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3.9 ‐ Land Use, Population, and Housing
3.9.1 ‐ Introduction
This section describes the existing land use and potential effects from Project implementation on
the Project Site and its surrounding area. Descriptions and analysis in this section are based on,
among other things, site reconnaissance and review of Project plans, Contra Costa County General
Plan and Ordinance Code, and Contra Costa Local Agency Formation Commission and East Bay
Municipal Utility District policies.

3.9.2 ‐ Environmental Setting
Land Use
The Project Site consists of grazing lands with open rolling hills dotted by mature oak trees. The
dominant plant community is grazed, non‐native annual grassland, associated with the site’s historic
use for dry land farming and grazing. Elevations on‐site range from approximately 1,010 feet above
mean sea level (msl) at a ridge‐top peak near the northern boundary of the Northern Site, to a low
of approximately 590 feet above msl along the drainage at the southeast corner of the Southern Site
along Camino Tassajara.
The portions of the Project Site known as the Northern Site and the Southern Site are discussed in
more detail below.

Northern Site
The Northern Site consists of approximately 155 acres, located north of Camino Tassajara, west of
Finley Road. The Northern Site is bounded by undeveloped land to the north, including Mount
Diablo State Park; rural residences, undeveloped land, and Finley Road to the east; Camino Tassajara
to the south; and Tassajara Hills Elementary School and residences within the Blackhawk gated
community to the west and Alamo Creek development to the southwest (Exhibit 2‐3a).
The Northern Site is predominantly undeveloped, although two barns, approximately 12 portable
horse stables, related portable fencing, and several horse trailers are located in a small area on the
northeastern portion of the site near Finley Road. A large flat area, including a small group of
mature California black walnut trees (Juglans hindsii), is located in the southwest corner at the
corner of Camino Tassajara and the adjacent Tassajara Hills Elementary School entrance. A short
segment of Tassajara Creek crosses the northeastern end of the parcel, immediately adjacent to
Finley Road. Tassajara Creek supports a dense riparian corridor dominated by valley oaks (Quercus
lobata), coast live oaks (Quercus agrifolia), and other trees. A single drainage, shown as a blue‐line
stream on the USGS Tassajara quadrangle, flows from west to east along the northern boundary of
the Northern Site and empties into Tassajara Creek on‐site. There are two other poorly defined
drainage features that originate in the hills north of Camino Tassajara and flow south to the valley
floor where the drainage channel becomes less well‐defined and ephemeral flows appear to fan out
onto the floodplain. Finally, there is a shallow drainage swale along the southern boundary of the
Northern Site; this drainage swale receives a near constant contribution of nuisance water from the
existing Mustang Soccer Complex located on the south side of Camino Tassajara.
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Southern Site
Located less than 0.5 mile to the south of the Northern Site, the Southern Site consists of
approximately 616 acres located west of Camino Tassajara and east of the City of San Ramon. The
Southern Site is bounded by undeveloped land, horse stables, and rural residences to the north;
Camino Tassajara, rural residences, a swim school, and a fire training facility to the east; and
undeveloped land to the south and west (Exhibit 2‐3b).
The Southern Site is primarily undeveloped, with the exception of one vacant, single‐family
residence with associated support structures (barns, outbuildings) located along Camino Tassajara in
the southeastern corner and a barn located just south of the Potential Future Fire District Parcel.
The remnants of a former barn are located in the northern half of the site. Several unnamed
tributaries flow west to east across the Southern Site. The majority of the tributaries and drainage
features on the site are ephemeral in nature, and likely only carry flowing water during peak storm
events. There is also one perennial seep along the southern boundary of the site.

Land Use and Zoning Designations
Project Site
Both the Northern and Southern Sites are designated Agricultural Land (AL) by the Contra Costa
General Plan and zoned Exclusive Agricultural (A‐80) by the Contra Costa County Ordinance Code.
Surrounding Land Uses
Land uses surrounding the Project Site are varied. The surrounding land uses for both the Northern
Site and the Southern Site are each discussed further below.
Northern Site
As shown on Exhibit 2‐3a, Tassajara Hills Elementary School and single‐family residences located in
the community of Blackhawk are located along the western boundary. Single‐family residences are
also located immediately to the west of Tassajara Hills Elementary School. Undeveloped land
consisting of agricultural uses on rolling hills is located to the north of the Northern Site. Land
consisting of rolling hills and scattered trees, large lot single‐family residences, Tassajara Creek, and
Finley Road are located to the east. Camino Tassajara forms the southern boundary of the Northern
Site. Immediately south of Camino Tassajara is San Ramon Valley Fire Protection District (SRVFPD)
Station 36, the Mustang Soccer Complex, senior apartments, and single‐family high‐density
residences in the Alamo Creek development.

Table 3.9‐1 summarizes the surrounding land use and zoning designations for the Northern Site.
Existing land use and zoning designations are illustrated on Exhibit 3.9‐1 and Exhibit 3.9‐2, respectively.
Table 3.9‐1: Surrounding Land Use and Zoning Designations—Northern Site
Land Use Designation

Land Use

Relationship to
Project Site

Tassajara Hills Elementary School

West

Public/Semi‐Public PS

P‐1 (Planned Unit)

Single‐Family Residential

West

SL (Single Family
Residential—Low)

P‐1 (Planned Unit)

3.9‐2

General Plan

Zoning
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Table 3.9‐1 (cont.): Surrounding Land Use and Zoning Designations—Northern Site
Relationship to
Project Site

Land Use

Land Use Designation
General Plan

Zoning

Undeveloped Land

North

AL (Agricultural Lands)

A‐80 (Exclusive
Agricultural)

Undeveloped Land

East

AL (Agricultural Lands)

A‐80 (Exclusive
Agricultural)

Single Family Residential

East

AL (Agricultural Lands)

A‐2 (General Agricultural),
A‐3 (Heavy Agricultural)

San Ramon Valley Fire Station 36

South

PS Public/Semi‐Public

P‐1 (Planned Unit)

Senior Apartments

South

MH (Multiple Family
Residential—High)

P‐1 (Planned Unit)

Soccer Fields

South

PR (Parks and Recreation) P‐1 (Planned Unit)

Undeveloped Land

South

AL (Agricultural Lands)

A‐80 (Exclusive
Agricultural), A‐2 (General
Agricultural)

SH (Single Family
Residential—High)

P‐1 (Planned Unit)

Single‐Family Residential

Southwest

Source: Contra Costa County GIS Map, 2014; Contra Costa County General Plan Land Use Map, 2014

Southern Site
As shown on Exhibit 2‐3b, the Southern Site is predominantly surrounded by undeveloped rolling
hills to the north, west, and south. The Boundary Gate equestrian facility is located immediately to
the north, and the Alamo Creek residential community is located farther to the northwest. Camino
Tassajara forms the majority of the eastern boundary. Uses along Camino Tassajara include the All
Star Swim Academy, the Diablo K9 Academy, and the San Ramon Valley Fire Protection District
Training Site on the west side of Camino Tassajara. Land uses on the east side of Camino Tassajara
include large lot single‐family residences, equestrian facilities, an orchard, undeveloped land, and
Tassajara Creek.

Table 3.9‐2 summarizes the surrounding land use and zoning designations for the Southern Site.
Existing land use and zoning designations are illustrated on Exhibit 3.9‐1 and Exhibit 3.9‐2, respectively.
Table 3.9‐2: Surrounding Land Use and Zoning Designations—Southern Site

Land Use

Land Use Designation

Relationship to
Project Site

General Plan

Zoning

Undeveloped Land

West

OS (Open Space) and AL
(Agricultural Lands)

Single Family Residential

West

SL (Single Family Residential‐Low) P‐1 (Planned Unit)
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Table 3.9‐2 (cont.): Surrounding Land Use and Zoning Designations—Southern Site

Land Use

Land Use Designation

Relationship to
Project Site

General Plan

Zoning

Undeveloped Land

North

AL (Agricultural Lands)

A‐80 (Exclusive Agricultural)

Large Lot Single Family
Residential

North

AL (Agricultural Lands)

A‐2 (General Agricultural)

Large lot Single Family
Residential

East

AL (Agricultural Lands)

A‐2 (General Agricultural),
A‐80 (Exclusive Agricultural)

Aquatics School

East

AL (Agricultural Lands)

A‐2 (General Agricultural)

Fire District Training Facility

East

AL (Agricultural Lands)

A‐2(General Agricultural)

Equestrian Facility

East

AL (Agricultural Lands)

A‐2(General Agricultural)

Orchard

East

AL (Agricultural Lands)

A‐80 (Exclusive Agricultural)

Undeveloped Land

East

AL (Agricultural Lands)

A‐80 (Exclusive Agricultural)

Undeveloped Land

South

AL (Agricultural Lands)

A‐80 (Exclusive Agricultural)

Source: Contra Costa County GIS Map, 2014; Contra Costa County General Plan Land Use Map, 2014

Urban Limit Line
In 1990, voters in Contra Costa County approved Measure C‐1990, the 65/35 Contra Costa County
Land Preservation Plan Ordinance (65/35 Ordinance). Measure C‐1990 limits urban development to
no more than 35 percent of the land in the County, and requires that at least 65 percent of the land
be preserved for agriculture, open space, wetlands, parks, and other non‐urban uses. Measure C‐
1990 also established the County’s ULL, a line beyond which no urban land use can be designated.
In 2006, under Measure L, voters extended the term of the 65/35 Land Preservation Plan Ordinance
and ULL to the year 2026.
As indicated by the Contra Costa General Plan, the purpose of the ULL is twofold: (1) to ensure
preservation of identified non‐urban agricultural, open space and other areas by establishing a line
beyond which no urban land uses can be designated during the 65/35 Land Preservation Plan
Ordinance term, and (2) to facilitate the enforcement of the 65/35 land preservation standard.
Currently, the Project Site is located outside the ULL. The western portion of the Northern Site is
contiguous with the ULL.

Current Population and Housing Estimates
The California Department of Finance estimated the total population of unincorporated Contra Costa
County to be 166,594 as of January 1, 2015 (California Department of Finance 2015). In December
2015, the California Department of Employment Development estimated 514,500 employed and
30,800 unemployed persons within unincorporated Contra Costa County (California Department of
Employment Development 2015). Population, housing, and employment characteristics for
unincorporated Contra Costa County are summarized in Table 3.9‐3.

3.9‐4
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Table 3.9‐3: Population, Housing, and Employment Characteristics of Unincorporated Contra Costa
County (2015)

Population

Housing Units

Households

Persons per
Household

Employment

Unemployed
Persons

166,594

63,636

167,437

2.84

514,500

30,800

Source: California Department of Finance, 2015; California Department of Employment Development, 2015.

Historic Population Growth
Population within unincorporated Contra Costa County has increased since 1990. The overall
unincorporated population has grown by 13,753 from 1990 to 2015. Population growth in the
unincorporated County areas between 1990 and 2015 is summarized in Table 3.9‐4.
Table 3.9‐4: Contra Costa County Unincorporated Historic Population Growth
Year

Population

Change From Previous (percent)

1990

152,841

—

1995

168,546

10.3

2000

150,933

‐10.41

2005

154,270

2.2

2010

158,985

3.1

2015

166,594

4.8

Net Change

13,753

9.0

Compound Annual Growth Rate

0.35

—

Note:
1
The City of Oakley incorporated in 1999 resulting in a decline in housing units in the unincorporated County.
Source: California Department of Finance, 2007; California Department of Finance, 2015.

Population Growth Projections
The California Department of Finance provides population projections for Contra Costa County in 5‐
year increments (California Department of Finance 2014). Contra Costa County is projected to have
a population of 1,166,670 in 2020 with a consistent growth rate in the following years. The
California Department of Finance’s population growth projections for 2020 through 2035 are
summarized in Table 3.9‐5.
Table 3.9‐5: Contra Costa County Population Growth Projections
Year

Population

Change From Previous (Percent)

2020

1,166,670

—

2025

1,224,372

4.9

2030

1,281,561

4.7
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Table 3.9‐5 (cont.): Contra Costa County Population Growth Projections
Year

Population

Change From Previous (Percent)

2035

1,341,741

4.7

Net Change

175,071

5.2

Compound Annual Growth Rate

0.94

—

Source: California Department of Finance, 2014.

Historic Housing Growth
The California Department of Finance also provides historic housing growth estimates for
unincorporated Contra Costa County. The County’s unincorporated housing units increased by six
percent in the period between 1990 and 2015 the County and has experienced a compound annual
growth rate of 0.25. The County’s unincorporated housing growth between 1990 and 2015 is
summarized in Table 3.9‐6.
Table 3.9‐6: Contra Costa County Historic Housing Growth
Year

Dwelling Units

Change from Previous (Percent)

1990

58,997

—

1995

63,294

7.3

2000

57,609

‐9.01

2005

59,600

3.5

2010

62,032

4.1

2015

63,636

2.6

Net Change

4639

7.7

Compound Annual Growth Rate

0.25

—

Note:
1
The City of Oakley incorporated in 1999 resulting in a decline in housing units in the unincorporated County.
Source: California Department of Finance, 2015, 2012, 2007.

3.9.3 ‐ Regulatory Framework
State
Beverly Act of 1979 (SB 1195)
The Beverly Act of 1979 (Public Resources Code Sections 26500–26654) enabled the creation of
Geologic Hazard Abatement Districts (GHADs), which provide financial mechanisms for prevention,
mitigation, abatement, or control of a geologic hazard. The Act broadly defines “geologic hazard” as
“an actual or threatened landslide, land subsidence, soil erosion, earthquake, or any other natural or
unnatural movement of land or earth.” A GHAD may be proposed by one of two means: (1) a
petition signed by owners of at least 10 percent of the real property in the district, or (2) by
resolution of a local legislative body.
3.9‐10
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A proposal for a GHAD must be accompanied by a “plan of control,” prepared by a certified
engineering geologist, “which describes in detail a geologic hazard, its location and the area affected
thereby, and a plan for the prevention, mitigation, abatement, or control thereof” (Section 26509).
The land within a district need not be contiguous; but the lands within a GHAD must be specially
benefited by construction proposed in the plan of control, and the formation of a district must be
required to ensure the health, safety, and welfare of the residents. The Act requires public hearings
prior to district formation. If owners of more than 50 percent of the assessed valuation of the
proposed district object to the formation, the legislative body must abandon the proceedings. If this
threshold is not met, then the legislative body may form the district, initially appointing five
property owners to the board of directors (or the members of the legislative body can serve this
role). Thereafter, the district becomes an independent entity. Once created, a GHAD may issue
bonds, purchase and dispose of property, acquire property by eminent domain, levy and collect
assessments, sue and be sued, and construct and maintain improvements.

Local
Contra Costa County
General Plan
The Contra Costa County 2020 General Plan serves as the fundamental land use and development
policy document and identifies how the unincorporated areas will grow and conserve their resources.
The General Plan contains the following elements: Land Use, Growth Management, Transportation
and Circulation, Housing, Public Facilities and Services, Conservation, Open Space, Safety, and Noise.

Within each element, the General Plan sets forth goals, policies, and implementation measures to
guide future development and land use activities. Goals provide a description of general community
values and set the direction for more specific policies and implementation programs related to
public health, safety, or general welfare. Policies are based upon General Plan goals and provide a
specific statement intended to guide decision‐making. Implementation measures are specific
actions, procedures, programs, or techniques that carry out a General Plan policy.
The Project Site is currently designated “Agricultural Lands” by the Contra Costa General Plan. The
Project Site would be re‐designated to a mixture of “Single Family Residential‐High,” “Parks and
Recreation,” and “Public/Semi‐Public” (Exhibit 3.9‐3a and Exhibit 3.9‐3b). Each land use designation
is summarized below.
Agricultural Lands (AL)

The AL land use designation includes most of the privately owned rural lands in the County,
excluding private lands that are composed of prime soils or lands that are located in or near the
Delta. Most of the AL lands are in hilly portions of the County and are used for grazing livestock, or
dry grain farming. The category also includes non‐prime agricultural lands in flat East County areas,
such as outside Oakley, which are planted in orchards. Some of the Agricultural Lands east of
Oakley and Byron are included in the 100‐year flood plain, as mapped by the Federal Emergency
Management Agency (FEMA).
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Single‐Family Residential‐High Density (SH)

The SH designation allows between 5.0 and 7.2 single‐family units per net acre. Individual parcels can
be up to a maximum of 8,729 square feet in area. With an average of 2.5 to 3 persons per household,
population densities would normally range from about 12.5 to about 22 persons per acre.
Parks and Recreation (PR)

The PR designation includes publicly owned city, district, County, and regional parks facilities, as well
as golf courses, whether publicly or privately owned. Appropriate uses in the designation are
passive and active recreation‐oriented activities, and ancillary commercial uses such as snack bars
and restaurants. The construction of new privately owned residences or commercial uses and the
subdivision of land are inconsistent with this General Plan designation.
Public/Semi‐Public (PS)

The PS designation includes properties owned by public governmental agencies such as libraries, fire
stations, schools, etc. This designation is also applied to public transportation corridors (freeways,
highways, and BART), as well as privately owned transportation and utility corridors such as
railroads, PG&E lines, and pipelines. A wide variety of public and private uses are allowed by this
General Plan category. However, the construction of private residences or private commercial uses
and the subdivision of land are not considered compatible with this designation.
General Plan Land Use Element
Applicable policies found in the Land Use Element include the following:
 Goal LU3.8‐3‐A: To coordinate land use with circulation, development of other infrastructure











3.9‐12

facilities, and protection of agriculture and open space, and to allow growth and the
maintenance of the County’s quality of life. In such an environment, all residential,
commercial, industrial, recreational and agricultural activities may take place in safety,
harmony, and to mutual advantage.
Goal LU3.8‐3‐C: To encourage aesthetically and functionally compatible development which
reinforces the physical character and desired images of the County.
Goal LU3.8‐3‐E: To recognize and support existing land use densities in most communities,
while encouraging higher densities in appropriate areas, such as near major transportation
hubs and job centers.
Goal LU3.8‐3‐F: To permit urban development only in locations of the County within
identified outer boundaries of urban development where public service delivery systems that
meet applicable performance standards are provided or committed.
Goal LU3.8‐3‐G: To discourage development on vacant rural lands outside of planned urban
areas which is not related to agriculture, mineral extraction, wind energy or other appropriate
rural uses; discourage subdivision down to minimum parcel size of rural lands that are within,
or accessible only through, geologically unstable areas; and to protect open hillsides and
significant ridgelines.
Goal LU3.8‐3‐J: To encourage a development pattern that promotes the individuality and
unique character of each community in the County.
Policy 3‐5: New development within unincorporated areas of the County may be approved,
providing growth management standards and criteria are met or can be assured of being met
prior to the issuance of building permits in accordance with the growth management.
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Exhibit 3.9-3a
Proposed General Plan Land Use Designations
Northern Site
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Exhibit 3.9-3b
Proposed General Plan Land Use Designations
Southern Site
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 Policy 3‐6: Development of all urban uses shall be coordinated with provision of essential


















Community services or facilities including, but not limited to, roads, law enforcement and fire
protection services, schools, parks, sanitary facilities, water and flood control.
Policy 3‐7: The location, timing and extent of growth shall be guided through capital
improvements programming and financing (i.e., a capital improvement program,
assessment districts, impact fees, and developer contributions) to prevent infrastructure,
facility and service deficiencies.
Policy 3‐9: Infilling of already developed areas shall be encouraged. Proposals that would
prematurely extend development into areas lacking requisite services, facilities and
infrastructure shall be opposed. In accommodating new development, preference shall
generally be given to vacant or under‐used sites within urbanized areas, which have necessary
utilities installed with available remaining capacity, before undeveloped suburban lands are
utilized.
Policy 3‐10: The extension of urban services into agricultural areas outside the Urban Limit
Line, especially growth‐inducing infrastructure, shall be generally discouraged.
Policy 3‐11: Urban uses shall be expanded only within an Urban Limit Line where conflicts
with the agricultural economy will be minimal.
Policy 3‐12: Preservation and buffering of agricultural land should be encouraged as it is
critical to maintaining a healthy and competitive agricultural economy and assuring a balance
of land uses. Preservation and conservation of open space, wetlands, parks, hillsides and
ridgelines should be encouraged as it is crucial to preserve the continued availability of
unique habitats for wildlife and plants, to protect unique scenery and provide a wide range of
recreational opportunities for County residents.
Policy 3‐14: Protect prime productive agricultural land from inappropriate subdivisions.
Policy 3‐18: Flexibility in the design of projects shall be encouraged in order to enhance scenic
qualities and provide for a varied development pattern.
Policy 3‐24: Housing opportunities shall be improved through encouragement of distinct
styles, desirable amenities, attractive design and enhancement of neighborhood identity.
Policy 3‐25: Innovation in site planning and design of housing developments shall be
encouraged in order to upgrade quality and efficiency of residential living arrangements and
to protect the surrounding environment.
Policy 3‐28: New residential development shall be accommodated only in areas where it will
avoid creating severe unmitigated adverse impacts upon the environment and upon the
existing community.
Policy 3‐29: New housing projects shall be located on stable and secure lands or shall be
designed to mitigate adverse or potentially adverse conditions. Residential densities of
conventional construction shall generally decrease as the natural slope increases.

Ordinance Code
Zoning Designations

The Project Site is currently zoned Exclusive Agriculture (A‐80) by the Contra Costa Zoning
Ordinance. The Project Site would be rezoned to Planned Unit District (P‐1) (Exhibit 3.9‐4a and
Exhibit 3.9‐4b). In general, the Contra Costa Zoning Ordinance, under Chapter 84‐66 of the Planned
Unit District, is “intended to allow diversification in the relationship of various uses, buildings,
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structures, lot sizes and open space while insuring substantial compliance with the General Plan and
the intent of the Contra Costa County Ordinance Code in requiring adequate standards necessary to
satisfy the requirements of the public health, safety and general welfare.” Allowed uses within a
Planned Unit District generally include:
 Any land uses permitted by an approved final development plan which are in harmony with

each other, serve to fulfill the function of the planned unit development, and are consistent
with the general plan.
 A detached single‐family dwelling on each legally established lot and the accessory structures

and uses normally auxiliary to it.
The proposed redesignation of the Project Site to Planned Unit District (P‐1) is necessary to allow for
the 30‐acre residential development and to ensure permanent preservation and protection for park,
recreation, open space, agriculture, grazing, scenic, wetland preservation and creation, and habitat
mitigation land uses for the remainder of the Project Site.
As outlined in the P‐1 Planned Unit District description proposed for the Project, the following uses
would be allowed in the 30‐acre Residential Development Area of the Northern Site, to be
designated Single‐Family Residential (SH) under the General Plan:
 125 single‐family homes, with streets, sidewalks and landscaping

For the portion of the Northern Site proposed to be designated Parks and Recreation (PR) under the
General Plan, the following uses would be allowed:
 Parks, recreation, open space, grazing, and other uses consistent with the EBRPD Master Plan,

as amended and adopted by the EBRPD Board.
 Stormwater detention basin
 Wastewater pump station
 Two staging areas
 Trail connecting the staging areas, and related grading

For the portion of the Southern Site designated Parks and Recreation (PR) under the General Plan,
the following uses would be allowed:
 Parks, recreation, open space, grazing, and other uses consistent with an EBRPD Master Plan,

as amended and adopted by the EBRPD Board.
For the portion of the Southern Site designated Public/Semi‐Public (PS), the following use would be
allowed upon issuance of a discretionary Land Use Permit/Development Plan:
 Public safety training facilities for the San Ramon Valley Fire Protection District
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Urban Limit Line and 65/35 Land Preservation Plan

Section 82‐1.006, 65/35 Land Preservation Standard, of the Contra Costa County Ordinance Code
limits urban development in the County to no more than 35 percent of the land in the County. At
least 65 percent of all land in the County shall be preserved for agriculture, open space, wetlands,
parks and other nonurban uses.
Section 82‐1.010, Urban Limit Line, of the Contra Costa County Ordinance Code is established to
ensure the enforcement of the 65/35 standard. The ULL limits potential urban development in the
County to 35 percent of the land in the County and prohibits the County from designating any land
located outside the ULL for an urban land use.
Section 82‐1.018, Changes to the Urban Limit Line, indicates that there shall be no changes to the
ULL that violates the 65/35 standard, but after holding a public hearing a four‐fifths vote of the
Contra Costa County Board of Supervisors can change the ULL by up to 30 acres, as long as the 65/35
standard is maintained and one or more of the following findings are made based on substantial
evidence in the record:
 A natural or man‐made disaster or public emergency has occurred which warrants the

provision of housing and/or other community needs within land located outside the urban
limit line;
 An objective study has determined that the urban limit line is preventing the county from

providing its fair share of affordable housing, or regional housing, as required by state law,
and the board of supervisors finds that a change to the urban limit line is necessary and the
only feasible means to enable the county to meet these requirements of state law;
 A majority of the cities that are party to a preservation agreement and the county have

approved a change to the urban limit line affecting all or any portion of the land covered by
the preservation agreement;
 A minor change to the urban limit line will more accurately reflect topographical

characteristics or legal boundaries;
 A five‐year cyclical review of the urban limit line has determined, based on the criteria and

factors for establishing the urban limit line set forth in Section 82‐1.010 above, that new
information is available (from city or county growth management studies or otherwise) or
circumstances have changed, warranting a change to the urban limit line;
 An objective study has determined that a change to the urban limit line is necessary or

desirable to further the economic viability of the East Contra Costa County Airport, and either
(i) mitigate adverse aviation‐related environmental or community impacts attributable to
Buchanan Field, or (ii) further the county’s aviation related needs; or
 A change is required to conform to applicable California or federal law.
Inclusionary Housing Ordinance

Chapter 822‐4, Inclusionary Housing Ordinance, of the Contra Costa County Ordinance Code
facilitates the development and availability of housing affordable to a broad range of households
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with varying income levels within the County. A residential development consisting of five to 125
for‐sale units must develop and sell at least 15 percent of the for‐sale units as inclusionary units.
However, as an alternative to providing some or all of the inclusionary units required, an in‐lieu fee
may be paid pursuant to Contra Costa County Ordinance Code Section 822‐4.404. The fee paid is
established by the Community Development Department’s fee schedule as adopted by the Board of
Supervisors.

Contra Costa Local Agency Formation Commission1
LAFCo is a state‐mandated local agency that oversees boundary changes to cities and special districts,
the formation of new agencies including the incorporation of new cities, and the consolidation of
existing agencies. As indicated by the Contra Costa LAFCO General Policy Statement, “the statutory
goals of the LAFCO include the promotion of orderly growth and development by determining logical
local boundaries [§56001], preservation of open space by encouraging development of vacant land
within cities before annexation of vacant land adjacent to cities [§56377(b)], and preservation of
prime agricultural land by guiding development away from presently undeveloped prime agricultural
lands [§56377(a)].” Furthermore, “while not bound by the regulations promulgated by local agencies
in this County, LAFCO prefers that proponents of any boundary or SOI change demonstrate that their
proposal will be consistent with such local regulations as may be relevant to the factors that LAFCO
must consider pursuant to §56668. This policy is to include, but is not limited to, the regulation of
water and sewer agencies such as the East Bay Municipal Utility District and the Central Contra Costa
Sanitary District.”
East Bay Municipal Utilities District
East Bay Municipal Utilities District (EBMUD) is a publicly owned utility formed under the Municipal
Utility District Act (MUD Act) passed by the California Legislature in 1921. The MUD Act, as codified
by the Public Utilities Code of the State of California, authorizes the formation and governance of the
District. EMBUD Policies 3.01 (covering annexations), 3.05 (defining service territory), and 3.08
(potentially requiring an advisory election for the provision of water outside the service territory) are
applicable to the Project.

3.9.4 ‐ Methodology
FCS personnel performed site reconnaissance of the Project Site in July 2014 and again in March
2015. FCS documented existing conditions with digital photographs and notes. FCS reviewed the
Contra Costa County General Plan and Ordinance Code for provisions applicable to the Project.
Finally, FCS reviewed Project plans for consistency with the relevant provisions of the General Plan
and Ordinance Code, as well as other relevant provisions such as those under LAFCO law.
Impacts on population and housing were assessed by reviewing existing and anticipated population
and housing figures provided by the California Department of Finance, California Department of
Employment Development and, and the Association of Bay Area Governments (ABAG). The Project’s
impacts were evaluated by determining their consistency with these estimates and projections.

1

Under LAFCO law, Alameda LAFCO is the principal county for making annexation and sphere of influence decisions for EBMUD.
However, in July 2016, Alameda LAFCO transferred its jurisdiction of these decisions to Contra Costa LAFCO, as provided for under
LAFCO law.
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3.9.5 ‐ Thresholds of Significance
According to Appendix G, Environmental Checklist, of the CEQA Guidelines, land use impacts
resulting from the implementation of the Project would be considered significant if the Project
would:
a) Physically divide an established community? (Refer to Section 7, Effects Found not to be
Significant.)
b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the Project (including but not limited to the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect?
c) Conflict with any applicable habitat conservation plan or natural communities conservation
plan?
In addition, to determine whether impacts to population and housing are significant environmental
impacts, the following questions are analyzed and evaluated:
d) Induce substantial population growth in an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)?
e) Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere? (Refer to Section 7, Effects Found not to be Significant.)
f) Displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere? (Refer to Section 7, Effects Found not to be Significant.)

3.9.6 ‐ Project Impacts and Mitigation Measures
This section discusses potential environmental impacts associated with the development and
operation of the Project and provides feasible mitigation measures where appropriate. As described
in Section 2 of this R‐DEIR, a Memorandum of Understanding (MOU) is currently being considered to
preserve certain land in the County for agriculture and open space, wetlands, or parks. The effect of
the MOU would be to continue existing policy, and the MOU would not result in a substantial
adverse change to existing conditions with respect to land use, population, and housing. The range
of actions to be considered pursuant to the MOU were it to be adopted would include promoting
agriculture through the purchase of land or easements from willing sellers, through continuing the
Williamson Act program and its related tax benefits, as well as through technical support to better
manage weeds and water. To the extent that any specific projects that could be considered for
funding pursuant to the MOU—such as land conservation, weed management, or groundwater
improvements—could have adverse environmental effects, such projects would be subject to
separate project‐level CEQA review as proposed actions are defined and funding for them is
identified. As the precise location and scope of such projects is not known at this time, further
consideration of potential impacts would be speculative.
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General Plan Consistency
Impact LU‐1:

The Project would not conflict with any applicable provisions of the Contra Costa
County General Plan adopted for the purposes of avoiding or mitigating an
environmental effect.

Impact Analysis
The Project Site is currently designated Agricultural Land (AL) by the Contra Costa General Plan,
which allows all land‐dependent and non‐land dependent agricultural production and related
activities.
The Project involves the development of 125 residences and related infrastructure, two trail staging
areas, and a connecting trail on the Northern Site. No urban development is proposed for any
portion of the Southern Site; only the creation of wetlands (involving approximately 1.18 acres,
including minor grading) as mitigation for impacts on the Northern Site.
On the Northern Site, the applicant proposes to convey the Pedestrian Staging Area (after it is
improved) as well as the Future Equestrian Staging Area via fee simple transfer to EBRPD. In
addition, the applicant proposes to grant a perpetual easement over a portion of the Northern Site
to the EBRPD for the purpose of a future trail. The entire Northern Site would be annexed into a
GHAD as discussed in Regulatory Setting, Section 3.9.3, subject to deed restrictions that would
prohibit any future urban uses outside the Residential Development Area. In total, approximately
710 acres of the Project Site would be permanently preserved, thereby preserving open space,
wetlands, hillsides, ridgelines, wildlife and plant habitat, and unique scenery, while providing for
recreational uses. One 7‐acre parcel on the Southern Site, adjacent to Camino Tassajara, has been
contingently offered for dedication to the SRVFPD for potential future public use in a manner
consistent with the ULL and proposed Planned Unit Development zoning.
Exhibit 3.9‐3a and Exhibit 3.9‐3b illustrate the proposed General Plan Designations.
The proposed land use designations as outlined in Exhibit 3.9‐3a and Exhibit 3.9‐3b are necessary to
allow residential development on a 30‐acre portion of the site and to ensure permanent protection
for parks, recreation, open space, agriculture, grazing, scenic, wetland preservation and creation,
and habitat mitigation. When a project entails an amendment to the General Plan or zoning,
inconsistency with the existing designation or zoning is an element of the Project itself, which then
necessitates a legislative policy decision by the agency and does not signify a potential
environmental effect. As such, the proposed General Plan Amendment and proposed rezoning
would serve as a self‐mitigating aspect of the Project that would correct any conflict that would
otherwise exist.
Single‐Family Residential‐High Density (SH)
The Project would result in 125 residential units on approximately 22.5 acres of the 30‐acre
Residential Development Area (the remaining approximately 7.5 acres accounts for interior
roadways, landscaping, and related improvements). The resulting density is 5.58 dwelling units per
acre, consistent with the Single‐Family Residential‐High Density (SH) land use designation’s
allowable range of between 5.0 and 7.2 dwelling units per acre.
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The average lot size would be approximately 7,447 square feet, which is consistent with the
maximum allowable size of 8,729 square feet. As such, these lots would be consistent with the
Project’s proposed P‐1 zoning designation, and they are consistent with surrounding residential
uses. Assuming three persons per dwelling unit, the total potential population of the Residential
Development Area would be 375 persons. Because the Project would meet the density range
established for the land use classification and be consistent with allowable lot sizes, the proposed
Residential Development Area is consistent with this land use designation.
Parks and Recreation (PR)
The Parks and Recreation designation includes publicly owned city, district, County and regional
parks facilities. The General Plan identifies appropriate uses in this designation as passive and active
recreation‐oriented activities. Permanent preservation of approximately 710 acres of the Project
Site for uses related to parks, recreation, open space, agriculture, grazing, scenic, habitat mitigation,
and wetland preservation and creation is consistent with this land use designation. Similarly, the
proposed staging areas and trail on the Northern Site are consistent with this land use designation.
Public/Semi‐Public (PS)
The “Public/Semi‐Public” designation includes properties owned by public governmental agencies
such as libraries, fire stations, schools, etc. The 7 acre Potential Future Fire District Parcel on the
Southern Site has been contingently offered for dedication to the SRVFPD for the agency’s potential
future use in a manner consistent with the ULL and the P‐1 zoning. Note that the SRVFPD has not
formally indicated its intention to accept the contingent offer. Accordingly, as of the writing of this EIR,
while the Project applicant has contingently offered to convey the Potential Future Fire District Parcel, it
is not known whether SRVFPD will accept such offer of dedication, nor is it known what or when (if at
all) any such potential future use(s) may be pursued. If the SRVFPD accepts the contingent offer and
eventually seeks to pursue development of this Parcel, that proposal would be required to comply with
the Public/Semi‐Public land use designation, County’s ULL and related policies, and the restrictions set
forth in the Project’s P‐1 zoning. The proposal would also be required to comply with all applicable
environmental review requirements under CEQA (which would be triggered because the SRVFPD would
be required to obtain a discretionary land use permit from the County).2 As such, any future uses on the
Potential Future Fire District Parcel would be required to be consistent with this land use designation.
Growth Management, 65/35 Land Plan, and Urban Limit Line
The General Plan includes nine policies related to growth management, the 65/35 Land Plan (or
Ordinance), and the ULL. The Project’s consistency with each policy is discussed below.
 Policy 3‐5: New development within unincorporated areas of the County may be approved,

providing growth management standards and criteria are met or can be assured of being met
prior to the issuance of building permits in accordance with the growth management.
Consistent: As discussed under Impact LU‐2, the Project would not cause the County to exceed
the 35 percent urban land use limit. Consistency with other growth management standards
and criteria are provided in the following policy consistency statements.

2

In the event the SRVFPD does not accept the contingent offer of dedication, then this 7‐acre Parcel would be conveyed to the
EBRPD along with the other acreage in the Southern Preservation Area and thus would be preserved in perpetuity for park,
recreational, open space, scenic, grazing, wetlands preservation and creation, agricultural, and habitat mitigation purposes.
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 Policy 3‐6: Development of all urban uses shall be coordinated with provision of essential

Community services or facilities including, but not limited to, roads, law enforcement and fire
protection services, schools, parks, sanitary facilities, water and flood control.
Consistent: As discussed throughout this R‐DEIR, sufficient community roadway improvements,
services, and facilities are available to serve the Project. Refer to Section 3.11 for discussions
related to the provision of law enforcement, fire protection services, schools, and parks. Refer
to Section 3.13, Utilities and Service Systems for discussions related to sanitary facilities and
water. Refer to Section 3.8, Hydrology for discussions related to stormwater and flood control.
Refer to Section 3.12, Transportation and Traffic for discussions related to roadways and
roadway improvements. No infrastructure would be extended into the Preservation Areas. No
services are proposed, would be needed, or would be extended to the Southern Site. Any
potential future development on the Future Potential Fire District Parcel would be required, as
part of the County’s discretionary land use permit process, to prove separately that sufficient
infrastructure is available and can be provided in a manner consistent with the ULL.
 Policy 3‐7: The location, timing and extent of growth shall be guided through capital

improvements programming and financing (i.e., a capital improvement program, assessment
districts, impact fees, and developer contributions) to prevent infrastructure, facility and
service deficiencies.
Consistent: As discussed throughout this R‐DEIR, the Project applicant would implement
various infrastructure improvements, contribute required developer fees, and pay appropriate
impact fees to ensure that appropriate levels of infrastructure, facilities, and services would be
available to the Project while continuing to be available to existing development. Refer to
Section 3.11 for discussions related to the provision of law enforcement, fire protection
services, schools, and parks. Refer to Section 3.13, Utilities and Service Systems for discussions
related to sanitary facilities and water. Refer to Section 3.8, Hydrology for discussions related
to stormwater and flood control.
 Policy 3‐9: Infilling of already developed areas shall be encouraged. Proposals that would

prematurely extend development into areas lacking requisite services, facilities and
infrastructure shall be opposed. In accommodating new development, preference shall
generally be given to vacant or under‐utilized sites within urbanized areas, which have
necessary utilities installed with available remaining capacity, before undeveloped suburban
lands are utilized.
Consistent: Although the Residential Development Area of the Project Site is currently
undeveloped, it is located directly adjacent to urbanized uses at the edge of the ULL, which are
served by existing infrastructure, services, and facilities. While the development of the
Residential Development Area would not be in‐fill in the traditional sense, the 30‐acre
development footprint is contiguous with the existing ULL boundary, and the proposed
inclusion of the Residential Development Area into the ULL, if approved by the County, would
result in the property being an infill site. The extension of infrastructure and services to the
Residential Development Area would not be growth inducing, since the infrastructure would
only serve the 125 residential units, and the permanent preservation and protection (via fee
simple transfer, conservation easement, and deed restrictions) of 710 acres of open space
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areas to the north, east, and south for parks, recreation space, agriculture, grazing, scenic,
wetland preservation and creation, and habitat mitigation would ensure that no extension of
infrastructure to serve urban development would occur. As indicated throughout this R‐DEIR,
existing utilities have sufficient capacity to serve the Project.
 Policy 3‐10: The extension of urban services into agricultural areas outside the Urban Limit

Line, especially growth‐inducing infrastructure, shall be generally discouraged.
Consistent: As part of the Project, and in accordance with Contra Costa County Ordinance Code
Chapter 82‐1.018, the 30‐acre Residential Development Area of the Project Site would require
a change to the ULL prior to development. Urban services would not be extended beyond the
Residential Development Area on the Northern Site. In addition, fee simple transfer of
approximately 609 acres of the Southern Site (as well as the Pedestrian Staging Area and
Future Equestrian Staging Area) to EBRPD (subject to a conservation easement on the
Southern Site) and deed restrictions preventing urban development of 101 acres of the
Northern Site would ensure that future urban development would not occur on the Project Site
outside the Residential Development Area. As such, the Project would not extend urban
services into areas outside the ULL and would not result in growth‐inducing infrastructure.
 Policy 3‐11: Urban uses shall be expanded only within an Urban Limit Line where conflicts

with the agricultural economy will be minimal.
Consistent: The Project Site is currently used for intermittent grazing activities. Development
of the proposed residential uses within the 30‐acre Residential Development Area after ULL
change would not impede continued use of the remainder of the Project Site for grazing
activities, nor would it impede the use of any agricultural properties in the vicinity. On the
contrary, the permanent protection and preservation of the vast majority of the Project Site for
non‐urban uses would facilitate ongoing grazing activities. Similarly, the proposed staging
areas and pedestrian equestrian trail on the Northern Site are not inconsistent with
agricultural activities on‐site or on adjacent properties. As such, the Project would not conflict
with the agricultural economy.
 Policy 3‐12: Preservation and buffering of agricultural land should be encouraged as it is

critical to maintaining a healthy and competitive agricultural economy and assuring a balance
of land uses. Preservation and conservation of open space, wetlands, parks, hillsides and
ridgelines should be encouraged as it is crucial to preserve the continued availability of
unique habitats for wildlife and plants, to protect unique scenery and provide a wide range of
recreational opportunities for County residents.
Consistent: As part of the Project, the applicant proposes to convey almost all of the Southern
Site—approximately 609 acres (Southern Preservation Area)—to the EBRPD by fee simple
transfer and/or other appropriate legal mechanism, subject to a conservation easement on
the Southern Preservation Area that would also need to be acceptable to the applicable
resource agencies. The conveyance would ensure that the Southern Preservation Area is
preserved in perpetuity for the following non‐urban uses only, as discussed more fully below:
parks, recreation, open space, agriculture (i.e., grazing), scenic, wetland preservation and
creation, and habitat mitigation. As such, the Project would create a permanent buffer
between urban uses and agricultural uses in Tassajara Valley.
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On the Northern Site, the applicant proposes to convey the Pedestrian Staging Area as well as
the Future Equestrian Staging Area via fee simple transfer to EBRPD. In addition, the applicant
proposes to grant a perpetual easement over a portion of the Northern Site to the EBRPD for
the purpose of a future trail. The entire Northern Site would be annexed into a GHAD as
discussed in Regulatory Setting, Section 3.9.3, subject to deed restrictions that would prohibit
any future urban uses to be developed outside of the Residential Development Area. In total,
approximately 710 acres of the Project Site would be permanently preserved, thereby
preserving open space, wetlands, hillsides, ridgelines, wildlife and plant habitat, and unique
scenery, while providing for recreational uses.
 Policy 3‐14: Protect prime productive agricultural land from inappropriate subdivisions.

Consistent: As indicated in Section 3.2, Agricultural Resources, of this Draft EIR, the Project Site
is not designated Prime Farmland, Unique Farmland, or Farmland of Statewide Importance as
indicated by the California Department of Conservation’s Important Farmland Inventory
System and Farmland Mapping and Monitoring Program (California Department of
Conservation 2012). The Project Site also does not qualify as Prime Farmland under LAFCO
law.
In summary, the Project would be consistent with the proposed land use designations and General
Plan land use policies regarding growth management, the 65/35 land preservation standard, and the
ULL. Impact would be less than significant.

Level of Significance Before Mitigation
Less than significant impact.
Mitigation Measures
No mitigation is necessary.
Level of Significance After Mitigation
Less than significant impact.

Ordinance Code Consistency
Impact LU‐2:

The Project would not conflict with any applicable provision of the Contra Costa
County Ordinance Code adopted for the purposes of avoiding or mitigating an
environmental effect.

Impact Analysis
The Project Site is zoned Exclusive Agricultural (A‐80) by the Contra Costa County Ordinance Code,
which allows all land‐dependent and non‐land dependent agricultural production and related
activities.
As a part of the Project, both the Northern and Southern Sites would be rezoned to Planned Unit
District (P‐1). Exhibits 3.9‐4a and 3.9‐4b illustrate the proposed zoning designations.
The proposed redesignation of the Project Site to Planned Unit District (P‐1) is necessary to allow for
the 30‐acre residential development and to ensure permanent preservation and protection for park,
3.9‐30
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recreation, open space, agriculture(i.e., grazing), scenic, wetland preservation and creation, and
habitat mitigation land uses for the remainder of the Project Site.
When a project entails an amendment to the General Plan or zoning, inconsistency with the existing
designation or zoning is an element of the project itself, which then necessitates a legislative policy
decision by the agency and does not signify a potential environmental effect. As such, the proposed
rezoning would serve as a self‐mitigating aspect of the Project that would serve to correct and
conflict that would otherwise exist.
Planned Unit District (P‐1)
As indicated in Contra Costa County Ordinance Code Chapter 84‐66, the intent and purpose of the
Planned Unit District is generally to “allow diversification in the relationship of various uses,
buildings, structures, lot sizes and open space while ensuring substantial compliance with the
General Plan and the intent of the County code in requiring adequate standards necessary to satisfy
the requirements of the public health, safety, and general welfare.”

Uses permitted in the Planned Unit District generally include:
 Any land uses permitted by an approved final development plan which are in harmony with

each other, serve to fulfill the function of the planned unit development and are consistent
with the General plan.
 A detached single‐family dwelling on each legally established lot and the accessory structures

and uses normally auxiliary to it.
The proposed Tassajara Parks P‐1 Planned Unit District would apply to the entirety of the Project
Site. As outlined in the P‐1 Planned Unit District description provided for the Project, the following
uses would be allowed in the 30‐acre Residential Development Area of the Northern Site, to be
designated Single‐Family Residential (SH) under the General Plan:
 125 single‐family homes, with streets, sidewalks and landscaping

For the portion of the Northern Site proposed to be designated Parks and Recreation (PR) under the
General Plan, the following uses would be allowed:
 Parks, recreation, open space, grazing and other uses consistent with the EBRPD Master Plan,

as amended and adopted by the EBRPD Board.
 Stormwater detention basin
 Wastewater pump station
 Two staging areas
 Trail connecting the staging areas, and related grading

For the portion of the Southern Site designated Parks and Recreation (PR) under the General Plan,
the following uses would be allowed:
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 Parks, recreation, open space, grazing and other uses consistent with an EBRPD Master Plan,

as amended and adopted by the EBRPD Board.
For the portion of the Southern Site designated Public/Semi‐Public (PS), the following use would be
allowed upon issuance of a discretionary Land Use Permit/Development Plan:
 Public safety training facilities for the San Ramon Valley Fire Protection District

As such, on‐site development would be strictly limited by the P‐1 Planned Unit District, allowing only
those limited uses proposed as part of the Project. Note that any future uses on the Potential Future
Fire District Parcel would be required to comply with the County’s ULL and related policies and would
be required to comply with all applicable environmental review requirements under CEQA (which would
be triggered because the SRVFPD would be required to obtain a discretionary land use permit from the
County).
Because Planned Unit District zoning designation has been specifically tailored to limit development
on the Project Site to that proposed as part of the Project, no inconsistencies with applicable zoning
regulations would occur.
Urban Limit Line
The Project would include a 30‐acre change to the ULL, as allowed by Chapter 82‐1.018 (a)(3) of the
Contra Costa County Ordinance Code, to locate the proposed 125 residential units within the ULL
(Exhibit 2‐8).

As stated by Chapter 82‐1.010, Urban Limit Line, the ULL limits potential urban development in the
County to 35 percent of the land in the County, and prohibits the County from designating any land
outside of the ULL for urban land uses. As indicated by the Contra Costa County Department of
Conservation and Development’s geographic Information Systems (GIS) mapping system, there are
over 8,000 acres of non‐urban designated land within the ULL that could be eligible for conversion to
urban use designations without causing the County to exceed its 65/35 Land Preservation Standard
(Contra Costa County 2013). As such, converting the 30‐acre Residential Development Area of the
Project Site from non‐urban to urban uses would not cause the County to exceed the allowable 35
percent countywide urban land threshold. Furthermore, the Project would ensure the permanent
protection and preservation of 710 acres of land for open space, park, recreation, and other non‐
urban uses.
As indicated by Chapter 82‐1.018(a), changes to the urban limit line are allowable under certain
conditions as long as there is no violation of the 65/35 standard. In particular, Chapter 82‐1.018(b)
states that changes to the ULL totaling more than 30 acres require voter approval as well as the
making of one of the specified findings by the Board of Supervisors pursuant to a 4/5 vote.
Proposed changes of 30 acres or less (such as the Project) do not require voter approval, but still
require the making of one of specified findings (previously outlined under Section 3.9.3, Regulatory
Framework) by the Board of Supervisors pursuant to a 4/5 super majority vote after holding a public
hearing.
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A Memorandum of Understanding (MOU) related to agricultural enhancement in the Tassajara area
is currently being considered by the County, Town of Danville, City of San Ramon and East Bay
Regional Park District. The MOU is intended to be a preservation agreement that would preserve
certain land in the County for agriculture and open space, wetlands, or parks. The MOU seeks to
continue a range of existing provisions in each party’s general plan intended to protect agricultural
lands and open space and is therefore not a “project” within the meaning of the California
Environmental Quality Act (Cal. Pub. Res. Code § 21000, et seq.) (CEQA) and the “CEQA Guidelines”
(14 Cal. Code Regs.§ 15000, et seq.). The parties to the agreement would be pledging to the others
not to support extension of urban infrastructure or services. The cities would make commitments
not to annex and the County would make commitments not to change General Plan or Zoning
designations to categories not compatible with agriculture. The MOU is also an agreement to work
together to try to promote agriculture through purchase of land or easements from willing sellers,
through continuing the Williamson Act program and its related tax benefits, as well as through
technical support to better manage weeds and water.
The MOU identifies a range of actions to be considered that include, but are not limited to, the
following:
(a) Encouraging and promoting purchase of land or conservation easements, from willing
sellers, to protect and enhance agriculture and to preserve open space, wetlands, parks, and
other non‐urban uses;
(b) Continuing the California Land Conservation Act of 1965 (“Williamson Act”) (Gov’t Code §
51200 et seq.) program to provide tax incentives for property owners who agree not to
develop their land;
(c) Encouraging lease of public land for agricultural activities such as grazing;
(d) Encouraging and promoting enhanced ground water management for agriculture and rural
use, including technical support for more efficient water application and cooperative ground
water management and extraction;
(e) Encouraging and promoting enhanced marketing for locally‐grown agricultural goods,
including better connecting farmers to local markets;
(f) Encouraging continuation and augmentation of the technical support available to farmers,
especially in the areas of financing, weed management, soil conservation, and range
management; and
(g) Exploring and pursuing a range of funding opportunities for agricultural enhancement and
preservation of open space, wetlands, parks, and other non‐urban uses through activities
such as grants, allocations from funding measures, and appropriations from density transfer
programs and mitigation programs.
The MOU does not commit any party to a particular course of action or project that could have any
effect on the environment and therefore does not have the potential to result in either a direct
physical change in the environment or a reasonably foreseeable indirect physical change in the
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environment, pursuant to Section 15378 of the CEQA Guidelines. In addition, the Board of
Supervisors may approve the MOU separate and apart from the Project.
The Tassajara Parks Project is within the boundary of the proposed agricultural enhancement area
and is also outside the County’s Urban Limit Line. The draft agreement provides a mechanism for a
project like Tassajara Parks to be removed from the enhancement area boundary if it contributes at
least $4 million to agricultural enhancement and dedicates at least 500 acres of land. If the Project
were to make the funding and land dedications and if the Project were approved, it could be
removed from the enhancement area and this could be the basis for the required change to the
County’s Urban Limit Line (less than 30 acre changes to the Urban Limit Line require at least one of
seven findings to be made and this would satisfy one of them). If the Project were not approved, it
would remain within the proposed enhancement area.
In the event the parties approve the MOU and if the Board of Supervisors elects to change the ULL
and approve the Project, the Project applicant will make an irrevocable donation of $4 million to an
agricultural enhancement fund established by the County. The money in the fund would be used for
any of the purposes of the MOU, as described above.
The Project requires a minor change to the ULL’s existing configuration as allowed by Chapter 82‐1
of the County Ordinance Code. The Project supports the ULL by permanently preserving
approximately 710 acres of land in the Tassajara Valley for park, recreation, open space, agriculture
(i.e., grazing), scenic, wetland preservation and creation, and habitat mitigation land uses.
Permanent preservation of the land would establish physical and legal constraints to additional
urban development outside the ULL in the Tassajara Valley.
Growth Management
Chapter 82‐1.012, Growth Management, of the Contra Costa County Ordinance Code indicates that
the County shall manage growth by allowing new development only when infrastructure and service
standards are met for traffic levels of service, water, sanitary sewer, fire protection, public
protection, parks and recreation, flood control and drainage and other such services. As indicated
throughout this R‐DEIR, sufficient infrastructure and services are available to serve the proposed
residential uses in the Residential Development Area. Refer to Section 3.8, Hydrology, for
discussions related to stormwater, drainage, and flood control. Refer to Section 3.11 for discussions
related to the provision of law enforcement, fire protection services, schools, and parks. Refer to
Section 3.12, Transportation and Traffic, related to traffic level of service. Refer to Section 3.13,
Utilities and Service Systems, for discussions related to sanitary facilities and water. Any future
development on the Potential Future Fire District Parcel would be required to prove separately that
sufficient infrastructure is available.
Inclusionary Housing Ordinance
Consistent with Contra Costa County Ordinance Code 822‐4.404, the Project would pay in‐lieu fees
in place of providing inclusionary housing units as part of the Project. Fees paid would be consistent
with the applicable Community Development Department’s fee schedule as adopted by the Board of
Supervisors. With the payment of fees, the Project would be consistent with the Inclusionary
Housing Ordinance and impacts would be less than significant.
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Other Applicable Ordinances
The Project would also be consistent with all other applicable Ordinance Codes, including Chapter
82‐1.016 Hillside Protection. No residential development would occur on hillsides with a grade of 26
percent or more. The Project would also be consistent with Chapter 816‐6, Tree Protection and
Preservation, because the removal of 19 trees from the Northern Site is part of the Project
Description and will be considered as the Project proceeds through the discretionary process. There
are no trees proposed for removal on the Southern Site.

In summary, the Project would not conflict with any applicable Ordinance Codes, and impacts would
be less than significant.

Level of Significance Before Mitigation
Less than significant impact.
Mitigation Measures
No mitigation is necessary.
Level of Significance After Mitigation
Less than significant impact.

Local Agency Formation Commission Policy Consistency
Impact LU‐3:

The Project would not conflict with any applicable Local Agency Formation
Commission policies adopted for the purposes of avoiding or mitigating an
environmental effect.

Impact Analysis
As indicated by the Contra Costa LAFCO General Policy Statement, “the statutory goals of the LAFCO
include the promotion of orderly growth and development by determining logical local boundaries
[§56001], preservation of open space by encouraging development of vacant land within cities before
annexation of vacant land adjacent to cities [§56377(b)], and preservation of prime agricultural land by
guiding development away from presently undeveloped prime agricultural lands [§56377(a)].”
Furthermore, “while not bound by the regulations promulgated by local agencies in this County, LAFCO
prefers that proponents of any boundary or SOI change demonstrate that their proposal will be
consistent with such local regulations as may be relevant to the factors that LAFCO must consider
pursuant to §56668. This policy is to include, but is not limited to, the regulation of water and sewer
agencies such as the East Bay Municipal Utility District and the Central Contra Costa Sanitary District.”
The Cortese‐Knox‐Hertzberg Local Government Reorganization Act of 2000 requires a special district
to obtain written approval from LAFCO prior to providing new or extended service outside its
jurisdiction boundary (e.g., extra‐territorial water service).
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Implementation of the Project would require the Contra Costa LAFCO’s approval, in its discretion, of
utility service to the Residential Development Area by the Central Contra Costa Sanitary District and
East Bay Municipal Utility District (EBMUD).3
On the Northern Site, the applicant proposes to convey the Pedestrian Staging Area (once improved)
as well as the Future Equestrian Staging Area via fee simple transfer to EBRPD. In addition, the
applicant proposes to grant a perpetual easement over a portion of the Northern Site to the EBRPD
for the purpose of a future trail. The entire Northern Site would be annexed into an existing GHAD
as discussed in Regulatory Setting, Section 3.9.3, subject to deed restrictions that would
permanently prohibit any future urban uses to be developed outside of the Residential
Development Area. (Note: the proposed GHAD annexation does not require LAFCO approval.) In
total, approximately 710 acres of the Project Site would be permanently preserved and protected
for the following uses only: parks, recreation, open space, agriculture (i.e., grazing), scenic, wetlands
preservation and creation, and habitat mitigation. As such, the Project provides for and protects
open space. Permanent preservation of this land would prohibit further urban development on the
Project Site, thereby prohibiting urban sprawl and supporting orderly growth.
As indicated in Section 3.2, Agricultural Resources, the Project would not result in significant
environmental impacts to prime agricultural land (as defined under FMMP or LAFCO law) and would
allow for the continued use of the majority of the Project Site for existing agricultural (grazing)
activities. As such, the Project provides for and protects agricultural land.
As indicated in Impact LU‐4, the Project is consistent with the EBMUD policies.
Finally, as indicated throughout this R‐DEIR, the Project is consistent with applicable Contra Costa
County General Plan policies adopted for the purposes of avoiding or mitigating an environmental
effect.

Level of Significance Before Mitigation
Less than significant impact.
Mitigation Measures
No mitigation is necessary.
Level of Significance After Mitigation
Less than significant impact.

3

Alameda County LAFCO is the principal county LAFCO for EBMUD. Historically, however, Alameda LAFCO has transferred jurisdiction
to Contra Costa LAFCO in connection with projects that are proposed for development in Contra Costa County. Such transfers are
allowed by Chapter 3.3 of the Contra Costa LAFCO Commissioner Handbook. In or about July 2016, Alameda LAFCO approved such
a transfer request in connection with the Project.
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East Bay Municipal Utility District Policy Consistency
Impact LU‐4:

The Project would not conflict with any applicable East Bay Municipal Utility
District annexation policies adopted for the purposes of avoiding or mitigating an
environmental effect.

Impact Analysis
As a part of the Project, it may be requested that the 30‐acre Residential Development Area be
annexed to EBMUD’s service area. The Residential Development Area is currently outside of, but
adjacent to, EBMUD’s ultimate service boundary (USB). Existing EBMUD Policies 3.01, 3.05, and 3.08
require EBMUD to oppose annexation of such lands unless a project complies with these policies and
obtains approval from EBMUD’s Board of Directors. In addition, EBMUD Policy 3.07 requires EBMUD
to ensure that during times of water shortage, available water supplies are appropriately allocated to
water customers. The Project’s consistency with the relevant policies is discussed below.
Policy 3.01
Policy 3.01 concerns annexations, stating that annexations shall be within the USB and that EBMUD
will oppose any that are outside the USB unless the requested annexation is a small boundary
adjustment found by EBMUD to be in its best interests based on specified conditions. The
Residential Development Area is outside, but adjacent to, the USB; however, the Project meets the
conditions outlined under Policy 3.01, including immediate need for water upon annexation,
creation of a logical boundary, and the technical and economic feasibility of water service.

For territory outside of the USB, Policy 3.01 indicates that annexation shall be opposed unless the
requested annexation is found by EBMUD to be in its best interests based on several conditions. The
applicability of these conditions to the Project is outlined in Table 3.9‐7.
Table 3.9‐7: Consistency with EBMUD Policy 3.01 Exceptions
Policy

Project Consistency

The requested annexation is a small boundary
adjustment.

The annexation would consist of the annexation of only
30 acres directly adjacent to EBMUD’s existing USB.

The property and dwelling units are the smaller part
of a larger development project located primarily
with the USB.

The Project includes a total of approximately 771
acres, which consist of 30 acres of housing and related
urban improvements; 7 acres contingently offered for
dedication to the SRVFPD; and the remainder (more
than 700 acres) that would be permanently preserved
for open space, park, recreational, and other non‐
urban uses. The 30 acres of dwelling units and related
improvements are the only lands to be included in the
small boundary adjustment to the USB, constitute less
than 4 percent of the total Project acreage, and are
directly adjacent to EBMUD’s existing USB but are not
part of a “larger development project located
primarily within the USB.”
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Table 3.9‐7 (cont.): Consistency with EBMUD Policy 3.01 Exceptions
Policy

Project Consistency

The development project is desired and approved by
the City or County land use planning agency with
jurisdiction, and the land use planning and
environmental documentation recognizes EBMUD as
the logical provider of water service.

Through certification of this EIR and approval of the
Project, Contra Costa County would demonstrate its
desire for, and approval of the Project. In addition to
County approval, EBRPD would also have to agree to
the proposed arrangement whereby the vast majority
of the Project Site is transferred in fee simple to EBRPD.
By entering into said agreement, EBRPD would
demonstrate its desire for, and approval of, the Project.
As indicated throughout this EIR and land use planning
documentation, EBMUD is recognized as the logical
provider of water service. Refer to Section 3.13,
Utilities and Service Systems for further discussion.

Annexation of the property to EBMUD represents the
most practical and feasible method of obtaining water
service.

As discussed in Section 3.13, Utilities and Service
Systems, annexation of the property to EBMUD is
identified as a practical and feasible method of
obtaining water service for the Project. The 30 acres of
dwelling units and related urban infrastructure are the
only Project components that would be subject to this
small boundary adjustment. The 30‐acre Residential
Development Area is immediately adjacent to
EBMUD’s USB and existing potable water
infrastructure, and there is no alternative water service
provider that is similarly situated to provide water
service to the Project. Developing independent
facilities to provide water service to the Project likely
would involve wheeling water through EBMUD’s
distribution system, pursuant to Water Code section
1610, to a new water supply entity formed to serve the
Project.
Annexing the relevant portions of the Project Site to
EBMUD would create a simpler, more direct and cost‐
effective retailer‐customer relationship between
EBMUD and the Project’s occupants compared with
the wheeling approach.

The cumulative number of dwelling units outside the
USB added as a result of such small boundary
adjustments shall not exceed 100 in any two‐year
period.

As indicated in Section 2.0, Project Description, the
updated Water Supply Evaluation (Appendix J), and
as conditioned by Contra Costa County, the Project
would not construct more than 100 units within any
two‐year period.

The project proponent has agreed to cooperate with
EBMUD in adding the territory to EBMUD’s permitted
place of use and has agreed to compensate EBMUD
for costs incurred.

The Project applicant (proponent) would agree to
cooperate with EBMUD and, as outlined in
agreements to be determined, would compensate
EBMUD for costs incurred (including, among others,
any costs associated with water right place of use
changes).
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Table 3.9‐7 (cont.): Consistency with EBMUD Policy 3.01 Exceptions
Policy

EBMUD Policy 3.05—Considerations for Extension of
Water Beyond the USB, and Policy 9.03—Water
Supply Availability and Deficiency, are satisfied with
regard to the effects of extension of water beyond
the USB.

Project Consistency

As discussed below, EBMUD Policy 3.05 satisfies the
requirement that the Project would not adversely
affect EBMUD’s ability to serve existing or projected
levels of demand. The Project would augment water
availability in EBMUD’s service area by enough to
meet its own demand while providing a margin of
safety. As discussed in Section 3.13, Utilities and
Service Systems, sufficient water is available.

Source: EBMUD 2014; FCS 2016.

As indicated in Table 3.9‐7, the Project would be consistent with EBMUD Policy 3.01 providing for
the annexation of lands outside the USB.
Policy 3.05
Policy 3.05 states that the USB defines territory within which EBMUD has planned to provide water
service for both existing and future customers and that EBMUD will not extend water service outside
the USB if it would adversely affect existing customers. As outlined in the updated Water Supply
Evaluation (WSE [Appendix J]), the provision of water to the Project Site would not adversely affect
EBMUD’s ability service existing or projected levels of demand. The Project’s water supply would be
in addition to existing EBMUD water supplies originating from either a purchased portion of
Calaveras Public Utility District water supply or augment the availability of potable water from
EBMUD by accelerating currently planned conservation and/or expand conservation beyond
currently planned levels within EMBUD’s service area by an amount sufficient to offset the Project’s
water demand, thereby offsetting the Project’s potable water use. Either option would augment
EBMUD’s potable water availability by an amount sufficient to meet the Project’s water demand in
addition to a margin of safety. In addition, the Project proponent would be required to bear all costs
associated with connecting to the EBMUD distribution system, augmenting EBMUD’s water
availability, and for EBMUD delivery water service to the Project.
Policy 3.07
Policy 3.07 requires EBMUD to ensure that during times of water shortage, available water supplies
are appropriately allocated to water customers. EBMUD recognizes that when there is a water
shortage or projected water shortage, its responsibility to service its customers and service area is
prioritized, in part, first, to serve existing customers; second, to serve new customers within the
existing service area (but only if this does not impair EBMUD’s ability to serve existing customers);
and third, to consider new customers outside its existing service area (but only if this does not
impair EBMUD’s ability to serve existing and expected new customers within its service area).

As previously indicated, and as outlined in the updated WSE (Appendix J), the provision of water to the
Project Site would not adversely affect EBMUD’s ability to service existing or projected levels of
demand from customers. The Project’s water supply would be in addition to existing EBMUD water
supplies originating from either a purchased portion of Calaveras Public Utility District water supply or
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by accelerating or expanding conservation measures beyond currently planned levels within EBMUD’s
service area, thereby offsetting the Project’s potable water use. Either option would augment
EBMUD’s potable water availability by an amount sufficient to meet the Project’s water demand in
addition to a margin of safety. Refer to the updated WSE (Appendix J) for further discussion of the
margin of safety. In addition, the Project proponent would be required to bear all costs associated
with connecting to the EBMUD distribution system, augmenting EBMUD’s water availability, and for
EBMUD delivery water service to the Project. As such, the Project would not impair EBMUD’s ability
to serve existing and future customers within its service area in terms of quality or quantity of water.
Policy 3.08
Policy 3.01 also includes the condition that annexations outside the Contra Costa County ULL satisfy
Policy 3.08. Policy 3.08 indicate that “If a local agency designates EBMUD as the preferred provider
for water service to a residential development in territory outside the Contra Costa County Urban
Limit Line that is less than 200 dwelling units and is not covered by the provisions of Policy 3.01,
then EBMUD shall oppose the annexation and the Board of Directors shall determine, at a regularly
scheduled meeting, whether to call an advisory election on the question of whether such territory
should be annexed to EMBUD.”

The Project includes 125 dwelling units, so Policy 3.08 applies. However, the Project is covered by
and consistent with Policy 3.01, so Policy 3.08 does not require EBMUD to oppose the Project or call
an advisory election.
In addition, as indicated in Mitigation Measure USS‐1, the Final Map would not be recorded until all
required approvals are obtained to implement provision of water to the Project Site.
Implementation of this mitigation would ensure that all EBMUD annexation policies are adhered to
and would reduce impacts to a less than significant level.

Level of Significance Before Mitigation
Potentially significant impact.
Mitigation Measures
Implement Mitigation Measure USS‐1.
Level of Significance After Mitigation
Less than significant impact.

Habitat Conservation Plan
Impact LU‐5:

The Project would not conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved
local, regional, or state habitat conservation plan.

Impact Analysis
The HCP/NCCP establishes a coordinated process for permitting and mitigating impacts to covered
species within eastern Contra Costa County. The Project Site is located adjacent to, but outside of,
the HCP/NCCP Inventory Area; as a result, the Project is not eligible for coverage through the
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HCP/NCCP. As such, the Project would not conflict with any habitat conservation plan or natural
community conservation plan and no impact would occur.

Level of Significance Before Mitigation
No impact.
Mitigation Measures
No mitigation is necessary.
Level of Significance After Mitigation
No impact.

Population Growth
Impact LU‐6:

The Project would not induce substantial population growth.

Impact Analysis
CEQA Guidelines Section 15126.2(d) requires that an EIR discuss the ways in which the Project could
foster economic or population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment. The CEQA Guidelines provide the example of a major
expansion of a wastewater treatment plant that may allow for more construction within the service
area. The CEQA Guidelines also note that the evaluation of growth inducement should consider the
characteristics of a project that may encourage or facilitate other activities that could significantly
affect the environment.
This impact analysis will first discuss the potential for direct and indirect growth inducement and
then address consistency with regional population and growth projections.
Direct and Indirect Growth
Direct growth consists of activities that directly facilitate population growth. The construction of
new dwelling units is considered an activity that directly results in population growth. Indirect
growth inducements consist of activities that in and of themselves do not facilitate growth, but
instead indirectly cause growth. Examples include the creation of new jobs in a sparsely populated
area that results in workers moving into the area or the removal of a physical barrier to growth, such
as the extension of a sewer service to an unserved area.

A key consideration in evaluating growth inducement is whether the activity in question constitutes
“planned growth.” A residential project that is consistent with the underlying General Plan and
zoning designations would generally be considered planned growth because it was previously
contemplated by long‐range documents, and thus would not be deemed to have a significant
growth‐inducing effect. Likewise, a project that requires a General Plan Amendment and re‐zone to
develop more intense uses than are currently allowed may be considered to have a substantial
growth‐inducing effect because such intensity was not contemplated by the applicable long‐range
documents. It should be noted that these are hypothetical examples, and conclusions about the
potential for growth inducement vary on a case‐by‐case basis.
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The Project consists of the development of 125 residential units on 30 acres to be brought within
the ULL. The majority of the remainder of the Project Site (approximately 710 acres) would be
permanently preserved for park, recreation, open space, agriculture (i.e., grazing), scenic, wetland
preservation and creation, and habitat mitigation (as approved by the relevant resource agencies).
An approximately 7‐acre Dedication Area has been contingently offered to the SRVFPD, for potential
future use in a manner consistent with the ULL.
As such, while the Project would allow for land uses other than those currently allowed by the
agricultural General Plan and zoning designations, the vast majority of the Project Site would be
permanently preserved from future urban development, thereby prohibiting any additional
development that could result in population growth. The 125 residential units would be expected to
result in a population of 375 persons (at 3 persons per household). Conservatively assuming that all
375 persons would be new to Contra Costa County, the Project’s population would represent a
nominal 0.2 percent of the County’s total population and therefore would not be considered
substantial population growth. Furthermore, the Project would not include any features that would
indirectly induce population growth such as the expansion of water or sewer lines beyond the
proposed Residential Development Area. While the Project would dedicate a total of approximately
3.18 acres for the future road right‐of‐way for Camino Tassajara and Finley Road, widening of these
roadways is envisioned in the County General Plan and therefore would not induce growth over and
above that which is already planned for by the County. As such, the Project would not result in
substantial direct or indirect population growth.
Consistency with Regional Growth Projections
Evaluating consistency with regional growth projections is a second way to assess growth
inducement potential. In the nine‐county San Francisco Bay region, ABAG oversees regional growth
forecasts and regularly issues updates to projections, its official population and employment
estimate document. ABAG’s forecasts are used in various regional planning activities, including air
quality management and affordable housing strategies. The most recent growth forecasts are
included in Plan Bay Area, a long range integrated transportation and land‐use/housing strategy
through 2040 for the San Francisco Bay Area.

Assuming an average of 3 persons per household, the estimated population increase within the
Residential Development Area of the Project Site would be 375 persons. As of January 1, 2015,
according to the California Department of Finance, the County’s unincorporated population is
estimated at 166,594. As such, new residents of the Project Site would represent an increase of
approximately 0.2 percent of the County’s current unincorporated population. Total Contra Costa
County population is estimated at 1,089,219. Residents of the Project Site would represent 0.03
percent of the County’s current population. If local population growth continues as projected by
ABAG, in 2040 the County’s total population would be 1,338,440 residents (ABAG 2013). As such,
the population increase of the Project would be nominal and would not exceed ABAG projections.
Impacts would be less than significant.

Level of Significance Before Mitigation
Less than significant impact.
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Mitigation Measures
No mitigation is necessary.
Level of Significance After Mitigation
Less than significant impact.
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