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AGENDA ITEM NO.

REPORT TO COUNCIL COMMITTEE ON
HOUSING & ECONOMIC DEVELOPMENT

TO: HONORABLE COMMITTEE MEMBERS:

DATE: September 28, 2015

SUBJECT: DISCUSSION OF CHANGEABLE ELECTRONIC VARIABLE MESSAGE SIGNS
(CEVMS)

Report in Brief:

Planning staff has been asked to outline the process for amending the Sign Ordinance of the
Development Code to allow a freeway-oriented Changeable Electronic Variable Message Sign (CEVMS)
along the Interstate 680 corridor in Concord. The City’s existing sign code under Chapter 18 prohibits both
freeway oriented signs and electronic message display signs. Currently, there is no application pending for a
CEVMS.

A CEVMS, also known as a digital billboard or electronic message board, is a very large structure
focused towards highway traffic that typically contains a two-sided digital message screen. The digital
message screen that projects the changeable advertisements and other messages is a standard 48 feet wide
by14 feet high. If an amendment to the City’s sign regulations were approved to allow a CEVMS, it could be
leased by a private property owner to an outdoor advertising agency or be managed directly by the property
owner. Benefits to the City may include 1) new opportunities for promotional and/or commercial advertising
for local businesses; 2) Public Service Announcements (PSA) of public safety, branding, tourism and
downtown events, in limited quantities and timeframes, through a licensing agreement; 3) an annual fee to the
City; and 4) utilizing the sign as a gateway feature for the City of Concord.

The request to amend the Development Code to allow one or more CEVMS types of signs is a multi-
faceted issue with consideration needed to be given to safety issues, economic development benefits, new
opportunities to advertise community events and tourism, aesthetic issues, and legal issues related to
regulation of sign content and placement. A change in the City’s sign regulations may require the creation of
a special sign district, and would require review of equitability in terms of sign regulations, placement of the
sign in respect to residential districts, and the process involved to allow such a sign.

This report provides an overview of the issues and the proposed rezoning process in order to gain
feedback from the Housing and Economic Development Committee.

Key Issues for Consideration:

The Concord Municipal Code, 18.180.080 G 2, currently allows signage for private properties within
660 feet of a freeway; however, the sign must be oriented to the local street system and not visible from the
freeway. Section 18.180.080 (C) prohibits electronic message display signs and variable intensity. This code
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section also prohibits Brilliant Lights (18.180.080 D), any sign with brilliant lighting that conflicts or

interferes with traffic, both vehicular and pedestrian, from a public safety standpoint or affects adjacent
properties, because of shape, design, color or reflected light.

There are several key issues to address when considering amending the City’s current regulations that
prohibit freeway-oriented signs. These are discussed below.

Legal Considerations:

Pursuant to established law regarding freedom of expression and the First Amendment, sign
ordinances may regulate the time, placement and manner of signage only. Time means when a message may
be displayed (e.g. certain hours of the day, lighted signs turned off at night); placement means where the
message may be displayed, and manner means how the message is presented (static sign, sign size, on-site
signs). For signs located on private property, restrictions that are placed on advertisements for legal products
or services can present very serious First Amendment issues -- typical targets where Cities may wish to
prohibit advertisement (signs) are: alcohol, tobacco, sexually-oriented businesses, and gambling
establishments (State law prohibits obscene words and pictures). When a public entity is the owner of a
property where advertising is allowed, content-based restrictions are legally allowable, unless a public forum
of some kind has been created.

Sign regulations are similar to zoning regulations in that the primary stated purpose is to protect the
health, safety, and general welfare of the public at large. A fundamental issue when considering a new type of
sign regulation is whether the regulation advances substantial public interest. Sign regulations are upheld by
courts for the following reasons: 1) as a traffic safety measure and 2) to improve the appearance through
aesthetic regulations that are related to the general public welfare.

The City’s current sign regulations, found in the Development Code Section 18.180.080, state that the
purpose is to promote and enhance the aesthetic qualities of the City, and to provide minimum standards to
safeguard life, health, property and public welfare. The City’s current sign regulations allow on-site or on-
premises signs, which are signs to direct attention to a business or service on the property where the sign is
placed, such as a shopping center entrance sign. The sign code currently prohibits off-site or off-premises
signs, which direct attention to a business, etc. at a location different from where the sign is located, such as
billboards. If a CEVMS is leased on a private property, the sign would allow any commercial business in any
location to promote and advertise, thus becoming on off-premise sign which is currently not allowed.

In one famous sign case, Metromedia, Inc. v. City of San Diego, 453 U.S. 490, 101 S. Ct. 2882 (1981)
(Metromedia), the Supreme Court struck down a City ordinance that imposed substantial restrictions on
outdoor signs. According, to that case, allowing an off-premise sign on only one private property could be
unfair for other similar businesses, which could result in a legal challenge. The City’s current sign regulations
do not allow freeway signs, so making an exception to allow one freeway sign on a private property may raise
concerns about the fairness and equitability of the sign regulation as it should be applied equally to all
Concord property owners located along 1-680.

To address this concern and still provide for the desired limitation of CEVMS signs, the City would
need to establish “sign overlay districts” in which any business could apply for an off-premise sign. As
discussed below, it is possible those districts could be limited to certain freeway and/or highway corridors. In
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addition, an off-premise sign that favors commercial speech over non-commercial speech would raise First
Amendment issues. As a result, any sign ordinance would need to allow for “message substitution” so that
unregulated non-commercial speech can replace commercial speech. It should also be noted that in the
Metromedia case, the Supreme Court also found that billboards and other forms of outdoor signage are
intended to divert, and do divert, a driver’s attention from the roadway, and that billboards are a traffic hazard.

Amortization:

When considering a code amendment to allow a specific type of sign, a community also needs to
evaluate impacts when a sign becomes outdated. A legally established sign which does not conform to the
sign regulations is difficult and costly to remove, and State law requires that cities pay just compensation or a
relocation agreement be executed. The City’s current sign regulations allow a non-conforming sign to remain
as long as it is not expanded, moved or relocated other than to bring it into conformity with existing zoning.

Safety:

Numerous studies have evaluated the effects of outdoor advertising on driver safety, with the more
relevant research by Caltrans completed on October 2012 and the Planning Advisory Service (PAS) through
the American Planning Association (APA). The Caltrans paper provides data from other studies and authors
in regards to driver distraction. Both Caltrans and APA cites author Jerry Wachtel with The Veridian Group,
“there is growing evidence that digital billboards distract drivers because these signs increase driver glance
duration and the driver’s gaze is reflexively drawn to objects of different luminance in the visual field.”
Findings from the APA report support the argument that while there is no definitive research showing
increased crashes due to the presence of billboards or digital billboards, there is an increased crash risk based
on research on the effects of billboards on driver attention and the effects of driver distraction on safety.

The PAS report notes that that expanded content of a dynamic sign (CEVMS) contributes to extended
distraction from driving. The PAS study evaluates message duration, transition, impact of electronic
messages, video signs, brightness standards and enforcement. PAS cites that specific approaches taken by
jurisdictions to regulate the CEVMS signs vary greatly, depending on how each wants its community to
appear. Some communities prohibit electronic signs while others allow such signage with varying levels of
regulations.

Economic Development:

One of the benefits of allowing a CEVMS is that some of the advertising time may be designated for
the City of Concord for community messages, amber alerts, upcoming events at the Concord Pavilion, and
special events such as those held at Todos Santos Plaza. However, it is likely that preference will be given to
paid commercial advertisements over public announcements, and the extent of public service announcement
may be significantly limited. If the process proceeds forward, allocation of public announcements in
percentage of time in a twenty-four hour period should be carefully evaluated and negotiated.

There is also the benefit of providing a new opportunity for advertising for local Concord businesses.
Because the sign is intended to be on leased private property, the space for advertisers will be on a market
driven competitive basis. For example, restaurants, hotels, and other destinations from adjacent communities
may want to advertise on the CEVMS to reach the 1-680 audience. Within Constitutional free speech
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protections, the sign may advertise all competitive businesses, retail and products, such as alcohol, hookah
lounges and adult shops, including those from surrounding and distant communities.

In Cities where the CEVMS signage is allowed, it is a common requirement that an annual license fee
be paid to the City from the sign vendor, estimated on the order of $50,000 to $60,000 per year. The monthly
rent paid by the sign vendor could be quite substantial, at $40,000 or more per month paid to the private
property owner.

Gateway Signs:

A CEVMS sign could include the name or logo of the City of Concord as part of the sign, potentially
expanding the “branding” of the City to the larger highway traveling public. An example is included in
Attachment 1, showing a CEVMS sign installed in the industrial area of the City of Benicia that includes static
lettering copy of the “Benicia” logo over the digital message board. Under the current sign code, signs that
are installed by the City for the purpose of announcing events or transmitting community information are
exempt from a permit, provided they meet the current regulations. Because the CEVMS sign would be
located outside of the public right-of-way, allowing a gateway sign on private property would impact the
existing sign regulations as well as the public’s impression of Concord, if the aesthetic impacts from the sign
and advertising do not represent the City well.

Policy Issues:

If a CEVMS were to move forward, the larger issues of public policy to address are:

Does the proposed CEVMS meet the purpose of the sign regulations?
Allowing an off-premise sign on a private leased property.
Regulation of content.

Legal concerns of equitability.

A public gateway sign on a private property.

Evaluating the sign from a safety and traffic perspective.

Signs on Private Property versus Public Property:

If the City of Concord wishes to move forward with new sign regulations with the intention of
increasing the profile of the City along 1-680, two approaches can be evaluated. The first option is to consider
a family of signs for the City which would include a civic gateway sign, gateway signs along corridors, and
wayfinding signs. This would be similar to applying a Master Sign Program for the City. The design of the
signs can be part of a branding strategy that is consistently applied throughout special corridors and identifies
Concord as a unique destination.

An alternative solution may be to allow the opportunity for one or more CEVMS signs a private
property as part of a master sign program. The on-site sign messages would be limited to establishments
within the shopping center or mall. In this manner, all commercial enterprises on the private property would
have a fair opportunity to advertise and proliferation is kept under check. In other words, only tenants within
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the shopping center (which are all Concord businesses) would be allowed to advertise their business and
products on the CEVMS.

Additional Factors to Consider Whether CEVVMS is on Public or Private Property:

. Caltrans requirements for distance & location of signs

. Contra Costa County Airport Land Use Commission policies on light distraction and location of such
sign within the airport influence area

. Requirements from California Manual on Informed Traffic Control Devices (MUTCD)

. Evaluation of brightness that may affect vehicular safety and residential areas

Caltrans sets regulations for outdoor signs along freeways. Based on regulations for outdoor Message
Center Displays, a sign shall be located 660 feet from the right-of-way, maintain a 1,000 feet between signs,
height limit of 25 feet and 60 feet in length. Currently, Caltrans has an electronic reader board sign adjacent to
Willow Pass Shopping Center. Any additional sign would require approval through Caltrans. Additional
regulations regarding illumination standards will also have to be evaluated prior to any code amendment.

Examples from other Communities:

Staff contacted or visited local communities to better understand the aesthetics, location, and types of
freeway-oriented signs. Two communities visited were Benicia and Martinez. Both communities recently
approved digital signs along the 1-680 north. In the case of Benicia, the sign is located in the industrial
parkway zoning district. The sign has a static Benicia City logo topping a CEVMS. Staff observed eight
changing images in this CEVMS with commercial advertisements from non-Benicia communities, including
Fairfield Automall, Lake Tahoe Shakespeare Festival, Sonoma Raceway and the Oracle Arena. The Martinez
sign is a double sided digital sign located along the Benicia Bridge.

Staff also contacted other Cities in the East Bay regarding regulations of digital signs, which include
Walnut Creek, San Ramon, Oakland, Dublin, Pleasant Hill and Pleasanton. Pleasanton currently has one
CEVMS only for the Pleasanton Fairgrounds Racetrack. The sign is located on the fairground property and
advertises events at the fairground. In 1995, the Planning Commission for the City of Dublin approved a
freestanding electronic reader board through a master sign program for the VVolkswagen dealership on
Interstate 580. In 2011, the dealership wanted to upgrade the sign to reflect current technology with full color
images. However the application was denied due to public opposition. Pleasant Hill, Walnut Creek and San
Ramon prohibit electronic signs and billboards as of right.

The Code Amendment Process:

Several approaches may be considered to amend the existing sign regulations in the Development
Code to allow CEVMS signage. One option is to amend the sign code and allow CEVMS signage along
freeways within the City of Concord. CEVMS signage could then be located along 1-680, Highway 242 and
Highway 4. Future development in the Concord Reuse Area could then take advantage of a CEVMS to
advertise new development.
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Another approach would be to limit a CEVMS to only properties along 1-680. The zoning districts
along 1-680, West Concord Mixed Use (WMX) and Regional Commercial (RC), are comprised of a mixture
of commercial development, including the Sun Valley Shopping Center, numerous individual commercial
businesses, and the Willows Shopping Center. Allowing a CEVMS for only one commercial and or retail
business or property would not allow for an equal playing field among businesses and may not be legally
defensible. If one sign is allowed, other businesses along the interstate may justifiably also request similar
signage. Commercial businesses and strip mall developments that are on major roadways in the City of
Concord may also request CEVMS signage in the form of a ground sign to advertise promotional or weekly
specials. If this approach moves forward, then a comprehensive code amendment should evaluate digital
signs for both on-premise and off-premise signs.

If a sign amendment proceeds, notice must be given within a 500 foot radius including residential
districts. Input on this issue would be needed from residents in City of Pleasant Hill and the City of Concord
through public hearings at the Planning Commission. Of concern to residents may be the brightness and
illumination of CEVMS because they are on at all times of the day and night. Because conditions vary for
daytime versus nighttime, any code amendment should evaluate brightness, legibility and contrast. During the
day, the issue is reducing or minimizing glare and maintaining contrast between the sign face and the
surroundings. At night, the issues are the degree of brightness and its impact on light trespassing into
residential areas. In addition, enforcement standards for luminance and content will need to be evaluated.

Proposed Schedule:

Pending the direction from the Housing & Economic Development Committee, the following is an
outline of input from various commissions and public process that would need to take place prior to adoption
of a sign code amendment:

Fall / Winter 2015:  Study Session Design Review Board
Fall / Winter 2015: Study Session Planning Commission Review

Winter 2016: Forum Chamber of Commerce and Small Business Association
Winter 2016: Forum with local businesses, residents, sign companies

Spring 2016: Final Design Review Board

Spring 2016: Final Planning Commission Review with Draft Ordinance Language
Summer 2016: City Council Review

The above schedule is an estimated timeline for review, based upon prior sign code amendments,
public outreach and limited staff resources. The process involved may take multiple Study Sessions with the
Design Review Board and Planning Commission. The timeline offered above is preliminary and will be
refined to include any expanded scope.

Fiscal Impact:

In prior reviews, staff found that cities such as Newark and Milpitas received an annual license fee of
$60,000 and $50,000 per sign respectively, with negotiated increases on the 4™ and 5™ anniversary of
installation. In order to allow public messages on a CEVMS, the City would be required to expend funds to
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design promotional pieces and to manage the messaging process. It is likely that the licensing fee cost would
be fully expended in costs to prepare and manage the PSA messaging.

Recommendation:

Staff seeks guidance from the Committee as to whether there is desire in further researching and
allowing CEVMS signage. If there is further interest, then what would be the overall goals in pursuing such a

policy.

Prepared by:  Afshan Hamid, AICP
Associate Planner
afshan.hamid@cityofconcord.org

Reviewed by: John Montagh
Housing & Economic Development
Manager
john.montagh@cityofconcord.org

Reviewed by: Suzanne Brown
Senior Assistant City Attorney
% suzanne.brown@cityofconcord.org

Grogan Reviewed by: Laura Simpson
eputy City Manager Planning Manager
jovan.grogan@cityofconcord.org laura.simpson@cityofconcord.org
Enclosures:

Attachment 1: Images of CEVMS signs
Attachment 2: APA Zoning Practice: Is Your Community Ready for Digital Signage
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Benicia gateway CEVMS sign

Benicia gateway sign 1-680 north
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Looking Ahead:

Regulating Digital Signs and Billboards

By Marya Morris, Aicp

Cities and counties have always been challenged to keep their sign ordinances updated

to address the latest in sign types and technologies.

Each new sign type that has come into use—
for example, backlit awnings and electronic
message centers—has prompted cities to
amend their regulations in response to orin
anticipation of an application to install such a
sign.

The advent in the last several years of
signs using digital video displays represents
the latest, and perhaps the most compelling,
challenge to cities trying to keep pace with
signage technology. More so than any other
type of sign technology that has come into
use in the last 40 to 50 years, digital video
displays on both off-premise (i.e., billboards)
and on-premise signs raise very significant
traffic safety considerations.

This issue of Zoning Practice covers cur-
rent trends in the use of digital technology on
off-premise billboards and on-premise signs.
It recaps the latest research on the effects of

@A typology of moving-image signs. The
variable message sign at the right uses a
motor to switch among three different
static images. Next, the electronic
messageboard at Wrigley Field in Chicago
displays scrolling text and simple images.

The on-premise digital sign, pictured third
from left, looks like a giant television
screen, displaying a steady stream of video
images. On the far right, this digital bill-
board cycles through a number of static
video images at regularly timed intervals.

this type of changeable signage on traffic
safety. It also discusses the use of digital
video sign technology as a component of on-
premise signs, including a list of ordinance
provisions that municipalities should consider
if they are going to permit this type of sign to
be used. | use the phrase digital display or
video display, but these devices are also
referred to as LEDs or, collectively, as
“dynamic signs.”

BRIGHT BILLBOARDS

While digital technology is growing in use for
on-premise signs, it is the proliferation of digi-
tal billboards that has triggered cities and
counties to revise their sign ordinances to
address this new type of display. Of the
approximately half-million billboards currently
lining U.S. roadways, only about 500 of them
are digital. However, the industry’s trade

group, the Outdoor Advertising Association of
America, expects that number to grow by sev-
eral hundred each year in the coming years. In
2008, digital billboards represent for the sign
industry what the Comstock Lode must have
represented for silver miners in 1858—seem-
ingly limitless riches. The technology allows
companies to rent a single billboard—or
pole—to multiple advertisers. A billboard
company in San Antonio, for example, esti-
mated that annual revenue from one billboard
that had been converted from a static image
to a changeable digital image would increase
tenfold, from $300,000 to $3 million just one
year after it went digital.

It is very difficult for cities and counties
to get billboards removed once they are in
place. Billboard companies have made a con-
certed effort to get state legislation passed
that limits or precludes the ability of local
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governments to require removal of existing
billboards through amortization. The only
option left is paying cash compensation. The
federal Highway Beautification Act, which was
modified many years ago under industry pres-
sure, also prohibits amortization and requires
cash compensation for billboard removal.
With the amortization option unavailable,
some cities and counties have struck deals with
billboard companies requiring them to remove
two boards for every new one they install. Other
jurisdictions have established simple no-net-
increase policies. Although many communities
have had success with these approaches, in the

last few years the industry has devised a liti-
gious tactic to secure new billboard permits.
Billboard companies challenge the constitution-
ality of a sign provision, and when the ordi-
nance is in legal limbo, they rush in to secure
billboard permits.

The American Planning Association has
joined Scenic America, the International
Municipal Lawyers Association, and others in fil-
ing amicus curiae briefs in many of these cases
to show the courts the industry’s pattern of con-
duct and deliberate strategy to circumvent local
sign codes. A review in January 2006 found 113
such “shakedown” sign cases filed in the federal

The emergence of the highly lucrative digital
billboards has given local governments some leverage
to at least reduce the total number of billboards.

courts since 1997, and eight filed in state courts
in the same time period. For more information
visit the APA Amicus Curiae webpage at www.
planning.org/amicusbriefs.

The emergence of the highly lucrative
digital billboards has also, however, given
local governments some leverage to at least
reduce the total number of billboards. Many
of the applications cities are seeing for the
video billboards are requests by companies to
replace the static type with the new video dis-
plays in key locations. The added revenue
potential from a digital format has proved to
be enough of an incentive to get companies
to agree to remove multiple static billboards
in exchange for permits to install video dis-
play in certain locations.

In June 2007, Minnetonka, Minnesota, in
the Twin Cities area, reached a settlement with
Clear Channel in which the company agreed to
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remove 15 of the 30 conventional static image
billboards in the city in exchange for permission
to install its digital billboards. The city will per-
mit the company to install no more than eight
dynamic signs at four to six locations.

The City of San Antonio amended its sign
and billboard ordinance in December 2007 to
require the removal of up to four static billboards
in exchange for permission to install one digital
display billboard in their place. Prior to that
amendment the city had no provisions for digital
sign technology, but it did already have a two-for-
one replacement requirement. The city has a
developed a sliding scale that determines the
number of billboards required to be removed in
exchange for a single digital billboard. According
to the scale, the number of digital signs permit-
ted is determined by the total square footage of
static billboard faces removed. Therefore, a bill-
board company will be required to demolish as
few as three and as many as 19 billboards to get
one new digital billboard structure placed or an
existing static billboard face replaced.

IT DEPENDS ON YOUR DEFINITION OF
‘DISTRACTING’

Digital signs are brighter and more distracting
than any other type of sign. Other attention-
grabbers, like strobe lights, mirrors, search-
lights, and signs with moving parts, are typically
prohibited (or allowed under very narrow cir-
cumstances) by even the most hands-off juris-
dictions. The high visual impact of digital signs
has prompted highway and traffic safety experts
to try to quantify how drivers respond to such
distractions. This research, which is summarized
below, has been instrumental in helping cities
craft new sign ordinances that address the spe-
cific characteristics of such signs, including how
often the messages or images change, the
degree of brightness, and their placement rela-
tive to residential areas.

The Federal Highway Administration is cur-
rently conducting a study on driver distraction
and the safety or impact of new sign technolo-
gies on driver attention. The initial phase, which
is slated to be completed by June 2008, will iden-
tify and evaluate the most significant issues and
develop research methods needed to secure
definitive results. The FHWA anticipates the sec-
ond phase of the research study and final report
will be completed in the latter part of calendar
year 2009. Also, the Transportation Research
Board (a branch of the National Science
Foundation) has formed a subcommittee to
examine research needs on electronic signs.

@ Recent studies indicate
that digital displays
with continuous
dynamic content are
more distracting than
other types of moving-

image signs. Signs that
work well in pedes-
trian-oriented areas
might be inappropriate
for busy highways.

Until a couple of years ago, one of the only
studies on the effects of billboards and traffic
safety was a 1980 survey of existing research on
the subject prepared for the Federal Highway
Administration (Wachtel and Netherton 1980). It
did not, however, provide any concrete answers.
The study noted “attempts to quantify the
impact of roadside advertising on traffic safety

# City of Minnetonka, Minnesota.
2007. Staff report to city council rec-
ommending adoption of an ordi-
nance regulating digital signs. June
25. Available at
www.eminnetonka.com/commu-
nity_development/planning/show_
project.cfm?link_id=Dynamic_Signs
_Ordinance&cat_link_id=Planning.

# City of San Antonio City Code,
Chapter 28. Amendment Adding
Provisions for Digital Signs. Last
revised December 2, 2007.
Available at http://epay.sananto-
nio.gov/dsddocumentcentral/uploa
d/SIGNsecDRAFTF.pdf.

« City of Seattle, Land Use Code,
Section 23.55.005 Signs, Video
Display Methods. Last revised
2004. http://clerk.ci.seattle.wa.us/
~public/clrkhome.htm.
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have not yielded conclusive results.” The authors
found that courts typically rule on the side of dis-
allowing billboards because of the “readily
understood logic that a driver cannot be
expected to give full attention to his driving tasks
when he is reading a billboard.”

A 2006 study by the National Highway
Traffic Safety Administration that focused prima-
rily on driver distractions inside the car (i.e.,
phone use, eating, and changing the radio sta-
tion) concluded that any distraction of more
than two seconds is a potential cause of
crashes and near crashes.

A 2004 study at the University of Toronto
found that drivers make twice as many glances
at active (i.e., video signs) than they do at pas-
sive (i.e., static) signs. All three of the moving
sign types that were studied (video, scrolling
text, and trivision) attracted more than twice as
many glances as static signs. They also found
that the drivers’ glances at the active signs were
longer in duration; 88 percent of glances were at
least 0.75 seconds long. A duration of 0.75 sec-
onds or longer is important because that is the
amount of time required for a driver to react to a
vehicle that is slowing down ahead. Video and
scrolling text signs received the longest average
maximum glance duration.

An earlier study also at the University of
Toronto that was designed to determine whether
video billboards distract drivers’ attention from
traffic signals found that drivers made roughly
the same number of glances at traffic signals and
street signs with and without full-motion video
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billboards present. This may be interpreted to
mean that while electronic billboards may be dis-
tracting, they do not appear to distract drivers
from noticing traffic signs. This study also found
that video signs entering the driver’s line of sight
directly in front of the vehicle (e.g., when the sign
is situated at a curve) are very distracting.

A 2005 study by the Texas Transportation
Institute of driver comprehension of sign mes-
sages that flash or change concluded that such
signs are more distracting, less comprehensible,
and require more reading time than do static
images. While this research did not evaluate
advertising-related signs, it does demonstrate
that flashing signs require more of the driver's
time and attention to comprehend the message.
In the case of electronic billboards, this suggests
that billboards that flash may require more time
and attention to read than static ones.

The City of Seattle commissioned a report
in 2001 to examine the relationship between

Sign messages that flash or change are more
distracting, less comprehensible, and require
more reading time than do static images.

The Seattle study also found that drivers
expend about 8o percent of their attention on
driving-related tasks, leaving 20 percent of
their attention for nonessential tasks, includ-
ing reading signs. The report recommended
the city use a “10-second rule” as the maxi-
mum display time for a video message.

APPROACHES TO REGULATING DIGITAL
DISPLAY SIGNS

Most cities and counties that have amended
their sign ordinances to address the use of digi-
tal display on on-premise signs and billboards
have done so in response to an application by a
sign owner to install a new sign that uses the

ital video display signs while still permitting
electronic message centers.

3) A relatively small number of sign ordinances
have been amended to allow video display
signs under narrowly prescribed circumstances
and with numerous conditions.

For jurisdictions that want or need to
allow them, the following section explains
additional considerations that should be
added to a sign ordinance to effectively regu-
late digital display signs.

Sign type. The ordinance must indicate
whether the digital display can be used on off-
premise billboards only, on on-premise signs
only, or on both sign types.

@ Billboards with changeable digital images allow billboard companies to dramatically increase their revenue by renting the same sign face to
multiple advertisers.

electronic signs with moving/flashing images
and driver distraction. The study was con-
ducted by Jerry Wachtel, who in 1980 had con-
ducted the first-ever study on signs and traffic
safety for the Federal Highway Administration.

The Seattle report concluded that elec-
tronic signs with moving images will distract
drivers for longer durations (or intervals) than
do electronic signs with no movement. The
study also noted that the expanded content of
a dynamic sign also contributes to extended
distraction from driving. Specifically it found
that signs that use two or more frames to tell
a story are very distracting because drivers
are involuntarily compelled to watch the story
through to its conclusion.

technology or in response to a sign owner hav-
ing replaced an existing sign face with a digital
display. Some cities, like Minnetonka, were
required by a court settlement with a billboard
company to allow the technology. Although reg-
ulations for digital signs are still relatively new,
we can group the regulatory approaches (or lack
thereof) into three general categories:

1) Most sign ordinances are still silent on the
issue of digital video displays, but almost all
do regulate electronic message centers and
also prohibit or restrict signs that move, flash,
strobe, blink, or contain animation.

2) A smaller but growing number of sign ordi-
nances contain a complete prohibition on dig-

Definitions. The definitions section must
be updated to include a detailed definition of
digital display signage and the sign’s func-
tional characteristics that could have an effect
on traffic safety and community aesthetics.

Zoning districts. The ordinance should
list the districts in which such signs are per-
mitted and where they are prohibited. Such
signs are commonly prohibited in neighbor-
hood commercial districts, historic districts,
special design districts, and scenic corridors,
in close proximity to schools, and in residen-
tial districts. On the other end of the spec-
trum, East Dundee, Illinois, for example,
expressly encourages digital video signs in
two commercial overlay districts, but only a
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few land uses—new car dealerships, multi-
tenant retail centers, and amusement estab-
lishments—are permitted to have them.

Placement and orientation. A minimum spac-

ing requirement between signs and residential
areas should be considered, as should a provision
requiring that the sign face be oriented away from
residential areas and other scenic or sensitive
areas. The Baker and Wolpert study recommended
that dynamic signs be limited or prohibited at
intersections, in demanding driving environments,
and in places where they obstruct a driver’s view.
In Seattle, the sign face of on-premise digital signs
must not be visible from a street, driveway, or sur-
face parking area, nor may it be visible from a lot
that is owned by a different person.

Sign area. For on-premise signage, many
ordinances include a limit on the percentage of

the sign face that can be used for digital display.

Thirty percent is common although in some
areas, such as entertainment districts, that pro-
portion may be much higher.

lllumination and brightness. The ordi-
nance should address the legibility and bright-
ness of a sign both during the day and after
dark. During the day the issue is reducing or
minimizing glare and maintaining contrast

between the sign face and the surrounding area.

At night the issues are the degree of brightness
and its impact on driver distraction and on light
trespass into residential areas. In the study for
the City of Minnetonka, researchers noted the
challenge posed by this aspect of digital signs:
“There is no objective definition of excessive
brightness because the appropriate level of
brightness depends on the environment within
which the sign operates.”

Message duration and transition. The ordi-
nance must include a minimum duration of time
that a single message must be displayed.
Typically this is expressed in terms of seconds.
The San Antonio billboard ordinance requires
each image to remain static for at least eight
seconds and that a change of image be accom-
plished within one second or less.

The city’s ordinance requires any portion
of the message that uses a video display
method to have a minimum duration of two sec-
onds and a maximum duration of five seconds.
Further, it requires a 20-second “pause” in
which a still image or blank screen is showed
following every message that is shown on a
video display.

Public service announcements. In
exchange for permission to use digital displays,
owners of billboards in Minnesota and San

Antonio have agreed to display emergency infor-
mation such as Amber Alerts and emergency
evacuation information. Such a requirement can
be included in an ordinance or imposed as a
condition of approval.

Whether undertaking a comprehensive
revision of a sign ordinance or more limited,
strategic amendments to address digital tech-
nology, there are other common provisions
related to electronic and digital signage that
should be revisited as part of the rewrite. At the
top of the list would be updating standards for
conventional electronic message centers to
reflect the latest research regarding driver dis-
traction and message duration. Also, the boiler-
plate provisions common to so many ordinances
that prohibit signs that flash, are animated, or
simulate motion should also be rethought.
These provisions could conceivably be used to
prohibit digital displays without additional regu-
lations. The problem is that these characteristics
are very rarely defined in the ordinance and
remain open to interpretation. Also, whenever
new regulations are being considered for digital
billboards, jurisdictions should take the oppor-
tunity to draft new provisions to address digital
technology for on-premise signs as well. And,
finally, any time the sign ordinance goes into
the shop for repair—whether to address digital
signage or to make broader changes—is a good
time to remove or revise any provisions that vio-
late content neutrality rules.

s NEWS BRIEFS

SMART GROWTH TAKES A HIT
IN MARYLAND

By Lora Lucero, AicP

The Baltimore Sun hit the nail on the head when
it reported on March 12 “[t]he state’s highest
court declared that Maryland law does not
require local governments to stick to their mas-
ter plans or growth-management policies in
making development decisions.”

Trail, et al. v. Terrapin Run, LLC, et al. pre-
sented an important question for the court to
address: What link is required between the com-
munity’s adopted plan and the decision by the
Zoning Board of Appeals (ZBA) to grant or deny
a request for a special exception? Ina 4to 3
vote, the majority concluded that Article 66B,
the state planning law, is permissive in nature
and plans are only advisory guides, so a strong
link between plans and implementation is not
required. The court affirmed the county’s
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The majority concluded that the state planning law
is permissive in nature and plans are only advisory
guides, so a strong link between plans and
implementation is not required.

approval of the special exception and deter-
mined that the “in harmony with” traditional
standard in applications for special exceptions
remains the standard, in the absence of specific
legislative language to the contrary. The court’s
decision is available at www.planning.org/ami-
cusbriefs/pdf/terrapinrundecision.pdf.

Terrapin Run, LLC, the developer, proposed
to build an “active adult” community of 4,300
homes on 935 partially wooded acres in
Allegany County, a rural area of mountainous
Western Maryland. The land is primarily zoned
District “A” (Agricultural, Forestry, and Mining),
with a portion located in District “C”
(Conservation). In addition to the homes, the
developer proposed to build an equestrian cen-
ter, a community building, and a 125,000-
square-foot shopping center.

The residential density is 4.6 units per acre.
A planner who testified at trial indicated that the
density of the proposed development would
approximate that of Kentlands, in Montgomery
County. The initial phase of development would
use individual septic tanks, but the project would
eventually require its own sewage treatment
plant. Significantly, the property is not located in
one of Maryland’s priority funding areas.

The zoning ordinance divides Allegany
County into urban and nonurban areas. “A” and
“C” are classified as nonurban zoning districts.
The zoning ordinance provides:

“Non-urban districts are designed to
accommodate a number of non-urban land
uses including agriculture, forestry, mining,
extractive industries, wildlife habitat, out-
door recreation, and communication, trans-
mission and transportation services, as
well as to protect floodplain areas, steep
slope areas, designated wetlands and habi-
tat areas, and Public Supply Watersheds
from intense urban development.” Allegany
County Code, Chapter 141, Part 4 (Zoning)
§141-5(B) (emphasis supplied).

Opponents to the project argued that the
ZBA erred when it found that strict conformity
with the plan was not required and that the pro-
posed development would be “in harmony
with” the Allegany County Comprehensive Plan

because Maryland Code (Article 66, § 1(k))
requires a special exception to be “in conformity
with” the plan.

Gov. Martin O’Malley’s administration
argued in its amicus brief that counties and
municipalities are required to conform to the
seven broad “visions” for growth in Maryland as
listed below:

§ 1.01. Visions
(1) Development is concentrated in suitable
areas.

(2) Sensitive areas are protected.

(3) In rural areas, growth is directed to
existing population centers and resource
areas are protected.

(4) Stewardship of the Chesapeake Bay and
the land is a universal ethic.

(5) Conservation of resources, including
a reduction in resource consumption, is
practiced.

(6) To assure the achievement of items (1)
through (s) of this section, economic
growth is encouraged and regulatory mech-
anisms are streamlined.

(7) Adequate public facilities and infrastruc-
ture under the control of the county or
municipal corporation are available or
planned in areas where growth is to occur.

APA and its Maryland Chapter jointly filed
an amicus brief. We argued that “[p]lans are doc-
uments that describe public policies that the
community intends to implement and not simply
a rhetorical expression of the community’s
desires.” APA’s position is that (1) the adopted
comprehensive plan must be implemented;

(2) effective implementation requires that the
day-to-day decisions made by local officials be
consistent with the adopted comprehensive
plan; and (3) the court’s review of whether con-
sistency is achieved should be more searching
when local officials are acting in their administra-
tive (quasi-judicial) capacity. APA’s amicus brief
is available at www.planning.org/amicusbriefs/
pdf/terrapinrun.pdf.

The lengthy majority opinion (52 pages)
recounts much of Maryland’s legislative history in
statutory reforms. “[T]his case, in one sense is a
continuation of legislative battles that began in
the early 1990s, where representatives of the

environmental protection and professional land
planning interests attempted to establish that
the State, or State planners, should exercise
greater control than theretofore enjoyed over
most aspects of land use decision-making that
then reposed in the local jurisdictions” (Trail, et
al. v. Terrapin Run, LLC, et al., 2008 WL 638691,
p.1). The majority concludes that the “in har-
mony” standard is synonymous with “in con-
formity.” However, the three dissenting justices
said the majority “sets special exception consid-
erations on a lubricious path” (Trail, et al. v.
Terrapin Run, LLC, et al., Minority Opinion, p.13).
The statutory amendments made by the legisla-
ture in 1970, and subsequent case law, but-
tresses the argument that a stricter linkage is
required between the adopted plan and the
grant of a special exception, the minority opined.

Richard Hall, Maryland secretary of plan-
ning and past president of the Maryland Chapter
of APA, said: “We think this is a time when we
need more smart, sustainable growth, not less.”
The O’Malley administration is going to study the
ruling before deciding whether to advance legis-
lation to reverse the court’s decision.

Lora Lucero, Aicp, is editor of Planning &
Environmental Law and staff liaison to APA’s
amicus curiae committee.
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AGENDA ITEM NO.

REPORT TO COUNCIL COMMITTEE ON
HOUSING AND ECONOMIC DEVELOPMENT

TO HONORABLE COMMITTEE MEMBERS:

DATE: September 28, 2015

SUBJECT: DISCUSSION OF EARLY CALIFORNIA ARCHITECTURE FOR THE DOWNTOWN

Report in Brief

The Downtown Concord Specific Plan (Specific Plan) includes a chapter on Design Guidelines to provide
guidance to property owners, developers, the City’s Design Review Board and staff regarding the City’s
expectations for the architectural design of new development or exterior building remodel projects in the
Specific Plan area. In the Specific Plan, a short-term implementation measure (Measure D-1A) directs that a
study session will be conducted to discuss and explore the Early California Architecture theme with the intent of
determining whether the City is interested in developing more defined Architectural Design Standards with the
Early California theme for development within the downtown. This Study Session begins that discussion.

Background

The City Council unanimously adopted the Specific Plan on June 25, 2014, which includes a chapter on
Design Guidelines that focuses on urban form, massing and character, ground floor treatment, relating facades
to the public realm, vehicular access and building design including parking, servicing and private open space.
The discussion of building character was general in nature and not overly prescriptive, encouraging high quality
architecture, and other broader recommendations. The guidelines noted that a number of historic buildings in
the project area exemplify Early California architecture. The guidelines in the Specific Plan identified desirable
design elements that reflected the character of these historic buildings:

e Breaking up single large block buildings into a smaller series of buildings/variation in the facades
to create a finer building grain fabric;

e Providing important roofline articulations/stepping back the top floors of buildings;

e Ensuring that the ground floor of a building relates to and enhances the public realm/streetscape;

e Providing deep reveals for window treatments;

e Incorporating balconies with permeable railings;

e Using a common materials palette; and

e Utilizing arcades along specific streets.

The focus of the guidelines (included as Attachment 1) was to provide guidance to property owners,
developers, the City’s Design Review Board and staff for evaluation of the architectural design of proposed
projects in the Specific Plan area. The guidelines describe the desired urban form and massing, setbacks and
ground floor treatment rather than a specific architectural style or theme to be used for new development and
remodel projects. The scope, budget and timeline of the Specific Plan, did not allow for preparation of
architectural Design Standards beyond these Design Guidelines. Instead, a short-term (2014-2017)
Implementation measure (D-1A) was included to further explore the Early California architectural theme. Some




DISCUSSION OF EARLY CALIFORNIA ARCHITECTURE FOR THE DOWNTOWN
September 28, 2015
Page 2

members of the City Council have voiced a desire to see stronger tools in place to ensure that the architecture of
much new development in the downtown area aligns with an Early California architectural style. The Specific
Plan boundary within the downtown is shown in Attachment 2.

The City’s General Plan does refer to the North Todos Santos (NTS) Specific Plan, adopted by the City
in 1985, noting that it is intended to protect the character of this historic neighborhood. The North Todos Santos
area is generally bounded by Concord Avenue, Pacheco Street, Port Chicago Highway and Mt. Diablo High
School on the north, and coincides with the North Todos Santos zoning district which is within the larger overall
boundary for the Downtown Specific Plan. The Design Guidelines that evolved from the NTS Specific Plan are
attached as Attachment 3. Additionally, the City has attached the Downtown Concord Urban Design book,
adopted in March 1987, which presents policies for urban design, for use by developers, sponsors, and
individuals “who have an interest in the quality of Concord’s downtown environment” (Attachment 4).

Discussion

The term Early California architecture can be viewed as a mixture of architectural influences that have
combined over time, resulting in a variety and melding of architectural styles.
The attached photo examples summarize the various architectural styles used in the early periods of California
history for reference (Attachment 5) and discussion.

Spanish Revival Architecture

Spanish Revival architecture emerged as a result of the Spanish mission sanctuaries that were
established throughout California in the late 18" and early 19™ century, and was a revivalist architectural
movement that began in the late 19™ century, drawing inspiration from the earlier missions. Common elements
include arched corridors, long arcades and generous courtyards typically with a fountain, wide projecting eaves,
and low sloping tile roofs. Materials including massive adobe walls, timber, stone, brick and tile typically
represent the style. Terraced bell towers are often incorporated. Today, stucco walls, with arched door and
window openings and tile roofs have become the standard Spanish Revival appearance and Salvio Pacheco
Square, on the north side of Todos Santos Plaza, incorporates many elements of this style. The City of Santa
Barbara is well known for its Spanish Revival architecture and has many excellent buildings that represent this
style. The El Pueblo Viejo Design Guidelines for City of Santa Barbara have been attached for reference
(Attachment 6).

Monterey Colonial Architecture

The Monterey Colonial style verandas more than likely harkened back to the Spanish as well. This
architectural style typically included adobe buildings, with low-pitched gable roofs, and a balcony overhanging
the entrance door, cantilevered and supported by wood beams or posts. Most examples of the style use a
mixture of wall materials. Stucco over the brick veneer can provide a rustic effect. The Don Salvio Pacheco
Adobe at 1870 Adobe Street, known to be the first structure in Concord, is an example of this architecture.

Victorian Architecture

The Victorian architectural style evolved in the mid to late 19" century and refers to the reign of Queen
Victoria (1837-1901), however many of the recognized elements did not become popular until the late 1800s. A
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variety of well-known styles emerged from the era including Queen Anne, Italianate and Gothic Revival styles.
As the movement moved west to California, Victorian architecture generally described styles popular between
1860 and 1900 and the Queen Anne style came into fashion in the 1880s. These elaborate, brightly colored
homes are the image most think of as a Victorian home. San Francisco is well known for its Victorian
buildings, including the iconic “painted ladies”. Typical elements include two to three story large buildings
with a one-story porch, wood or stone exterior, bay windows, ornamental brackets, cupolas, and a high degree
of decorative trim detailing in vibrant colors. The historic Galindo House represents the style within Concord.

Mission Revival

The Mission Revival style (1910-1940) originated in southern California and is similar to its “relative,”
Spanish Revival. Common elements include a distinctive curved parapet, roof overhangs with visible rafters or
roof brackets underneath, square towers, stucco cladding, red tile roofs, arched porticos, round arches and
ornamental iron accents.

Local Historical Examples

The Concord Historical Society maintains a map and tour on their website of 28 historic places in
downtown Concord. http://concordhistory.com/tour/ The City also maintains a map and listing of those sites
and structures, which is attached as Attachment 7.

Private Development

There may be certain challenges faced by developers with incorporating Early California
architectural design into higher density office or multi-family projects and therefore staff has invited
developers that have shown an interest in development within the City to attend this meeting to share any
input they may have with respect to this subject.

Next Steps

Staff seeks input and guidance from the Committee as to better defining this issue and requests direction
on the following points:

1) Confirmation of architectural styles and elements that define Early California Architecture and
whether there is a desire for preparation of a subsequent more specific architectural design guide,
or design standards, and if so, begin to define the scope.

2) Define a boundary, either the entire Specific Plan area, or a subarea within the Specific Plan, that
would be subject to new specific Development Guidelines or Standards if that is the chosen
direction.

3) Types of development, i.e. thresholds you would consider, for projects that would be subject to any
new architectural style requirements and whether those include more defined Design Guidelines
(recommendations) or Architectural Design Standards (requirements). For example, types of
development could include all new projects, or just commercial projects, projects of a certain
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square footage and/or residential projects of a certain size, and setting similar thresholds for
renovation or remodelling projects.

Public Contact

The agenda item was posted. Developers with an interest in the downtown have been notified.

Prepared by:  Joan Ryan, AICP
Senior Planner

/ / joan.ryan@cityofconcord.org
é-f?/a’n Grogan (.~ Reviewed by: Laura Simpson
eputy City Manager Planning Manager
jovan.grogan@cityofconcord.org laura.simpson@cityofconcord.org

Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

1 — Downtown Concord Specific Plan, Chapter 4: Design Guidelines, June 2014
2 — Downtown Concord Specific Plan Boundary

3 — Design Guidelines for the North Todos Santos Neighborhood, 1985

4 — Downtown Concord Urban Guidelines, dated March 1987

5 — Early California Architecture briefing

6 — City of Santa Barbara - El Pueblo Viejo Design Guidelines

7 — Concord Historical Sites and Structures map
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Attachment?

Priority Development Area for the

Downtown Concord BART Station Planning Area 'y,‘
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Disclaimer. ._.' o N
I, o PriorityDevelopmentAreaNew <5 5040 Community Office (CO) Downtown Mixed Use (DTMU) m CRP non-residential development districts Open Space (0S)
Parks and Recreation (P)

Although every reasonable effort has been made to assure the accuracy of this data,

the City of Concord makes no warranty, representation or guaranty as to the content,
sequence, accuracy, timeliness or completeness of any of the data provided herein

and explicitly disclaims any representations and warranties, including, without limitation,
the implied warranties of merchantability and fitness for aparticular purpose. The City of
Concord assumes no liability for any errors, omissions, or inaccuracies in the information
provided regardless of how caused and assumes no liability for any decisions made or
actions taken or not taken by the user of the data in reliance upon any information or data
furnished hereunder. Because the GIS data provided is not warranted to be up-to-date,
the user should check with the City staff for updated information.

[ Har mile Radius of BART
b3 BART station

MTC Bus Data

Bus Stop by Agency

® The County Connection
B TriDelta Transit

Commercial Mixed Use (CMU)
Low Density Residential (LDR) - Neighborhood Commerical (NC)
Medium Denstiy Residential (MDR) - Regional Commerical (RC)

[ High Density Residential (HDR) [l Service Commerical (SC)
North Todos Santos (NTS) g Downtown Pedestrian (DTPD)

Rural Residential (RR)

West Concord Mixed Use (WCMU)
Business Park (BP)
Industrial Mixed Use (IMU)
Heavy Industrial (HI)
CRP neighborhood and village districts

F%8 crP TOD districts
CRP open space
Military (MIL)
Public/Quasi-Public (PQP)
Hospital/Medical Center (PQPHMC)

° Rural Conservation (RCON)
Wetlands/Resource Conservation (WRC)

Unclassified (U)

Date: 09/05/2012

Path: S:\data\concord\arc_projects\Housing\Priority_Dev_GP.mxd
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Attachment3

DESIGN GUIDELINES FOR THE NORTH TODOS SANTOS NEIGHBORHOOD

PURPOSE

The North Todos Santos Neighborhood 1is comprised largely of
residential structures which date from a fifty-year period of 1880~
1930. Architectural styles include Italiante, Queen Anne,
Craftsman, Bungalow, Mission, and others, mostly applied to houses
of modest scale.

neighborhood without overwhelming the older buildings It is
desireable to see new buildings blend into the existing
environment. The late 19th- and early 20th-century buildings will

set the norm. However, the guidelines are not intended to suppress

nor are they intended to encourage cheap historical imitations.
A statement from the "Todos Santos Design Vocabulary" (which was
developed for areas to the south of this neighborhood) is
appropriate here also:

"Absolute uniformity, nor historical re-creation of a
singular style, is not the aim. Quite the opposite. It
is a highly contextual aim--to weave Or knit together
old and yet~to-come buildings into a whole environment."

GUIDELINES

1. Building Mass - a) Large projects should be articulated in
units of residential scale, either as
Separate buildings or as distance wing
elements; residential scale will be
particularly important near site
boundaries and street.

b) Wall lengths greater than 50 feet should
be interrupted by projections,
indentations, or changes of direction_

c) Effects of relatively high, non-
residential floor—to—ceiling heights
should be offsget by "scale-giving"
elements such as Porchesg, trellises,
window projections, and lowered cornice

- or facia lines.

2. Roof Forms - a) Gable or hip roofs are most appropriate.
Complex forms, such as combinations of
gables and hips, may help reduce the
apparent scale of large buildings,
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b) Mansard, shed, and flat roofs are

discouraged.
c) On street facades of multi-story
buildings, it will generally be

appropriate for the roof to slope away
from the street in order to reduce the
apparent mass.

3. Windows - Especially along street facades and other
highly visible walls, windows should be
used as sculptural elements, with
expressed sills, lentils, or other trinm.
Such historical elements as bay windows
and French doors may be used to good
effect.

4. Building Entries - Entries should be used as important design
features,tx>suggest"welcoming,domestic"
qualities. Residential scale should be
maintained in the design of entry
features.

5. Decorative
Elements - a) Details such as mouldings, brackets,
projecting rafters, etc., are encouraged.
Inspiration should be drawn from examples
of buildings existing in the neighborhood.

b) Elements and materials should be
appropriately scaled to the mass of the
proposed building.

6. Landscaping - a) Landscape materials and arrangements
should reflect a traditional residential
character.

b) Landscaping will extend to the curb line.
Shade trees will be required along the
street edge.

c) Where parking areas are exposed to view
from a street, shrubbery will be used to
minimize the view of parked cars and
pavement. Parking areas will be required
to be screened along all property 1line
perimeters using trees, shrubs, or vines
as appropriate,
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NTRODUCTION

“Downtown Concord Urban Design” is a book
dedicated to the achievement of excellence in
the environment of downtown Concord, Cali-
fornia. It presents ideas about the character of
downtown, policies for urban design, and pro-
cedures for review of downtown building projects.
It is to be used by the City’s elected officials,
professional staff, and public Commissions and
Boards. And it is to be used by private devel-
opers, institutional sponsors, and individuals
who have an interest in the quality of Concord’s
downtown environment.

The book addresses the physical environment
on several levels: generally and specifically, quan-
titatively and qualitatively. Urban design issues
are depicted on maps, discussed in text, and illus-
trated in photographs and drawings. The book
considers issues such as the form and texture of
public streets, sidewalks, and open spaces. It
distinguishes the predominantly pedestrian from
the predominantly vehicular environments. It
talks about the location of strategic activities,
such as retail shops, offices, hotels, cultural fa-
cilities, and housing. It provides guidance for
shaping open space and treating landscape. It
proposes specific and general design guidelines
for the architecture of buildings in the downtown.

The book is intended to be a guide to provide
direction and it is intended to be modified as
conditions warrant. It is not a specific plan, &
zoning ordinance, or a building code (informa-
tion concerning these and other legal documents
of the City of Concord can be obtained upon
request from the appropriate administrative de-
partments of the City). It invites change and
refinement as experience with its use suggests
new concepts or invalidates old ones. It does not
require development to occur at a specified rate,
but provides guidance for change at whatever
rate the City deems appropriate.

Perhaps the most important element of the book
is that it suggests an image for the future of down-
town Concord. Through the numerous illustra-
tions, maps, notes, and guidelines, the book
creates a perceptible and unique urban charac-
ter, which will become evident through the
cumulative effect of completed downtown im-
provements.

.
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DOWNTOWN CONCORD

n recent years, downtown Concord

I has been changing from a small town

center within a suburban community

to a small urban center within the

growing Contra Costa County region. B ause

of Concord’s location and role within th  en-

tral Contra Costa County area, the trend will

probably be for the downtown to continue to

change in the decades to come. This change

necessitates new perceptions of the character of

downtown. What should this character or
image be?

Until now, Concord’s image has been that of a
small town. The form of downtown ha been
defined by small scale building , low ite utiliza-
tion, and architectural idiom from Vi torian
and Spanish Colonial influen e . A new down-
town must keep what is good and familiar from
the past, while permitting and in orporating
new ingredients.
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A new image calls for a new interpretation of
what a small California city can be. America’s
urban prototypes (e.g. 19th century industrial
cities such as San Francisco, Chicago, or Cleve-
land) are not appropriate as models for Concord’s
future. A new image for Concord can be found
in an emerging California urbanism which re-
sponds to lifestyles of the western United States,
the climate of California, the post-industrial in-
formation age, and the hi tory and geography
of Concord. Many people in Concord hav ex-
pressed their conceptualizations of this new ur-
banism in the numerous public forums that were

held during the planning and preparation of
this book.

The new image will have a downtown that will
be green with trees, lawns, and flowering plants.
Todos Santos Plaza, it neighboring blocks, and
the Bank of America office ampus will provide
extensive land caped pedestrian spaces on eight

Bedford Buildings, Phases
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oncord Gateway Towers,
One and Two Phases One and Two
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The plan depicts a pedestrian environment at the
core of downtown, bordered on most of three sides by
higher density buildings.
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city blocks in the downtown ore. These green
spaces will be defined by continuou  olonnade

at the street level of buildings along Grant, Salvio,
and Galindo Streets. Grant Street will be spe
cially designed for pedestrian , with limited ve
hicular access connecting Todo Santo Plaza t

the BART station. It will be lined with hop

and cafes and will feature outdoor art and
fountains.

Buildings around Todos Santos Plaza will remain
low in height. Taller structures will be clustered
around the BART station. New and old build-
ings will house shops, restaurants, hotels, offices,
theaters, and housing in an exciting downtown
with a relaxed and humane atmosphere.

The map shows a view of downtown Concord
in 1985. It registers the image of downtown at a
point in time, to be used as a yardstick for com-
parison with the transitions of the downtown
environment in later years.

Park Terrace Apartments

Plaza Tower

One Concord Center, Phases
One and Two

DOWNTOWN CONCORD



STREETSCAPE CONCEPTS

he Streetscape Concepts map illus-
trates perhaps the most important
ideas of the urban design book, the
idea oncerning the design treatnent
of streets, sidewalk , and public open spaces The
design of the urban strectscape 1s the best mea-
sure for judging the quality of a downtown and
understanding the arttitude of a city’s inhabitants
towards its il an envirnment.

2. The Clayton Willow Pass Corridor is »n
ceived as a major boulevard, providing a for - - = - -
mal and stately entrance and exit to the City.
Galindo Strect (and Concord Avenue) is
treated similarly as a boulevard through
downtown and 1s a gateway from the north On-
and <outh.

DETAIL OF GRANT STREET PLAN

T
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3 Major entrances to downtown are demarcated
by gateways. The locations of major gateways
are shown and suggestions are made for their
design treatment. .
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4. Grant Street is a major pedestrian promenade

extending trom Todos Santos Plaza to the
BART station. It has special paving on side
walks and at street intersections. Custom de-
‘igned i hting street furniture, and public art
will provide a festive chara ter. The street will
be line | with retaill and r staurant activities.
Short term, on-street parking can act as a
buffer between wide sidewalks and relatively
narrow streetbeds. Grant Street could be the
route of a public shuttle service utilizing a
ma | jitney or streetcar, although it will not
le a transit mn 1.

A view to the west down Salvio Street with Todo

(W

Santos Plaza in the middle-ground
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Suggestions are given for new public open
paces. The BART plaza, the “Adobe Paseo”
at the Associates Bank and Chamber of Com
merce blocks, and the retail courtyards ad
jacent to Todos Santos Plaza are a few f the
more important spaces.

. Strectlighting in the downtown i a system

of compatible standards, fixtures, and lamps.
Lighting for pedestrian ways, for strects and
parking areas, and for buildings and land
scaping are conccived as 1 unified de ign.

. Finally, the Streetscape Concepts map illus

trates a set of appropriate building fc oty rints
for downtown blocks. The footprint® work
with building setbacks and design guidelines
to shape open spaces and to create the down-

tow n streetscape

A festival at Todo Santos Plazu as seen from Saliio
and Grant Street | showing the pedestrian emphasis

of the streetscap .
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DEVE OPMENT CONTROLS

he Development Controls map illus

T trates downtown zoning controls for

building heights and setbacks. It uses

symbols and annotations to explain

concepts for the design of downtown develop-

ment. Locations for major open spaces, arcades

and colonnades, downtown gateways, and build-
ings are identified.

Development around Todos Santos Plaza is to
be dense and urban, but relatively low in height
at 55 feet maximum. The area north of the Con-
cord BART Station is to have the tallest build-
ings in the downtown at a maximum of 200 feet.
Between Todos Santos Plaza and the BART
station, buildings are to be of medium height
and density, with heights from 70 to 140 feet, in
order to make a transition between the two dif-
ferent areas. A special height zone with a maxi

The ma sing ot the Bedf rd New devdlopment has the A atef rmdnsedffu The site 1s appropriate f ra The extension of W low Pa Largese-canb devel ped
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bu lding deve opment east t Road. appropriate for a landmark Concord via Freeway 242 boulevard hnking office
Bedford ¢ n hlp define the building, wh ch we uld be and Clayten R od. development on one side
Willow Pa orndor . seen from downtown at the with retaid stores on the
b tween Freeway 242 and | I . i end of the %allow Pass view other.
1680 wornidor and would be visible I
\\..~ \ from Freeway 242 i
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Concord fr m Freeway 24 development waith . wide,
heavily traveded roadway
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mum height of 110 feet has been created along
the west side of Galindo Street, south of (.lay-
ton Road, to ease the transition between the
downtown and a residential area immediarcly to
the west. The Clayton Road and Willow Pass
Road corridor, between downtown and Freeway
242, is also to have buildings of medium height
and density, with a maximum height of 140 feet,
to serve as an urban pathway into downtown.

Setbacks are minimal in the core of the down
town, the area near Grant, Salvio, Galindo, and
Qak Streets. The area bounded by these streets
has low buildings to the north around Todos
Santos Plaza and taller buildings with significant
open space at the Bank of America campus to
the south The strects immediately surrounding
this core have minimal setbacks, from zero to
ten feet, to help create an urban environment
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Galindo Street is the exception with a 20 foot
setback, which is appropriate for the streetscape
of a major boulevard through the center o

downtown. As one moves further from the cor

of downtown, minor streets have 15 foot set

backs and major streets, such as Clayton Road,
Willow Pass Road, and Concord Avenue, have
setbacks from 15 to 25 feet.

Special features of the downtown and items
worthy of note are indicated on the deve op
ment controls map with symbols and written
annotations. Arcades and colonnades are spe ‘i
fied for building edges at grade around rhe core
area, along Galindo, Salvio, Granr, and Qak
Streets Gateways to the downtown, major pub
lic open space locations, and descriptions of d
sired development n ept for important 1ite
are included.
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The enovated Perrs House is now a restaurant and
The Old Fire Hou ¢ and Cits Hall Buildin  (bexond

t the Chamber of C ommerce and Visitor’s Burcau.

NORTH LU 100C

The maximum floor area ratio (FAR') in tl

downtown, which are a measurement of the
intensity of development, follow the heights in
dicated on the Development Controls map. Th»
floor area ratio of a project is the gross building
area of a development divided by the net site
area, including parking levels at and above grade
(see the Downtown Business Districr section of
the City of Concord Zoning Ordinance). The
highest FAR permitted is 5.0, for parcels near
the BART station at the south end of Grant
Street. The next highest FAR is 4.0, located
mainly along Clayton Road from Freeway 242
to GGalindo. An FAR of 3.0 is the maximum
allowed on blocks around Todos Santos Plaza,
and the Bank of America project is designated
as 2.5. The lowest maximum FAR is 1.0, shown
for blocks in the northea t part of d wntown.

Downtoun from the north, showing lower develop
ment near Todo Santos Plaza in the foreground and
higher development ncar the BART station in th
background.
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TRANSPORTATION CONCEPTS

owntown Concord needs a roadwa

system, parking, and a j ublic trans

portation network that i continu-

ally improved to handle traffic effec
tively. A transportation plan and a  onstruc
tion program have been developed to re pond
to this need. Public funding source for these
improvements have been identified, [ ut it wil
also take substantial funding commitments frem
the developers of the downtown properties t
implement the program proj erly. Further in
formation about the plan can be obtained from
the City Department of Public Works.

The study arca used in the transportation analy-
sis includes all of dow ntown Concord and extends
westerly to the Freeway 242 interchanges. A
sumtmary >f tl e traffic volumes in downtown
( « ncord follow

Traffic Volume —-ADT (Average Daily Traffic)

1983 2000 Int rease
Traffic
gener ired
inarca; 87,000 181,000 94,000 (108°)
Throusl
traffi 88,000 107,000 19,000 (22%)

Totalercthic: 175,000 288,000 113,000 (65%)

Downtown Concord is well served by public
transit in comparison to most other suburban
enters in the Bay Area. BART attracts a signifi
ant numb er Hf transit trips to destinations out
side the study area, bur does not serve a large
numbcer of trp with origine or destinacions
within the downtown study arca With the con
struction of new oftices 1n downtown Concord,
an mcrease in reverse commuting on BART can
be expected

Downtown Concord has good bus service of er
ated by the Central Contra Costa Tran 1t An
thority. A miajor increase in bus usare to the
downtown arca will help 1cduce parking needs.
The bus routes should avoid small downrown
pudestrin streets and should follow the one wiy
street couplets and major boulevards as much as
possible Salvio, Grant, and Mr. Diablo Streets
should e avoided, whercas Gaiindo Concord
Avenue, Willow Pass, Clayton Road, and the
oneway couplets of C oncord ¢ lavion, Bonufacio

Pacheco, and East Port € hicago can be hoavily
1outed.

There appaars to be good porential for reduding
auto rrips durmg peal hours by a transporta

uon systems manaecment ([SM) p ogram of
staggered work hours, carpoo s, vanjoo s, and
priority parking policies. To this end the City
has adopted a TSM ordinance (Ordinance No.
85-44), which require the developer of projects
of a certain size (e.g. 100 or more employee trips
at peak hour) to ubmit a TSM Plan and execute
a TSM Agrecment with the City The prelimin
ary TSM Plan is submitted along with the de-
veloper's | roject app wation to the City Planning
Department. The plan would include: the desig
nation of a Transportation System Coordinator
for the project, tenant employee transporta
tion surveys and vehicular trip fore st and
strategics to reduce peak hour onge tion. The
TSM Agreement is signed and recrded after
project approval and beforc occupancy. The
agreement includes the term between the City
and the project sponsor for operating the proj
ccts TSM program.

Even with increased transit usage and a good
TSM program, the eaxpected increase in auto

mobile traffic will require the City’ jroposed
street improvements, which re shown on the
street improvement map. In addition to these
improvements, there will t e minor modification

to some existing streets, such as removal of curh

side parking, striping chanves, and traffic signa

improvements. City provided parking will also
be needed near the core area of downtown t

augment project specific parking. Potential sites
north of Salvio, west of Galindo and east of
Colfax have been identified as potential loca

tions for city parking structures.
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Studies of arterial streets and freeway access
were made to determine approximate costs of
land acquisitior and onstruction. Funding is
available from gas tax, federal aid, and redevelop
ment sources to pay for part of the e osts. All
developers constructing projects in the down
town are charged an off-site street improvement
fee, which 1s applied toward the street improve
ment program. In addition, deve opers are
required to build all street improvements adja
cent to their developments, which are needed
to handle traffic generated by the developments.

Because of the increase in traffic brought about
by development in the downtown and we t
Concord areas, the City has adopted a policy
(Policy and Procedure 121), which has been codi
fied into Ordinance No 85-6. The ordinance is
intended to provide a timely balance between

- -
-
-
-
—

A vicw of dountown on Cluston Road, th* major
t ¢ ttodowntoun from Freewar 242.

and development and transportation imj rove
ments. The ordinance requires that an evaluation
be made of traffic to be added to the existing
transportation network for each new project
proposed in the Downtown and west Concord
areas. If the evaluation indicates that the pro-
posed project will impose significant impacts on
the transportation network, that could result in
the reduction in the existing levels of service to
an unacceptable level, then permit for that
project will be postponed until the City 1s satis-
fied that the necessary traffi improvements will
be in place prior to the project’s completion and
ocLupancy.
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A main street in Concord’s dountoun of the 1940’
is lined w ith shops, cars and electrical lines.
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ART OPPORTUNITIES

n important part of this book is a

A public art program. Downtown

Concord can be unique among cities

in the region through a diligent effort

to incorporate public art into the downtown.

Artwork can be located outdoors along pedes

trian ways, in public plazas, as well as in the

courtyards, setbacks, and plaza« of private devel

opments. Indoors, art can be located in lobbies
and in other major public building spaces.

Publicly sponsored outdoor art in downtown
would be concentrated along Grant Street from
the BART starion to Todos Santos Plaza and
from the plaza west along Salvio Strect to Adobe
Street. Within this area elements of the street-
scape, such as paving, tree grates, fixtures, furni
ture, hghtin +, and equip ment could be subjects
for art compeutions. Individual or repctitive
items de ign-d through the art program should
be compatible with the palette ot current street-
scape elements around Todos Santos Plaza, which
arc t Le ext ndcd throughout the downtown.
In additic n to the design of parts of the street
scape, spe ific works of art (c.g , sculpture, murals,
and constructiHns) could be purchased or com
missioned for visually prominent locations.

Major gatewys to the downtown are impor
tant locatibrns for publicly sponsored art In
some or all »f these locations, art in the fcrm of
constructions, sculpture, lighting, or graphic
could be used in conjun tion with landscajins
to vreate memorable entrances t the downtown.

The Concord City Council has envisioned that
public and private building constructed in the
downtown, would have interior and extert r
public art as parr of the development ctfort. Art

work could be plc ced in lobbics and other publ

indoor spaces, as well as in exterior sj ace  uch
as gardens and plazas. The subjeces of such art
may include traditional sculprure or painting
and may also extend to paving patrern and
materials, wall murals, waterworks, han»n s,
and other constructions.

I'he City of Concord has adopted an ordinance
which levies “one-half of o1 ¢ percent for art in
public plwes” (Ordinance Na. 85-13). The ordt
nance enables the City to -ollect one-half of
one percent of the construction budget of each
development in the downrown for public art
The Redevelopment Agency has also pledged
one percent of its yearly tax increment revenue
as well s one half of one percent of 1es tas allo
ation bond proceeds for art i public places

within the Redevelopment Project Area (Resolu
t n No. 85 294). The Concord Arts Committee
will advise the City’s Visual Arts Coordinator
on the implementation of the Arr in Public
P aces program. The final approval of all art in
1 ublic places programs will be given by the City

ouncil, upon receiving recommendations from
the Concord Arrs Committee.

Publicly sponsored art for this program can be
acquired through direct purchase, direct com-
mission, or as the result of design competitions
It is hoped that this major program of public art
will generate grear exatement and civic interest
in the downtown and provide a continuing forum
for discussion of the downtown environment.

A tile rosette set into the street at the interscction of
Villow Pass Road and Mount Diablo Strect.
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BUILDING PRESERVATION

on ord has a commitment to preserve
C the important heritage of its down
town built environment The map
designates buildings and areas to e
enhanced and preserved The buildings shown
on the map are both new and old, some of which
have historic and architectural significance
Three categories of buildings are designated:
newer buildings, older buildings, and buildin
that are relatively old and small, which could
possibly be moved.

The newer downtown buildings are mostly lar e
projects built in the last two decades, which
will exist for at least several generations. The
buildings include: (1) Heritage, (2) Plaza Tower,
(3) City Parking Garage at Salvio and Colfax
Streets, (4) Salvio Pacheco Square, (5) Park Ter
race Apartments, (6) Bank of America, Concord
Main Office, (7) Bank of America, Concord
Center complex, (8) One Concord Center,
phase one and in the future, phase two, (9) Pacific
Telephone Switching Building, (10) Professional
Office Building at Salvio and East Streets, (11) The
Pre byterian Church buildings at Salvio and
Colfax Street , and (12) The Concord BART
Station.

Some of the older buildings have hi toric or
architectural significance and some do not. The
buildings are listed with their historic name first
where appropriate, and their current u e in
parentheses: (1) The Foskett Building (TR s Res
taurant), (2) The Old Fire House and City Hall
Building (Chamber of Commerce), (3) The Perry
House (restaurant building at Galindo and Sal-
vio Streets), (4) The Salvio Pacheco Adobe (As-
sociates National Bank), (5) The Fire Housc at
Willow Pass Road and Grant S reet, (7) The
Veterans' Hall, (8) The Mackenzie-Collins House
at Salvio between East and Port Chicago, and
(9) The Keller House on Clayton Road near
Sutter Street.

The third category of buildings shown on the
map are relatively old and small buildings, which
may have historic or architectural significance
and which could possibly be moved into histori
buillding arcas The category includes. (1) The lvy
House and (2) The Masonic Temple.

T'wo potental historic building areas have been
wdentified withm the Central Concord Redevel
opment Project Area. Other potential arcas als»
exist, which are near downtown and outside the
Redevelopment Area. I'he two areas within the
Redevelopment Area, which are ind cated on

th map are: (1) The “Adobe Paseo” area, bounded
by Concord Avenue, Salvio, Adobe, and Cen-
tral Streets, which is suitable for rerail and office
uses, and (2) a half-block area on the outh side
of Salvio Street, bounded by East Street and Port
Chicago Highway, which is suitable for resi
dential and office uses.

The Foskett Building at Salvio and Galindo Streets

before renovation.

The Foskett Buildint after renovation with neu
t cetlighting, stieetscape clements, and a fountain.
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URBAN DESIGN GUIDELINES

he Urban Design Guidelines set forth
T standards to be used in the creation

and public review of building and

open space designs. The guidelines
apply to private developers and their architects
as well as to public sponsors who propose de-
signs for the downtown. The guidelines are the
most detailed design policy instruments that a
community can create short of creating designs.
The Design Guidelines sometimes give quantifi-
able standards, but more often they are qualita-
tive and require judgement in their application.

The guidelines are a combination of recom-
mendations specific to Concord and recommen-
dations which are common to the design of urban
areas throughout the western world. Guidelines
such as “Todos Santos Plaza” and “Streetlighting”
refer specifically to downtown Concord, whereas

“City Outdoor Rooms” and “Bases of Tall Build-

. ” . .
ings” are applicable to many urban environments.

The Design Guidelines are a manifestation of
the community’s intentions for its urban envi-
ronment. They are a tool to evaluate develop-
ment proposals submitted to the City. They are
to be used by Concord public bodies: the Rede-
velopment Agency, the Planning Commission,

and the Design Review Board.

The Design Guidelines should not be a static
body of standards, but rather should evolve over
time as experience validates some guidelines
over others, and as new situations require new
guidelines. The body of guidelines need not
necessarily be applied as a whole to all projects;
particular guidelines and groups of guidelines
will be relevant to particular projects or sites.

The use of Design Guidelines is not a substitute
for design talent or good intentions on the part
of a sponsor. In addition to the guidelines, the
City must also communicate a desire to have the
highest quality of design from professionals pro-
posing environmental change in the downtown.

- ‘ ? )

The urban design study model of downtown looking
to the northeast.



ach guideline has a statement followed
E by a discussion of the guideline’s
purpose, nature, and application.

Many guidelines use diagrams and
photographs to illustrate design ideas. The titles
of the guidelines, as they appear in pairs, are:

HISTORIC ELEMENTS
BUILDING CONTEXT

DEFINITION OF PLAZAS
TODOS SANTOS PLAZA

BUILDING SETBACKS
CITY OUTDOOR ROOMS

BULK OF TALL BUILDINGS
BASES OF TALL BUILDINGS

BUILDING MATERIALS
COLOR OF TALL BUILDINGS

STREET LEVEL USES
SIDEWALK LANDSCAPE

SIDEWALK HARDSCAPE
BUILDING SIGNAGE

ARCADES AND COLONNADES
SIDEWALK CANOPIES

STREETLIGHTING
BUILDING LIGHTING

WATER FEATURES
ART IN PUBLIC SPACES

SITE UTILITIES
PEDESTRIAN CIRCULATION

PARKING GARAGE HEIGHT
PARKING GARAGE TREATMENT

PARKING GARAGE ROOFS
BUILDING ROOEFS




New building projects shall respect the architec-
tural heritage of existing buildings in scale
and form.

Discussion:

Downtown Concord’s architectural history dates
back to the early days of California. Older build-
ings display design concepts of the Spanish
Colonial and Victorian eras of California his-
tory. This heritage should be respected by new
development in both scale and form. While the
City does not intend new buildings to be imita-
tions or copies of period architecture, the generic
principles of early California architecture can
foster design continuity in the downtown.

These generic principles are based on ideas that
are intrinsic to California’s climate and lifestyles.
These principles, manifested in historic architec-
tural expressions, are still valued today as ex-
amples of architectural quality. Many guidelines
in this book deal with such principles. For ex-
ample, arcades and colonnades are specified for
parts of the downtown, fountains and water
features are encouraged, and the use of building
materials with “substance” is discussed.

This guideline is intended to help developers
and designers understand the City’s concern
about historic continuity. For a more detailed
discussion of Concord’s architectural heritage,
see the report entitled: *“Todos Santos Design
Vocabulary”, published in 1979 by the Concord
City Planning Department and the Concord
Redevelopment Agency.

ISTORIC ELEMENTS

The mouing of the Keller House
before renoation.

The Keller House after renovation
at 1ts new  ite on Clavton Road.



EUILDING CONTEXT

New buildings shall be designed to be compat-
ible with existing adjacent building

Discussion: ,

The existing buildings of a city provide references
for the design of new ones. To the extent that -

the height, scale, and texture of the new build-

ings respond to what is already there, the city is -
continuously knitted together. Conversely, dis- ew and Id bwldin s coevi ¢
regard of the existing building pattern tends to around Todo Santo Pla-a
fragment the city and reduce its coherence.

Architectural devices can be used to provide
transitions between the old and the new. Such
devices include aligning cornice lines, continu-
ing a pattern of wall openings, using similar
materials, and relating overall building pro-
portions.

The scale of modern buildings can often be very
different from older, existing ones. Therefore,
this guideline cannot be applied arbitrarily or
dogmatically, but must be used with sensitivity
and discretion.



EEFINITION OF PLAZAS

Plazas and courtyards shall be defin d on at least
three sides with buildings, walls, or land aping.

Discussion:

Open spaces, plazas, and courtyards in cities are
defined by their edges. If the edges are weak, the
spaces seem amorphous and lack focus. The
most memorable and successful open spaces are
well defined by building facades, arcades, garden
walls, bosks of trees, or other elements having
strong character and clear geometry. Examples
of historically successful spaces of this type are
Piazza San Marco in Venice, Rockefeller Plaza in
New York, and Union Square in San Francisco.
Concord has fine examples in Todos Santos Plaza
and the courtyard of Salvio Pacheco Square. It
is difficult to find successful urban paces that
lack this definition. In fact, without such defini-
tion we cannot recognize that the space exists.

Definition and enrichment within open spaces
can be achieved by the use of landscape, hard-
scape, and water features. Fountains, pools, and
defined waterways can be combined with plant-
ing and paved areas to visually and functionally
enliven urban open spaces. Attention should be
given to the patterns of sunlight and shadow in
open spaces, created by the elements defining
each space.

A small plaza is defined within
Salvio Pacheco Square.




Buildings facing Todos Santos Plaza shall be
perceived to create continuous facades along the
four frontages and at the four corners which
bound the plaza. The buildings shall have cor-
nices which have a minimum number of height
changes, which are approximately the same height
as Salvio Pacheco Square, and which in no case
are less than 30 feet in height at the street edges.
Facades shall have breaks only for defined plazas
at mid-block and only for 25% or less of a block’s
length.

Discussion:

Todos Santos Plaza is the historic core of down-
town Concord. As such, rigorous attention
should be given to guiding the form of devel-
opment around it. Facades, cornice lines and
heights of buildings around the plaza need to be
carefully controlled in order to define the plaza
clearly.

ODOS SANTOS PLAZA

s

The facade of Saltio Pacheco Squarc
defines the north d fTd

Santos Plaza.
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EUILDING SETBACKS

Required building setbacks from property lines,
as set forth in the Zoning Ordinance for the
Downtown Business District, shall be considered
maxima and minima. On streets with required
setbacks of zero or ten feet, street facades shall
be at-the setback lines for at least the first 40
feet of their height and for at least 75% of their
length.

Discussion:

The intention of this guideline is to give defini-
tion to street spaces. The guideline provides for
a relatively constant 40 foot height at setback
lines, where buildings are at least 40 feet tall.
Above that height, buildings may rise vertically,
step back, or otherwise vary in shape and dis-
tance from the setbacks. For each block frontage
the building facades will be at the setback line
for 75% or more of their length. The establish-
ment of cornice heights and limits on breaks in
facades serve to integrate the architecture of
downtown and to carefully shape public outdoor
spaces.

For building facades on streets with zero set-
backs, retail shops with or without arcades and
colonnades are intended to occur at street level.
It is paramount for the vitality of downtown
streets that blank walls not be at the pedestrian
level along streets with zero serbacks. Where
setbacks are ten feet or more, landscaping can
be combined with facade treatments to create a
favorable pedestrian environment, especially in
areas where retail uses are inappropriate.
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ITY OUTDOOR ROOMS

Since streets and plazas are a city’s outdoor
rooms, building facades shall perform a civic role
as the walls of the rooms.

Discussion:

Facades are part of the public realm of the down-
town and, in fact, are the walls of public open

spaces. Facades need to be compatible with FOAIN g1 CONCORD,CAUF. qo8.
nearby buildings and to reflect the nature, size, Facade o 1908 bwilding clearls
and character of outdoor rooms, which vary define the public space of Main

from narrow streets to large urban open spaces. Strcet, Concord

While it is not possible to specify what this role
may require of a particular building facade in a
particular place, this guideline is intended to
remind designers that the exteriors of their
buildings have a larger role than just reflecting
interior functions. This guideline challenges
architects to step outside their particular project
and consider building design within the larger
urban design context.



EULK OF TALL BUILDINGS

The bulk of tall buildings shall be minimized by
articulating the mass with changes of plane,
stepped terraces, and other architectural means.

Discussion:

Tall buildings can appear to loom over the city
due to their bulk, particularly the recent genera-
tion of office buildings with large floor plates.
Bulky buildings can block views to hills around
the city and block sunlight to plazas within the
downtown. These effects can be mitigated, or
eliminated, by design strategies that break up
the mass by articulation of wall planes. The tops
of these buildings, including the roofline and the
facades of the top floors, should also be given
design consideration because they become promi-
nent visual features of the City’s skyline.

Stepbacks and material changes
minimize bulk in a new office tower

on Claxton Road.
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BASES OF BUILDINGS

The bases of tall buildings shall be designed to
relate to the streetscape and the environment of
pedestrians.

Discussion:

The bases of tall buildings, usually the first two
or three floors, are experienced by pedestrians
at close distance. The base of a building belongs
to the streetscape, not to the skyline. The lower
floors should reflect these conditions in design
solutions which emphasize color, texture, and
other treatments of visual interest at the pedes-
trian scale. This is the place for colonnades,
awnings, rich materials, signs, special amenities,
and small scale design elements. This is not the
place for the more generalized curtain wall pat-
terns that are often used on the upper stories of
tall buildings.

UNDESIRABLE

UNDESIRABLE
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EUILDING MATERIALS

Materials that are permanent, durable, and com-
patible with the architectural character and
history of Concord shall be used on building
facades in downtown.

Discussion:

Buildings in downtown should have substan e
and durability in reality as well as in appearan e.
Materials like brick, stone, tile, stucco, and ome
forms of concrete have connotations of perma-
nence and substance that are appreciated by
urban citizens. These materials are also part of
the vernacular of early California architecture,
which comprises much of downtown Concord’

heritage. Conversely, many metal and glas ur

tain walls have a surface reflectivity and undula

tion which to many people denote a flimsy or
temporary quality.

Glass should be used carefully with other exterior
materials. Special attention should be paid to
glass color and reflectivity, surface curvature,
opening sizes, color and material of frames, and
changes of plane between glass and other exterior
materials. Walls which are glazed for more than
fifty percent of their surface area are discouraged.
Glazing should not have reflective coatings ap-
plied to exterior glazing surfaces.
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Some of the recent tall builldings
have non reflective and light col-
ored materials.



A

OLOR OF TALL BUILDINGS

Light to medium values of color shall be used on
the exterior of tall buildings, especially above the

third floor.
Discussion:

Dark buildings appear ominous on the skyline
and may seem more massive than they actually
are. Dark colors absorb light and increase heat
gain. Conversely, lighter shades of color on tall
structures can visually reduce their mass, make
the downtown appear brighter and more cheer-
ful, and help reduce cooling loads.

DESIRABLE




TREET LEVEL USES

Retail stores, restaurants, services, and other high
intensity pedestrian uses shall be placed on the
ground levels of all buildings fronting major
pedestrian streets.

Discussion:

The ground floors of buildings should have the
most active uses. The ground level is where
people walk and drive, and where people expect
to find the goods and services they need. If street
frontages are active, then the city is vibrant.
Conversely, blank facades, open parking garages,
and non-active uses at grade level produce dull
and dangerous places.

Not every street can be lined with shops, but
streets like Grant, Salvio, Mt. Diablo, and Willow
Pass should have a preponderance of retail ac
tivity. Secondary and minor pedestrian streets
might have retail activities only at the corners or
occasionally at important places in the middle
of the block. Certain kinds of office space, such
as insurance brokers or travel agents, are also
appropriate in locations where retail stores may
not be economically possible.



IDEWALK LANDSCAPE

On streets where ground floor retail or office
uses are not economically possible or appropri-
ate, pedestrian ways shall be enhanced with
planting, art, and special architectural treatments.

Discussion:

Major arterials and minor streets may have
significant pedestrian traffic, even though few
shops or restaurants may be located along them.
Pedestrian comfort and civic amenity should
therefore be a prime design consideration. Blank T
walls without special treatment at street level '
along a pedestrian way should be avoided;
amenities, including landscaping, art, and archi-
tectural treatments, can occur in various ways
where blank walls occur. Landscaping can in-
clude ground covers, climbing plants, shrubs,
and trees.




IDEWALK HARDSCAPE

Sidewalk hardscape elements of the Todos Santos
Plaza area, such as pavers, planters, bollards,
and benches, shall be used for public streetscape
in the core area of downtown. Private projects
adjoining public streets and plazas shall use
hardscape elements which are compatible with
public streetscape elements.

Discussion:

Streetscape design is critically important to the
quality of downtown. This guideline is meant to
promote design continuity in the pedestrian
hardscape of the downtown. Building heights
and styles may vary within downtown, but the
consistent use of hardscape elements can supply
part of the “glue” that holds a district together.

Street hardscape should be used with other
streetscape elements, such as colonnades and
landscaping, to unify the BART Station and
Todos Santos Plaza areas into one downtown.
Elements currently in the design vocabulary of
the hardscape around Todos Santos Plaza could
be expanded to include such items as shelters,
trash receptacles, newspaper racks, newsstands,
and information kiosks.
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EUILDING SIGNAGE

The location of signs on buildings shall be limited
to the first 40 feet in height above street level,
except for a maximum of two building identifica-
tion signs at the parapet level of taller buildings.
Building identification signage shall be integrated
with the design of a building’s base and top. Re-
tail signage shall adhere to a design program for
the building’s storefronts.

i Z// B

Discussion:

Signs located above the first few levels of a build-

ing facade are often an advertisement for the dis- J E I “ ﬂ L

tant viewer rather than an informative and vital
part of a cityscape. In order to be seen by the

distant viewer, the size, color, and lighting of SIGNAGE
building signs are often out of character with the !
building facades and are detrimental to the City’s H L

skyline. Therefore, signs at the top of buildings
for identification should be carefully integrated
with the scale, color, and articulation of the
building design.

Signs can add vitality to a streetscape or plaza
when incorporated in building facades at the
first few levels above the street. Retail shops,
walk-in offices, public entrances, and building
names can provide an exciting mix of signs to be
seen by pedestrians and vehicular passers-by.
However, it is important that design of signage
be controlled at a project scale, so that it is inte-
grated with specific building design as well as
streetscape design. To achieve design control of
retail signage at building storefronts, developers
and their architects should require specific de-
signs from individual tenants and a system of
signage rules and criteria for inclusion in tenant
leases.




RCADES AND COLONNADES

Pedestrian areas and sidewalks in the downtown
shall have arcades and colonnades wherever
possible. The map in the “Development Controls”
section indicates recommended locations ef
continuous street level colonnades around the
core pedestrian area of downtown.

Discussion:

The quality of a city’s design is determined
great extent by how it is experienced by pedestri-
ans. In Concord, where the climate is warm
and sunny, pedestrian comfort can be greatly
increased by using architectural devices such a
covered arcades and tolonnades at the first story
of buildings. In addition to weather protection,
these devices can bring appropriate scale to
shopping and business activities, highlight retail
goods and services, and create an environment
of comfort, enjoyment, and civic pride.

~n
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An arcade offers rete o ¢ es
trians from heat, ran, and traffic.
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IDE\X/ALK CANOPIES

In locations where building arcades and colon-
nades are inappropriate because of the nature of
the street or the building uses, pedestrian areas
and sidewalks shall be enlivened with awnings,
trellises, landscaping, and other means to create
full or partial canopies over pedestrian ways.

Discussion:

Not every street has the activity or importance
to justify major architectural gestures such as
arcades or colonnades. However, even minor
building frontages should address the sidewalks
with the pedestrian and streetscape in mind.
Awnings over entrances, decorative features on
walls, landscaped planter , tree , and imilar
treatments can make the treetlife and appear
ance of the City attra tive and vital. Fabr1 awn
ings and glazed anopies are encouraged and
metal awning are dis ouraged.

A p anted tredlis over the sidewalk
proudes a prot ctive an pa
pede t 1an
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TREETLIGHTING

The two types of streetlights currently in use
around Todos Santos Plaza shall be used through-
out the larger downtown area, including the
BART Station area and Galindo Street.

Discussion:

All public street and pedestrian lighting in the
downtown should be compatible in style, fixture
color, and lamp color. The light fixtures will help
to give the downtown streetscape a unified
appearance during the day and distinctive light-
ing at night. The lights recently installed around
Todos Santos Plaza have dark blue standard
and sodium vapor lamps. Public fixtures installed
in other sections of the downtown should be
identical to or compatible with these fixtures.

The two types of fixtures currently used at Todos
Santos Plaza are a low, seven to ten foot high,
pedestrian standard and a tall, twenty to thirty
foot high, street and surface parking area stand-
ard. Other types of public and private fixtures,
which could be added to the two basic streetlight
fixtures, are lights to highlight landscaping,
fountains, and works of art.

High and lou streethghts are par
of the strcetscape design of nort
Grant Street.
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EUILDING LIGHTING

Within building projects, exterior lighting for
pedestrian areas, building facades, parking gar-
ages, landscape elements, and design features
shall be complementary in style, color, and lamp
ing with public street and pedestrian lighting.

Discussion:

The purpose of this guideline is to encourage an
abundance of high quality outdoor lighting to
give the downtown vitality and sparkle at night.
Each project must share in this enterprise. It is
not necessary to duplicate light fixtures used by
the City, but fixtures proposed for building
exteriors must work effectively with streetlighting.

Building lighting includes storefront display
lights, public lobby lighting, illumination of
signs, and special feature lighting such as high-
lighting facades and tops of buildings. Street
level lighting of a building can augment City
streetlights in many ways, for example, by ac-
centing a sidewalk, a colonnade, or the vault of
an arcade.

Parking garage lighting must be shielded from
public view as much as possible, especially from
street level vantage points. Placing fixtures back
from the street edge and behind spandrels and
beams can be combined with a dark ceiling color
to minimize the views of lights on intermediate
levels. For the roof of a garage, light standards
can be kept as short as possible and supple-
mentary lighting can be added to the interior
surfaces of parapet walls. [n all cases, specified
lenses, reflectors, and shields of light fixtures
should reduce direct views of garage lighting.



ATER FEATURES

Water features such as pools, sprays, fountains,
and sculptures shall be provided in outdoor pub-
lic spaces, as appropriate. Water features shall
not be isolated elements in the landscape, but
shall be integrated functionally and visually with
the overall design of plazas and courtyards.

Discussion:

Water seems to be a universal “good” in outdoor
spaces. People respond positively to pools, foun-
tains, and other water features. Water features
are also a traditional element in early California
architecture. In addition, running water pro-
vides acoustical masking of traffic noise and
evaporative cooling in hot weather.

-

The fountain at Galindo and Salvio

enlivens a pedestrian corner




Works of art shall be included in the develop-
ment of major outdoor and indoor public spaces.

Discussion:

It is the City’s intention that public art become
a main feature of downtown Concord. Murals,
hangings, mosaics, sculpture, flags, banners,
light and water events increase the usage and
enjoyment of downtown public spaces. Pro-
grams have been established which will provide
works of art within public spaces of both pri-
vately and publicly funded building projects. The
purpose of this guideline is to alert building
sponsors to the City’s desire that art be a part
of at least the public portions of their projects.

RT IN PUBLIC SPACES

A worh of art in the strece ar Todo
Santos Plaza




ITE UTILITTIES

Ulilities shall be minimally visibl - and mit mally
audible from sidewalk anlotler jull  pede
trian ways.

Discussion:

Transformer vaults, condensers, electrical and
gas meters, as well as overhead transmission
lines, can have detrimental effect  >n the public
environment when they are pla «d in visible
and audible locations. Careful it ng an | design
treatment can minimize the darimenta effe ¢
of utilities. Siting and design tdeas include placing
transformer vault and utility lines underground
or within parking garages, pla ing equipment
away from public spa e , and usng landscapin
to screen views of utility item
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Pedestrian ways which are not contiguous to
streets shall include amenities suitable to a ped-
estrian environment.

Discussion:

Pedestrian paths separate from streets should
have a design treatment that is particular to a
walking environment. The scale and landscap-
ing of the spaces should relate to the individual
person and small groups of people walking and
sitting. Surrounding buildings should be de-
signed to respect the privacy of interior uses
which are adjacent to pedestrian ways, especially
for residential uses. Hardscape and softscape
treatments of pedestrian ways should be appro-
priate to the urban or suburban character of
the setting.

EDESTRIAN CIRCULATION

Pcdestrians walking through the
landscaped campus of Bank of
America, Concord Center.
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ARKING GARAGE HEIGHT

Parking garages shall be as low as possible, espe-
cially at street edges. The height of a parking
garage shall not be greater than 45 feet above
grade, unless it is surrounded for its full height
by non-parking uses.

Discussion:

Parking garages are a necessary convenience for
the life of a downtown, but their visual impact
should be minimized to the greatest extent pos-
sible. The major public views of buildings by
pedestrians and motorists are from the street,
and therefore the primary area of visibility of
parking garages is at street edges. Structured
parking can be built underground or enclosed
within other uses to minimize its visibility from
the street.

Underground parking levels may be used in ad-
dition to the height permitted above grade to
make a larger overall structure. If parking levels
above grade are enclosed for their full height
within a building or building complex, then
there is no parking height restriction, except as
defined in the City’s zoning ordinance. A build-
ing enclosure at the street edges of a parking
garage can include retail, office, housing, and
other non parking uses.

The Bank of America parking gar-
age s four levels abore grade and
about 45 feet tall.
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ARKING GARAGE TREATMENT

Parkin garage fa ade hall be enhanced with
design tr atm nt and treet evel u es, as stated
in the “Street Level Uses” and “Sidewalk Land-
scape” guidelines, to improve their appearance
and minimize their bulk. Exterior material hall
be harmonious with surrounding buildings,
especially adjacent buildings of the ame devel-
opment project.

Discussion:

The architectural treatment of parking garages
is important for the downtown streetscape, since
garages are seen primarily by street level pedes-
trians and motorists. The placement of retail
shops along street frontages with olonnades,
awnings, and controlled retail signage i the most
effective treatment to enrich the grade and sec-
ond levels of a parking garage.

Landscaping is also effective. If a garage is et
back from the property line, then berm , tree ,
and climbing plants along the street an creen
views of open parking garages. If built at the
property line, stepping back of upper floors and
placing planters along floor edges an improve
appearance and reduce apparent size. Planting
at the top edge softens a structure’s profile as
seen from the street.

Building materials and the scale of exterior
openings should be compatible with buildings in
the same development project and hould fit
with surrounding architecture. Feature su h as
windows, cornices, and one or two story colon-
nades can help to achieve compatibility. Open-
ings at street level for vehicular access should
avoid crossing major pedestrian paths.

The treatment of the parking ga
age includes shops at street le e
glazed openings, and trellises.
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ARKING GARAGE ROOFS

Roofs of parking garages, which can be seen
from tall buildings, elevated highway , BART
trains, and other high vantage points shall be
treated to make them as visually attractive
possible.

Discussion:

Planting, lighting, shading devices, and paving
are elements that can be used to improve the
visual quality of parking garage roofs. The use
of planters with trees and shrubs, particularly at
the edges of a structure, can soften the appear-
ance of a roof, while also providing needed shade
for pedestrians and parked cars. Trellis structures
can offer additional shade and amenity. Paving
with patterns of color can visually enliven large
surface areas. Good lighting can improve safety
and also be a visual amenity.

This guideline can apply to parking garages
below grade as well as above grade. The roof of
a structure below grade is often an urban publi
open space. As such, the roof should be treated
as a plaza or courtyard with spatial definition,
planting and hardscape of a quality befitting its
urban public role.

o

Th 1t parking garage has a
pa nt d pattern on 1ts roof.




EUILDING RO OFS

The design of a building roof shall be integrated
with the overall design of a building and shall
enhance the surrounding downtown roofscape.

Discussion:

As an individual building in the downtown
needs to be designed within its streetscape con-
text, so a building roof should be designed within
its roofscape context. Roofs of buildings are
often the repository of mechanical and electrical
equipment, such as antennae, condensers, ducts,
cooling towers, and elevator penthouses. When
seen from the street, from buildings, or other
vantage points, especially when proximate,
building roofs with numerous indiscriminately
placed pieces of equipment can be quite ugly. It
is important to incorporate the various elements
of a roof into the building design, so that the
building is perceived as a unified design, regard-
less of the height of the viewer’s vantage point.
Elements of a roof design requiring design con-
sideration can include flat or sloped roofing
materials, parapet walls, equipment, and ele-
vator penthouses. Special features might also be
present, such as a helipad, a large dish antenna,
a landscaped deck, or accent lighting for the top
of the building.

Salvio Pacheco Squarc has a vanied
roof ape with ¢ pupment ne tled
between sloping roof sections




DESIGN REVIEW PROCESS

Design review for the Downtown Business Dis-
trict of Concord is performed by the City’s Design
Review Board (DRB), which is assisted by City
staff, primarily the Planning Department. Review
of individual projects occurs at five stages in the
design process and the DRB relie upon assistance
from the City staff at ea h tage. City decisions
result from the continuou interaction of project
development entities, design professionals, the
Design Review Board, Redevelopment Agency
Board City Council member , and the City staff.
Design review submission are made to the Plan-
ning Department.

Design review focuses attention upon architec-
tural, planning, and urban design issues within
the processes of city redevelopment. Many people
with varying agendas and schedules are involved
in planning and implementation of downtown
development projects. In large projects the com-
plexity can be staggering, the duration long, and
the actors numerous. The Design Review Process
has been established in order to have an efficient
and effective method to assess architectural de-
sign from project inception to completion. The
process allows the City to ensure excellent de-
sign quality in the downtown, both in individual
projects and in the total environment.

Some projects require full design review, some
require a limited review process, and some do not
require review at all. Development entities should
check with the Planning Department to deter-
mine the extent of design review requirements
for each proposal. Renovation projects with no
spaces or surfaces accessible or visible to the pub-
lic are exempt from design review. Small projects,
such as retail tenant remodeling, and projects
with minimal exterior and public interior work,
may require limited design review.

The review process consists of five stages of re-
view with a “milestone” event at the end of each
stage. The stages correspond to phases of the
standard architectural design process, from first
concepts to final construction. The First Mile-
stone is at the end of Conceptual Design, which
occurs midway through the Schematic Design
phase. The Second Milestone is at the end of the
Schematic Design phase. The third is at the
completion of the Design Development phase,

HE PROCESS AND THE REQUIREMENTS

the point at which all major design and cost de-
cisions should have been made for a project. The
milestone for the fourth stage is at the end of
Construction Documents and the milestone for
the fifth stage is at the end of construction.

The First Milestone review by the Design Review
Board (DRB), “Conceptual Review,” is not man-
datory, unless assistance is sought from the
Redevelopment Agency by the developer of a
proposed project. For projects seeking Agency
assistance, the First Milestone review may follow
an Exclusive Right To Negotiate with the Agency
and must precede the signing of a Disposition
and Development Agreement (DDA) between
the Agency and the developer. The DDA includes
a provision which states that all required City
approvals must be obtained for a project by the
developer. The plan submitted to the DRB for
the first milestone review and included in the
DDA is called the “Preliminary Development
Plan.” The role of the DRB in the First Milestone
review is to make comments in an advisory ca-
pacity. The DRB comments may or may not be
incorporated into the Preliminary Development
Plan.

The Second Milestone is a review of the Sche-
matic Design drawings and is known as the “Pre-
liminary Review.” It is undertaken regardless of
the ext ten e of a DDA. Thi  tage normally takes
place prior to Use Permit approval by the Plan-
ning Comm: ion. A in the ca e of the First
Mt e tone, therei no approval of the e plans by
the DRB. Comment are made by the DRB
members in order to convey their thoughts re-
garding the proposed design and to provide di-
rection for further development of the plans. The
Board may recommend that more than one pre-
liminary review session be held prior to the Third
Milestone review of a project.

The Third Milestone is known as the “Final
Review” (or “Formal Review”) of the project plans
at the end of the Design Development phase. This
is a required City approval, determined by a
vote of a quorum of the DRB members. The
Third Milestone review follows the granting of
a Use Permit by the Planning Commission. The
plans approved by the Planning Commission
and the DRB are called the “Final Development



Plan” by the Redevelopment Agency, for DDA
purposes. As conditions of its final approval,
the DRB may stipulate specific design details to
be approved by the DRB at a subsequent meet-
ing or by the Planning Department staff. Ex-
amples of such items are the final landscape
plans and proposed facade materials.

The Fourth and Fifth Milestones, the “Design
Check” and the “Construction Check,” are per-
formed primarily by City staff with the DRB only
reviewing specific design items. The Fourth Mile-
stone check is completed prior to the City's
issuance of the Building Permit and the Fifth
Milestone check is completed prior to the City's
issuance of the Certificate of Final Completion
and Occupancy.

The scale of drawings for design review submis-
sions are listed for each stage. The drawings must
be submitted at 100% of the listed scale, and
perspective drawings must have an image which
is at least 9" by 12" For large projects, which oc-
cupy a site with the equivalent of more than one
downtown block, drawings of a scale smaller than
the listed requirements may be submitted with
prior written approval by the Planning Depart-
ment. The Design Review Application with a
complete checklist of requirements may be ob-
tained from the Planning Department.

A presentation and public comment are heard in a
review session with the Citn Council.



IRST MILESTONE: CONCEPTUAL REVIEW

The review of the first design submission to the
City is the Conceptual Review. The Conceptual
Review corresponds approximately to 50% com-
pletion of a project’s Schematic Design phase.
The First Milestone review is required by the City
only if a development proposal requires Rede-
velopment Agency assistance. The “Preminary
Development Plan” is the name of the plan sub-
mitted to the DRB for review and subsequently
included in the DDA. The submission require-
ments include, but are not limited to:

1. Site plan at not smaller than 1"=20' scale
(1:240).

2. Ground floor plan with proximate site area
at not smaller than 1” = 8’ scale (1:96).

3. Above and below ground floor plans includ-
ing a roof plan at not smaller than 1”"=8"scale.

4. At least two project sections and two eleva-
tions at not smaller than 1”=8"scale.

5. One exterior, constructed, two-point perspec-
tive drawing from a street level viewpoint
with the image contained within a 60 degree
cone of vision.

6. Tabulation of areas of major exterior and
public interior spaces and tabulation of park-
ing spaces by size and type of space.

7. Dimensions of site, parking areas, buildings,
and setbacks.

\
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A view towards the east and downtown, looking
down Willow Pass and Clayton Roads.



ECOND MILESTONE: PRELIMINARY REVIEW

The Preliminary Review submission is a set of
completed Schematic Design materials, includ-
ing the required items listed below. The review
normally takes place prior to Use Permit ap-
proval by the Planning Commission. The DRB
can recommend that more than one session be
held for this review. The submission require-
ments include, but are not limited to:

1. Site plan at not smaller than 1" 20 scale
(1:240).

2. Ground floor plan with proximate ite area
not smaller than 1 =8"scale (1:96).

3. Above and below ground floor plan includ-
ing a roof plan at not smaller than 1"=8’
scale.

4. At least two project sections and two exterior
elevations at not smaller than 1”=8" scale.

5. Two exterior perspective drawings, at least
one of which has a street level viewpoint,
and, if applicable, one interior perspective
drawing of a major public space. The per-
spectives shall be constructed, two-point
drawings; the interior view can be a one-
point or two-point. The drawing images
shall be within a 60 degree cone of vision.

6. Tabulation of areas of major exterior and
public interior spaces and tabulation of park-
ing spaces by size and type of space.

7. Dimensions of site, parking areas, buildings,
setbacks, exterior spaces, and major public
indoor spaces.

8. Material and color selections for exterior
walls, exterior hardscape, walls and floors of
major interior public spaces.

9. Landscape plan with preliminary plant selec-
tions at not smaller than 1" = 20"scale.

10. Outline specifications.

SEREE [ ]

A well-defined wrban plaza in Salvio Pacheco Square
facing Todos Santos Plaza.
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HIRD MILESTONE: FINAL REVIEW

Final Review occurs at the end of the Design
Development phase of architectural design, at
which time all major design and cost decisions
for a project should have been made. The de-
sign submission for Final Review includes a
completed set of the architect’s Design Develop-
ment materials, which update and supplement
the Second Milestone requirements (contact
the Planning Department for a complete list of
requirements):

L.

2.

10.

11.

Update Second Milestone: Preliminary Re-
view site plan requirement.

Update Second Milestone: Preliminary Re-
view ground floor plan requirement.

. Update Second Milestone: Preliminary Re-

view requirement for floor and roof plans.

. Update Second Milestone: Preliminary Re-

view requirement for sections and eleva
tions plus all remaining exterior elevations
at not smaller than 1”=8"scale (1:96).

. Update Second Milestone: Preliminary Re-

view perspective drawings requirement.

. Update Second Milestone: Preliminary Re-

view requirement for tabulation of areas and
parking spaces.

. Update Second Milestone: Preliminary Re-

view dimensions requirement.

. Update Second Milestone: Preliminary Re-

view requirements for material selection plus
material and color boards of exterior walls
and major interior public spaces, as well as
exterior hardscape at the ground plane, at
visible roofs, and at usable roof decks. A
mock-up panel of each major exterior build-
ing wall treatment, in model form at a scale
from 1"=8"(1:96) to 1"=1"(1:12), may be re-
quired by the Planning Department.

. Update Second Milestone: Preliminary Re-

view requirement for landscape plus landscape
sections and elevations at not smaller than
1"=8" scale, including hardscape, lighting,
equipment, furnishings, and planting for
on-site and off-site improvements.

Update Second Milestone: Preliminary Re-
view requirement for outline specifications,
updated and more detailed.

Reflected ceiling plans, including soffits, of
exterior and major public interior spaces at
not smaller than 1”=8"scale. Spaces such as
arcades, colonnades, lobbies, malls, court-

12.

13.

14.

yards, and galleries should be included.
Interior elevations of major public interior
spaces at not smaller than 1" 8" scale.
Graphics and signage: locations, schedules,
and samples or manufacturer’s literature
for exterior and interior public spaces, in-
cluding parking garage and building identi-
fication signs.

Lighting schedules with samples or manu-
facturer’s literature for exterior and interior
public spaces and parking garages. Lighting
locations are to be shown on landscape plans,
reflected ceiling plans, and elevations.

An acrial view of Todos Santos Plaza from the South
west with the Concord Main Office of Bank of

America in the foreground.



OURTH MILESTONE: DESIGN CHECK

The Fourth Milestone: Design Check, occurs at
the completion of the Construction Documents
phase. The Design Check is performed by the
Planning Department, except for specific elements
of the submission which may also be checked by
the Design Review Board. If the Redevelopment
Agency is involved in the project with a DDA,
then the Agency will help the Planning Depart-
ment perform the Design Check. Completed
Construction Documents, including final land-
scape plans, are submitted to the Planning De-
partment and they are checked for conformance
with the Third Milestone review. The reviewed
documents are given to the Building Department
for plan check approval and issuance of a Build-
ing Permit. For a development with multiple,
phased construction contracts, several Building
Permits might be issued, necessitating a Design
Check for each permit.

Submission requirements for the Design Check
are a complete set of Construction Documents
for the construction work being considered, in
addition to clarification drawings and text for

changes in the design since the Final Review of
the Third Milestone.

I[FTH MILESTONE: CONSTRUCTION CHECK

Issuance by the City of the Certificate of Final
Completion and Occupancy for a development
project is contingent upon a Construction Check
by the Planning Department. If the Redevelop-
ment Agency is involved in the project with a
DDA, then the Agency will help the Planning
Department perform the Construction Check.
Change orders will be reviewed and site visits
made by the Planning Department for the Con-
struction Check.

Submission requirements for the Fifth Milestone:
Construction Check, include construction
Change Orders, which affect the appearance or
use of the exterior and public interior portions
of a project. Clarification drawings and text
explaining design changes made since the Fourth
Milestone: Design Check, will be submitted upon
request of the Planning Department.

For projects over 50,000 gross square feet of
built floor area, design review will include ap-
proval of a full-scale mock-up of the major exterior
wall system, built on the project site. The mock-

up will include the actual materials, finishes,
and colors to be used on the project. Approval
will be necessary before construction of the
exterior wall system commences.
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Photograph on back cover: Downtoun Concord s
the 1940s center of a primarily agricultural com-
munity, seen from the southeast.
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SPANISH REVIVAL

The Spanish Revival Style
was an architectural move-
ment that began in the late
19th century for a colonial
style’s revivalism and reinter-
pretation, which drew inspira-
tion from the late 18th and
early 19th century Spanish
missions in California. This
architecture style has been
considered to be the regional
vernacular architecture style painted Tile Arches Arcade
of Southwestern United
States, especially in Califor-
nia.

Spanish Revival replicated
much of the original Spanish
Architecture style’s aesthetic,
which includes enclosed
courtyard, massive adobe
wall, tile roofing, and outdoor
shade arcades.

Some of the structures in City Ornamental Iron work Tower-like Chimney Wooden Door

of Concord that uses Spanish/
Mission Revival Style archi-
tecture are the Todos Santos
Square in the north side of the
Todos Santos Plaza.

White Stuco Exterior Wall Terracota Roof Tile Courtyard



MONTEREY COLONIAL EE e

Monterey Colonial Architec-
ture is an architecture style
that originated in California.
Larkin House, made by a
Boston merchant is widely
considered as the first of the
Monterey Colonial Style.

Monterey Colonial has distinct
characteristics, which includes
low-pitched gable roof, some-
times displayed different ma-
terial on the first, the usage of

Cantilever on 2nd Level Low-pitch Gable Roof wood post in the balcony and
second floor and cantilevered
second floor balcony.

The known building that uses
Monterey Colonial style in
Concord are the Pacheco
Adobe House, which is the
first structure in Concord.

Wood Material on the Cantilever Adobe Wall



VICTORIAN e

Victorian Architecture refers

to architecture style that

were used during the reign of
Queen Victoria in Britain. This
architecture style was brought
to United States around 1860s
and become very popular at
that time.

Many of the city in California

adopted Victorian architecture

for their bu”ding- Some of the Low Roof of Italianate Queen Anne’s Steep Roof Shingle Cross Gable
city includes San Francisco,

Eureka and Alameda.

Victorian Architecture can be
divided into several sub-cat-
egory such as Queen Anne,
Italianate, Shingle, and sev-
eral other. Some of the main
characteristic of Victorian
architecture including but not
limited to ornamental bracket
and low roofs (italianate), bay
window, steep roof, round or
square tower (Queen Anne)
and continuous wood shingle,
porches, cross gable and
irregular roof line (Shingle).
Most of Victorian Architec-
ture share material similarity,
where they used wood as the
main material.

Ornamental Bracket Round/Square Tower Shingle Style Porch

Side Bay Window Queen Anne Bay Window Irregular Roof Line



MISSION REVIVAL e

Mission revival is an architecture style
that emerged in late 19th Century,
which inspired by early Hispanic Mis-
sion architecture style in California.
This style emerged as a response of
the actual mission’s fading condition
and restoration, which in turn bring
nostalgia to the public.

Mission Revival replicated much of the
original Mission style’s aesthetic, which

Smoot Stucco Arched Entry and Window includes enclosed courtyard, massive
adobe wall, tile roofing, and outdoor
shade arcades, while integrating these
characteristic with more modern mate-
rial to improve the structure’s strength.
Mission Revival style bear many re-
semblance to Spanish Revival. Some
of the shared characteristic between
these two style includes the outdoor
shade arcade and courtyard.

Arcade Quatrefoil Window

Exposed Rafter Gabled Tile Roof



Attachment 6 — City of Santa Barbara - El Pueblo Viejo Design Guidelines

This attachment is too large to include in the “Discussion of Early California Architecture for the
Downtown” so the link to this sight is available at the website below:

https://www.dropbox.com/s/8fe207704kbofes/Att%204-CitySantaBarbaraEPV Guidelines.pdf?dI=0



https://www.dropbox.com/s/8fe2077o4kbofes/Att%204-CitySantaBarbaraEPV_Guidelines.pdf?dl=0
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