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SECTION 1 EXECUTIVE SUMMARY

SECTION I: EXECUTIVE SUMMARY

The Contra Costa Center Specific Plan provides a detailed framework for future
redevelopment and remodeling of the aging shopping center buildings located on
12.513 acres situated between Interstate 680 and Buskirk Avenue / Elmira Lane,
north of Hookston Road. This site is immediately south of the 8.5-acre
Crossroads Project site, where a former Montgomery Ward department store
was converted into a new Kohl &tere and a series of smaller tenant shops were
developed fronting on Monument Boulevard. The Crossroads project site and
Specific Plan site were placed within the Pleasant Hill Commons Redevelopment
Plan Area in 2000 by action of the former Pleasant Hill Redevelopment Agency.

In February 2003, the former Redevelopment Agency designated the Contra
Costa Shopping Center area as a Target Area for redevelopment, which led to
the subsequent approval of the Crossroads redevelopment project in October
2004. In November 2004, the Agency assigned responsibility to the
Redevelopment Advisory Committee (RAC) for preparing a set of basic land use
development recommendations to guide preparation of the Specific Plan for the
remaining portion of the Contra Costa Shopping Center area. The RAC held
public meetings between January and April of 2005, and presented its final
recommendations to the Agency Board in May. These recommendations were
approved by the Agency to guide preparation of the Specific Plan on May 16,
2005, and, with revisions, have been incorporated into this
Policies.

The Contra Costa Center Specific Plan provides for development of up to
330,000 aggregate square feet of primarily retail floor space, within the three
designat ed s u bbadraerasited(se® Figure $Pe10)1 2p.to 80,000
square feet of commercial space would be provided at the north end of the
planning area (adjoining the Crossroads Project) in Subarea I, through
remodeling and expansion, or through possible replacement of existing buildings.
Existing buildings in the middle of the site (Subarea 1) may be replaced with new
commercial space of up to 190,000 square feet, along with primarily structured
parking when warranted. Finally, the mostly vacant south portion of the planning
area is planned for development of up to an additional 60,000 square feet of
commercial uses along with additional structured parking, or alternatively a
residential use consisting of up to 60 townhouse units.

The Specific Plan encourages the Cityt o wor k with prospective i
devel oper so i n pforeguevelopmegt offthie antéiré plapriing n s

areas as a single development. However, the Plan is also intended to promote a

high level of flexibility for the current owners to come forward with separate but

coordinated development plans for each of the three subareas, or possibly to

combine Subareas Il and Ill into an integrated development program. The

Specific Plan accommodates market-supported two-story commercial

development and multi-level parking garages if warranted.
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SECTION 1 EXECUTIVE SUMMARY

SECTION I: EXECUTIVE SUMMARY

During this past year, the State enacted legislation (ABx1 26) to initiate
dissolution of redevelopment agencies throughout the State. Various legal
challenges were filed with respect to this legislation delaying its implementation.
On December 29, 2011, the California Supreme Court issued an opinion in
California Redevelopment Association v. Matosantos, upholding Assembly Bill x1
26 (codified as Health and Safety Code Sections 34161-34191) (AABx1 260)
invalidating Assembly Bill x1 27 (the legislation that would have permitted
redevelopment agencies to continue operation if their sponsoring jurisdiction
agreed to make certain payments for the benefit of schools and special districts).
As a result, all California redevelopment agencies were dissolved, effective
February 1, 2012. With the dissolution of redevelopment agencies, Pleasant Hill
will not benefit from this stream of local property tax revenues. However, the City
will continue to actively explore availability of alternative funding sources and
develop innovative programs to encourage high quality development.

CONTRA COSTA CENTER SPECIFIC PLAN



SECTION 2 INTRODUCTION

SECTION 2: INTRODUCTION

2.1 Planning Context

The project site is located in the City of Pleasant Hill, in central Contra Costa
County as shown in Figure SP-1, Regional Vicinity Map. More specifically, the
project is located within the southeastern portion of the Pleasant Hill Commons
Redevelopment Project Area, west of Buskirk Avenue and north of Hookston
Road, as shown in Figure SP-2. The proposed Contra Costa Center Specific
Plan area includes a total of eight separate parcels situated adjoining and east of
Interstate 680, and south of the Pleasant Hill Crossroads Project, as shown in
Figure SP-3. A majority (10.3 acres) of this 12.513-acre site, as depicted in
Figure SP-4, was developed as part of the original Contra Costa Shopping
Center complex in the early 196006s. Princiop
various other smaller tenants are listed in Table SP-1 below. The Specific Plan
site also includes a portion of the Buskirk Avenue right-of-way and 2.5 acres
consisting of two parcels located south of Buskirk Avenue. One of these
southerly parcels is occupied by the Fair Oaks Market, while the other is currently
vacant (also listed in Table SP-1).

Ultimate buildout under the Specific Plan should range between a total of
195,000 and 330,000 square feet of commercial space, with the potential to
accommodate up to 60 residential units at the south end of the planning area in
lieu of approximately 60,000 square feet of retail space.

The theater and health club buildings located within Subarea Il total less than
64,000 square feet. These older structures may not be efficiently configured to
provide for efficient expansion and reuse (see Figure SP-8). The southerly
portion of the planning area (Subarea Ill as shown in Figure SP-10) is currently
vacant, with the exception of an existing gas station and convenience market.
These 2.5 combined acres are planned for redevelopment to provide for
additional commercial or alternative residential uses. Detailed plans for
development of Subarea Il may be considered independently, or in combination
with Subarea Il. In addition, the City may acquire part or all of the properties in
Subareas |, Il and Il in order to facilitate assemblage of the site into one or more
coordinated development projects.

The planning area adjoins the southern boundary of the Pleasant Hill Crossroads
Project. The Crossroads project was evaluated in 2004 through the preparation
of a Supplement to the 2000 Final EIR for the Monument Boulevard Area
Amendment to the Redevelopment Plan (SCH #1999112036). As shown in
Figure SP-9, the Crossroads project has a combined total building area of up to
145,000 square feet, and relies on surface parking. The Crossroads Project
established a pattern of on- and off-site circulation system improvements which
will be extended with implementation of the adjoining Specific Plan. In addition,
the development standards utilized for the Crossroads Project provide an

CONTRA COSTA CENTER SPECIFIC PLAN



SECTION 2 INTRODUCTION

important framework for consideration of the future buildings and site
improvements to be accommodated within the larger Specific Plan project area.

This Specific Plan proposes a number of refinements to the previously approved
Redevelopment Plan in order to accommodate the planned scale and type of
development. These changes have been evaluated against the framework of the
2000 EIR prepared for the Monument Boulevard Area Amendment. In addition,
the updated environmental information presented in the 2004 Crossroads Project
Supplemental EIR has served as an important baseline for further analysis in the
Specific Plan Supplemental EIR.

2.2 Purpose of Specific Plan

The planning area was placed within the Pleasant Hill Commons
Redevelopment Project Area in 2000 (see Figure SP-3), and in 2003 was
designated as a Target Area for redevelopment. At that time the former
Redevelopment Agency was unsuccessful in soliciting feasible proposals from
prospective master developers for plans to redevelop the entire original 21-acre
shopping center site. Consequently plans were approved for independent
development of the northerly 8.5 acres now referred to as the Crossroads
Project. Fragmented remaining land ownership within the remainder of the
Center, and complexities associated with coordination of needed site and
frontage improvements, required the former Redevelopment Agency to take the
lead in establishing an overall development program for the 12.513 total acres
included in the Contra Costa Center Specific Plan site. The former
Redevelopment Agency initiated a visioning process for the Specific Plan in
2004, carried out under the direction of the Redevelopment Advisory Committee
(RAC). The RAC held a series of public meetings between January and April of
2005, and addressed a range of economic feasibility, land use, traffic, public
service and related issues. Numerous physical development concepts were
evaluated by the RAC, and subsequently were usedtoit est 06 t he emerging
Conceptual Land Use Plan. The accompanying Guiding Policies (see Section
3.5) were prepared as the basis for preparation of a specific plan which would
provide for the coordinated redevelopment of this site.
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SECTION 2 INTRODUCTION

Figure SP-1: Regional Vicinity Map
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SECTION 2 INTRODUCTION

2.3 Relationship to Zoning and General Plan

The City of Pleasant Hill adopted a comprehensive update to its General Plan on

July 21, 2003. The 2003 General Plan classified the subject site and the entire

Contra Costa Center for fACommercial and Ret a
area ratio (FAR) of 0.40 was applicable to development of all properties under

the Commercial and Retail classification, subject to applicable zoning

requirements. The Specific Plan replaces the prior Zoning Ordinance

development standards, and requires the approval of detailed development

plans.

Property within the planning area is currently zoned as a Planned Unit
Development (PUD) district, in order to facilitate greater flexibility to meet the
following objectives:

(a) Establish a procedure for the development of large parcels of land in order to
reduce or eliminate the rigidity delays, and conflicts that otherwise would
result from application of zoning standards and procedures designed
primarily for small parcels.

(b) Ensure orderly and thorough planning and review procedures that will result
in quality urban design.

(c) Encourage variety and avoid monotony in large developments by allowing
greater freedom in selecting the means to provide access, light, open space,
and amenities.

(d) Encourage allocation and improvement of common open space in residential
areas, and provide for maintenance of the open space at the expense of
those directly benefiting from it.

(e) Encourage the assembly of properties that might otherwise be developed in
unrelated increments to the detriment of surrounding neighborhoods.

The adjoining Crossroads Project site (see Figure SP-2) was placed into a PUD
zoning district in 2004 in order to accomplish many of the same objectives. Itis
intended that the planning area PUD zoning identify a requirement for
consistency with the policies and standards established in this Specific Plan, and
apply to all changes in land use as well as future discretionary entitlements on
the 12.513-acre site.
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SECTION 2 INTRODUCTION

Figure SP-2: Relationship to Pleasant Hill
Commons Redevelopment Area
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SECTION 2 INTRODUCTION

Figure SP-3: Project Location within Previously Approved
Monument Boulevard Area Amendment to Redevelopment Plan
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