training

AP

AP

AP

AP

—

—

—

» Grooming

AP

AP

AP

AP

—

—

—

» Hospital, Veterinary Clinic

—

MP

MP

AP

—

—

—

ZC

ZC

ZC

—

—

—

—

» Auction

—

—

—

MP

—

—

—

» Brokers, Office Only

ZC1

ZC

ZC

ZC

—

—

—

» Brokers, Office with Vehicle Display

—

AP5

MP

ZC

—

—

—

» Dealership, New

—

UP5

UP 5

ZC

—

—

—

» Dealership, Used

—

—

—

ZC

—

—

—

» Dealership, Motorcycles

MP5

MP5

MP

ZC

—

—

—

» Rental

AP5

AP5

UP

ZC

—

—

—

OPEN SPACE AND AGRICULTURAL USES

OFFICE, COMMERCIAL, AND RETAIL USES

Animal Services

Antique, Collectible Store
Automobile Sales and Rental/Leasing
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LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

» Car Wash, Attended

—

—

—

AP

—

—

—

» Car Wash, Unattended

—

—

—

—

—

—

—

» Gas Station

—

—

UP

UP

—

—

—

» Maintenance Services

—

—

MP

AP

—

—

—

» Major Repair/Body Work

—

—

—

MP

—

—

—

» Minor Repair

—

—

—

MP

—

—

—

» Bank, Credit Union

AP2

AP2

AP2

ZC

—

—

ZC

» Bank with Drive-Through  Service

—

—

—

—UP

—

—

—

» Check Cashing Business

—

—

—

—

—

—

—

» No Outdoor Storage

AP

AP

AP

ZC

—

—

—

» With Outdoor Storage

—

—

—

AP

—

—

—

ZC1

ZC1

ZC1

ZC

—

—

ZC

AP

—

—

Automobile Services and Repair

Banks and Financial Services

Building Materials Sales and Services

Business Support Services
Catering Service
Catering Service, less than 5,000 sq. ft. with storefront
restaurant

ZC
AP

AP

AP

» Bar, Night Club, Lounge

AP

AP

MP

—

MP

—

AP

» Food Vendor Group Site

MP

MP

MP

AP

—

—

AP

» Micro-Brewery/Distillery

MP

MP

MP

AP

—

—

AP

» Micro-Brewery/Distillery, Large

—

UP

UP

MP

—

—

—

» Restaurant, Full Service

ZC

ZC

ZC

ZC

—

ZC

» Restaurant, Full Service, Less than 3,000 sq. ft.

ZC

ZC

ZC

» Restaurant, Limited Service

ZC

ZC

ZC

ZC

—

—

ZC

» Restaurant, with Drive-Through

—

—

UP

UP

—

—

—

Eating and Drinking Establishments
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LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

» Restaurant, with Live Entertainment

ZC

ZC

MP

MP

—

—

—

» Tasting Room

AP

AP

AP

AP

—

—

AP

AP2

AP2

AP2

ZC

—

—

ZC

» Convenience Store, no Alcohol Sales

ZC

ZC

ZC

ZC

—

—

ZC

» Convenience Store, with Alcohol Sales

AP

AP

MP

MP

—

—

AP

» Grocery Store

ZC

ZC

ZC

—

—

—

AP

» Liquor Store

—

MP

UP

—

—

—

—

ZC

ZC

ZC

—

—

—

AP

—

—

AP

AP

—

—

—

» Administrative, Information Processing

ZC1

ZC1

ZC

ZC

—

—

AP

» Medical and Dental  Office

ZC

ZC

ZC

AP

—

—

AP

» Professional  Office

ZC1

ZC

ZC

AP

AP

—

ZC

» General

ZC

ZC

ZC

MP2

—

—

—

» Improvement, Instructional

ZC

ZC

ZC

AP

AP

—

—

» Restricted

—

UP

UP

UP

—

—

—

—

—

—

—

—

—

—

» Big Box

ZC

ZC

MP

MP

—

—

—

» General

ZC

ZC

ZC

AP2

—

—

AP

» Nursery

—

—

AP

AP

MP

—

» Restricted

—

UP

UP

—

—

—

—

—

—

—

—

Fitness Facility, Health Club
Food, Beverage Sales

Hotel
Maintenance Services

» Office with No Outdoor Storage or Activities
Offices

Personal Services

Repair Service, Large appliance and Equipment
Retail Sales

» Drive-through Retail
Secondhand Sales, Less than 5,000 sq.ft.

UP
AP

CHAPTER 7: DEVELOPMENT CONTROLS

AP

AP

207

LAND USE

MU-3

MU-2

MU-1

C-1

R-2

R-1 / R-1X

CC

—

—

—

—

—

—

—

» Cabinet Shop

—

—

—

ZC

—

—

—

» Contractor Office, No Outdoor Storage

—

—

—

ZC

—

—

—

Fleet-Based Service

—

—

—

—

—

—

—

Freight and Truck Terminal

—

—

—

—

—

—

—

BUSINESS PARK AND INDUSTRIAL USES
Auto Wrecking, Dismantling Yard
Contractors, Special Trade

» Contractor Yard, with Outdoor Storage

Heavy Vehicle and Large Equipment, Sales/Rental, Service and Repair

» Commercial Vehicles and Equipment

—

—

—

—

—

—

—

» Recreational Vehicle

—

—

—

—

—

—

—

MP1

AP1

AP

ZC

—

—

AP

» Artisan/Custom Product

AP5

AP5

AP

ZC

—

—

—

» Industry, Heavy

—

—

—

—

—

—

—

» With no Outdoor Storage/Activities

—

—

—

AP

—

—

—

» Warehouse Show Room with Assembly and Sales

MP

MP

MP

AP

—

—

—

ZC

ZC

ZC

AP

—

—

AP

» Hazardous Materials

—

—

—

—

—

—

—

» Self-Storage Facility, Mini-Storage

—

—

—

ZC

—

—

—

» Vehicle

—

—

—

—

—

—

—

Towing Service

—

—

—

—

—

—

—

Warehouse, with No Outdoor Storage

—

—

—

ZC

—

—

—

Wholesaling, Distribution

—

—

—

UP

—

—

—

Laboratory, Research, and Development
Manufacturing, Processing

Media Production Facility
Storage

1. Not allowed on ground floor facing Framework Streets.
2. Allowed to occupy up to 20% GFA of shopping center or multi-tenant building or 20% street frontage of one building.
3. Permitted where a legal attached or detached single-family dwelling exists.
4. Allowed within residential use only.
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5. No outdoor facilities, storage, or activities are allowed.
6. Use not allowed in R-1X (Very Low Density).
7. Conference Facility up to 400,000 sq. ft.
*See Section 18.25.030 B. and C. of the Concord Municipal Code for Permit Requirements
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7.4. REGULATING ZONE
DEVELOPMENT
STANDARDS
The following tables or “dashboards” present
important development standards for each
Regulating Zone. The standards are tailored to each
zone to ensure that private development projects
reflect the intensity, height, building frontage and
parking location appropriate for that zone. Dashboards include references to other sections for
illustrations and definitions of standards.
In addition to the standards for development in
this section, project applicants should also follow
standards and guidelines found in the following
sections:

PRIMARY, NON-PRIMARY, AND
TERTIARY FRONTAGES

Some of the standards in the dashboards below
are based on Primary, Non-Primary, and Tertiary
Frontages. The following rules will set the Primary,
Non-Primary and Tertiary Frontages of a property:
»» Portions of a lot abutting a Framework Street
shall be considered the Primary Frontage, and
portions abutting another street or public space
shall be considered the Non-Primary Frontage.
If a lot does not abut a Framework Street, applicant must determine one Primary Frontage.
»» For lots that abut more than two streets or
public spaces, Tertiary Frontages are those
frontages that remain after determining the
Primary and Non-Primary Frontages.

7.5 Frontage Types
7.6 Block Configuration
7.7 Ground Floor Activation
7.8 – 7.13 General Design Standards and
Guidelines, including Building,
Landscape, Open Space, Lighting,
Signage and Bridges
7.14 Parking Standards
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TABLE 7.2: MU-3 DEVELOPMENT STANDARDS DASHBOARD

MU-3

MIXED USE – HIGH DENSITY

INTENT
The MU-3 zone is within a 10-minute walk of the
BART station, providing access to regional transit
services. It is the most active and walkable zone
in the Specific Plan Area. This zone has a continuous street wall, with a tight network of streets
and compact blocks, wide sidewalks, and regular
street tree planting.

im
Pr

n-

No
ar

F

a
nt
ro
yF

DEVELOPMENT INTENSITY

ge

E
ge
onta
r
F
y
mar

Pri

COMMERCIAL INTENSITY (FLOOR AREA RATIO) –See Note 1
Maximum

4.0

Minimum

0.75

RESIDENTIAL DENSITY (UNITS/NET ACRE) – See Note 2

Figure showing potential development using
standards for the MU-3 zone.

Maximum

165

Minimum

40

BLOCK STANDARDS – Definitions provided in Section 7.6
Typical Block Size

300’ x 300’

Maximum Block Length in any Dimension

450’

LOT STANDARDS
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Lot Width

No min. or max.

Lot Coverage

100% max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

D

A

5

G

3
4

1

2

NON-PRIMARY FRONTAGE

SIDE

SIDE

SIDE

OPEN SPACE

B

SIDE

D

C

NON-PRIMARY FRONTAGE

H

FRONT

FRONT

K

PRIMARY FRONTAGE

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

J

BUILDING HEIGHT

BUILDING SETBACKS See Note 3

Building Height Maximum  

At Non-Primary/Tertiary Frontage

0’ min./10’ max.

A
B

Side

0’ min.

C

Building Step-back

Rear

0’ min.

D

Ground Floor Above Grade

0’ min./5’ max.

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING PLACEMENT
At Primary Frontage

Private Way

At Primary Frontage

80% min.

E

At Non-Primary Frontage

60% min.

F

At Tertiary Frontage

No requirement

G

165’ at BART Property. All other
areas 110’.  -   See Note 4
36’ at Framework Streets
24’   at Non-Framework Streets

Building Height Minimum

Ground Story Height – Floor to Floor

FRONTAGE DEFINED BY A BUILDING

PARKING

H
J
K

PARKING STANDARDS – SEE SEC TION 7.14
PARKING ACCESS
Driveway Location

10’ min. above Seventh Floor   

PARKING LOCATION

1.5’ max.  

Structured Parking

15’ min.

FRONTAGES
ALLOWED FRONTAGE TYPES – DEFINITIONS IN SEC TION 7.4

1

-  Underground

No more than one driveway per block
frontage along Primary Frontage

No setback required

-  Ground Floor

Arcade, Gallery, Storefront, Terrace, Forecourt, Stoop

-     At Primary Frontage

2

Provide liner with active uses

GROUND FLOOR TRANSPARENCY

-     At Non-Primary Frontage

3

Equal or more than building setback

At Primary Frontage

75% windows or doors minimum along a linear frontage

-     At Tertiary Frontage

Equal or more than building setback

1. Residential and Mixed Use Residential buildings are not subject to
Commercial FAR standards.

At Non-Primary Frontage

25% windows or doors minimum along a linear frontage

-  Above Ground Floor

Equal or more than building setback

2. Mixed Use Residential buildings may have up to .25 FAR in commercial
liner space at the ground floor. A building with more than .25 FAR
commercial space shall be regulated by Commercial FAR limits even if it
includes residential uses.

At Tertiary Frontage

No requirement

Surface Parking Lot – See Note 5

NOTES

PERMIT TED PROJEC TIONS INTO RIGHT-OF-WAY

-     At Primary Frontage

4

20’ landscape setback

-     At Non-Primary Frontage

5

10’ landscape setback

Gallery

Permitted in Primary Activation
Areas only

Building Signage and Other Signage as
Approved

Permitted above 10’

-     At Tertiary Frontage

4. Up to three structures greater than the maximum building height, such
as a clock tower or signature building element, with no occupied space,
may exceed the maximum building height by 30’.

Entrance Canopy /
Marquee

Permitted above 10’

Surface Street Parking

5. Where the Primary Frontage adjoins the Transit Spine and/or Main
Street (excluding Specific Plan District G), surface parking shall be
located behind buildings and shall not be visible from the street.

Awning

Permitted above 10’

-

Cornice/ Eave / Sun Shade /
Bay Window

Permitted above 10’

Balcony

Permitted above 10’

3. Primary Frontage setbacks may be increased up to 50’ for a linear length
of up to 50’ in each direction from the corner of a block if publicly
accessible open space is provided.
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10’ landscape setback

To be available at Framework and Supporting Streets

211

TABLE 7.3: MU-2 DEVELOPMENT STANDARDS DASHBOARD

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

INTENT
The MU-2 zone serves as a transition between
the intensive transit oriented uses nearest to
BART, and lower density uses beyond. This zone
also serves as the primary commercial area in
the Town Center Specific Plan Districts. Similar
to MU-3, it has a tight network of streets and
compact blocks, wide sidewalks, and regular
street tree plantings.
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F
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DEVELOPMENT INTENSITY

ge

E

COMMERCIAL INTENSITY (FLOOR AREA RATIO) –See Note 1

ge
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Maximum

3.0

Minimum

0.5

RESIDENTIAL DENSITY (UNITS/NET ACRE) – See Note 2

Figure showing potential development using
standards for the MU-2 zone.

Maximum

100

Minimum

30

BLOCK STANDARDS - Definitions provided in Section 7.6
Typical Block Size

300’ x 300’

Maximum Block Length in any Dimension

450’

LOT STANDARDS
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Lot Width

No min. or max.

Lot Coverage

100% max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

D

A

5

G

3
4

1

2

NON-PRIMARY FRONTAGE

SIDE

SIDE

SIDE

OPEN SPACE

B

SIDE

D

C

NON-PRIMARY FRONTAGE

H

FRONT

FRONT

K

PRIMARY FRONTAGE

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

J

BUILDING HEIGHT
Building Height Maximum  

BUILDING SETBACKS

At Non-Primary/Tertiary Frontage

0’ min./15’ max.

A
B

Side

0’ min.

C

Rear

0’ min.

D

0’ min./ 10’ max

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING PLACEMENT
At Primary Frontage

Private Way

FRONTAGE DEFINED BY A BUILDING
At Primary Frontage

70% min.

E

At Non-Primary Frontage

50% min.

F

At Tertiary Frontage

No requirement

PARKING
G

Building Height Minimum
Building Step-back
Ground Floor Above Grade
Ground Story Height – Floor to Floor

H
J
K

90’

PARKING STANDARDS – SEE SEC TION 7.14

24’

PARKING ACCESS

10’ min. above Fourth Floor  
5’ max.
12’ min.

Driveway Location

Structured Parking

ALLOWED FRONTAGE TYPES - DEFINITIONS IN SECTION 7.4

-  Underground

GROUND FLOOR TRANSPARENCY

No more than two driveways per
block frontage along Primary Frontage

PARKING LOCATION

FRONTAGES
Arcade, Gallery, Storefront, Terrace, Dooryard, Forecourt, Stoop  

1

No setback required

-  Ground Floor
-     At Primary Frontage

2

Provide liner with active uses

-     At Non-Primary Frontage

3

Equal or more than building setback

At Primary Frontage
NOTES

50% windows or doors
minimum along a linear
frontage

-     At Tertiary Frontage

Equal or more than building setback

1. Residential and Mixed Use Residential buildings are not subject to
Commercial FAR standards.

At Non-Primary Frontage

25% windows or doors
minimum along a linear
frontage

-  Above Ground Floor

Equal or more than building setback

2. Mixed Use Residential buildings may have up to .25 FAR in commercial
liner space at the ground floor. A building with more than .25 FAR
commercial space shall be regulated by Commercial FAR limits even if it
includes residential uses.

At Tertiary Frontage

No requirement

Surface Parking Lot – See Note 5

3. Where the Primary Frontage adjoins the Transit Spine and/or Main
Street (excluding Specific Plan District G), surface parking shall be
located behind buildings and shall not be visible from the street.

PERMITTED PROJECTIONS INTO RIGHT-OF-WAY

-     At Primary Frontage

20’ landscape setback

Permitted in Primary
Activation Areas only

4

Gallery

-     At Non-Primary Frontage

5

10’ landscape setback

Building Signage and Other Signage as
Approved

Permitted above 10’

-     At Tertiary Frontage

Entrance Canopy /
Marquee

Permitted above 10’

Surface Street Parking

Awning

Permitted above 10’

-

Cornice/ Eave / Sun Shade /
Bay Window

Permitted above 10’

Balcony

Permitted above 10’
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TABLE 7.4: MU-1 DEVELOPMENT STANDARDS DASHBOARD

MU-1

MIXED USE – MEDIUM DENSITY

INTENT
The MU-1 zone is a lower density zone that
continues the transition from the MU-2 zone to
mostly residential zones beyond. The MU-1 zone
also serves an important function as a commercial activity zone along Willow Pass Road, and as
the center of activity for the eastern Specific Plan
Districts in the “tail” of the Specific Plan Area.
Blocks are typically compact to medium-sized
and streets are organized in a grid. Building
fronts may have more variation in street setback
than in MU-2 and MU-3. Landscape may range
from formally organized to informal.
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DEVELOPMENT INTENSITY

E
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COMMERCIAL INTENSITY (FLOOR AREA RATIO) - See Note 1
Maximum

2.0

Minimum

0.3

RESIDENTIAL DENSITY (UNITS/NET ACRE) – See Note 2

Figure showing potential development using
standards for the MU-1 zone.

Maximum

75– See Note 4

Minimum

20

BLOCK STANDARDS - Definitions provided in Section 7.6
Typical Block Size

300’ x 400’

Maximum Block Length in any Dimension

600’

LOT STANDARDS
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Lot Width

16’ min.

Lot Coverage

80% max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

A

5

G

3
4

1

2

NON-PRIMARY FRONTAGE

SIDE

SIDE

SIDE

OPEN SPACE

B

SIDE

D

C

NON-PRIMARY FRONTAGE

D

FRONT

FRONT

I

PRIMARY FRONTAGE

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

H

BUILDING PLACEMENT

BUILDING HEIGHT
Building Height Maximum  

At Non-Primary/Tertiary Frontage

0’ min./15’ max.

A
B

Side

6’ min.

C

Rear

0’ min.

D

0’ min./ 15’ max

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING SETBACKS
At Primary Frontage

Private Way

FRONTAGE DEFINED BY A BUILDING

G

PARKING
65’ – See Note 5

PARKING STANDARDS – SEE SEC TION 7.14

Building Height Minimum

24’

PARKING ACCESS

Building Step-back

N/A  

Ground Floor Above Grade
Ground Story Height – Floor to Floor

J
K

5’ max.
10’ min.

Structured Parking

ALLOWED FRONTAGE TYPES -DEFINITIONS IN SEC TION 7.4

-  Underground

60% min.

E

Arcade, Gallery, Storefront, Terrace, Dooryard, Forecourt, Stoop, Porch  

At Non-Primary Frontage

40% min.

F

GROUND FLOOR TRANSPARENCY

At Tertiary Frontage

No requirement

At Primary Frontage

40% windows or doors
minimum along a linear
frontage

At Non-Primary Frontage

20% windows or doors
minimum along a linear
frontage

At Tertiary Frontage

No requirement

NOTES

2. Mixed Use Residential buildings may have up to .25 FAR in commercial
liner space at the ground floor. A building with more than .25 FAR
commercial space shall be regulated by Commercial FAR limits even if it
includes residential uses.

PERMIT TED PROJEC TIONS INTO RIGHT-OF-WAY
Gallery

Permitted in Primary
Activation Areas only

Building Signage and Other Signage as
Approved

Permitted above 8’

4. Maximum density allowed in Specific Plan Districts I and J is 45 units/
net acre.

Entrance Canopy /
Marquee

Permitted above 8’

5. Maximum height allowed in Specific Plan Districts I and J is 45’.

Awning

Permitted above 8’

Cornice/ Eave / Sun Shade /
Bay Window

Permitted above 8’

Balcony

Permitted above 8’

3. Where the Primary Frontage adjoins the Transit Spine and/or Main
Street (excluding Specific Plan District G), surface parking shall be
located behind buildings and shall not be visible from the street.
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1

No more than two driveways per
block frontage along Primary Frontage

PARKING LOCATION

FRONTAGES

At Primary Frontage

1. Residential and Mixed Use Residential buildings are not subject to
Commercial FAR standards.

Driveway Location

No setback required

-  Ground Floor
-     At Primary Frontage

2

Provide screening

-     At Non-Primary Frontage

3

Equal or more than building setback

-     At Tertiary Frontage

Equal or more than building setback

-  Above Ground Floor

Equal or more than building setback

Surface Parking Lot – See Note 5
-     At Primary Frontage

4

20’ landscape setback

-     At Non-Primary Frontage

5

10’ landscape setback

-     At Tertiary Frontage

10’ landscape setback

Surface Street Parking
-

To be available at Framework and Supporting Streets
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TABLE 7.5: C-1 STANDARDS AND GUIDELINES DASHBOARD

C-1

COMMERCIAL FLEX

INTENT

F

ar

im
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n-

No

The C-1  zone is planned as an area of ample
sized blocks to allow large-plate facilities served
by direct transit service and emerging technologies such as autonomous vehicles. The zone is
meant to be flexible, to accommodate changing
building types that will respond to future trends.
The blocks, although longer than other zones
in the Specific Plan Area, are still required to
be pedestrian and bicycle friendly, with wide
sidewalks and bicycle facilities and mid-block
connections.
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COMMERCIAL INTENSITY (FLOOR AREA RATIO)
Maximum

3.0

Minimum

0.25

RESIDENTIAL DENSITY (DWELLING UNITS/NET ACRE)

Figure showing potential development using
standards for the C-1 zone.

Maximum

N/A

Minimum

N/A

BLOCK STANDARDS – DEFINITIONS PROVIDED IN SECTION 7.6
Typical Block Size

400’ x 600’

Maximum Block Length in any Dimension

800’

LOT STANDARDS
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Lot Width

No min. / No max.

Lot Coverage

100% max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

SIDE

A

5

SIDE

B

D

SIDE

SIDE

OPEN SPACE

NON-PRIMARY FRONTAGE

REAR

C

G

3
4

1

FRONT

FRONT

I

PRIMARY FRONTAGE

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

H

Private Way

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING PLACEMENT

BUILDING HEIGHT

BUILDING SETBACKS

Building Height Max.

G

PARKING
90’

PARKING STANDARDS – SEE SEC TION 7.14

Building Height Min.

N/A

PARKING ACCESS

0’ min./ 20’ max.

A
B

Building Step-back

N/A

Driveway Location

Side

5’ min.

C

Ground Floor Above Grade

H

3’ max.

5’ min.

D

Ground Story Height

I

PARKING LOCATION

Rear

10’ min.

Structured Parking

At Primary Frontage

0’ min./ 20’ max.

At Non-Primary/Tertiary Frontage

FRONTAGES

FRONTAGE DEFINED BY A BUILDING
At Primary Frontage

50% min.

E

At Non-Primary/Tertiary Frontage

No min.

F

ALLOWED FRONTAGE TYPES – DEFINITIONS IN SECTION 7.4
Arcade, Gallery, Storefront, Forecourt, Stoop, Common Yard

NOTES
N/A

2

NON-PRIMARY FRONTAGE

D

PERMITTED PROJECTIONS INTO RIGHT OF WAY
None Permitted
PERMITTED PROJECTIONS INTO SETBACK AREA
Gallery / Arcade

Permitted

1

-  Underground

No more than two driveways per
block frontage along Primary Frontage

No setback required

-  Ground Floor
-     At Primary Frontage

2

Provide screening

-     At Non-Primary Frontage

3

Equal or more than building setback

-     At Tertiary Frontage

Equal or more than building setback

-  Above Ground Floor

Equal or more than building setback

Building Signage and Other Signage as Approved Permitted

Surface Parking Lot – See Note 5

Entrance Canopy /
Marquee

Permitted

-     At Primary Frontage

4

20’ landscape setback

Awning

Permitted

-     At Non-Primary Frontage

5

10’ landscape setback

Cornice/ Eave / Sun Shade /
Bay Window

Permitted

-     At Tertiary Frontage

Stoops / Steps / Ramps

Permitted

Surface Street Parking

Balcony

Permitted

-
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TABLE 7.6: R-2 DEVELOPMENT STANDARDS DASHBOARD

R-2

MEDIUM DENSITY RESIDENTIAL

INTENT
The R-2 zone consists of a medium-density
residential fabric with a variety of building types
such as duplexes, triplexes, townhouses, and
small multi-family buildings to compact single-family detached homes. Block configuration
will vary according to building types. Landscape
may range from organized and patterned to
informal.
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E

ge
onta
ry Fr

a
Prim

COMMERCIAL INTENSITY (FLOOR AREA RATIO)
Maximum

1.0

Minimum

0.25

RESIDENTIAL DENSITY (UNITS/NET ACRE)

Figure showing potential development using
standards for the R-2 zone.

Maximum

35

Minimum

10

BLOCK STANDARDS – Definitions provided in Section 7.6
Typical Block Size

250’ x 400’

Maximum Block Length in any Dimension

700’

LOT STANDARDS
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Lot Width

16’ min. / No max.

Lot Coverage

60% max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

A

5

G

3
4

1

2

NON-PRIMARY FRONTAGE

SIDE

SIDE

SIDE

OPEN SPACE

B

SIDE

D

C

NON-PRIMARY FRONTAGE

D

FRONT

FRONT

I

PRIMARY FRONTAGE

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

H

Private Way

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING PLACEMENT

BUILDING HEIGHT

BUILDING SETBACKS

Building Height Maximum  

Front yards of residential lots shall face the highest ranked street, in
accordance with the Framework hierarchy, except where a lot abuts the
Transit Spine when lots shall face the second-highest ranked street.

G

PARKING
55’

PARKING STANDARDS – SEE SEC TION 7.14

Building Height Minimum

N/A

PARKING ACCESS

Building Step-back

N/A  

Driveway Location

At Primary Frontage – See Note 1

8’ min./ 15’ max

At Non-Primary/Tertiary Frontage

8’ min./15’ max.

A
B

Side

0’ min.

C

FRONTAGES

Rear

0’ min.

D

ALLOWED FRONTAGE TYPES - DEFINITIONS IN SECTION 7.4

-  Underground

Storefront, Terrace, Dooryard, Forecourt, Stoop, Porch, Common Yard  

-  Ground Floor

At Primary Frontage

60% min.

E

At Non-Primary Frontage

20% min.

F

At Tertiary Frontage

No requirement

FRONTAGE DEFINED BY A BUILDING

NOTES
1.  Where a lot abuts the Transit Spine, the minimum setback at the lot
line abutting the R.O.W. shall be increased by 5’.
2. Where the Primary Frontage adjoins the Transit Spine and/or Main
Street (excluding Specific Plan District G), surface parking shall be
located behind buildings and shall not be visible from the street.

Ground Floor Above Grade

I

5’ max.

Ground Story Height – Floor to Floor

H

10’ min /20’ max.

1

Lots that abut the Transit Spine shall
be accessed via a rear private street
or alley

PARKING LOCATION
Structured Parking
No setback required

-     At Primary Frontage

2

Provide screening

PERMITTED PROJECTIONS INTO RIGHT-OF-WAY

-     At Non-Primary Frontage

3

Equal or more than building setback

None Permitted

-     At Tertiary Frontage

Equal or more than building setback

-  Above Ground Floor

Equal or more than building setback

PERMITTED PROJECTIONS INTO SETBACK AREA
Cornice/ Eave / Sun Shade /
Bay Window / Balcony

Permitted

Porch / Stoop / Steps / Ramp

Permitted

Chimney

Permitted

Surface Parking Lot – See Note 5
-     At Primary Frontage

4

15’ landscape setback

-     At Non-Primary Frontage

5

8’ landscape setback

-     At Tertiary Frontage

8’ landscape setback

Surface Street Parking
-
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TABLE 7.7: R-1 DEVELOPMENT STANDARDS DASHBOARD

R-1

LOW DENSITY RESIDENTIAL

INTENT
Zone R-1 consists of medium- to low-density
residential fabric. This zone will contain a range
of housing types including single-family detached
homes, duplexes, triplexes, and townhouses.
The fabric will be traditional residential in feeling
with an emphasis on walkable connections to
transit.
DEVELOPMENT INTENSITY
COMMERCIAL INTENSITY (FLOOR AREA RATIO)
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Figure showing potential development using
standards for the R-1 zone.

Maximum

tage
Fron

Maximum

15

Minimum

6 (See Note 1)

BLOCK STANDARDS – Definitions provided in Section 7.6
Typical Block Size

250’ x 450’

Maximum Block Length in any Dimension

700’

LOT STANDARDS – OVERALL
Lot Width

20’ min. / No max.

Lot Coverage

60% max.

LOT STANDARDS – SINGLE-FAMILY DETACHED
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LOT AREA (sf)
See Note 2

LOT WIDTH

LOT COVERAGE

< 3000 sf

20’ Min.

60% Max.

3,000 – 4,500

30’ Min.

50% Max.

4,500 – 6,000

40’ Min

40% Max.

6,000 – 7,260

50’ Min.

30% Max.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

D

1

H

Lot Line

Building Zone

FRONT

FRAMEWORK STREET

PRIMARY FRONTAGE
Parking Zone

FRONT / SIDE

SIDE

Garage
G

FRONT

Private Way

2

Garage

NON-FRAMEWORK STREET

A

REAR

R.O.W.

SIDE

SIDE

SIDE

OPEN SPACE

B

D

IF PRIVATE

NON-PRIMARY FRONTAGE

REAR

C

Lot Line
Garage
Curb

BUILDING PLACEMENT

BUILDING HEIGHT

BUILDING SETBACKS – SEE NOTE 4

Building Height Maximum  

Front yards of residential lots shall face the highest ranked street, in
accordance with the Framework hierarchy, except where a lot abuts the
Transit Spine when lots shall face the second-highest ranked street.
At Primary Frontage- See Note 3

10’ min./20’ max

At Non-Primary Frontage

8’ min./30’ max.

A
B

Side

0’ min.

C

Rear

5’ min.

D

G

PARKING
35’

PARKING STANDARDS – SEE SEC TION 7.14

Building Height Minimum

N/A

PARKING ACCESS

Building Step-back

N/A  

Ground Floor Above Grade
Ground Story Height – Floor to Floor

H

8’ max.
N/A

FRONTAGES
ALLOWED FRONTAGE TYPES– DEFINITIONS IN SECTION 7.4
Forecourt, Stoop, Porch, Common Yard

FRONTAGE DEFINED BY A BUILDING
At Primary Frontage

50% min.

E

At Non-Primary Frontage

No min.

F

NOTES
1. A total of 40 units with a density of less than 6 du/ac is permitted in
District E or J. See R-1X Very Low Density dashboard.

Lots that abut the Transit Spine shall
be accessed via a rear private street
or alley

Driveway Location

PERMITTED PROJECTIONS INTO RIGHT-OF-WAY
None Permitted

PARKING LOCATION
Structured Parking

N/A

Garage Carport Parking
-     At Framework Street

1

Setback 30' from property line

-     At Non-Framework Street

2

Setback behind front wall of residence

PERMITTED PROJECTIONS INTO SETBACK AREA

-     At Tertiary Frontage

8’ landscape setback

Cornice/ Eave / Sun Shade /
Bay Window / Balcony/ Awning

Permitted up to 3’ into
setback

At Side and Rear

0' minimum, 5' garage or carport

Porch / Stoop / Steps / Ramp

Permitted up to 6’ into
setback

2. Maximum lot size for SFR is 7260 sq.ft.
3.  Where a lot abuts the Transit Spine, the minimum setback at the lot
line abutting the R.O.W. shall be increased by 5’.
4. Accessory Buildings standards shall match existing City zoning district
RR-15
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TABLE 7.8: R-1X DEVELOPMENT STANDARDS DASHBOARD

R-1X

VERY LOW DENSITY RESIDENTIAL

INTENT
Limited areas of the R-1 zone will be allowed to
have Very Low Density residential zoning. These
areas will allow a strong connection between
the houses and surrounding landscape. Larger
houses may be split into multiple volumes
to minimize scale and enhance views to the
landscape.

PLACEHOLDER

DEVELOPMENT INTENSITY
COMMERCIAL INTENSITY (FLOOR AREA RATIO)
Maximum

N/A

Minimum

N/A

RESIDENTIAL DENSITY (UNITS/NET ACRE) – SEE NOTE 1
Maximum

6

Minimum

2

BLOCK STANDARDS Definitions provided in Section 7.5
Typical Block Size

Varies

Maximum Block Length in any Dimension

1000’

LOT STANDARDS
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LOT AREA (sf)
See Note 2

LOT WIDTH

LOT COVERAGE

< 6000 sf

50’ Min.

40% Max.

6,000 – 7,999

65’ Min.

35% Max.

8,000 – 11,999

80’ Min

30% Max.

12,000 – 15,999

100’ Min.

25% Max.

16,000 – 22,000

120’ Min

20% Max.
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D

1

H

Lot Line

Building Zone

FRONT

FRAMEWORK STREET

PRIMARY FRONTAGE
Parking Zone

FRONT / SIDE

SIDE

Garage
G

FRONT

Private Way

2

Garage

NON-FRAMEWORK STREET

A

REAR

R.O.W.

SIDE

SIDE

SIDE

OPEN SPACE

B

D

IF PRIVATE

NON-PRIMARY FRONTAGE

REAR

C

Lot Line
Garage
Curb

BUILDING PLACEMENT – SEE NOTE 3

BUILDING HEIGHT

BUILDING SETBACKS – SEE NOTE 3

Building Height Maximum  

Front yards of residential lots shall face the highest ranked street, in
accordance with the Framework hierarchy, except where a lot abuts the
Transit Spine when lots shall face the second-highest ranked street.
At Primary Frontage

15’ min. No max.

At Non-Primary Frontage

15’ min. No max.

A
B

Side

10’ min.

C

Rear

10’ min.

D

G

PARKING
35’

PARKING STANDARDS – SEE SEC TION 7.14

Building Height Minimum

N/A

PARKING ACCESS

Building Step-back

N/A  

Ground Floor Above Grade
Ground Story Height – Floor to Floor

H

8’ max.
N/A

FRONTAGES
ALLOWED FRONTAGE TYPES - DEFINITIONS IN SEC TION 7.4
Forecourt, Stoop, Porch, Common Yard

FRONTAGE DEFINED BY A BUILDING
At Primary Frontage

No min.

E

At Non-Primary Frontage

No min.

F

NOTES
1. A total of 40 units with a density of less than 6 du/ac is permitted in
District E or J.

Lots that abut the Transit Spine shall
be accessed via a rear private street
or alley

Driveway Location

PERMIT TED PROJEC TIONS INTO RIGHT-OF-WAY
None Permitted

PARKING LOCATION
Structured Parking

N/A

Garage Carport Parking
-     At Framework Street

1

Setback 30' from property line

-     At Non-Framework Street

2

Setback behind front wall of residence

PERMIT TED PROJEC TIONS INTO SETBACK AREA

-     At Tertiary Frontage

8’ landscape setback

Cornice/ Eave / Sun Shade /
Bay Window / Balcony/ Awning

Permitted up to 3’ into
setback

At Side and Rear

0' minimum, 5' garage or carport

Porch / Stoop / Steps / Ramp

Permitted up to 6’ into
setback

2. Maximum Lot Size is 22,000 square feet.
3. Accessory Buildings standards shall match existing City zoning district
RR-15

CHAPTER 7: DEVELOPMENT CONTROLS

223

TABLE 7.10: CC STANDARDS AND GUIDELINES DASHBOARD

CC

CAMPUS

INTENT
CC consists of an urban campus of higher
education, dormitories, institutional or cultural
facilities (e.g., library, performing arts center,
and community centers), healthcare campus,
workforce training center, R&D, convention
center, and other Campus-supportive uses.

ar

im
Pr

n-

No
F

a
nt
ro
yF

DEVELOPMENT INTENSITY

ge

E

ge
onta
r
F
y
mar

Pri

COMMERCIAL INTENSITY (FLOOR AREA RATIO)
Maximum

3.0

Minimum

0.5

RESIDENTIAL DENSITY (UNITS/NET ACRE)

Figure showing potential development using
standards for the CC zone.

Maximum

N/A See Note 1

Minimum

N/A

BLOCK STANDARDS - DEFINITIONS PROVIDED IN SECTION 7.6
Typical Block Size

600’ x 600’

Maximum Block Length in any Dimension

800’

LOT STANDARDS
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Lot Width

No min./ No max.

Lot Coverage

80% max.
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SIDE

A

5

SIDE

B

D

SIDE

SIDE

OPEN SPACE

NON-PRIMARY FRONTAGE

REAR

C

G

3
4

1

2

NON-PRIMARY FRONTAGE

D

FRONT

FRONT

I

PRIMARY FRONTAGE
Private Way

Parking Zone

Lot Line

Building Zone

H

PRIMARY FRONTAGE
Private Way

Underground Parking

Lot Line

Ground Floor Structured Parking
Surface Parking Lot

BUILDING PLACEMENT

BUILDING HEIGHTS

BUILDING SETBACKS - SEE NOTE 2

Building Height Maximum  

G

PARKING
110’; See Note 2

At Primary Frontage

0’ min./ 20’ max.
0’ min./ 30’ max.

A
B

Building Height Minimum

At Non-Primary/Tertiary Frontage
Side

15’ min.

C

Ground Floor Above Grade

I

5’ max.

Rear

15’ min.

D

Ground Story Height – Floor to Floor

H

15’ min

24’ min.

Building Step-back

N/A  

PARKING STANDARDS – SEE SEC TION 7.14
PARKING ACCESS
Driveway Location

1

No driveways along Primary Frontage

PARKING LOCATION - SEE NOTE 4
Structured Parking

FRONTAGE DEFINED BY A BUILDING

FRONTAGES

-  Underground

At Primary Frontage

50% min.

ALLOWED FRONTAGE TYPES - DEFINITIONS IN SEC TION 7.4

-  Ground Floor

At Non-Primary/Tertiary Frontage

No min.

Arcade, Gallery, Storefront, Terrace, Dooryard,  Forecourt, Stoop   

-     At Primary Frontage

2

Provide liner with active uses

-     At Non-Primary Frontage

3

Equal or more than building setback

E
F

NOTES
1. Dormitories and other campus housing do not count towards project
residential development totals and depending on type of campus, may
or may not be built.  
2. One structure greater than the maximum building height, such as a
clock tower or signature building element with no occupied space, may
exceed the maximum building height by 50 ft.
3. Underground or structured parking to solve at least 80% of parking
requirement at build-out.

PERMIT TED PROJEC TIONS INTO RIGHT-OF-WAY
Building Signage and Other Signage as
Approved

Permitted
above 10’

Entrance Canopy /
Marquee

Permitted above 10’

Awning

Permitted above 10’

PERMIT TED PROJEC TIONS INTO SETBACK AREA
Cornice/ Eave / Sun Shade /
Bay Window / Balcony / Fountain Art
Furnishings

Permitted

Stoop / Steps / Ramp

Permitted

Arcade, Gallery

Permitted

CHAPTER 7: DEVELOPMENT CONTROLS

No setback required

-     At Tertiary Frontage

Equal or more than building setback

-  Above Ground Floor

Equal or more than building setback

Surface Parking Lot – See Note 5
-     At Primary Frontage

4

20’ landscape setback

-     At Non-Primary Frontage

5

10’ landscape setback

-     At Tertiary Frontage

10’ landscape setback
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7.5. BLOCK
CONFIGURATION

generally be rectangular. In all zones, blocks may
be more irregular to respond to topography or
other natural features.

STANDARDS

Standard 5.1.1
On blocks greater than 600 feet in length, a private
street, alley, paseo, or other pedestrian route shall
divide the block in order to provide a through-pedestrian connection.

7.5.1. Block Form
INTENT

Compact block forms encourage pedestrian activity
and increase connectivity within a community. Regulating zones in Section 7.4 establish the criteria
for the development of blocks and lots and their
relationship to their surrounding land uses. Table
7.10 lists block length standards for development
zones. Block lengths are measured along a public
frontage as shown in Figures 7.2 to 7.5.
The standards and guidelines of this section apply
to the layout and design of Supporting Streets,
which are streets that will be implemented within
the network of Framework Streets. Framework
Streets have been designed and located within
this Specific Plan to incorporate the same design
principles that informed the standards and guidelines, but the design of any blocks established by
the mapping of Framework Streets shall be subject
only to the standards in Chapter 6.

Guideline 5.1.2
A majority of four-sided blocks within a Specific
Plan District should be consistent with the Typical
Perimeter Ranges listed in Table 7.10.

Standard 5.1.2

Guideline 5.1.3

Culs-de-sacs are allowed only if a publicly accessible pedestrian/bike opening at the end, connecting
to another public right-of-way (ROW), is provided.

Blocks with hills and significant slope changes
should be aligned to the parallel the contours of
the land.

Standard 5.1.3
Public ROWs and sidewalks shall not exceed a slope
of 5 percent.
GUIDELINES

Guideline 5.1.4
The shorter dimension of a block should be located
along Primary Streets or the Transit Spine.
Guideline 5.1.5

Guideline 5.1.1
Block dimensions should respond to neighborhood
and land use patterns and to the experience of the
pedestrian. In Regulating Zones MU-3, MU-2, and
MU-1, blocks should be square to rectangular. In
the R-2 and R-1 Regulating Zones, blocks should

Publicly accessible pedestrian-only ROWs, including
paseos and greenways, may cross blocks in lieu of
vehicular streets.

TABLE 7.10: BLOCK DIMENSIONS
MU-3

MU-1

MU-2

R-1 / R-1X

C-1

CC

R-2

ALLOWABLE BLOCK DIMENSIONS PER ZONE (NEEDS ADJUSTMENT)

Block Length
Block Perimeter
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TYPICAL
RANGE

MAXIMUM

TYPICAL
RANGE

MAXIMUM

TYPICAL
RANGE

MAXIMUM

TYPICAL
RANGE

MAXIMUM

TYPICAL
RANGE

MAXIMUM

225’ - 400’

450’

225’ - 500’

600’

300’ - 600’

800’

300’ - 600’

700’

320’ - 600’

800’

1,000’ - 1,800’

1,800’

1,000’ - 2,000’

2,000’

1,000’ - 2,000’

3,000’

1,000’ - 2,000’

2,000’

1,000’ - 2,000’

3,000’
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Block Perimeter

Block Length Long Side

PUBLIC
OPEN 2
SPACE

PRIVATE PARCEL
R.O.W.

2

SIDEWALK
LANE

Block Length
Short Side

1

1

BLOCK

4

6

Measure d along the Public R .O.W.

FIGURE 7.2: BLOCK PERIMETER

3

5

FIGURE 7.3: BLOCK PERIMETER WITH A
LONG SIDE

2 BLOCKS

1 BLOCK

FIGURE 7.4: BLOCK PERIMETER
WITH MORE THAN FOUR SIDES

1 BLOCK

1 BLOCK

Blo ck Sub divide d by Lo cal
Stre et

STREET

Blo ck Sub divide d by A lley s

1 BLOCK

PUBLIC GREENWAY R.O.W.

PUBLIC
OPEN
SPACE

BLOCK PERIMETER
MEASUREMENT

PUBLIC OPEN SPACE AT THE
NEIGHBORHOOD CENTER
PARCEL FACING ONTO THE
PARK
GREENWAY / PUBLIC R.O.W.
MAINTAINS PEDESTRIAN
CONNECTIONS

STREET

LANE

LANE

LANE

LANE

STREET

LANE

PUBLIC GREENWAY /
OPEN SPACE

STREET

Figure 3.6.X - Fused-Grid Neighborhood Structure

Blo ck A long Public O p en Space /
Corridor

Fus e d Grid Neighb orho o d
Struc ture

The Fused- Gr id neighbor hood pat ter n organizes a
group of block s around a common open space. The
s treet
pat Fus
ter n has
window
onto theorho
par k bu
t does
T he
e d-a Grid
neighb
od
pat tern organize s a
not cros s the par k f ront age, allowing ex tensive direc t
group
of blo
ck swhile
around
a common
pedes
tr ian connec
tions
minimizing
potential op en space. T he
cros
conf
lic t s.tern has a window onto the park but do e s
ssing
tre et
pat

PRIVATE WALKWAY

LANE

Blo ck Sub divide d by Public , D e dicate d
Gre enw ay
(26’ wide min .)

PERIMETER
INFRASTRUCTURE PARCEL
3-72

LANE

1 BLOCK

LANE

2 BLOCKS

PUBLIC GREENWAY
R.O.W.

LANE

not cro s s the park frontage, allowing ex tensive
dire c t p e de s trian conne c tions while minimizing
p otential cro s sing conf lic t s .

Blo ck Sub divide d by Common or Priv ate
Walk w ay

NOT
A
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“BLOCK ”

Lot A long Infras truc ture
Corridor

FIGURE 7.5: BLOCK PERIMETER EXAMPLES
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Frontages provide effective means for shading
sidewalks and private and semi-private areas for
use by residents and visitors.

7.6. FRONTAGE TYPES
7.5.2. Lot Orientation
INTENT

Blocks are comprised of an assemblage of one or
more lots. The organization of lots within a block
and, in turn, the way buildings are sited on a lot
influences the walkability of a Specific Plan District.
As such, block and lot pattern should be engineered to ensure that buildings face public ROW,
parks, plazas and open space, pedestrian routes,
and other activated areas.
STANDARDS

Standard 5.2.1
Where one side of a street is developed subsequent to the other, the later development’s
orientation shall reflect the orientation established
by the earlier phases.

The face of the building and the space between
the building and the sidewalk make up the Private
Frontage. Private Frontages help define the
character of the public realm and contribute to
the walkability of a neighborhood through the
activation and interaction they generate. Private
Frontages may also contribute to the creation of a
human-scale neighborhood by transitioning larger
building volumes to the pedestrian realm.
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MIXED USE – HIGH DENSITY

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

MU-1

MIXED USE – MEDIUM DENSITY

Two of these frontage types (the Arcade and
Gallery) may extend into the public ROW, since
they are allowed to cover the sidewalk in the ROW.
Arcades and galleries encourage lingering and the
casual blending of public and private – these are
the settings for café seating and shaded strolls.

Functionally, Private Frontages are the transition
between private and public spaces. A variety of
Private Frontage types are presented here, ranging
from urban approaches – an arcade – to more
residential strategies – a dooryard or stoop. Given
the seasonally warm climate of Concord, Private

Allowed Private Frontage types for each Regulating
Zone are assigned in Table 7.11.

TABLE 7.11: PRIVATE FRONTAGES
MU-3

MU-2

MU-1

C-1

Arcade











Gallery











Storefront









Terrace





ALLOWED PRIVATE FRONTAGES

MU-3

Private Frontages also play a critical role in the
making of community. Porches, dooryards and
stoops are spaces where casual social interaction is
commonplace among neighbors and passers-by.

Dooryard

R-2

R-1

CC



















C-1

COMMERCIAL FLEX

Forecourt















R-2

MEDIUM DENSITY RESIDENTIAL

Stoop















R-1

LOW DENSITY RESIDENTIAL

Porch





CC

CAMPUS

Common Yard
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STANDARDS
TABLE 7.12: ARCADE STANDARDS

7.6.1. Arcade

FRONTAGE
ELEMENT

STANDARD

INTENT

Arcades enclose and provide shade, glare control
and weather protection to ground floor storefronts. An Arcade is ideal for retail use to create a
network of ground level covered sidewalks along a
primary commercial street to enhance and shelter
the pedestrian realm. As shown in Figures 7.6 and
7.7, arcades are substantial in character and may
have habitable building above the arcade space.

C

B

A

MIN.

MAX.

GUIDELINES

Guideline 6.1.1

Standard
6.1.1

Height of Arcade space
(sidewalk to Ceiling)

12 ft.

20 ft.

A

Standard
6.1.2

Height of Arcade massing
(to top of Parapet)

16 ft.

55 ft.

B

Standard
6.1.3

Depth

10 ft.

20 ft.

C

Standard
6.1.4

Length along frontage (%
of building facade width)

50%

100%

Standard
6.1.5

Setbacks from Face of
Curb

2 ft.

2 ft.

Standard
6.1.6

Arcades are allowed to encroach over the
sidewalk into the public ROW in some zones –
see Section 7.4 Regulating Zones.

Standard
6.1.7

Arcades shall be used in conjunction with
Storefront Frontages.

Standard
6.1.8

Heights within the MU-3 and MU-2 zones are
limited to a five floor height maximum.

Standard
6.1.9

Heights within the CC and C-1 zones are limited
to a three floor height maximum.

Standard
6.1.10

Arcades encroaching over sidewalks shall be
restricted to only those lots or blocks identified as
inside the Primary Activation Areas in Section 7.7.

Standard
6.1.11

Arcades encroaching over sidewalks shall be
allowed to eliminate any street tree or street
light fixture requirements for the length of the
Arcade.

Standard
6.1.12

Lighting inside Arcades encroaching over
sidewalks shall stay on during non-daylight
hours and shall meet or exceed street lighting
standards for minimum light output.

FIGURE 7.6: TYPICAL ARCADE
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Column spacing and colonnade detailing and
lighting should be consistent with the architectural
style and materials of the building.
Guideline 6.1.2
Arcade column spacing should be roughly between
one to one-half of the height of the Aarcade
opening, creating a consistent line of structure
while allowing visibility into the building frontage.

FIGURE 7.7: ARCADE EXAMPLE
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7.6.2. Gallery
INTENT

Galleries relate back to the historic character of
western towns as lightweight shelter over ground
floor storefronts. Unlike arcades, which are more
substantial and may have habitable building above
the arcade space, Galleries are one or two story
open structures. As shown in Figures 7.8 and 7.9,
they provide shade, glare control and weather
protection with a lightweight attached shed roof or
balcony resting on thin metal or wood posts.

STANDARDS

GUIDELINES

TABLE 7.13: GALLERY STANDARDS

Guideline 6.2.1

FRONTAGE
ELEMENT

MIN.

MAX.

Standard
6.2.1

Height
(sidewalk to ceiling)

12 ft.

20 ft.

A

Standard
6.2.2

Depth

10 ft.

20 ft.

B

Standard
6.2.3

Length along frontage (%
of building facade width)

50%

100%

Standard
6.2.4

Setbacks from Face of
Curb

2 ft.

2 ft.

Standard
6.2.5

Galleries are allowed to encroach over the
sidewalk into the public ROW in some zones –
see Section 7.3.

Standard
6.2.6

Galleries shall be used in conjunction with
Storefront Frontages.

Standard
6.2.7

Galleries encroaching over sidewalks shall be
restricted to only those lots or blocks identified
as Primary Activation Areas in Section 7.7.

Standard
6.2.8

Galleries encroaching over sidewalks shall be
allowed to eliminate any street tree or street
light fixture requirements for the length of the
Arcade.

Standard
6.2.9

Lighting inside Galleries encroaching over
sidewalks shall stay on during non-daylight
hours and shall meet or exceed street lighting
standards for minimum light output.

STANDARD

A

B

FIGURE 7.8: TYPICAL GALLERY
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Column spacing and detailing and lighting should
be consistent with the architectural style and
materials of the building.

FIGURE 7.9: GALLERY EXAMPLE
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7.6.3. Storefront
INTENT

As shown in Figures 7.10 and 7.11, storefronts
enrich the street level experience by providing
imaginative designs and details that distinguish
the pedestrian level from upper floor. The amount
of ground floor transparency required is listed in
the Regulating Zone Standards and is determined
as a percentage calculation of the horizontal total
dimension of glazing in doors or windows compared to the horizontal total linear dimension of a
building.
R.O.W.

STOREFRONT

STANDARDS

Guideline 6.3.3

TABLE 7.14: STOREFRONT STANDARDS

Doors may be recessed so long as the main facade
is within the build-to setback.

FRONTAGE
ELEMENT

STANDARD
Standard
6.3.1

Height to Top of Transom

Standard
6.3.2

MIN. MAX.

Guideline 6.3.4

10 ft

20 ft.

A

Minimum Height to Awning

-

3 ft.

B

Standard
6.3.3

Maximum Depth of Awning

-

5 ft.

C

Standard
6.3.4

Residential windows shall not be used.

Standard
6.3.5

Standard
6.3.6

TERRACE

Main floor Storefront windows should be shaded
with projecting roof overhangs, awnings or balconies to minimize glare and decrease heat gain.

DOORYARD

Storefront glass shall be clear or lightly tinted
without reflective coating or dark tinting.
A portion of a Storefront may be fritted up to a
height of 7’ where occurring in outside of Primary
Activation areas.
Interior space lighting for Storefronts shall
provide indirect light for sidewalks and adjacent
pedestrian areas at night.

GUIDELINES

Guideline 6.3.1

C
A

B

FIGURE 7.10: TYPICAL STOREFRONT

Storefronts should incorporate details and finish
designs that distinguish the ground floor from the
upper floors of the building through architectural
detailing, use of glazing, change in materials, color,
and/or Fenestration design.
Guideline 6.3.2
Ground floor retail entries may utilize offsets and/
or alcoves to setback building entries from the
main structural facade line.
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FIGURE 7.11: STOREFRONT EXAMPLE
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7.6.4. Terrace
INTENT

Terraces are habitable platforms above grade level,
located between the ROW and the building facade.
As shown in Figures 7.12 and 7.13, they create
visual interest by being raised above the level
of the surroundings and are commonly used for
outdoor café seating or retail display.
R.O.W.

TERRACE

STANDARDS

GUIDELINES

TABLE 7.15: TERRACE STANDARDS

Guideline 6.4.1

STANDARD

FRONTAGE
ELEMENT

MIN.

MAX.

8 ft.

-

Standard
6.4.1

Depth, Clear

Standard
6.4.2

Finish Level Above
Sidewalk

Standard
6.4.3

Length of Terrace

-

150 ft.

Standard
6.4.4

Distance Between Stairs

-

50 ft.

3.5 ft.
DOORYARD

A
B

Wall and/or fence design, materials, and finishes
should be compatible to the adjacent architectural
building styles and palettes and in harmony with
streetscape elements and furnishings.
Guideline 6.4.2

FORECOURT

Terraces should feature planters and hardscape
features to provide shade, seating areas, and a
sense of enclosure without limiting visibility or
connectivity from the sidewalk to the storefront.
Guideline 6.4.3
Terraces may be combined with Arcade and Gallery
frontage types.

A

B

FIGURE 7.12: TYPICAL TERRACE
FIGURE 7.13: TERRACE EXAMPLE
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7.6.5. Dooryard
INTENT

Dooryards provide public-facing outdoor spaces
for residential and commercial uses. As shown in
Figures 7.14 and 7.15, they are located in the front
yard setback and enclosed at the property line by
a low wall or fence. They are commonly used for
ground floor residences along busy streets.
R.O.W.

DOORYARD

STANDARDS

GUIDELINES

TABLE 7.16: DOORYARD STANDARDS

Guideline 6.5.1

STANDARD

FRONTAGE
ELEMENT

Wall and/or fence design, materials, and finishes
should be compatible to the adjacent architectural
building styles and palettes.

MIN.

MAX.

6 ft.

-

A

6 ft.

B

Standard
6.5.1

Depth of Dooryard

Standard
6.5.2

Fence/Wall Height above
Adjacent Sidewalk

Standard
6.5.3

Fence/Wall Height above
Dooryard Grade

-

4 ft.

Standard
6.5.4

Dooryard Grade Height
above Adjacent Sidewalk

-

3 ft.

Standard
6.5.5

Dooryards shall be located within the required
front yard setback.

Standard
6.5.6

Stairs and ramps to dooryards shall not extend
into the public-of-way.

Standard
6.5.7

Yards shall include landscape areas of at least
50% of the setback area.

FORECOURT
-

Guideline 6.5.2

STOOP

A landscaped area between the sidewalk and the
Dooryard wall is encouraged.
Guideline 6.5.3

C

Dooryards for ground floor residences in mid-rise
and larger, multi-family buildings is encouraged.

A

C

B

FIGURE 7.14: TYPICAL DOORYARD

FIGURE 7.15: DOORYARD EXAMPLE
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7.6.6. Forecourt
INTENT

R.O.W.

Forecourts may be used as entry courts or shared
garden space for apartment buildings or as an
additional shopping or seating area within retail
and service areas. As shown in Figures 7.16 and
7.17, forecourts often provide access to a building
lobby and may occasionally be used for vehicular
drop-off if suitably sized.

A

STANDARDS

Guideline 6.6.1

TABLE 7.17: FORECOURT STANDARDS

To avoid overly shaded court spaces, Forecourts
should not be oriented to the north.

STANDARD

FRONTAGE
ELEMENT

MIN.

MAX.

Guideline 6.6.2

Standard
6.6.1

Width, Clear

15 ft.

60 ft.

A

Standard
6.6.2

Depth, Clear

15 ft.

30 ft.

B

Standard
6.6.3

Width to Depth Ratio

-

2:1

Standard
6.6.4

The average grade of forecourts may not exceed
3 feet above or below adjacent sidewalk or
public open space.

Standard
6.6.5

Utilities located in forecourts shall be screened
from ground floor view by landscaping or walls

Standard
6.6.5

No more than one Forecourt per building
frontage is allowed.

Wall and/or fence design, materials, and finishes
should be compatible to the adjacent architectural
building styles and palettes.
Guideline 6.6.3
Forecourts should include generous landscape
elements.

B

FIGURE 7.16: TYPICAL FORECOURT
FIGURE 7.17: FORECOURT EXAMPLE
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LEAST URBAN
7.6.7. Stoop
INTENT

As shown in Figures 7.18 and 7.19, stoops provide
a privacy buffer to ground floor uses, typically
residences, with elevated building entries fronting
a street with stairs down to sidewalk.
R.O.W.

STOOP

STANDARDS

GUIDELINES

TABLE 7.18: ARCADE STANDARDS

Guideline 6.7.1

STANDARD

FRONTAGE
ELEMENT

Stoops should lead directly to the building entry
they provide access to.

MIN. MAX.

PORCH 4 ft.

Standard
6.7.1

Stoop Width

Standard
6.7.2

Door Recess Depth

6 in.

6 ft.

Standard
6.7.3

Stoop Height (measured to
grade at sidewalk)

18 in.

5 ft.

Standard
6.7.4

Stoop Depth (excluding
stairs)

Standard
6.7.5

The entry door and portion
of the landing shall be
covered or recessed
to provide weather
protection.

4 ft.

COMMON YARD

Guideline 6.7.2

8 ft.

8 ft.

Landscaping should be placed on either side of the
stoop, either at grade or incorporated into raised
planters.
A

Guideline 6.7.3
Gates are permitted where stairs are parallel to the
sidewalk to create more private frontage within the
setback.

A
FIGURE 7.18: TYPICAL STOOP

FIGURE 7.19: STOOP EXAMPLE
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7.6.8. Porch
INTENT

SETBACK

R.O.W.

As shown in Figures 7.20 and 7.21, porches add
variety, depth, and/or texture to the pedestrian
experience, encourage sociability, limit solar heat
gain to the interior of buildings, and break down
the overall massing of a building.

STANDARDS

GUIDELINES

TABLE 7.19: PORCH STANDARDS

Guideline 6.8.1

STANDARD

A

MIN.

Porches may be engaged (open on two sides) or
projecting (open on three sides).

MAX.

Guideline 6.8.2

Standard
6.8.1

Porch Depth
(Between Wall and Inside
Column Face)

6 ft.

-

A

Standard
6.8.2

Porch Width (Between
Corner Columns)

10 ft.

-

B

Standard
6.8.3

Porch Height (Measures
from Porch Surface to
Top of Porch Columns)

9 ft.

15 ft.

Standard
6.8.4

Floor Height (Measured
from Adjacent Finished
Grade)

18 in.

3.5 ft.

Standard
6.8.5

Separation Between the Porch and
a Fence or a Sidewalk to be 4 ft.

Standard
6.8.6

Porches shall not
encroach into the public
right-of-way.

C
B

FRONTAGE
ELEMENT

If provided for in the Regulating Zone Standards,
porches may encroach into the front and/or side
setbacks.
Guideline 6.8.3
Porch design, materials and finishes should be
compatible to the adjacent architectural building
style.

C

FIGURE 7.20: TYPICAL PORCH

FIGURE 7.21: PORCH EXAMPLE
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LEAST URBAN
7.7. GROUND FLOOR
ACTIVATION

STANDARDS

7.6.9. Common Yard

TABLE 7.20: COMMON YARD STANDARDS

INTENT

Common Yards are used where there are substantial setbacks between the building and sidewalk.
As shown in Figures 7.22 and 7.23, the front yard
remains unfenced and is visually continuous with
neighboring yards. Common yards provide a buffer
from higher-speed streets or heavily trafficked
sidewalks.

Standard
6.10.1

Depth

Standard
6.10.2

Fences between
abutting front yards or
between the front yard
and sidewalk are not
permitted.

R.O.W.

COMMON YARD

FRONTAGE
ELEMENT

STANDARD

MIN.

MAX.

5 ft.

20 ft.

INTENT
A

Ground Floor Activation is a key mechanism for
promoting walkability and sociability within Specific Plan Districts and neighborhood village centers,
by creating an interesting and inviting pedestrian
environment, and enhancing neighborhood safety
and security by encouraging “eyes on the street”.
The Specific Plan includes two categories of
Ground Level Activation:
»» Primary Activation: Retail, restaurants, community uses, commercial lobbies, residential
lobbies, entertainment uses, on-site sales and
leasing offices, maker spaces, or similar uses.

FIGURE 7.23: COMMON YARD EXAMPLE

»» Secondary Activation: Any Primary Activation
use plus commercial services, medical offices,
storefront offices, parking structure lobbies,
professional services, childcare facilities, private
common open spaces or atria, art-related
uses such as publicly accessible gallery spaces,
amenity spaces, co-working spaces, open
offices, on-street parking, conference rooms,
cafeterias, break rooms, bicycle workshops,
bicycle parking, or similar uses.

FIGURE 7.22: TYPICAL COMMON YARD
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Primary and Secondary Activation Areas within the
Specific Plan Area are shown in Figure 7.24. Each of
the Specific Plan Districts have locations for either
or both Primary or Secondary Activation Areas
indicated. These areas are shown conceptually.
This diagram is not intended to limit activation in
the Specific Plan Area, only to indicate areas where
activation is required. Other areas in the Specific
Plan Area could also have activation.
The standards in Table 7.21 indicate minimum total
linear footage of each type of activation space
to be provided for each district, but the precise
location of activation space is flexible.
STANDARDS

Primary Activation
Standard 7.0.1
Primary Activation shall be provided at the Primary
Frontage of buildings along one or more streets
within Primary Activation Areas shown in Figure
7.24.
Standard 7.0.2
The minimum amount of Primary Activation
required in each district shall be provided as shown
in Table 7.21. Primary Activation above the minimum amount is encouraged.

Standard 7.0.3

Standard 7.0.7

Required Primary Activation shall be provided on
both facing sides of the street, unless the frontage
is on a public open space, in which case it may be
provided on one side of the street and count for
half linear block. Blocks with primary activation
shall be contiguous with other primary or secondary activation blocks where feasible.

Required Secondary Activation shall be provided on
both facing sides of the street, unless the frontage
is on a public open space, in which case it may be
provided on one side of the street and count for
half linear block. Blocks with secondary activation
shall be contiguous with other primary or secondary activation blocks where feasible.

Standard 7.0.4

Standard 7.0.8

Where Primary Activation is required, such uses
shall consist of 75 percent of each building’s
Primary Frontage at ground level.

Where Secondary Activation is required, such
uses shall consist of 50 percent of each building’s
Primary Frontage at ground level.

Secondary Activation
Standard 7.0.5
Secondary Activation shall be provided at the
Primary Frontage of buildings along one or more
streets within Secondary Activation Areas shown
on the “Activation Area Diagram” in Figure 7.24.
Standard 7.0.6
The minimum amount of Secondary Activation
required in each district shall be provided as shown
in Table 7.21. Secondary Activation above the
minimum amount is encouraged.

TABLE 7.21: ACTIVATION AREAS BY DISTRICT

District

Minimum
Primary
Activation

Minimum
Secondary
Activation

A

Two Linear Blocks

Four Linear Blocks

B

N/A

N/A

C

N/A

Two Linear Blocks

D

N/A

Two Linear Blocks

E

N/A

Two Linear Blocks

F

N/A

Four Linear Blocks

G

Two Linear Blocks

Two Linear Blocks

H

N/A

Two Linear Blocks

I

N/A

Two Linear Blocks

J

One Linear Block

Two Linear Blocks

Note: each Linear Block must be a minimum 250’ long,
with activation on both sides
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FIGURE 7.24: GROUND FLOOR ACTIVATION AREAS
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STANDARDS

Standard 8.1.1

7.8. BUILDING DESIGN
STANDARDS AND
GUIDELINES
7.8.1. Massing and Articulation
INTENT

Massing and articulation of buildings and
facades establish building scale and reinforce a
human-scale, pedestrian-oriented environment.
Building massing is intended to consist of simple,
bold forms that create a cohesive public realm
through orientation toward street frontages and
pedestrian pathways, or by defining and reinforcing
public open space. Enriched ground floors enhance
the pedestrian experience and support greater
walkability. Massing may also be used to break
down the visual scale of larger buildings.

Building massing shall be oriented to the human
scale through vertical and/or horizontal articulation. Compliance may be accomplished using
a base-middle-top articulation or by some other
appropriate means of articulation as shown in
Figure 7.25.

‘L’

RECTANGLE

Standard 8.1.2
Large building massing shall be articulated to
reduce apparent bulk and size. At a minimum, a
facade shall not extend horizontally for a distance
more than 150 feet without a vertical massing
break. Vertical break must at a minimum extend
down to second floor of building.
Standard 8.1.3

‘T’

‘H’

FIGURE 7.26: TYPICAL BUILDING SHAPES

Massing at major corners, terminating vistas,
building entries, and significant intersections shall
incorporate one or more of the following:
»» Articulation through plane changes and contrasting building volumes, as shown on Figure 7.26.
»» Building height changes, as shown on Figure 7.26.

FIGURE 7.25: POTENTIAL BUILDING
ARTICULATION AND MASSING STRATEGY

SQUARE

»» Use of contrasting materials, colors, and textures, as shown on Figure 7.26.

Standard 8.1.4
Larger buildings or runs of attached buildings
shall be visually separated to allow perception of
individual homes or finer grain of building mass.
Architectural design elements that allow individual
homes to be identified on the facades of buildings
are encouraged. Such elements may include color
changes, material changes, and/or massing breaks.
GUIDELINES

Guideline 8.1.1
A visible hierarchy of roof forms should be incorporated in the overall design of individual buildings.
Guideline 8.1.2
Vertical Articulation Strategies
■■ Create a regular rhythm of bays
■■ Articulate larger masses as a
series of component masses
■■ Alternate materials
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Horizontal Articulation Strategies
■■ Base/middle/top
■■ Arcade/gallery
■■ Step-back

Corner Massing and Expression
Strategies
■■ Lantern effect at key locations
■■ Tower element
■■ Change of material

Massing Break Strategies
■■
■■
■■
■■

Recess portions
Utilize sun shade devices
Create depth within the facade
Step-back

Blocks of buildings that share a consistent height
on a block should exhibit a variety of approaches to
building massing to give visual interest.
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7.8.2. Building Height

7.8.3. Roofs

INTENT

INTENT

Taller buildings in the Specific Plan Area will cluster
around urban plazas, open space, and major
commercial streets. Enforced through zoning law,
building heights in residential neighborhoods
are intended to be proportionate to residential
densities and building types.

Roofs provide a visual hierarchy of forms that create visual interest and relate to the overall massing
of structures, as shown in Figure 7.27. Where
buildings have flat roofs, variations in parapet form
and height may be used to create visual interest.

STANDARDS

Standard 8.3.1

Standard 8.2.1

Roof-mounted mechanical equipment shall be
screened from pedestrian view, with screening
devices integrated into the architectural design of
the building.

Standard 8.2.2

Standard 8.3.2

Except for residential buildings of three or fewer
stories, buildings may:

Roof-mounted equipment shall be screened when
such equipment is visible from higher adjacent
buildings.

»» Exceed the maximum height by up to 18 feet
for rooftop parapets, mechanical rooms, and
elevator housing;
»» Exceed the height limit by up to 12 feet for
rooftop open space features such as sunshades
and windscreens covering less than 20 percent
of the roof area; and
»» Exceed the height limit by up to 10 feet for
cupolas covering less than 20 percent of the
roof area.
»» See Concord Development Code Section
18.150.070 for other height exceptions.

Hipped Roof

Flat Roof with
Parapets

Shed Roof

Butterfly Roof

Green Roof with
Landscape

STANDARDS

Buildings and structures shall comply with the
“Building Height” standards listed in the Regulation
Zone Tables 7.2 - Table 7.9.

»» Exceed the maximum height by up to 20 feet
for rooftop parapets, mechanical rooms, and
elevator housing in buildings that include a
Central Utility Plant.

Gabled Roof

Standard 7.8.3.3
Downspouts and gutters shall be appropriately
integrated with the building massing and trim in
placement and color and shall not be visible down
the front of columns.

FIGURE 7.27: TYPICAL ROOF SHAPES

GUIDELINES

Standard 8.3.4

Guideline 8.3.1

All new residential buildings with four or more
habitable stories, and all new commercial and
institutional buildings, shall be provided with solar
panels on a minimum of 25 percent of their total
rooftop area. A Vertical Developer may achieve
this standard by installing solar panels over
multiple buildings within its control, so long as the
aggregate total of rooftop area is a minimum of 25
percent.

Rooflines should be varied, reflective of the
building massing, and create visual interest.
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Guideline 8.3.2
All roofs in the Specific Plan Area are on buildings
other than single-family homes and townhouses
are encouraged to incorporate green roofs to
mitigate storm water run-off and reduce the heat
island effect.
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Guideline 8.3.3
For larger buildings, vertical roof plane breaks,
changes in ridge height or other roof accent forms
are encouraged to reduce the overall perceived
scale of the building. Flat roofs with parapet walls
may be utilized as roof decks.
Guideline 8.3.4

7.8.4. Facades
INTENT

Facade composition, as shown in Figure 7.28,
creates visual interest and contributes to a lively
pedestrian experience by varying facade texture,
depth, color, and materials.

Roof penetrations and visible roof materials should
complement the overall architectural design of the
building.

STANDARDS

Guideline 8.3.5

On buildings with active ground floor uses, facades
shall use massing changes, material selection, and
shading devices at the ground level to provide
pedestrian interest.

Roof materials with a high recycled material
content and a high level of reflectivity (albedo) are
encouraged.

Standard 8.4.1

Standard 8.4.2
Facades shall employ a sense of rhythm derived
from an expression of interior spaces and structural bays which also be reinforce the massing of the
building.
Standard 8.4.3
Corner lot facades shall have consistent details
and elements on elevations facing both streets.
The rhythm of openings established on the entry
facade shall continue on the side that faces the
other street.
Standard 8.4.4
Buildings shall have a primary material to express
major volumes.

Guideline 8.3.6
Dormers, cupolas, light monitors, skylights, and
other roof elements, if used, are encouraged to
filter natural light and ventilation into the building.
These should be coordinated with the architectural
design of the building.
Guideline 8.3.7

FIGURE 7.28: BUILDING FACADE COMPOSITION

Top

Roof eaves may be open (exposed rafters) or
closed (soffit) and should be designed to complement building architecture and provide passive
shading and cooling.

Middle
Base
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GUIDELINES

Guideline 8.4.1
Facades should maintain a sense of balance regarding fenestration and massing elements without
extending to exact symmetry.
Guideline 8.4.2
Storefronts, windows, and doors should be
organized in an orderly fashion that reinforces
the primary volumes of the building and should
be coordinated with structural patterns such as
arcades and internal space partitions.
Guideline 8.4.3
Base-Middle-Top expression, if utilized, should
primarily be used in Mixed-use Districts and should
include the following design elements:
»» Base – Large openings, storefronts, entrances,
and shading devices should be used to encourage pedestrian activity.
»» Middle – Individual units and interior spaces
should be expressed on the exterior of the
building.
»» Top – Stepbacks from the middle levels to
create a loggia, terrace, or penthouse, thereby
reducing the overall perceived scale of the
building, are encouraged.

7.8.5. Exterior Materials and Colors

»» Metal, including corrugated metal, standing
seam and metal panels.

INTENT

»» Terracotta panels.

Exterior finishes, colors, textures, and forms reinforce the logical structure of buildings and support
the overall design vision. Examples are shown in
Figure 7.29.

»» Painted or stained wood in clapboard, lap, butt
jointed, board, and batten or shingle applications are appropriate. In commercial settings,
painted or stained wood may be used in accent
locations.

STANDARD

Standard 8.5.1
Exterior materials and colors shall be compatible
to the adjacent architectural building styles and
palettes.
GUIDELINES

Guideline 8.5.1
Buildings are discouraged from using the following
materials on exterior walls: simulated stone; plain
concrete block; exposed aggregate concrete; T-111
composite plywood siding; and plastic or vinyl on
ground floors.
Guideline 8.5.2
Exterior wall materials may include, but are not
limited to:
»» Brick and painted brick.
»» Stucco, provided that large stucco surfaces
are broken up by arcades or columns. Stucco
is appropriate for residential construction and
may be used on a limited basis for commercial
office, garden office, and retail buildings lower
than four stories.
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»» Smooth cement fiber siding.
»» Full-height glass panels and curtain walls may
be used on all floors of commercial office and
civic/institutional buildings.
»» Curtain wall glass used for restaurant panel
systems may also be used on the ground floor
of retail/mixed use and hospitality buildings.
Large expanses of full-height glass are not
appropriate in R-2 and R-1.
»» Concrete and tilt-up panels may be used in
limited applications. Board-formed concrete is
preferred.
»» Exterior insulating finish systems (‘EIFS’) to
create decorative emphasis only, not as primary
facade material.
»» Indigenous natural stone, limestone, bluestone,
and granite.
Guideline 8.5.3
Commercial buildings should have a greater range
of materials, colors, textures, and contrasts than
residential buildings.
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FIGURE 7.29: EXTERIOR MATERIALS EXAMPLES

Guideline 8.5.4

Guideline 8.5.5
Horizontal changes in materials should relate to
specific building horizontal lines, or datums, such
as floor plate heights, sill heights, header heights,
and eave heights.

Clapboard

Board & Batten

Stained Wood

Board-Formed Concrete

Painted Brick

Terra Cotta

Stucco

Metal Panels

Shingle

Brick

Glass Curtain Wall

Standing Seam Metal

Tabby

Natural Stone

Glass Rain Screen

Metal

Guideline 8.5.6
Vertical changes in materials should relate to
specific building volumes. For multi-family residential buildings, vertical changes often express the
residential units within.
Guideline 8.5.7
Materials should be consistently applied to all
elevations of the building.
Guideline 8.5.8
Design and detailing of materials should result in
an authentic appearing structure, with dimensions
and spans congruent with a material’s structural
properties.
Guideline 8.5.9
The use of innovative building materials and design
elements, especially those that have sustainability
goals such as recycled materials or renewable
resources, are encouraged.
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Material changes should only occur at the break
in plane of a surface or at a designed reveal line.
Material changes at exterior corners are discouraged.

Guideline 8.6.4

INTENT

Fenestration should be simple in form and detail,
maintain a sense of proportion and balance, and
offer ample amounts of natural light and views.

Doors and windows, as shown in Figures 7.30 and
7.31, maximize ventilation and daylighting opportunities while also modulating solar heat gain and
glare.
STANDARD

Standard 8.6.1
Blank (windowless) walls of 8 feet or higher next
to elevation shall not extend horizontally for a
distance greater than 20 feet.
Note: For the purpose of DW-S1, green walls are
not considered blank walls and shall be allowed to
extend for a horizontal distance greater than 20
feet.

© 2010 Sitephocus, LLC., www.sitephocus.com

7.8.6. Doors and Windows

Guideline 8.6.5
Glass may be coated or lightly tinted to control
solar heat gain, but a mirrored appearance or dark
tinting is discouraged.
Guideline 8.6.6
Fenestration along west and south facing facades
should employ shading devices (such as recesses,
overhangs, and applied vertical and horizontal
shading elements) that are integrated with the
architecture of the building and provide passive
solar protection.
Note: Deep set windows are encouraged on south
and west facing windows.

GUIDELINES

Guideline 8.6.2
Ground floor openings on buildings with active
uses (such as retail, commercial, or office) should
be inviting and transparent to activate the pedestrian experience. Storefront and curtain wall
window and door systems should be used to create
contemporary and inviting retail frontages.

FIGURE 7.30: WINDOW OPENING EXAMPLES

Guideline 8.6.3
Facade openings should be detailed appropriately
to the architectural style of the building. High
performance materials and systems for efficient
energy use should be used throughout.
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FIGURE 7.31: STRATEGIES FOR DOOR AND WINDOW OPENINGS

Curtain wall

Deep
overhangs
Recessed
curtain wall
Spandrel
panel

Shading
device

Shading
device
Punched
openings

Shading
device

Ganged
windows

Shading
device

Recessed
main entry

Transom
windows

Recessed
curtain wall

Corporate Office
Prototype Elevation

Punched
openings

Garden Office
Prototype Elevation

Hospitality Building
Prototype Elevation

Deep
overhangs

Shading
device

Deep
overhangs

Deep
overhangs

Punched
openings

Ganged
windows

Shading
device

Accessible
balconies

Louvers
Recessed
storefront

Vertical
curtain
wall

Civic Building
Prototype Elevation
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Recessed
entry door

Retail Building
Prototype Elevation

Multi-Family Building
Prototype Elevation
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INTENT

Architectural details enhance the pedestrian experience and overall quality of the built environment.
Awnings, balconies, and shading devices provide
shade, minimize glare, reduce summer heat gain,
and add color and visual interest along a street. Additional details including railings, lighting fixtures,
signage, and art should be incorporated into the
design of buildings, especially along Framework
Streets. Examples of these architectural details are
shown in Figures 7.32 to 7.35.
AWNINGS
STANDARDS

GUIDELINES
© 2010 Sitephocus, LLC., www.sitephocus.com

7.8.7. Architectural Details

Guideline 8.7.1
Awnings should be considered for all south or
west-facing windows where glare and heat gain
are reduced the most. Awnings are allowed on any
ground floor windows.
Guideline 8.7.2
Lighting intended to illuminate the sidewalk below
an awning may be approved on a case-by-case basis. Lighting installed in awnings so that the awning
is effectively an internally lit sign, is discouraged.
Guideline 8.7.3
Operable Awnings are encouraged to allow ease of
use and flexibility in shading throughout the day.

Standard 8.7.1
Awning colors shall complement the overall palette
of the associated building.
Standard 8.7.2
Awnings shall fit to the dimensions of the associated storefront opening so that they reinforce and
emphasize these proportions. For special situations
such as creating a covered dining terrace, larger
awning depths will be reviewed and approved on a
case-by-case basis.

FIGURE 7.32: AWNING EXAMPLES
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BALCONIES AND UPPER PORCHES
STANDARDS

Standard 8.7.3

Balcony
• supported by the wall

Storage on balconies shall not be allowed.

Balcony
• supported by the wall
• with roof and
columns

GUIDELINES

Guideline 8.7.4
Balconies and upper story Porches should be
incorporated into architectural design to add
variety, depth, and/or texture to the pedestrian
experience, increase access to the outdoors for
building inhabitants, and break down the overall
massing of a building.

Upper Level Porch

Porch

FIGURE 7.33: BALCONY TYPES

Guideline 8.7.5
Upper floor Porches may be utilized to create
gallery or arcade spaces for the main pedestrian
level below.

SHADING DEVICES AND SUN SCREENS

Guideline 8.7.6

Standard 8.7.4

Balconies have no minimum depth and may be
nearly flush with the facade, creating “Juliet Balconies”, or may protrude forward from the building
facade as indicated in Regulating Zone Standards in
Section 7.3.

Building design shall incorporate a variety of
sun-shading architectural elements to reduce solar
heat gain and glare within buildings.

Guideline 8.7.7
Open metal balcony railing styles are encouraged
over solid railings.
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STANDARDS

FIGURE 7.34: WINDOW SHADING EXAMPLE

Standard 8.7.5
Shading devices shall be configured in accordance
with building orientation to provide optimal
shading while maintaining views and natural light
for building inhabitants.
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BAY WINDOWS

CHIMNEYS

STANDARDS

STANDARD

Standard 8.7.6

Standard 8.7.7

Bay windows shall be made of or clad in materials
identical to or complementary to the building’s
wall finish and windows.

Exterior chimneys shall be compatible with overall
architectural building styles.

GUIDELINES

Guideline 8.7.12

GUIDELINES

Guideline 8.7.8

Chimney materials may include brick, stone, metal,
or stucco.

Individual bay windows should be subordinate to
the scale of the primary facade.

Guideline 8.7.13

Guideline 8.7.9

Chimney caps should be opportunities for artful
expression while remaining consistent with the
architectural style of the building.

Bay windows should be proportionate to the primary facade and have a height equal to or greater
than their width.

7.8.8. Building Sustainability

Guideline 8.7.10
Bay windows should be placed a minimum of 3 feet
from a building corner or other bay window unless
they are intended to be corner bay windows.

FIGURE 7.35: BAY WINDOW EXAMPLE

Guideline 8.7.11
A street-facing bay window should consist of at
least 50 percent window glass.

INTENT

Buildings in the Specific Plan Area are expected to
perform at a high level to conserve energy and to
use materials and resources efficiently. A complete
summary of measures that address sustainability
are found in Chapter 8.
STANDARD

Standard 8.8.1
All new commercial buildings over 25,000 square
feet in size shall achieve LEED Gold standards or
equivalent performance.
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7.9. LANDSCAPING DESIGN
STANDARDS AND
GUIDELINES
The mild, Mediterranean climate in the San Francisco Bay Area allows for landscaping with a wide
range of plant species in a wide variety of settings,
as shown in Figure 7.36. The Specific Plan Area’s
main climatic influences are hot and dry summers,
often with cooler marine air in the evenings and
mornings, and chilly winter months with regular
precipitation.
The new landscape in the public realm is a cohesive whole and supports the desired character,
function, and attributes of each public area
including open space and parks, streetscapes in
ROWs, and Public Frontages. The use of California
natives and xeriscaping aids in minimizing irrigation. Furthermore, the public realm landscape will
extend into the private realm to create an urban
forest supporting sustainability, diversity, climatic
moderation, habitat, and beauty.

STANDARDS

GUIDELINES

Standard 9.0.1

Guideline 9.0.1

Landscape shall be designed to respond to contemporary uses and meet current open space needs
with consideration for regional ecology, resiliency,
and multi-generational needs.

Landscape should reinforce open space principles
and use materials appropriate in character to support the functions and aesthetics of each space.

Standard 9.0.2
Landscape shall celebrate the Mediterranean
climate of the Bay Area. Regionally appropriate
plant species shall be thoughtfully integrated
throughout the community to promote diversity,
seasonal interest, and water-appropriate uses.
Standard 9.0.3
Landscape shall enhance both the regional and
local ecology, incorporating local flora, supporting
local pollinators, and augmenting the ecological
value of the adjoining open space.
Standard 9.0.4
Trees along Framework Streets and Open Spaces
shall be established as early as possible to ensure
more mature species of Phase 1 are established.

Guideline 9.0.2
Landscape should contribute to creating a unified,
high quality environment for the public realm.
The design, installation, and long-term viability of
the community landscape should plan for future
generations.
Guideline 9.0.3
Landscape should provide for the production of
local organic foods for consumption and education,
where practical and appropriate.
Guideline 9.0.4
Landscape should utilize climate adaptive plants
that use occasional, little or no summer water.
Preference should be towards drought-tolerant
species and floodplains species to minimize water
consumption.

Standard 9.0.5
Development on sites in District H along Willow
Pass Road between Highway 4 and the first street
intersection are required to provide a 50 feet
landscape buffer with tall, native vegetation.
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FIGURE 7.36: LANDSCAPE EXAMPLES
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FIGURE 7.37: URBAN FOREST EXAMPLES

7.9.1. Urban Forest
An urban forest will link the various Regulating
Zones and open spaces to the broader regional
ecosystem, creating a significant new landscape
in Concord. The planting and development of
such a diverse and continuous forest, as shown in
Figure 7.37,  will have long-term social, economic,
community, and environmental benefits, offering
a holistic approach to the urban landscape and
providing a strategy for it to be enhanced and
maintained over time. This will involve the coordinated planting and cultivation of trees and other
plant species in all open space, public realm, and
private development areas, by a combination of
plants already on-site and new plantings installed
over time during development. With the exception
of the adjacent Concord Hills Regional Park and
the Mt. Diablo Creek Corridor ecosystems, much
of the Specific Plan Area landscape will require
new plantings. Due to their historical significance
and indigenous relationship to the region, native
oaks will be scattered throughout the urban forest,
essentially imitating the distribution of oaks in an
oak savanna, even in the developed, urban context
of some neighborhoods.
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TREE CANOPY

Standard 9.1.4

GUIDELINES

INTENT

Street trees on Framework Streets shall be established early upon installation of roadways.

Guideline 9.1.1

Tree canopy is essential for creating shade in walkable communities. Trees help reduce stormwater
runoff and heat island effects, mitigate air pollution, support carbon sequestration, and create
habitat for birds, pollinators, and small fauna. Trees
also create a sense of identity by their form, scale,
texture, and color.
STANDARDS

Standard 9.1.1
Street trees and landscape shall be adaptable
to locale climate and soils. Soil fertility tests are
required prior to the selection of street trees and
landscape materials.
Standard 9.1.2
Adequate seasonal irrigation shall be provided.
All street trees shall be irrigated by drip irrigation
systems installed underground (see Section 4.14).
Standard 9.1.3
Street trees and landscape shall be selected to
reinforce the street type, responding to locality
context and adjacent land uses.

Standard 9.1.5
The Specific Plan Area shall be planted with trees
needed to achieve 25 percent overall canopy
coverage in developed areas, not including building
footprints.
Standard 9.1.6
Street trees and landscape shall be ecologically
diverse. Species native to northern California are
preferred, but not required. Species diversity shall
vary over neighborhoods, and monocultures shall
be avoided.
Standard 9.1.7
Planting shall be water-wise and comply with all
current laws regarding water usage and planting
requirements. Tree species that are best-adapted
to recycled water irrigation are encouraged.
Standard 9.1.8
Impervious surfaces on permanent parking lots
shall receive at least 50 percent shade coverage
when outdoor landscaping is mature.
Standard 9.1.9
Trees and landscape shall reinforce Specific Plan
District character, providing significant diversity,
screening, and shading. Specimen and accent trees
shall define major focal points and gateways.
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Trees should be planted to accommodate their
natural forms and growth habits and minimize excessive pruning and/or maintenance requirements.
Guideline 9.1.2
Large monoculture plantings are discouraged.
SUCCESSIONAL PLANNING
INTENT

The success of the long-term landscape relies on
a strategic plan for succession over the decades
and centuries. Trees all planted at the same time,
in similar sizes, and with similar life spans create
challenges 50 to 100 years in the future.
STANDARD

Standard 9.1.10
A variety of tree species with varying growth rates
and life spans shall be utilized to balance maturation periods.
GUIDELINE

Guideline 9.1.3
Similar tree species should be planted in varying
installation sizes, for example, 5-gallon, 15-gallon,
and 24-inch boxes, within the same development
project.
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SPECIES DIVERSITY

SOIL CONSERVATION

Guideline 9.1.8

INTENT

INTENT

Where possible, native on-site soil is to be amended for all landscape areas.

Planting a variety of tree, shrub, and understory
species helps reduce large-scale loss due to
insect infestation, infectious diseases, and natural
disasters, making the community’s landscape more
resilient.

Specific Plan Area soils are mostly composed
of clays and often require nutrient and organic
amendments to make conditions suitable for
promoting plant growth. Although native plant
species are more adapted to these soil conditions,
they are not always the best choice for the design
and function of a landscape. The upper layer of soil
provides valuable nutrients for healthy plant life
and should be preserved and protected.

STANDARDS

Standard 9.1.11
Landscape design shall incorporate a variety of
trees, shrubs, and understory that coexist together
in nature.
GUIDELINES

Guideline 9.1.4
Trees should be planted in groves to support the
mycorrhizal relationship that occurs in the soil.
Guideline 9.1.5
Soil compaction under tree canopies should
be minimized to reduce the stress on the tree.
Construction fencing should be provided out to the
drip line where possible.

STANDARDS

Standard 9.1.12
Soil samples shall be collected after all fine grading
operations have been completed to test the soil for
required amendments.
Standard 9.1.13
Phytoremediation techniques will be used, if
needed, to extract unwanted pollutants in soils
found to be unsuitable for healthy plant growth.
GUIDELINES

Guideline 9.1.6
Soil samples should be collected prior to any grading operations to understand how much, if any, of
the upper soil region is valuable for stockpiling and
reuse.
Guideline 9.1.7
The upper layer of soils should be scraped and
stockpiled after clearing and grubbing has occurred, in order to reuse the layer for topsoil.
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7.9.2. Planting
GENERAL PLANTING
INTENT

Plants connect us to the natural world and offer
vital habitat for local fauna and pollinators. The
planting of trees, shrubs, and ground cover in all
landscapes will be crucial to the overall health and
wellness of the community.
STANDARDS

Standard 9.2.1
Planting materials shall be chosen carefully to not
obstruct visibility to and from common open space,
parking areas, or dwelling entries and building
facades facing the street, in order to provide “eyes
on the street” which leads to a safer environment.
Shrub planting used for screening of surface
parking lots shall be chosen and maintained to not
exceed 3.5 feet in height.
Standard 9.2.2
Planting materials and spacing shall be chosen
appropriately to provide for the plant’s natural
growth habit without excessive pruning and/or
shearing.
Standard 9.2.3
Plants shall be water-wise and tolerant of non-potable water.
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FIGURE 7.38: PLANT PALETTE EXAMPLES

Standard 9.2.4
Planting shall be mulched, including the entire
planting beds, per typical industry standards
with an aged, non-dyed organic material to help
retain soil moisture, reduce erosion, and minimize
irrigation demand. Trees shall not be mulched up
to the root collar or trunk.
Standard 9.2.5
Plantings shall be designed to comply with City of
Concord Ordinance 16-1, Section 2.
Standard 9.2.6
Stormwater management facilities shall be permanently planted in a comprehensive and aesthetic
manner.
Standard 9.2.7
Planting shall be selected from the Plant Palette in
Section 4.23 and comply with the City of Concord’s
standards regarding invasive species.
Standard 9.2.8
Turf grass is allowed only in limited use within commercial areas. Lawns shall be planted for functional
use only as playfields, informal playfields, picnic
areas, and seating areas such as amphitheaters.
Standard 9.2.9
Turf grass is prohibited for use in residential areas.
Residential yards shall use water conserving grasses, shrubs and ground covers as an alternative.
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GUIDELINES

Guideline 9.2.1
Buildings should be sited to retain existing trees,
significant vegetation communities, and/or natural
features.
Guideline 9.2.2
Planting should frame views, define outdoor
rooms, anchor buildings to the land, and provide
screening of buildings from visual and solar
exposure.

FIGURE 7.39: FRONTAGE PLANTING
EXAMPLES

STANDARDS

GUIDELINES

Guideline 9.2.3

Standard 9.2.10

Guideline 9.2.6

Planting should leverage the advantages of natural,
micro-climate conditions such as shade, wind, and
sun where they occur.

Street trees shall be planted at a maximum of
30 feet spacing unless interrupted by curb cuts,
intersections, or utilities.

Street tree plantings should be largely continuous
species by block and street type, but punctuated
with variety at intersections, key entries, gateways,
plazas, and park entries. Seasonal color should be
considered in all street plantings.

Guideline 9.2.4

Standard 9.2.11

Planting design should consider seasonality, yearround interest, and variety in form, texture, and
color.

Minimal lawn areas shall be provided in parkways.
A maximum of 25 percent of parkway area shall be
planted with lawn.

Guideline 9.2.5

Lawns shall be planted for functional use only as
playfields, informal playfields, picnic areas, seating
areas such as amphitheaters, and limited use in
common yards at very low density residential
development.

Species adapted to Mediterranean climates and
California natives are encouraged.
PUBLIC AND PRIVATE FRONTAGE
PLANTING
INTENT

Within the streetscape and areas where buildings
front streets and parks a concerted planting of
street trees, plantings in parkways and verges,
and border plantings at the front of buildings and
homes will create a shaded, comfortable, and
pleasing environment for walking, biking, sitting,
and play.
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Standard 9.2.12
Plantings within surface parking lots shall comply
with Standard 9.1.8.

Guideline 9.2.7
Parkways, verges, and Private Frontages should be
planted with a variety of drought-tolerant shrubs,
perennials, and groundcovers to avoid the use of
lawn and create texture, foreground, and background plantings.
Guideline 9.2.8
Tree and understory plantings should be matched
by irrigation needs to avoid over or under watering.

Standard 9.2.13
Planting verges/strips shall not be planted with
lawn. Ornamental grasses are permissible.
Standard 9.2.14
Planter verges/strips shall be planted with
drought-tolerant species and be drip irrigated.
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7.9.3. Plant Palette
INTENT

MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

COMMERCIAL FLEX

The list of approved plants shown in Table 7.22 represents guidelines. Invasive species
should be identified based on consultation with Cal-IPC and avoided.
TREE AND PALM PALETTE

MU-3

MU-2

TABLE 7.22: PLANT LIST
MU-1

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Acer macrophyllum

Bigleaf maple

n

Acer palmatum cultivars

Japanese maple

n

Agonis flexuosa

Peppermint tree

n

n

n

n

n

Arbutus  ‘Marina’

Marina arbutus

n

n

n

¡

n

Aesculus californica

California buckeye

Cassia leptophylla

Gold medallion tree

n

n

n

¡

Casuarina cunninghamiana

River she-oak

Celtis occidentialis

Common hackberry

Cercis canadensis

Eastern redbud

n

Cercis occidentalis

Western redbud

n

Chamaerops humilis

Mediterranean fan palm

Chorisia speciosa

Silk floss tree

Eriobotrya deflexa

Bronze loquat

Eucalyptus nicholii

Nichol’s willow-leaf peppermint

n

Eucalyptus torquata

Coral gum

Gingko biloba cultivars
Jacaranda mimosifolia
Koelreuteria species

n
n

n

n
n

n

n

¡

n

n
n

n

n

¡

n

n

n

n

¡

n

n

n

¡

n

n

n

n

¡

Gingko

n

n

n

n

¡

n

Jacaranda

n

n

n

n

¡

n

Flame tree

n

n

n

¡

n

Lagerstroemia indica cultivars

Crape myrtle

n

n

n

¡

n

Liriodendron tulipifera

Tulip tree

n

n

¡

n

Lophostemon confertus

Brisbane box

n

n

n

¡

n

Magnolia grandiflora

Southern magnolia

n

n

n

¡

n

Magnolia soulangeana

Saucer magnolia

n

Magnolia stellata

Star magnolia

n

Melaleuca linariifolia

Flaxleaf paperbark

Melaleuca quinquenervia          

Cajeput tree

Olea ‘fruitless’

Olive
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n

n
n

n

n

¡

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

TREE AND PALM PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Phoenix canariensis

Canary island date palm

n

n

n

n

n

Pinus canariensis

Canary island pine

n

n

n

¡

n

Pinus coulteri

Coulter pine

n

Pinus eldarica

Afghan pine

n

Pinus halepensis

Allepo pine

n

Pinus pinea

Italian stone pine

n

Pinus torreyana

Torrey pine

Pistacia chinensis

Chinese pistache

Platanus x acerifolia ‘Columbia’

London plane tree

Platanus racemosa

California sycamore

n

Podocarpus henkelii

Long-leafed yellowwood

n

Prunus cerasifera ‘Krauter Vesuvius’

Flowering plum

n

n

n

n

n

Prunus ilicifolia

Hollyleaf cherry

n

n

n

n

n

Prunus ilicifolia ssp. Lyonii

Catalina cherry

Prunus serrulata cultivars

Flowering cherry

Quercus agrifolia

Coast live oak

Quercus douglasii

Blue oak

Quercus ilex

Holly oak

Quercus lobata

Valley oak

Quercus suber

Cork oak

Quercus wislizenii

Interior live oak

Rhus lancea

African sumac

Robinia x ambigua ‘Idahoensis’

Idaho locust

Sequoia sempervirens

Coast redwood

Trachycarpus fortunei

Windmill palm

Ulmus parvifolia cultivars

Chinese evergreen elm

Umbellularia californica

California bay

Washingtonia filifera
Washingtonia robusta
Zelkova serrata cultivars
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n
n

n

n

n

¡

n

n

n

n

¡

n

n
n
n

n

n

n

n

n

¡
¡

n

¡

n

n
n

n

n

¡

n

n
n
n

n

¡

n

¡

n

n
n

n

n

California fan palm

n

n

Mexican fan palm

n

n

Zelkova

n

n

n

¡

n

n

n

n

n

¡

n

n

¡

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

SHRUB PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Arctostaphylos cultivars

Manzanita

n

n

n

n

n

n

Artemisia californica

California sagebrush

n

n

n

n

n

n

Baccharis pilularis ‘Pigeon Point’

Prostrate Coyote Brush

n

n

n

n

n

n

Buddleja davidii cultivars

Butterfly bush

n

n

n

n

n

n

Calliandra californica

Baja fairy duster

n

n

n

n

n

n

Callistemon ‘Little John’

Dwarf bottlebrush

n

n

n

n

n

n

Carpenteria californica

Bush anemone

n

n

n

n

n

n

Ceanothus spp

California wild lilac

n

n

n

n

n

n

Cistus spp

Rockrose

n

n

n

n

n

n

Cistus x skanbergii

Rockrose

n

n

n

n

n

n

Coprosma x kirkii

Coprosma

n

n

n

n

n

n

Correa spp

Australian fuchsia

n

n

n

n

n

n

Cotoneaster dammeri

Bearberry cotoneaster

n

n

n

n

n

n

Cyrtomium falcatum

Japanese holly fern

n

n

n

n

n

n

Dendromecon harfordii

Island bush poppy

n

n

n

n

n

n

Dendromecon rigida

Bush poppy

n

n

n

n

n

n

Dodonaea viscosa

Hopseed bush

n

n

n

n

n

n

Encelia californica

California sunflower

n

n

n

n

n

n

Eriogonum spp

Wild buckwheat

n

n

n

n

n

n

Euryops pectinatus

Gray-leaved euryops

n

n

n

n

n

n

Fremontodendron spp and cultivars

Fremontodendron

n

n

n

Grevillea ‘Noelii’

Grevillea

n

n

n

n

n

n

Hakea suaveolens

Sweet-scented hakea

n

n

n

n

n

n

Heteromeles arbutifolia

Toyon

n

n

n

n

n

n

Juniperus spp.

Juniper

n

n

n

n

n

n

Lantana cultivars

Lantana

n

n

n

n

n

n

Lavandula spp.

Lavender

n

n

n

n

n

n

CHAPTER 7: DEVELOPMENT CONTROLS

259

MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

SHRUB PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Lavatera spp

Mallow

n

n

n

n

n

n

Leucadendron cultivars

Leucadendron

n

n

n

n

n

n

Leucophyllum frutescens

Texas ranger

n

n

n

n

n

n

Leucophyllum laevigatum

Chihuahian sage

n

n

n

n

n

n

Mahonia ‘Golden Abundance’

Golden abundance mahonia

n

n

n

n

n

Nephrolepis cordifolia

Southern sword fern

n

n

n

n

n

n

Olea europaea ‘Little Ollie’

Dwarf Olive

n

n

n

n

n

n

Opuntia ficus-indica

Prickly Pear

n

n

n

n

n

Phormium cultivars

New Zealand flax

n

n

n

n

n

n

Photinia x fraseri

Fraser photinia

n

n

n

n

n

n

Pittosporum eugenoides

Pittosporum

n

n

n

n

n

n

Pittosporum tenuifolium

Kohuhu

n

n

n

n

n

n

Polystichum californicum

California sword fern

n

n

n

n

n

n

Rhamnus alaternus

Italian buckthorn

n

n

n

n

n

n

Rhamnus californica

California coffeeberry

n

n

n

n

n

n

Rhaphiolepis indica cultivars

India hawthorn

n

n

n

n

n

n

Rhus integrifolia

Lemonade berry

n

n

n

n

n

n

Rhus ovata

Sugar bush

n

n

n

n

n

n

Ribes spp.

Gooseberry

n

n

n

n

n

n

Rosa rugosa cultivars

Rugosa rose

n

n

n

n

n

n

Rosmarinus officinalis cultivars

Rosemary

n

n

n

n

n

n

Salvia spp. and cultivars

Sage

n

n

n

n

n

n

Senna artemisioides

Feathery cassia

n

n

n

n

n

n

Teucrium fruticans

Bush germander

n

n

n

n

n

n

Vitex agnus-castus

Chaste tree

n

n

n

n

n

n

Westringia fruticosa

Coast rosemary

n

n

n

n

n

n

Westringia ‘Wynyabbie Gem’

NCN

n

n

n

n

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

GRASSES, GROUNDCOVER AND PERENNIAL PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Achillea spp. and cultivars

Yarrow

n

n

n

n

n

n

Anigozanthos cultivars

Kangaroo paw

n

n

n

n

n

n

Arctostaphylos cultivars

Manzanita

n

n

n

n

n

n

Asclepias californica

California milkweed

n

n

n

n

n

n

Asparagus densiflorus ‘Myers’

Myers asparagus

n

n

n

n

n

n

Baccharis pilularis ‘Pigeon Point’

Prostrate coyote brush

n

n

n

n

n

n

Calamagrostis x acutiflora cultivars

Feather reed grass

n

n

n

n

n

n

Calamagrostis nutkaensis

Pacific reed grass

n

n

n

n

n

n

Carex divulsa

Berkeley sedge

n

n

n

n

n

n

Carex pansa

California meadow sedge

n

n

n

n

n

n

Carex praegracilis

Western meadow sedge

n

n

n

n

n

n

Centaurea cineraria

Dusty miller

n

n

n

n

n

n

Chondropetalum tectorum

Small cape rush

n

n

n

n

n

n

Cotoneaster dammeri ‘Lowfast’

Bearberry cotoneaster

n

n

n

n

n

n

Deschampsia cespitosa

Tufted Hair Grass

n

n

n

n

n

n

Dianella revoluta

Black anther flax lily

n

n

n

n

n

n

Dietes spp and cultivars

Dietes

n

n

n

n

n

n

Epilobium canum

California fuchsia

n

n

n

n

n

n

Erigeron karvinskianus

Mexican daisy

n

n

n

n

n

n

Eriogonum spp.

Wild buckwheat

n

n

n

n

n

n

Festuca californica

California fescue

3

n

n

n

n

n

Festuca glauca ‘Elijah Blue’

Elijah Blue fescue

n

n

n

n

n

n

Festuca mairei

Atlas fescue

n

n

n

n

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

GRASSES, GROUNDCOVER AND PERENNIAL PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Festuca rubra ‘Molate Blue’

Molate Blue creeping fescue

n

n

n

n

n

n

Gazania cultivars

Gazania

n

n

n

n

n

n

Helictotrichon sempervirens

Blue oat grass

n

n

n

n

n

n

Iris douglasiana

Douglas iris

n

n

n

n

n

n

Iris douglasiana ‘Pacific Coast Hybrid’

Pacific Coast irises

n

n

n

n

n

n

Juncus patens

Common rush

n

n

n

n

n

n

Kniphofia uvaria

Red-hot poker

n

n

n

n

n

n

Lantana montevidensis

Trailing Lantana

n

n

n

n

n

n

Leonotis leonorus

Lion’s tail

n

n

n

n

n

n

Leymus condensatus ‘Canyon Prince’

Canyon Prince Wild Rye

n

n

n

n

n

n

Libertia peregrinans

Libertia

n

n

n

n

n

n

Limonium perezii

Sea lavender

n

n

n

n

n

n

Liriope muscari cultivars

Lily turf

n

n

n

n

n

n

Mimulus aurantiacus

Sticky monkey flower

n

n

n

n

n

n

Mulenbergia capillaris

Pink muhly

n

n

n

n

n

n

Mulenbergia lindheimeri

Lindheimer’s muhly

n

n

n

n

n

n

Mulenbergia rigens

Deer Grass

n

n

n

n

n

n

Ophiopogon japonicus

Mondo grass

n

n

n

n

n

n

Sesleria autumnalis

Autumn moor grass

n

n

n

n

n

n

Sisyrinchium bellum

Blue-eyed grass

n

n

n

n

n

n

Sporobolus airoides

Alkali dropseed

n

n

n

n

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

GRASSES, GROUNDCOVER AND PERENNIAL PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Achillea spp. and cultivars

Yarrow

n

n

n

n

n

n

Anigozanthos cultivars

Kangaroo paw

n

n

n

n

n

n

Arctostaphylos cultivars

Manzanita

n

n

n

n

n

n

Asclepias californica

California milkweed

n

n

n

n

n

n

Asparagus densiflorus ‘Myers’

Myers asparagus

n

n

n

n

n

n

Baccharis pilularis ‘Pigeon Point’

Prostrate coyote brush

n

n

n

n

n

n

Calamagrostis x acutiflora cultivars

Feather reed grass

n

n

n

n

n

n

Calamagrostis nutkaensis

Pacific reed grass

n

n

n

n

n

n

Carex divulsa

Berkeley sedge

n

n

n

n

n

n

Carex pansa

California meadow sedge

n

n

n

n

n

n

Carex praegracilis

Western meadow sedge

n

n

n

n

n

n

Centaurea cineraria

Dusty miller

n

n

n

n

n

n

Chondropetalum tectorum

Small cape rush

n

n

n

n

n

n

Cotoneaster dammeri ‘Lowfast’

Bearberry cotoneaster

n

n

n

n

n

n

Deschampsia cespitosa

Tufted Hair Grass

n

n

n

n

n

n

Dianella revoluta

Black anther flax lily

n

n

n

n

n

n

Dietes spp and cultivars

Dietes

n

n

n

n

n

n

Epilobium canum

California fuchsia

n

n

n

n

n

n

Erigeron karvinskianus

Mexican daisy

n

n

n

n

n

n

Eriogonum spp.

Wild buckwheat

n

n

n

n

n

n

Festuca californica

California fescue

3

n

n

n

n

n

Festuca glauca ‘Elijah Blue’

Elijah Blue fescue

n

n

n

n

n

n

Festuca mairei

Atlas fescue

n

n

n

n

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

GRASSES, GROUNDCOVER AND PERENNIAL PALETTE

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Festuca rubra ‘Molate Blue’

Molate Blue creeping fescue

n

n

n

n

n

n

Gazania cultivars

Gazania

n

n

n

n

n

n

Helictotrichon sempervirens

Blue oat grass

n

n

n

n

n

n

Iris douglasiana

Douglas iris

n

n

n

n

n

n

Iris douglasiana ‘Pacific Coast Hybrid’

Pacific Coast irises

n

n

n

n

n

n

Juncus patens

Common rush

n

n

n

n

n

n

Kniphofia uvaria

Red-hot poker

n

n

n

n

n

n

Lantana montevidensis

Trailing Lantana

n

n

n

n

n

n

Leonotis leonorus

Lion’s tail

n

n

n

n

n

n

Leymus condensatus ‘Canyon Prince’

Canyon Prince Wild Rye

n

n

n

n

n

n

Libertia peregrinans

Libertia

n

n

n

n

n

n

Limonium perezii

Sea lavender

n

n

n

n

n

n

Liriope muscari cultivars

Lily turf

n

n

n

n

n

n

Mimulus aurantiacus

Sticky monkey flower

n

n

n

n

n

n

Mulenbergia capillaris

Pink muhly

n

n

n

n

n

n

Mulenbergia lindheimeri

Lindheimer’s muhly

n

n

n

n

n

n

Mulenbergia rigens

Deer Grass

n

n

n

n

n

n

Ophiopogon japonicus

Mondo grass

n

n

n

n

n

n

Sesleria autumnalis

Autumn moor grass

n

n

n

n

n

n

Sisyrinchium bellum

Blue-eyed grass

n

n

n

n

n

n
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MU-3

MIXED USE – HIGH DENSITY

R-2

MEDIUM DENSITY RESIDENTIAL

MU-2

MIXED USE – MEDIUM/HIGH DENSITY

R-1

LOW DENSITY RESIDENTIAL

MU-1

MIXED USE – MEDIUM DENSITY

CC

CAMPUS

C-1

VINES

MU-3

MU-2

MU-1

COMMERCIAL FLEX

R-2

R-1 / R-1X

CC

C-1

Botanical Name

Common Name

Bougainvillea spp.

Bougainvillea

n

n

n

n

n

n

Campsis radicans

Common trumpet creeper

n

n

n

n

n

n

Gelsemium sempervirens

Carolina jessamine

n

n

n

n

n

n

Ipomoea indica

Morning glory

n

n

n

n

n

n

Macfadyena unguis-cati

Cat’s claw vine

n

n

n

n

n

n

Passiflora cultivars

Passion vine

n

n

n

n

n

n

Rosa banksiae

Lady Banks’ rose

n

n

n

n

n

n

Rosa ‘Cecile Brunner’

Sweetheart rose

n

n

n

n

n

n

MU-3

MU-2

MU-1

CC

C-1

AGAVE AND SUCCULENT PALETTE

R-2

R-1 / R-1X

Botanical Name

Common Name

Aeonium spp.

Aeonium

n

n

n

n

n

n

Agave spp.

Agave

n

n

n

n

n

n

Aloe spp.

Aloe

n

n

n

n

n

n

Dudleya brittonii

Britton’s chalk dudleya

n

n

n

n

n

n

Dudleya pulverulenta

Chalk dudleya

n

n

n

n

n

n

Euphorbia spp.

Spurge

n

n

n

n

n

n

Hesperaloe parviflora

Red yucca

n

n

n

n

n

n

Sedum spp.

Sedum

n

n

n

n

n

n
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7.9.4. Irrigation
INTENT

Irrigation is crucial to support adequate growth of
all plants.
STANDARDS

Standard 9.4.1
Irrigation systems shall be designed to accommodate non-potable water equipment.
Standard 9.4.2
A non-potable water source shall supply the Specific Plan Area with irrigation in all areas except for
single-family residential yards, community gardens,
and any agrarian parks.
Standard 9.4.3
Irrigation systems shall integrate with fully automated controllers equipped with climate sensing
technology.

GUIDELINES

Guideline 9.4.1
All planting areas should be irrigated, either with a
permanent or temporary system that provides 100
percent coverage and is connected to an automated controller.
Guideline 9.4.2
Permanent irrigation systems should be installed
below ground. Temporary systems may utilize
appropriate above ground equipment but should
be concealed with mulch.

7.9.5. Walls, Fences, and Gates
INTENT

Walls and fences can retain slopes, create privacy,
and provide vertical separation where desired.
These landscape elements, as shown in Figure
7.40, also enhance the unique character of neighborhoods by utilizing design details that create a
cohesive streetscape.
RETAINING WALLS

Guideline 9.4.3

STANDARDS

Irrigation systems should be designed by a qualified irrigation designer with experience in the
region.

Standard 9.5.1
High quality materials and finishes shall be utilized
for retaining walls.
Standard 9.5.2
Retaining walls shall integrate features to prevent
long lengths of a single-plane surface.

Standard 9.4.4

Standard 9.5.3

Irrigation systems shall locate above ground
equipment, including backflow assemblies and
controllers, out of public view, within buildings, or
within discreet areas in the landscape.

Public walls shall have approved style for Phase 1
project.
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Standard 9.5.4
See Concord Development Code Section
18.150.040 for any other requirements related to
retaining walls.
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GUIDELINES

GUIDELINES

Guideline 9.5.1

Guideline 9.5.4

Retaining walls should be used where a change in
grade is needed or desired.

Quality materials and finishes, responsive to the
adjacent architectural style and palette, should be
utilized for privacy walls. Privacy wall caps should
provide a finished condition to walls and complement wall piers, posts, or columns.

Guideline 9.5.2
Retaining walls over 4 feet in height should be
screened with vegetation. Retaining walls over 12
feet should be tiered.
Guideline 9.5.3
Gravity rock walls, segmental gravity walls, and
cantilever walls are encouraged.

Guideline 9.5.5
Privacy walls should be used where total privacy is
desired between adjacent landowners or uses.
SEAT WALLS

PRIVACY WALLS

STANDARDS

Refer to the Concord Development Code Section
18.150.040 for any additional requirements related
to privacy walls.

Standard 9.5.7

STANDARDS

Quality materials and finishes, responsive to the
adjacent architectural style and palette, shall be
used for seat walls.

Standard 9.5.5

GUIDELINES

Privacy walls shall not exceed 6 feet in height.
Above 6 feet, a 1-foot porous lattice of at least 50
percent transparency is allowed.

Guideline 9.5.6

Standard 9.5.6
Privacy walls shall avoid lengths of a single-plane
surface longer than 60 feet.

Seat walls should be used as built-in elements
for open space, parks, and trails and to serve as
edges to planting areas where pedestrian traffic is
undesirable.
Guideline 9.5.7
Seat walls should be designed to accommodate
seating for short durations and deter skateboard use.
Guideline 9.5.8
Seat walls should integrate lighting, when possible.
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FIGURE 7.40: WALL AND FENCE EXAMPLES
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SPORT FENCES AND GATES

Standard 9.5.11

Sports fields may require fences and gates to
contain the playing area of each field, restrict
unwanted circulation, and provide security and
maintenance access.

Except for temporary construction fences, galvanized finish chain link security fences and gates are
prohibited.

STANDARDS

Good Neighbor Fences shall be encouraged to create an interesting and inviting visual environment
and enhance neighborhood safety, while providing
privacy and security.

Standard 9.5.8
Metal pickets or black vinyl-coated chain link,
including top and bottom rails, shall be used for
sports fences and gates.
GUIDELINE

Guideline 9.5.9
Sport fences and gates should be used where
sports fields may need to restrict unwanted
circulation and provide security and maintenance
access.

Standard 9.5.12

STANDARDS

Standard 9.5.13
Fences and gates comply with height requirements
set forth in the Concord Development Code
Section 18.150.040.
Standard 9.5.14
Chain link fences and gates are prohibited.

GUIDELINES

GUIDELINES

Guideline 9.5.10

Guideline 9.5.13

High quality, durable, UV-resistant materials
and finishes that are responsive to the adjoining
architectural style and palette should be utilized for
security fences – preferably ornamental metal and
wood materials.

Decorative fences and gates should be utilized to
separate areas, either for minimal security purposes, safety, or design aesthetics.

Guideline 9.5.11

High quality, durable, UV-resistant materials and
finishes, preferably ornamental metal, masonry,
and wood materials that are responsive to the
adjoining architectural style and palette should be
utilized for decorative fences and gates.

SECURITY FENCES

Security fences should blend into the landscape
and be screened with plantings.

STANDARDS

Guideline 9.5.12

Standard 9.5.9

Security fences should be located on property lines
between private lots.

Security fences shall be used as a barrier between
open space and private property.

DECORATIVE FENCES

Guideline 9.5.14

Guideline 9.5.15
Fences and gates should be designed to blend into
the landscape and be complemented with planting.

Standard 9.5.10
Security fences shall comply with height requirements set forth in the Concord Development Code
Section 18.150.040.
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7.9.6. Landscape Structures and
Furnishings

GUIDELINES

INTENT

Structures and furnishings should be responsive to
the adjacent architectural style and palette.

The relationship of landscape structures and furnishings to buildings, walks, paths, and plaza areas
contributes to the character of the Specific Plan
Area, Specific Plan Districts, and neighborhoods.
Furnishings, as shown in Figure 7.41, enhance the
comfort and scale of public spaces, particularly in
parks and open spaces.

Guideline 9.6.1

Guideline 9.6.2
Structures and furnishings should be used to
create shade, shadow, and texture.
Guideline 9.6.3

STANDARDS

The design and siting of structures and furnishings
should consider solar orientation, wind mitigation,
and human comfort.

Standard 9.6.1

Guideline 9.6.4

Structures and furnishings shall be sited so as to
not obstruct key views or sight lines.

Durable, vandal-resistant, and ultra violet-resistant
materials and finishes should be used for landscape structures and furnishings.

Standard 9.6.2
Bicycle racks and furnishings shall be sited to so to
not obstruct key views or sight lines.
Standard 9.6.3
Public spaces shall include easily accessible containers that separate trash, recycling, and compost
materials.

Guideline 9.6.5
Landscape structures may include gazebos,
pavilions, kiosks, arbors, and trellises.
Guideline 9.6.6
Furnishings may include benches, tables and
chairs, waste and recycling receptacles, tree grates,
bicycle racks, picnic tables, dog mitt stations, drinking fountains, trailheads, educational/interpretative
signage, and wayfinding signage.
Guideline 9.6.7
The design and siting of bicycle racks and amenities
should consider solar orientation, wind mitigation,
and human comfort.
FIGURE 7.41: LANDSCAPING STRUCTURE
AND FURNISHING EXAMPLES
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7.9.7. Exterior Utilities and Service
Areas

7.9.8. Water Features
INTENT

INTENT

Water features can serve as focal points in outdoor
rooms as civic elements and play features for children. Water features, as shown in Figure 7.42, also
create a cooling effect in public spaces as provide
recreational benefits to the community.

Exterior utilities serve a vital function of development by delivering necessary services to homes,
commercial spaces, industrial facilities, infrastructure, and landscaping. Service areas are screened
areas used for maintenance and upkeep of the
building.

STANDARDS

Standard 9.8.1

STANDARDS

Potable water shall be utilized where water is
intended to be in contact with humans (e.g., splash
pads).

Standard 9.7.1
As required in Section 13.10.130 of the City of
Concord’s Development Code, utilities outside the
underground utility district shall be installed and
maintained underground (including facilities in
subdivisions).
Standard 9.7.2
Exterior utilities shall be accessible for all required
service vehicles.
Standard 9.7.3
Exterior utilities shall be buried or located within
buildings or screens so as not to be visually
obtrusive. Where they must be aboveground,
place on Non-Primary Frontages and screen with
architectural devices and/or plant material.
Standard 9.7.4

Standard 9.8.2

FIGURE 7.42: WATER FEATURE EXAMPLES

Standard 9.7.5
Facilities for separation and storage of waste shall
be inside of buildings, or if provided outside, shall
be fully screened from view, provided with lockable
gates, and covered.

Water features shall utilize water-efficient pumps
and equipment, which shall be located inside
adjacent buildings, noise-buffering structures, or
screened from public view.
GUIDELINE

Guideline 9.8.1
Water features should be designed to complement
the architecture or urban landscape style and
palette of adjoining buildings and public spaces.

Standard 9.7.6
Exterior utilities shall not create audible nuisance
or odors perceptible from adjacent properties

All new development shall provide facilities for the
convenient separation and storage of waste into
trash, recyclable, and compostable waste streams.
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7.9.9. Paving

PLAZAS AND PROMENADES

INTENT

GUIDELINES

Consistent use of select paving materials, as shown
in Figure 7.43, enriches a neighborhood environment, improves functional and aesthetic qualities,
and can further sustainability goals.

Guideline 9.9.4

WALKWAYS AND TRAILS

Guideline 9.9.5

STANDARD

Standard 9.9.1
Functional, durable, long-lasting materials designed to handle pedestrian and vehicular loads
shall be utilized for walkways and trails.
GUIDELINES

Guideline 9.9.1
Higher quality paving materials, specifically
modular pavers and concrete, should be utilized in
high-traffic areas.
Guideline 9.9.2
Poured-in-place pavements should be used for
pedestrian walks and trails.

Functional, durable, long-lasting materials designed to handle pedestrian and vehicular loads
should be utilized for plazas and promenades
Higher quality paving materials, specifically modular pavers or poured-in place concrete, should be
utilized in high-traffic areas.
Guideline 9.9.6
Poured-in-place concrete should be integrated as
an alternative or complement to modular paving,
Consider poured-in-place pervious concrete, especially in areas without substantial vehicle traffic.
Guideline 9.9.7
Long-term maintenance needs should be considered for underground infrastructure.
DRIVEWAYS AND PARKING
STANDARDS

Guideline 9.9.3

Standard 9.9.2

Asphaltic concrete, boardwalks, and crushed
aggregate materials should be utilized for trails in
conservation areas or low-traffic open space areas.

Functional, durable, and long-lasting materials,
specifically asphaltic concrete, shall be utilized for
parking and loading hardscape areas.
Standard 9.9.3
Concrete aprons shall match the color and finish
of the adjacent sidewalk for all driveways in MU-1,
MU-2, and MU-3 Regulating Zones.
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FIGURE 7.43: PAVING EXAMPLES

GUIDELINES

Guideline 9.9.8
Parking and loading hardscape areas should be
sized to accommodate for heavy service vehicle
turning movements.
Guideline 9.9.9
A variety of paving materials including concrete,
asphalt or concrete pavers, stone pavers, and
crushed fines, should be utilized. Stamped concrete is discouraged.
Guideline 9.9.10
Wherever possible, permeable paving should be
used to reduce storm water runoff.
Guideline 9.9.11
Concrete aprons should match the color and finish
of the adjacent sidewalk.
Guideline 9.9.12
Paved tire strips with a permeable center region
should be integrated in designs, where appropriate, to promote stormwater infiltration and reduce
the impact of paved surfaces.
Guideline 9.9.13
Consider poured-in-place pervious concrete,
especially on aprons or in areas without substantial
vehicle traffic.
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7.10. SUPPORTING OPEN
SPACE DESIGN
STANDARDS AND
GUIDELINES
This section guides design of Supporting Open
Space in the Specific Plan Area. These are smaller
parks and open spaces that are not considered
Framework Parks and Open Space (which are
addressed in Chapter 4).
Supporting Open Space will be created at the
neighborhood scale, by developers that will build
the neighborhoods. For this reason, standards and
guidelines for these smaller scale parks are found
in this Development Controls chapter.

TABLE 7.23: NEIGHBORHOOD PARK
REQUIREMENTS
NEIGHBORHOOD PARK PROGRAM
Features Mix:

Other
Appropriate
Features:
Sizes:

Trails, shaded picnic areas, play areas,
playgrounds, sports courts, wayfinding,
bicycle facilities, transit stop(s), restrooms
and robust landscape plantings, tailored
to each location. Multi-use sports fields in
larger parks.
Outdoor vending, game tables, community
gardens, public art, tot lots, dog parks,
community pool, community center or
clubhouse, café.

Each neighborhood developed under this Specific
Plan is to have a center that serves as the “heart”
of that neighborhood. In many cases, these
centers will include either a Framework Park or a
Supporting Park. This section contains guidance for
Supporting Neighborhood Parks.
These parks will be the primary gathering space
within their neighborhoods, providing programming oriented toward local residents or workers.
Where appropriate, neighborhood parks will
be framed by mixed-use and/or higher density
buildings resulting in higher park utilization.
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Park design shall provide pedestrian connections
from adjacent open space, trails, and neighborhoods into the park.
Standard 10.1.4
At least one neighborhood park shall be provided
in each Specific Plan District.
Standard 10.1.5
A transit stop shall be provided adjacent to the
park where a neighborhood park is located on a
transit route.

Neighborhood Parks: 2-10 acres.
Urban Parks with playground, seating, and
informal play area: 2 - 5 acres.
Central Neighborhood Parks with multi-use
sports field 5-10 acres.

7.10.1. Neighborhood Parks
INTENT

Standard 10.1.3

STANDARDS

Standard 10.1.1
Park size, dimension, and programming for Supporting Neighborhood Parks shall be consistent
with requirements listed in Table 7.23.
Standard 10.1.2
Park design shall include a network of functional
and accessible pedestrian and bicycle paths to
provide circulation and connectivity and minimize
pedestrian, bicycle, and vehicular conflicts by locating parking areas and drive aisles at the perimeter
of the park.

GUIDELINES

Guideline 10.1.1
Neighborhood park programming should be responsive to the context of adjoining development.
Guideline 10.1.2
Park design should incorporate a combination of
hard and softscape elements to facilitate flexible
park programming.
Guideline 10.1.3
Park design should incorporate gathering spaces
and resting areas that encourage community
engagement, social interactions, and people
watching. The siting of gathering spaces should
consider solar orientation, wind mitigation, and
human comfort.
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Guideline 10.1.4
Neighborhood parks greater than 5.0 acres should
incorporate sports courts and multi-use playfields,
with buffers provided to minimize acoustic impact
on passive rest areas and small children’s play
areas.
Guideline 10.1.5
In Specific Plan District E, an iconic, climbable
watchtower may be appropriate as a usable
community art feature, and as a historic reference
to the watchtower that once stood in this location.
Guideline 10.1.6
Informal, pervious paving materials should be
utilized for secondary trails.
Guideline 10.1.7
Durable, vandal-resistant materials that are
responsive to the adjacent architectural vocabulary and palette should be utilized for landscape
elements and furnishings.
Guideline 10.1.8
Natural turf, specifically grass species that are
tolerant of non-potable water, high wear, and
all-season durability, and should be utilized for
informal play fields and event lawns.

7.10.2. Pocket Parks/In-Tract Open
Spaces
INTENT

Pocket parks and in-tract open spaces are passive
gathering spaces and paseos that help to define
smaller sub-units within neighborhoods. Public
paseos that combine landscape and seating and
provide through-block connection may fulfill the
function of in-tract open space. These parks and
paseos will be designed and programmed to suit
adjacent land uses and users. Within residential
neighborhoods, in addition to providing green
space, pocket parks/in-tract open space should
be orientated to the needs of parents with small
children, with shaded seating areas and children’s
play areas and tot lots. They should also provide
for other passive recreational activities such as dog
walking and small gatherings. Within employment
centers, these parks will provide opportunities
for workers to relax, eat lunch, or gather in small
groups.
STANDARDS

Standard 10.2.1
Park size, dimension, and programming for Supporting Pocket Parks and In-tract Open Space shall
be consistent with requirements listed in Table
7.24.
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TABLE 7.24: POCKET PARK / IN TRACT OPEN
SPACE REQUIREMENTS
POCKET PARKS/IN-TRACT
Features Mix:

Other
Appropriate
Features:
Sizes:

Shaded seating and paseos, landscape,
decorative hardscape, gathering spaces,
small lawn or play area, tot-lot, bicycle
parking.
Game tables, picnic tables, public art,
wayfinding, exercise equipment.

0.1 – 1 acre

Standard 10.2.2
Park design shall include a network of functional
and accessible pedestrian and bicycle paths to
provide circulation and connectivity and minimize
pedestrian, bicycle, and vehicular conflicts by locating parking areas and drive aisles at the perimeter
of the park.
Standard 10.2.3
Park design shall provide pedestrian connections
from adjacent open space, trails, and neighborhoods into the park.
Standard 10.2.4
Tentative Map applicants/developers shall be
responsible for the delivery of pocket parks located
within their respective tracts of residential land.
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GUIDELINES

Guideline 10.2.1
Pocket park/in-tract open space programming
should be responsive to the context of adjoining
development.
Guideline 10.2.2
Park design should incorporate a combination of
hard- and softscape elements to facilitate flexible
park programing.
Guideline 10.2.3
Park design should incorporate gathering spaces
that encourage social interactions, and people
watching. The siting of gathering spaces should
consider solar orientation, wind mitigation, and
human comfort.
Guideline 10.2.4
Durable, vandal-resistant materials that are
responsive to the adjacent architectural vocabulary and palette should be utilized for landscape
elements and furnishings.
Guideline 10.2.5
Natural turf, specifically grass species that are
tolerant of non-potable water, high wear, and
all-season durability, and should be utilized for
informal play areas and event lawns.
Guideline 10.2.6
Paseos should have multi-use paths with decorative paving, tree shading, and other landscape
elements.
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7.10.3. Private Open Space
INTENT

Private open space serves the needs of residents
and workers, in addition and complementary to
public parks and open space. Three types of private
open space are provided:
»» Private common open space accessible to
residents or workers within a private housing or
non-residential development, such as amenity
centers, tennis courts, courtyards, parklets, roof
terraces, and other shared facilities.
»» Private open space associated with an individual
dwellings, such as yards, balconies and patios.
»» Private pedestrian connections.

PRIVATE COMMON OPEN SPACE

Private common open space is communal open
space/s that is an amenity of residential and
commercial developments, accessible to that
development’s residents, employees and their
guests.
GUIDELINES

Guideline 10.3.1
Common open space design should incorporate a
combination of hard- and softscape elements to
facilitate flexible programing.
Guideline 10.3.2
Common open space design should incorporate
gathering spaces that encourage social interaction
and people watching. The siting of gathering
spaces should consider solar orientation, wind
mitigation, and human comfort.
Guideline 10.3.3
Durable high quality materials that are responsive
to the building’s architectural vocabulary and
palette should be utilized for landscape elements
and furnishings.
Guideline 10.3.4
Natural turf, specifically grass species that are
tolerant of non-potable water, high wear, and
all-season durability; and should be utilized for
informal play areas and event lawns.
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PRIVATE OPEN SPACE ASSOCIATED
WITH INDIVIDUAL DWELLINGS

PRIVATE PEDESTRIAN CONNECTIONS

Private open spaces are amenities of individual
dwelling units and include front, side and back
yards, balconies, and patios.

Private pedestrian connections incorporate decoratively paved paths, softscape elements, canopy
shade, seating, pedestrian lighting, and bollards to
restrict vehicular use.

GUIDELINES

GUIDELINES

Guideline 10.3.5

Guideline 10.3.11

The siting of private gathering spaces should
consider solar orientation, wind mitigation, and
human comfort.

Durable, high quality materials that are responsive
to the adjacent architectural vocabulary and
palette, should be utilized for landscape elements
and furnishings.

Guideline 10.3.6
Durable, high quality materials that are responsive
to the dwelling’s architectural vocabulary and
palette, should be utilized for landscape elements
and furnishings.

Guideline 10.3.12

Guideline 10.3.7

Guideline 10.3.13

Tree species selection should consider the proportionality of the height of the tree to the height and
mass of the adjacent buildings.

Tree species selection should consider the proportionality of the height of trees to the height and
mass of the adjacent building.

Guideline 10.3.8

Guideline 10.3.14

The use of low-maintenance, plantings that offer
year-round interest is encouraged.

The use of low-maintenance plantings that offer
year-round interest is encouraged.

Guideline 10.3.9

Guideline 10.3.15

In front yards, the use of shrubs and ground cover
plantings, in lieu of lawn, is required, except for
very low density residential in zone R-1X.

Treatment of blank walls should include trellis
features, artwork, and space for terraced plantings
of similar elements to provide a visually appealing
outdoor setting.

Guideline 10.3.10

Softscape elements, such as planters should
supplement the architecture of adjacent buildings
and provide accent, color, and scale.

For green roof systems (intensive or extensive),
native plant material that adapts to these unique
environmental conditions is encouraged.
CHAPTER 7: DEVELOPMENT CONTROLS
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7.11. LIGHTING DESIGN
STANDARDS AND
GUIDELINES

Standard 11.1.2

GUIDELINES

Light shall be designed to minimize glare and light
trespass into neighboring buildings and properties.

Guideline 11.1.1

INTENT

Fluorescent lighting is prohibited from use in
exterior light fixtures or landscape lighting.

As shown in Figure 7.44, lighting contributes to
the overall community aesthetic and provides
safety for walkways, pathways, and roadways.
Lighting designs are encouraged to use lighting in
innovative and engaging ways to create attractive
and secure environments, both during the day and
night. A unified lighting design approach utilizing
streamlined, contemporary designs will contribute
to the overall community aesthetic.

7.11.1. Walkway and Landscape
Lighting
STANDARDS

Standard 11.1.1
Lighting shall incorporate dark sky principles by
shielding fixtures to prevent light from emitting
above a 90-degree angle. Any lighting source
located on rooftop parking shall be a full cutoff
type. Temporary accent lighting appropriate to
create art, illuminate art, or highlight architectural
features shall be exempt from dark sky principles.

Standard 11.1.3

Standard 11.1.4
Sufficient illumination shall be provided at pedestrian crossings within urban areas in the three MU
Regulating Zones to provide pedestrian safety and
encourage walkable Specific Plan Districts.
Standard 11.1.5
Repetitive lighting along the length of driveways
(“runway lighting”) shall be prohibited. Lighting of
driveway entrances shall be allowed.

Guideline 11.1.2
Implement improvements in energy-efficient
lighting technology to reduce energy use.
Guideline 11.1.3
Small lighting technology such as automated
controls that adjust based on occupancy or
daylight availability or use motion sensors should
be incorporated where practical.
Guideline 11.1.4

High-efficiency technology such as LED lighting
with advanced controls shall be utilized to minimize energy consumption.

Lighting should be integrated into the design of
buildings in harmony with building architecture
so as to highlight significant architectural features
such as signs, entrances, walkways, and civic
spaces.

Standard 11.1.7

Guideline 11.1.5

Small pathway lights shall be fully shielded so as
not to create a “runway” lighting effect.

Uplighting of trees and/or structures should be
limited to focal trees and/or key architectural
elements that have high civic or Specific Plan
District visibility and importance.

Standard 11.1.6

Standard 11.1.8
Light poles shall be 9 feet to 14 feet in height
in public areas such as parks, plazas, and wide
sidewalks.
Standard 11.1.9
Commercial grade bollards and path lights may be
used as appropriate.
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Lighting should comply with all City requirements
and Industry Engineering Solutions (IES) industry
standards for recommended light levels.

Guideline 11.1.6
The use of energy–efficient, long life LEDs with
light color rendered as a warm white (not cool
white) is encouraged.
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FIGURE 7.44: LIGHTING EXAMPLES

Preserve natural dark skies.

Use festive lighting at outdoor cafes.

Provide ambient streetscape lighting
at night with storefronts.

Enhance the urban realm with different lighting shapes.

Highlight nighttime activities.

Keep arcades and galleries
properly lit.

Enhance retail signage on
storefronts.

Highlight monumental architectural landmarks.

Increase visibility using site lighting.

Incorporate subtle site lighting
in landscaping.

Highlight focal heritage trees
with uplighting.
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277

© 2010 Sitephocus, LLC., www.sitephocus.com

Allow for nighttime activities.

Guideline 11.1.7

7.11.2. Parking Lot Lighting

Nighttime lighting for recreational uses in parks
and public spaces should be unobtrusive.

INTENT

Guideline 11.1.8
Street light should provide accurate and comfortable visibility at night.
Guideline 11.1.9
Fully shielded spotlights or floodlights attached
to building walls or roof eaves may be utilized in
the rear of the property only. Spotlights should be
limited in number, sensor- activated, and not be
used to light the yard on a continuous basis during
the evening or overnight hours.
Guideline 11.1.10

As shown in Figure 7.45, parking lot and pathway
lighting contributes to a secure environment both
during the day and at night. Lighting design utilizes
sleek, contemporary designs with a clean look,
common pole color, energy-efficient LED light
source, and full cutoff optics.
STANDARDS

Standard 11.2.1
Energy-efficient, full-cutoff pole fixtures shall be
utilized to provide adequate light levels for safety
at parking lots.

Lamppost lights, gas street lights, traditional
lanterns mounted to buildings or monuments,
tiki torches, and traditional or historic decorative
fixtures and poles are discouraged. If used, gas
lighting should have limited operation with ignition
devices for shut off.

Standard 11.2.2

Guideline 11.1.11

High-efficiency technology such as LED lighting
with advanced controls shall be utilized to minimize energy consumption of parking lot lighting.

Contemporary gas or gel fuel garden torches,
contemporary gas lanterns, and fire planter
elements may be utilized in outdoor settings and
hospitality environments, subject to the governing
regulations.

Light poles shall be a maximum of 20 feet to 25
feet in height and spaced to achieve adequate
illumination levels for safety.
Standard 11.2.3

Standard 11.2.4
Parking lot lighting shall be directed away from
surrounding buildings and properties using fixtures
that minimize light trespass and glare.
FIGURE 7.45: STREET LIGHT EXAMPLES
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7.12. SIGNAGE DESIGN
STANDARDS AND
GUIDELINES

FIGURE 7.46: TENANT SIGNAGE TYPES AND LOCATIONS

3

INTENT

A strong signage presence with clean and sophisticated graphic design can provide connectivity to
public spaces, further establishing the Specific Plan
Area as a progressive, attractive, and convenient
place to live, work, and play.

4

7

7

2
7

A distinct family of signs will provide a visually
cohesive community while also allowing for variation
and unique design approaches. The intent is that all
individual signage approaches complement the overall
vision and be conceived as an integral design element
of building frontage, contributing to the building’s
architecture and to pedestrian-oriented elements.

6

5

2
9
8

10

7.12.1. Permitted Sign Types

1

TENANT SIGNAGE OPPORTUNITIES
Tenant signage is described below, and descriptions are keyed to the diagram shown in Figure
7.46. Signage standards are shown in Table 7.25.
Signage materials are shown in Figure 7.47.
Type 1 – Permanent Ground Sign:
Permanent ground signs are separated from any
building, though they do need to be located on the
same site. They can identify an entry to a building
or an entry to a site. They can be intended for
vehicular or pedestrian traffic. They can display a
single destination or multiple tenants. Guidelines
inform height limitations, material palette, and
landscaping requirements. This signage type
includes tenant directories, business identification,
wayfinding, and monumental signs.

Type 2 – Feature Sign:
Feature signs, shown on the building’s second floor
in Figure 7.46, are building mounted signs that take
advantage of strategic locations with multiple view
angles. When used as a primary identifier, these
signs will be larger and have a deeper profile than
a typical “blade sign”. They are often sculptural and
colorfully illuminated. This sign type is intended to
add vibrancy and should occur only in the MU-3
and MU-2 Regulating Zones.
Type 3 – Roof Sign:
Roof signs are erected upon, against, or directly
above a roof or above a building’s parapet as
shown in Figure 7.46. Roof signs are intended to
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help emphasize the identity and presence of the
North Concord TOD, campus, and Flex Commercial
zones, especially to passing motorists on Highway
4. This sign type is restricted to three total signs in
the Specific Plan Area.
Type 4 – Overhead Wall Sign:
Wall signs may include range in size from parapet
signs (intended for long distance viewing) down
to building entry signs (intended for pedestrian
access), so long as each sign remains overhead
and flat against the building surface. Wall signs are
typically the most common type of primary sign.
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Type 5 – Canopy Sign:
Canopy signs take advantage of the architectural
features of a building, typically the entryway,
and are panels and/or letterforms attached to
or projecting above the horizontal surface of a
marquee or canopy. They provide the main identity
for tenants who occupy spaces where an entry
canopy is part of the base building facade.
Type 6 – Awning Sign:
Awning signs can be used as a primary or secondary sign opportunity for a tenant. Their strength
lies in repetition, as awnings often run the full
length of a Storefront. Graphics may be applied to
the primary surface or the valance surface of the
awning. Graphics can include the tenant’s logo or
typographic signature, services offered, or even
just color and pattern.
Type 7 – Perpendicular Mount Sign:
At a large scale, perpendicular mount signs are
vertically oriented, often taking advantage of a
corner location affording multiple views. They are
intended to be seen by passing pedestrians and
vehicle passengers. At a smaller scale, they are
intended for pedestrian traffic, and the fabrication
should reflect a heightened care in their craft.
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Type 8 – Plaque/Wall Mount Sign:
Plaque and wall mount signs are smaller versions
of an overhead wall sign hung near eye level or
lower, sometimes even located on the ground
plane. This sign type is a humbler or lower-key
signage expression, often displayed by small
boutique retail or food and beverage tenants or
used as address signage. Because of their proximity
to the public, these signs must be crafted of the
highest quality and materials.
Type 9 – Door/Window Sign:
Besides typical entry door graphics and hours of
operation, tenants are encouraged to add more
interest and identity to their facades with signs
placed directly on or behind the glass of windows
and/or doors. These may include screen-printing,
gilding, or machine-cut vinyl; skeletal framed neon
graphics; or individual dimensional letters or logos
adhered to the second surface of the glass. Like
awning signs, these graphics can take advantage of
a long length of storefront for their impact.

Type 10 – Temporary/Changeable/Moveable:
Temporary signs are promotional or seasonal
in nature and are fabricated such that the sign
imagery and/or information can be changed. This
sign type includes shadow boxes, poster display
cases, banners/flags, umbrella graphics, display
stands/easels, painted wall signs, and A-frame/
sandwich board signs, including for sales/leasing
purposes. Temporary signs augment the tenant’s
storefront character and to provide timely information regarding available products and services. This
category also includes electronic (or digital/dynamic) signs – computer-driven LED, LCD, and plasma
displays on which video or multimedia content
can be displayed for informational or promotional
purposes.
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TABLE 7.25: SIGNAGE TYPES AND CONDITIONS
SIGN TYPE

PERMITTED
ZONES

MAXIMUM HEIGHT
LIMIT

MAXIMUM AREA FOR SIGN

LIGHTING

Ground Sign

MU-3, MU-2, MU-1,
CC, C-1

10’

50 sq. ft. excluding plinth

Internal or
External*

Feature Sign

MU-3, MU-2

20’

10% façade area
Not to exceed 100 sq. ft. per side

Internal or
External*

Roof Sign

MU-3, MU-2, MU-1,
CC, C-1

12’ above height of
parapet

150 sq. ft.

External Only

Overhead Wall Sign

MU-3, MU-2, MU-1,
CC, C-1

5’ on buildings up to 3
stories
8’ on buildings over 3
stories”

80% width of façade
Not to exceed 250 sq. ft. on buildings
up to 3 stories. Not to exceed 350 sq.
ft. on buildings over 3 stories.

Internal or
External*

Canopy Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

5’

Maximum width 10% larger than the
width of the opening below

Internal or
External*

Awning Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

Valance height 12”
maximum

1 per window; Max. width: width of
opening below

External Only

Perpendicular Mount Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

8’

20 sq. ft. excluding bracket

Internal or
External*

Plaque / Wall Mount Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

2’

4 sq. ft.

Internal or
External*

Door / Window Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

Varies

10% of door/window glazed area

Internal Only*

Temporary / Moveable /
Changeable Sign

MU-3, MU-2, MU-1,
CC, C-1

Varies

Varies

External Only

A-Frame Sign

MU-3, MU-2, MU-1,
CC, C-1, R-2

42”

8 sq. ft.

Not Allowed

Banner Sign

MU-3, MU-2, MU-1,
CC, C-1

10’

30 sq. ft.; 4’ projection

Not Allowed

Painted Wall Sign**

MU-3, MU-2, MU-1,
CC, C-1

Varies

Varies

External Only

* Internally lit signage may only have
individually lit letters and should utilize
LED technology. All internally lit signage
may be approved on a case-by-case
basis. Discuss with city
** Painted Wall Signs must relate with a
specific business accommodated within
the building on which they are painted.   
Note: Atypical/specialty sign types may
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be reviewed on a case-by-case basis.
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7.12.2. Signage Design
STANDARDS

Standard 7.12.2.1
All commercial signage in the Specific Plan Area
shall be subject to review by the Reuse Architect
for consistency to standards and guidelines in this
section.
Standard 12.2.2
Tenants and/or property owners, at their sole
expense and effort, shall pursue any approvals or
variances necessary pursuant to the Development
Code to install any proposed signage.
Standard 12.2.3

Standard 12.2.6

Standard 12.2.11

Address markers, temporary signs, political signs,
directional signs, special event signs, real estate
signs, historic plaques, and residential signs shall
comply with Chapter 18.180 of the City of Concord
Development Code.

The following sign types are prohibited:

Standard 12.2.7
Residential signs shall be limited to address number, street name signage, and directional signage.
For commercial identity signage, the maximum
sign face area on a given exterior facade, as part of
the primary building frontage, shall not exceed 10
percent of the building’s facade area.

»» Pole signs and other signs with exposed
structural supports not intended as a design
element.

Standard 12.2.4

Standard 12.2.10

Signs shall not extend beyond the curb line except
in the MU-3, MU-2, MU-1, and C-1 Regulating
Zones, signs shall not extend beyond the curb lines
unless elevated on an Arcade or Gallery.

Changeable letter marquee signs are permitted
only for theaters or concert venues, changeable
events, sporting scoreboards (e.g., at Tournament
Sports Complex), and public notices.
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»» Illuminated canopies or awnings constructed of
vinyl or other plastic.
»» Signs with exposed conduit, junction boxes, or
transformers.

Standard 12.2.9

Neon signs for retail establishments shall be
permitted only in MU and C-1 Regulating Zones.
Permitted neon signs shall be turned off when
establishment is closed.

»» Internally illuminated cabinet signs that have
words or words with logos. Individual letter or
individual logo cabinet signs are permitted.

Standard 12.2.8

Mounted signs projecting from the facade into
the public ROW shall maintain a minimum height
clearance as shown in Regulating Zone standards.
No sign shall be less than 8 feet above sidewalks.

Standard 12.2.5

»» lluminated acrylic sign boxes.

Signs shall use halo illumination or external lighting
directed at signs. Internally illuminated cabinet
signs shall be prohibited.

»» Billboards.
»» Signs attached, painted on, or otherwise affixed
to trees or other vegetation.
»» Balloons and inflatable signs.
»» Signs which emit sound, odor or visible matter.
»» Fluorescent or reflective sign colors.
»» Simulated materials, i.e. wood grained plastic
laminate, wall covering, paper, cardboard or
foam.
»» Window signs that occupy more than 10
percent of the window area
»» Permanent sidewalk signs.
Refer to the City of Concord Development Code
Section 18.180.080 for additional requirements
regarding prohibited signs.
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FIGURE 7.47: SIGNAGE MATERIAL EXAMPLES

Type 2 Feature Sign

Type 2 Feature Sign

Type 5 Canopy Sign

Type 6 Awning Sign

Type 7 Perpendicular Mount Sign

Type 9 Door/Window Sign

Type 10 Temporary/Moveable/Changeable Signs

Type 8 Plaque/Wall Mount Sign
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Type 1 Ground Sign
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FIGURE 7.47: SIGNAGE MATERIAL EXAMPLES (CONTINUED)

Type 3 Overhead Wall Sign - Rustic application

Type 3 Roof Sign

Type 3 Overhead Wall Sign - Integrate into glass curtain wall system.

Type 6 Perpendicular Mount Sign - Use bold, easy to read

Type 6 Perpendicular Mount Sign - Simple hanging sign massing & detailing.

Type 9 Temporary Sign - Murals enhance blank walls.

Type 3 Overhead Wall Sign - Metal Finish: Brushed

Type 6 Perpendicular Mount Sign - Sculptural neon logo sign.

Type 4 Canopy Sign - Lettering incorporated into canopy design.

Polished, brushed and patina’d metals,
fabricated or cast.
Signs can even be embedded in the sidewalk
surface.
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GUIDELINES

Guideline 12.2.7

Guideline 12.2.1

Multi-tenant development anchor-identity signs
should be complementary to any Specific Plan
District signage or monumentation established
by the Master Developer. Individual tenants will
be allowed to use letter styles specific to their
brands, but the overall sign should have one
consistent material for letters and background. The
sign should be located outside of the road ROW,
oriented perpendicular to the road, and shall not
obstruct sightlines.

Signage should be appropriate to the Specific Plan
District’s buildings and streetscape and designed
to relate to use, composition, scale, and architecture. Signage should be considered an important
architectural and artistic feature within the overall
building design.
Guideline 12.2.2
Signage design for commercial, hospitality, and
retail and entertainment uses should be “lively”,
while signage for civic uses should be more
“subtle”.
Guideline 12.2.3
Municipal and civic signage should be cohesive,
creating an organized and continuous language of
signage throughout the community.
Guideline 12.2.4

Guideline 12.2.8

7.12.3. Signage Materials and
Design
GUIDELINES

Guideline 12.3.1
Signage materials may include:
»» Metal finishes, polished, brushed, patterned,
weathered, and patinated (natural or applied).
»» Cast/stone concrete.
»» Glass.
»» Tile/terracotta.

Stand-alone commercial signs for wayfinding,
technology, and marketing is encouraged.

Guideline 12.3.2

Guideline 12.2.9

The use of new, environmentally responsible
materials is encouraged.

The intensity of lighting on signage should match
the relative intensity of commercial, retail, and
entertainment intensity of use.

Signs should not cover or obscure windows, doors,
storefronts, building entrances, cornices, columns,
or other architectural elements or details.
Guideline 12.2.5
Storefront signs should be placed in an area that
is above the ground floor storefront windows and
below the windows on the second floor.
Guideline 12.2.6

Guideline 12.3.3
Traditional signage methods, such as gold and
silver leaf, blasted glass, porcelain enamel, carved
stone, and wrought iron (and others) are encouraged.
Guideline 12.3.4
The use of individual letterforms as signage is
encouraged.
Guideline 12.3.5
Dimensional, sculptural, or representational forms,
cleanly executed, are encouraged.

Multi-story office buildings and anchor tenants
with frontage on or proximity to Highway 4, Port
Chicago Highway, Delta Road, or Willow Pass Road
may utilize portions of their facades and roofs for
identity signs.
CHAPTER 7: DEVELOPMENT CONTROLS
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Guideline 12.3.6
Signage finish materials may include:
»» Wood – painted or natural hardwood (small
hanging signs only).
»» Metal – copper, bronze, brass, galvanized steel,
raw steel, brushed aluminum.
»» Paint or engraving executed directly on the
facade surface or glazing.
»» Etched glass.
»» Acrylic with matte finish, combined with other
materials.
»» Painted canvas (awnings).

7.12.4. Address Signs
INTENT

Address signs aid in the identification of business
and residences within the Specific Plan Area.
STANDARD

7.13. OTHER DESIGN
STANDARDS AND
GUIDELINES
7.13.1. Public Art

Standard 12.4.1

INTENT

The City shall establish address sign standards
for each street, and ensure that address signs
are consistent in design and style with those on
adjacent buildings along the same street.

Art is a reflection of its place and time. Whether
permanent, temporary, or transient, art is capable
of activating the imagination and encouraging people to more deeply engage with their surroundings.
Public art should be easily visible and accessible to
the public for interaction throughout daily life.

GUIDELINES

Guideline 12.4.1
Address signs should be responsive to the adjacent
architectural style and palette.
Guideline 12.4.2
Durable, vandal-resistant materials and finishes
should be utilized for address signs.
Guideline 12.4.3
Address signs should not incorporate neon, plastic,
or internally illuminated letters.

Publicly accessible art is encouraged throughout
the Specific Plan Area to provide the community
direct and frequent engagement with artworks and
to add meaningful cultural, social, and economic
value.
All public art proposed for the Specific Plan Area
shall be subject to review by the Reuse Architect
for consistency to standards and guidelines in this
section.
STANDARD

Standard 13.1.1
A minimum of 1 percent of overall construction
budgets for residential and commercial projects
shall be dedicated to public art or other aesthetic
improvements.

286

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

GUIDELINES

Guideline 13.1.1
Public art should be incorporated into public
spaces including, but not limited to, parks, open
spaces, plazas, playgrounds, and gateways, that are
highly visible or accessible to the public.
Guideline 13.1.2
Local artists, influences, and local and historical references should be considered for art installations
in urban plazas and community gathering spaces.
Guideline 13.1.3
Public art should be incorporated into Bay Area
Rapid Transit (BART) property development for
maximum viewing by patrons and visitors to the
area from BART.
Guideline 13.1.4
Public art reflective of local military and agricultural
history should be incorporated in urban plazas and
community gathering spaces.

7.13.2. Bridges
INTENT

Several bridges are planned across the Mt. Diablo
Creek Corridor. Pedestrian bridges are critical
connectors in the overall open space network.
Vehicular bridges provide design opportunities that
may impact generations of users.
STANDARDS

Standard 13.2.1
Bridges must provide a clear span over the ordinary high water of the waterway they traverse.
Standard 13.2.2
Bridge design shall not include the use of culverts.
Standard 13.2.3

Guideline 13.2.4
Bridges should be more visually appealing than a
utilitarian minimum standard. Consider using innovative structural systems and integrating landscape
or public art into bridge design.
Guideline 13.2.5
Bridges should be integrated with the adjacent
landscape, taking advantage of natural topography
to naturally rise up to the creek crossing and
minimize additional length of roadway/pathway
rise needed.
Guideline 13.2.6
Quality materials and finishes should be used for
bridge construction, for example, board-formed
concrete for vehicular bridges and weathering steel
for pedestrian bridges.

All vehicular bridges shall accommodate pedestrians and bicycles.
GUIDELINES

Guideline 13.2.1
Bridge design should provide adequate light and
air under bridge structures, particularly where
pedestrian pathways cross under the bridge.
Guideline 13.2.2
All bridges should be designed to minimize disturbance to sensitive riparian ecosystems.
Guideline 13.2.3
Arch span bridges should be considered to cross
the water channel and meet hydrologic requirements.
CHAPTER 7: DEVELOPMENT CONTROLS

287

TABLE 7.26: MAXIMUM OFF-STREET PARKING RATIOS

7.14. PARKING STANDARDS
AND GUIDELINES
The capacity, design, and operation of parking
facilities within the Specific Plan Area will play a
significant role in shaping the future travel patterns
of residents, employees, and visitors. This section
lists requirements for vehicle and bicycle parking
and design standards and guidelines for design and
layout of facilities, including parking structures,
surface parking lots and driveways.

7.14.1. Parking Requirements
This section lists requirements for parking for vehicles and bicycles. All development in the Specific
Plan Area is required to meet these requirements.
Any deviation from these requirements are required to secure a Use Permit pursuant to Chapter
18.435 of the City of Concord Development Code.
Table 7.26 lists the maximum allowable parking
ratio for each land use. This table distinguishes
between maximum parking ratios within half-mile
of the North Concord/Martinez BART station and
outside of that area.
Overall parking demand may decrease on a per
unit basis as the Specific Plan Area establishes itself
as a destination and as transit service to the community becomes more attractive and convenient.
Thus, long-term developments may be in a better
position to provide fewer parking spaces than early
phase developments.
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WITHIN HALF-MILE OF BART
STATION

ALL OTHER AREAS

2.0 space / unit

2.0 space / unit

» Studio

0.75 space / unit

1.0 space / unit

» 1 Bedroom

1.25 space / unit

1.5 space / unit

» 2 Bedroom

1.5 space / unit

2.0 space / unit

» 3 Bedroom

1.5 space / unit

2.0 space / unit

Guest Parking (Multi-Family only)

1.0 space / 4 units

1.0 space / 3 units

Residential Parking for Deed Restricted
Senior and Affordable Housing Units

0.5 spaces per bedroom (standard)

0.5 spaces per bedroom (standard)

Hotel

0.75 space / key

1.0 space / key

Retail

3.0 space / ksf

4.0 space / ksf

Office

3.33 space / ksf

3.33 space / ksf

Research and Development

3.33 space / ksf

3.33 space / ksf

LAND USE TYPE

Single Family Residential
Multi-Family Residential

Campus

1 space / 4 persons of the school
population (students, faculty, and staff)

Convention Center

1 space per 50 SF of net useable area
(which includes outdoor event space)

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

TABLE 7.27: BICYCLE PARKING REQUIREMENTS

Table 7.27 lists the minimum required parking
ratio for bicycle parking for each land use. All
development shall provide bicycle-parking facilities
with the following short term and long term spaces
required by land use types within the Specific Plan
Area, per Table 7.27.

LAND USE TYPE

SHORT-TERM SPACES

LONG-TERM SPACE

North Concord TOD and Transit-Adjacent Specific Plan Districts
(except for low- and medium-density residential areas of the Transit-Adjacent Specific Plan District)
Multi-Family Residential

1 space / 10 units, min of 2

1 space / unit

Office

1 space / 5 KSF, min of 2

1 space / 1 KSF

Retail

1 space / 1 KSF, min of 2

1 space / 2.5 KSF

All Other Specific Plan Districts within the Specific Plan Area
Single-Family Residential

None, if garage is provided

None, if garage is provided

Multi-Family Residential

1 space / 10 units, min of 2

1 space / unit

Office

1 space / 10 KSF, min of 2

1 space / 2.5 KSF

Retail

1 space / 2 KSF, min of 2

1 space / 5 KSF

Hotel

1 space / 20 rooms, min of 2

1 space /25 rooms

R&D / Industrial

1 space / 10 KSF, min of 2

1 space / 5 KSF

Higher Education Campus

1 space / 10 persons of the school
population (students, faculty, and staff)

1 space / 20 persons of the school
population (students, faculty, and staff)

CHAPTER 7: DEVELOPMENT CONTROLS
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GUIDELINES

Guideline 14.2.1

7.14.2. Parking Structure Design

The ground level of parking garages should be either
screened appropriately from public view or occupied
by a Secondary Activation use or activity. Appropriate
forms of ground level screening include, but are
not limited to: architectural screens or public art
installations; and ground floor setback areas densely
landscaped, which may also include public art.

INTENT

Parking garages are to be located mid-block,
behind or below buildings, and with active frontages (see Figure 7.48 for example) at the ground level
along primary frontages, creating an interesting
and inviting pedestrian environment and enhancing neighborhood safety and security by encouraging “eyes on the street”. Alley or side street access
to parking garages is preferred to minimize the
number of curb cuts on Framework Streets.
STANDARDS

Standard 14.2.1
Parking garages, related circulation, and lobby
space shall count towards lot coverage and
frontage build-out requirements but not towards
allowable FAR or gross development area allowed
within the Specific Plan Area of a given Specific
Plan District. In the case of stand-alone garages,
the occupying lot is exempt from minimum FAR
standards otherwise enforced by Regulating Zone
standards.
Standard 14.2.3
All parking structures shall include preferential
parking spaces for carpools, vanpool, and car-sharing services.
Standard 14.2.3
All parking structures shall permit compact patterns of parking, parking lifts, and tandem parking.
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Guideline 14.2.2
FIGURE 7.48: PARKING STRUCTURE GREEN
WALL EXAMPLE

Upper floors should have barriers or screens
that reduce glare and high beams from cars into
surrounding properties.

Standard 14.2.4

Guideline 14.2.3

All new commercial parking garages shall provision
a minimum of 15 percent of the total number of
parking spaces with Tier 2 EV charging facilities.

The ground floor facades of parking garages
should be compatible to the adjacent architectural
building styles and palettes, and screening and
articulation on upper floors should complement
the adjacent street wall patterns.

Standard 14.2.5
All new multi-family residential buildings with
shared structured parking facilities shall provision
a minimum of 15 percent of the total number of
parking spaces with Tier 1 EV charging facilities.
Standard 14.2.6
The design of parking garages shall consider how
the structure could be converted to other uses
as parking demand may decline in the future, by
incorporating features such as level floors at their
perimeters, higher floor to ceiling heights, and
ramp structures that can be removed and replaced
with habitable space.

Guideline 14.2.4
The use of shared parking garages by multiple
buildings in a Specific Plan District is encouraged.
Multiple large uses such as offices can efficiently
share larger garages that can also serve as hubs
with pick-up/drop-offs for Transportation Network
Companies (TNCs), common carrier lockers for
package deliveries, and electric vehicle (EV) and
bike charging, thereby concentrating multiple
transportation functions in one location.
Guideline 14.2.5
Large parking structures should be considered for
alternative rooftop programming considerations
such as solar collection, stormwater collection,
greenroofs, and other uses of the space.
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Standard 14.3.8

7.14.3. Surface Parking Lot Design

All new multi-family residential buildings with
shared surface parking facilities shall provision a
minimum of 15 percent of the total number of
parking spaces with Tier 1 EV charging facilities.

INTENT

Surface parking lots should not be a prominent
part of the visual environment anywhere in the
Specific Plan Area. Lots should be located behind
buildings or landscape where they do exist.
Following are standards and guidelines to regulate
the design and layout of parking lots.

Standard 14.3.8
Surface parking lots shall have grade-separated
pedestrian walkways to allow separated and safe
pedestrian circulation.

STANDARDS

Standard 14.3.1
Permanent surface parking is allowed in accordance with the Regulating Zone dashboards in
Section 7.3.
Standard 14.3.2
Where a lot adjoins the Transit Spine and/or Main
Street, surface parking shall be located behind
buildings and shall not be visible from the street.
This standard is not applicable to a driveway
leading to a surface parking lot.
Standard 14.3.3
Landscape setbacks for surface parking lots as
prescribed in the Regulating Zone dashboards
shall be designed to visually screen parking areas
from the ROW, as shown in Figure 7.49. This will
include a continuous planting of evergreen shrubs
or perennials in the setback which will reach a minimum height of 3.5 feet at maturity. All landscape
in these setback areas shall follow the landscape
standards and guidelines in Section 7.9.

GUIDELINES
FIGURE 7.49: PARKING LOT LANDSCAPE
BUFFER EXAMPLE

Standard 14.3.4
Surface parking lots shall have trees planted at the
verge of every bay (two rows) of parking, spaced
a maximum of 30 feet apart. The trees selected
for this purpose shall be trees with canopies to
provide shade.
Standard 14.3.5
All surface parking lots shall include preferential
parking spaces for carpools, vanpool, and car-sharing services.

Guideline 14.3.1
Surface parking lots should be broken down into a
series of “parking rooms” defined by landscaped
edges and/or berms screened from view of public
streets by means of landscaped walls, berms, and/
or other planting materials; and accessed via alleys
or side entrances.
Guideline 14.3.2
Surface parking lots should include alternative
programming considerations such as solar collection and stormwater collection where feasible.

Standard 14.3.6
All surface parking lots shall permit compact
patterns of parking and tandem parking.
Standard 14.3.7
All new commercial surface parking lots shall
provision a minimum of 15 percent of the total
number of parking spaces with Tier 2 EV charging
facilities.
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7.14.4. Residential Garage Parking
Design
INTENT

Individual residential garages should follow the
following standards and guidelines.
STANDARDS

Standard 14.4.1
Each residential development that includes individual (i.e., per unit) parking garages shall have the
option for EV charging capabilities to be installed in
each garage.
Standard 14.4.2
Residential garages and doors shall be oriented
toward rear alleys and lanes where a lot adjoins
the Transit Spine.

Standard 14.4.5

Standard 14.5.3

When grouped together, garage doors shall be
separated by a minimum width of 24 inches of wall
material, column, or combination thereof. No more
than six garage doors in a row shall be provided
without a minimum 4-foot space and change in the
vertical building volume.

Devices using lights or sounds warning pedestrians
of exiting vehicles shall be provided at garage
egress at sidewalks.

7.14.5. Driveway Design

The number of driveways and curb cuts allowed
per property shall adhere to the Regulatory Zone
standards found in Section 7.3.

INTENT

Too many driveways in an active, pedestrian
oriented environment can discourage use of sidewalks and public spaces. The following standards
and guidelines are intended to strike a balance
between the safe operation of vehicles and the
pedestrian character of the Specific Plan Area.

Standard 14.4.3

STANDARDS

The visual impact of garage doors in residential
areas shall be minimized through placement
or mitigated through the use of other building
elements, or design features that create individual
or custom garage doors.

Standard 14.5.1

Standard 14.4.4

Standard 14.5.2

Where garages and carports are orientated to
Framework Streets, they shall be set back further
than the dwelling’s front building wall.

All driveways shall be integrated into the sidewalk
network through use of at grade concrete or
other treatments/ they shall not be sloped to the
roadway until after exiting the pedestrian path of
travel (or curbside bicycle facility).
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Standard 14.5.4

Driveways and parking areas shall be setback a
minimum 3 feet from any building or accessory
structure, excluding garages. The setback area shall
be landscaped.
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7.14.6.Bicycle Parking Design
INTENT

Bicycle parking areas should be located close to
building entries and secure to accommodate the
increased use of bicycles anticipated in the Specific
Plan Area.
STANDARD

»» A bicycle locker constructed of theft-resistant
material with a lockable door which opens to
the full width and height of the locker. Bicycle
lockers should be weather-proof if exposed to
the elements.
»» For long-term bicycle parking only within a secured and access controlled room, wall-mounted racks or wall- or ceiling-mounted hooks so
that bicycles may be hung vertically.

Standard 14.6.1

Guideline 14.6.3

Bicycle racks and furnishings shall be sited to so to
not obstruct key views or sight lines.

Each bicycle parking space should be no less than
15 inches wide, by 6 feet deep, with an overhead
clearance of no less than 7 feet. Each row of
bicycle parking spaces should be served by an aisle
no less than 4 feet wide. Rack elements must be
placed 2 feet from walls, fences or curbs.

GUIDELINES

Guideline 14.6.1
The design and siting of bicycle racks and amenities
should consider solar orientation, wind mitigation,
and human comfort.
Guideline 14.6.2
A bicycle parking space should be in a paved, level,
drained, lighted area with access to a ROW without
the use of stairs, and should consist of one or more
of the following:
»» A securely fixed rack element that supports
the bicycle upright by its frame, prevents the
bicycle from tipping over, and allows the frame
and at least one wheel to be locked to the rack
element with one lock.

Guideline.14.6.4
Where bicycle parking is not directly visible and
obvious from the ROW, signs should be provided,
except that directions to long-term bicycle parking
may be posted or distributed by the building
management, as appropriate.

Guideline 14.6.6
Bicycle parking may be provided inside a building
provided there is public access to short-term bicycle parking, it is easily accessible from a building
entrance and a bicyclist does not have to use stairs
to reach it.
Guideline 14.6.7
The placement of bicycle parking, bicycle rack
elements and bicycle lockers should not interfere
with pedestrian circulation.
Guideline 14.6.8
Property owners should have the right to remove
abandoned bicycles from short-term bicycle parking associated with their property on a monthly
basis, after posting a notice of removal on such
bicycles for two weeks.
Guideline 14.6.9
The design and siting of bicycle racks and amenities
should consider solar orientation, wind mitigation,
and human comfort.

Guideline 14.6.5
Bicycle parking must be separated from automobile parking by a sufficient distance to prevent
damage from moving automobiles or their loading
and unloading.
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This chapter provides a summary of the sustainability measures that are contained in the other
chapters of this Specific Plan, as well as an overview of additional sustainability measures that may
be implemented over time as new technologies come on line. It also provides a larger context for
sustainability planning, so that the importance of these measures can be better understood.
Sustainability measures will be critical to this Specific Plan, not only because many of them are
required by law, but also because they will be the path to creating a world class community that
embodies the goals of health, resilience, equity and prosperity. The sustainability measures in the
plan seek to reduce greenhouse gas (‘GHG’) emissions, conserve energy and water use, and reduce
waste generation within the Specific Plan Area.
This chapter includes the following sections:
»» What is Sustainability?
»» Regulatory Framework.
»» State Regulations that Enhance Sustainability.
»» Sustainability Features in this Specific Plan.
»» Greenhouse Gas Goal Attainment.
»» Additional Sustainability Measures.

8.1. WHAT IS
SUSTAINABILITY?
Sustainable development is development
that meets the needs of the present
without compromising the ability of future
generations to meet their own needs.
This definition, first promulgated by the United
Nations’ World Commission on Environment and
Development (also known as the Brundtland Commission) in its 1987 report, Our Common Future,
may be the most succinct and precise way amongst
many to define sustainable development. Truly, as
our communities continue to grow and modernize
here in the Bay Area, we strive to develop in ways
that that will allow us to sustain growth and quality
of life over time in this beautiful place, without
diminishing the chances that future generations
will also be able to thrive.
As global citizens, we also strive to ensure that
our growth does not negatively impact the larger
global community of which we are a part. We want
to ensure that ecological communities, including
plants and wildlife, are unimpeded in their health,
both because those communities have intrinsic
value and because we depend on the clean air,
water and other resources they provide. Addressing climate change, minimizing the depletion of
resources, and preventing the diminishment of
natural systems’ resilience are all important for
achieving sustainability.
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In recent years, the concept of sustainability has
broadened from environmental protection to
include factors like human wellness, resilience,
and equity. Human wellness in the context of
sustainable development can be promoted by
designing buildings that provide light and air and a
feeling of comfort. Wellness can also be promoted
by designing neighborhoods that promote physical
activity, social interaction, security, and access to
healthy food and natural areas. Resilience is the
ability to prepare for and to recover from a disaster
or other changing conditions; without it, the ability
of a community to sustain itself over time can be
severely compromised. Equity means that we seek
to ensure that neither burdens nor benefits accrue
disproportionately to any single segment of society.
The sustainability of daily life is shaped by the
way our communities are planned, designed and
built. Therefore, this Specific Plan will be an ideal
opportunity to create a more sustainable lifestyle.
Neighborhoods will have a variety of destinations in
close proximity to each other, will be connected by
a transportation network that emphasizes walking,
cycling, and transit, and will give residents, workers
and visitors alike the opportunity to adopt habits
that contribute to sustainability. These approaches
emphasize compact design that creates opportunities for social interaction, walkability, transit-oriented
development, and the maintenance and preservation of open space.
By implementing comprehensive solutions to
minimize GHG emissions, lessen resource use and
enhance sustainability, we truly create an environment in which today’s generations can thrive
while also maintaining the possibilities for future
generations as well.

8.2. REGULATORY
FRAMEWORK
The measures to be implemented under this
Specific Plan will be consistent with State GHG
reduction goals, Plan Bay Area 2040, and the Area
Plan’s Climate Action Plan. This section summarizes
key aspects of each of these regulatory documents.

8.2.1. AB 32 and Subsequent
Legislation
The State of California is a global leader in efforts
to address the effects of climate change by
reducing GHG emissions. Key milestones in the
State’s efforts to reduce GHG emissions include the
California Global Warming Solutions Act of 2006
(AB 32), the Sustainable Communities and Climate
Protection Act of 2008 (SB 375), and the expanded
Global Warming Solutions Act of 2016 (SB 32).
These legislative actions and resulting implementation plans aim to achieve the following progressive
reduction targets in Statewide GHG emissions:
»» Lower GHG emissions to levels that occurred
in 1990 by the year 2020. For development
projects, the Bay Area Air Quality Management
District estimates that the equivalent target is
approximately 4.6 metric tons of carbon dioxide
equivalent (‘MTCO2e’) per service population
per year.
»» Further reduce GHG emissions by 40 percent
below 1990 emission levels by the year 2030
(one of the most ambitious State-level targets in
North America).
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In addition to these legal specifications, in September 2018 Governor Brown set an even more
ambitious goal. Executive Order B-55-18 calls for
the entire State of California to become carbon
neutral by 2045. While this executive order does
not carry the force of law, it establishes an ambitious goal that the State can strive for. Table 8.1
presents the operational emissions and reductions
by emissions source both before and after this
Specific Plan’s reductions are achieved.

8.2.2. Area Plan CAP
The Concord Reuse Project (‘CRP’) Area Climate
Action Plan (‘CAP’) was created as part of the
Concord 2030 General Plan. The CAP presents
strategies to reduce the climate impacts associated
with implementation of the CRP Area Plan within
the Specific Plan Area establishes activities to
limit GHG emissions generated by human activity.
This GHG Reduction program is comprised of the
following four initiatives:
»» Sitewide Development Standards: Implement
the standards established in the CAP that address green building and site planning features
to enhance the likelihood of success of other
GHG reduction strategies.
»» Sector-based Actions for Four Principal Emissions Sources: Vehicle miles traveled (‘VMT’)
reduction, building and site energy efficiency,
waste reduction, and water efficiency.
»» Education and Collaboration: Outreach to and
collaboration with households, businesses, service providers, and organizations that support
the full range of climate actions.

Without
GHG
Reductions
In Specif ic
Plan

TABLE 8.1: OPERATIONAL GHG EMISSIONS
BEFORE AND AFTER SPECIFIC PLAN
REDUCTIONS
Note to city: Table to be revised using new EV
charging and VMT assumptions.

MTCO 2E
PER
YEAR

Hearths
Landscaping
Electricity (using 2019 Title 24 (ZNe) Rooftop Solar – Low-Rise Residential )
2

With GHG Reductions
in Specif ic Plan

MTCO 2E
SAVINGS PER
YEAR

MTCO 2E
PER
YEAR

MTCO 2E PER
SERVICE
POPULATION
PER YEAR 5

844

844

0.01

153

153

0.002

16.313

12,472

0.20

25% Rooftop Solar – Mid-Rise Residential and Non-Residential3

-3,841

Natural Gas

20,685

20,685

0.33

Water Use

2,500

2,500

0.04

Waste Disposal

8,334

4,166

0.07

127,467

2.02

168,287

2.66

176,907

2.8

Solid Waste Diversion4 = 75%

-4,168

Mobile On-Road Exhaust

172,258

Mobile Reductions – All TDM Measures

-24,230

Electric Vehicle Charging Facilities

-16,618

6

Traffic Signal Synchronization/Smart Signals7
Total Emissions
Area Plan CAP 2030 Threshold

-3,942
221,087

-52,799

Achieve Threshold?

Yes

1 Emissions estimated using methods consistent with CalEEMod version 2016.3.2.
2 2019 Title 24 requires low-rise residential buildings to achieve ZNe. This calculation removes the GHG emissions associated with the CalEEMod default 2016 Title 24
electricity use. The GHG reductions could be from a combination of improved building energy efficiency and renewable energy. This conservatively assumes no reduction
in natural gas consumption for residential land uses.
3 Assumes 25% solar PV rooftop cover producing 31,197,538 kWh/year.
4 CalEEMod 2016.3.2 defaults assume solid waste diversion of approximately 50%. CalRecycle target is 75% waste diversion by 2020. Therefore, a 50% reduction has been
quantified to show compliance with this target.
5 Service population assumes 34,061 residents and 29,120 workers.
6 Assumes that EV charging facilities are provided in 1,300 non-residential off-street parking spaces and are used 8 hours per day. Assumes Level 2 charging (standard
30/40A 220/230V; NOT DC fast charging). Additional EV chargers assume another 99 charging
facilities at the BART parking lot.
7 Assumes a 3% reduction in mobile GHG emissions due to Smart Traffic Signals or traffic signal synchronization. This is likely on the low end of reductions. Reductions for
CAPCOA RPT-2 (improve traffic flow) range from 0-45% but are capped at 25%. Quantifying benefits more accurately will require traffic modeling for Project roadways.
Reduction is applied to total fleet-average mobile emissions, in series with other mobile VMT-reducing measures.
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»» Implementation and Monitoring: Establish and
track policies from the CAP over time to ensure
success and offer flexibility to improve GHG
reduction strategies.
Combined, these initiatives reinforce the CAP’s
overall goal of effective climate action to produce
GHG emissions at or below per capita target
levels of 2.8 MTCO2e in 2030. Furthermore, the
CAP demonstrates the goal to strive for lower
GHG emissions than required by these targets in
recognition of the Statewide objective of achieving
an absolute reduction in emissions of GHGs.

8.2.3. MTC / ABAG “Plan Bay Area”
and the Concord Priority
Development Area
To implement SB 375, the Metropolitan Transportation Commission (‘MTC’) and the Association
of Bay Area Governments (‘ABAG’) adopted a
Sustainable Communities Strategy known as “Plan
Bay Area” in 2017. It established land use goals
intended to help achieve the above-mentioned
Statewide GHG emission reduction.
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As part of the Plan Bay Area process, MTC and
ABAG designated a series of Priority Development
Areas (‘PDAs’) where relatively dense urban development is encouraged in order to reduce vehicle
miles traveled and thereby reduce GHG emissions.
PDAs range in type and size from existing dense
“Regional Centers”, such as Downtown San
Francisco, to less dense “Transit Neighborhoods”
to “Suburban Centers” which contain unimproved
land with varying levels of an existing employment,
housing, and commercial base. The specifications
to be identified as a PDA are as follows:
»» Within an existing community.
»» Within walking distance of frequent transit.
»» Identified by the local government for future
planning and potential growth or for more
housing in the locally adopted plan.
»» Nominated for designation as a PDA through a
resolution by the local elected government.
The Specific Plan Area is one such PDA, identified
for reuse.

8.3. STATE REGULATIONS
THAT ENHANCE
SUSTAINABILITY
Since the time the Area Plan was adopted in 2010,
the State of California has repeatedly updated several sets of regulations that apply to all new development and will enhance sustainability, lessen GHG
emissions, and in many cases exceed the regulations
of the Area Plan itself. This section describes the
three most important of these sets of regulations.

8.3.1. California Building Code Part
6 and Part 11
The California Building Standards Code (‘BSC’) enacts
Title 24 regulations in Part 6 with the Building Energy
Efficiency Standards and California Green Building
Standards Code (‘CALGreen’) regulations in Part 11.
All new development and redevelopment projects
are required to meet the electricity and natural gas
standards in Part 6 of the BSC, also reducing energy
costs and GHG emissions. In addition to Part 6,
Part 11 of the BSC outlines the CALGreen. All new
development must follow the regulations’ mandatory measures outlined in CALGreen to develop with
environmentally-sensitive construction techniques
and minimize GHG emissions. Under CALGreen, all
new development must reduce indoor water use,
install moisture-sensing irrigation systems on larger
developments, divert construction waste, employ
low-pollutant interior finishing, and perform energy
system inspections.
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Under the BSC Part 6 Building Energy Efficiency
Standards, all new buildings are required to reduce
the amount of energy used by the building through
energy-efficient building design measures, to be
implemented on a per-building basis. Beginning
with the 2019 standards, which go into effect in
2020, virtually all new residential buildings that are
three stories or less must also include on-site solar
energy systems to achieve Zero Net Electricity.
Standard energy-efficient building design measures
implemented under Part 6 of the BSC include:
»» Passive heating and cooling, including but not
limited to, operable windows that provide
natural ventilation, limited building depths
that allow better airflow and daylighting, and
window area sufficient to facilitate natural
ventilation.
»» Centralized or distributed high efficiency and/
or energy recovery heating and air-conditioning systems, including by not limited to
mixed-mode (mix of natural ventilation and
mechanical heating and cooling) HVAC systems,
high-performance fans, efficient heat rejection
equipment, water and/or air-side economizers,
and/or variable speed drives on pumps and fans
serving primary air and water equipment.
»» Tankless or on-demand water heaters.
»» High-efficiency window glazing and insulation.
»» High-performance roofing that reduces solar
load.
»» Energy-efficient lighting and appliances.

8.3.2. Model Water Efficient
Landscape Ordinance
The California Model Water Efficient Landscape
Ordinance (‘MWELO’) is a statewide water conservation law for new and renovated landscape
projects. This ordinance was signed by Governor
Brown as an executive order in response to
California’s vulnerability to episodic droughts. It
is intended to promote the design, installation
and maintenance of landscaping in a manner that
conserves California’s regional water resources
and includes a set of standards and regulations for
cities throughout the State to adopt or modify to
fit their local conditions. The Statewide MWELO
went into effect on December 1, 2015 and the City
of Concord adopted the State’s model language
into the Municipal Code (Chapter 18.170), requiring compliance for all new projects within the City.
The MWELO standards address efficient irrigation
systems, graywater usage, appropriate planting selections, onsite storm water capture, and reducing
turf areas in our landscapes.
The ordinance applies to new landscape projects
which are equal to or greater than 500 square feet
and to rehabilitated landscape projects equal to
or greater than 2,500 square feet. The ordinance
establishes plant water use standards and requires
stringent water calculations as part of a project’s
landscape irrigation plan. Under the ordinance
residential projects are limited to 25 percent
high water use plant material and non-residential
projects are limited to ten percent. The ordinance
also establishes best practices for landscape
installation and irrigation design, such as calling
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for the incorporation of compost and mulch layers
in planting areas, prohibiting the use of high
water-use plants medians, promoting the use of
low volume irrigation, and establishing regulations
or Smart Irrigation Controllers.

8.3.3. Solid Waste Reduction
In 2011, the State of California set an ambitious
goal that 75 percent of all waste will be diverted
through recycling, composting and source
reduction by 2020. State law calls for the State
Department of Resources Recycling and Recovery
(‘CalRecycle’) to take a Statewide approach to
decreasing California’s reliance on landfills. This
represents the next evolutionary phase of waste
management in California: an approach that makes
current landfill diversion programs equal partners
with materials management programs, so as to
achieve the highest and best use of all materials in
California. This goal exceeds the 50 percent State
goal that was in place when the Area Plan was
adopted in 2010, and also exceeds the Area Plan’s
goal of 61 percent.
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FIGURE 8.1: GREEN BUILDING TECHNOLOGIES

8.4. SUSTAINABILITY
FEATURES IN THIS
SPECIFIC PLAN
This Specific Plan contains both a wide range of
foundational design measures as well as a variety
of specific policies and design controls that
enhance sustainability and lessen GHG emissions,
as shown in Figure 8.1.

8.4.1. Foundational Measures
This Specific Plan is based on a host of fundamental
design principles that make significant contributions
toward the achievement of sustainability goals.
»» Development in the Specific Plan Area will
result in preservation, restoration and/or mitigation – to the extent required by law, by the
US Fish and Wildlife Service Biological Opinion
and by the Area Plan – of key natural resources
including Mt. Diablo Creek and wetland areas.
»» Grading to accommodate new development has
been designed to maintain prominent natural
topography and incorporate key ridgeline areas
into the park and open space network.
»» The Specific Plan Area will be one of the
largest, and therefore most important, PDAs
in the entire San Francisco Bay Area. Due to
its regionally central location and easy walking
distance to frequent transit service at the
North Concord/Martinez BART station (‘BART
station’), the Specific Plan Area will be an ideal
location for intensive new housing and job
development. Developing the Specific Plan Area
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as a compact, transit-oriented, and mixed-use
development will result in reduced GHG and
other air pollutant emissions, as compared to
other, more typical suburban developments in
the Bay Area.
»» The street system and overall community
design will be generally designed to maximize
solar orientation. This means that buildings will
be able to take advantage of passive heating
and cooling and that the use of photovoltaic
generation technologies can also be maximized.

»» This Specific Plan design will call for a complete
community that meets residents’ typical daily
needs. The mixed-use nature of the land use
program will include a variety of internal
job and housing destinations to encourage
shorter commutes, as well as high density and
transit-oriented development around the BART
station, thereby encouraging reliance on the
regional transit system over single occupant
vehicle use.
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»» Chapters 3 through 7 includes a wide range of
land use and transportation network requirements that will be implemented to reduce
single-occupancy vehicle (‘SOV’) dependency
and the number of vehicle miles traveled. These
requirements include designing mixed-use and
walkable communities, defined as approximately a half-mile radius (10-minute walk) pedestrian sheds and providing an interconnected
transportation network that accommodates and
balances the needs of pedestrians, bicyclists,
transit users, and motorists.
»» Development occurring under this Specific
Plan will be required to utilize a host of green
building technologies, which are illustrated
conceptually in Figure 8.1 and enumerated in
Section 8.4.2.
»» This Specific Plan includes a host of strategies
to minimize the so-called “heat island effect,”
in which urban areas tend to be warmer than
their surroundings:

• Approximately 35 percent of the site will be
open space. Of this, only a small percentage is hardscape, and landscape character
guidelines call for large shade trees to be
prevalent throughout the site.

• Landscaped medians and parkways will
help to ameliorate heat accumulation along
roadways.
• The many Greenways in the Specific Plan
Area will encourage air circulation and
ventilation in developed areas.

8.4.2. Specific Measures
Additional sector-based policies and design
controls found throughout this Specific Plan further
contribute to achievement of sustainability goals.
This section contains three tables that summarize
the specific sustainability measures contained in
Chapters 3 through 7 of this Specific Plan. The
measures are organized in the following categories:
»» Table 8.2 lists measures that are required by
laws and regulations or by the Area Plan.
»» Table 8.3 lists measures required by this Specific
Plan that go above and beyond existing legal
requirements to enhance the project’s sustainability.
»» Table 8.4 lists Specific Plan design policies and
standards that both represent best practices
and contribute to sustainability.

• Within urbanized areas, 25 percent of nonbuilt areas will be required to be covered
with tree canopies.
• Narrow streets will minimize paved surface
areas.
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TABLE 8.2: SPECIFIC PLAN DEVELOPMENT CONTROLS, STANDARDS AND GUIDELINES DIRECTLY RELEVANT TO SUSTAINABILITY
CATEGORY 1: REQUIRED BY LAW OR THE AREA PLAN
Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan

Section

CHAPTER 3: COMMUNITY DESIGN
Policy CD-5.1.1
Affordable housing shall comprise at least 25 percent of the dwelling units within the Specific Plan Area. Up to 15 percent of those affordable
units may be inclusionary units affordable to moderate income households earning 80 to 120 percent of Area Median Income ('AMI') in Contra
Costa County based upon household size. [Area Plan Amendments required for 80 to 120 percent inclusionary component to count towards 25
percent.]  The remainder of the affordable units shall be affordable to low income households earning 80 percent and below of AMI in Contra
Costa County based upon household size.
Policy CD-5.1.2
Master Developer affordable housing obligations pursuant to this Specific Plan and the Area Plan may be satisfied through delivery of development-ready pads within the Specific Plan Area sufficient to accommodate 25 percent of units at a range of affordability levels to be determined by
the City for consistency with Housing Element goals and objectives and imposed through disposition and development agreements, development
agreements, or conditions of approval.

Section 3.5 Affordable Housing
Section 3.5.1 Specific Plan Affordable
Housing Policies

Section 3.5 Affordable Housing
Section 3.5.1 Specific Plan Affordable
Housing Policies

Policy CD-5.1.3
Site selection for affordable housing sites will be addressed in disposition and development agreements ('DDAs'), development agreements
('DAs'), or similar agreements between the City and Master Developers within the Specific Plan Area. Affordable housing site identification will
take into consideration proximity to North Concord BART, the transit spine and planned bus and shuttle routes, as well as the expected location of
amenities such as grocery stores, pharmacies, and schools.
The Master Developer for Phase I shall have identified sites for affordable housing developments adequate to accommodate 1,098 units as documented in the Phase 1 DDA. The BART Phase and Coast Guard Phase will provide their affordable housing sites within their respective properties.
Phase 2 and Phase 3 site selection is anticipated to be based on criteria similar to those used to determine Phase 1 site selection in the Phase 1
DDA.

Section 3.5 Affordable Housing
Section 3.5.1 Specific Plan Affordable
Housing Policies

Policy CD-5.1.4
Affordable housing constructed on development-ready sites delivered by Master Developers is anticipated to be focused on medium-to-high density areas. When the City identifies affordable housing developers to build the affordable housing sites on development-ready pads, in addition to
opportunities for individuals and families, there should be an effort to create opportunities for:
• Senior or active adult affordable housing.
• Veterans affordable housing.
• Affordable housing for individuals with special needs.

Section 3.5 Affordable Housing
Section 3.5.1 Specific Plan Affordable
Housing Policies

CHAPTER 5: MOBILITY
Policy MO-2.2.1
The TMA for the Specific Plan Area shall have ultimate responsibility for operating a system of two Transit Circulator routes substantially similar to
the one shown on Figure 5.3 and described in this Section 5.2.2 of the Specific Plan. The TMA may operate the system on its own, or ensure that
the system is operated by another entity such as County Connection.
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5.2 Multimodal Transportation System
Policies
5.2.2 Transit Service

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan
Policy MO-2.2.2
Framework Streets without dedicated transit lanes that are projected to accommodate the Transit Circulators shown in Figure 5.3 shall be
provided with infrastructure to facilitate transit operations such as transit priority signal timing, queue jump lanes, and in-line stops intended to
overcome transit delays along these routes.
Policy MO-2.3.2
All development shall be sited and designed so that it meets the criteria for transit access set forth in Table 5.1.

Section
5.2 Multimodal Transportation System
Policies
5.2.2 Transit Service
5.2 Multimodal Transportation System
Policies
5.2.3 Transit Hubs

Policy MO-2.4.2
Road connections between the Specific Plan Area and surrounding neighborhoods shall be limited to those locations as follows and shown on
Figure 5.4:
•
•
•
•
•
•

Denkinger Road.
West Street.
Clayton Way.
Farm Bureau Road.
Salvio Street.
Four existing street connections to the Coast Guard Property along East Olivera Road (at the same or similar locations as the existing
Hamilton Avenue loop, Pyro Street, and Mars Street).  

Policy MO-2.4.4
All streets shall be designed for their intended travel speed or less, employing tapers, curb radius, deceleration lane length, sight distance
standards, and other design features to achieve the desired vehicular travel speeds.
Policy MO-2.5.1
A Framework Pedestrian and Bicycle Network substantially similar to that shown in Figure 5.6 shall be developed by the Master Developer of each
Phase.
Policy MO-2.5.2
Sidewalks shall be provided on both sides of all streets (except paseos/service streets), and shall be separated from vehicular traffic by landscaping, on-street parking/flex zones, bike facilities, or a combination thereof.

Policy MO-2.5.3
Pedestrian signals shall be provided on all legs of all signalized intersections, except on restricted access roads.
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5.2 Multimodal Transportation System
Policies
5.2.4 Framework Street Network

5.2 Multimodal Transportation System
Policies
5.2.4 Framework Street Network
5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network
5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network
5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan
Policy MO-2.5.4
Mid-block controlled or uncontrolled pedestrian crossings will be provided on all street blocks that are greater than 300 feet in length, provided
that they are allowed by vehicle volumes and speeds, and warranted by pedestrian volumes and the surrounding land use context.
Policy MO-2.5.5
Bicyclist safety shall be enhanced by establishing traffic controls and intersection designs that reduce conflicts between bicyclists and motor
vehicles, such as protected intersections, bike boxes, and bike signals.

Section
5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network
5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network

Policy MO-2.5.8
Protected intersections shall be installed at locations that serve as gateways into the Specific Plan Area, where high volumes of vehicle traffic,
including truck traffic, are expected, and along key bike routes. At a minimum, protected intersections shall be installed at the following locations:
•
•
•
•
•
•
•

Delta Road at Main Street.
Delta Road at Kinne Street.
Delta Road at Willow Pass Road.
Main Street at Willow Pass Road.
Los Medanos Boulevard at Willow Pass Road.
East-West Roadway at Willow Pass Road.
Clayton Way at Salvio Street.

5.2 Multimodal Transportation System
Policies
5.2.5 Pedestrian and Bicycle Bike
Network

MO-2.7.1
A proactive TDM program overseen by a TMA to be funded by Specific Plan development shall be implemented, with the goals of reducing vehicle
trips, vehicle emissions, and traffic congestion in the most efficient and cost-effective manner, with a target of achieving a maximum 60 percent
SOV mode split during the weekday PM peak commute period at ultimate build-out of the Specific Plan.
MO-2.7.2
Publicly-owned parking, both on-street and off-street, within Specific Plan Districts A, B, and C (except in the Medium and Low-Density Residential
portions of Specific Plan District C) shall be provided at-charge. The price of this publicly-owned parking may be at variable rates based upon
demand on different days and times, with the objective of maintaining an average 85 percent parking occupancy rate. Free publicly- owned
parking may be provided during Phase 1 of Specific Plan development to stimulate commercial activity, but any such parking shall become paid
parking at the start of Phase 2 development.

5.2 Multimodal Transportation System
Policies
5.2.7 Transportation Demand
Management

5.2 Multimodal Transportation System
Policies
5.2.7 Transportation Demand
Management
5.2 Multimodal Transportation System
Policies

Policy MO-2.7.3
Preferential parking for car-share, carpool, and vanpool vehicles shall be provided in all workplace, retail and educational campus parking facilities.

5.2.7 Transportation Demand
Management

Policy MO-2.7.4

5.2 Multimodal Transportation System
Policies

The price of private parking spaces in lots and structures serving rental multi-unit residential buildings shall be separate from the rental price of
residences in those buildings.

304

5.2.7 Transportation Demand
Management
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan
Policy MO-2.7.5
Private parking spaces serving employers with more than 50 employees shall be “unbundled” from other employee benefits so that employees
have an option to pay for parking or receive it in-lieu of another employment benefit.
Policy MO-2.7.6
Revenue and profit generated by publicly-owned parking fees and the issuance of on-street parking permits shall be turned over to the Specific
Plan Area’s TMA for use in implementing the TDM program.  

Section
5.2 Multimodal Transportation System
Policies
5.2.7 Transportation Demand
Management
5.2 Multimodal Transportation System
Policies
5.2.7 Transportation Demand
Management

Policy MO-2.8.1
Multi-modal wayfinding signage and design elements shall be provided in key locations to support access to important public destinations,
transportation services, and infrastructure, including:
•
•
•
•
•
•
•
•

Transit.
Bike share.
Car share parking.
Bike parking and amenities.
Taxi stands/TNC pick-up curbs.
Walking times to key destinations.
Shuttle pick-up and drop-off locations.
Multi-use trail networks.

5.2 Multimodal Transportation System
Policies
5.2.8 Wayfinding

CHAPTER 6: INFRASTRUCTURE
Policy IN-1.0.1
Over-sizing of individual segments of Framework Infrastructure shall be allowed to accommodate possible variations in densities and intensities of
development as permitted in accordance with Chapters 3, 4, and 7. Over-sizing shall not be allowed to accommodate increases in estimated per
unit demands, except that recycled water and any future geothermal pipes may be oversized to accomodate projected increases in demand for
these services.

6.1 Overall Infrastructure Policies

Policy IN-2.2.2
Mass grading shall comply with the following principles:
• Minimize the required grading and land disturbance associated with development.
• Ensure that earthwork volumes and movements will be balanced for the entire Specific Plan Area, such that future phases will not be
burdened with import or export of material.

6.2 Site Grading
6.2.2 Grading Plan

• Coordinate with adjacent future Phases to maintain appropriate drainage and to ensure seamless and smooth transitions, eliminating
indication of the intermediate phase line in the ultimate build-out condition.
• Consider the constraints posed by on-going Navy remediation efforts during all applicable Phases of grading.
Policy IN-2.2.3
Excess cut material from each phase may be placed on lands identified for subsequent phases, provided that the material will be properly
compacted and graded in compliance with City regulations and geotechnical recommendations, and provided that the fill amounts and locations
will be consistent with the Framework Grading Plan.
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6.2 Site Grading
6.2.2 Grading Plan
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan

Section

Policy IN-2.2.4

6.2 Site Grading

All streets, sidewalks, bike and pedestrian ways shall have grades of 5 percent or less.

6.2.2 Grading Plan

Policy IN-3.3.1

6.3 Potable Water

All components of the potable water distribution system, including water storage reservoirs, and other water distribution facilities serving the
Specific Plan Area shall be constructed pursuant to CCWD’s specifications and standards, as amended, applicable at the time of submission of
an Improvement Plan application. Storage tanks shall be located, sized, and operated to meet CCWD’s water supply and fire-fighting design
standards.

6.3.3 Proposed Improvements

Policy IN-3.3.2

6.3 Potable Water

Through the Specific Plan Area, Contra Costa Canal shall be preserved within the linear open space network so as to protect this water supply and
conveyance system. The proposed open space use adjacent to the canal, converting segments of the open canal to a closed culvert (such as at
road or trail crossings) and other improvements within the canal corridor shall be subject to the review and approval by CCWD.

6.3.3 Proposed Improvements

Policy IN-3.3.4
All new development shall include at least the following water conserving measures:
• All buildings will be required to use low-flow, high-efficiency fixtures and appliances.
• Prohibit the use of turf grass in residential areas and permit limited use within commercial areas.
• The use of recycled water for irrigation and building cooling except at single-family residences.
Policy IN-4.2.1
Recycled water shall be the primary supply source for outdoor irrigation of public spaces, open space, and parks; all private outdoor spaces within
multi-family, commercial, and institutional developments; and cooling systems (air conditioning) in multi-family, commercial, and institutional
buildings.

6.3 Potable Water
6.3.3 Proposed Improvements

6.4 Recycled Water
6.4.2 Proposed Improvements

Policy IN-5.2.1
All drainage, and stormwater management plans shall comply with the Concord Municipal Code and the Contra Costa Clean Water Program’s
Joint Municipal NPDES permit (MRP) regulations. Additionally, all improvements to stormwater facilities and channels (including detention basin
outfalls) shall be coordinated with the Contra Costa Flood Control and Water Conservation District, RWQCB, USACE, California Department of Fish
and Wildlife (‘CDFW’), and the CCWD, as required by any existing City held natural resource permits.
Policy IN-5.2.2
Preliminary design plans for stormwater facility and channel improvements shall be subject to review and potential modification based on each
applicable agency’s conditions of permit approval. Such conditions are expected to include specifications for a buffer area along Mt. Diablo Creek
and specific mitigation regulations for any loss of riparian and/or aquatic habitat.
Policy IN-5.2.3
Direct drainage into Contra Costa Canal shall be limited to runoff from open space and trails immediately adjacent to the canal. LID landscape
areas shall treat run-off prior to entering the canal.
Policy IN-5.2.4
The storm drain system shall closely align with existing runoff patterns and ensure the project outfall to each watershed will be less than or equal
to the existing condition flows.
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6.5 Stormwater
6.5.2 Proposed Improvements

6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan
Policy IN-5.2.5
Stormwater flows from adjacent Phases entering the BART and Coast Guard Properties shall not exceed existing conditions, subject to the Contra
Costa Clean Water Program and all other applicable permit regulations.
Policy IN-5.2.6
Detention basins shall provide for attenuation of peak flows from outfalls into Mt. Diablo Creek and Holbrook Channel. Outflow from the detention basins shall be metered to ensure that total outflow is less than or equal to the flows that occur under existing runoff conditions.
Policy IN-5.2.8
That portion of Mt. Diablo Creek within the Specific Plan Area shall be restored to provide multi-functional benefits including increased storm
drainage capacity and flood protection in a tiered floodway combined with off-line detention basins, habitat restoration, and opportunities for
walking and biking trails in the area outside the 300-foot wide creek corridor.
Policy IN-5.2.9
Stormwater detention facilities shall be located outside of the Mt. Diablo Creek Preservation area, but may be integrated into plans for new parks,
Greenways, and open space areas that will be programmed and designed to temporarily flood during major storms.
Policy IN-5.2.10
Permanent detention basins may be used for compliance with SWPPP regulations during construction activities. Detention basins used during
construction activity shall include additional BMPs to address the potential for capturing potential spills, reducing the effects of heavy equipment
and vehicles, and controlling sedimentation during the construction period.
Policy IN-5.2.11
As per Regional Wate Quality Control Board ('RWQCB') Provision C.3 – New Development and Redevelopment (‘C.3’) requirements, all grading
and construction shall employ sediment controls around detention basins and landscaped bioretention areas to prevent high sediment loads from
entering surface waters during construction activities.
Policy IN-5.2.12
Maintenance and replacement of stormwater infrastructure shall be performed routinely and as necessary to ensure stormwater management
controls are performing as designed and authorized.
Policy IN-5.3.1
All new development shall utilize LID techniques and technologies to minimize impervious cover and reduce urban runoff.

Section
6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements

6.5 Stormwater
6.5.2 Proposed Improvements
6.5 Stormwater
6.5.2 Proposed Improvements
6.5.3 LID and Resource-Efficient
Design

Policy IN-5.3.2
All storm drain pipes shall outlet into detention basins strategically located at the lower elevations of the Specific Plan Area, but outside of the
Mt. Diablo Creek Preservation Area, as shown in Figure 6.5. These detention basins shall utilize multi-functional BMPs for stormwater quality
treatment and flow attenuation with a focus on providing increased planting area for habitat.

6.5.3 LID and Resource-Efficient
Design

Policy IN-5.3.3

6.5.3 LID and Resource-Efficient
Design

Water quality treatment shall be accomplished through bio-filtration BMPs constructed within the detention basins.
Policy IN-5.3.4
Detention basins and drainageways shall be designed in organic shapes with varying side-slopes and depths and pathways alongside or crossing
over them to promote their recreational, ecological, and aesthetic value. Detention basins shall not be fenced.
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6.5.3 LID and Resource-Efficient
Design
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan
Policy IN-9.2.3
All telecommunication facilities shall comply with the regulations and specifications of Concord Municipal Code Chapter 18.205, Wireless Communication Facilities For New And Substantially Changed Wireless Facilities, and, in particular, with site location guidelines (per section 18.205.090)
and development standards (per section 18.205.100), the latter of which is currently under revision by the City.

Section
6.9 Communication Facilities
6.9.2 System Improvements
6.10 Waste Management and
Reduction

Policy IN-11.1.1
A minimum of 75 percent of solid waste generated by all new development shall be reduced by source, recycled, or composted.

6.10.1 Residential and Commercial
Waste

Policy IN-11.1.2

6.10 Waste Management and
Reduction

All new development shall provide facilities for the convenient separation and storage of waste into trash, recyclable, and compostable waste
streams.

6.10.1 Residential and Commercial
Waste
6.10 Waste Management and
Reduction

Policy IN-11.1.3
Public spaces shall include easily accessible containers that separate trash, recycling, and compost materials.

6.10.1 Residential and Commercial
Waste

Policy IN-11.1.4

6.10 Waste Management and
Reduction

Facilities for the convenient and accessible recycling of non-hazardous universal waste (e.g., batteries, e-waste, lamps, cathode ray tubes/glass,
and aerosol cans) shall be provided within the Specific Plan Area.
Policy IN-11.1.5
Waste collection contracts that serve the Specific Plan Area shall provide separated collection for mixed organic materials, commingled recyclables
(e.g., plastic, paper, cardboard, glass, aluminum), and all other waste.

6.10.1 Residential and Commercial
Waste
6.10 Waste Management and
Reduction
6.10.1 Residential and Commercial
Waste
6.10 Waste Management and
Reduction

Policy IN-11.1.6

All new residents and businesses shall be provided with an education kit on waste reduction, collection, and separation. Such educational kits shall
6.10.1 Residential and Commercial
be provided by the Vertical Developer, HOA, or the waste management company upon initial occupancy.
Waste
Policy IN-11.2.1
A minimum of 65 percent of all non-hazardous construction and demolition waste (except for excavated soil and land-clearing debris) shall be
recycled and/or salvaged for reuse, unless it is demonstrated that necessary diversion or recycling facilities do not exist.

308

6.10 Waste Management and
Reduction
6.10.2 Construction and Demolition
Waste
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Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 1: Required by Law or the Area Plan

Section

Policy IN-11.2.2
For excavated soil and land clearing debris, 100 percent of all trees, stumps, rocks, and associated vegetation and soils primarily from land clearing
(except contaminated vegetation or soil) shall be re-used, recycled, or composted. For phased developes or infrastructure improvements, material
may be stockpiled on-sit until the storage site is developed.
Policy IN-11.2.3
For all activities requiring building permits, the Master Developer or Vertical Developer shall provide evidence of compliance with the City’s Construction and Demolition Materials Recycling Ordinance. A Construction Waste Management Plan shall be prepared prior to issuance of building
and grading permit, and evidence of compliance shall be submitted to the City’s Building Department before the final inspection.

6.10 Waste Management and
Reduction
6.10.2 Construction and Demolition
Waste

CHAPTER 7: DEVELOPMENT CONTROLS
Standard 5.1.1
On blocks greater than 600 feet in length, a private street, alley, paseo, or other pedestrian route shall divide the block in order to provide a
through-pedestrian connection.
Standard 8.8.1
All new commercial buildings over 25,000 square feet in size shall achieve LEED Gold standards or equivalent performance.

Standard 9.1.8
Impervious surfaces on permanent parking lots shall receive at least 50 percent shade coverage when outdoor landscaping is mature.
Standard 9.2.4
Planting shall be mulched, including the entire planting beds, per typical industry standards with an aged, non-dyed organic material to help retain
soil moisture, reduce erosion, and minimize irrigation demand. Trees shall not be mulched up to the root collar or trunk.

7.5 Block Configuration
7.5.1 Block Form
7.8 Building Design Standards and
Guidelines
7.8.8 Building Sustainability
7.9 Landscaping Design Standards and
Guidelines
7.9.1 Urban Forest
7.9 Landscaping Design Standards and
Guidelines
7.9.2 Planting

Standard 14.2.3

7.14 Parking Standards and Guidelines

All parking structures shall include preferential parking spaces for carpools, vanpool, and car-sharing services.

7.14.2 Parking Structure Design
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TABLE 8.3: SPECIFIC PLAN DEVELOPMENT CONTROLS, STANDARDS AND GUIDELINES DIRECTLY RELEVANT TO SUSTAINABILITY
CATEGORY 2: ABOVE AND BEYOND
Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability
Category 2: Above and Beyond

Section

CHAPTER 5: MOBILITY
Policy MO-2.1.2
All roadway intersections outside of the BART Property but within one block of the North Concord/Martinez BART station (except for transit-dedicated lanes on the Transit Spine or extensions of the BART station’s transit-only lanes) shall provide maximum appropriate pedestrian design
elements such as high-visibility crosswalks, bulb-outs, curb extensions, pedestrian safety islands, and small corner radii, consistent with BART’s
2017 Multimodal Access Design Guidelines.

5.2 Multimodal Transportation System
Policies
5.2.1 North Concord/Martinez BART
Station Improvements

Policy MO-2.4.6

5.2 Multimodal Transportation System
Policies

Master Developers of each phase shall implement Adaptive Signal Technology, including smart traffic signals and sensors that communicate with
each other to make various types of travel (pedestrian, vehicle, and bicycle) safer and more efficient.

5.2.4 Framework Street Network

Policy MO-4.3.2
The City and TMA shall monitor electric vehicle market penetration.  As EVs continue to increase, the minimum requirement of standards 14.2.4,
14.2.5, 14.3.7 and 14.3.8 shall increase such that the minimum is one half point higher than the Statewide EV penetration number (e.g., 5
percent EV market penetration would result in a requirement that at least 5.5 percent of parking spaces have EV charging equipment).
Policy MO-4.4.1
The City shall work with transit providers in the Specific Plan Area to monitor changes in transit vehicle technologies and determine how best to
use new technologies for the Transit Circulator.

5.4 Emerging Transportation
Technologies and Practices
5.4.3 Alternative Fuel Vehicles  

5.4 Emerging Transportation
Technologies and Practices
5.4.4 Changes to Transit Vehicles

CHAPTER 6: INFRASTRUCTURE
Policy IN-9.2.2

6.9 Communication Facilities

At least one unused fiber optic cable (dark fiber) shall be co-located within joint trenches for dry utilities, to be utilized by emerging technologies
as they become available.

6.9.2 System Improvements

Policy IN-11.2.2

6.10 Waste Management and
Reduction

For excavated soil and land clearing debris, 100 percent of all trees, stumps, rocks, and associated vegetation and soils resulting primarily from
land clearing (except contaminated vegetation or soil) shall be re-used, recycled or composted. For phased developments or infrastructure
improvements, material may be stockpiled on-site until the storage site is developed.
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6.10.2 Construction and Demolition
Waste

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability

Section

Category 2: Above and Beyond

CHAPTER 7: DEVELOPMENT CONTROLS
Standard 8.3.4
All new residential buildings with four or more habitable stories, and all new commercial and institutional buildings, shall be provided with solar
panels on a minimum of 25 percent of their total rooftop area.  A Vertical Developer may achieve this standard by installing solar panels over
multiple buildings within its control, so long as the aggregate total of rooftop area is a minimum of 25 percent.
Standard 9.2.9
Turf grass is prohibited for use in residential areas. Residential yards should use water conserving grasses, shrubs and ground covers as an
alternative.
Standard 14.3.7
All new commercial surface parking lots shall provision a minimum of 5 percent of the total number of parking spaces with Tier 2 EV charging
facilities.
Standard 14.3.8
All new multi-family residential buildings with shared surface parking facilities shall provision a minimum of 5 percent of the total number of
parking spaces with Tier 1 EV charging facilities.

7.8 Building Design Standards and
Guidelines
7.8.3 Roofs
7.9 Landscaping Design Standards and
Guidelines
7.9.2 Planting
7.14 Parking Standards and Guidelines
7.14.3 Surface Parking Lot Design

7.14 Parking Standards and Guidelines
7.14.3 Surface Parking Lot Design

Standard 14.4.1

7.14 Parking Standards and Guidelines

Each residential development that includes individual (i.e., per unit) parking garages shall have the option for EV charging capabilities to be
installed in each garage.

7.14.4 Residential Garage Parking
Design

C H A PT E R 8 : C L I M AT E ACT I O N , S U STA I N A B I L I TY, & S M A RT C I TY

311

TABLE 8.4: SPECIFIC PLAN DEVELOPMENT CONTROLS, STANDARDS AND GUIDELINES DIRECTLY RELEVANT TO SUSTAINABILITY
CATEGORY 3: BEST PRACTICES FOR SUSTAINABILITY
Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability

Section

Category 3: Best Practices for Sustainability

CHAPTER 4: NATURAL RESOURCES, PARKS AND OPEN SPACE, AND COMMUNITY FACILITIES
Policy PF-3.2.7
Park landscaping shall incorporate native plant materials to augment the ecology of the surrounding landscape.

4.3 Parks and Open Spaces

Policy PF-3.2.8
Wherever feasible and consistent with the purposes of the particular park, park design shall incorporate unique habitat areas to promote biodiversity, connect to creek corridors and Concord Hills Regional Park, and provide wildlife viewing areas for visitors.

4.3 Parks and Open Spaces

Policy PF-3.3.6
Lower elevations of the park may be utilized for flood protection and accept water from Mt. Diablo Creek when the creek overtops it banks. If this
occurs, the park shall be designed to adequately contain these flows in specific designated areas that allow on-going use of other areas of the park
even during and after flood events.
Policy PF-3.5.5
Park design for Creekside Linear Park and the three limited pockets east of Mt. Diablo Creek should incorporate unique habitat areas to promote
biodiversity, connections to the adjacent Concord Hills Regional Park, and provide wildlife viewing areas for visitors.

4.3.1 Overarching Park Development Policies

4.3.1 Overarching Park Development Policies
4.3 Parks and Open Spaces
4.3.1 Overarching Park Development Policies
4.3 Parks and Open Spaces
4.3.4 Framework Greenways

Policy PF-4.0.1
A network of agrarian parks and community gardens co-located along Greenways shall be developed throughout the Specific Plan Area.

4.4 Agrarian Parks and Agriculture

Policy PF-4.0.2
Agrarian parks and community gardens shall be operated on imported soil contained in planter boxes or on land known to be clear of any contamination caused by prior Navy operations on the site and certified as clean by the appropriate regulatory agency.

4.4 Agrarian Parks and Agriculture

Policy PF-4.0.3
Agricultural practices within agrarian parks should promote flora and fauna diversity, use of native species, attract local pollinators, promote natural
pest defense and minimize use of chemical herbicides and pesticides (especially neonicotinoids).

4.4 Agrarian Parks and Agriculture

CHAPTER 5: MOBILITY
Policy MO-2.3.1
Each Specific Plan District within the Specific Plan Area shall be developed with a Transit Hub featuring pedestrian connections, bike connections,
drop-off locations, waiting shelters and benches, real-time traveler information and bike storage. Each Transit Center and Transit Hub will accommodate Americans with Disabilities Act ('ADA')-accessible ramps and curb cuts to ensure access for users of different ages and abilities.

5.2 Multimodal Transportation System Policies
5.2. Transit Hubs

CHAPTER 7: DEVELOPMENT CONTROLS
Standard 5.1.2
Culs-de-sacs are allowed only if a publicly accessible pedestrian/bike opening at the end, connecting to another public right-of-way ('ROW'), is
provided.

7.5 Block Configuration

Guideline 8.3.2
All roofs in the Specific Plan Area are on buildings other than single-family homes and townhouses are encouraged to incorporate green roofs to
mitigate storm water run-off and reduce the heat island effect.

7.8 Building Design Standards and Guidelines
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7.5.1 Block Form

7.8.3 Roofs

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

Specific Plan Development Controls, Standards and Guidelines Directly Relevant to Sustainability

Section

Category 3: Best Practices for Sustainability
Guideline 8.3.5
Roof materials with a high recycled material content and a high level of reflectivity (albedo) are encouraged.

7.8 Building Design Standards and Guidelines
7.8.3 Roofs

Standard 8.7.4
Building design shall incorporate a variety of sun-shading architectural elements to reduce solar heat gain and glare within buildings.

7.8 Building Design Standards and Guidelines

Standard 8.7.5
Shading devices shall be configured in accordance with building orientation to provide optimal shading while maintaining views and natural light for
building inhabitants.

7.8 Building Design Standards and Guidelines

Standard 9.0.1
Landscape shall be designed to respond to contemporary uses and meet current open space needs with consideration for regional ecology,
resiliency, and multi-generational needs.

7.9 Landscaping Design Standards and
Guidelines

Standard 9.0.2
Landscape shall celebrate the Mediterranean climate of the Bay Area. Regionally appropriate plant species should be thoughtfully integrated
throughout the community to promote diversity, seasonal interest, and water-appropriate uses.

7.9 Landscaping Design Standards and
Guidelines

Standard 9.0.3
Landscape shall enhance both the regional and local ecology, incorporating local flora, supporting local pollinators, and augmenting the ecological
value of the adjoining open space.

7.9 Landscaping Design Standards and
Guidelines

Guideline 9.0.3
Landscape should also provide for the production of local organic foods for consumption and education, where practical and appropriate

7.9 Landscaping Design Standards and
Guidelines

Guideline 9.0.4
Landscape should utilize climate adaptive plants that use occasional, little or no summer water. Preference should be towards drought-tolerant
species and floodplains species to minimize water consumption.

7.9 Landscaping Design Standards and
Guidelines

Standard 9.1.5
The Specific Plan Area shall be planted with trees needed to achieve 25 percent overall canopy coverage in developed areas, not including building
footprints.
Standard 9.1.6
Street trees and landscape shall be ecologically diverse. Species native to northern California are preferred, but not required. Species diversity
should vary over neighborhoods, and monocultures shall be avoided.
Standard 9.1.7
Planting shall be water-wise and comply with all current laws regarding water usage and planting requirements. Tree species that are best-adapted
to recycled water irrigation are encouraged.
Standard 9.2.3
Plants shall be water-wise and tolerant of non-potable water.

7.9 Landscaping Design Standards and
Guidelines
7.9.1 Urban Forest
7.9 Landscaping Design Standards and
Guidelines
7.9.1 Urban Forest
7.9 Landscaping Design Standards and
Guidelines
7.9.1 Urban Forest
7.9 Landscaping Design Standards and
Guidelines
7.9.2 Planting

Standard 11.1.6
High-efficiency technology such as LED lighting with advanced controls shall be utilized to minimize energy consumption.

7.11 Lighting Design Standards and Guidelines

Standard 11.2.3
High-efficiency technology such as LED lighting with advanced controls shall be utilized to minimize energy consumption of parking lot lighting.

7.11 Lighting Design Standards and Guidelines
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7.11.1 Walkway and Landscape Lighting

7.11.2 Parking Lot Lighting
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8.5. GREENHOUSE GAS
GOAL ATTAINMENT
Current California Environmental Quality Act
(‘CEQA’) thresholds for assessing potential impacts
related to GHG emissions from individual land use
development projects in the Bay Area frequently
target achievement of the near-term 2020 goal,
or 4.6 MTCO2e per service population per year.
However, recognizing that build-out of the Area
Plan will occur over a longer term, the Area Plan’s
CAP seeks to limit annual GHG emissions to the
long-term 2030 target, identified in the Area Plan
as equivalent to 2.8 MTCO2e per capita.
With all of the features identified in Sections 8.3
and 8.4, the GHG emissions generated by build-out
of this Specific Plan are estimated to be approximately 2.66 MTCO2e per year per capita. This level
of GHG emissions is lower than the 2.8 MTCO2e per
year per capita target of the Area Plan.
As shown in Figure 8.2, 75 percent of the GHG
emissions expected to occur at build-out of this
Specific Plan will result from the transportation
sector, with an additional 12 percent attributable
to the use of natural gas use. This means that the
transportation sector and the use of natural gas
also present the largest targets for additional GHG
reductions.
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8.6. ADDITIONAL
SUSTAINABILITY
MEASURES TO BE
IMPLEMENTED IF
FEASIBLE
In addition to the Specific Plan sustainability
commitments described in Section 8.4, other
sustainable development features may be determined to be feasible over the 30-year anticipated
build-out of the Specific Plan Area. These measures
are enumerated in Table 8.5.
A commonly used definition of feasibility, borrowed
from the California Environmental Quality Act, is
“capable of being accomplished in a successful
manner within a reasonable period of time, taking
into account economic, environmental, social,
and technological factors.” Using this definition,
the following potential sustainability features
cannot be determined to be feasible at the time
of Specific Plan adoption for a variety of reasons.
Many require specific public agency or public utility
commitments, or private funding partnerships, that
cannot be negotiated until after this Specific Plan
is approved. Others represent mutually exclusive
approaches to the same sustainability challenge;
for example, Smart Containers for waste management and automatic waste collection systems will
not both be used in the same location. In addition,
some of the listed measures are not currently
economically feasible, but will likely become more

FIGURE 8.2: SECTOR-BASED PROPORTIONS
OF THE SPECIFIC PLAN’S GHG EMISSIONS

Solid Waste
Natural Gas
Water & Wastewater
Electricity
Area Source
Transportation

cost-effective as technology advances and/or
certain approaches become more accepted in the
marketplace. Finally, as Statewide GHG reduction
regulations ramp up, mandates may favor certain
technologies.
»» Accordingly, the measures listed in Table 8.5
have been identified for consideration and
further analysis by Master Developers and
the City as Specific Plan build-out progresses.
None of them are required at this time, and
none have been considered in calculating GHG
emissions expected from Specific Plan buildout. Nonetheless, Master Developers and the
City will work together to study these measures
as this Specific Plan is implemented.
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TABLE 8.5: SPECIFIC PLAN DEVELOPMENT CONTROLS, STANDARDS AND GUIDELINES DIRECTLY RELEVANT TO SUSTAINABILITY
CATEGORY 3: IF FEASIBLE, FUTURE CONSIDERATIONS TO BE STUDIED PRIOR TO COMMITMENT TO IMPLEMENT

1. WATER
“Smart Sprinkler”

Smart irrigation-controlled sprinklers can
monitor weather, soil conditions, evaporation,
and the plants’ water consumption to
automatically adjust the watering schedule to
actual conditions of the community parks.
Smart irrigation system can ‘supervise’ the
condition of tanks, pumps, and other units
in real time, alerting operations of necessary
repairs immediately.

▪

Community benefits:
- Smart irrigation can save up to 50% wasted
water due to overwatering caused by
inefficiencies in traditional irrigation methods
and systems.

Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

▪ ▪

- The connected system can also enable
preventive maintenance and quick service
to guarantee a functional system to the
community.
Sustainability benefits:
- Reduces water consumption.

Increased Use of
Recycled Water

Increased use of recycled water might include
enhancing local wetlands, surcharging a water
table, increasing residential uses, increasing
industrial uses, potential further treatment of
on-potable water to reach potable condition.

Community benefits:

CCCSD

- Localized environmental benefits.

CCWD

Sustainability benefits:

City of
Concord

- Reduces energy consumption.

▪ ▪ ▪ ▪ ▪

- Reduces GHG emissions.
- Reduces potable water consumption.
Rainwater Capture
or Harvesting

Rainwater capture is a technique used for
collecting, storing and using rainwater for
landscape irrigation and other uses. The
rainwater is collected from various hard
surfaces such as rooftops and/or other
manmade aboveground hard surfaces.

Community benefits:
- Citizens will benefit from lower water costs.
Sustainability benefits:
- Using rainwater captured on-site reduces the
need for water that must be treated in a facility
and delivered from farther away.
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▪
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On-site
Non-Potable
Water Facility

Recycled water use is a crucial component
of water-conservation efforts in sustainable
communities. The conventional approach to
supply recycled water to a community is to
deliver the resource from an off-site water
treatment plant. However, off-site delivery
may require the construction of new civil
infrastructure and the use electric pumps, both
of which result in increased GHG emissions.
An on-site water treatment plant provides the
same conservation benefits commensurate
with recycled water use, but without the GHG
emissions resulting from delivery over long
distances. The Specific Plan identifies zones
where recycled water facilities are an allowed
use.

Community benefits:

CCCSD

- Frees up current remote CCCSD facility
capacity for currently under-served Concord
developments.

CCWD

- A black water (sewage) recycling system can
be efficiently deployed in the community to
divert a portion of sanitary sewer flows into a
low-impact treatment facility.

City of
Concord

▪

▪

Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

▪

- After treatment, this facility can return
recycled water to the community for
beneficial non-potable uses.
- An onsite recycled water production facility
can ensure long-term access to non-potable
water without relying on outside transmission
infrastructure.
- Potential for extension to local, neighboring,
under-served developments.
Sustainability benefits:
- Recycling water onsite leads to lower overall
usage of potable water.
- Production of recycled water on-site would
reduce energy use and GHG emissions
in comparison to an off-site solution by
eliminating the need to deliver water from
miles away.
- On-site water treatment also presents an
opportunity to generate clean energy through
biogas production.
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Anaerobic Digestion
and Biogas at
On-Site Non-Potable
Water Facility

Anaerobic digestion of wastewater sludge
to produce biogas is a common practice at
municipal water treatment plants. The process
converts organic solids to methane and carbon
dioxide. Methane, which comprises 60-65% of
the resulting gas, is used to generate electricity
and thermal energy. This energy source
can be used to power pumps, compressors,
and digesters at the treatment plant, while
remaining solids from the treatment process
can safely be used as fertilizer.

Community benefits:

CCCSD

- Biogas to the community are two-fold. The
first is a sustainable source of electricity and/
or thermal energy. Biogas can be used at
water treatment plants in a combined heat
and power (CHP) system to power electric
and thermal equipment.

CCWD
City of
Concord

▪

Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

▪ ▪

- Alternatively, electric energy can be returned
to the grid for other uses.
- Fertilizer produced from the digestion
process can be used in local agricultural or
landscaping applications.
Sustainability benefits:
- Biogas is a proven source of renewable fuel,
and its production reduces the final volume
of treated waste that must be disposed of.
- The employment of anaerobic digesters and
biogas production at wastewater treatment
plants also reduces the need for external
energy sources, such as grid electricity,
potentially reducing overall GHG emissions
from plant operations.

Smart Meters /
Sensors for Water
Monitoring

Smart meters for water infrastructure enable
water supply/consumption monitoring, as well
as leak detection.
Water quality monitoring can also be achieved
through sensors within the water pipelines.
With data analytics services, water demand can
also be anticipated to optimize and better plan
the water supply across the community.

Community benefits:
- Citizens will benefit from a more optimized
water supply at lower costs due to the
monitoring and early detection of leaks.

CCWD

▪ ▪ ▪ ▪ ▪

- Water quality monitoring provides an added
layer of assurance of clean water delivery to
households.
Sustainability benefits:
- Reduces water consumption.
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Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

2. HEATING AND COOLING
Geo-Exchange HVAC
(Geothermal)

Geo-exchange systems, sometimes called
“geothermal” heating and cooling systems,
or ground-source heat pump systems, rely
on heat transfer and the natural temperature
differential between the earth below grade
and/or bodies of water and the temperatures
required for inside space conditioning and hot
water generation.
The basic components of a geo-exchange
system are a thermal source (ground or water)
and a heat pump, similar to what is found in a
typical refrigerator.
The heat pump uses electricity to provide the
desired output (hot air, hot water, cold air),
while gaining or rejecting heat to the source via
water loop.
The Specific Plan identifies zones where
geothermal bores are an allowed use.

Community benefits:
-  A geo-exchange system uses less electricity
for cooling than conventional systems and
can reduce or eliminate the use of natural gas
or other fossil fuels for hot water and space
heating.

City of
Concord

▪

Test
borings

▪ ▪ ▪

-  A geo-exchange system integrated with a
district thermal system can also leverage the
economies of scale inherent in centralized
generation and the efficiency benefit of
moving thermal energy from building to
building.
- Geo-exchange systems become more efficient
as users are added to the district loop and
load diversifies, so the two approaches
are well-matched to large community
developments like that in Concord.
-  Geo-exchange systems also reduce the need
for mechanical cooling system components
like cooling towers, reducing noise pollution
and water consumption.
-  Optimizes commercial building design and
maintenance efficiencies by removing
equipment rooms from building, freeing up
rental space and relocating to common space
where all operations and maintenance are
managed, with efficiency improvement.
Sustainability benefits:
-  Reduction in onsite electricity usage through
the efficiency gains of geo-exchange will
reduce GHG and carbon emissions.
-  Reduction and/or elimination of fossil fuels
for heating will compound this benefit.
-  Reduction or elimination of mechanical
cooling has the added benefit of reducing
water usage.
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District Thermal
System

Conventional thermal generation systems
(HVAC) are typically designed to meet the
maximum load conditions of a single facility.
This often leads to both the over-sizing of a
specific system as well as a very low capacity
utilization rate.
Mixed-use developments offer an opportunity
to approach heating, hot water and cooling
needs at a district level, allowing for the
optimization of thermal generation systems as
well as providing the ability to move thermal
energy between individual buildings.
The Specific Plan identifies zones where central
utility plants are an allowed use.

Community benefits:
-  A district thermal system allows for a
“right-sized” thermal production system that
can reduce upfront costs for each individual
building.

City of
Concord

▪

Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

▪ ▪ ▪

-   An additional benefit is the potential for
centralizing large equipment, such as cooling
towers, which when distributed throughout
a community, detract from a community’s
aesthetics and generate noise.
Sustainability benefits:
-  A district system allows for the optimization
of thermal generation and distribution.
-  Larger, centralized thermal generation
systems (boilers, chillers, heat pumps)
operate more efficiently than smaller,
distributed systems, and thus require less
energy to provide the same output.
-  Less energy usage will reduce greenhouse gas
emissions.
-  Finally, the ability to transfer thermal
energy between buildings (for instance,
heat captured from compressors used in
commercial cooling can be used to provide
hot water to residences) means that a
district system can in effect “recycle” energy
a number of times, reducing the need for
source energy input.

Process Toward
Zero-Gas Community

In the future natural gas may be eliminated
from communities in favor of electrical
distribution powered by sustainable Green
energy. This process is in transition while
electrical cooking overcomes residential
resistance and cost premiums for appliances,
heating, and cooling. Currently commercial
cooking has no viable electrical cooking option.

Community benefits:
-  Eliminates gas distribution throughout
community (safety and cost factors).
-  Improves building aesthetics due to
elimination of unsightly meters, the location
limitations of which improve costly design
challenges.

▪

▪ ▪ ▪ ▪

-  Gas leak risk is eliminated.
Sustainability benefits:
-  Reduces GHG emissions.
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Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

3. WASTE
Smart Containers
for Smart Waste
Management.

These are used to detect waste level in
containers.
This data is transmitted to a central location
where the collection truck route is informed
with this data.

Community benefits:
-  Intelligent waste management with smart
containers prioritizes full containers to
prevent trash stacking next to the bins.

City of
Concord

▪

▪ ▪ ▪

▪

▪ ▪ ▪

-  Community benefits from a cleaner city at a
lower cost thanks to the optimized collection
routes.
Sustainability benefits:
-  Optimization of most efficient route and
collection process reduces the CO2 emissions
of the garbage trucks.

Vacuum Sewer
Collection System

A vacuum sewer transports sewage from a
source location to a sewage treatment plant by
utilizing a partial vacuum (suction) as opposed
to traditional sewer systems which rely on
gravity as the primary conveyance force.
In contrast with gravity sewers, vacuum sewage
systems do not require manholes typically used
in gravity systems for inspection or changes
in direction, operate with smaller diameter
pipes that can be laid in shallow trenches in flat
terrain, and can be designed and installed to
flow uphill in certain situations.
For these reasons, vacuum sewage systems
are preferred in terrain constrained sites, arid
climates, areas with high ground water tables
and environmentally challenged soil conditions.

Community benefits:

CCCSD

-  Central vacuum station replaces the need for
unsightly pumping stations.

City of
Concord

-  Risk of clogging is low – Self-cleaning system.
Results in maintenance cost savings to both
user and municipality/operator.
-  Less materials required to construct the
system. i.e. smaller pipe diameters, simplified
installation, shallow trenches, flexible piping
can be used to navigate around obstructions.
Sustainability benefits:
-  Requires considerably less water usage which
has positive economic and environmental
impacts.
-  Reduced occurrence of wastewater leakage/
spillage into the ground/environment.
-  GHG emissions reduction.
-  Energy savings.
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Automatic Waste
Collection Systems
(AWCS)

Automated pneumatic waste collection systems
collect waste / recyclables by “vacuuming” it
through a system of tubes, thereby eliminating
open bins and trucks from traversing
neighborhoods.  The user experiences no
difference when disposing waste; everything
happens underground and automatically.
Because the system is sealed, there are no
leaks nor odors and therefore no attractants
for vermin nor rodents.  The collection station
is odorless and relatively noise free. At the
Collection Station, the waste/recyclables are
sorted into sealed bins and trucks make just
one stop to pick up the full containers.

Community benefits:
-  Eliminates open, street storage of waste and
recyclables – better “Curb Appeal”.
-  Frees up valuable surfaces in and around
buildings, otherwise used for bin storage.

City of
Concord
Concord
Disposal
Service

▪

Economic

Schedule

Viability Consideration
Jurisdictional

Benefit(s)

Engineering

Basic Description

Financial
Partner

Future
considerations
to be studied
prior to
commitment
to implement

Federal, State,
County, City,
Agencies

Organizations needed to be
engaged to advance

Category 4:
If feasible

▪ ▪ ▪

-  Enables traffic free design.
-  Reduces traffic congestion on garbage pick-up
days.
-  Reduces waste collection costs.
-  Improves hygiene and cleanliness – no spills
or odors, no attraction for vermin or wildlife.
-  Improves accessibility to waste disposal and
recycling.
-  SCADA system enables remote operations /
control and 24/7 availability. Data collection
capability facilitates ‘Pay as you Throw,”
invoicing and monitoring sustainability
practices and policies.
-  Sealed system safer than open, conventional
bins.
-  Safe communities and safer workforce
(furthers Vision Zero).
Sustainability benefits:
-  Reduces traffic and carbon emissions by
reducing truck mileage and idling (studies
show approximately 80% reduction).
-  Climate resilient – can withstand most flood,
wind, and seismic conditions.
-  Improves air quality and quality of life in
neighborhoods through less truck traffic and
impact on efficient vehcile, pedestrian, and
bicycle flow.
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4. ENERGY
Photovoltaic Electric
Generation

Photovoltaic (PV) electric generation (aka
solar energy) is a low-cost, fully renewable
technology capable of producing large amounts
of electricity from the sun.

Community benefits:

In the past decade, the cost of PV panels has
come down precipitously and, with a number
of financial incentives including self-generation
credits and tax credits, solar energy costs are
often competitive with or better than market
utility rates.

-  Onsite energy generation also reduces
reliance on California’s bulk electric
transmission system, which is increasingly
becoming a costly way to deliver power.

The most common forms of PV generation are
rooftop arrays and ground-mounted, utilityscale PV arrays.
Ground-mounted PV generation would be
studied for the Concord Naval Weapons Station
project. The Specific Plan identifies zones where
such PV generation is an allowed use.
Requirements in the plan specify 25% as the
minimum amount of roof coverage from PV.
This should continue to be studied and if
feasible, the minimum coverage should be
raised to 35% or more.  

-  PV arrays provide onsite electricity production
that can be more resilient than the grid alone.
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-  Since the electricity produced from PV is
100% renewable, it is one of the only local
generation assets that can be deployed
without emitting any pollution or greenhouse
gasses.
-  PV is critical to achieving net-zero energy
residential and commercial buildings when
required, and to achieving economy-wide
carbon neutrality by 2045 under Governor
Brown’s Executive Order B-55-18.
Sustainability benefits:
-  PV generation is the cornerstone of
renewable energy generation.
-  It is 100% renewable, can produce energy
for periods of up to 20 years (with minimal
annual degradation) and, when tied to energy
storage, can provide electricity at all hours of
the day and during power outages.
- The inclusion of PV generation reduces onsite
and state-wide greenhouse gas emissions
while producing no waste during operations.
-  With conventional electricity generation
accounting for approximately 10% of water
usage in California, any replacement of
conventional generation with PV generation
also decreases water usage.
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Electric energy storage is any technology that
charges from a power source and stores the
energy to be discharged at a later time.
The most common form of electric energy
storage is a battery.
The most typical batteries in use today are
lithium ion batteries which have high energy
density and can be repeatedly cycled over a
long period of time.
Batteries are being integrated more frequently
into homes, businesses and power grids
to provide resiliency, cost arbitrage, grid
management and renewable optimization.

Community benefits:
-  Batteries can be a key component in creating
a more resilient grid, especially when used
in combination with onsite renewable power
generation and “microgrid” (islandable
portions of a larger grid with onsite
generation) infrastructure.
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-  By being able to store excess electricity when
it is not needed, either via excess renewable
generation or low-cost, off-peak electricity,
energy storage that allows power to be
redeployed to reduce peak costs, utilize solar
energy in the evening, stabilize the power
grid or provide power during a grid outage.

Batteries can be deployed at a wide range of
scales, including for an individual home or
business, a cluster of facilities or at the district/
grid level.

Sustainability benefits:

The Specific Plan identifies zones where largescale battery storage is an allowed use.

-  In California, there are often hours of the
day when solar electric generation exceeds
demand, both at the community and state
scale.

-  Batteries have a role to play in allowing for
the optimized use of renewable electricity.

-  By storing this excess generation and
dispatching it when solar assets are no longer
generating power, batteries have the effect
of reducing the need for other, conventional
sources of electricity. In this way, batteries
can enhance the sustainability benefits
inherent from renewable generation.
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Distributed
Micro-Grid

The traditional model for providing electricity
to end-users involves three components:
generation, transmission and distribution.
The electrical grid today follows a centralized
generation model, where large power plants
are connected at the transmission level, from
where power is transported through the
transmission and distributed systems to homes
and businesses. This model poses several risks,
largely in the form of lower resiliency in times
of natural and unforeseen disasters that often
result in significant economic and personal
losses to society.
A “Distributed Microgrid” model moves
away from this centralized approach by
siting generation sources and a distribution
system at or near the point of consumption.
A “Microgrid” is a network of electricity users
connected to local sources of generation that
can operate in parallel with or in isolation from
the larger utility grid.
These customer-sited generation sources make
use of a distribution system and a series of
connecting switches to promptly disconnect
or “island” itself from the larger electrical
grid, while continuing to supply electricity to
facilities that are connected to the microgrid.
Generation sources may include a mix of fossil
fuel fired generation, solar PV, wind, hydro, fuel
cells, and batteries.

Community benefits:
-  Microgrids help protect the community
during instances of large-scale grid-outages,
which can be caused by a number of reasons
that range from unforeseen natural disasters
to malfunctioning utility infrastructure.
A microgrid will facilitate the continued
and uninterrupted supply of electricity to
critical facilities and ensure access to food,
shelter and emergency services during an
emergency.
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-  Microgrids may deliver economic benefits
to communities through controllers that can
prioritize the use of on-site generation, shift
loads to reduce system peaks, and reduce
reliance on the transmission system which
should drive down overall utility system costs.
-  Microgrids create local jobs in construction,
maintenance, and operations.
Sustainability benefits:
-  Under the centralized grid model, power is
transported over long distances before it
reaches the end-users. There are significant
line-losses along the way which results in the
need for higher use of traditional generation
fuel to ensure that the requisite amount of
power is available. Microgrids solve this issue
by siting generation at or near the point of
consumption, thereby significantly lowering
the distance that power must be transported.
This reduces the overall GHG impact of
electricity.
-  Microgrids incorporate renewable generation
sources such as solar and wind, often paired
with battery storage to ensure increased
self-consumption of renewable energy which
further reduces the GHG impact of electricity
consumption.
-  By incorporating large penetration of
renewable generation and battery storage,
the microgrid can reduce or eliminate the
need for fossil fired generation sources.
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Hydrogen Vehicles
and Fueling Stations

Hydrogen vehicles use hydrogen as their
onboard fuel. Typically, hydrogen is reacted
with oxygen in a fuel cell to power electric
motors which propel the vehicle. In 2013,
California Assembly Bill 8 set a goal to establish
100 publicly available hydrogen-fueling stations
by 2024. Hydrogen fuel for use in passenger
cars first went on sale in California in January
2015. As of February 2019, there are 39 retail
hydrogen stations operating in the state. A
major barrier to wide adoption of hydrogenfuelled transportation is price and reliable
access to hydrogen fuelling stations.

Community benefits:
-  Hydrogen vehicles have various advantages
over internal combustion engines or
batteries. Most importantly, the only
by-product from use of a fuel cell is water.
In addition, fuel cells operate at higher
efficiencies than gasoline engines and with
less noise. Hydrogen vehicles thus lead
to reduced emissions and quieter local
communities.
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-  The addition of hydrogen-fueling stations
within a community would help California
meet its hydrogen transportation goals and
support the adoption of hydrogen vehicles on
a larger scale.
Sustainability benefits:
-  Hydrogen can be produced from water
and a source of power. If hydrogen fuel is
produced from renewably sourced electricity,
the lifecycle carbon intensity of hydrogen
transportation is remarkably low. Additionally,
just as with electric vehicles, tailpipe
emissions from hydrogen vehicles do not
contain GHGs or other air pollutants, leading
to cleaner air.
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5. SMART SYSTEMS
Intelligent Building
Systems

Smart Street Lights

Building management systems include metering
and software tools that monitor and control
the energy systems within a building, including
space heating and cooling, lighting, and indoor
air quality monitoring. Conventional building
management systems require an intelligent
human operator to manage setpoints and
equipment schedules, optimize systems based
on knowledge of the building and other factors
affecting energy use and cost. Compared to
conventional (i.e. “non-intelligent”) building
management systems, intelligent building
management systems rely on a high
penetration of metering devices and sensors
linked to a single software platform that
monitors equipment, the indoor environment,
and potential energy market signals. The
intelligent building monitoring system uses
historical trends and sophisticated algorithms
to predict building loads, increasing overall
energy efficiency while driving down operating
costs and improving the tenant experience
within the building. The intelligent building
management system is also capable of sensing
and diagnosing underperforming equipment to
re-duce maintenance costs.

Community benefits:

Smart Street Lights are recognized as the first
step in a smart community initiative for reduced
energy consumption.

Community benefits:

They enable the management and monitoring
of the outdoor streetlights.
Remote control and condition monitoring
of each streetlight could save energy power
by adjusting brightness to daily solar times,
ambient light levels, human or vehicle
presence.
Smart Street Lights automatically identify
operations and maintenance needs.
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-  In addition to reducing overall energy use,
intelligent building systems can improve
the indoor environment to the benefit of
occupants.
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-  Oxygen sensors, occupancy sensors, dynamic
lighting controls, the ability to accept tenant
feedback, and other features of an intelligent
building management system enhances the
overall quality and comfort of indoor space
for occupants.
Sustainability Benefit
-  Intelligent building management systems can
significantly drive down energy use within
buildings and the associated emissions.
-  Intelligent building management systems can
also be programmed to optimize around a
variety of indicators, including prioritizing the
use of renewable energy.
-  An intelligent building management system
coupled with solar PV and/or batteries
would ensure that the highest penetration
of renewable energy is consumed within the
building.

-  The community benefits by a brighter and
adjustable street lighting system at a lower
cost.

City of
Concord
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-  Smart lighting also increases security by
detecting human or vehicle presence or by
being connected to a smart surveillance
system.
Sustainability benefits:
-  Reduce energy consumption (using LED lights)
reducing community carbon footprint.
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Smart Urban
Network

Smart Urban Network is a connectivity platform
and ecosystem for Smart Cities applications.
The Smart Urban Network turns devices (such
as streetlight grids) into multi-sensor 6LoWPAN
Wireless IoT networks and Wireless High-speed
IoT integrated networks to enable pervasive
WiFi and other high-bandwidth applications.
In support of Smart City Technologies,
information download and conveyance
capabilities would provide new opportunities
for community services. The most efficient
and visible location for display is within the
sidewalk, just behind the curb. Specific Plan
policies support such displays by providing for
easements and encroachment permits in the
public right-of-way.

Community benefits:
-  With a Smart Urban Network, cities
and communities can take advantage
of the radical breakthrough of a single,
interoperable, standards-based network
supporting both Wireless IoT smart
applications (over 6LoWPAN), sensors and
actuators, and Wireless High-speed IoT to
connect different devices such as video
surveillance cameras, traffic lights, city
information panels for example.
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-  Such a mesh network reduces the number of
gateway in the infrastructure and enables the
connectivity of different devices to be able
to remotely managed and monitor different
applications.
-  A Smart Urban network can also provide
WiFi connectivity allowing public access for
citizens.
Sustainability benefits:
-  A smart urban network enables different
smart city applications such as smart
streetlights or preventive maintenance, which
would have an indirect positive impact on
energy savings and GHG emissions reduction.

Smart surveillance
systems that will
provide video
feeds to allow for
real-time information about safety
and security.

Deployment of intelligent video cameras across
the community (such as sensitive public areas,
tunnels, main intersections, main mobility
corridors, etc.) enable security solutions.
In support of Smart City Technologies,
information download and conveyance
capabilities would provide new opportunities
for community services. The most efficient
and visible location for display is within the
sidewalk, just behind the curb. Specific Plan
policies support such displays by providing for
easements and encroachment permits in the
public right-of-way.

Community benefits:
-  Smart surveillance systems support crime
prevention, transportation management and
a speedier response to incidents within the
community.

C H A PT E R 8 : C L I M AT E ACT I O N , S U STA I N A B I L I TY, & S M A RT C I TY

City of
Concord

▪ ▪ ▪

▪

327

6. MISCELLANEOUS/MORE TECHNOLOGY/”SMART”
Low Power Wide
Area Network
(LPWAN): LoRA,
Sigfox

LPWAN is the wireless technology for low
powered (battery operated) devices (IoT
sensors like temperature sensors, parking
sensors, asset tracking, etc.) with low data rates
to communicate over long distances.

Community benefits:
-  IoT network reduces and optimizes the need
for individual wireless networks for different
solutions.

Most popular networks are LoRA and SigFox;
more recently NB-IoT and LTE-M

-  Provides better scalability of the IoT solutions
by adding more sensors on the same existing
network.

Strategic placement of LoRA gateways for
IoT solutions in the community should be
considered for early stage infrastructure
development.

- IoT network offers a low-cost option
connectivity for low power IoT devices to
reduce costs of community operations.
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Sustainability benefits:
-  As the power emissions and energy
consumption is much lower, the radio
frequency radiation levels are reduced
compared to other technologies.

Sensors for
Structure Health
Monitoring

Ultra-Low-Power, self-powered and wireless
sensors are now able to detect structural
changes in the infrastructure via embedded
micro-electromechanical sensors (MEMs) by
triggering events such as impact loading, scour
and earthquakes or simply monitoring age
deterioration.
Termed structural health monitoring (SHM)
systems, such systems would generate objective
measurements that aid in cost-effective
infrastructure management.

Community benefits:
-  The structural health monitoring of large
infrastructure reduces maintenance costs and
expands monitoring beyond what is visible.

City of
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-  Community will benefit from a lower cost
and safer procedure in monitoring their large
infrastructure.
-  SHM also mitigates against shut-downs.
Sustainability benefits:
-  Increased lifetime of the infrastructure
defers major rebuilds which, in turn, reduces
construction -process GHG emissions.
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Applied Traffic
Mitigation

Strategically deployed field traffic sensors
monitor and control multiple transportation
devices

Community benefits:
-  Emergency services prioritization at traffic
lights, saving lives through improved response
time.
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-  Vehicle direct communication to alert future
traffic control, school crossings, congestion,
etc.
-  Safer driving (Vision Zero).
Sustainability benefits:
- Reduces GHG emissions through improved
traffic control.

Smart traffic
management
system that includes
features such as
traffic signal controllers at intersections,
pedestrian crossings
with warning signs,
school beacons,
emergency vehicle
priority/pre-emption at intersections,
speed feedback and
curve warning signs

A connected infrastructure provides digital
traffic information either to a transportation
smart phone app or to connected vehicle
directly.
Complemented by committing cellular
communications
Includes traffic signal controllers at
intersections, pedestrian crossings with warning
signs, school beacons, emergency vehicle
priority/pre-emption at intersections, speed
feedback and curve warning signs

Community benefits:
-  Vehicles traveling at consistent travel speeds
use less energy for acceleration, and lose
less energy for braking. Overall vehicle travel
times are not expected to decrease.

City of
Concord

-  Safety studies predict 80% accident reduction
and traffic congestions.
-  Connected devices reduce response time for
maintenance and repairs, reducing operations
costs.
Sustainability benefits:
-  Smoothing traffic flow reduces CO2
emissions. Positive impact in safety and
accidents as traffic speeds can be modulated
through signal timing.
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Smart parking sensors and electronic
signage to update
both operators
and parkers on the
availability and
location of parking

Embedded parking occupancy sensors are the
backbone to smart parking services to both
drivers and parking operators.
Combined with intelligent cameras, a digital
parking map is created and provided to users

Community benefits:
-  Smart parking delivers parking availability in
real time and directs vehicles to the nearest
available space.
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-  Cashless payment or subscription functions
can be integrated to ease traffic idling at exits.
-  Parking operators can view the availability
status of their lots and access statistical data
using a web portal.
Sustainability benefits:
-  Statistics show 30% of the inner traffic is
linked to drivers looking for a parking spot.
-  A smart parking solution has a positive impact
on the CO2 emissions by shortening these
searches.
-  The community can also adjust parking
pricing dynamically in correlation with
external factors such as air quality or traffic
information to incentivize people to seek
alternate transportation, reducing CO2
emissions.

Community/
City app

A Community or City App with a flexible design
structure is a vehicle to offer citizens different
kind of services and relevant information in
their daily lives.  
Such an app provides a digital interface
that allows the citizens to seamlessly access
information and collectively solve issues in their
own neighborhood. Residents could access
information about nearby construction projects,
learn about local events or local business, be
notified about city services and policies as well
as reporting to the city any kind of issues and
therefore be more engaged in the life of their
community. Ideally, the app would provide
relevant content and real time information to
citizens by being aware of the end user context
(location, profile, etc.) making it a still more
powerful communication tool for the city.

Community benefits:
-  The city app and its associated services would
enhance the quality of life by offering relevant
information and services to citizens who will
be regularly updated about the life of the
community and also save time to process
some city services. As an example, citizens
would be reminded about the street cleaning
or waste collection in their neighborhood
or notified about an upcoming construction
work on their daily commute. Residents could
report a pothole in the street or a dirty area
through the app helping the city services
to react faster.  Online payment services
could also enable a full spectrum of city paid
services to be processed digitally saving time
for both the city and its citizens.

City of
Concord

Sustainability benefits:
N/A.
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Cyber security

Cyber security companies are making embedded
systems and connected applications safe, and
secure via a holistic approach that follows three
steps:
The Design phase addresses security from the
beginning by involving an application security
consulting and design professional services team
to identify potential risks/exposures and the
necessary security layers to be implemented
The second phase aims to Enable security
with embedded security software toolkits and
products used in IoT devices and sensors.

5G Network

Community benefits:
-  The interconnectivity of IoT applications
and connected infrastructure opens up new
vulnerabilities — unauthorized users and
hackers can get in, tamper with the collected
data, access personal information, and do
harm through control of equipment and
processes.

Sustainability benefits:

Estimated to be 10 times faster than existing
4G LTE connections, the advent of 5G
technology promises a dramatic improvement
in performance in support of IoT. 5G aims to
provide a network with dramatically improved
function when compared with the 3G and 4G
networks in use today.

Community benefits:

Enhanced mobile broadband will provide
significant improvements over existing 4G mobile
networks. It promises up to 10 Gbps maximum
throughput (actual user experience will be
lower), latency of less than 5 ms and will support
up to 100 times more end users.
Ultra-reliable low latency communications
will be used for mission critical applications
where guaranteed latency of 1 ms is essential
(ex: autonomous driving or virtual reality for
applications such as remote surgery).
Massive machine type communications networks
will provide 1,000 times more bandwidth than
4G in any given area, supporting the millions of
dispersed sensors which will create the IoT.

▪ ▪ ▪

Schedule

Economic

▪

-  Cyber security aims to ensure that the data
collected can be trusted, to guarantee the
citizen’s privacy, and to make sure that
automated capabilities are possible.

The third phase deals with the Security
Management of the application with security
solutions that incorporate cloud based [back
end] security infrastructure for key and
certificate management.

The 5G technology plan is three-pronged, and
covers both mobile and fixed applications:
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-  The speed at which data can be accessed will
increase tremendously under 5G, making
it a game changer for smart cities. Ultrareliable low latency communications will be
used for mission critical applications where
guaranteed latency of 1 ms is essential.
5G will also support the rapid expansion
of intelligent devices for lower cost and
emerging applications in cities, also enabled
by new access capabilities for consumers and
businesses.
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Sustainability benefits:
-  The community will leverage 5G to implement
intelligent and real-time management of city
facilities and services, to enable automated
services for transport and public safety and
to facilitate the integration of diverse city
services supporting more holistic approaches
to issues like air quality, health, congestion,
public safety, and environment.
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This Specific Plan provides comprehensive guidance for development of the Specific Plan Area over an approximately 30-year horizon, consistent with
the City’s General Plan. Implementation of this Specific Plan will require a series of coordinated actions by the City, State, regional and local agencies,
and Vertical Developers.
This chapter describes how this Specific Plan will be implemented. It covers the following topics:
»» Roles and responsibilities in Specific Plan implementation.
»» Phases.
»» Development approval process.
»» Development process regulations.
»» Compliance with Specific Plan regulations.
»» Interim and temporary uses.
»» Financing strategy.
The major implementation tools for this Specific Plan will be the City’s Municipal Code development processes specified in the Development Code and
Subdivision Ordinance. Both sets of regulations have been amended to accommodate unique features of this Specific Plan.
Planning for a largely undeveloped site, this Specific Plan includes detailed provisions for extending basic infrastructure across the Specific Plan
Area. Master Tentative Maps will be the primary means of establishing the location and extent of Framework Streets, Framework Parks and Open
Spaces, and Framework Infrastructure. Disposition and Development Agreements (‘DDAs’), Development Agreements (‘DAs’), or similar contractual
arrangements will be the primary means of establishing the location and extent of community facilities, civic uses and buildings, affordable housing,
and other community benefits anticipated by this Specific Plan. The City’s 10-year Capital Improvement Program (‘CIP’) will continue to schedule and
fund infrastructure improvements of citywide benefit.

9.1. RESPONSIBILITIES
City officials and staff will have the primary responsibility for implementing this Specific Plan. These
roles and responsibilities are outlined below:
»» City Council. The City Council is the approval
body for General Plan, Area Plan, Specific Plan,
Subdivision Ordinance and Development Code
adoption and amendments.
»» Planning Commission. The Planning Commission provides recommendations to the City
Council regarding General Plan and Specific
Plan adoption, amendments and other related
issues. The Planning Commission also provides
interpretations referred by the Reuse Director
and hears appeals of actions by the Reuse
Director.
»» Director of Community Reuse Planning (Reuse
Director). The Director of Community Reuse
Planning, referred to as the Reuse Director in
this Specific Plan, is the City of Concord staff
person responsible for overseeing development
in the Specific Plan Area. The Reuse Director
has review authority for Master Tentative Maps,
Tentative and Final Maps, Design and Site Review, and Use Permits in the Specific Plan Area.
Appeals of decisions by the Reuse Director are
heard by the Planning Commission.

»» Reuse Architect. The Reuse Architect is one or
more licensed architects or landscape architects
working under the direction of the Reuse
Director to advise the Reuse Director on design
issues for projects in the Specific Plan Area, so
as to assess their consistency with this Specific
Plan’s standards and guidelines and applicable
requirements of the Development Code. The
Reuse Architect makes recommendations
regarding these issues to the Reuse Director.
»» Community and Economic Development
Department. The Community and Economic
Development Department includes the Planning, Housing, Economic Development, Building, Engineering, and Transportation Divisions.
Except as otherwise provided in this Specific
Plan, administrative approvals of projects will
occur through the processes outlined in the
Municipal Code, as administered by these
divisions.
Other City departments that may be involved in
Specific Plan implementation include the Public
Works Department, Parks and Recreation Department, and the Police Department, among others.
The City will consult with the County and other
public agencies where implementation programs
or processes affect their respective areas of
jurisdiction.

9.2. SPECIFIC PLAN
ADOPTION AND
CONCURRENT
APPROVALS
The City Council adopted this Specific Plan through
a series of related actions and approvals on
______, 2020. The City Council also approved two
agreements related to developing Phase 1 of the
Specific Plan Area.
EIR Certification. Resolution No. ______ certified
the Specific Plan EIR and adopted a related Mitigation Monitoring and Reporting Program.
General Plan / Area Plan Amendments. Resolution
No. _____amended the General Plan and Concord
Reuse Project (‘CRP’) Area Plan to ensure consistency between the General Plan and Specific Plan.
Specific Plan Adoption. This Specific Plan includes
both policy and regulatory elements. Resolution
No. _____ approved the Specific Plan policy document. Ordinance No. _____ approved the amendments to the Development Code and Subdivision
Ordinance associated with this Specific Plan.
Disposition and Development Agreement (‘DDA’).
Resolution No. ______approved a Disposition and
Development Agreement providing for the transfer
and subsequent development of approximately 500
acres comprising Phase 1 of the Specific Plan Area.
Development Agreement (‘DA’). Ordinance No.
______approved a Development Agreement for
Phase 1 of the Specific Plan Area.
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TABLE 9.1: PHASE DEVELOPMENT POTENTIAL

9.3. PUBLIC PROJECTS AND
PROGRAMS
This Specific Plan includes projects and programs
that will primarily be implemented by the City,
such as development of the Tournament Sports
Complex and Citywide Park. The City will follow its
usual procedures for proposing, implementing and
funding these projects and programs, including the
10-year Capital Improvement Program (‘CIP’).

9.4. RELATIONSHIP TO
THE SUBDIVISION
ORDINANCE
The Subdivision Ordinance (Title 17 of the
Municipal Code), including its provisions relating
to design and improvement, applies generally
to all subdivisions in the City, including those in
the Specific Plan Area (Subdivision Ordinance
§ 17.05.030). The Subdivision Ordinance also
expressly provides that design of subdivisions and
related improvements shall be consistent with this
Specific Plan (Subdivision Ordinance § 17.05.030).
Where this Specific Plan establishes a standard that
differs from the Subdivision Ordinance, this Specific
Plan controls and shall supersede the Subdivision
Ordinance. Where this Specific Plan is silent on
a subject for which the Subdivision Ordinance
has established a standard and application of the
Subdivision Ordinance standard would not impede
development consistent with this Specific Plan, the
Subdivision Ordinance standard shall apply.
CHAPTER 9: IMPLEMENTATION

PHASES / PROJECT AREAS / TIMING
TIMING

AREA (AC.)

TIMING ASSUMPTION

Phase 1

502.0

2020 ‐ 2029

Phase 2

1,016.4

2028 ‐ 2038

Phase 3

529.5

2037 ‐ 2047

BART Phase

20.0

Phase 1 Timeframe

USCG Phase

58.9

Phase 1 Timeframe

Mt. Diablo Creek Corridor, East Parcels
TOTAL AREA

200.0
2,326.7

9.5. PHASING
The Specific Plan Area is anticipated to develop in
five Phases as shown in Figure 9.1.
The sequence of the Phases, and the pace and
sequence of development within each Phase,
will be responsive to Navy Property conveyance
timelines, market demands, and the orderly
extension of streets, infrastructure and utilities,
public services, parks and open spaces, schools,
and other amenities.
Development of Phase 1, Phase 2, and Phase 3 is
expected to occur sequentially, though overlap
between these Phases could occur. Development
of the BART Phase and Coast Guard Phase may
occur at any time relative to one another and at
any time relative to the other Phases but is most
likely to occur concurrently with Phase 1.

* Acreage and timing
assumptions shown here are
estimates. Refinements to
the area of any Phase and/or
timing assumptions may occur
in DDAs or DAs and shall not
require amendments to this
Specific Plan.

Mass grading operations will likely span Phases in
order to achieve balancing of earthwork materials.
With the objective of maintaining efficient mass
grading operations, mass grading operations in one
Phase may affect subsequent Phases, particularly
by adding or removing material to or from the area
to be developed in a future Phase.
Framework Streets, Framework Parks and Open
Space, and Framework Infrastructure shall be
constructed concurrently with each Phase. Within
a given Phase, the City shall ensure that phasing
of individual components will result in adequate
levels of service for residents and employees
as they move into the area. Chapter 6 contains
specific guidance regarding phasing of Framework
Infrastructure.
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FIGURE 9.1: DEVELOPMENT PHASE AREAS AND TIMING
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9.6. DEVELOPMENT
APPROVAL PROCESS
This Specific Plan will be implemented primarily
through City approval of private development
projects, consisting of Framework Approvals and
Supporting Approvals, as illustrated in Figure 9.2
and described in detail in Sections 9.6.1 and 9.6.2
below. Framework Approvals for each Phase will
be sought and obtained by the Master Developer
selected for each Phase. Supporting Approvals will
be sought and obtained by Vertical Developers who
contract with Master Developers for the acquisition and development of discrete neighborhoods
or projects within a Phase. In some cases, a Master
Developer may elect to be the Vertical Developer
of neighborhoods or projects within a Phase.

9.6.1. Framework Approvals
One set of Framework Approvals will occur at the
outset of each Phase. Initial Approvals will result in
large development sites anticipated to be conveyed
to Vertical Developers, further subdivided, and
subject to Supporting Approvals.

DISPOSITION AND DEVELOPMENT
AGREEMENTS (DDA)

Each Phase of the project (except the BART
Phase) will be subject to a DDA or similar legal
agreement transferring ownership of the property
from the City to a Master Developer. The DDA will
identify development potential for the property,
commitments by the Master Developer to physical
improvements such as parks and infrastructure,
and financial and procedural commitments.
DEVELOPMENT AGREEMENTS (DA)

Framework Approvals may, in the Master Developer’s discretion, include a DA under the City’s
Development Code to vest development rights and
further refine responsibilities for future development of all or a portion of a Phase.
MASTER TENTATIVE / FINAL MAPS

Master Tentative and Final Maps will establish
parcels suitable for sale to Vertical Developers and
will define the location and extent of associated
horizontal Framework Infrastructure. Parcels
depicted on Master Tentative and Final Maps are
to be further subdivided by Vertical Developers
through the conventional Tentative and Final Map
process. Master Developers may elect to assume
the role of Vertical Developer for some or all of a
Phase. One or more conventional Tentative Maps
may be processed concurrently with a Master
Tentative Map covering the same area.
Under normal circumstances, parcels depicted
on Master Tentative Maps will be defined by
Framework Streets. Where an area bounded by
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Framework Streets has multiple Regulating Zones
and/or is anticipated to be developed by more
than one Vertical Developer, a Master Tentative
Map may include multiple parcels within that
area. Framework Streets, Framework Open Space,
and Framework Infrastructure necessary to serve
the parcels within a Master Tentative Map shall
customarily be shown. Master Tentative Maps shall
substantially conform, as determined by the Reuse
Director, to applicable provisions of the Framework
Plans established in this Specific Plan.
Master Tentative Maps shall include Framework
Infrastructure required for the Phase in question,
and parcels for Framework Parks and Open Space
for the Phase. Master Tentative Maps shall also
include Framework Infrastructure required for the
Phase by applicable adopted mitigation measures
or by the DDA or DA for the applicable Phase.
The required contents for a Master Tentative
Map application shall be limited to those items
required to establish substantial conformance with
Framework Plans established in this Specific Plan.
Section __________ of the Subdivision Ordinance
includes the checklist of submission requirements
for Master Tentative Map applications. Design and
improvement of subdivisions on developable lots
(established through subsequent conventional
Tentative and Final Maps pursuant to Section
__________ of the Subdivision Ordinance),
including any information regarding Supporting
Streets, Supporting Parks and Open Space, and
Supporting Infrastructure will not be shown on
Master Tentative Maps.

337

FIGURE 9.2: DEVELOPMENT APPROVAL PROCESS FLOWCHART

PLANNING DOCUMENT

F R A M EWO R K

Specific Plan
Disposition and Development
Agreement
Development Agreement

Master Tentative Map
Framework Infrastructure
Permitting
(Phased) Master Final Map(s)

Tentative Map
Design/Site Review

S UPP O RTI N G

(Approving design of blocks and buildings)

Use Permit
(if required)
Supporting Infrastructure
Permitting
(Phased) Final Map(s)

Building Permit
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Area Covered

Review Authority

Governing Documents

EDC Property
BART Station
Coast Guard Property

Planning Commission
City Council

General Plan, Area Plan

Development Phase

City Council

General Plan, Area Plan,
Specific Plan, Development Code

Development Phase

City Council

General Plan, Area Plan, Specific
Plan, Development Code

Development Phase
or portion thereof

Reuse Director

General Plan, Area Plan, Specific
Plan, Development Code,
Subdivision Ordinance

(Phased) Master Final Map Area

City Engineer

Specific Plan
Subdivision Ordinance

All or a portion of
Master Tentative Map Area

City Council

Approved Master Tentative Map

Portion of Development Phase

General Plan, Area Plan, Specific
Plan, Development Code,
Subdivision Ordinance

Individual Project or Building

Reuse Director
with input from Reuse
Architect
Reuse Director
with input from Reuse
Architect
Reuse Director. For other clearances

Phased Final Map Area

City Engineer

Specific Plan
Subdvision Ordinance

All or a portion of
Tentative Map Area

City Council

Approved Tentative Map

Lot

Building Division

General Plan, Area Plan, Specific
Plan, Development Code,
Subdivision Ordinance

Tentative Map Area

required under Table 7.3 (Land Use Matrix), see
Chapter 18.400 of the City Development Code

General Plan, Area Plan, Specific
Plan, Development Code
General Plan, Area Plan, Specific
Plan, Development Code

Note Any of these steps may be rolled into the step above it for a portion of the site that is covered by the higher-level step, such that two or more steps may be accomplished for
nested portions of the site simultaneously.
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The application, processing, review, and approval
of Master Tentative and Final Maps shall proceed
in accordance with Chapter 17.10 of the Subdivision Ordinance. Master Tentative Maps shall
be approved by the Reuse Director (following
review for technical accuracy by the City Engineer
and review and recommendations by the Reuse
Architect), subject to appeal to the Planning
Commission and City Council. Master Final Maps,
including any related dedications or reservations,
shall be approved by the City Council following a
recommendation by the Reuse Director and the
City Engineer.

9.6.2. Supporting Approvals
Following one or more conveyances by the City to
Master Developers, approval of a Master Tentative
Map, satisfaction of any applicable conditions
to transfer, and recordation of a Master Final
Map, Vertical Developers may pursue approval
of development projects under this Specific Plan,
the Development Code, and the Subdivision
Ordinance. Required approvals for these individual
projects will include the following:
»» Tentative and Final Maps for Major Subdivisions
(or Tentative Parcel Maps and Parcel Maps for
Minor Subdivisions).

Tentative Maps and Use Permits will also be
subject to Design and Site Review.
Tentative and Final Maps are to depict the proposed design and improvement of subdivisions
that have been designed to a Specific Plan District
level of detail. Tentative and Final Maps will
establish the full range of lots required for development pursuant to this Specific Plan, including lots
approved for condominium units in higher-density
neighborhoods, single-family lots, and commercial
building lots.
Supporting Streets, Supporting Open Spaces, and
Supporting Infrastructure will be shown on Tentative and Final Maps and may be improved, dedicated, and accepted by the City through improvement
plans processed in connection with these maps
pursuant to the Subdivision Ordinance. Tentative
and Final Maps will be evaluated for substantial
conformity with the entire Specific Plan, including
applicable standards and guidelines.
Supporting Approvals for a portion of a Phase may
be processed and approved concurrently with
Framework Approvals for that Phase.

9.7. DEVELOPMENT
PROCESS
REGULATIONS
9.7.1. Specific Plan Districts
Specific Plan Districts define the community design
strategy for this Specific Plan. The Specific Plan
Districts, described in Chapter 3, provide a series of
walkable neighborhoods connected by a network
of streets and open space areas.  

9.7.2. Specific Plan Regulating
Zones
This Specific Plan defines a series of Regulating
Zones that reflect the distribution, extent, location
and intensity of land uses and other public and
private facilities throughout the Specific Plan Area.
The Regulating Zones define allowed uses and
required standards. These Regulating Zones have
been adopted into the City’s Development Code
and are shown on the Regulating Zones Map in
Chapter 7. Development approvals in the Specific
Plan Area shall be consistent with the standards for
their respective Regulating Zones.

»» Use Permits where required under the City’s
Development Code and this Specific Plan’s
Development Controls,
»» Supporting Infrastructure Plans.
»» Building permits.

CHAPTER 9: IMPLEMENTATION
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9.7.3. Fair Share Reimbursement
This Specific Plan’s Framework Streets, Framework
Parks and Open Space and Framework Infrastructure are designed to provide capacity for the
eventual development of the entire Specific Plan
Area. The improvements will be constructed in
multiple Phases and may be oversized to support a
particular Phase as well as future Phases that will
use and depend on the same components. Similarly, some mass grading that will serve one Phase
may be completed in a prior Phase.
Accordingly, costs related to demolition, site preparation, resource agency mitigation, mass grading
and the construction of Framework Streets,
Framework Parks and Open Space, Framework
Infrastructure and other Framework Facilities that
will serve each Phase will be reimbursed by the
Master Developers of those Phases to the earlier
Master Developers.
The City shall administer a reimbursement
program for these costs in accordance with the
reimbursement formulas and procedures in DDAs,
DAs, reimbursement agreements, memoranda of
understanding, or similar agreements with Master
Developers throughout the Specific Plan Area.

9.7.4. Maximum Allowable
Development
The maximum allowable development in the
Specific Plan Area will be 13,000 dwelling units and
8.4 million gross square feet of commercial and
campus uses. This Specific Plan further specifies
the maximum development within each of the five
Phases and twelve Specific Plan Districts. Applications for Framework Approvals and Supporting
Approvals that establish development intensities
shall be consistent with applicable maximum
development standards.

9.7.5. Development Transfers
While this Specific Plan identifies development
caps as noted above, the following transfers may
occur from one Specific Plan District to another, as
long as the maximum allowable development in
the Specific Plan Area will not be exceeded:
»» Up to 10 percent of units and 10 percent of
floor area may be transferred from any Specific
Plan District to any other District.
»» Up to 5,000 square feet of commercial space
may be transferred into each of Specific Plan
Districts D, E, and F. Each of these Specific Plan
Districts will have a base commercial maximum
of 5,000 square feet, so the maximum development potential for commercial space in each of
these Districts will be 10,000 square feet.  
»» Specific Plan District H, which will have no allotted residential units, may receive a maximum of
400 dwelling units from any other Specific Plan
District(s).
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TRANSFER APPLICATION

The proposed transfer may be requested as part
of a Master Tentative Map application or any other
Framework Approval or Supporting Approval.  
Applications may be made only by Master Developers with whom the City has entered into a DDA,
DA, or similar contractual agreement for property
within the Specific Plan Area. The application for
the proposed transfer shall be supported by the
following information.
A. A tabulation of any permitted transfers affecting
the Receiving Specific Plan District or Contributing Specific Plan District that have been
previously implemented, have been approved
but not yet implemented, or have been applied
for, as reflected in the Data Table retained by
the Reuse Director (see ‘Development Tracking’
below).
B. Calculations demonstrating that the proposed
transfer, when combined with those already
implemented, approved, or applied for, will not
exceed the maximum development limits in
Section 3.5.2.
C. For any Contributing Specific Plan District, a
preliminary conceptual land plan (reflecting
generalized densities and intensities) will be
required. The plan shall demonstrate that
the number of residential units and gross
commercial and campus square footage
that will remain available in the Contributing
Specific Plan District following the proposed
transfer will be sufficient to satisfy all minimum
development standards applicable throughout
the Contributing Specific Plan District (for
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example, to achieve minimum dwelling units
per acre (‘du/ac.’), minimum Floor Area Ratios
(‘FARs’), and minimum building heights in all
areas). The preliminary conceptual plan shall
also demonstrate that at least ____ square feet
of commercial capacity will remain available for
future development in any Contributing Specific
Plan District following the transfer.
D. A Contributing Specific Plan District may extend
into a different Phase only in cases where the
applying Master Developer will have site control
of both Phases. In addition, the conceptual
land plan referenced above in paragraph C shall
further show that the reduction in development
intensity in the Contributing Specific Plan
District will not preclude achievement of the
maximum development program allocated to
any other Phase.
TRANSFER APPROVAL AND FINDINGS

The proposed development transfer shall be approved ministerially by the Reuse Director provided
the following findings can be made.
A. The transfer will substantially conform to this
Specific Plan.

D. At least ____ square feet of commercial capacity will remain available for development in any
Contributing Specific Plan District following the
transfer.

9.7.6. Development Tracking
To ensure that this Specific Plan development
caps are not exceeded, the Reuse Director shall
maintain a Data Table that tracks residential units
and commercial and campus gross square footage
for the Specific Plan Area as a whole, and by Phase
and by Specific Plan District. The Data Table shall
disclose all approved residential units and commercial/campus square footage, all approved units and
square footage that have been built, and all units
and commercial/campus square footage for which
development transfers have been approved as
well as those which have been implemented. The
Planning Division, based on consultation with the
Reuse Director, shall report the status of Specific
Plan development to the City Council.
[Note to City: The number of square feet in the
blanks above will be developed as a follow-up
item.]

9.8. COMPLIANCE WITH
THE SPECIFIC PLAN
This section describes how the City will determine
substantial compliance with this Specific Plan and
consider proposals for deviation from this Specific
Plan.
Several factors outside of the control of the City
and Master Developers may impact the timely
implementation of development envisioned by
this Specific Plan, including the timing of and
conditions to Navy transfers of property within
the Specific Plan Area, on-going natural resource
agency permitting, state and federal regulatory
changes, and fluctuating market conditions
over the course of the Specific Plan’s thirty-year
development horizon.  The tools described in this
Section – including Specific Plan interpretations
and determinations of substantial conformance,
deviations, Minor Map Adjustments, variances,
and Specific Plan amendments – shall be used
to address such conditions, minimize delay, and
ensure timely implementation of the Specific Plan’s
intended development program.

B. The amount of the transfer will be authorized
within the Phase and Specific Plan District
pursuant to this section.
C. The amount of development that will remain
available throughout the remainder of the
applicable Specific Plan District and Phase after
development will be sufficient to meet minimum Specific Plan development standards.
CHAPTER 9: IMPLEMENTATION
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9.8.1.Determining Substantial
Conformance
The following principles shall guide any determination of whether any Supporting Approval, including
but not limited to those detailed in Section 9.6.2,
substantially conforms to this Specific Plan:
A. Diagrams in this Specific Plan, including the
Framework Regulating Plan and other Framework Plans, show the general arrangement
and relationships among future land uses,
Specific Plan Districts, and Framework Streets,
Framework Infrastructure, and Framework
Open Space. These diagrams will be subject to
refinement through the more detailed Master
Tentative and Final Maps and subsequent
conventional Tentative and Final Maps. Parcel
configurations and boundaries on Master
Tentative Maps and Tentative Maps may deviate
from the locations of elements shown on the
Framework Regulating Plan and other Framework Plans and shall nonetheless be deemed
to substantially conform with this Specific Plan
provided they do not conflict with this Specific
Plan’s objectives.
B. Substantial conformance with this Specific Plan
shall in all cases be construed liberally in light of
the lengthy build-out timeline for this Specific
Plan and the City’s objectives of promoting
efficient and expeditious development of this
Specific Plan’s transit-oriented program and
broadening the economic base of the City.
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9.8.2. Adjustments and Deviations
Adjustments to, and deviations from, this Specific
Plan’s policies, standards, and guidelines shall be
permitted pursuant to this section and shall not
require Variances or amendments to this Specific
Plan. Where a proposed adjustment or deviation
cannot be determined to substantially conform to
this Specific Plan pursuant to Section 9.7.1 above
and fails to meet one of the criteria listed in this
Section 9.7.2 for a Minor Map Adjustment or a
Deviation, the adjustment or deviation will require
either a Minor Exception pursuant to Chapter
18.425 of the Development Code, a Variance
pursuant to Chapter 18.430 of the Development
Code, or an amendment to this Specific Plan per
Chapter 18.455 of the Development Code.
MINOR MAP ADJUSTMENTS

Where a Framework Approval or Supporting
Approval cannot be determined to substantially
conform to this Specific Plan pursuant to Section
9.8.1 above, an applicant may request the Reuse
Director to approve a Minor Map Adjustment to
any of the maps and figures in this Specific Plan,
such as to a precise alignment of a Framework
Streets or the precise boundaries of Regulating
Zones. All Minor Map Adjustments shall be requested through, and included with, applications
for Master Tentative Maps or Tentative Maps
submitted by an applicant. The Reuse Director may
approve the Minor Map Adjustment upon making
all the following findings:

i. The Minor Map Adjustment will not adversely
impact public health, safety, or welfare.
ii. The Minor Map Adjustment is consistent will
the overall vision of this Specific Plan and would
not conflict with other Specific Plan standards.
iii. The Minor Map Adjustment has been reviewed
and approved by the Transportation Manager,
Planning Manager, and City Engineer.
All approved Minor Map Adjustments shall be on
file with the Planning Division. Minor Map Adjustments are appealable to the Planning Commission.
DEVIATIONS FROM SPECIFIC PLAN
STANDARDS AND GUIDELINES

Deviations from standards included in this Specific
Plan shall be allowed without a Variance or any
amendment to this Specific Plan as follows:
A. Project elements that deviate from quantitative
elements of this Specific Plan by less than
10 percent from the quantified standard are
permitted unless the Reuse Director makes
a finding based on substantial evidence that
such deviation will be injurious to public health
or safety. This paragraph shall not operate to
increase the maximum number of residential
units or maximum gross non-residential square
footage or to increase maximum building
heights established by this Specific Plan.
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B. Project elements that deviate from quantitative
elements of this Specific Plan by more than 10
percent but less than 20 percent (not including
height limits and maximum amounts of permitted development) or deviate from qualitative
elements of Framework Plans or standards may
be permitted where a finding can reasonably
be made on based on substantial evidence
that such deviation is (i) responsive to market
demand, innovation, delays in land delivery, or
other unforeseen circumstances, and (ii) remain
generally consistent with the overarching
planning and economic development objectives
of this Specific Plan or are otherwise in the
public interest.

9.8.3. Specific Plan Interpretation
The Reuse Director has the authority to interpret
provisions of this Specific Plan or their application
to a specific site or circumstance. The Reuse
Director may issue an official interpretation or
refer the matter to the Planning Commission for
its interpretation. The Planning Division shall keep
a record of Specific Plan interpretations, which
shall be available for public review. Interpretations
can be appealed per Section 18.510.040 of the
Development Code, based on submittal of an
application, fee and written statement.

9.8.4. Specific Plan Amendments
Specific Plan amendments may be requested and
shall be considered in accordance with Development Code Chapter 18.455.
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9.9. INTERIM AND
TEMPORARY USES
Specific Plan land uses are reflected in the Specific
Plan Regulating Zones that have been amended
into the City’s Development Code. This Specific
Plan and Zoning Map show expected future
development for the Specific Plan Area; however,
given the 30-year horizon for buildout, uses may be
allowed on a temporary and/or interim basis prior
to buildout as detailed in this section.
Buildings that are proposed in conjunction with
Interim Uses or Temporary Uses shall be subject to
any applicable requirements of Title 15 (Buildings
and Building Regulations).

9.9.1. Interim Uses
Interim Uses are uses during the time prior to or
concurrent with development of the property
pursuant to this Specific Plan. Each of the Interim
Uses listed below shall be permitted throughout
the Specific Plan Area without a Use Permit, provided the applicant for such Interim Use provides
documentation satisfactory to the Reuse Director
that the duration of such Interim Use will not impede the orderly development of the Specific Plan
Area pursuant to any schedule of performance for
the commencement of Framework Development
agreed to by the City and a Master Developer.
An applicant’s offer of a binding agreement to
terminate such Interim Use before an applicable
schedule of performance commencement date
shall be sufficient to establish that such Interim
Use will not impede orderly development for the
purposes of this section.
Permitted Interim Uses are as follows:
»» Rental or sales office incidental to a new
development, which may include food and
alcohol service.
»» Structures and uses incidental to environmental
clean-up and staging.
»» Temporary structures and uses incidental to
the demolition or construction of a structure,
building, infrastructure, group of buildings, or
open space, including construction staging of
materials and equipment.
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»» Stockpiling of dirt, temporary road and creek
crossings, and related site work activities to
accommodate phased development and phased
infrastructure construction.
»» Playing fields.
»» Commercial storage.
»» Parking (either primary or accessory to other
uses).
»» Proving and testing facilities for new technologies, including but not limited to autonomous
vehicles, eco-district technologies, solar energy
facilities, and related infrastructure.
»» Exhibition, temporary performance art, music,
sporting and entertainment spaces, food
stands, celebration, festival, circus or neighborhood carnival, and other public event spaces.
»» Small business incubator industries, academic
and educational institutions, and community
facilities.
»» Agricultural uses, including farming, grazing,
and ranching.
»» Loading accessory to the uses above.

344

Any proposed Interim Use other than those listed
above may be approved by the Reuse Director with
a Minor Use Permit (pursuant to the procedure
included in Chapter 18.435, provided, however,
that review and approval shall be by the Reuse
Director) upon finding that:
i. The interim use does not conflict with this
Specific Plan’s vision and standards.
ii. The interim use will not impede activities
necessary for the buildout or implementation of
the Specific Plan.
iii. The interim use would not be expected to have
a negative impact on surrounding uses or create
a nuisance.
iv. The interim use does not require a level of
financial investment that cannot be reasonably
amortized during the term of the interim use.

9.9.2. Temporary Uses
Temporary Uses are short-term transitory uses that
may be made on a property at any time following
development of such property pursuant to this
Specific Plan. Each of the Temporary Uses listed below shall be permitted throughout the Specific Plan
Area for a period to be determined by the Director
subject to approval of a Minor Use Permit (pursuant to the procedure included in Chapter 18.435,
provided, however, that review and approval shall
be by the Reuse Director), which shall be approved
provided such Temporary Use would not directly
conflict with a requirement of this Specific Plan.

Permitted Temporary Uses are as follows:
»» Exhibition, temporary performance art, music,
sporting and entertainment spaces, food
stands, celebration, festival, circus or neighborhood carnival, and other public event uses.  
»» Open air sales of agriculturally produced
seasonal decorations, including Christmas trees
and Halloween pumpkins.
»» Convention staging.
»» Booths for charitable, patriotic, or welfare
purposes.
»» Farmer’s markets.
»» Parking (either primary or accessory to other
uses).
»» Proving and testing facilities for new technologies, including but not limited to autonomous
vehicles, eco-district technologies, solar energy
facilities, and related infrastructure.
»» Truck parking and loading accessory to the uses
listed above.
Any proposed Temporary Use other than those
listed above may be approved by the Director with
a Use Permit upon a finding by the Reuse Director
that such Temporary Use does not conflict with
the objectives of this Specific Plan, will not impede
timely development of this Specific Plan’s land use
program, and will not be injurious to public health,
safety, or welfare.
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9.10. FINANCING STRATEGY
The construction of Framework Infrastructure
and other public improvements described in this
Specific Plan will be funded by a variety of private
and public financing mechanisms. This section
describes the financing planning process that will
be needed to implement this Specific Plan, as well
as the specific mechanisms that may be used for
financing.
It will be the intent of this Specific Plan that all
improvements made pursuant to this Specific Plan
be financed without negatively affecting the City’s
General Fund. Development should be revenue
neutral and capable of supporting the infrastructure, public improvements, and community
benefits identified in this Specific Plan while also
generating a reasonable internal rate of return on
private investment.

9.10.1. Financing Plan
Each Phase of the project is anticipated to include
its own respective Financing Plan, which will be
prepared in connection with the associated DDA
to identify the costs of all Framework Facilities
improvements needed to serve the Phase and to
identify the specific financing mechanisms that
will be used to construct these improvements
in a timely manner. Each Financing Plan will also
provide the structure within which Master Developers will receive credits and reimbursements for
any advance funding of project costs and oversizing
of Framework Facilities.
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9.10.2. Public Financing Methods

CITY IMPACT FEES

Development in the Specific Plan Area will require
extraordinary investments to cover one-time capital costs. This investment will utilize both private
and public financing mechanisms to complete
land development and construction. Private sector
investment may include developer equity, reinvestment of net project revenues, and developer construction and development financing. Public funds
will be necessary to supplement private sector
financing for the required Framework Infrastructure and to provide other public improvements
and services, as well as to connect the Specific Plan
Area with adjacent Concord neighborhoods and
the City’s infrastructure network, as described in
the Financing Plans to be prepared for each Phase.

The City of Concord collects a series of impact
fees to help pay for infrastructure improvements
required to serve new development. Subject to any
provisions to the contrary in DDAs, DAs, or similar
agreements with Master Developers, these funds
could be collected and applied to development
within the Specific Plan Area. The City, working
with Master Developers and subject to any DDAs,
DAs, or similar agreements, may also study and
amend these impact fees so as to pay for additional infrastructure improvements.

Public financing mechanisms may include one or
more of the sources below. Several additional public financing mechanisms may become available or
feasible at some time point during buildout of this
Specific Plan. The Master Developer may recommend pursuing any current or future financing
source for consideration of approval by the City,
provided the Master Developer demonstrates that
the proposed financing strategy or combination of
strategies would preserve fiscal neutrality to the
City’s General Fund.

SUB-REGIONAL TRANSPORTATION
MITIGATION FEE PROGRAM

The Area Plan Environmental Impact Report (‘EIR’)
mitigation measures require the City to “coordinate
in good faith with affected jurisdictions, including
neighboring cities, Caltrans and Contra Costa
County . . . with the goal of reaching agreement
on the appropriate mitigation measures to address
impacts in the respective agencies’ jurisdictions.
The City will work collaboratively with affected jurisdictions to identify specific performance criteria
to mitigate the impact. Mitigation measures may
include capacity increases, TDM measures, arterial
traffic management tools, and adaptive timing
technology upgrades.”
Based on the outcome of this interagency coordination process, all new development within the
Specific Plan Area will be required to pay a Traffic
Impact Fee in accordance with TRANSPAC Sub-regional Transportation Mitigation Fee Program
requirements as included in the Central County
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Action Plan for Routes of Regional Significance.
All currently existing applicable agreements,
including the Bailey Road Traffic Mitigation
Measure Inter-Agency Funding Agreement and
the East Central Traffic Management Study, may
be reviewed and revised through the coordinated
process foreseen in the Area Plan EIR.
Funds generated by the Sub-Regional Transportation Mitigation Fee Program may be used to make
some of the transportation improvements foreseen
in this Specific Plan.
FINANCING DISTRICTS

»» Mello-Roos Community Facilities Districts.
A Community Facilities District (‘CFD’) represents a special district that is formed over a
geographically defined area/s to finance public
improvements and services. A CFD may borrow
money to finance public improvements by:

• Establishing a maximum Special Tax levy for
each land use type (typically a percentage
of assessed value).
• Collecting an annual Special Tax on all private property within the CFD boundaries.
• Issuing bonds secured by the land and the
Special Tax payments.
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CFD funding may be used to finance the construction of Framework Infrastructure and other public
improvements and facilities in this Specific Plan
Area. These funds are generated by Special Tax
property tax assessments.
»» Infrastructure Financing Districts. Two types of
Infrastructure Financing Districts (‘IFD’) may be
applicable to the Specific Plan Area, Enhanced
Infrastructure Financing Districts (‘EIFD’) and
Infrastructure Revitalization Financing Districts
(‘IRFD’). Both EIFDs and IRFDs are similar
in that they allow specified infrastructure
improvements to be funded by an authorized
percentage of property tax revenues normally
allocated to the City or County that is generated
above a base year tax value.
»» Lighting and Landscape Districts. A 1972 Act
Landscaping and Lighting District (‘LLD’) is a
flexible tool used by local government agencies
to pay for landscaping, lighting, and other
improvements and services in public areas. As a
form of benefit assessment, an LLD is based on
the concept of assessing only those properties
that benefit from financed improvements,
either directly or indirectly, through increased
property values. Because it is considered a
benefit assessment, a 1972 Act assessment is
not subject to Proposition 13 limitations. The
City/County prepares an engineer’s report to
determine the appropriate annual assessment
for each property. A majority vote of all property owners is required.

FEDERAL AND STATE FUNDS

Certain federal and State funds may be available
to assist with certain public infrastructure components of the Specific Plan Area, and the City shall
cooperate with Master Developers to pursue such
Federal and State funding. Eligible federal and
State funds for the Specific Plan Area include but
are not limited to the following:
»» Affordable Housing and Sustainable Communities Program. The Affordable Housing and
Sustainable Communities (‘ASHC’) Program is
administered by the Strategic Growth Council
and implemented by the California Department
of Housing and Community Development
(‘HCD’). The AHSC Program funds land-use,
housing, transportation, and land preservation
projects to support infill and compact development that reduce greenhouse gas emissions.
Funding for the AHSC Program is provided from
the Greenhouse Gas Reduction Fund (‘GGRF’),
an account established to receive Cap-andTrade auction proceeds.
»» Cap and Trade Revenue Funding. Cap-andTrade is a program developed by the California
Air Resources Board to reduce greenhouse gas
emissions, as required by the Global Warming
Solutions Act of 2006 (AB 32). Large companies
that emit a certain amount of greenhouse gas
(‘GHG’) emissions are assigned a ‘cap’ (limit) on
their emissions. Those that exceed their caps
must either ratchet down those emissions over
time (through improvements to their facilities)
or buy “allowances to pollute” through a quarterly state auction. Companies that produce less
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than their allocated GHG emissions can “trade”
(sell) their allowances to other companies.
»» Prop 1C Infill and TOD Funding. The State
Department of Housing and Community
Development (‘HCD’) has a Transit-Oriented
Development (‘TOD’) Housing Program that
funds the development of apartments and
condominiums within one quarter mile of
transit, with the specific goals of increasing
public transit ridership, minimizing automobile
trips, and promoting GHG reductions.
»» SB 2 Funds. Funds generated by Senate Bill 2
(SB 2) of 2017 will become available as a source
to fund housing construction starting in approximately 2020.
»» Tiger Grants. US DOT’s Transportation Investment Generating Economic Recovery (‘TIGER’)
Program has funded eight rounds of transportation-focused, economic stimulation projects
in communities across the country. The highly
competitive TIGER grant program supports
innovative projects, including multi-modal and
multi-jurisdictional projects, which are difficult
to fund through traditional federal programs.
»» TIFIA Loans. The FAST Act continues the Transportation Infrastructure Finance and Innovation
Act (‘TIFIA’) Program, which provides Federal
credit assistance to eligible surface transportation projects, in the form of low interest loans.
Eligible improvements include highway, transit,
intercity passenger rail, some types of freight
rail, intermodal freight transfer facilities, and
some modifications inside a port terminal.
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»» Historic Tax Credits. The Historic Tax Credit
provides a 20 percent income tax credit to
developers who restore historically eligible
buildings into income producing properties,
such as office buildings, retail establishments,
rental apartments, and others.
OTHER PUBLIC FINANCING
MECHANISMS

Other financing mechanisms may also be used,
including other public and private debt financing
sources. Specific financing guidelines, improvement obligations, reimbursements, fees, land and
easement dedications and conveyances, maintenance, and other financing and improvement-related obligations will be included as part of the
development project approval and will be detailed
in each Phase’s Financing Plan.

9.10.4. Financing of On-Going
Service Delivery and
Infrastructure Maintenance
Public facilities maintenance and delivery of public
services can be funded with City property and
sales tax revenues generated from development
within the Specific Plan Area, as well as through
tax increment generated through a CFD or EIFD.
The City and other agencies will deliver the public
services and maintain the public infrastructure
in the Specific Plan Area. Property owners may
also assume responsibility for some services and
maintenance obligations through one or more
homeowners associations.

9.10.3. Private Infrastructure Build/
Own/Operate/Maintain
Model
Private infrastructure may be delivered through
a build-own-operate-maintain (‘BOOM’) model.
Under the BOOM model, a private entity would
pay for the design, and ultimately own certain
infrastructure components. The private entity
would continue to operate and maintain the
infrastructure after completion and would recoup
its costs in addition to a certain rate of return from
ratepayer utility charges.
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R E L AT I O N S H I P T O T H E A R E A P L A N
[Note to City: This appendix is to come at a later time.]
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GLOSSARY
This appendix is comprised of a glossary of abbreviations and commonly used terms used
throughout this Specific Plan.

ABBREVIATIONS
ACOE/USACE
ADA

Americans with Disabilities Act

AMI

Area Median Income

Area Plan

2012 Concord Reuse Project Area Plan

AV

Autonomous Vehicles

BART

Bay Area Rapid Transit

BART Property

20-Acre BART Property

BMP
BOOM
BRAC

Best Management Practices
Build-Own-Operate-Maintain
US Department of Defense Base Realignment and Closure Commission

CAC

Community Advisory Committee

CBC

California Building Code

CALRecycle

California Department of Resources Recycling and Recovery

CalGreen

California Building Code, Part 11 of Title 24

CCCFPD

Contra Costa County Fire Protection District

CCWD
CDFG

Contra Costa Water District
California Department of Fish and Game

CCCSD

Central Contra Costa Sanitary District

CEQA

California Environmental Quality Act

CFD
Climate Action Plan
CNWS
Coast Guard Property
MMRP
DA
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US Army Corp of Engineers

Community Facilities District
Area Plan's Climate Action Plan
Concord Naval Weapons Station
59 Acres of US Coast Guard Property
Mitigation Monitoring and Reporting Program
Development Agreement

DDA

Disposition and Development Agreement

DRB

Design Review Board
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ABBREVIATIONS
DU
EBRPD

East Bay Regional Park District

EDC

Economic Development Conveyance Agreement

EFT

Full Time Equivalent

EIFD

Enhanced Infrastructure Financing District

EIR

Environmental Impact Report

EV

Electric Vehicle

FAR

Floor Area Ratio

GHG

Greenhouse Gas

HCD

California Department of Housing and Community Development

IFD
IRFD
kV
Lead Agency
LEED

Infrastructure Financing District
Infrastructure Revitalization Financing District
Kilovolt
City of Concord
Leadership in Energy and Environmental Design

LID

Low-Impact Development

LLD

Landscaping and Lighting District

LRA

Local Reuse Authority

MDUSD
MF
MGD
MT CO2e
MVA
MWELO
NOP
NPDES
OS

APPENDIX B

Dwelling Unit

Mount Diablo Unified School District
Multi-Family Dwelling Unit
Million Gallons Per Day
Metric Tonnes Of CO2-Equivalent
Mega-Volt Amperes
California Model Water Efficient Landscaping Ordinance
Notice of Preparation
National Pollution Discharge Elimination System
Open Space
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ABBREVIATIONS
PDA
PG&E
Phase 1 DA
Phase 1 DDA
R&D
Reuse Plan
ROW
RWQCB
SF
SOV
Specific Plan
Specific Plan Area

Pacific Gas & Electric Company
Development Agreement providing for the Development of Phase 1 of the Specific Plan Area consistent with the Specific Plan
Disposition and Development Agreement providing for the transfer and subsequent development of the approximately 500 Acres comprising
Phase 1 of the Specific Plan Area
Research and Development
Concord Community Reuse Project Reuse Plan
Right-Of-Way
Regional Water Quality Control Board
Square Feet
Single Occupant Automobile
Concord Base Specific Plan
Collectively the Concord Naval Weapons Station, BART Property, and Coast Guard Property

SWPPP

Stormwater Pollution Prevention Plan

SWQCB

State Water Quality Control Board

TAG

Technical Advisory Group

TDM

Transportation Demand Management

TIFIA

Transportation Infrastructure Finance and Innovation Act

TIGER

Transportation Investment Generating Economic Recovery

TMA

Transportation Management Association

TNC

Transportation Network Company

TOD

Transit-Oriented Development

VMT

Vehicle Miles Traveled

ZNe
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Priority Development Areas

Zero-Net Electricity
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DEFINITIONS
AB 1600 (Nexus) Study

The process required by California State Government Code Section 66001(a) of the Mitigation Fee (Act) (Section 66000-66025) that establishes the legal requirements for
imposing development impact fees. It requires any local agency that imposes such a fee to demonstrate (through a study) the nexus—or connection—between the fee, the
improvements being funded, and the projects on which the fees are imposed.

Accessory Building or Structure

A building or structure that is not part of the principal dwelling on the lot, the use of which is incidental and subordinate to the use of the principal dwelling. Examples
of accessory buildings and structures include, but are not limited to: a garage, tool shed, storage shed, carport, greenhouse, pool cabana, gazebo, patio cover, and other
outbuildings or structures. An accessory dwelling unit, as described in CDC 18.200.180, shall not be considered an accessory building or structure for the purposes of this
section. (Concord Municipal Code 18.20)

Activation Area*

Established areas that provide Ground Floor Activation as part of the ground floor area of a specific building frontage as a key mechanism for promoting walkability and
sociability within specific Regulating Zones, by creating an interesting and inviting pedestrian environment, and enhancing neighborhood safety and security by encouraging
‘eyes on the street’. The Specific Plan provides two categories of Ground Level Activation: Primary Activation and Secondary Activation, which are defined in the plan itself.

Active Ground Floor Use*

A set of activities in a building that generate pedestrian traffic, such as retail stores, restaurants, and personal services.

Active Open Space*

Citywide Park, Greenway, Neighborhood Park, or any Pocket Park with a sport court for active recreation.

Active Programming

See “Active Recreation”.

Active Recreation

Activity that requires the use of dedicated facilities such as ball ﬁelds or play equipment, and that may or may not be designed for higher physical exertion on behalf of the
participant.

Additional Appropriate Use*

A land use or activity that, while not mandatory, would implement key components of the vision of the Area Plan.

Adult Day Care Center

A state-licensed facility that provides nonmedical care and supervision for dependent adult clients for periods of less than 24 hours for any client.
An establishment that (A) operates as an adult arcade, adult bookstore, adult novelty store, adult video store, adult cabaret, adult motel, adult motion picture theater, adult
theater, escort agency, adult modeling studio; (B) sells or distributes or offers for sale or distribution sexually oriented merchandise or sexually oriented materials; or (C) any
other establishment which offers products, merchandise, services, or entertainment characterized by an emphasis on matters depicting, describing, or relating to specified
sexual activities or specified anatomical areas.

Adult-Oriented Business

This classification does not include uses or activities whose regulation is preempted by state law. This classification applies to all establishments that provide materials,
products, merchandise, services, entertainment, or performances characterized by an emphasis on matters depicting, describing, or relating to specified sexual activities or
specified anatomical areas when one or more of the following conditions exist:
The area devoted to adult merchandise and/or sexually oriented material exceeds more than 20 percent of the total display or floor space area open to the public.
The establishment presents any type of live entertainment characterized by an emphasis on specified sexual activity or specified anatomical areas.
The business consists of or involves the sale, trade, display, or presentation of services, products, or entertainment characterized by an emphasis on matter depicting,
describing, or relating to specified sexual activities or specified anatomical areas.

Agrarian Parks*

Land between two and four acres in size provided within a neighborhood to serve the immediate community by providing social space, food production, and a learning
space for residents to foster agricultural and gardening skills.

Ambulance Service

A base facility where emergency vehicles are stored until dispatched, and/or a facility, other than a hospital or fire department, where ambulance vehicles and crews stand
by for emergency calls. This classification may include residential accommodations for emergency personnel.

Animal Services (Boarding,
Kennel)

A commercial establishment that provides overnight boarding for household pets as a paid service and/or breeding services. This classification does not include animal
hospitals that provide 24-hour accommodations for animals receiving medical services. (See also “Hospital, veterinary clinic” under “Animal Services.”)

Animal Services (Grooming)

A commercial establishment that provides household pet grooming services with no boarding services.

Animal Services (Hospital,
Veterinary Clinic)

Office and indoor medical treatment facilities used by veterinarians, including large and small animal veterinary clinics, and animal hospitals. (See also “Boarding, kennel”
under “Animal Services.”)

Antique, Collectible Store

A retail establishment that sells antiques, curios, gifts and souvenirs, and collectible items including sports cards and comic books. This classification does not include stores
selling other types of secondhand items, including clothing, household items, or furniture, including consignment stores or pawn shops. (See “Restricted” under “Retail
Sales.”)
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DEFINITIONS
Arcade

A pedestrian walkway beneath habitable space supported by columns or piers set back a minimal distance from a curb.

Arterial Street

Streets that provide first-and last-mile connections between residential neighborhoods and the regional BART transit system, as well as easy, frequent and reliable transit
connections between neighborhoods and other on-site and Downtown destinations (jobs, shopping, entertainment, etc.), decreasing dependency on personal vehicles for
such trips.

Articulation (Architectural)

Architectural building design elements, both horizontal and vertical, that help create visual interest, deﬁne the character of a district, and create lively streetscapes.

Attached

A dwelling having its own entrance and sharing one or more walls with another dwelling.

Auto Wrecking, Dismantling Yard

An establishment primarily engaged in assembling, breaking up, sorting, and the temporary storage and distribution of recyclable or reusable scrap and waste materials,
including auto wreckers engaged in dismantling automobiles for scrap, or the storage of, sale or dumping of, dismantled, partly dismantled, obsolete or wrecked vehicles
or their parts and the incidental wholesale or retail sales of parts from those vehicles. This classification does not include recycling processing facilities. (See “Processing
facility” under “Recycling Facilities.”)

Automobile (Auction)

Automobile (Brokers, Office Only)

A facility that sells new or used automobiles and other vehicles through a bidding process.
An establishment engaged in arranging, negotiating, and assisting in the sale of new or used vehicles (not owned by the broker) by acting as an agent of the buyer, seller, or
both.
“Office only” means automobile brokers operating within an enclosed office building with no vehicle display area.

Automobile (Brokers, Office with
Vehicle Display)
Automobile (Dealership,
Motorcycles)

An establishment engaged in arranging, negotiating, and assisting in the sale of new or used vehicles (not owned by the broker) by acting as an agent of the buyer, seller, or
both.
“Office with vehicle display” means automobile brokers operating within an enclosed office building with an indoor or outdoor vehicle display area.
An establishment that sells or leases automobiles, motorcycles, trucks for personal use, and vans.
“Motorcycles” means sales of new or previously owned motorcycles or similar vehicles such as motor scooters, mini-bikes, and all-terrain vehicles including repair and sales
of parts and accessories as an incidental use.
An establishment that sells or leases automobiles, motorcycles, trucks for personal use, and vans.

Automobile (Dealership, New)

Automobile (Dealership, Used)

“New” means sales or leasing of new automobiles and trucks by new car dealers, including previously owned automobiles, and sales of parts and accessories, storage, and
incidental maintenance and repair.
An establishment that sells or leases automobiles, motorcycles, trucks for personal use, and vans.
“Used” means sales or leasing of previously owned automobiles and trucks by car dealers not affiliated with new car manufacturers.

Automobile (Rental)

A facility that rents automobiles, trucks and other passenger vehicles used primarily for personal or business travel. U-Haul rentals, large commercial trucks and related
vehicles are listed elsewhere under the classification “vehicle and equipment facilities.”

Automobile Services (Car Wash,
Attended)

A commercial facility for washing cars where a service attendant washes the vehicle using on-site equipment or the car operator drives through an automated car washing
and drying facility. An owner or his representative is on location to participate in the operation of the facility.

Automobile Services (Car Wash,
Unattended)

A commercial facility where the car operator uses water hoses, soap dispensers, drying and other on-site equipment to wash the vehicle with no facility owner or representative present during the washing. For example, the customer feeds coins into a machine in order to operate the hoses and drying vacuums for a set period of time.

Automobile Services (Gas
Station)

A commercial facility that sells gasoline and/or diesel fuel for the on-site fueling of individual vehicles and may include a small mini-mart, minor maintenance/repair
facilities and services, and unattended car wash as incidental uses. This classification does not include vehicle or truck rentals such as U-Haul rentals or fleet services. (See
“Vehicle and Equipment Facilities.”)

Automobile Services
(Maintenance Services)

An establishment that provides maintenance services as opposed to repair while customers wait, such as oil changes, tune-ups, smog checks, tire sales and installation, auto
radio/electronics installation, auto air conditioning/heater service, and the sale of related parts and accessories. There is no overnight storage and most work is performed
within a building or under covered bays.
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DEFINITIONS
Automobile Services (Major
Repair/Body Work)

Automobile Services (Minor
Repair)

An establishment that provides major repair that may require vehicles to be stored on an overnight basis such as body and fender work, vehicle painting, transmission
shops, exhaust and suspension systems, engine overhauls involving the removal of engine blocks, painting and undercoating, glass replacement, upholstery and convertible
top service, radiator, transmission, and wheel and axle repair. This classification does not include vehicle dismantling or salvaging and tire retreading or recapping.
An establishment that provides repair, service, alteration, restoration, painting, cleaning, or maintenance of automobiles, light-duty trucks, motorcycles, including the sale,
installation, and servicing of parts, where repairs are made or service provided in enclosed bays. Activities could include auto detail or brake and muffler work.
This classification does not include automobile repair when incidental to a new car dealership (see “Dealership” under “Automobile Sales and Rental/Leasing”), and
dismantling and salvage yards (see “Automobile wrecking, dismantling yard”), or repair of heavy trucks, construction vehicles, motor homes, and recreational vehicles (see
“Heavy vehicle and large equipment, sales/rental, service, and repair” under “Vehicle and Equipment Facilities”).

Awning

A shelter projecting from and supported by the exterior wall of a building and constructed of a rigid frame covered by a flexible skin, e.g., fabric, synthetic material, or thin
sheet metal. (Concord Municipal Code 18.20)

Balconies and Upper Porches

A platform that projects from and is supported by the wall of a building rather than columns or other supports below the platform, and is enclosed by a parapet or railing.
(Concord Municipal Code 18.20)

Bay Area

The area within San Francisco, Marin, Napa, Sonoma, Solano, Contra Costa, Alameda, Santa Clara and San Mateo Counties.

Bay Window

A window or set of windows jutting out from the wall of a building.

Berm

A mound of soil which can be used to direct water ﬂow, absorb noise, and/or limit visibility.

Bike Network*

A series of interconnected paths, lanes, trails, and street corssings both on and off the street that run throughout the Specific Plan Area to connect to the North Concord/
Martinez BART Station, regional trails,a djacent Concord neighborhoods, and on-site destinations.

Bike-Share Program

A system where a ﬂeet of bicycles is available for short-term use through a program of joint ownership or membership. Also termed a "Shared Mobility Hub".

Bingo Hall

An establishment where the game of bingo is played. Prizes are awarded based on numbers or symbols drawn at random by manual or nonmanual methods in accordance
with Chapter 5.20 CMC, Bingo Games. This classification does not include other electronic games.

Block Length

The distance as measured along a frontage between two intersecting streets or other public ROW. See Figure B-2

Block Perimeter

The distance as measured along all sides of a block (e.g. the sum of all block lengths). See Figure B-1

Breezeways

A roofed often open passage connecting two buildings or halves of a building.
The vertical distance from the highest point of any structure to the ground level directly below. See also CDC 18.150.070 (Height limits and exceptions). (Concord Municipal
Code 18.20)

Building Height

The maximum and minimum building height shall be measured as the vertical distance from finished grade at the base of the structure to an imaginary plane located at the
allowed number of feet above and parallel to the finished grade at any point. Exceptions to maximum and minimum building height limits are addressed in the standards
below. Finished grade shall be established in a manner consistent with other parcels in the vicinity and shall not be artificially raised to gain additional building height.

Building Materials Sales and
Services (No Outdoor Storage or
With Outdoor Storage)

An indoor or outdoor establishment selling building and landscaping materials such as cabinetry, fixtures, flooring, glass, lumber, paint, wallpaper, electrical and HVAC
equipment, plants and landscaping materials including rock, stone, and masonry products to the general public. Establishments may include stores with indoor service
areas and showrooms. Does not include large format retail home stores in buildings over 80,000 square feet (see “Big box” under “Retail Sales”), nor show room stores with
contractor sales and assembly, which are classified as “Warehouse show room with assembly and sales” under “Manufacturing, processing.”

Building Orientation

The spatial relationship of a building (particularly its largest side) to the path of the sun, prevailing wind patterns, adjacent developments, roadway network, or other
external factors. Building orientation can be changed to reduce energy demand by optimizing solar and wind exposure for daylighting, passive heating and cooling, and
natural ventilation.

Bungalow Court

A series of small, attached or detached buildings that are arranged around a shared court or open space that is typically perpendicular to the street. These units front onto
the court that becomes a small-scale, intimate space and may be designed and scaled to fit a range of neighborhoods and densities - with attached units in dense areas or
with detached bungalows in lower intensity locations.

Bus —
 Platooning

Technology that allows buses to communicate automatically among each other, via sensors, cameras, and/or radar to artificially connect multiple buses together, allowing
transit to operate more efficiently through synchronized movements and changes.
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DEFINITIONS
Business Support Services

An establishment that provides goods and services primarily to other businesses. Examples include: Graphics, and advertising services; bookkeeping; computer-related
services; copying and blueprint services; office equipment rental and leasing; publishing services; secretarial, word processing and temporary clerical services.
This classification does not include professional, executive, or management services. (See “Professional” under “Offices.”)

Campus Building

A medium- to large-sized building intended to accommodate academic, academic support, recreation, or housing uses related to an academic, medical or cultural facility
campus.

Canal

An artificial waterway constructed to convey water for irrigation, industrial, and municipal water purposes.

Cantilevered Porch

A platform that projects from and is supported by the wall of a building rather than columns or other supports below the platform and is enclosed by a parapet or railing.

Car Ports

An accessory structure that is roofed but permanently open on at least two sides and maintained for the storage of motor vehicles. (Concord Municipal Code 18.20)

Car-Sharing

A system where a ﬂeet of cars is available for short-term use through a pro- gram of joint ownership or membership.

Cemetery, Columbarium,
Mausoleum

An establishment that provides land or structures for the burial of the deceased and/or their cremated remains. This classification excludes crematoriums and mortuaries.
(See “Funeral parlor, mortuary.”)

Chimney

A hollow structure that allows for smoke from a fire inside a building to escape to the air outside.

Class I Bikeway

Paths and trails separated from vehicle traffic that provide a direct connection to the North Concord / Martinez BART Station through the site, interrupted only by
infrequent street crossings, and consistent with Caltrans Class I bikeways (bike paths) standards**.

Class II Bikeway

Dedicated on-street bicycle lanes that link the Class I network to neighbor- hood centers and other core areas, consistent with Caltrans Class II bikeways (bike lanes)
standards**.

Class III Bikeway

Local Streets designed for safe and comfortable shared- space use, and to be consistent with Caltrans Class III bike routes**.

Class IV Bikeway

A bikeway for the exclusive use of bicycles and includes a separation required between the separated bikeway and the through vehicular traffic. The separation may include
but is not limited to, grade separation, flexible posts, inflexible physical barriers, a planted curbed strip, or on-street parking.

Collector Streets*

Low- to moderate-speed streets linking internal areas of Development Districts to the through streets.

College, University

Public or private institutions of higher education providing curricula of a general, religious, or professional nature, typically granting recognized degrees or certificates,
with associated facilities including conference centers and academic retreats associated with such institutions. This classification does not include business and computer
schools, management training, technical and trade schools, and personal instructional services (See “Improvement or instructional” under “Personal Services” and “Trade
school, vocational training” under “Schools.”)

Comfortable Walking Distance*

A distance up to 1/4 or 1/2 mile depending on conditions and physical ability.

Commercial Recreation, Indoor

A facility that provides indoor amusement and entertainment services for a fee or admission charge. Examples include: Bowling alleys; amusement and electronic game
arcades; dance halls and ballrooms; ice skaing and roller skating; indoor play fields; parties/play centers for children; pool and billiard rooms as primary uses; indoor archery
and shooting ranges.
This classification does not include "Adult-oriented bsuiness"; "bar, nigh club, loounge' under "Eating and Drinking Establishments'; or "Fitness facility, health club."

Common Yard

A shared landscape area created between the public right of way and a set back facade of a building.

Community Facility*

A facility in which public services are provided, including recreational and cultural activities, and services for youth and seniors. Places of worship may be treated as
community facilities when they provide some activities that have non-religious purposes such as child care or adult day care. Community facilities may be operated by
public, non-proﬁt, or private organizations.

Community Garden*

A garden less than two acres in size that fits within linear open spaces and provides opportunities for residents to cultivate crops for personal consumption or enjoyment.

Complete Streets

Public rights-of-way that are safe and comfortable for all users — pedestrians, bicyclists, transit riders, and drivers of motor vehicles — and people of all ages and abilities,
including children, older adults, and people with disabilities. Usually includes travelways, parking, pedestrian and bike accommodations, street trees and planted areas,
integrated stormwater control, and traffic control devices.
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Conference, Convention Facility

A facility with one or more structures accommodating multiple assembly, meeting, and/or exhibit rooms, and related support facilities (e.g., kitchens, offices, etc.).

Contractors, Special Trade
(Cabinet Shop)

A facility that provides indoor and outdoor carpentry workspace, as well as areas where finished products are sold.

Contractors, Special Trade
(Contractor Office, No Outdoor
Storage)

A facility with offices operated by, and/or on behalf of, a licensed construction or landscape contractor. It may include indoor working or storage space for the storage of
materials, equipment, vehicles, and other materials commonly used in the individual contractor’s type of business including repair and maintenance of the equipment and
vehicles, and related buildings or structures for such use. The facility does not include outdoor working or storage space.

Contractors, Special Trade
(Contractor Yard, With Outdoor
Storage)

A facility that provides outdoor storage facilities operated by, and/or on behalf of, a licensed construction or landscape contractor for the storage of materials, equipment,
vehicles, and other materials commonly used in the individual contractor’s type of business including repair and maintenance of the equipment and vehicles, and related
buildings or structures for such use. The facility may include an office and other indoor working or storage space.

Convenience Standard*

The maximum walking distance, on public sidewalks or paths, between residences, workplaces and daily necessities.

Convenience Store, No Alcohol
Sales

A neighborhood serving establishment that sells a range of food and merchandise oriented to daily convenience shopping needs such as limited groceries, prepackaged
food, tobacco products, beverages, and other household goods for off-site consumption. A convenience store may be part of a service station or an independent land use
and may typically have late hours or 24-hour operation.

Convenience Store, With Alcohol
Sales

With Alcoholic Beverage Sales.

Cornice

The decorated projection at the top of a wall provided to protect the wall face or to ornament and finish the eaves.

Crop Production, Orchard,
Vineyard

An agricultural facility for production including preparation, production, and harvesting activities. Examples include field crops, flowers and seeds, fruits and vegetables,
grapes, ornamental crops, and vineyards. This classification also includes associated crop preparation services and harvesting activities such as mechanical soil preparation,
irrigation system construction, spraying, crop processing and retail sales in the field, not including produce stands. This classification does not include wholesale or retail
nurseries. (See “Nursery, garden center” under “Retail Sales.”)

Cultural Institution

A public or quasi-public facility that provides displays, entertainment, display of art or science objects, including performing arts centers for theater, dance, and events,
museums, historical sites and exhibits, art galleries, and botanical gardens and may include retail uses such as a gift shop, bookshop, or restaurant.

Daylighting (Architectural)

Using natural light to illuminate building spaces. 2. (Ecological) Redirecting a buried or piped stream to be above ground. Stream daylighting is often performed to provide
community amenities or ecological beneﬁts.

Desired*

Policy implementation, while not mandatory, would promote the aims of the Area Plan.

Detached

A dwelling with no shared walls or entrances except when joined to a second unit as deﬁned by Concord General Plan Housing Element Policy 1.3 Duplexes and Second
Unit.

Development Controls

Rules that oversee private, non-Framework development. They include Standards and Guidelines.

Development Impact Fee

A fee collected by local government (including school districts and other special districts) to recover the cost of providing services to new development.

Development Potential*

The maximum buildout potential permitted for each Regulating Zone. Development potential is measured in dwelling units (DU) for residential zones and gross square feet
in commercial and campus zones.

District Heating and Cooling
Facility

A plant (including geothermal powered) with hot water (or steam) and chilled water distributed from the district plant to individual buildings via a piped distribution
network

Dooryard

A garden or terrace (at-grade or elevated) located in the front yard setback. The dooryard is enclosed by a low garden wall or fence located at or near the property line(s)
with an access door and is intended for the use of ground-floor residences.

Dormer

A window that projects vertically from a sloping roof.
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Dwelling (Accessory Dwelling
Unit)

An attached or detached residential dwelling unit which shall provide complete independent living facilities, including permanent provisions for living, sleeping, eating,
cooking, and sanitation, on the same parcel as the principal dwelling. An accessory dwelling unit also includes an efficiency unit and junior accessory dwelling unit, defined
below.

Dwelling (Duplex)

A single building on a lot that contains two dwelling units, each designed for occupancy by one household.

Dwelling (Efficiency Unit)

A small attached or detached accessory dwelling unit, with a maximum floor area of 150 square feet and which includes an efficiency kitchen and bathroom facilities, as
specified by this title per the California Health and Safety Code Section 17958.1.

Dwelling (Junior Accessory
Dwelling Unit)

A type of accessory dwelling unit which has a maximum floor area of 500 square feet in size and is contained entirely within an existing single-family residence and may
include separate sanitation facilities or share sanitation facilities with the existing residence. Junior accessory dwelling units must be constructed within existing walls of the
principal dwelling and must include an existing bedroom and an efficiency kitchen.

Dwelling (Multifamily)

A dwelling unit that is part of a structure containing more than one dwelling unit sharing common walls or otherwise attached, including triplexes, fourplexes, flats,
townhomes with vertically stacked units, garden apartments, condominiums, cooperatives, and apartments. Units may be entered from the exterior, or from a courtyard or
interior hallway.

Dwelling (Single-Family,
Attached)

A dwelling unit designed or used for the occupancy of one family, located on a single lot, where one wall is attached by a common vertical wall to another single-family
dwelling unit on an abutting lot. Single-family attached units shall not have units located one over another, and each unit shall have its own ground floor entrance from the
exterior. Examples of single-family attached units include townhomes, row homes, and duets.

Dwelling (Single-Family,
Detached – Small Lot Subdivision)

A dwelling unit designed or used for the occupancy of one family, located on a single lot, where one wall is attached by a common vertical wall to another single-family
dwelling unit on an abutting lot. Single-family attached units shall not have units located one over another, and each unit shall have its own ground floor entrance from the
exterior. Examples of single-family attached units include townhomes, row homes, and duets.

Dwelling (Single-Family,
Detached)

An individual, freestanding, unattached building designed for and occupied exclusively by one family and surrounded by front, side, and rear yards. This classification
includes custom or factory-built modular housing units, constructed in compliance with the Uniform Building Code (UBC) and mobile homes/manufactured housing on a
permanent foundation.

Dwelling Units Per Net
Residential Acre

A calculation of residential density based on the developable portion of a site, after streets, easements, and unbuildable areas have been factored out.

Dwelling, Dwelling Unit, Housing
Unit

A room or group of internally connected rooms that have sleeping, cooking, eating, and sanitation facilities but not more than one kitchen, and constitutes an independent
housekeeping unit occupied by or intended for one household on a long-term basis.

Easement

A grant of one or more of the property rights by the property owner to and/or for use by the public, a corporation or another person or entity (Concord Municipal Code
18.20). An easement may be acquired by a government through dedication when the purchase of an entire interest in the property may be too expensive or unnecessary.

Eave

The lower border of a roof that overhangs the wall.

Elementary, Middle, Secondary
School

A public or private academic educational institution offering instruction in courses of study required by the California Education Code and maintained in compliance with
standards set by the State Board of Education, including elementary (kindergarten through sixth grade), middle and junior high schools (seventh and eighth grades),
secondary and high schools (ninth through twelfth grades). Some of these schools also provide room and board.

Emergency, Homeless Shelter

As per Section 50801 of the California State Health and Safety Code.

Entrance Canopy/Marquee.

A rigid multi-sided structure covered with fabric, metal, or other material and supported by columns or posts embedded in the ground, or cantilevered out from the main
structure. (Concord Municipal Code 18.20)

Family Day Care Home, Large
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A home that regularly provides care, protection, and supervision for 14 or fewer children in the provider’s own home, for periods of less than 24 hours per day, while the
parents or guardians are away.
“Large” means a day care facility in a single-family dwelling where an occupant of the residence provides childcare for seven to 12 children under the age of six or up to 14
children when two of the children are at least six years of age, including children under the age of 10 years who reside at the residence.
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Family Day Care Home, Small

A home that regularly provides care, protection, and supervision for 14 or fewer children in the provider’s own home, for periods of less than 24 hours per day, while the
parents or guardians are away
“Small” means a day care facility in a single-family dwelling where an occupant of the residence provides childcare for six or fewer children under the age of six or up to
eight children when two of the children are at least six years of age, including children under the age of 10 years who reside at the residence.

Farmers’ Market

An occasional or periodic market, generally held outdoors, offering fresh agricultural produce, fresh flowers, and other products including bakery goods, dairy, as well as
prepared food and beverages, that are sold from temporary stands. The agricultural produce and other products are sold directly to the consumer, often from the same
individuals who raised or prepared the vegetables, fruit, and other items.

Fenestration

The arrangement and extent of building window openings.

Financing Mechanism

A source of funding for a project or development, and the related actions necessary for its implementation.

First-Mile/ Last-Mile Connection

The concept of where individuals often use multiple types of travel to reach a destination. While transit services might cover the core of these trips, people often need to
complete the first and last portion of their trip by other modes such as walking, biking or driving.

Fitness Facility, Health Club

A large-scale fitness center, health, or athletic club with activities and facilities such as fitness centers, fitness classes, gymnasiums, indoor and outdoor sport courts, spa
facilities, swimming pools, and other member facilities and services. This classification may include limited retail sales and restaurant facilities. This classification does not
include adult entertainment businesses.

Fleet-Based Service

An establishment that provides transportation services, delivery services, medical transport, and similar businesses with fleets of three or more vehicles and may include
dispatch, maintenance and repair services within an enclosed building. Examples include parking, dispatch, and offices for taxicab and limousine operations, equipment
service centers, delivery services, and similar businesses. This classification does not include ambulance services (see “Ambulance service”) or towing operations (see under
“Vehicle and Equipment Facilities”).

Flex Building

A medium to large-sized building typically 1–3 stories, but up to five stories in special situations, on a large lot, often with structured parking. Flex buildings are meant to be
adaptable and may accommodate a mix of uses (including commercial office, light industrial, service, retail or live/work residential) or they may be single use. Uses may be
mixed vertically or horizontally.

Flex Zone*

Space in the street right-of-way that is indented to allow for changing uses over the life of the project and may provide some, if not all, of the following uses: on-street
parking, on-street loading, timed freight loading, passenger loading/unloading, bike parking, parklets, and mobility hubs for scooter and/or bike share.

Floor Area Ratio (FAR)

The ratio of gross floor area to total lot area. FAR is used to limit the maximum floor area allowed on a site (including all structures). The maximum allowable floor area of
all structures (measured from exterior wall surfaces) permitted on a site (excluding single car garages and carports, and below grade parking structures) is determined by
multiplying the FAR established by the general plan designation by the total net area of the site (FAR times net site area equals maximum allowable floor area). (Concord
Municipal Code 18.20)

Footprint

The horizontal area, as seen in plain view, of a building or structure, measured from the outside of exterior walls and supporting columns, and excluding eaves. (Concord
Municipal Code 18.20)

Forecourt

A small courtyard resulting from a building that is primarily at or near the frontage line but has a portion set back from the frontage line.

Framework*

Pertaining to items that are important to the entire Specific Plan Area, contrast with "supporting," which applies to individual tracts, lots, or buildings.

Framework Community
Facilities*

Community facilities critical to a specified Phase of development and serving the entire Specific Plan Area such as schools, community centers, fire stations, and police
substations.

Framework Facilities*

A general term for facilities critical to a specific Phase and serving the entire Specific Plan Area.

Framework Infrastructure*

Infrastructure critical to a specific Phase and serving the entire Specific Plan Area.

Framework Open Space*

Open space critical to a specific Phase and serving the whole Specific Plan Area.

Framework Parks*

Parks critical to a specific Phase and serving the entire Specific Plan Area.

Framework Streets*

The backbone streets that traverse multiple districts, link to off-site roadways, and represent the primary transportation network of the Specific Plan Area.
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Frontage

The linear dimension of a building that is roughly parallel to and facing a public street (excluding an alley) or public/private parking lot, if appropriate. (Concord Municipal
Code 18.20)

Frontage (Rear)

The lot line that is opposite, or generally opposite a lot’s primary frontage (e.g. front lot line)

Frontage (Side)

A lot line that is not a lot’s primary frontage (e.g. front lot line), non-primary frontage or rear frontage (e.g. rear lot line)

Frontage Build-Out

The portion of a lot that must be occupied by building along the Setback.

Frontage Build-Out %

The ratio of the frontage of the building at the front setback to the entire frontage of the building.

Funeral Parlor, Mortuary

An establishment that provides services involving the care, preparation, or disposition of the human dead and conducting memorial services. Examples include a crematory, columbarium, mausoleum, or mortuary. When a cemetery, mausoleum, or columbarium provides mortuary services on the premises, the facility is included in this
classification.

Gallery

An additive pedestrian colonnade with a terrace or shed roof above set back a minimal distance from a curb. The colonnade is often treated as an allowable encroachment
into the public right-of-way, or may located along a private right-of-way. The ground floor use along the colonnade is typically retail. (Concord Reuse Development Controls)

Garages

A completely enclosed covered parking space and shelter for automobiles or other vehicles where the size of the parking space complies with the provisions of Chapter
18.160 CDC (Parking, Loading, and Access). (Concord Reuse Development Controls)

Glazing

Glass used in the exterior of a building.

Golf Course, Country Club

A facility with a golf course and accessory facilities and uses including country clubs, clubhouses with bar and restaurant, exercise and fitness facilities, tennis courts,
swimming pools, locker and shower facilities, driving ranges, “pro shops” with retail sales of golfing equipment, and golf cart storage and sales facilities.

Good Neighbor Fence

A fence that separates two properties and is the responsibility of both property owners.

Green Building

A building or set of building practices designed to minimize negative impacts on the environment.

Green Corridors*

Greenways that run inside of or between residential neighborhoods.

Green Roof

A roof covered with a layer of living plants, which provide beneﬁts that may include retaining storm water, slowing the rate of storm water runoff, natural cooling for
buildings, and water treatment beneﬁts to vegetated landscapes.

Greenhouse Gas (GHG)

Any of several gases that produce a warming effect within the Earth’s lower atmosphere by absorbing and trapping heat from the sun that would otherwise be reﬂected
back into space. The major GHGs are carbon dioxide (CO2), methane (CH4), and nitrous oxide (N2O). Less prevalent—but very powerful—greenhouse gases are hydro- ﬂuorocarbons (HFCs), perﬂuorocarbons (PFCs), and sulphur hexaﬂuoride (SF6).

Greenframe*

The landscaped buffer outside the southwestern edge of the Specific Plan Area, adjacent to the existing Dana Estates and Bishop Estates neighborhoods

Greenway*

The connective tissue between parks and open spaces throughout the Specific Plan Area consisting of a variety of facilities, including the Greenframe, Green Corridors,
creekside areas, canal ROWs, and paseos.

Grocery Store*

A retail establishment where the majority of the floor area open to the public is occupied by food products packaged for preparation and consumption away from the store.
This classification includes retail chains that carry a full range of food and household products and have more than one location. This also includes retail bakeries where any
on-site baking is only for on-site sales. This classification does not include large-scale grocery stores that are combined with a retail store.

Gross Area*

The entire geographic extent of a District or portion thereof, expressed in acres. Gross acreage of development sites shall be calculated to the center- line of bounding
streets or other public rights of way.

Guaranteed Ride Home Program

An emergency service for transit, vanpool, or bike commuters. In the event that the normal commute mode for a participant is not available, the program provides
transportation to home from work — either on-call rides by the sponsoring agency, coupons, or reimbursement for expenses for private ride services (e.g., taxis).

Guidelines

Recommended suggestion that is encouraged. These may not be necessary upon suggestion of an alternative. Guidelines only occur as a subset of Development Controls.

Habitat Value

The capacity of a geographic area to support wildlife, especially species and communities of ecological beneﬁt.
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Headway

The time between arrivals of a transit vehicle at a stop. Shorter headways indicate higher frequency of service.

High-Frequency Transit Service*

Service with headways of not more than 7.5 minutes during peak periods of day.

High-Rise/Single or Mixed-Use
Building

A large building, 8-15 stories tall, that may incorporate structured parking and may include a vertical mix of uses with ground-floor retail, office, other commercial uses, and
upper-floor office or residential uses.

High-Transparency

High visibility through into a building, such as through the use of large amounts of glazing in doors and windows.

Hospital, Medical Center

Hospitals and similar facilities engaged primarily in providing diagnostic services, and extensive medical treatment, including surgical and other hospital services. These
establishments have an organized medical staff, inpatient beds for overnight stays, emergency services, and equipment and facilities to provide complete health care. These
facilities may also include accessory uses such as on-site clinics, laboratories, emergency heliports, nursing facilities, extended care facilities, physical therapy, gift shops,
retail pharmacies, cafeterias or restaurants, and related uses operated primarily for the benefit of patients, staff, and visitors and on-site ambulance dispatch facilities.

Hotel or Motel

A facility that provides guest rooms or suites, with or without kitchen facilities, rented to the public for transient lodging. These facilities typically include a variety of
services in addition to lodging, such as restaurants, meeting facilities, spas or other personal services, and accessory guest facilities including swimming pools, sport courts,
exercise facilities, and accessory retail sales. This classification does not include rooming houses, boardinghouses, or private residential clubs (see “Group housing” under
“Residential Facility,” and “Bed and breakfast inn”).

Impervious Surface

Any material which reduces or prevents absorption of water into land.

Inﬁltration (Hydrological)

The movement of surface water into the ground through permeable materials.

Intent

The principal goals, objectives and rationale of each Standard and/or Guideline; as well as alignment of specific features or provisions to the project vision, principles, design
drivers and physical framework.

Interim Use

An alternate use for a property until it can be put to its highest and best use.

Joint-use Facility

A building, park, or other resource that is shared by two or more entities. Facilities may be shared when uses are seen as compatible, such as when parks are used for
recreation and for seasonal stormwater retention. Private and public entities may share a resource by agreement, such as when an auditorium houses a private theater
group as well as public programs. Joint-use can result in more efficient use of resources and reduce overall costs for provision of access of those resources to the public.

Laboratory, Research, And
Development

An establishment that performs laboratory work and/or conducts research, development, and controlled production of high-technology electronics, biotechnology,
industrial or scientific products or commodities. Laboratory tasks include testing, analysis, medical, dental, or optical laboratory services, and photographic development
services. Other typical tasks include limited manufacturing, fabricating, processing, assembly or storage of prototypes, devices, compounds, products or materials, or similar
related activities, where such activities are incidental to research, development or evaluation. All activities in this classification occur within a building. This classification
may include uses that produce noise, vibrations, illumination, or particulate matter that is perceptible to adjacent land uses, but not offensive or obnoxious.

Large Lot

A lot that extends between streets, typically in an urban zone, to provide the footprint needed for larger commercial, residential or mixed-use buildings.

Last-Mile Connections

The common challenge of connecting people to transit, with the initial (first mile) and final (last mile) connections often the hardest. By reducing the distance from land
uses to transit connections, and by providing connecting pedestrian and bicycle facilities, the first and last mile challenge can be reduced.

Library

A public or quasi-public facility that provides books, periodicals, newspapers, music tapes, computers, and other materials for reading, viewing, listening, study, reference,
or lending.

Light Industry

Any of a variety of manufacturing, assembly, wholesale, distribution, storage, or similar economic activities with minimal on- and off-site impacts.

Live/Work Unit

An integrated housing unit and working space occupied and utilized by a single household in a structure, either single-family or multifamily, that has been designed or
structurally modified to accommodate joint residential occupancy and work activities, including complete kitchen and sanitary facilities and working space reserved for and
regularly used by one or more occupants of the unit.

Livestock, Grazing

Cattle, sheep, goats or other animals not kept in a corral or other small enclosed area whose use is to graze grasslands. This classification does not include animals kept as
pets or employed for recreational riding.

Local Streets*

Low- and very low-speed streets that link internal areas of Districts to each other and to collector and through streets. There are three types of local streets: community
streets, yield streets, and alleys.
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Lot Coverage

The portion of a lot that is covered by structures, including principal and accessory buildings, garages, carports, and roofed porches, but not including unenclosed and
unroofed decks, landings, or balconies. (Concord Municipal Code 18.20)

Lot Orientation

The direction to which a development parcel positions its Frontage within a Block.

Low-Rise Building/Single or
Mixed-Use Building

A medium-sized building, 3-6 stories tall that may incorporate structured parking. It may include a vertical mix of uses with ground-floor retail, office, or other commercial
uses, and upper-floor office, academic or residential uses, and occurs in the pedestrian-oriented village centers.

Low/Mid-Rise Residential
Building

A medium to large building, 3-7 stories tall, that may incorporate structured parking. It includes stacked residential units, often organized around a shared courtyard.

Maintenance Services (Office
with No Outdoor Storage or
Activities)

A base facility for various businesses that provide services on the premises of their clients, including building maintenance, gardening, janitorial, landscaping, pest control,
water and smoke damage recovery, and similar services; and appliance, computer, electronics, HVAC, instrument, plumbing, security systems, and other maintenance and
repair services not operating from a retail establishment that sells the products being maintained or repaired. When the service is operated from a retail establishment that
sells the products being maintained or repaired, they are considered part of the retail use.

Maintenance Services (Office
with Outdoor Storage or
Activities)

A maintenance service facility with outside areas for storing vehicles and equipment during nonbusiness hours and/or for performing activities preparatory to providing the
service at the client’s site.

Manufacturing, Processing
(Artisan/Custom Product)

An establishment that manufactures and/or assembles small products primarily by hand, including jewelry, pottery, and other ceramics, as well as small glass and metal art
and craft products, where any retail sales are incidental to the manufacturing activity.

Manufacturing, Processing
(Industry, Heavy)

An establishment engaged in the manufacture of products, primarily from extracted or raw materials, or bulk storage, and handling of such products. This classification
includes uses that involve a high incidence of truck traffic, unscreened outdoor operations and equipment, and outdoor storage of products, materials, equipment, or bulk
fuel. This classification includes uses that typically generate noise, odor, vibration, illumination, or particulate matter that may be offensive or obnoxious to adjacent land
use.

Manufacturing, Processing
(Warehouse Show Room with
Assembly And Sales)

An establishment that displays in show rooms cabinetry, fixtures, flooring and other custom-made products for sale. Display and sales are the primary use of the facility,
although products may be assembled or repaired on site within an enclosed area.

Manufacturing, Processing (with
No Outdoor Storage/Activities)

A manufacturing and processing facility with all activities and storage kept completely within an enclosed building. This classification does not include uses that produce
noise, odor, vibration, illumination, hazardous waste materials, particulate matter, or other significant impacts to adjacent land uses.

Manufacturing, Processing (With
Outdoor Storage/Activities)

The outdoor storage, outdoor activities and parking of company vehicles, when screened by a solid masonry wall. This classification may include uses that produce noise,
odor, vibration, illumination, or particulate matter perceptible to adjacent land uses, but that are not offensive or obnoxious.

Master Developer*

The primary developer in a Phase of the development of the Specific Plan.

May*

A permissive statement that should receive consideration by project sponsors to identify opportunities to promote the aims of the Area Plan.

Medical Clinic

An outpatient facility operated by one or more physician, dentist, or other licensed health care practitioner that provides medical, dental, or counseling services to the
public generally at reduced cost.

Meeting Facility, Public/Private

A facility for public or private meetings, including community centers, religious assembly facilities (e.g., churches, mosques, synagogues) civic and private auditoriums,
Grange halls, union halls, meeting halls for clubs, lodges and other membership organizations. Also includes functionally related internal facilities such as kitchens,
multi-purpose rooms, and storage. Does not include conference and meeting rooms accessory and incidental to another primary use that are typically used only by on-site
employees and clients, and occupy less floor area on the site than the offices they support (see “Offices”). Does not include sports or other commercial entertainment
facilities (see “Cultural institution”; “Theater, auditorium”; and “Sports and entertainment, assembly” under “Recreational Facilities”).

Mid-Rise Building/Single or
Mixed-Use Building

Medium to large building, 4-7 stories tall, that may incorporate structured parking. It may include a vertical mix of uses with ground-floor retail, office, or other commercial
uses, and upper-floor office, academic or residential uses.

Military

A base, camp, post, station, yard, center, or other activity under the jurisdiction of the United States Department of Defense, including military housing.

Mitigation

A speciﬁc action taken to reduce environmental impacts. Mitigation measures are required as a component of an environmental impact report (EIR) if signiﬁcant measures
are identiﬁed.
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Mixed-Use Projects

A project that provides for two or more different primary uses, such as but not limited to residential, office, retail, or public, to be developed in one building or on one
relatively small, compact property.

Multi-Family Residential*

Residential buildings with common entrances and shared walls between dwellings. Does not include townhomes, which are considered to be attached single-family
residences.

Natural Cooling

The use of environmental phenomena to cool buildings, e.g., natural ventilation, evaporative cooling, and radiative cooling.

Natural Drainage

The use of plants, trees, and soils to slow, reduce, and pre-treat storm- water runoff before or instead of conventional storm water systems.

Natural Ventilation

Air circulation into, through, and out of a building that uses external winds and internal differences in air pressure between rooms. Natural ventilation techniques can
include operable windows, partition walls, louvers, and vents, among many other features.

Negotiated Framework Facilities*

Framework Facilities provided through a negated agreement between the City and the Master Developer under a Disposition and Development Agreement for a Phase.

Neighborhood Parks

Parks that serve as the primary gathering space within most Specific Plan Districts and provide programming oriented towards local residents or workers.

Neighborhood-Serving*

Businesses and services, such as shops and medical offices, frequented primarily by residents of nearby neighborhoods.

Net Residential Acre

One acre (43,560 square feet) of a site excluding all land to be used for nonresidential purposes, but including land dedicated for required easements for vehicles and rights
of way, either public or private.

Net Zero Energy

Producing as much energy on a site on an annual basis as is consumed on that site.

Nursery School, Preschool,
Childcare

A commercial or nonprofit child day care facility designed and approved to accommodate 15 or more children. Examples include nursery schools, preschools, and day care
facilities. These may be operated in conjunction with a school or church facility, or as an independent land use.

Nursing Facility/Extended Care

State-licensed residential facilities that provide 24-hour nursing and health-related care as a primary use with inpatient beds. Examples include board and care homes,
convalescent hospitals, rest homes, extended care facilities, and skilled nursing facilities. Long-term personal care facilities that do not emphasize medical treatment are
included under residential care facility.

Obligated Framework Facilities*

Framework Facilities required to be provided by the Master Developer of the Phase.

An establishment that provides information processing, computer-dependent, and telecommunications-based activities, typically characterized by high employment
densities. Examples include:

Offices (Administrative,
Information Processing)

Offices (Medical and Dental)
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Airline, lodging chain, and rental car company reservation centers (no vehicle storage).
Computer software and hardware.
Design and development.
Consumer credit reporting.
Data processing services.
Health management organization (HMO) offices where no medical services are provided.
Insurance claim processing.
Mail order and electronic commerce transaction processing.
Wireless communications facility design and management.
Telemarketing.

An establishment that provides medical, dental, minor surgical, and/or personal health care services on an outpatient basis. Examples include chiropractors, dentists,
medical doctors, optometrists, prescription opticians, and similar medical professionals.
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DEFINITIONS
An establishment that provides professional, executive, or management services. Examples include:

Offices (Professional)

• Accounting, auditing, bookkeeping, financial management and investment services, and tax preparation.
• Advertising agencies, commercial art and design services.
• Design professionals, architects, engineers, landscape architects, urban planners.
• Educational, scientific and research organizations.
• Employment agencies.
• Legal offices.
• Management and public relations services.
• Professional counseling services.
• Real estate offices.
This classification does not include dispatch offices or offices for service-oriented businesses that have company vehicles or require storage of materials or equipment. (See
“Fleet-based service.”)

On-Site Detention

The practice of delaying drainage of all or some stormwater runoff from a site, thus preventing ﬂooding both in the local drainage system and along creeks and rivers
downstream.

Open Space

A generic term for land areas, usually publicly accessible, that encompasses parks, conservation, community gardens, habitat areas, recreation uses and related uses that
are not developed for residential, commercial, industrial, civic, or other uses.

Park and Recreation Facility

An outdoor recreation facility that provides a variety of recreational opportunities such as playground equipment, open space areas for passive recreation and picnicking,
interpretative facilities and trails, and sport and active recreation facilities. This classification includes related community facilities and accessory commercial facilities that
provide visitor services. This classification does not include parks with intensive recreation facilities such as swimming pools, community centers, lighted athletic facilities or
multiple playing fields. (See “Sports and entertainment, assembly” under “Recreational Facilities.”)

Parking Facility

A public or commercial surface parking lots and/or parking structures operated by the city or a private entity that provide parking to the public for a fee or for employees
and visitors of an adjacent establishment.

Paseo*

Public ROWs in or connecting between urbanized areas, bounded by buildings. Paseos are completely or mostly paved and often feature shade trees and decorative
planting areas. Walking and biking are the primary modes of travel, with low flows of motorized vehicles allowed in some cases for deliveries, ADA access, or access to key
retail areas.

Passive Recreation

An activity that does not require the use of dedicated facilities such as ballﬁelds or play equipment and requires limited physical exertion on behalf of the participant.
Examples of passive recreation activities include bird watching, walking, or photography, hiking and trail-running.

Pathway

A circulation route on which motor vehicle traffic is not permitted. Permeable paving.
An establishment that provides recurrently needed nonmedical services of a personal nature, which may involve the retail sales of products related to the services provided.
This classification applies to establishments with a primary focus of household and consumer product repair, as opposed to a retail sales establishment that offers service
and repair of their merchandise as an ancillary use. (See “General” under “Retail Sales.”)  Examples include:

Personal Services (General)

Personal Services (Improvement,
Instructional)
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Barber and beauty shops.
Clothing rental.
Day spas.
Dry cleaning pick-up stores with limited equipment (excludes central dry cleaning plants).
Computer, home electronics and small appliance repair.
Laundromats (self-service laundries).
Massage therapy.
Portrait photography.
Shoe repair shops.
Tailors and seamstresses.
Tanning salons.
Travel agencies.

An establishment that provides instructional services or facilities for personal improvement including fine arts, crafts, dance or music studios, exercise or fitness studios,
learning centers, driving schools, photography, diet center, and martial arts. This classification does not include vocational training.

S PE C I F I C PL A N FO R T H E CO N CO R D N AVA L WE A P O N S STAT I O N

DEFINITIONS
An establishment that provides personal services that tend to have a negative economic impact upon surrounding areas and may need to be dispersed to minimize their
adverse impacts. Examples include:

Personal Services (Restricted)

•
•
•
•
•
•
•
•

Bail bonds.
Fortune tellers.
Massage parlors.
Palm and card readers.
Pawn shops.
Psychic readers.
Spas and hot tubs for hourly rental.
Tattoo and body piercing services.

Phase

An increment of development to be constructed in the Specific Plan Area under authority of a single Master Developer and over a fixed period of time. This Specific Plan
forsees three Phases (Phases 1, 2, and 3), as well as separate phases on the BART and Coast Guard properties.

Planning Area*

The geographic extent of the CRP Area Plan, shown on Figure 1-1. This area includes the land that was operated by the US Navy as the Inland Area of the Concord Naval
Weapons Station as well as properties owned in 2010 by the Bay Area Rapid Transit District (BART) at the North Concord /Martinez BART station, and the City of Concord
(Diablo Creek Golf Course).

Pocket Parks

Very small green spaces or open spaces integrated within developed areas that accommodate open space activities appropriate to the neighborhood scale such as seating
areas, tot-lots, small gardens, shaded game tables, and outdoor eating.

Policy

Mandatory regulations implemented or enforced by the City at the Framework level or higher.

Porch

A roofed, habitable outdoor spaces attached to the exterior of a building.

Porches

A covered but otherwise open platform that provides a transition between the interior of a building and the public space of the street. (Concord Municipal Code 18.20)

Port Terminal

A facility that provides for freight, courier, and postal services by truck or rail. This classification does not include local messenger and local delivery services. (See “Fleetbased service.”)

Primary Façade

The plane that incorporates the primary facade of a street fronting elevation.

Private Frontage*

The area between the ROW and the front of the building, which accommodates landscape, building entries, porches, stoops and other elements. The Private Frontage is not
part of the ROW and borders the Streetside. Zero setback buildings have no private frontage.

Public Gathering Space*

A publicly owned buildings and outdoor spaces where groups may interact, such as libraries, parks, schools, municipal buildings, community centers, plazas, etc.

Recycled Water

Non-potable water that, as a result of treatment, is suitable for a direct beneﬁcial use such as irrigation, or a controlled use that would not otherwise occur and is therefore
considered a valuable resource. Also known as ‘recycled water’.

Recycled Water Treatment
Facility

A centralized facility for treating wastewater to be used for non-potable uses.

Recycling Facilities (Large
Collection Facility)

A facility that occupies more than 500 square feet and may include permanent structures as well as mobile units, bulk reverse vending machines, and kiosk-type units.

Recycling Facilities (Processing
Facility)

A building or enclosed space that includes equipment for baling, briquetting, crushing, compacting, grinding, shredding and sorting of source-separated recyclable materials, except ferrous metals other than food and beverage containers. This classification includes both light- and heavy-processing facilities, the former of which is typically
less than 45,000 square feet.

Recycling Facilities (Small
Collection Facility)

A facility that occupies less than 500 square feet and may include a mobile unit, single and bulk reverse vending machines, kiosk-type units that may include permanent
structures, and unattended containers placed for the donation of recyclable materials.

Region-Serving*, Regional
Retail*

A commercial activity center of citywide and regional signiﬁcance. Market area extends throughout the metropolitan area.

Regulating Plan*

The plan that establishes the Regulating Zones, which dictate the general location's design parameters for land uses in the Specific Plan Area. Illustrated in Figure 7.1.
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Regulating Zone*

Regulating Zones establish the allowable land uses, land use zones, and the criteria for the development of blocks and lots across various Districts in the Specific Plan Area.

Remediation (Ecological)

The process of removing or isolating contaminants from the environment.

Renewable Energy

Energy that comes from sources that do not deplete, or that replenish more quickly than they are consumed.

Repair Service, Appliance and
Small Equipment

Required*

Residential Care Facility, Large

Residential Care Facility, Small

A service facility that provides various types of repair and maintenance services for large appliances, such as washers and dryers, refrigerators, ovens, stoves, dishwashers,
or garden equipment away from the site of the equipment owner.
This classification does not include automobile or vehicle maintenance and repair (see “Automobile Services and Repair”; “Heavy vehicle and large equipment, sales/rental,
service, and repair” under “Vehicle and Equipment Facilities”), the repair of small home appliances and electronic equipment (see “General” under “Personal Services”), or
maintenance and repair activities that occur on the client’s site (see “Maintenance Services”).
A mandatory policy. Conformity with such policies is necessary for proposals implementing the Area Plan to be judged to be consistent with the General Plan.
A single-family dwelling unit facility licensed or supervised by a federal or state agency that provides 24-hour nonmedical care, assistance, guidance, counseling, and
supervision of unrelated adults or others with special needs.
“Large” means an establishment that provides care for seven or more persons, excluding the licensee or members of the licensee’s family or persons employed as facility
staff.
A single-family dwelling unit facility licensed or supervised by a federal or state agency that provides 24-hour nonmedical care, assistance, guidance, counseling, and
supervision of unrelated adults or others with special needs.
“Small” means an establishment that provides care for six or fewer persons, excluding the licensee or members of the licensee’s family or persons employed as facility staff.

Residential Facility For Seniors,
Assisted Living

A facility that provides a combination of housing and supportive services for the elderly or functionally impaired, including personalized assistance, congregate dining,
recreational, and social activities. These facilities may include medical services.
Examples include assisted living facilities, retirement homes, and retirement communities. These facilities typically consist of individual units or apartments, with or without
kitchen facilities, and common areas and facilities. The residents in these facilities require varying levels of assistance. (See “Group housing” under “Residential Facility” and
“Nursing facility/extended care” under “Medical Services.”)

Residential Recreation Facility

A facility that provides privately owned noncommercial recreation facilities provided for members of project/neighborhood residents. Examples include play fields, tennis
courts, skate areas, sport courts, swimming pools, and accessory uses. This classification does not include golf courses and country clubs, health/fitness facilities, indoor
recreation and amusement facilities, and sports and recreation facilities.

Restaurant, Full Service

A restaurant that prepares food, may include alcoholic drinks, and serves seated customers who select food from a menu. Take-out service is optional and may not be
available.

Restaurant, Limited Service

An establishment that prepares food or sells packaged food for on-site consumption, take-out, or delivery. Typically customers self-serve or are served partially. This
classification includes cafeterias, delicatessens, fast-food restaurants, sandwich shops, pizza parlors, snack bars, take-out restaurants, and catering businesses or bakeries
that have a storefront restaurant component.

Restaurant, With Drive-Through

A full service or limited service restaurant that also provides live music, a disc jockey, karaoke, dancing to live or recorded music, and/or comedy or theatrical performances
to patrons. This classification does not include coin-operated music player machines, i.e., jukeboxes, or other recorded music.

Restaurant, With Live
Entertainment

A full service or limited service restaurant that also provides live music, a disc jockey, karaoke, dancing to live or recorded music, and/or comedy or theatrical performances
to patrons. This classification does not include coin-operated music player machines, i.e., jukeboxes, or other recorded music.

Restoration (Ecological)

The process of returning an ecosystem back to an approximation of its condition prior to disturbance.

Retail Sales (Big Box)

A retail establishment that is over 80,000 square feet usually with a single large floorplate accommodating one or two floors.
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An establishment that sells or rents goods for consumer or household use. Examples include appliances and electronics stores, department stores, office and stationery
supplies, bookstores, clothing and apparel, pet stores, specialty food stores selling premade or packaged food for off-site consumption (e.g., candy stores, wine shops),
sporting goods, toy stores, and video rental.
Retail Sales (General)

This classification includes shopping centers. Services related to the merchandise sold may be permitted as an ancillary use (e.g., photo processing, pet grooming, computer
repair). These establishments primarily operate within an enclosed store but may also include permanent and partly enclosed facilities for outdoor display of merchandise
when incidental to the main store (e.g., garden centers operated in conjunction with a neighborhood drug store or hardware store).
This classification does not include the sale of used goods such as secondhand stores, used specialty goods store and pawn shops (see “Restricted” under “Retail Sales”),
retail sales or rentals of vehicles and equipment (see “Automobile Sales and Rental/Leasing” and “Heavy vehicle and large equipment, sales/rental, service, and repair”
under “Vehicle and Equipment Facilities”), and outdoor retail sales (see “Nursery, garden center” under “Retail Sales”), convenience stores, and liquor stores (see under
“Food, Beverage Sales”).

Retail Sales (Nursery, Garden
Center)

A retail establishment that incorporates a permanent outdoor sales area such as nurseries or garden centers.
A retail store could have a negative economic effect on surrounding retail uses and should be dispersed and properly located to minimize adverse impacts. Examples
include:

Retail Sales (Restricted)

•
•
•
•
•
•

Dollar stores.
Firearms stores.
Pawn shop.
Smoking and related paraphernalia sales.
Tobacco or smoke shops.
Used specialty goods store.

Retail Sales (With Drive-Through)

A retail establishment with drive-through facilities.

Reuse Plan*

The document adopted by the City of Concord on Feb. 23, 2010 for the Con- cord Naval Weapons Station (CNWS), except for the Tidal Area of the CNWS, as required by
Base Realignment and Closure (BRAC) laws. Also known as the Reuse Plan for the Concord Naval Weapons Station, or the Concord Community Reuse Plan.

Right-of-Way (ROW)*

The Right-of-Way (ROW) dimension, provided for transportation and circulation, serves a combination of the Travelway and Streetside. It does not include Private Frontages.

Riparian

Lands associated with a lake, river, stream, creek, or drainage channel. Riparian habitats have distinctive plant communities and are often valued for their beneﬁts to water
quality and biodiversity.

Runoff

Water which is not absorbed by the soil or landscape to which it is applied and flows from the landscape area. (Concord Municipal Code 18.20)

Secondhand Sales

An establishment that sells used or new and previously owned goods including jewelry, camera equipment, sound/viewing equipment and tools (see CMC 5.85.020), often
for the purpose of raising funds to benefit religious, educational, hospital or charitable purposes. Goods are generally obtained on consignment, in a trade, and often as a
donation.
This classification may include supporting office uses, supporting medical office or health clinic uses, supporting vocational or trade training, child care services, supporting
personal services, nonmedical substance abuse recovery and counseling services, and/or a food and goods distribution facility. This classification does not include emergency shelters, homeless shelters (see “Emergency, Homeless Shelter”),

Service Street

Very low-speed, low-volume mid-block passageways that provide all modes with access to rear building entrances and garages while also creating informal open space.

Setback

The area between a property line and building or structure which must be kept clear or open. (Concord Municipal Code 18.20)

Shall*

A binding policy. Conformity with binding policies is necessary for proposals implementing the Area Plan to be judged to be consistent with the General Plan.

Shared Mobility Hub

See "Bike-Share Program".

Shared Parking

A parking management technique that shares parking spaces between more than one use in order to use the space more efficiently, typically in cases where users create
different periods of peak demand. Shared parking arrangements may share spaces between more than one use (such as between a restaurant and an office complex), and
between members of a group (such as a limited number of spaces for a group of employees), among other arrangements.

Shared Vehicle Facility

A location where car-sharing vehicles are made   available.

APPENDIX B

369

DEFINITIONS
Should*

Policy implementation, while not mandatory, is expected in order to achieve the plan objectives or policies.

Single Family Residential

Residential buildings whose units have individual entrances from the exterior ground level. Includes both detached single-family homes and attached townhomes.

Single Occupancy Vehicle (SOV)

Privately owned and operated cars used for personal travel.

Smart City

The use of different types of electronic data to supply information that is used to manage the built environment. This includes data collected from people, devices, and
infrastructure that is processed and analyzed to monitor and manage various infrastructure elements, including transportation systems, water supply networks, waste
management, law enforcement, and other community services. The smart city concept integrates information and communication technology (ICT), and various physical
devices connected to the network (the Internet of things or IoT) to optimize the efficiency of city operations and services and connect to citizens. Smart city technology
allows city officials to interact directly with both community and city infrastructure and to monitor what is happening in the city and how the city is evolving.
A non-commercial facility that provides services or activities undertaken to advance the welfare of citizens in need, typically run by a nonprofit organization, a public agency,
or by a contract with a public agency.

Social Services Facility,
Community Organization

This classification may include supporting office uses, supporting medical office or health clinic uses, supporting vocational or trade training, child care services, supporting
personal services, nonmedical substance abuse recovery and counseling services, and/or a food and goods distribution facility. This classification does not include emergency shelters, homeless shelters (see “Emergency, Homeless Shelter”), food banks, blood banks, and crisis centers or facilities that provide overnight treatment or observation
services.

Source Separation

Separation of waste into organics, recyclables, and residuals by house- holds (including multi-unit residences) and   businesses.

Special District

A jurisdiction established to provide services separately and sometimes independently from local governments. Examples of special districts include mosquito- abatement
districts, water districts, and parks districts, among others. Special districts have the authority to issue municipal bonds to ﬁnance community improvements. They also
have legal authority to establish and collect property tax on the properties within their boundaries to redeem the bonds, though districts may use other sources of revenue
(such as fees for services) also or instead of taxes. If community improvements raise a district’s real estate values, property taxes similarly increase and can help pay back
the bonds.

Specific Plan District*

Ten geographic regions that comprise the Specific Plan Area with a unique character, ranging in key characteristics and land use patterns. Those factors inform a mix of uses,
intensity of development, and the configuration of District streets and open spaces – all of which in turn contribute to the character of the Specific Plan Area.

Special Needs Housing

Housing that is specifically designed to meet the needs of a group for which conventional housing may be unsuitable, and which often contains special design features and
services to meet the needs of that group.
A facility that provides for large-scale indoor or outdoor spectator-oriented sports or concerts. Additional amenities are customarily associated with this use, such as bars
and restaurants, gift shops and video game arcades. Examples include:

Sports And Entertainment,
Assembly
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Amphitheaters.
Amusement and theme parks.
Race tracks.
Stadiums and coliseums.
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A public or private facility that provides various outdoor recreational activities. Examples include:

Sports and Recreation Facility

•
•
•
•
•
•
•
•
•
•
•
•
•

Archery and shooting ranges, outdoor.
Basketball courts.
Batting cages.
Bocce ball courts.
Equestrian facilities.
Fitness training paths and facilities.
Golf driving ranges.
Lighted or amplified outdoor athletic fields or sport courts.
Miniature golf courses.
Skateboard parks.
Swimming pools.
Tennis courts.
Waterslides.

This classification includes park facilities that have one or more of the uses within this classification such as swimming pools or lighted sport courts, etc. May also include
accessory commercial facilities customarily associated with the above including concessions, bars and restaurants, electronic games, etc.
Standards

Rule that is required and must be enforced. Standards only occur as a subset of Development Controls.

Step-Back

The distance that upper levels of a building may be inset from the primary building face.

Stoop

A stair and landing leading directly from the sidewalk to a building entrance where the ground floor is elevated from sidewalk grade. Building entrances are accessed by an
exterior stair and landing, which may be covered.

Storage (Hazardous Material)

A facility that provides storage of hazardous materials including but not limited to bottled gas, chemicals, minerals and ores, petroleum or petroleum-based fuels.

Storage (Self-Storage Facility,
Mini-Storage)

A facility that provides individual storage spaces or compartmentalized stalls or lockers for individual use and is characterized by low parking demand.

Storage (Vehicle)

A facility for the storage of operative cars and other fleet vehicles, trucks, buses, recreational vehicles, and other motor vehicles. Includes facilities for the storage and/or
servicing of fleet vehicles.

Storefront

A condition where a building located along the lot frontage is typically utilized for retail ground floor uses that are accessed at grade. Sidewalk paving should be continuous
up to the face of the Storefront. Awnings or other weather protection devices should project from the face of the building into the public-right-of-way, subject to a
minimum height above grade and a maximum encroachment depth.

Stormwater Best Management
Practice (BMP)

Constructed facilities or measures to help protect receiving water quality and control stormwater quantity, also referred to as stormwater controls

Streetside*

The Streetside is the area between the curb and Property Line that is reserved for pedestrians, bikeways, furnishings, landscape and street trees, transit stops, bike racks,
and additional areas for retail seating and displays. On the outer edge of the ROW, Streetsides are adjacent to the Private Frontage.

Sun Shade

A parasol, awning or other device giving protection from the sun.

Supporting*

Opposite of "Framework."

Sustainable Communities
Strategy (SCS)

A feasible growth forecast of development in a city or a region that, in combination with transportation measures, meets greenhouse gas emissions reductions targets set
by the California Air Resources Board. A Sustainable Community Strategy (SCS) is required by California Senate Bill (SB) 375 (Chapter 728, Statutes of 2008).

Tail*

The geographic region of the Specific Plan Area mainly consisting of Specific Plan Districts F, I, and J.

Telecommunications /Fiber
System

Equipment for the transmission, reception or relay of analogue, digital or optical fiber signals

Terrace

An occupiable platform elevated from the sidewalk, located between a setback building and the lot frontage. Terraces are located between the sidewalk and a storefront,
usually elevated and surrounded by a low wall, fence or planter.
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An indoor facility for public assembly and group entertainment, other than sporting events, including:
Theater, Auditorium

•
•
•
•

Civic theaters, and facilities for “live” theater and concerts.
Exhibition and convention halls.
Motion picture theaters.
Public and semi-public auditoriums.

Does not include outdoor theaters, concert and similar entertainment facilities (see “Sports and entertainment, assembly” under “Recreational Facilities”) and indoor and
outdoor facilities for sporting events (see “Sports and recreation facility” under “Recreational Facilities”).
Thoroughfares

Assembly of travel way and public frontage which compose the public right-of-way.

Through Streets*

Moderate speed rights-of-way that balance the needs of pedestrians, high-frequency transit service, and drivers.

Tier 1 EV Charging Facility

A charging facility that uses a 120-volt standard outlet and typically does not require special equipment.

Tier 2 EV Charging Facility

A charging facility that uses a 240-volt outlet with special charging equipment required.

Townhouse or Townhome

An attached single-family residential unit with its own entrance from the exterior at ground level.
Private institutions that provide education and/or training, including vocational training in limited subjects. Examples include:

Trade School, Vocational Training

•
•
•
•

Business, secretarial, and vocational.
Computers and electronics.
Courses by mail.
Seminaries/religious ministry training.

Does not include preschools and child day care facilities (see “Child day care”), or smaller-scale facilities offering specialized instruction in arts, ballet, dance, music,
languages, and martial arts (see “Improvement or instructional” under “Personal Services”).
Transit Center*

One of four major transit centers located along the Transit Spine or at the intersection of Main Street and Salvio Street. With each stop serviced by at least one of the
Transit Circulator routes, these major centers will support multiple modes of transit and serve the entire Specific Plan Are with pedestrian and bike connections, drop-off
locations, waiting shelters and benches, real-time traveler information, bike storage, ADA-accessible ramps, and curb cuts.

Transit Circulator*

The transit system of buses, shuttles, or vans  that will provide connections throughout the SPA on two looped routes to be operated by County Connection, another
public-oriented transit service provider, or through the TMA.

Transit Hub*

A discernable transit stop ocated in a Specific Plan District’s unique neighborhood center featuring pedestrian connections, bike connections, drop-of locations, waiting
shelters and benches, real-time traveler information, and bike storage. It will be serviced by at least one of the two Transit Circulator routes and also accommodate
ADA-accessible ramps and curb cuts to improve accessibility.
Buildings configured as rental housing developments, but operated under program requirements that require the termination of assistance and recirculating of the assisted
unit to another eligible program recipient at a predetermined future point in time that shall be no less than six months from the beginning of the assistance.

Transitional Housing, Multifamily

Transitional Housing, SingleFamily

“Multifamily” means Transitional Housing established within a structure containing more than one dwelling unit sharing common walls or otherwise attached, including
triplexes, fourplexes, flats, townhomes with vertically stacked units, garden apartments, condominiums, cooperatives, and apartments. Units may be entered from the
exterior, or from a courtyard or interior hallway.
Buildings configured as rental housing developments, but operated under program requirements that require the termination of assistance and recirculating of the assisted
unit to another eligible program recipient at a predetermined future point in time that shall be no less than six months from the beginning of the assistance.
“Single-Family” means Transitional Housing established within a detached or attached building located on an individual lot that is primarily designed for occupancy by one
family.

Transportation Demand
Management (TDM)

Measures to improve the movement of persons and goods through more efficient utilization of transportation systems (e.g., streets and roads, freeways, bus systems, and
BART) and measures to reduce the level of single-occupant vehicle use.

Travelway*

Travelways encompass the curb-to-curb pavement that accommodate travel lanes for vehicles, transit, parking, bikeways, and planted medians and left-turn pockets. The
Travelway excludes areas beyond curb lines such as planters, sidewalks, and Class IV bike lanes.
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Trellis

A framework of light wooden or metal bars.

Tuck Under Garage

A garage located under the living area of the home Typically used with a small lot size, or when the lot sits on a hillside.

Unstructured Play

Play activities without clearly deﬁned goals or rules.

Urgent Care Facility

A State-licensed facility other than a hospital that provide medical care services and treatment on an outpatient basis, with an emphasis on minor emergency care. These
facilities may also include incidental medical laboratories. This classification does not include private medical and dental offices (see “Medical and dental” under “Offices”).
A facility that provides a fixed base structure or facility serving as a junction point for transferring electric utility services from one transmission voltage to another or to local
distribution and service voltages, and similar facilities for water supply and natural gas distribution. These uses include any of the following facilities that are not exempted
from land use permit requirements by Government Code Section 53091:

Utility Facility, Transmission
Towers

•
•
•
•
•
•

Co-generation facilities.
Electrical substations and switching stations.
Natural gas regulating and distribution facilities.
Public water system wells, treatment plants and storage tanks.
Telephone switching facilities.
Wastewater treatment plants, settling ponds and disposal fields.

This classification does not include offices or customer service centers. (See “Administrative, information processing” under “Offices.”)
Vehicle Miles Travelled (VMT)

The cumulative number of miles that motor vehicles travel within a speciﬁc area over a speciﬁed period of time. (Also known as ‘vehicle miles of travel’.) VMT is the basis
for most traffic-related greenhouse gas emissions   calculations.

Vertical Developer

Any developer other than the Master Developer, typically the developer of a single lot or building.

Vertical Mixed Use

A multi-story building which combines two or more different activities separated on upper and lower ﬂoors. The most typical format for vertical mixed use consists of
ground ﬂoor retail uses and upper story housing or offices.

Walk-Up/Stacked Townhouse

A medium sized building, 3-4 stories, that can be articulated like a row of townhouses or row houses. It may have a 2-story unit above a 1-2 story unit. Each unit has a front
door with access directly to the adjacent sidewalk or lane. Parking is usually single-level, in surface parking courts or tuck-under garages.

Walkable Districts

An approximate 5 minute walking radius that includes a range of features that work together to encourage pedestrians to walk or use alternative modes of transportation,
includes both physical features and programming of uses within a community and of the building themselves.

Walking Distance

The distance along pedestrian circulation facilities between speciﬁed points.

Watershed

The total area above a given point on a watercourse which contributes water to the ﬂow of the watercourse; the entire region drained by a watercourse

Wings

A part of a building that is subordinate to the main, central structure.

Wireless Communication Facility

(See Chapter 18.205 CDC, “Wireless Communication Facilities for New and Substantially Changed Wireless Facilities,” CDC 18.205.020, and Chapter 18.207 CDC, “Wireless
Communication Facilities for Eligible Facilities Requests,” CDC 18.207.020.)

Work/Live Unit

A structure designed or structurally modified to accommodate joint work activities and residential occupancy where the residential use of the space is secondary or
accessory to the primary use as a place of work. Residential facilities include sleeping quarters, complete kitchen and sanitary facilities reserved for and regularly used by
one or more occupants of the unit. (See “Live/work unit.”)
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