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. INTRODUCTION
A. Specific Plan Area - Location and Description

The Alhambra Valley is located in unincorporated Contra Costa County, just outside and south of the City of Martinez in
the north central part of the county. Alhambra Valley is primarily a rural area and is located within the Alhambra Creek
watershed. Steep hillsides with gently sloping hilltops are typical physical characteristics of the valiey. The valley floor
has both wide areas and is narrow other places and supports a variety of agricultural activities which include grazing of
livestock, growing of orchards and other row crops. Most of the valley is densely vegetated with native trees, shrubs and
annual grasses which cover much of the hillside areas; most homes are scattered throughout the area at rural-residential
densities.

The boundary of the planning area is roughly defined by the watershed surrounding Alhambra Creek and is totally within
unincorporated Contra Costa County. More specifically, the specific plan area is located south of Highway 4 and west
of Pleasant Hill Road. Its regional location is shown on Figure 1. It encompasses approximately 2,800 acres (4.5 square
miles) and has over 650 residents. Although the Specific Plan is located entirely within the unincorporated part of the
county, a portion of the plan area is located within the sphere-of-influence of the City of Martinez. Briones Regional Park
borders the Valley on the west and south, and the City of Mantinez borders the eastern and northern edges.

B. Purpose and intent of the Specific Plan

The Board of Supervisors adopted the new Contra Costa County General Plan 1990-2005 in January of 1991. Specific Plans
are intended to be vehicles for implementing the goals and policies of a jurisdiction’s General Plan, and can only be
adopted or amended if they are consistent with the jurisdiction’s General Plan, or if that Genera! Plan is amended for
consistency.

The Alhambra Valiey Specific Plan has been developed to provide additional guidance to implement existing County
General Plan policies which may apply to the area. The County General Plan contains provisions which regulate land
use, development on sloped and hillside areas and limits the areas appropriate to urbanization as defined through the
Urban Limit Line. The Specific Plan contains provisions which provide the guidance needed to implement these general
land use policies within the boundaries of the specific plan area.

California State Planning Law authorizes 2 jurisdiction to adopt specific plan for any area within its jurisdiction for
purposes of providing additional detail to the implementation of its General Plan. Section 65459 ¢of the Government Code
specifies that specific plans include text and diagrams specifying:

0 The distribution, location and intensity of land uses, including open space, within the plan area;
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0 The distribution, location and capacity of infrastructure, including transportation, sewa ge, water, storm
drainage, solid waste and energy systems;

0 Standards and criteria for development and utilization of natural resources;
0 An implementation program, including capital improvement plans, regulations and financing strate-
gies.

The Specific Plan is a long-range planning tool to guide both public and private investment in Alhambra Valley. The
Specific Plan implements County General Plan policies related to land use, transportation and conservation by
establishing strict regulations for the protection and enhancement of natural resources and scenic beauty of the valley.
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Figure 1
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C. Conformity to the County General Plan

1. Relationship to the County General Plan

The Specific Plan contains detailed guidance about development on hillside areas through establishment of slope density
policies and hillside design guidelines which consider the physical characteristics of Alhambra Valley. The specific plan
also discusses in more detail how the Urban Limit Line will be interpreted throughout the specific plan area. Also included
in the plan text is a description of preferred roadway widths and how loca! roads should be improved to accommodate
local traffic and to achieve other goals and scenic resource goals and objectives of the specific plan.

The Specific Plan does not deviate from adopted General Plan policies and because of this consistency, the development
envisioned under the Specific Plan will only occur at adopted General Plan development densities. The land use
regulations and other proposals contained in this Specific Plan document are intended to implement General Plan
policies.

2. Relationship 10 the Urban Limit Line and the 65/35 Land Preservation Standard

The County General Plan also contains a countywide growth management program which was passed by voter initiative
in November of 1990. The Countywide Growth Management Program establishes what is known asthe Urban Limit Line
and defines the limits of urbanization throughout the county and does not aliow for general plan amendments which
would lead to urbanization.

Because the Urban Limit Line is broadly defined in the County General Pian, the Specific Plan takes steps to more ciearly
define this boundary. Along withthe Urban Limit Line, the Growth Management Programalso established the 65/35 Land
Preservation standard, which limits the amount of urbanization throughout the county to 35 percent. The remaining 65
percent is devoted to non-urban uses. The Specific Plan conforms to Growth Management Standards because the
urbanization which is allowed by both the County General Plan and Specific Plan occurs within the Urban Limit Line and
is already counted towards that portion of the county which is to be urbanized.

The growth management program also establishes certain requirements for performing traffic studies for development
projects. The Specific Plan does not propose any development which was not anticipated under the County General Plan
and therefore does not need additional analysis for adoption of the Specific Plan as far as Growth Management
requiremnents are concerned. However, individual development applications which are submitted in the future are
subiject to Growth Management requirements for meeting levels of 2 service standards for not only traffic and circulation,
but also for the other urban services which are needed to support development. This issue is discussed in more detail
in a later section of the Specific Plan.
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D. Public Participation

The County Board of Supervisors gave direction to planning staff in August 1987 to prepare a specific plan for Alhambra
Valley through a citizen planning committee which was assembled for this purpose. Known as the Alhambra Valley
Specific Plan Citizens Advisory Committee, this group met regularly between August 1987 and September 1990, In early
spring of 1992, the Committee reconvened to review the newly formatted plan document and to make minor changes
to conform with the Contra Costa County General Plan 1990-2005. The Cities of Lafayette, Martinez and Pleasant Hill have
also participated in the review of the new specific plan.

E. Pian Organization

This plan places the goals and policies in Chapter I. Plan Designations are outlined in Chapter IIl and Land Use
Regulations in Chapter IV. The Design Guidelines, a major feature of the Specific Plan effort, isincluded in tact as Chapter
Five of this document, while Implementation is included as Chapter 6 in this plan.
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H. GOALS AND POLICIES

The Contra Costa County General Plan 1990-2005 contains a number of goals and policies which have applicability to
the Alhambra Valley. These General Plan policies will continue to apply as they relate to both public and private
development projects in the area. The following additional goals and policies provided added detail for the Specific Plan
area.

A. THE ENVIRONMENT
Goal I: Preserve and enhance both the natieral and man-made environment in Alhambra Valkey.

Policy 1:  Structures shall be designed to blend into, rather than dominate the natural setting, especially
on ridgelines. The massing of new dwellings should be compatible with the natural setting.

Policy 22 Onlyallow development which is sensitive to available natural resources and features. New
development shall generally conform with natural contours and avoid excessive grading.

Policy 3. Hilltops, ridges, rock outcroppings, mature stands of trees and other natural features shall be
preserved to the greatest extent possible in the design of new projects,

Policy 40 Require development proposals to include an environmentally-superior design alternative as
part of the environmental review process.

Goal2 Restric development in environmentally sensitive areqs.

Policy 1:  Avoid conventional developmentin flood inundation zones; prohibit development in Federal
Emergency Management Act 100-year flood zones.

Policy 2. Slopes over 26 percent shall be considered unsuitable for residential development. Conven-
tional padded development s prohibited in these areas. Hillside areas greater than 30 percent
slope shall not be developed for residential building sites and shall not be included in any
calculations to meet net parcel size requirements.

Policy 3:  Slope stability shall be a primary consideration in the ability of land to be developed. Allow
no development in landslide areas unless the area is stabilized through high-quality engineer-
ing design, and construction and approved by the County.
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Goal 3 Enhance watercourses and associated riparian habitat to their satural state to resiore water quakty,
wildiife diversity, aesthetic vallies and recreation opportsmities.

Policy I:  Require a creek setback for any development proposal along a creek or natural waterway.
Policy 2. Require a Creek Preservation plan to restore and enhance this resource.

Policy 3:  Ensure that any new parcels which are proposed along watercourses meet the minimum lot
size requirements of that General Plan description.

Goal £ Minimize air, water, noise and sodl poltution tn Alhamibra Valey.

Policy1:  Protect perennial and intermittent streams from pollution caused by dumping, sewage,
seepage, laundry water or siltation.

Policy 2:  Encourage energy efficient features in new development and require that new additions or
remodeling projects conform with building code regulations related 1o energy conservation.

Policy 3. The use of toxic and nutritive chemicals by agricultural operators shall be minimized.
Goal & Protect historical and archaeclogical resources.

Policy 1:  Protect the Altamarino Adobe and the Stenzel family graveyard.

B. New DeveELOPMENT

Goall:  Abow development in accond with the goals and policies of the Countywide General Pian as 1 pertains to
Alhambra Valey.

Policy 1:  Establish regulations for new development that ensure compatibility with Genera! Plan
designated land uses.

Policy 2 Ensure that the applicable rules for environmental protection are applied to both major and
minor subdivisions.

C. PusLic Services & FaciLmes

Goal I Provide adequate levels of public services within Alhambra Valley, Ensurenew publicfacliities are sensitive
to the natural setting,
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Policy1:  Dedication of public roads in unstable hillside areas shall not be accepted by the County.
Private roads which would require an excessive degree of maintenance and repair costs shall
not be aliowed.

Policy2:  Detention basins shall be designed to provide recreation and open space opportunities when
basins are not being used to hold water if liability and maintenance issues can be resolved.

Goal2  Minimize soll erosion and rinoff throughout Alhambra Vally.

Policy 1:  Require new development to provide on-site storm water and drainage facilities which
accommodates full buildout and considers a range of design alternatives.

Policy 22 Control erosion in natural watercourses where creek capacity and bank stability necessitate,
while maintaining consistency with the Creek Preservation plan for that development. Minor
structural improvements, e.g. drop structures, may be allowed if consistent with the concepts
of the Creek Preservation Plan.

Policy 3:  Encourage appropriate agencies to develop watershed management practices to reduce soil
loss and excessive runoff and to minimize effects on downstream areas.

Policy4:  Encourage public participation in the review of design issues for major flood control projects.
Goal 3: Ensure that adequate and a quality water supply is available to areas designated for new homes.

Policy 1:  The service area for the Martinez water system shall be limited to the area outside the Briones
Hills Agricultural Preservation Area.

Policy 22 Water service systems for new development shall be required to meet State and County
regulatory standards for water delivery, water siorage and emergency water supplies.

Policy 3:  Prior to approval of development entitlements, new development shall obtain verification
form the appropriate water service agency, be it the City of Martinez or the County Health
Services Department, that an adequate and safe water supply can be provided to serve
development. All new subdivisions created after adoption of Specific Plan within Urban Limit
Line shall be connected to Martinez Water Department.

Policy 4:  Require all new development to be served by a public sewer service orto provide an adequate
and safe septic system which meets the standards of the County Health Department.

Policy 5:  The establishment of small community well water systems to serve proposed subdivisions
shall be prohibited.
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Policy 6:

Policy 7:

The physical and service infrastructure, public and private, which supports agriculture shall be
promoted.

Efforts to assure an adequate, high quality and fairly-priced water supply to imigated
agricultural areas shall be supported.

D. AGRICULTURAL RESOURCES

The specific plan acknowledges the rural residential character of Alhambra Valley and actively supports the continuation
of agricultural activities not only within the specific plan area, but in the lands to the west. The County General Plan
contains several goals and policies related to agriculture and the most significant of these goals and policies are listed in

this section.

The Specific Plan fully encourages the retention and maintenance of existing agricultural uses as long as they prove to
be viable economic pursuits, while acknowledging potential land use conflicts with nearby or adjacent urban uses. The
intent of the County General Plan policies related to conflicts between agricultural and urban uses is to give priority to
maintaining the agricultural use. The following Specific Plan goals and policies express this intent.

Goal I:

Toencourgge andenhance agriculture andiomainiain and promote a heakhy and competitive agricubural

economy in Athanbra Valiey.

Policy 1:

Policy 2:

Policy 3:

Policy 4:
Goal 2

Policy 1:

Policy 2:

Policy 3:

Agriculture shall be protected to maintain the semi-rural atmosphere and to retain a balance
of land uses in Alhambra Valley.

The County shall encourage agriculture to continue operating adjacent to areas of planned
urban development.

Retain and encourage the use of Williamson Act contracts to preserve agricultural uses.

A full range of Agriculturally-related uses shall be allowed in agricultural areas.

To minimize and resolve conflicts between ggriculural and urban uses.

Establish regulations for new development that ensure its compatibility with agricultural uses.

Allow only development that is compatible with existing agricultural, residential and open
Space uses.

Require adequate (a minimum 60 foot) setbacks for structures located within or adjacent to
areas with either an Agricultural Lands or Parks and Recreation land use designation.
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Policy4:  Inform and educate prospective home buyers in or near agricultural areas regarding the
nuisance and hazards associated with nearby agricultural practices.
Policy 5. Agriculture shall be protected from nuisance complaints from non-agricultural land uses.

E. Trarric, CIRCULATION AND SCENIC ROUTES.

Goal I Maintain Ahambra Valley and Reliex Valley Roads to two travel lanes as a way to reduce through traffic
and as a way to preserve the scemic qualities of these corridors.

Policy 1. Establish an 80 foot right-of-way for Alhambra Valley Road and an 84 foot right-of-way for
Reliez Valley Road.

Policy 2. To the extent possible, improve and maintain the aesthetic views from and natural features
which occur along scenic corridors.

Policy 3:  To the extent practical, enhance public access from scenic routes to_parks, trails and other
public attractions.

Policy4:  Enhance views from designated Valley Gateways, which include Afhambra Avenue at
Alhambra Valley Road, Alhambra Valley Road at Reliez Valley Road; and Alhambra Valley
Road at the Vaca Creek Crossing.

Policy 5:  Limit Reliez Valley and Alhambra Valley Roads to one travel lane in each direction while
allowing safety features such as turning lanes while providing for separated trails within the
right-of-ways of those roads.

Policy 6:  Acknowledge that the existing trees along Alhambra Valley and Reliez Valley Roads signifi-
cantly contribute to these scenic corridors and all efforts shall be made to preserve them.

Policy 7. Prohibit the installation of any solid board fences along Alhambra Valiey and Reliez Valley

Roads. Allow only open rail fencing within the front yard setback on all properties fronting
these roadways.

Goal 22 Mainiain safe road conditions throughosut the Specific Plan area.

Policy 1: ~ Underground overhead electrical and telephone transmission lines as part of any major road
improvement or utility project.

Policy 2:  Minimize access points along Alhambrz Valley and Reliez Valley Roads.

10
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Policy 3:  Minimize traffic congestion problems in front of john Swett School.

Policy 4:  Give priority, in terms of road improvements, to the continuous segment of Alhambra Valley
Road and Alhambra Avenue from the Reliez Valley Road intersection to the Santa Fe Railroad
trestle.

Policy 5:  Mitigate any public safety hazards caused by new development which relate to traffic,
circulation and parking.

Policy 6:  Establisha road signage program which discourages through traffic and maintains safe travel
speeds.

Policy 7. Provide adequate sight distance at entryways to new development.

Policy8:  To the fullest extent possible, reduce traffic-related impacts of new development on adjacent
property owners and neighboring jurisdictions.

F. Scewnc Resources & CoMMmunity DesiGn

A major feature of Alhambra Valley is the perception of the many scenic vistas and areas of significant topographic
variation of the landscape, which are characteristic throughout the valley. Views of ridgelines and hills form the backdrop
for much of the valley. These views help reinforce the rural residential feeling of Athambra Valley and provide an
important balance between the rural atmosphere and low-density residential areas within and just outside the valley.

Goal I: Preserve and protect areas of identified high sceric value.
Goal 2 Preserve the rural-residential atmosphere in the area

Policy 1:  Develop and adopt design standards to regulate new residential development and which
maintains the rural-residential atmosphere in Alhambra Valley.

Policy 2. To the extent feasible, scenic features should be protected or maintained, either through land
dedication to a public agency or through the granting of scenic or conservation easements.

Policy 3:  High quality engineering of slopes shall be required to avoid soil erosion, downstream
flooding, slope failure, loss of vegetative cover, high maintenance costs, property damages
and damages to visual quality. Slopes in excess of 26 percent shall be developed to follow the
natural contours of the land while development on slopes over 30 percent are prohibited.

Policy4:  In order 1o conserve the scenic beauty of Alhambra Valiey, developers shall generally be
required to restore the natural contours and vegetation of the land after grading and other Jand

11
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Policy 5:

Policy 6:

Policy 7:

Policy 8:

POHCY G

Policy 10:

disturbances. Public and private projects shall be designed to minimize damages to significant
trees and other visual landmarks.

Extreme topographic modification, such as filling in canyons or removing hilltops shall be
avoided. Clustering and planned unit development approaches to development shall be
encouraged. All future development plans, whether large-scale or smali-scale, shall be based
on identifying safe and suitable sites for buildings, roads and driveways.

The construction of new structures on open hillsides, the top of scenic ridges or within 50 feet
of the ridgeline shall be discouraged.

Enhance and protect access to established scenic routes through the development of trails and
other facilities.

New projects shall be designed to blend in with the rural setting of Alhambra Valley as much
as possible; the use of fire resistant materials shall be encouraged.

New buildings which are proposed in highly visible areas, such as on hillsides, shall be sited,
designed and landscaped so that supporting columns, piers and building undersides are not
visually dominant.

The use of scenic easements shal] be encouraged to protect agricultural and park lands which
abut land with urban land use designations.

G. INTERGOVERNMENTAL COOPERATION

Policy 1:

Ensure that any proposed general or specific plan amendments are sent in a timely fashion to
neighboring jurisdictions for their review and comment.

12
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L PLAN ELEMENTS

A. The Urban Limit Line

The precise location of the Urban Limit Line (ULL) does not follow property lines in some areas. The line as it was approved
by the voters was somewhat conceptual. This Specific Plan establishes the precise location of the Urban Limit Line in the
Alhambra Valleyarea. The ULL generally nuns along the boundaries of the General Plan land use designations, except
with some minor variations, as shown in Figure 2.

For purposes of defining the maximum amount of future development which could occur within areas which are
designated for residential development, this Specific Plan estimates that no more than 231 additional new housing units
will be developed from the date of adoption of this plan.

Although the Specific Plan establishes this limit on new development, efforts to developan infrastructure fee may require
the need to revise or develop new projections 10 more accurately assess the amount of possible new development in the
Specific Plan area and the study area covered by the Reliez Valley Task Force.

B. Specific Plan Land Use Element: Land Use Designations and Compatible Zoning Categories

Figure 3 shows the land use designations within the Specific Plan area. Specific Plan land use designations do not always
follow property lines. A description of these categories is listed below along with compatible zoning designations.

Swaie Famy Resoennac, Very Low Densiry (SVL)

This designation has been applied to property generally located on either side of Athambra
Valley Road as the road tumns east towards Richmond. This designation has also been applied
to a portion of the Stonehurst residential development, north of Alhambra Valley Road. This
designationallows a maximumof one single family unit per netacre. The minimum parcel size
is 43,560 square feet according to the County General Plan

Compatible zoning designations for this General Plan land use category are Single Family
Residential, R-40 (40,000 square feet net minimum parcel size); R-65 (65,000 square feet net
minimum parcel size);R-100 (100,000 square feet net minimum parcel size; the Planned Unit
District (P-1) and all Agricultural Districts (A-80; A-40; A-20; A-4; A-3; A-2).

13
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