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ented commercial development has replaced storefront buildings.
There is little continuity in the current development pattern,  with
buildings and parking lots alternating from property to property
along the frontage.  There are a number of highly-visible vacant
properties within the Downtown Specific Plan area as well, totaling
approximately 30 acres, or almost 40% of the area.  These vacant
properties negatively reflect on the area, but provide “opportunity
sites” for new development; these are described in more detail in
Chapter II.

Vacant properties, buildings in poor condition, and long segments
of frontage without curbing, sidewalks or streetscape amenities of
any kind present an image of disinvestment.  There are a variety of
reasons for these conditions, including a general lack of attention to
the area by Contra Costa County in the decades prior to the City’s
incorporation.  However, the single most important factor cited is
uncertainty over the ultimate configuration of a widened Highway
4.   Property owners, business owners, and potential property buy-
ers have been reluctant to invest without knowing which proper-
ties will be affected and to what extent.

In addition to Main Street/Highway 4, there are several other no-
table streets within the Downtown Specific Plan area.  Acme and
Ruby Streets run parallel to Main Street.  Acme contains a mix of
commercial and residential properties; on Main Street, a number of
properties with frontage buildings have access and parking on Acme.
Ruby is the boundary between Downtown and neighborhood areas
to the south.  It has a mix of owner-occupied and rental residential
properties that is transitional in character.

The north-south cross streets between Norcross and Second pro-
vide secondary access to Main Street buildings, and primary access
to the district from growing residential areas to the south.  O’Hara
is a major north-south connector street to the Downtown Core.  Rose
Avenue is a major connector to the East Main Street area.
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Policy Background

Until 2002, Oakley relied on the land use and circulation policies of
Contra Costa County, principally the Contra Costa County General
Plan (1991), the County-prepared The Oakley Redevelopment Area
Planned Unit District (RDA PUD; 1999), and The Oakley Old Town
Specific Plan (1996).

The Downtown Specific Plan builds on both the RDA PUD and the
Oakley Old Town Specific Plan, incorporating a number of their rec-
ommendations for development, capital improvements, and most
importantly the conceptual approach for widening Highway 4.

Oakley 2020 General Plan - In 2002 the Oakley 2020 General Plan
was adopted.  It contains a number of policies focused directly on
downtown improvement and revitalization.  In fact, the first land
use issue noted by the General Plan is: “A ‘downtown theme’ or
Community Focal Point is needed to help develop a sense of place
for the City.”  As the General Plan notes, “The downtown is in need
of rehabilitation before it can be the true heart of the community
and this effort is already underway.”

Downtown-related General Plan Land Use Element policies include:

• Policy 2.8.1: The City should place substantial emphasis on
the improvement of the downtown area.

• Policy 2.8.2: The downtown area should be developed at a
pedestrian scale, with adequate sidewalks, street crossings,
and pedestrian resources.

• Policy 2.8.3: Street trees should be incorporated in the down-
town area to shade the sidewalks and to provide a physical
separation between the street and the pedestrian sidewalks.
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• Policy 2.8.4: In the downtown area, off-street parking should
be discrete and in the rear setback where possible.

• Policy 2.8.C: The City will develop a series of design guide-
lines, ordinances or regulations to describe architectural ex-
pectations, permissible signage, and appropriate land uses
in the downtown area.

The Land Use Element also includes policies for a (CD) Commercial
Downtown land use designation that encourages mixed use devel-
opment.  Initial development standards are a maximum site cover-
age of 70%; maximum building height of 50 feet; and a maximum
floor area ratio (FAR) of 1.0

Specific downtown-related Economic Development Element poli-
cies include:

• Policy 5.1.L: Downtown and Main Street Realignment Prop-
erties: The City of Oakley Downtown Specific Plan will
guide development activities within the Oakley downtown.
Properties in the downtown area along Highway 4/Main
Street are envisioned for on-going economic development
purposes, including specialty retail and commercial uses.
Underutilized properties are recognized as providing sub-
stantial opportunity for redevelopment and intensification
of commercial operations where appropriate site develop-
ment standards are met, and when the new or expanded
uses can be shown to be compatible with adjoining residen-
tial uses.

Streetscape improvements can be used to help achieve a
unique and desired character for downtown development,
perhaps with financial assistance provided by the City’s Re-
development Agency.  Development efforts in the down-
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town should individually and collectively reinforce the im-
age of the downtown as a destination location for residents
and visitors to the City.

Land use areas designated by the General Plan and illustrated on the
Current General Plan map on the following page,  include “Commer-
cial Downtown” (CD) for the majority of the Downtown Core,
“Light Industry” (LI) for the northerly frontage of East Main Street,
and “Residential Medium” (RM) and “Single Family Residential-
High Density” (SH) for adjacent areas to the south. Zoning districts
are similar, however there are some discrepancies within the Gen-
eral Plan: the vacant property north of Vintage Parkway is zoned
“Mixed Use” (MU) rather than Commercial; the northerly frontage
of Acme Street between Norcross and O’Hara is zoned Single Fam-
ily rather than Commercial.

The Downtown Planning Process

The Downtown Specific Plan (and the preceding Downtown Revi-
talization Strategy) both were developed under the direction of the
Downtown Task Force (DTF), comprised of local community mem-
bers and City officials.  Four DTF-hosted public workshop meetings
were held in 2000 and 2001 to review downtown revitalization is-
sues and initial recommendations.  These were followed in 2002 and
2003 with review meetings and public hearings related to revitaliza-
tion-related projects.  A summary of the process is provided below:

Workshop #1 - January 18, 2000 - An initial background review ad-
dressed existing Strategy Area conditions, general Strategy goals,
and the basic policies of the Old Town Oakley Specific Plan and its
three Highway 4 widening/realignment alternatives.  Group dis-
cussion revealed strong support for improving the appearance of
the area, creating a “walking downtown,” encouraging new com-
mercial development.



Current General Plan Map
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Figure I.5



Chapter I - Plan Background & Overview

June 2009

-  12  -

Workshop #2 - April 12, 2000 - Two revitalization strategy sketch
plans, illustrating different Main Street development approaches
for the Bypass and the Widen-in-Place Highway 4 alignment op-
tions, were presented and evaluated by participants.  The bypass/
realignment and strategy option was generally preferred, with con-
cerns regarding the cost relative to the widen-in-place option.

Workshop #3 - July 26, 2000 - After initial review and background
discussion, the Task Force agreed to recommend to the City Council
that the Redevelopment Agency establish a facade improvement
program, acquire a vacant 6.5 acre site, and fund additional engi-
neering study of the alignment options.

Downtown Revitalization Tour - November 18, 2000 - Task Force and
City officials toured revitalizing downtowns in other cities.  Partici-
pants observed conditions and discussed design and development
efforts as they relate to downtown Oakley.  Cities visited included
Suisun, Pleasant Hill, and Pleasanton.

Workshop #4 - March 15, 2001 - Engineering and right-of-way stud-
ies and cost estimates for alignment alternatives were presented for
review.  A one-way couplet plan, with Acme one way eastbound
and Main one way westbound was also included for evaluation.
Development economics issues for the alternatives were also re-
viewed and discussed.  The Task Force and a strong majority of par-
ticipants recommended that the City Council endorse the bypass/
realignment and related revitalization strategy.

City Council Hearing/Review - April 9, 2001 - Council reviewed the
Highway 4 alignment alternatives and endorsed implementation of
the bypass/realignment concept and revitalization strategy ele-
ments.

Task Force Review/Workshop - August 23, 2001 - The Task Force re-
viewed the development concept and developer Request for Quali-

fications (RFQ) for the Civic Center site.  Council subsequently au-
thorized the RFQ and selected the site developer.

Council Hearing/Review - March 24, 2003 - The Council reviewed
initial options for street width and parking configuration on Main
Street – i.e., angle parking, parallel parking – initial designs for City
Gateway signs, and strategy for the Facade Improvement Program.
Street and sign design revisions were recommended.

Downtown Property Owners Meeting - August 20, 2003 - Property
owners reviewed and endorsed the  strategy and design recommen-
dations for the Facade Improvement Program and for streetscape
improvements.

Task Force Review Meeting - November 4, 2003 - The Task Force re-
viewed and endorsed the  strategy and design recommendations for
the Facade Improvement Program, and recommended expansion of
Main Street streetscape project area east to Fourth Street.

Workshop #6 - October 2, 2005 - Joint workshop with the City Coun-
cil and Planning Commission to discuss the Draft Downtown De-
sign & Development Plan and provide direction to staff and con-
sultants.

Workshop #7 - June 16, 2008 - The  Planning Commission reviewed
the Design Guidelines and Uses sections of the Draft Downtown
Design & Development Plan.  Direction was given on several items
for staff to review.

Downtown Public Forum - June 30, 2008 - The public was invited to
an outreach meeting regarding the Downtown Specific Plan.  Over
sixty people attended the meeting, which culminated into an exer-
cise regarding potential uses for the downtown’s three proposed
zoning areas.


