
 

 

 

PITTSBURG TECHNOLOGY PARK 

SPECIFIC PLAN

  July 2024



 

Pittsburg Technology Park Specific Plan i 
 

TABLE OF CONTENTS 

Chapter 1: Introduction ....................................................................................................................... 1 

1.1 Overview and Concept ............................................................................................................... 1 

1.2 Plan Area Description ................................................................................................................ 1 

1.3 Relationship to other City Plans ................................................................................................. 4 

1.4 Specific Plan Goals ..................................................................................................................... 4 

1.5 Specific Plan Authority ............................................................................................................... 4 

Chapter 2: Existing Conditions ............................................................................................................. 5 

2.1 Overview .................................................................................................................................... 5 

2.2 Demographics ............................................................................................................................ 5 

2.3 Community and Natural Resources ........................................................................................... 5 

2.4 Land Use ..................................................................................................................................... 5 

2.5 Existing Transportation and Circulation Standards ................................................................... 6 

2.6 Existing Utilities and Infrastructure ........................................................................................... 6 

Chapter 3: Land Use, Zoning, and Development Standards ................................................................ 7 

3.1 Overview .................................................................................................................................... 7 

3.2 Land Use ..................................................................................................................................... 7 

3.3 Permitted Land Uses .................................................................................................................. 9 

3.4 Site Design ................................................................................................................................ 11 

3.5 Development Standards .......................................................................................................... 11 

Chapter 4: Design Guidelines ............................................................................................................. 13 

4.1 Building Form/Massing ............................................................................................................ 13 

4.2 Materials, Colors and Textures ................................................................................................ 13 

4.3 Functional Elements................................................................................................................. 14 

4.4 Buffering and Screening ........................................................................................................... 14 

4.5 Landscape Design ..................................................................................................................... 14 

4.6 Fire Prevention ......................................................................................................................... 15 

4.7 Signs ......................................................................................................................................... 17 

4.8 Lighting ..................................................................................................................................... 17 

Chapter 5: Natural and Biological Resources ..................................................................................... 18 

5.1 Overview .................................................................................................................................. 18 

5.2 Habitat Conservation Plan ....................................................................................................... 18 



 

ii Pittsburg Technology Park Specific Plan 
 

Chapter 6: Circulation and Mobility ................................................................................................... 20 

6.1 Overview .................................................................................................................................. 20 

6.2 Site Design ................................................................................................................................ 20 

6.3 Transportation and Circulation Standards ............................................................................... 20 

6.4 Transportation Impact Analysis ............................................................................................... 20 

6.5 Parking standards .................................................................................................................... 20 

6.6 Pedestrian Circulation .............................................................................................................. 21 

6.7 Bicycle Parking ......................................................................................................................... 21 

6.8 Emergency Access .................................................................................................................... 22 

Chapter 7: Utilities and Infrastructure ............................................................................................... 23 

7.1 Overview .................................................................................................................................. 23 

7.2 Water System ........................................................................................................................... 23 

7.3 Sewer System ........................................................................................................................... 25 

7.4 Storm Drain System/WQ Basins .............................................................................................. 25 

7.5 Electrical System ...................................................................................................................... 28 

7.6 Natural Gas System .................................................................................................................. 28 

7.7 Telecommunications System ................................................................................................... 28 

Chapter 8: Implementation ............................................................................................................... 29 

8.1 Implementation ....................................................................................................................... 29 

8.2 Conformity Determinations and Development Application .................................................... 29 

8.3 Revisions to Approved Permits ................................................................................................ 31 

8.4 Minor Modifications to the Specific Plan ................................................................................. 31 

8.5 Determinations of Similar Use ................................................................................................. 32 

8.6 Amendments to the Specific Plan ............................................................................................ 33 

8.7 CEQA Findings and Subsequent Review .................................................................................. 33 

8.8 Performance Standards and Mitigation ................................................................................... 33 

Chapter 9: Administration ................................................................................................................. 38 

9.1 Overview .................................................................................................................................. 38 

9.2 Responsibility ........................................................................................................................... 38 

9.3 Severability............................................................................................................................... 38 

9.4 Interpretation .......................................................................................................................... 38 

9.5 Adoption .................................................................................................................................. 38 



 

Pittsburg Technology Park Specific Plan iii 
 

Appendix A: Pittsburg 2040 General Plan Consistency .................................................................... A-1 

Land Use Element ......................................................................................................................... A-1 

Growth Management Element ..................................................................................................... A-3 

Urban Design Element .................................................................................................................. A-4 

Economic Development Element ................................................................................................. A-4 

Circulation & Transportation Element .......................................................................................... A-6 

Community Health & Environmental Justice Element.................................................................. A-9 

Recreation & Youth Element ...................................................................................................... A-10 

Resource Conservation & Open Space ....................................................................................... A-11 

Safety Element ............................................................................................................................ A-16 

Community Facilities Element .................................................................................................... A-17 

Noise Element ............................................................................................................................. A-18 

Appendix B: Landscape Plan (Phase I Only) .................................................................................... A-20 

 

List of Figures  
Figure 1: Plan Area ............................................................................................................................... 2 
Figure 2: 2040 General Plan Land Use Map ......................................................................................... 3 
Figure 3: Site Plan Concept .................................................................................................................. 8 
Figure 4: Phase I Landscape Concept Design ..................................................................................... 15 
Figure 5: Fire Hazard Severity Zone ................................................................................................... 16 
Figure 6: Impacted Vegetative Communities Map ............................................................................ 19 
Figure 7: Utility Concept Map ............................................................................................................ 24 
Figure 8: Hydrology Map ................................................................................................................... 27 



 

Pittsburg Technology Park Specific Plan 1 
 

CHAPTER 1: INTRODUCTION 

1.1 OVERVIEW AND CONCEPT 
The purpose of the Pittsburg Technology Park Specific Plan (Specific Plan) is to provide policy and 
implementation actions for the development of an employment area on a portion of the former municipal 
Delta View Golf Course.  

The Specific Plan is based on a concept for development of the area in three phases. Phase I is the 
development of a data center north of the Contra Costa Canal. Phases II and III cover land south of the 
canal and allow for the further development of the plan area as a dynamic employment hub and light 
industrial uses. 

The Specific Plan provides a roadmap and multidisciplinary guiding principles for use in planning-related 
endeavors. This document incorporates a vision and goals for the area and sets development standards 
and guidelines for land use, site and building, public right-of-way, circulation, and mobility. Per California 
Government Code (Title 7, Division 1, Chapter 3, Article 8, Sections 65450 et seq.) the Specific Plan acts as 
a regulatory document adopted by ordinance.  

1.2 PLAN AREA DESCRIPTION 
This Specific Plan envisions redevelopment of the eastern half of the former municipal Delta View Golf 
Course, which is closed and currently vacant. The existing property is located in the City of Pittsburg 
(referred to throughout document as “City”) within Contra Costa County, CA.   

The Plan Area is bisected by the Contra Costa Canal, which is maintained by the Contra Costa Water 
District (See Figure 1: Plan Area) and is composed of two major project areas divided by the canal. The 
area north of the canal is 22.05 acres. The area south of the canal is 54.33 acres. The Plan Area does not 
include adjacent, deed-restricted land owned by Pittsburg Data Hub, LLC. 
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FIGURE 1: PLAN AREA 
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The City of Pittsburg’s 2040 General Plan was adopted by the Pittsburg City Council on May 6, 2024, under 
Resolution No. 24-14464. According to Figure 2-1 in the 2040 General Plan (Land Use Map), the land use 
designation for the Plan Area is “Employment Center Industrial.”  Land use designations north of the Plan 
Area are a combination of “Low Density Residential” and “Public/Institutional.” Land use designations 
west of the Plan Area are “Park,” east of the Plan Area are “Utility/ROW,” and south of the Plan Area is 
vacant land outside the city limits under the jurisdiction of Contra Costa County.    

FIGURE 2: 2040 GENERAL PLAN LAND USE MAP 

 

To achieve internal consistency between the 2040 General Plan adopted on May 6, 2024, and the City’s 
Zoning Ordinance, the City must adopt Zoning Map Amendments, as required by Government Code 
65860. One of the Zoning Map Amendments will rezone the Plan Area from “Open Space (OS)” Zoning 
District to “Limited Industrial with Limited Overlay (IL-O)” Zoning District to allow for employment-
generating and light manufacturing uses with specific development regulations. 

Zoning for properties surrounding the Plan Area is a combination of “Single Family Residential – 6,000 
square foot minimum lot size (RS-6),” “Governmental and Quasipublic (GQ),” “Planned Development, 
Ordinance No. 92-1044 (PD-1044),” and “Open Space (OS)” Districts.  
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1.3 RELATIONSHIP TO OTHER CITY PLANS 
The Specific Plan serves as an extension of the Pittsburg 2040 General Plan and can be used as both a 
policy and regulatory document. The Specific Plan was analyzed to ensure it is consistent with all elements 
of the 2040 General Plan. Appendix A details the connection between the Specific Plan and goals and 
policies from the 2040 General Plan and Sustainability Plan.  

1.4 SPECIFIC PLAN GOALS 
To ensure the functionality, economic sustainability, appealing aesthetics, and community enhancement 
of the Specific Plan, the following goals have been established: 

1. Develop a comprehensive Specific Plan for the Plan Area that provides for technology park uses 
while incorporating essential infrastructure facilities. 

2. Foster economic and employment opportunities within the community by expanding the variety 
of industrial, office, and technology park uses. 

3. Enable the construction of industrial or office buildings that will be attractively incorporated into 
the landscape, while minimizing impacts to the surrounding natural environment and sensitive 
resources. 

4. Identify and facilitate the installation and ongoing maintenance of water, sewer, drainage, and 
road infrastructure in connection with development projects in the Plan Area. 

5. Establish guidelines and standards for building and site development aesthetics that create a 
distinctive and cohesive identity for the Plan Area. 

1.5 SPECIFIC PLAN AUTHORITY 
A specific plan is a regulatory tool that local governments use to implement their general plan and to guide 
development in a specified area. While the general plan is the primary guide for growth and development 
in a community, a specific plan can focus on the unique characteristics of a special area by customizing 
the planning process and land use regulations for that area. 

By law, specific plans are intended to implement a city or county’s general plan through the development 
of policies, programs, and regulations that provide an intermediate level of detail between the general 
plan and individual development projects. As vehicles for the implementation of the goals and policies of 
a city’s general plan, State law stipulates that specific plans can be adopted or amended only if they are 
consistent with the jurisdiction’s adopted general plan. 

The Specific Plan is enacted under Sections 65450 through 65457 of the California Government Code, 
which authorizes local governments with certified general plans to prepare and adopt specific plans. The 
Specific Plan is adopted by the City Council by ordinance and thereby establishes the zoning regulations 
for land use and development within the Plan Area. 

The Specific Plan guides land use and development decision-making processes for the Plan Area. The 
Specific Plan does not replace or augment building safety codes or other non-planning-related codes. All 
applications for new construction, substantial modification to existing buildings, and changes in land use 
within the Plan Area shall be reviewed for conformance with this Specific Plan.  
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CHAPTER 2: EXISTING CONDITIONS 

2.1 OVERVIEW 
This chapter documents the existing conditions in the Plan Area prior to the adoption of the Specific Plan, 
including demographics, community and natural resources, land use, transportation and circulation 
standards, and utilities and infrastructure.  

2.2 DEMOGRAPHICS 
The City of Pittsburg has over 76,000 residents. The population of Pittsburg is ethnically diverse with 42% 
of the population identifying as Hispanic or Latino, and the largest racial populations identifying as 24% 
White, 23% Asian, and 20% Black or African American, according to the 2020 Decennial Census. The 
employment rate is 59.3% and approximately 8.8% of the population lives in poverty, according to the 
2022 American Community Survey 1-Year Estimates.  

2.3 COMMUNITY AND NATURAL RESOURCES 
The Plan Area is approximately 76.38 acres, including areas formerly developed as the Delta View Golf 
Club that were owned and managed by the City, as well as undeveloped grassland hill slopes to the south 
and southeast (see Figure 1: Plan Area). The Plan Area is located along the southern edge of the City and 
consists of rolling hills along the lower slopes of the eastern Los Medanos Hills. 

The property just west of the Plan Area consists of other portions of the former golf course as well as the 
City of Pittsburg’s Stoneman Park, while lands to the south are owned by the Keller Canyon Landfill 
Company, and lands to the southeast are owned by Pacific Gas and Electric.  

The land is vacant, and a majority of the site is undeveloped. There are some dilapidated former golf cart 
paths, existing structures, and a run-down parking lot from the previous Delta View Golf Course. The 
Contra Costa Canal crosses from the northwest to the southeast through the Plan Area. A bridge covers a 
portion of the canal. Elevations within the Plan Area range from approximately 68 feet to 290 feet above 
sea level, trending upward in elevation from the northeast to the southwest and the existing topography 
generally drains from the south to the north of the site (elevations ranging from 253 to 72). 3.2% of the 
land in the Plan Area is impervious. 

2.4 LAND USE  
The Plan Area is designated as Employment Center Industrial per the 2040 General Plan Land Use Map, 
shown in Figure 2.  

To achieve internal consistency between the 2040 General Plan adopted on May 6, 2024, and the City’s 
Zoning Ordinance, the City must adopt Zoning Map Amendments, as required by Government Code 
65860. One of the Zoning Map Amendments will rezone the Plan Area from “Open Space (OS)” Zoning 
District to “Limited Industrial with Limited Overlay (IL-O)” Zoning District to allow for employment-
generating and light manufacturing uses with specific development regulations. 
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Land uses north of the Plan Area are primarily designated as “Low Density Residential” in addition to 
parcels within ½ mile of the Plan Area that are designated “Public/Institutional” where Rancho Medanos 
Junior High School and Los Medanos Elementary School are located. The neighborhoods north of the Plan 
Area are mostly built on a gridded street network but are bound by State Route 4 (SR 4) and railroad tracks 
that limit connectivity. As a result, only a few roadways provide continuous connections. Land uses west 
of the Plan Area are primarily designated “Low Density Residential” and “Park”. This area is primarily 
served by West Leland Road and neighbors the Bay Point community which is located within 
unincorporated Contra Costa County. Land uses east of and neighboring the Plan Area are designated 
“Vacant/Utility/ROW,” which are utilized by powerlines that interrupt and limit connectivity. The land use 
designations east of the powerlines are mostly “Low Density Residential” and “Institutional” until Railroad 
Avenue, which is mostly designated as “Community Commercial.” The land use designations south of the 
Plan Area are primarily “Open Space” and unincorporated Contra Costa County.  

2.5 EXISTING TRANSPORTATION AND CIRCULATION STANDARDS 
The Plan Area is accessible by way of vehicular travel. The north side of the Plan Area is accessible via Golf 
Club Road, a Local Street. The west side of the Plan Area is accessible via John Henry Johnson Parkway, a 
Local Street.  

The north side of the Plan Area is less than 1,000 feet away from the Delta De Anza Regional Trail, a multi-
use hiking, bicycling, and equestrian trail, which can be accessed at Golf Club Road.   

The City of Pittsburg is serviced by local and regional transit services provided by Tri-Delta, Bay Area Rapid 
Transit (BART), and County Connection. The Plan Area is accessible through Routes 388 and 390 and is 
served by bus stops at the intersection of Leland Road and Golf Club Road serviced by Tri-Delta Transit. 
The Plan Area also has access to the regional transit services provided by BART through the Yellow Line 
served by the Pittsburg Center station, which is approximately a mile away. Lastly, the Plan Area has access 
to the regional transit services provided by County Connection through the Express Route 93X bus route 
served by two bus stops at the intersection of Kirker Pass Road and Castlewood Drive, which is 
approximately a mile and a half away. 

2.6 EXISTING UTILITIES AND INFRASTRUCTURE 
See Chapter 7 for descriptions of existing utilities and infrastructure. 
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CHAPTER 3: LAND USE, ZONING, AND DEVELOPMENT STANDARDS  

3.1 OVERVIEW 
This chapter includes permitted land uses in the Plan Area. These uses are aligned with the “Employment 
Center Industrial” land use designation for the Plan Area in the City’s 2040 General Plan. These uses are 
also aligned with the overall goals of the Specific Plan in Chapter 1 and Goal 2-4 of the 2040 General Plan 
detailed in Appendix A. 

This chapter also provides design review guidelines and standards for development in the Plan Area to 
establish a high-quality design and character that is thoughtfully integrated into the natural topography 
of the surrounding area. These guidelines include direction on site design, building form, materials, color, 
and landscaping to meet the intent of the Specific Plan while providing flexibility for constructability. There 
are instances where the term “shall” is used throughout this chapter to denote a design standard that is 
required. Additionally, the EIR connected to this Specific Plan includes mitigation measures that act as 
supplementary standards for certain uses. The Zoning Administrator shall be responsible for administering 
the provisions of the Specific Plan and shall have authority to review and approve development projects 
that have been determined to be consistent with the objectives and provisions of the Specific Plan. 

3.2 LAND USE 
The Plan Area is designated as “Employment Industrial Center (ECI)” in the 2040 General Plan. This land 
use designation is described in the 2040 General Plan as “fostering vibrant, diverse, and dynamic 
employment hubs that accommodate technology, advanced manufacturing, logistics, and other sectors 
that generate substantial employment opportunities; uses may include administrative, financial, business, 
professional, medical and public offices, business incubators, research and development, custom and light 
manufacturing, limited assembly, warehousing and distribution, data centers, technology and innovation, 
energy, hospitals and large-scale medical facilities, services, light and heavy automobile services, and 
supporting commercial uses”. 

The Specific Plan is based on a concept for development of the Plan Area in three phases. The Site Plan 
Concept is shown in Figure 3. Phase I is the development of a data center north of the Contra Costa Canal. 
Phases II and III, south of the canal, allow for the development of a wide range of employment-generating 
commercial or industrial uses based on market conditions. The Site Plan Concept illustrates the estimated 
development footprint for each phase, and the circulation within the Plan Area that is described in 
Chapter 6.  
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FIGURE 3: SITE PLAN CONCEPT 
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3.3 PERMITTED LAND USES 
The permitted land uses in the Plan Area are based on the “Employment Center Industrial (ECI)” land use 
designation. The permitted uses identified in the table below are subject to the development standards 
and design guidelines identified in this chapter, and land use entitlement procedures and actions outlined 
in Chapter 8.  

Use Classifications Definitions 

Administrative, Business, and Professional 
Offices 

 

Establishment engaged in the provision of executive, 
management, administrative, consulting, or professional 
services, such as architectural, design, engineering, real estate, 
information technology and technology support, insurance, 
investment, legal, secretarial, accounting, graphic arts, 
typesetting, desktop publishing, advertising, marketing, title 
insurance, bail bonds, travel, entertainment, collection, or 
personnel agency. This classification includes health program 
administration or management offices and workspaces created 
for business incubators/incubation.  

Data Center 

 

A facility providing for the storage of networked computer 
servers and related hardware equipment typically used by 
organizations for the remote storage, processing, or distribution 
of large amounts of data.  

Energy 

 

A facility primarily comprised of mechanical and electrical spaces 
that will house energy production, energy conversion, and energy 
distribution equipment. 

Financial Offices Financial institution, including credit union office or check cashing 
service, that provides retail banking services to individuals and 
businesses. This classification includes only those institutions 
engaged in the on-site circulation of cash money.  

Government/Public Offices Administrative, clerical, or public contact office of a federal, state 
or local government agency, including postal facilities, together 
with incidental storage and maintenance of vehicles. 

Medical Offices and Medical Testing Offices of state-licensed firms or organizations that provide 
human physical and psychological health services and resources, 
such as physicians, dentists, chiropractors, physical therapists, 
psychiatrists, psychologists, counseling and family planning 
services, optometrists, or acupuncturists. This classification 
includes only those facilities intended for outpatient medical 
services, and may include medical/dental laboratory incidental to 
the office use. 
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Use Classifications Definitions 

Research and Development Services and 
Production 

 

Research and Development Services establishments are primarily 
engaged in industrial or scientific research, including limited 
product testing. This classification includes electronic research 
firm or pharmaceutical research laboratory. 

Research and Development Productions establishments are 
primarily engaged in the research, development, testing, and 
controlled production and wholesale of high-technology 
electronic, industrial, or scientific products or commodities within 
an enclosed building, but does not include uses that may be 
objectionable by reason of production of offensive odor, dust, 
noise, vibration, or storage of hazardous materials. Uses include 
biotechnology, film, and nontoxic electronic and computer 
component manufacturers. 

Manufacturing (Custom and Limited) 

 

An industrial activity involving the making of goods or products 
by manual labor or machine process, including incidental and 
related processing, storage, wholesaling and distribution. 

Limited. Establishment engaged in the fabrication, assembly, 
processing, treatment, or packaging of finished parts or products 
from previously prepared materials within an enclosed building, 
excluding food and drug processing. 

Custom. Establishment primarily engaged in on-site production 
of goods by hand manufacturing involving the use of hand tools 
and small-scale equipment. This classification may include the 
incidental direct sale to consumers of only those products 
produced on-site. Typical uses include ceramic studio, candle-
making, boatwright, custom jewelry manufacture, ornamental 
iron works, cabinet shop, or stained/leaded glass studio. 

Warehouse and Distribution (Interior and 
Exterior Storage) 

 

Establishment engaged in the wholesale, distribution and 
warehousing of goods. Uses in this category provide storage 
space for bulk quantities of commercial goods, or sell or arrange 
the sale of goods from suppliers to other wholesalers or retailers. 
Establishments under this classification may sort, package and 
label products for distribution, but do not display merchandise or 
accommodate walk-in retail customers. 

With Interior Storage. Storage and handling of goods and 
equipment is entirely within an enclosed building. 

With Exterior Storage. Storage and handling of goods and 
equipment is entirely or partially outdoors, even if screened from 
public view. This classification does not include junk or vehicle 
dismantling yard, or disposal facility.  
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3.4 SITE DESIGN  
The Plan Area is approximately 76.38 acres and is bisected by the Contra Costa Canal into two major 
project areas as depicted in Figure 3: Site Plan Concept. The approximately 22.05-acre area north of the 
canal is named Phase I and includes future development of a data center and corresponding Pacific Gas & 
Electric (PG&E) and/or Pittsburg Power Company (PCC) substation. The approximately 54.33-acre area 
south of the canal is designated for future Phases II and III and designed to accommodate the permitted 
uses listed in section 3.3.  

Carefully planned site design is an important element of all development projects. Site design should help 
ensure well-functioning and safe circulation around the site and establish aesthetically pleasing 
developments. Controlled truck site ingress and egress and services areas located at the rear of buildings 
or screening from public view should be considered. Additionally, articulated building façades and 
integrated landscape treatments should also be considered.  

3.5 DEVELOPMENT STANDARDS 
The following development standards apply to all development projects within the Plan Area. 

Property Development Regulations Feet 

Minimum lot area (sq. ft.) 5,000 

Minimum lot width  70 

Minimum yards – 

Minimum Front Setback 10 

Minimum Side Setback 10 

Minimum Side Setback (adjacent to an R or residential 
PD district) 

10 

Minimum Corner side Setback 10 

Minimum Rear Setback 10 

Minimum Rear Setback (adjacent to an R or residential 
PD district) 

10 

Maximum front yard (ft.) – 

Maximum height* of structure(s) 99 

Minimum height of structure(s)  – 

Maximum lot coverage 60% 

Maximum FAR** 0.5 

Minimum site landscaping 7% 
* Height shall be calculated from the proposed finished grade to top of roof membrane. This excludes screening and architectural 
facades, i.e., parapet.  
* * Facilities owned and operated by a public utility shall not be included in FAR calculation 
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Estimated Development Capacity 

  Size (AC) Development 
Capacity (Sq. Ft.) 

Phase I 22.05 347,740 

Phase II 29.29 368,551 

Phase III 25.04 392,567 

Total 76.38 1,108,858 
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CHAPTER 4: DESIGN GUIDELINES 

4.1 BUILDING FORM/M ASSING  
The shape, size, proportions, and articulation of buildings contribute to the character of the Plan Area. 
Designing appropriate attributes for these elements will help buildings blend into the natural character of 
the Plan Area and minimize the buildings’ perceived size.   

Appropriate attributes for a building’s design elements that are visible from a public viewing area should 
include:  

�x Articulated building facades as well as varying colors and materials to reduce the visual bulk of 
the building.   

�x Accentuated entrances through projected or recessed massing or features such as an overhang.  
�x Variation in roof lines or parapet heights. Note: Height shall be calculated from the proposed 

finished grade to top of roof membrane. 
�x Architectural accents such as cornices, trim around windows, grooves in walls, and accent bands 

can be used to create visual variation along building facades. 

4.2 MATERIALS, COLORS AND TEXTURES  
Building materials, colors and textures should be used to add visual interest to buildings while blending 
with the natural character of the Plan Area.   

Building materials and color applications include the following:  

�x Exterior building materials should include one or more of the following: smooth concrete, 
textured concrete, masonry block with textured or sandblasted finishes, glass and curtainwall 
glazing systems, natural and/or manufactured stone, or limited metal panel systems.  

�x Primary exterior building colors are encouraged to be light and warm tones. Darker and more 
intense colors should be utilized for accents and to accentuate entrances.  

�x Materials changes should occur at intersecting planes, preferably at the corners of wall plane 
changes or where architectural elements intersect. Material changes can also occur elsewhere 
within wall planes. 

�x Materials or color applications should terminate at a logical point in relation to architectural 
features or massing.  

�x Multiple buildings in a development should have complementary materials and color palettes. 
�x Should creating defensible space per section 3.6.5 of this Specific Plan prove challenging to 

achieve, then structures must be constructed using fire-resistant materials. 
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4.3 FUNCTIONAL ELEMENTS  
Security fencing of 8-feet in height or higher may be installed at the perimeter of the property line of each 
development project. 

Where incorporated in landscape design, walls and fences should be designed to complement building 
materials and colors where feasible. 

Guard stations are permitted at the entrances to private drives. 

4.4 BUFFERING AND SCREENING  
Rooftop, ground equipment, and truck docks shall be screened from the view of adjacent residential 
districts. Screening materials shall be consistent with building facades and may include fencing 
landscaping.  

4.5 LANDSCAPE DESIGN  
Landscaping is a required component of each development project. Landscape design is intended to 
enhance site development and cultivate a vibrant and inviting environment that includes green spaces for 
passive use. Specifically, landscape design should:  

�x B�����µ�•�������š�}���•�}�L���v���š�Z�������‰�‰�����Œ���v�������}�(�����µ�]�o���]�v�P�•�����v�����‰�Œ�}�À�]�������������µ�+���Œ���Á�]�š�Z���}�‰���v�����Œ�����•�����v�����š�Z����
roadway. 

�x Blend with the natural environment. 
�x Include p�o���v�Ÿ�v�P���•���o�����Ÿ�}�v��that follow City requirements and consist of predominantly drought-

tolerant plants �~�Œ���(���Œ���v���������]�š�Ç���}�(���W�]�©�•���µ�Œ�P���D���•�š���Œ���W�o���v�š���>�]�•�š�•. 
�x Be integrated into storm water management �]�v���o�µ���]�v�P�����v�Ç���Œ���‹�µ�]�Œ�������}�v�•�]�š���������š���v�Ÿ�}�v�X 
�x Include ground cover that is designed to have 100 percent coverage within one year. 

The landscape concept design for Phase I is shown in Figure 5 to provide further guidance on the landscape 
design for all phases of the Plan Area. 
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FIGURE 4: PHASE I LANDSCAPE CONCEPT DESIGN 

 

 

4.6 FIRE PREVENTION 

Fire prevention is a key element of the landscape design and the continued maintenance of the Plan Area. 
Future development and its landscaping shall be designed, installed, and maintained in accordance with 
Chapter 15.20 of Pittsburg Municipal Code (PMC), an amended version of the 2022 California Fire Code 
(CFC).    

Phase I of the Plan Area lies within a wildland urban interface (WUI) zone. This is the zone of transition 
between unoccupied land and human development. Furthermore, the southern and eastern corner of 
Phase III is within a Local Responsibility Area (LRA) and is classified as a High Fire Hazard Severity Zone 
(FHSZ), see Figure 4. Additional measures including maintaining defensible space zones, landscaping using 
native, fire-resistant plants and fire-resistant materials, abating weeds, and, where feasible, harden 
structures and infrastructure against fires, are required for these areas and are specified in the CFC. Should 
the designated defensible space distances prove challenging to achieve, then structures within this zone 
must be constructed using fire-resistant materials and practices to mitigate potential fire risks. 

Future development may be mandated to incorporate additional fire safety measures, such as fire-
resistant roof construction, secure attachments, and other precautions, as part of the project's review by 
the Contra Costa County Fire Protection District during future discretionary development applications and 
Building Permit review processes to ensure adherence to these code provisions.  
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FIGURE 5: FIRE HAZARD SEVERITY ZONE 
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4.7 SIGNS 
Signage in the Plan Area shall be subject to Sign Regulations in PMC Title 19. The purpose of PMC Title 19 
is to provide standards to promote and protect life, health, property and the public welfare by controlling 
the design, colors, quality of materials, construction, size, location, placement and maintenance of signs 
and sign structures. 

4.8 LIGHTING  
Lighting in the Plan Area shall be designed to minimize impacts resulting from new sources of light and 
glare. The following lighting guidelines shall be incorporated in future development projects in the Plan 
Area: 

�x Maintain Dark Sky: Using fixtures that comply with dark sky principles and minimizing light 
pollution by preserving natural night sky will help maintain dark sky conditions. Best practices that 
help in maintaining dark sky and reducing glare include but is not limited to usage of:  

o Lower lumen output luminaires and lower illuminance;  
o Luminaires that spread luminance or brightness over an appropriate area;  
o Luminaires with less optical punch and less sharp cutoff in candlepower and   
o Luminaires delivering warmer color light (usually lower than 4000K, and often below 

3000K CCT) (US Department of Energy 2013). 

�x Downward directed/shielded lighting: All lighting used in the Plan Area is required to be directed 
and/or shielded to prevent the light from adversely affecting adjacent properties, and no 
structures or features that create adverse glare effects are permitted.  

�x Maximum luminaire height: The maximum permitted height of luminaires shall not exceed a 
height of 14 feet when there is no cutoff involved. If a ninety degree or greater cutoff is enacted, 
the maximum height shall not exceed that of 24 feet. Anything less than ninety degrees of cutoff, 
the maximum height of luminaire shall be 30 feet.    

�x Nighttime lighting: All parking facilities developed shall be provided with nighttime security 
lighting and designed to confine emitted light to the parking areas per PMC 18.78.050(F).  

�x Incorporating Motion Sensors and Emergency Lighting: Incorporation of motion sensors or smart 
lighting in rest areas or areas that have more infrequent usage to optimize energy efficiency. 
Inclusion of emergency lighting at key points such as areas with potential hazards.  
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CHAPTER 5: NATURAL AND BIOLOGICAL RESOURCES 

5.1 OVERVIEW  
The Plan Area is approximately 76.38 acres, including areas formerly developed as the Delta View Golf 
Club, as well as undeveloped grassland hill slopes to the south and southeast. The Plan Area is located 
along the southern edge of the City of Pittsburg, California. The Plan Area consists of rolling hills along the 
lower slopes of the eastern Los Medanos Hills, overlooking the City of Pittsburg. Elevations within the Plan 
Area range from approximately 68 feet to 290 feet above sea level, trending upward in elevation from the 
northeast to the southwest. 

The Plan Area is dominated by silt and clay soils that support annual grassland in undeveloped areas, 
though extensive areas have been partially leveled and native soils have been replaced by soils suited for 
golf course landscaping. The fine-textured soils within natural and excavated concave areas support 
seasonal wetlands. Natural swales and stream courses also run along the east edge of the Plan Area south 
of the canal, and two artificial ponds have been developed. Some of these ponds were developed entirely 
within uplands, while others are impoundments of natural drainages. The remnant intact drainages that 
flow through the Plan Area support a few riparian tree species, but these are widely scattered and include 
many non-native trees, and do not form contiguous riparian habitat. 

The Specific Plan’s EIR describes the regulatory framework and mitigation measures in place regarding 
environmental protection. Ensuring the natural and biological resources in the Plan Area are adequately 
protected will help the City in their efforts to reach the goals laid out in the Sustainability Plan.  

5.2 HABITAT CONSERVATION PLAN  
The Plan Area is subject to the East Contra Costa County Habitat Conservation Plan & Natural Community 
Conservation Plan (HCP/NCCP) and its associated Regional General Permit (RGP).  The Plan Area contains 
a limited amount of sensitive biological resources, including potentially jurisdictional Waters of the 
U.S./Waters of the State of California, and potential habitat for Endangered Species Act (ESA) and 
California Endangered Species Act (CESA) listed species (Refer to Figure 6: Habitat Map). Typically, these 
resources can require extended permitting and mitigation processes.  

In the case of the Plan Area, however, a streamlined Army Corps of Engineers (ACOE) permitting, and 
mitigation process is available through the HCP/NCCP. The HCP allows for relatively rapid and streamlined 
biological resource permitting, making the site well-suited to redevelopment. They also allow for 
mitigation to be provided by simply paying pre-determined mitigation and development fees, rather than 
the difficulty of establishing a mitigation site for the project.  
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FIGURE 6: IMPACTED VEGETATIVE COMMUNITIES MAP 
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CHAPTER 6: CIRCULATION AND MOBILITY  

6.1 OVERVIEW 
This chapter describes the circulation plan and mobility standards and amenities for multiple modes of 
transportation, pedestrian circulation, parking standards, truck access, and emergency access 
requirements. 

6.2 SITE DESIGN  
The Plan Area is delineated into two portions: the north and the south, bisected by the Contra Costa Canal. 
The north portion of the site, containing Phase I, includes a data center and corresponding substation. 
The south portion of the site, containing Phases II and III, will be available for land uses as identified under 
Section 3.3 Permitted Uses. Conceptual building envelopes for permitted uses are shown on Figure 3: Site 
Plan Concept. 

6.3 TRANSPORTATION AND CIRCULATION STANDARDS 
The circulation plan, as included in Figure 3: Site Plan Concept, provides a roadway network to meet the 
vehicular and non-vehicular needs of employees and visitors as well as for the transportation of goods to 
and from the businesses located within the Plan Area. 

Internal circulation and access for development projects within the Plan Area will be designed to facilitate 
efficient access to surrounding streets utilizing shared access points and driveways and separation of 
automobile and truck circulation. Internal site circulation will also encourage pedestrian circulation 
through an integrated sidewalk network that will be designed as part of implementing individual parcel 
and building development.  

The roadway system on the Plan Area is meant to support movement of visiting vehicles, pedestrians, and 
cyclists within the Plan Area. 

6.4 TRANSPORTATION IMPACT ANALYSIS 
Under the City’s Transportation Impact Analysis Guidelines, future development projects in the Plan 
Area may need to prepare a Transportation Impact Analysis (TIA) as part of the project approval process.  
 
The purpose of the analysis is to assess the potential transportation impacts of proposed development 
projects, for purposes of both the CEQA and non-CEQA transportation evaluations.  

6.5 PARKING STANDARDS 
The following regulations establish minimum requirements and design standards for off-street parking of 
vehicles, trucks, and bicycles. The purpose of these regulations is to provide safe and convenient access, 
to ensure parking areas are properly designed, and to provide adequate spaces to service the use, reduce 
traffic congestion, promote business, and enhance public safety. 
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Parking Minimums 

Phase I includes a data center with an adjacent substation and should therefore require minimal parking, 
as data centers require few on-site staff. There is no required minimum of parking spaces for this use. 

Development projects within Phases II & III of the Plan Area are required to provide one off-street parking 
space per 500 square feet of floor area. Data centers are excluded from this requirement. The Zoning 
Administrator or their designee may allow a reduction in the minimum number of parking spaces at their 
discretion. 

Parking Design Standards 

Refer to PMC section 18.78.050 for parking facility design standards. 

Additionally, development projects will be required to comply with the current, at the time of the 
application, California Building Code for certain design standards and procedures, including accessible 
parking space requirements and alternative parking programs. Additionally, future development projects 
will be required to comply with the current, at the time of application, California Green Building Standards 
Code “CalGreen” Tier 2 standards under the Bay Area Air Quality Management District (BAAQMD) 
guidelines, and any other applicable State guidelines in effect at the time of application, regarding electric 
vehicle charging infrastructure. 

6.6 PEDESTRIAN CIRCULATION  
Pedestrian paths are required from Golf Club Road to the main entrance of at least one building in each 
development project. Sidewalks are required on the west side of Golf Club Drive to improve safety and 
the pedestrian experience and provide additional connectivity. Sidewalks shall be a minimum of six-feet 
wide, constructed of concrete, and installed in conjunction with adjacent roadway improvements.  

6.7 BICYCLE PARKING 
Permanent, fixed bicycle racks or lockers shall be provided on-site wherever off-street parking spaces are 
required for commercial and industrial use classifications pursuant to PMC section 18.78.040, at the ratios 
indicated in the table below. The bicycle stalls required by this section may be covered by a shelter. 

Off-Street Parking Spaces Required Number of Stalls for Bicycles Provided in Rack or Locker 

0-4 0 

5-10 1 

11-20 4 

21-50 6 

51-100 8 

101-200 10 

201 or more 1 per 10 required automobile parking spaces  
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6.8 EMERGENCY ACCESS 
Fire protection for the City of Pittsburg is provided by the Contra Costa County Fire Protection District 
(CCCFPD). Two Emergency Vehicle Access roads (EVA) are shown in Figure 3: Site Plan Concept. The Phase 
I EVA provides direct access from the proposed building to W Leland Road.  The Phase II & III EVA provides 
additional access from Golf Club Road to W Leland Road.  

Fire access within the Plan Area will abide by the CCCFPD’s Fire Prevention Standards. The Fire Apparatus 
Access Road Requirements state the following:   

“Fire apparatus access roadways shall be provided for every facility, building, or portion of a building 
constructed or moved into or within this jurisdiction. Fire apparatus access shall extend to within 150 
feet off all portions of the facility and all portions of the exterior walls of the first story of a building 
as measured along an approved route around the exterior of the building or facility. All newly 
proposed buildings, including single-family homes and accessory structures, shall be reviewed for fire 
apparatus access requirements by the Fire District prior to project approval.” 
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CHAPTER 7: UTILITIES AND INFRASTRUCTURE  

7.1 OVERVIEW 
This chapter describes the existing utilities and infrastructure and the improvements required to support 
development projects within the Plan Area. 

7.2 WATER SYSTEM  
Domestic Water 

According to the City of Pittsburg’s Water System Master Plan (WSMP), “the City has two sources of 
supply: surface water from the Contra Costa Canal and groundwater extracted from two active wells in 
the central part of the City. Water from both sources is conveyed to the City’s water treatment plant where 
it is first treated, and then conveyed to the distribution system. The City receives water from the Contra 
Costa Canal in accordance with an agreement with the Contra Costa Water District (CCWD).” The WSMP 
shows the site residing in Pressure Zone Section 2 with a high-water level (HWL) of 385’.   

The existing domestic water infrastructure within the Plan Area is as follows:  

1. Existing domestic water service remains at the Delta View Golf Course; however, size and 
connections are unknown.    

2. Two domestic water pipes, at 14” and 20”, run along the south side of Contra Costa Canal as 
shown in Figure 7. 

3. Two domestic water pipes at 30” and 20”, run along the eastern face of the project. At the north 
end of the site, the 30” line turns west, with the final connection point unknown. The 20” line 
connects to facilities at West Leland.  

4. City water treatment pump stations “PS-2” and “PS-3” exist outside the property limits further 
southeast off of Contra Costa Canal.  

5. Adjacent to the pump stations PS-2 and PS-3 are existing water treatment storage reservoirs “T-
1” and “T-2”.  

The WSMP speaks of future anticipated projects for the City water infrastructure. Within Pressure Zone 
Section 2, the WSMP shows a proposed transmission main from PS-2 to John Henry Parkway. Within 
Pressure Zone Section 1, the WSMP shows a potential proposed storage tank “T-19” further along Contra 
Costa canal with 1.30 MG capacity. A proposed 20” transmission line is proposed for the T-19 storage tank 
as well.  

To bring water to the Plan Area, the utility design includes a proposed public water main along the 
proposed extension of Golf Club Road along the eastern edge of the Plan Area. Each building will have a 
domestic water lateral. Based on pressure data provided by the City, static pressure is understood to be 
between 129 pounds per square inch (PSI) at elevation 110’ and 107 PSI at elevation 161’. See Figure 7: 
Utility Concept Map. 
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FIGURE 7: UTILITY CONCEPT MAP 
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Recycled Water  

The City supplies its recycled water through the Delta Diablo Sanitation District’s Recycled Water Facility. 
The recycled water is regulated by the State Water Resources Control Board, overseeing production, 
conveyance, quality control, and proper use of the recycled water. Recycled water lines service the Plan 
Area. Recycled water use at developments would reduce domestic water demand. Requirements for 
service will need to be evaluated at the entitlements stage of development projects. 

Fire Flow 

Static pressures are noted in the domestic water system above. Additional fire flow tests and modeling 
will need to be completed at the entitlement stage of development projects to confirm improvements 
necessary to meet development needs. 

Subsequent projects within the Plan Area would be required to complete infrastructure studies for all new 
domestic and recycled water and wastewater lines. Furthermore, all subsequent projects will be reviewed 
by the City for adequate flows and pressure. Site-specific analyses would confirm the adequacy of water 
and wastewater system infrastructure, pressure, and flows. 

7.3 SEWER SYSTEM 
No major sewage line services the Plan Area outside of the existing sewer lines servicing the abandoned 
Delta View Golf Course. The existing sewer system connects to the City of Pittsburg public 8” PVC sewer 
main running along Golf Club Road. Development projects will require sewer main extension (potentially 
public or private) and service laterals to each proposed building, as shown in Figure 5: Utility Concept 
Map. 

7.4 STORM DRAIN SYSTEM/WQ BASINS  
The Hydrology Map (Figure 8) shows the existing hydrology of the Plan Area. The Plan Area contains 
stormwater infrastructure as it pertains to the Delta View Golf Course. It is likely that this infrastructure 
ties into the public storm water infrastructure along Golf Course Road. City records have not indicated 
stormwater infrastructure for the Plan Area within Phases II and III. Studies indicate the likely presence of 
a catch basin and storm drainpipe under the canal, transporting water to property north of the canal, 
where it continues and discharges to the property/utility right-of-way. 

Increase in impervious area from development projects and increase in runoff shall be mitigated with 
onsite detention to avoid downstream impact. 

Future development projects are subject to the San Francisco Bay Regional Water Quality Control Board’s 
(RWQCB) Municipal Regional Stormwater NPDES Permit (MRP). Particularly, future development projects 
must comply with the following NPDES Permit provisions:   

�x Provision C.3 – New Development and Redevelopment. Under Provision C.3 of the MRP, new and 
redevelopment projects that create or replace 10,000 square feet or more of impervious surface 
area are required to implement site design, source control, and Low Impact Development (LID)-
based stormwater treatment controls to treat post-construction stormwater runoff.  
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�x Provision C.12 – PCB Controls: Provision C.12 of the MRP requires the co-permittee agencies to 
implement a control program for polychlorinated biphenyls (PCBs) that reduces PCB loads by a 
specified amount during the term of the permit, thereby making substantial progress toward 
achieving the urban runoff PCBs wasteload allocation in the Basin Plan by March 2030. 

 

Figure 8: Hydrology Map below shows the existing hydrology of the Plan Area. Increase in impervious area 
from development projects and increase in runoff shall be mitigated with onsite detention to avoid 
downstream impact.  
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FIGURE 8: HYDROLOGY MAP 
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