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Land Use and Urban Design
Richmond General Plan 2030

Community Vision
Richmond, California in 2030

Richmond is a thriving City with a vibrant Downtown, regional activity centers and walkable
neighborhoods. Land use and development patterns provide a high-quality built environment with wellconnected streets, parks and private development. New developments are compatible with existing uses
and the scale and character of new buildings complement their immediate surroundings and historic
fabric.
Residents and visitors enjoy activity centers located in every district. These centers draw people from
throughout the region for employment, recreation, shopping and connections to the ferry terminal.
Activity hubs and mixed-use corridors are defined by attractive, well-articulated building facades,
welcoming building entries facing the street, public art, improved pathways, pocket parks and plazas.
A network of bicycle and pedestrian-friendly connections and safe, multimodal green streets link key
destinations throughout the City and to the shoreline. All residents enjoy convenient, walkable access to
local services and amenities such as neighborhood-serving retail, community facilities, urban parks or
small public gathering areas.
Commercial and industrial uses provide diverse economic development opportunities. The City’s heavy
industrial and manufacturing businesses apply the latest technology in the ongoing modernization of
their operations. High-quality, environmentally-sustainable development standards and practices guide
development in Richmond.
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The City of Richmond intends to realign its land
use and development pattern to reflect the community’s distinct history, active neighborhoods,
Bay Area location, and sense of community.
Richmond’s new development strategy focuses on
providing higher-density and mixed-use development in urban transportation corridors and in key
nodes throughout the City. It promotes sustainable development patterns that expand mobility
options, support a diverse, multi-ethnic and multigenerational community, protect the natural environment and recognize its historical and cultural
resources.
The Land Use and Urban Design Element:
• Describes Richmond’s land use, development
patterns and character;
• Defines a development framework that includes
citywide design principles, a land use classification
system and a discussion about areas where significant change is expected;
• Highlights key findings and recommendations
based on a existing conditions analysis;
• Defines goals for providing context-sensitive
land use and development, a vibrant urban center and enhanced neighborhood character;

Land Use and Urban Design
• Identifies policies and implementing actions to
address challenges and preserve assets;
• Provides a summary table identifying lead
responsibilities for each implementing action;
and
• Reviews the existing regulatory framework that
guides land use planning efforts.

Purpose of the Element
Richmond’s Land Use and Urban Design Element
presents a framework for decisions about land use
and development patterns. The Element defines
goals for providing vibrant urban corridors, active
public spaces, and enhanced neighborhood character. Goals, policies and implementing actions seek
to maximize development opportunities that respect
established neighborhoods and historic assets and
promise to stimulate social and economic activity.
This Element provides a means of achieving a more
sustainable environment through compact development patterns, contemporary building and landscaping practices.
Legal Requirement
California requires all cities to include a general
plan land use element regulating development

Simulation of potential development at Macdonald Avenue
and San Pablo Avenue intersection.

and allowable types of uses in specified areas.1 By
integrating urban design guidelines into the land
use element, Richmond can strengthen the quality and cohesiveness of the built environment. The
authority to incorporate urban design into the
land use element is granted under Section 65303
of the State of California Government Code which
enables local jurisdictions to adopt additional elements to those required by state law in cases when
they relate to the physical development of the
jurisdiction.1
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Figure 3.1: Distribution of Primary Land Use in Richmond

Richmond Today
Of the 18,792 acres within the City of Richmond,
4,600 are occupied by residences, 886 are in commercial use, 4,075 are in industrial use and 5,888
are dedicated to parks and open space.
Many of the land uses in Richmond are associated
with the City’s industrial and maritime past. Water
and transportation dependent industrial activities
established in 1900 still operate along the Santa Fe
Channel located on the City’s southern shoreline.
Residential neighborhoods are predominant east of
Garrard Boulevard near the geographic center of
the City. Additional residential uses are clustered
around Hilltop, in the El Sobrante Valley and along
the Southern Shoreline. Commercial and civic
activities are located in Richmond’s historic downtown and additional retail hubs are located in historic Point Richmond, Hilltop Mall, Central Avenue
and along commercial corridors. Open space and
parklands frame the City’s shore and ridgeline
perimeter. Smaller urban parks are distributed
throughout the City.

Land Use Pattern
The following sections describe Richmond’s land
uses and development opportunities in relation to
key planning areas. Most of the land in Richmond
is occupied by residential, commercial, industrial,
parks, and open space. These broad land use categories are reviewed first, followed by descriptions of
the City’s key planning areas: Downtown and Civic
Center; Hilltop Area; Southern Shoreline; West
Richmond Parkway; and El Sobrante Valley.
3.4
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Other:
(18%)

Residential:
(24%)

Commercial:
(5%)

Parks and Open Space:
(31%)

Industrial and Port: (22%)
Source: Richmond Zoning Ordinance and
1994 General Plan Land Use Element

Residential Neighborhoods
Many distinct neighborhoods are located within
the City limits, including hillside communities in
the El Sobrante Valley, single-family neighborhoods, mid-rise apartment buildings and condominiums in Marina Bay and Hilltop. This diversity
in housing types supports a range of lifestyles and
incomes. There are 39 recognized neighborhoods
in the City, each with a character and history of its
own.
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Most of Richmond’s neighborhoods were developed along a grid street pattern and are primarily
comprised of single family homes. Multifamily
homes and local-serving retail uses are typically
located along major streets and intersections.
Point Richmond and Central Richmond neighborhoods were developed before and during World
War II. Central Richmond encompasses the neighborhoods of Shields-Reid, Richmond Triangle,

3 Land Use and Urban Design

Residential Areas

Commercial Areas

Industrial and Port

Forest Park, Atchison Village, Santa Fe, Coronado,
City Center, Belding Woods, North & East, Metro
Richmore Village, Pullman, Cortez/Stege, Park
Plaza, Laurel Park, East Shore, Panhandle Annex
and the Richmond Annex. These neighborhoods
are composed of craftsman and mediterranean
bungalows located on narrow lots. They offer
unlimited possibilities for restoration and revitalization.

Industrial and Port
Richmond is one of five cities in the Bay Area that
operates a commercial port. The City also hosts
one of the largest oil refineries and distribution
facilities on the west coast, many private Portrelated businesses, three railroads and numerous
railroad yards, as well as multiple manufacturing,
assembly and warehousing businesses. Most of the
heavy industrial uses are located south of Interstate
580 and west of the Richmond Parkway.

for recreation and public gatherings. National Park
sites, mostly concentrated close to the southern
waterfront, preserve the history and resources
from World War II and provide opportunities for
education and interpretation. Regional parks provide recreation and natural habitat areas along the
shoreline, the Sobrante Ridge and the San Pablo
Ridge.

Commercial
Commercial uses in Richmond include localserving retail businesses located along mixed-use
corridors to region-serving businesses located in
the Downtown, Hilltop Mall, and Pacific East Mall.
Additional regional retail is beginning to locate
along major commercial corridors such as San
Pablo Avenue and Macdonald Avenue. Richmond
is one of just a few cities in the Bay Area that has
water-oriented commercial uses such as yacht harbors and boat repair shops.

Parks and Open Space
Richmond’s variety of parks and open spaces are
one of the most diverse and unique in the region.
The City hosts regional, state and national parks
within its boundaries. Richmond has 32 miles of
shoreline and an extensive network of regional
trails along the shoreline and in the hills. City
parks, playgrounds and recreational facilities
owned and operated by the City are dispersed
among neighborhoods and provide green space

Downtown and Civic Center
Richmond’s historic Downtown incorporates a mix
of public, civic, commercial and residential uses
including federal and county buildings, places of
worship, offices, retail shops and restaurants, residential neighborhoods, schools, parks and community centers.
The Civic Center, built in 1949 and modernized
in 2009, complements the Downtown, forming an
axis of civic, commercial and residential uses along
Macdonald Avenue. The Civic Center includes
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Avenue, and the Richmond Parkway. Recent developments surrounding the mall include mixed-use
and local-serving retail.

Southern Shoreline
The Southern Shoreline area has the most diverse
mix of uses in the City. Located south of Interstate
580 this area includes industrial, residential, office,
commercial, regional open space, parks and public
spaces. The area is characterized by intense industrial and port uses, and is also the site of a National
Historical Park, the Rosie the Riveter Memorial
and contains the site of a proposed ferry terminal.

Parks and Open Space

City Hall, an auditorium, library and senior center.
Immediately surrounding the Civic Center is a mix
of residential and commercial uses. Downtown
Richmond has many buildings of architectural and
historic significance, including the former Hotel
Carquinez, the Richmond Museum of History, the
Winters Building, and former Mechanics Bank.

Hilltop
The Hilltop area includes the Hilltop Mall, the
Point Pinole Regional Shoreline, residential
areas near the intersection of Hilltop Drive and
Richmond Parkway and the neighborhoods
of Parchester Village, Hilltop Village, Hilltop
Bayview, Hilltop Green and Fairmede/Hilltop. The
Hilltop Mall was built in the early 1970s to expand
regional retail in Richmond. The Mall eclipsed the
Downtown as the main commercial area in the
City soon after its construction. Low and mediumdensity residential development surround the
Mall. The area is served by Interstate 80, San Pablo
3.6
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West Richmond Parkway
West Richmond Parkway includes the San Pablo
Peninsula and industrial areas west of Garrard
Boulevard. The San Pablo Peninsula is a large land
mass located west of the City. Most of the peninsula is designated as open space or heavy industrial
use. Uses include a major refinery, a chemical
plant, two railroad terminals, regional parks and
recreation facilities, a yacht harbor, an historic
commercial area and Point Molate, a former naval
fuel depot. Historically, the area was characterized by fishing, shipping, whaling and winemaking activities. The presence of a number of Native
American and pre-World War II sites and structures give it a historic character.
El Sobrante Valley
The El Sobrante Valley is located in the northeast
part of the City. Wildcat Canyon Regional Park
provides high-quality recreational value and habitat for the area. Most of the developed land is in
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low-density residential use and includes the neighborhoods of Hasford Heights, Greenridge Heights,
May Valley, El Sobrante Hills, Greenbriar, Carriage
Hills North, Countryside and Carriage Hills South.
San Pablo Dam Road is the primary access road to
the Valley from Interstate 80.

3 Land Use and Urban Design

Development Framework
The development framework portion of this
Element describes citywide design principles,
defines Richmond’s land use classifications,
discusses urban design features that make for
attractive urban environments; and describes an
overarching development strategy for Richmond
that includes stable areas, conservation areas and
various “change areas” in which new uses, development and redevelopment are anticipated.

Citywide Urban Design Principles
Citywide urban design principles define
Richmond’s preferred character for public areas:
street rights-of-way, pathways, plazas and open
space, and private areas: privately-owned buildings or parcels. While public and private areas are
regulated differently, the interface between the two
is critical to shaping the urban environment as a
whole. For example, in commercial areas features
such as building scale and setbacks, facade articulation and window display areas can combine with
sidewalk treatment, landscaping and street type
to create stimulating, pedestrian-friendly and safe
conditions. Careful consideration of surrounding
context, design treatment and emphasis on publicprivate connections can contribute to distinct and
enjoyable places.
The following citywide urban design principles
will guide the City in achieving high-quality urban
environments that address both public and private
areas.

The community development framework in this Element gets its inspiration from the traditional rural-to-urban development pattern which has
regained popularity in American planning as cities start to react to the consequences of suburban auto-oriented development patterns.

design helps create distinctive places that are
compatible with surroundings, ecologically sustainable and inclusive of all people.
• Walkability: Promote a walkable urban environment. Walkable neighborhoods, commercial corridors and districts stimulate increased
pedestrian activity and make alternative types of
transit more viable. Pedestrian-friendly streets
used throughout the day, increase “eyes-on-thestreet” which improve natural surveillance and
deter crime.
• Connectivity: Enhance connectivity throughout
the community, making it easier for residents
and visitors to access services, community amenities and key destinations.

• Identity: Build on and enhance the character
and identity of the community. Public and
private areas should be designed to maximize
opportunities to promote a sense of identity.
• Excellence in Design: Pursue innovative and
progressive design. Design should balance competing priorities and meet multiple needs without compromising quality.
• Sustainability: Use best practices in sustainability to reduce impacts on the environment. Streets
should support all methods of travel including
transit, walking and bicycling. Recreational areas
should respect and enhance natural features
such as topography, creeks, wetlands and native
plant species.

• Context: Respect and respond to an area’s
immediate context. Responsive, place-based
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Suburban Development Pattern (Conventional or Euclidean Zoning)

Rural Farmland held
in Speculation

Ranchettes

Single-Family
Residential

Garden Apartment
Residential

Strip-Commercial/Big- Office Park
Box Commercial

This
is non-transect
of Conventional
Suburban
Districts
that has been
prepared (with
malevolent
intent)
by Dan
Zack.
Conventional
suburban
development patterns
result
in homogenous
neighborhoods
with
relatively low
densities.
They
are chardanzack@fresnocog.org
acterized by dispersed, auto-oriented projects and do not provide a variety of uses, diverse housing types, and are not anchored
by a central public space and civic activity. Disadvantages include:
• Parks, schools, civic buildings, and commercial establishments located within driving distance of homes
• Residences with large front setbacks and attached garages which dominate the streetscape
• Network of streets and paths suitable for automobiles and not pedestrians or bicyclists
• Wider streets with fewer crosswalks, minimal streetscaping, and fewer traffic-calming measures
• Buildings that are not oriented to the street with parking in the front
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Skyscraper/Edge City

3 Land Use and Urban Design

Traditional Rural-to-Urban Development Pattern (Traditional Zoning)

Natural Zone

Rural Zone

Suburban Zone

General Urban Zone

Urban Center Zone

Urban Core Zone

Traditional rural-to-urban development patterns result in vibrant mixed-use neighborhoods with higher densities and a range
of complementary uses. They are characterized by compact, pedestrian-oriented projects that provide a variety of uses, diverse
housing types, and are anchored by a central public space and civic activity. This development pattern is based on the principle
that neighborhoods should be walkable, affordable, accessible, distinctive, and true to the significant historic context of each
community. Benefits include:
• Parks, schools, civic buildings, and commercial establishments located within walking distance of homes
• Residences with narrow front setbacks, front porches, and detached rear garages or alley-loaded parking
• Network of streets and paths suitable for pedestrians, bicyclists, and vehicles
• Narrower streets with crosswalks, streetscaping, and other traffic-calming measures
• In-scale development that fits the local context
• Buildings oriented to the street with parking behind
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Land Use Classifications
Land use classification is an important means of
shaping future development patterns and character
of urban environments. A classification system
helps distinguish between different areas of the
City based on predominant use, such as with hubs
of shops and restaurants or neighborhoods.
Place-Based Land Use Classification System
This General Plan utilizes a “place-based”
approach to land use and zoning inspired by a
return to traditional rural-to-urban development
patterns. This approach works in concert with
Richmond’s place-based street classification system
set forth in the Circulation Element to promote
high-quality street design and influence the character and connectivity of public and private spaces
throughout the City.
The General Plan land use classifications and
corresponding land use map establish principal
types, locations and distribution of activities or
uses throughout the City and also establish the
levels of density and intensity allowed within each
classification. Residential density ranges, floor-toarea ratios, and building heights will be further
refined as part of the comprehensive update to
the City’s zoning ordinance following adoption of
this General Plan. The maximum building heights
established as part of the comprehensive zoning
update will tie in with the scale of nearby residential developments.
For categories where residential development is
allowed, density ranges are based on net acres. The
lower density represents the least amount of development desired. The higher density represents
3.10
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Vision for Downtown Richmond developed through the Richmond Livable Corridors Form-Based Code Project

the maximum number of allowable units, except
in cases of density transfers, development rights
and credits transfers, or when density increases
are adopted in order to comply with Government
Code section 66300 et seq in order to effectuate a
voter initiative. The maximum density allowed in
the range is not guaranteed and is contingent upon
site conditions, zoning requirements, general plan
policies and project design. Where a specific plan
is adopted for an area, the minimum and maxi-
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mum densities may vary slightly from those in the
General Plan. However, the maximum allowable
densities indicated in the specific plan must conform to the General Plan land use classifications.

Organization of Land Use Classifications
The General Plan’s land use classifications
are described in the following section and are
organized into the following broad categories:
Residential Neighborhoods; Key Corridors;
Activity Centers; Business and Industry; and
Community Areas.

3 Land Use and Urban Design

The General Plan’s Relationship to the Zoning Ordinance
The General Plan establishes a broad vision and framework for land use and urban design in Richmond;
it may establish more specific standards to regulate development and use in particular situations. The
Zoning Ordinance establishes specific standards for development. The functions of these two planning
tools are further presented below.
Land Use and Urban Design Element:
• Defines and locates general land uses throughout the City;
• Specifies acceptable building heights per land use type;
• Describes the intent and direction of Richmond’s urban design;
• Links allowable land uses with recommended urban design components;
• Describes area-specific recommendations for street typology, character of buildings and treatment of
the public realm; and
• Includes overarching citywide design principles; goals and policies to achieve a high-quality urban
environment.
Zoning Ordinance:
• Specifies permitted and conditionally permitted uses within zoning districts;
• Establishes development standards for the City, as well as for neighborhoods, specific building types
and corridors, among others;
• Regulates density (number of residential dwelling units per acre) and intensity (floor area ratio) of
development;
The General Plan establishes a broad vision for urban
design (above), while the Zoning Ordinance provides
specific standards to regulate development (below).

• Specifies standards for site design including open space, building orientation, massing, setbacks and
relationship to the street and adjacent properties, and parking requirements; and
• Provides incentives for affordable housing, transit-oriented development and other types of development.

S H A P I N G

T H E

N E W

1 0 0

Y E A R S

|

3.11

Figure 3.2: Residential Neighborhoods
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Table 3.1: Residential Neighborhood Land Use Classifications
Land Use Classification

Ranges

Character

Hillside Residential
Includes attached and detached single-family housing on subdivided parcels and clustered multifamily residential on developable portions of hillside parcels below the 400-foot elevation. Hillside
development should address key environmental challenges and constraints such as steep slopes and
soil erosion. Neighborhood mixed-use development is allowed at neighborhood nodes.

Density: Up to 5 du/ac
Intensity: Not applicable
Height: Up to 35 feet

Low-Density Residential
Includes attached and detached single-family residential development in level to moderately sloped
areas. Neighborhood mixed-use development is allowed at neighborhood nodes. Existing multi-family
residential structures may remain and may be improved without increasing densities, or may revert to
single-family residential uses.

Density: 5 to 15 du/ac
Intensity: Not applicable
Height: Up to 35 ft.

Medium-Density Residential
Includes single and multi-family housing types such as one to three-story garden apartments, historic
bungalows and cottages on small lots, townhouses and stacked flats. Neighborhood mixed-use development is allowed at neighborhood nodes.

Density: 10 to 40 du/ac **
Intensity: Not applicable
Height: Up to 35 ft. *

Neighborhood Mixed-Use
Includes residential and neighborhood-serving retail uses such as shops, markets, professional offices,
boutiques, barber shops, beauty salons and restaurants. Residential development above ground floor
commercial is strongly encouraged. Development is emphasized at neighborhood nodes.

Density: 10 to 30 du/ac
Intensity: 0.25 to 0.5 FAR
Height: Up to 45 feet

Notes:

- Dwelling units per acre (du/ac) describes residential building density.
- Floor area ratio (FAR) denotes building intensity for non-residential uses.
* “Building height in a Medium-Density Residential land use classification may exceed 35 feet as part of an approved Planned Area (PA) district. Any proposed increase in height shall, prior to
or contemporaneous with the consideration of the Planned Area (PA) district, undergo adequate environmental analysis under CEQA.” (Resolution 110-14)
** Building density in a Medium-Density Residential land use classification may be below 10 du/ac as part of an approved PA district. Any proposed decrease in building density shall, prior to
or contemporaneous with the consideration of the PA district, undergo adequate environmental analysis under CEQA.
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Figure 3.3: Key Corridors
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Table 3.2: Key Corridor Land Use Classifications
Land Use Classification

Ranges

Character

Medium-Density Mixed-Use (Residential Emphasis)
Includes mixed-use development with commercial uses encouraged at street-level along corridors.
However, residential-only development is allowed and may include condominiums, townhouses or
apartments. Commercial-only development is not allowed. Projects with commercial components
must also include a residential component. New development is required to have a pedestrian-oriented
building design with minimal setbacks and parking located to the sides or rear of buildings.

Density: 15 to 50 du/ac
Intensity: Up to 0.5 FAR
Height: Up to 45 feet

Medium-Intensity Mixed-Use (Commercial Emphasis)
Includes mixed-use development with commercial or office/light industrial uses encouraged at streetlevel along corridors*. This classification is distinguished from the Medium-Density Mixed-Use
(Residential Emphasis) land use classification in that it allows residential-only or commercial-only
development. Residential uses may include condominiums, townhouses or apartments and commercial uses may include small to large-scale retail or office. New development must have a pedestrianoriented building design with minimal setbacks and parking located to the sides or rear of buildings
preferred.

Density: Up to 50 du/ac
Intensity: 0.25 to 2.0 FAR
Height: 15 to 55 feet

Table 3.3: Activity Center Land Use Classifications
Land Use Classification
Medium-Intensity Mixed-Use (Community Nodes and Gateways)
Includes mid-rise mixed-use development at key community nodes and gateways with commercial
uses strongly encouraged at street-level. Commercial development must have a pedestrian-oriented
building design with setbacks allowing for public amenities and parking located behind buildings. ****

Ranges

Character

Density: Up to 75 du/ac
Intensity: 0.5 to 2.0 FAR **
Height: 15 to 55 feet ***

Notes:
- Dwelling units per acre (du/ac) describes residential building density.
- Floor area ratio (FAR) denotes building intensity for non-residential uses.
- Pursuant to Ordinance No. 1808, residential uses are prohibited within the Transition Zone Overlay District (TZOD) as referenced on General Plan Map 3.2: General Plan Land Use.
** FAR up to 2.5 permitted in the Winehaven Historic District. Any proposed increase in FAR shall, prior to or contemporaneous with the consideration of the PA district, undergo adequate environmental analysis under CEQA.
*** Heights can exceed 55 feet through the approval of a Planned Area Development Plan. Any proposed increase in height shall, prior to or contemporaneous with the consideration of the PA district, undergo adequate environ
mental analysis under CEQA.
**** Low-rise, residential-only, or commercial-only development can be permitted through the approval of a Planned Area Development Plan. Any proposed change in land use, shall prior to or contemporaneous with the consider
ation of the PA district, undergo adequate environmental analysis under CEQA.
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Figure 3.4: Activity Centers
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Table 3.3: Activity Center Land Use Classifications
Land Use Classification

Ranges

Character

High-Intensity Mixed-Use (Major Activity Center)
Includes mid and high-rise mixed-use development at major activity centers to serve the community
and region. Office, retail, entertainment and residential uses are allowed. Areas with this designation
are characterized by streets with minimal setbacks, wide sidewalks and public spaces that cater to
pedestrians and transit riders. Medium-Intensity Mixed-Use (Commercial Emphasis) is allowed within
this land use designation.

Density: Up to 125 du/ac
Intensity: 1.0 to 5.0 FAR
Height: 15 to 135 feet

Regional Commercial Mixed-Use
Includes mid-rise mixed-use development characterized by compact and pedestrian-friendly environments. Office, retail and residential uses are allowed in mid-rise buildings.

Density: Up to 50 du/ac
Intensity: 0.5 to 2.0 FAR
Height: 15 to 55 feet

Table 3.4: Business and Industry Land Use Classifications
Land Use Classification

Ranges

Character

Live/Work
Includes lofts and apartments connected to small-scale production spaces as well as office and storefront retail in transitional areas where it can be demonstrated that the use does not conflict with adjacent uses.

Density: 15 to 50 du/ac
Intensity: 0.25 to 0.5 FAR
Height: Up to 55 feet

Low Intensity Business/Light Industrial
Near sensitive resource areas, commercial and institutional Business/Light Industrial uses such as
research and development and office uses are permissible at lower intensity than is generally permissible under the Business/Light Industrial designation.

Density: Not applicable
Intensity: 0.40 FAR*
Height: 25 feet**

*Up to 0.65 FAR with Design Review Board and Planning Commission approval. **Buildings located adjacent to
the shoreline setback or sensitive resources shall begin at 25 feet in height and may be increased in height up to 55
feet subject to Design Review Board and Planning Commission approval.
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Figure 3.5: Business and Industry
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Table 3.4: Business and Industry Land Use Classifications
Land Use Classification

Ranges

Character

Business/Light Industrial
Includes commercial and institutional uses such as a large-scale research and development campus,
light industrial, industrially-related storage and distribution, and office uses.

Density: Not applicable
Intensity: 0.25 to 3.0 FAR
Height: Up to 55 feet

Marine and Waterfront Commercial
Includes water-oriented uses such as boat repair, recreation equipment rentals, water transit, marinas,
services, restaurants and water-related storage and office uses. Development character should complement shoreline natural resources.

Density: Not applicable
Intensity: 0.25 to 1.0 FAR
Height: Up to 100 feet

Industrial
Includes uses such as manufacturing and assembly in areas near freeways and freight rail. Office and
warehousing are allowed.

Density: Not applicable
Intensity: 0.25 to 2.0 FAR
Height: Up to 55 feet

Port
Includes working waterfront uses such as private and publicly-owned port terminals, warehousing,
commercial fishing, ship repair and related office uses.

Density: Not applicable
Intensity: 0.25 to 1.0 FAR
Height: Up to 100 feet

Notes:
- Dwelling units per acre (du/ac) describes residential building density.
- Floor area ratio (FAR) denotes building intensity for non-residential uses.
- Pursuant to Ordinance No. 1808, residential uses are prohibited within the Transition Zone Overlay District (TZOD) as referenced on General Plan Map 3.2: General Plan Land Use.
- Refer to 3.5 Community Area Land Use Classification for Industrial Agriculture. Land Use Map and Land classification change - see Resolution No. 102-18, Adopted December 18, 2018.
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Figure 3.6: Community Areas
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Table 3.5: Community Area Land Use Classifications
Land Use Classification

Ranges

Character

Agriculture
Includes agricultural uses such as grazing, crop production, farming, community gardens and ancillary
residential uses.

Density: Up to 0.20 du/ac
Intensity: Not applicable
Height: Up to 35 feet

Industrial Agriculture
Includes land for grazing and crop production, hydroponics and aquaculture, agricultural research and
development, artisanal manufacturing, and limited industrial and manufacturing facilities related to
agricultural activities, supportive business services and offices for agricultural uses and related activities, cannabis cultivation within greenhouses, on-site cannabis processing and ancillary uses, microbreweries, small-scale health/fitness facilities for employees, communication facilities, and utilities.*

Density: Not Applicable
Intensity: Up to 0.2 FAR and
0.35 for greenhouses and other
temporary structures, up to 0.55
total FAR for all structures.
Height: Up to 35 feet (20 feet for
greenhouses)*

Open Space
Includes wetlands, mudflats, creek corridors and other natural preservation areas, as well as private
lands used for recreational purposes or deed-restricted for open space preservation, and utilites.
Public access should be allowed where appropriate.*

Density: Not applicable
Intensity: Up to 0.5 FAR
Height: Up to 35 feet

Parks and Recreation
Includes publicly owned local and regional parks as well as privately owned recreational facilities such as golf
courses. Small-scale recreation-supporting uses such as rental shops, bike repair facilities, small restaurants,
interpretation centers and museums are also permitted.

Density: Not applicable
Intensity: Up to 0.5 FAR
Height: Up to 35 feet

Notes:

- Dwelling units per acre (du/ac) describes residential building density.
- Floor area ratio (FAR) denotes building intensity for non-residential uses.
* Resolution No. 102-18, Adopted December 18, 2018.
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Table 3.5: Community Area Land Use Classifications
Land Use Classification

Ranges

Public, Cultural and Institutional
Includes public, semi-public and educational uses such as civic facilities, community centers, libraries,
museums, national park facilities, hospitals and schools.

Density: Not applicable
Intensity: Up to 1.0 FAR
Height: Up to 45 feet

Richmond Hills Initiative Area
Includes (1) agriculture and agricultural processing; (2) rearing, boarding, training, care, rental or sale
of horses and other animals; (3) low-intensity outdoor recreation, exercise, and pastimes predominately
for active participants, not spectators, and subordinate auxiliary uses; (4) institutional and other nonprofit uses that predominantly serve permitted uses in the Richmond Hills Initiative Area and neighboring ares; and small facilities for convalescence, rehabilitation, and hospice care for not more than
six patients each, that will not substantially impair the environment; (5) Government and public utility
uses that are limited to meeting needs created by permitted uses in the Richmond Hills Initiative Area,
except to the extent the City Council finds reasonably substantial public need that cannot be met outside this area; and (6) Occasional short-term events related to agriculture, animals or outdoor recreation
that do not interfere materially with agriculture or cause substantial harm, all as more fully set forth in
the Richmond Hills Initiative, adopted January 24, 2017 in Ordinance No. 1-17 N.S.

Density: Not Applicable
Intensity: Not Applicable (see
§14 of the Richmond Hills
Initiative)
Height: Up to 35 feet

Shoreline Conservation
Includes land for activities that relate to the shoreline and the natural environment and provides for a lmix of
public and private open space, parks and recreational uses and associated concessions, agricultural uses outside
resource conservation/buffer areas, and appropriate low-intensity/low impact public, cultural and institutional
uses, including utilities, subject to standards to ensure resource protection and conservation of open space.*

Density: Not applicable
Intensity: Up to 0.1 FAR plus
0.25 for greenhouses and other
temporary structures
Height: Up to 20 feet

Richmond Bay Specific Plan
Includes land uses as permitted by the Richmond Bay Specific Plan (RBSP).

Density: See RBSP
Intensity: See RBSP
Height: See RBSP

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
Development Strategy
Land uses in the City fall into the following categories: Change areas; stable areas; and recreation,
agriculture and open space areas. Although change
areas make up only a small portion of the City,
they provide the basis for Richmond’s development strategy. Changes in land use and development character are expected in these areas and
the General Plan provides guidance to shape the
anticipated change. These areas are largely underutilized, have incompatible land uses or high
potential for redevelopment. Each of these areas
have specific geographic and land use characteristics requiring a focused approach to land use regulation and infrastructure investment The General
Plan organizes Richmond’s change areas into the
following urban design components:
• Major activity centers;

Figure 3.7: Map of Richmond’s Change Areas

80

580

• Community nodes and gateways;
• Key corridors;
• Neighborhood nodes; and
• Districts.
Richmond’s development strategy for specific
change areas is described in the next section and
draw on these components to guide physical
and economic revitalization. The following section presents the community’s vision for each of
Richmond’s change areas. These visions provide
context-appropriate guidance for site organization,
building massing, orientation, setbacks and landscaping.
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3 Land Use and Urban Design

Major Activity Centers

Figure 3.8: Map of Richmond’s Change Area Major Activity Centers

Major activity centers are the primary urban centers that provide a wide mix of retail, office, housing and entertainment-related uses serving the
City and region overall. Richmond’s major activity
centers are envisioned as concentrated, high-intensity community hubs that generate revenue and
jobs, and serve as the focal point of cultural, commercial and social activities. Richmond’s major
activity centers are also envisioned as pedestrian
and transit-friendly, with higher-density development that provides services and amenities to residents and visitors. Major activity centers should
define Richmond’s distinct identity and reflect the
character of surrounding neighborhoods.
The following change areas are identified as major
activity centers. These change areas present opportunities for catalytic change that can transform
the City into a more economically, culturally and
socially thriving community.
• Downtown/Macdonald Avenue (A)
• Ford Peninsula in Marina Bay (C)
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3 Land Use and Urban Design
Mixed-Use (Residential Emphasis) to promote
mid-rise multifamily housing with commercial
uses at street level.
• The area between Barrett Avenue and
Macdonald Avenue east of Downtown to
Interstate 80 is designated as Low-Density
Residential to reflect the predominantly singlefamily nature of the area.

Existing conditions at Macdonald Avenue and 23rd
Street and simulation of potential development.

to serve as the economic and cultural heart of the
City.

Downtown/Macdonald Avenue (CA-1)

• The area between 6th Street and 24th Street,
from Bissell Avenue to Barrett Avenue is designated as High-Intensity Mixed-Use (Major
Activity Center) to promote a higher-intensity
mix of uses with an urban character in the
Downtown.

This change area encompasses some of the City’s
most vital assets, including the Civic Center,
the Richmond BART/Amtrak Station, Kaiser
Permanente Hospital, a number of historic buildings and many public and cultural facilities (refer
to Land Use Map 3.3). Defining features of the
change area include: a strong street grid; broad
east-west corridors linking the historic industrial
areas to eastern residential neighborhoods; historic
buildings; public and cultural facilities; and community amenities such as parks, community centers and community gardens.

General Plan Land Use
This change area is envisioned as a major activity
center that builds upon Richmond’s unique history

Desired Urban Form
Development should provide ground floor retail
and commercial uses facing the street. Roadways
should have wide tree-lined sidewalks and planters that will support economic development and
create an attractive environment for pedestrians,
bicyclists and transit riders, while providing convenient connections to surrounding well-established
neighborhoods. Other improvements in public
areas could include transit shelters, public art,
improved pathways, pocket parks and mini-plazas.

• Macdonald Avenue between the Civic Center
and Interstate 80 is designated as MediumIntensity Mixed-Use (Commercial Emphasis) to
promote mid-rise mixed-use development with
commercial uses at street-level.
• The area east of 24th Street and south of the
Civic Center is designated as Medium-Intensity
Mixed-Use (Commercial Emphasis) to provide
a transition area between Downtown and singlefamily residential areas to the east.

Improvements to private areas will re-establish a
mix of uses that build on existing assets and will
transform the corridor into a pedestrian friendly
and active urban environment. This will support a
level of activity that is unique to the change area by
attracting a wide variety of new uses. High-density
infill development will be accompanied by economic development and bring new energy to the
area and maximize transit potential. Commercial,
residential and civic uses should be integrated in a
variety of building types along street frontages.

• The area west of Downtown along Macdonald
Avenue is designated as Medium-Density
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3 Land Use and Urban Design
• The area west and north of Hilltop Mall is designated as Medium-Density Residential to reflect
the existing multifamily residential uses.

the mall is designated as High-Intensity MixedUse (Major Activity Center) to promote the
transformation of the area from a suburban,
low-intensity auto-oriented retail center to a
high intensity urban center. The new vision will
encourage establishment of higher-intensity
office, retail and entertainment uses along with
higher-density residential. This development
could occur on the existing parking field that
surrounds the center. Parking structures would
accommodate displaced parking and a mix of
high intensity uses would complement and reenergize the shopping center.

Existing conditions at Hilltop Plaza and simulation of
potential development.

Hilltop (CA-2)
This change area is located in the northern part of
the City, primarily bounded by Interstate 80 and
Hilltop Drive (refer to Land Use Map 3.4). The
change area is currently characterized by auto-oriented development including the Hilltop regional
shopping mall with nearby medium-density housing. The change area is accentuated with hills and
gullies. Hilltop Lake and Garrity Creek are located
just outside the change area’s boundary.
General Plan Land Use
The change area should continue to grow as a
highly visible and accessible regional district for
retail and employment, blended with a mix of
higher-density residential development.

• The area on either side of Blume Drive is designated as Regional Commercial Mixed-Use
to promote a mix of regional retail, office and
housing and to provide a transition to adjacent
residential areas.

• The Hilltop Mall and the area between Hilltop
Mall Road and Hilltop Drive south and east of
3.26
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Desired Urban Form
Development should be oriented along streets with
medians and wide sidewalks. Narrower pedestrianfriendly roadways will connect existing and new
open spaces and destinations. A network of new
residential and neighborhood streets will support a centrally located community activity area.
Open spaces such as Hilltop Lake Park and new
neighborhood parks, and transit plazas and entry
squares, could create enriched public areas that
complement adjoining private areas.
New development should create a highly visible
and accessible regional retail and employment
destination complemented by higher-density residential development. The change area will grow
as a major activity center and sales tax generator
for the City by adding density and intensity to the
existing parking field.

3 Land Use and Urban Design

opportunities and provide transition to the live/
work and mixed-uses along Marina Way South.
• Pursuant to Ordinance No. 1808 adopted in
2008, no residential uses are permitted within
the area bounded by Interstate 580, Harbour
Way South, Hall Avenue and Marina Way South.
This area is known as the “Transition Zone
Overlay District” (refer to Land Use Map 3.2).

Existing conditions along the San Francisco Bay Trail
in the Ford Peninsula and simulation of potential
development.

Ford Peninsula in Marina Bay (CA-3)
This change area is located in the southern part of
the City in the Marina Bay neighborhood and is
bounded by Interstate 580 to the north, the Port of
Richmond to the west, the San Francisco Bay to the
south, and the Richmond Marina to the east (refer
to Land Use Map 3.5). Large industrial and office
buildings characterize the area. A dominant feature
in the area is the former Ford Motor Company
Assembly Plant, a historic brick building that has
been redeveloped with a mix of retail and light
industrial uses and is part of the Rosie the Riveter/
World War II Home Front National Historical Park.
Land Use and Desired Urban Form
The eastern section of the change area is envisioned
as a mixed-use waterfront district around the marina that takes advantage of the proposed ferry ter-

minal, easy access to regional freeways, waterfront
location, dramatic views and nearby employment.
The western section is envisioned as a revitalized
working port serving the greater region.
• The area south of Regatta Boulevard on either
side of Marina Way South is designated as HighIntensity Mixed-Use (Major Activity Center) to
promote a mix of high-density residential, commercial, retail, office and entertainment uses on
the eastern edge of the peninsula.
• Parcels north of the Hall Avenue and west of
Marina Way South are designated as MediumIntensity Mixed-Use (Commercial Emphasis) to
take advantage of the nearby proposed ferry terminal and to create a contiguous mixed-use and
pedestrian-oriented street environment along
Marina Way South.

Desired Urban Form
The change area should emphasize local streets
with small blocks, wide sidewalks, landscaping and
trails that strengthen the overall pedestrian and
bicycle connectivity of the area. Marina Way South
should transition from a community connector
street with an industrial character to a community
activity street that can serve new transit-oriented
developments.
New development should integrate elements that
improve walkability. Generously landscaped setbacks will increase the amount of usable open
space and ensure visual and physical connections
to the waterfront. Harbour Way will provide primary access to and from the Port, and should
retain much of its utilitarian character and function. Shoreline development should incorporate a
variety of open spaces and Bay Trail enhancements
should continue along the shoreline to create a
waterfront promenade.

• Large parcels fronting on Harbor Way South are
designated as Business/Light Industrial to complement adjacent Port uses, create employment
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3 Land Use and Urban Design

Key Corridors

Figure 3.9: Map of Richmond’s Change Area Key Corridors

Key corridors are commercial streets that provide
local-serving retail, multi-family housing and
other community uses within walking distance
of residential neighborhoods. These corridors are
pedestrian and transit-friendly, support multiple
types of travel and feature a mix of uses and development intensities that meet the needs of adjacent
neighborhoods. The type and character of development along these corridors promote activity
along the street at all times of the day. While major
activity centers, community nodes and gateways
generally occur at the intersection of two corridors, key corridors link multiple neighborhoods to
each other and to regional destinations.
The following change areas are identified as key
corridors. These change areas present opportunities for infill development that can accommodate
for future growth and contribute to revitalization.

F
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• Cutting Boulevard Corridor (D)
• Harbour Way Corridor (E)
• Ohio Avenue Corridor (F)
• Carlson Boulevard Corridor (G)

G E N E R A L

P L A N

G
D

• Marina Way Corridor (C)

R I C H M O N D

A

E

• 23rd Street Corridor (B)

|

B

580

• San Pablo Avenue Corridor (A)

3.28

80

2 0 3 0

3 Land Use and Urban Design
flexible ground floor spaces that could accommodate a variety of uses including office, retail
and residential depending on market demand.

Existing conditions at Macdonald Avenue and San
Pablo Avenue and simulation of potential development.

San Pablo Avenue Corridor (CA-4)
This change area extends from Richmond’s border
with the City of El Cerrito north to Richmond’s
border with the City of San Pablo (refer to Land
Use Map 3.6a-3.6b). San Pablo Avenue is a regionally significant route, connecting cities across
Contra Costa and Alameda counties. Characterdefining features of the change area include
numerous transit options, a wide range in the scale
and massing of buildings and a variety of commercial and residential uses.
General Plan Land Use
The change area is envisioned as a transit-oriented
mixed-use corridor with multiple community
activity nodes centered around BART stations and
key intersections. Improvements and additions to
the roadway, private areas and community ameni-

ties should support a more vibrant corridor that
knits together uses and neighborhoods on both
the west and east sides of the change area. Specific
land uses in this change area are described below.
The San Pablo Avenue Specific Plan to be adopted
by the cities of Richmond and El Cerrito will provide further land use and urban design specificity
for parcels facing San Pablo Avenue.
• Parcels at the intersection of San Pablo Avenue
with Barrett, Solano and McBryde Avenues are
designated as Medium-Intensity Mixed-Use
(Gateway and/or Community Node) to mark
entry into Richmond.
• The areas between these major intersections
are designated as Medium-Intensity MixedUse (Commercial Emphasis). Development
should be three stories or less to reflect nearby
lower-intensity residential neighborhoods. The
preferred format for mixed-use development
includes residential uses on upper floors with

Desired Urban Form
San Pablo Avenue is envisioned as a community connector street that provides a secure and
stimulating environment and supports all types of
travel, while still serving regional through-traffic.
Streetscape improvements and traffic calming
measures such as wide sidewalks, crosswalks,
bulbouts and street trees, should be provided to
improve conditions for all street users. Medians
and planting strips along sidewalks should utilize
native and drought-tolerant plantings that unify
the corridor. Complementary features such as
decorative hardscapes, street lights, bus shelters
and seating should also be provided to contribute
to a cohesive design along the street. Community
activity nodes, pocket plazas at rapid bus stops and
welcoming building entries facing the street should
be provided to further enhance the public environment.
New development should capitalize on recent
multi-million dollar transit infrastructure investments, while respecting adjoining lower-intensity
residential neighborhoods. The highest intensity
development with reduced parking requirements
should be located on vacant and underutilized lots
close to transit stations in order to maximize transit use.
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Desired Urban Form
The northern subarea should be improved to
become a community activity street that provides
an attractive environment for shoppers, residents,
visitors, pedestrians and bicyclists while maintaining convenient access for buses and automobiles.
A variety of public open spaces should provide
opportunities for outdoor seating, street vendors
and larger gatherings for events such as farmers’
markets or festivals including the annual “Cinco de
Mayo” events. The suthern subarea should evolve
into a medium-intensity mixed-use community
connector street.
Concepts for 23rd Street developed through the
Richmond Livable Corridors Form-Based Code Project

23rd Street Corridor (CA-5)
This change area extends from Interstate 580 north
to Richmond’s border with the City of San Pablo
(refer to Land Use Map 3.7). The change area is
comprised of two key subareas located north and
south of Macdonald Avenue. The northern subarea
is the heart of a diverse ethnic community and
supports a wide range of small businesses. The
southern subarea is primarily residential in nature
with some low-intensity commercial uses.
General Plan Land Use
The change area is envisioned as a major northsouth corridor that serves both as a key access
route through the City and as a destination with a
unique ethnic identity. The cultural diversity in the
northern subarea is a character-defining element
that should be leveraged for economic develop3.30
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ment. Residential uses in the southern subarea can
diversify and intensify with mixed-use commercial
uses at the street level and enhanced pedestrian
and bicycle connectivity. Specific land uses in this
change area are described below. The 23rd Street
Form-Based Code to be adopted by City Council
will provide further land use and urban design
specificity for parcels along this corridor.
• The area north of the Downtown is designated
as Medium-Intensity Mixed-Use (Commercial
Emphasis) to provide strong building edges that
enhance the sense of enclosure along the street.
• Parcels along 23rd Street between Macdonald
Avenue and Cutting Boulevard are designated
as Low-Density Residential to maintain compatibility with the adjacent residential neighborhood.
• The area south of Cutting Boulevard is designated as Medium-Density Mixed-Use (Commercial
Emphasis).

2 0 3 0

New private development should focus on improving the economic viability and distinctive ethnic
character of the change area. Especially in the
northern subarea, new development can help create a strong and engaging building edge along
key portions of the street. These focal segments
may feature higher-intensity uses such as four
to five-story mixed-use commercial buildings
with ground floor retail such as grocery markets,
local-serving retail stores, restaurants, cafes, small
businesses and medical services. In the southern
subarea, new infill development should respect the
existing residential neighborhood character of the
corridor.

3 Land Use and Urban Design
bicyclists. This transformation will not only create
a more attractive environment for residents and
visitors, but will also catalyze private development.
The auto-oriented right-of-way south of Ohio
Avenue should be reclaimed for pedestrians and
bicyclists by reducing the width and number of
travel lanes; incorporating tree-shaded sidewalks
within the right-of-way; and providing seating,
lighting and other amenities to further encourage
pedestrian activity along the corridor.
New pedestrian paseo at Nevin Avenue and Marina Way

Marina Way Corridor (CA-6)
This change area extends from Interstate 580 into
the Downtown and is one of the key north-south
streets connecting Downtown and the southern
shoreline (refer to Land Use Map 3.8). Existing
land uses include low-intensity residential housing and industrial and commercial development
including auto repair uses and offices. Marina
Way is currently characterized by fast-moving
traffic. The width of the right-of-way varies along
the length of the corridor from 50 feet wide in
the Downtown area to 80 feet wide south of Ohio
Street.
General Plan Land Use
The change area is envisioned as a major gateway street that connects Downtown with the
planned activity center and ferry terminal at the
Ford Peninsula in Marina Bay (CA-3). There is
very much potential along the corridor for street
improvements that can both attract infill mixed-

Marina Way Corridor looking north towards Macdonald Avenue

use development and enhance conditions for
pedestrians and bicylists. Specific land uses in this
change area are described below:
• The area south of Cutting Boulevard is designated as Medium-Intensity Mixed-Use
(Commercial Emphasis) to capitalize on its
proximity to the Ford Peninsula in Marina Bay
Change Area (CA-3).

Three to four-story structures should anchor key
intersections with mixed-use residential and supporting commercial/retail uses. Ground floor commercial activity should integrate attractive publicprivate open spaces such as porches or outdoor
restaurant/café garden style seating as part of front
and rear setbacks. Development should respect the
adjoining one to two-story residential neighborhood context, incorporating design elements to
adequately transition between building heights and
land uses.

• The area from Cutting Boulevard to Bissell
Avenue is designated as Medium-Density
Mixed-Use (Residential Emphasis) to promote
higher-density residential development with a
retail component along Marina Way south of the
Downtown.

Desired Urban Form
The Marina Way Corridor should be transformed
into a community connector street that provides
a comfortable environment for pedestrians and
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sections are designated as mixed-use with
residential emphasis. Mixed-use designations
will encourage redevelopment of parcels with
residential uses on upper floors and commercial
uses on the ground floor.
• Eastern Subarea is designated as MediumDensity Mixed-Use (Residential Emphasis) to
provide transition to adjacent residential areas.

Desired Urban Form
The different right-of-way widths within each of
the subareas provide an opportunity to establish
three distinctive street characters:
Existing conditions along Cutting Boulevard and simulation of
potential development.

Cutting Boulevard Corridor (CA-7)
This change area begins west of Interstate 580 near
Point Richmond and extends east to San Pablo
Avenue (refer to Land Use Map 3.9). The change
area supports a mix of water-related industrial
uses, commercial and residential uses. The wide
right-of-way along the corridor originally designed
for fast moving traffic, serves as access to regional
routes such as Interstates 580 and 80, as well as
major city streets such as Harbour Way, 23rd
Street, 37th Street, and Carlson Boulevard.
Key community facilities along the corridor
include Kennedy High School and open spaces
such as Martin Luther King Jr. Memorial Park
and John F. Kennedy Park. Uses along the threemile corridor cluster into three distinct subareas:
Western Subarea - Primarily an auto and heavy
truck-oriented maritime and water-related indus3.32
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trial segment (south of Interstate 580); Central
Subarea - Mixed-use residential and commercial
segment (between Interstate 580 and Carlson);
and Eastern Subarea - Residential segment with a
pedestrian-friendly multi-way boulevard (east of
Carlson) and Kennedy High School and John F.
Kennedy Park.

General Plan Land Use
The Cutting Boulevard Corridor is envisioned as a
major east-west connector with a distinct character
for each subarea. Specific land uses in this change
area are described at right:
• Western Subarea is designated as Business/Light
Industrial to reflect current uses in this area.
• Central Subarea is designated as MediumIntensity Mixed-Use (Commercial Emphasis)
east of 31st Street and at the intersection of
Cutting Boulevard with Harbour Way, Marina
Way and 23rd Street. Areas between the inter-
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• Western Subarea - Streetscape design should
balance the needs of trucks and automobiles
with other travel types through contiguous and
improved sidewalks and bicycle lanes;
• Central Subarea - Streetscape design, where
appropriate, should minimize traffic volumes
and speeds of traffic with wide planters adjacent
to sidewalks and other amenities to promote a
safe walkable environment; and
• Eastern Subarea - Streetscape design should
continue the multi-way boulevard treatment and
extend a continuous rhythm of street trees.
New development should draw on the positive
character-defining elements of each subarea. Reuse
of vacant and underutilized sites, especially at the
main intersections of Harbour Way, Marina Way,
23rd Street, 37th Street, Canal Boulevard and San
Pablo Avenue, should allow for two to five-story
mixed-use developments. New taller buildings
could accentuate strategic gateways into the corridor and the City.

3 Land Use and Urban Design
public transit while maintaining its crucial role as a
major automobile connector. Various traffic calming measures including bulbouts, wide crosswalks
and push-button activated crosswalk safety warning lights should be implemented to enhance the
overall safety and comfort of the street experience
for all users, and help knit together the neighborhoods on either side of the street. Shade trees
and street lighting should be utilized to further
enhance for pedestrians and new development.
View of Harbour Way Corridor looking north towards Ohio
Avenue

View of Harbour Way Corridor looking south towards Cutting
Boulevard

Harbour Way Corridor (CA-8)
This change area extends from Interstate 580 to
the Downtown and is a major vehicular connection between Downtown and the Ford Peninsula
in Marina Bay Change Area (CA-3) (refer to Land
Use Map 3.10). The corridor carries four lanes of
high-traffic volume and typically fast-moving traffic that present a barrier to the overall connectivity
of the neighborhoods on either side. Key public
uses such as the Martin Luther King Jr. Memorial
Park and the Community Center are located along
the corridor as well as some low-intensity commercial uses.

street that carries high volumes of traffic and as a
key gateway to the Downtown.

General Plan Land Use
The change area is visualized as a medium-intensity, mixed-use commercial corridor that reconnects
the neighborhoods to the east and west of the
street by minimizing negative traffic impacts. The
corridor would serve both as a regional connector

Specific land uses in this change area are described
below.
• The area north of Ohio Avenue is designated
as Medium-Intensity Mixed-Use (Commercial
Emphasis) to promote commercial uses on the
ground floor with residential uses on upper
floors.

Street improvements should respond to the intended mixed-use nature of the corridor as well as the
existing residential neighborhoods nearby. New
three to four-story mixed-use development should
be encouraged at major intersections. This type of
development will spur opportunities for new businesses to serve adjoining neighborhoods, stimulate
increased pedestrian activity and provide additional “eyes-on-the-street.”
Existing and new development should actively
engage the street at key locations by providing
building edges that relate to the pedestrian and
land uses that activate the corridor. Landscape
design treatment can signal attractive, formal
entry into public spaces.

• The area south of Ohio Avenue is designated
as Medium-Density Mixed-Use (Residential
Emphasis) to provide transition to adjacent
residential neighborhoods.

Desired Urban Form
The Harbour Way Corridor is classified as a key
community connector street that balances multiple
modes of travel including pedestrians, bicycles and
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sidewalks, crosswalks, mid-block and intersection
bulbouts and street trees should be used to further
develop the neighborhood scale of the street.

View of Ohio Avenue looking east toward Marina Way
South

View of Ohio Avenue looking west toward Harbour Way

Ohio Avenue Corridor (CA-9)
This change area is located along Ohio Avenue
between 23rd Street and 1st Street. It extends onehalf block north towards the Richmond Greenway,
and one-half block south of Ohio Avenue (refer
to Land Use Map 3.11). The change area currently
serves as a primary east-west bicycle and pedestrian connection through the City. Mixed uses
include primarily residential uses between 23rd
Street and Marina Way, and a mix of industrial
and residential uses between Marina Way and 1st
Street, transitioning to primarily light manufacturing and warehouse uses west of 1st Street.
General Plan Land Use
The change area is envisioned as a mixed-use
street with unique built and open space assets.
The corridor’s varied mix of buildings is complemented by a network of public open spaces that
vary in size and character, as well as proximity to
3.34
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the Richmond Greenway. Specific land uses in this
change area are described below.
• The area from 1st Street to 12th is designated
as Business/Light Industrial to maintain and
encourage further development of existing light
industrial uses. Development should occur in
a manner that is compatible with surrounding
residential uses.
• The area from 12th Street to 23rd Street is designated as Medium-Density Residential to complement the adjacent residential neighborhood.

Desired Urban Form
The Ohio Avenue Corridor’s more intimately
scaled right-of-way provides an opportunity to
develop a stronger local neighborhood character,
accommodating pedestrians, bicyclists and relatively slower-moving automobiles. Traffic calming and streetscape enhancements such as broad

2 0 3 0

A desirable environment for new development
should be provided by integrating a variety of
public spaces such as plazas, landscaped areas,
widened sidewalks and mid-block crossings along
the corridor. A landscape palette drawing on planting materials used along the Richmond Greenway,
such as native and drought-tolerant trees and
shrubs, should be used to provide further cohesion between Ohio Avenue and the Richmond
Greenway.
The change area should be characterized by
mixed-use residential development that can coexist with existing development in nearby light
industrial and commercial areas located at major
intersections such as at 23rd Street, Harbour Way
and Marina Way. Development to the north of the
street should respect and respond to the Richmond
Greenway and to the Ohio Avenue right-of-way.
Active Building facades should be articulated with
elements such as porches, doors and windows
that provide a safe, stimulating pedestrian experience on both Ohio Avenue and the Richmond
Greenway.

3 Land Use and Urban Design
of productive and safe mixed-use neighborhoods,
and also would allow a transition between uses
depending on changing economic markets. Zero
or shallow building setbacks should be allowed in
order create a uniform rhythm and engaging street
edge with doors and windows providing “eyes-onthe-street.”

General Plan Land Use
The vision for this boulevard builds on the assets,
uses and surroundings of each subarea to create
three distinct neighborhood areas. Specific land
uses in this change area are described below.
• The South-Western Subarea is designated as
Business/Light Industrial to maintain and
encourage further development of existing light
industrial uses. Development should occur in
a manner that is compatible with surrounding
residential uses.
View of Carlson Boulevard looking north from Cutting Boulevard

Carlson Boulevard Corridor (CA-10)
This change area serves as the primary connection
between the Richmond Annex neighborhood and
the Downtown (refer to Land Use Map 3.12). The
corridor is composed of three subareas that provide opportunities for different types of treatment:
• South-Western Subarea – a mix of industrial
and residential uses south of Cutting Boulevard
and between Carlson Boulevard and 30th Street;
• North-Western Subarea – largely composed of
industrial uses and underutilized storage east
of 23rd Street and between Ohio and Maine
streets; and
• Eastern Subarea – a mix of civic, commercial
and residential uses including single-family
homes, apartment and townhomes.

Carlson Boulevard, between Ohio and Potrero
avenues, in the Eastern Subarea, is envisioned as a
community connector street that accommodates
transit, bicyclists, pedestrians and automobiles.
Significant landscaping should be used along sidewalks and in the median to help create a pedestrian-friendly context that supports development in
adjacent infill sites.

• The North-Western Subarea is designated as
Medium Density Residential to encourage existing industrial uses to transition to a use more
compatible with the surrounding residential
neighborhood; and
• The Eastern Subarea is designated as MediumDensity Mixed-Use (Residential Emphasis)
south of Cutting Boulevard and north of Florida
Avenue. Parcels between Cutting and Florida
facing Carlson are designated as MediumIntensity Mixed-Use (Commercial Emphasis)
to maximize the potential for higher-density
mixed-use development on the large underutilized parcels.

Desired Urban Form
New infill development in the South-Western
Subarea should maintain the existing architectural
pattern with flexible double-floor height structures
that allow a wide variety of uses including light
manufacturing and incubator businesses, lofts
and commercial uses. This building format would
maintain the unique urban design characteristics

Neighborhood identity should be further strengthened with a modern architectural vocabulary of
industrial building elements including pitched
roofs, deep overhangs, recessed entryways and
utilitarian building materials. Development in the
North-Western and Eastern Subareas should transform the underutilized lots into two to five-story
mixed-use residential buildings. Local-serving
ground floor retail and offices should be provided
in some buildings to serve the surrounding community. All buildings, whether along Carlson
Boulevard or the Union Pacific railroad tracks,
should be set back to allow for landscaped buffers
that help visually mitigate potential traffic impacts.
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Districts

Figure 3.10: Map of Richmond’s Change Area Districts

Districts are areas that provide a unique mix of
uses including industrial, office, retail, residential
and open space that serve the entire community.
They also represent geographic areas or zones
where there is concentration of related or complementary activities and uses.

80

A

The following change areas are identified as districts. Many of these change areas such as Regatta/
Marina Bay provide significant economic development opportunities while others such as the San
Pablo Peninsula, Northshore Area, and Richmond
Hills offer opportunities for open space preservation, recreation, and natural habitat protection.

B

G

C

• Northern Parkway (A)
• Northshore (B)

580

• San Pablo Peninsula Area (C)
• Port Priority Use Area (D)
• Regatta/Marina Bay (E)

E
D

• Southern Gateway (F)
• Richmond Hills (G)
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Aerial of the Northern Parkway area

Underutilized site in the Northern Parkway area

Northern Parkway (CA-11)
This change area is located north of the Hilltop
Change Area (CA-2) and south of the Richmond
Parkway (refer to Land Use Map 3.13). The change
area includes commercial businesses, pharmaceutical research facilities, single-family and multifamily residential uses, retail and commercial offices.

General Plan Land Use
The change area is envisioned as a residential and
employment generating area that builds upon its
wide variety of uses to create enriching public
areas that are well-connected to the different built
and open space destinations in and around the
district. Specific land uses in this change area are
described below:

Wide, curvilinear multi-lane arterial streets bisect
the area, including San Pablo Avenue and Hilltop
Drive. The Richmond Parkway’s typical development pattern includes large blocks, expansive
paved surfaces at the street edge, and a significant
proportion of blank walls facing the right-ofway, many as part of gated apartment complexes.
Major assets in this neighborhood are the undulating topography, the YMCA and proximity to
Hilltop Lake and Park.

Desired Urban Form
Improvement efforts in public areas should focus
on enhancing overall connectivity in the area for
all types of travel, improving pedestrian safety
and providing pedestrian amenities such as wide
sidewalks, street trees and crosswalks. A lattice of
multi-use streets and pedestrian and bicycle trails
may be incorporated to create human-scaled streets,
improve connectivity and minimize travel distances
to neighborhood destinations including Hilltop
Lake, Park and Mall. Landscaped terraces, medians
and planting strips along sidewalks should incorporate vegetated swales and planters to minimize
runoff and improve overall water quality.

• The area north of Hilltop Drive and west of San
Pablo Avenue is designated as Medium-Intensity
Mixed-Use (Gateway and/or Community Node)
to recognize the existing residential and commercial uses.
• The areas south of Hilltop Drive and east of San
Pablo Avenue are designated as Business/Light
Industrial to promote employment generating
uses along the Richmond Parkway.

New development should incorporate a mix of
residential, commercial, business and recreational
uses that maximize opportunities for employment
and housing. Structure and site design should
accommodate higher-intensity two to five-story
buildings that strengthen the public-private interface and improve spaces in the right-of-way for
public use. Buildings and active uses should line
the street edge to engage pedestrians. Infill development on large, vacant lots should be oriented
with entryways that open onto the street.
At community activity nodes, large parking lots
associated with existing buildings should accommodate new smaller-scale development along the
public right-of-way with uses such as cafes, restaurants or small offices. Landscaping and vegetated
swales should be integrated along roadways and
into large parking lots to strengthen the connection between the natural and built environment.
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Aerial of the Northshore area

Bay view of the Northshore area

Inland view of the Northshore area

Northshore (CA-12)
This change area is located south of Point Pinole
Regional Park, west of Parchester Village and
between San Pablo Bay and the Richmond
Parkway (refer to Land Use Map 3.14). This bayfront area is representative of the historic San
Francisco baylands, with marshlands and uplands
along the shoreline. Portions of the area have been
identified as important habitat for endangered
plant and wildlife species. The area lacks infrastructure and has long remained undeveloped with
the exception of an outdoor shooting range.

and the shoreline, south of Dotson Family Marsh
are designated Industrial Agriculture, Shoreline
Conservation and Open Space. Publicly-owned
properties located along the shoreline are designated Open Space.*

Natural resources in the area should be protected
and enhanced by ensuring that development minimizes its impact on adjacent sensitive shoreline,
wetlands, and habitat areas.*

•

General Plan Land Use
The change area is envisioned as a mix of industrial agricultural and open space uses that are
compatible with surrounding habitat and open
space resources and will support the City’s Climate
Action Plan and local and regional efforts to
mitigate the impacts of climate change. Privatelyowned properties between the Richmond Parkway

Ensure that the shoreline maintains a character
appropriated to its natural setting, promotes
environmental stewardship, and will adapt well
to potential future sea level rise:

•

Allow for activities that relate to the shoreline,
such as public, water-related, and recreation
uses, provide jobs, ensure reasonable economic
returns for landowners, and/or are compatible
with shoreline resources; and

•

Provide for shoreline access, including completion of planned segments of the Bay Trail with
viewpoints and staging areas, as appropriate
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Desired Urban Design Form
Land use and development regulations for this area
should:
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The City will adopt new zoning for the Industrial
Agriculture and Shoreline Conservation designations and include in these regulations design
and shoreline conservation standards for future
development in the Northshore Change Area.
Specifically, the development standards will
address site planning, building mass, view corridors, lighting, landscaping, public access to the
Bay, and the setting within a regionally significant
resource conservation and recreation area. The
standards will allow for varied building heights to
address the needs of industrial agricultural uses
with emphasis on reduced building heights near
the shoreline. Resource conservation and buffer
area will be required.*
Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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sible road to the peninsula is via an off-ramp from
Interstate 580 that connects to Western Drive.

General Plan Land Use
The San Pablo Peninsula Area is envisioned as a
place characterized by development that augments
and respects the site’s historic resources and natural features. The built and open space fabric should
elevate San Pablo Peninsula’s role as a unique local
and regional destination. Specific land uses in this
change area are described below.
Aerial of San Pablo Peninsula area

San Pablo Peninsula Area (CA-13)
This change area includes Point San Pablo and
Point Molate (refer to Land Use Map 3.15). The
change area is characterized by vacant and underutilized land adjacent to a mix of heavy and light
industrial uses, open spaces and the Point San
Pablo Yacht Harbor.
The overall character of the peninsula is defined
by natural undulating hillside topography. Large
groves of eucalyptus trees on steep slopes further contribute to the natural character of the
area. The built environment varies dramatically.
Architecturally-distinctive buildings including the
historic Winehaven complex and the East Brother
Lighthouse add to the overall sense of history in
the area. The scale and design of these buildings
provide a sharp contrast to the industrial tanks on
the southwestern end of the peninsula. There is
very limited infrastructure and access to the area
and the vast open space. The only publicly acces-

• The former Point Molate Navy Fuel Depot area
is designated as a combination of MediumIntensity Mixed-Use (Community Nodes and
Gateways), Medium-Density Residential, Open
Space and Parks and Recreation to encourage
the reuse of the area in furtherance of the adopted 1997 Point Molate Reuse Plan.
• The shoreline areas of Point San Pablo are
designated as Parks and Recreation whereas
the uplands are designated for Marine and
Waterfront Commercial specifically to encourage uses that serve the general public such as
food service, lodging, recreational services and
recreational equipment rental. An overlook park
should be provided in the uplands above Point
San Pablo.
• The yacht harbor east of Point San Pablo is designated as Marine and Waterfront Commercial
to promote recreational and water-oriented
retail and commercial uses.
• The remaining areas could include open space
and ecologically sensitive development to protect natural areas for recreation and habitat.

Desired Urban Form
In the former Point Molate Navy Fuel Depot area,
improvements to public areas should be guided, for
the most part, by the 1997 Point Molate Reuse Plan,
except any references encouraging the demolition of
Building 6. In general, improvements to public areas
should connect the varied open and built spaces
through a new network of intimate streets and pedestrian and bicycle paths. Where possible, these new
connections should build upon existing underutilized
paths to minimize impacts on the natural environment. Connections should emphasize pedestrian
and bicycle access along shared roadways and trails.
Natural sanctuaries, including the oak woodlands
and riparian areas, should be managed as part of a
larger open space preserve. Public gathering spaces
should be provided at major destinations such as
vista points and trailheads to further accentuate
the unique natural environment. New landscaping
should integrate the existing native planting palette
with the peninsula’s unique character.
In the former Point Molate Navy Fuel Depot area,
adaptive reuse of historic buildings is encouraged, and new development should acknowledge
the original character of the area. New buildings
should create the sense of a hillside town. In general, a variety of building uses are encouraged in the
private areas including entertainment, lodging and
waterfront commercial, and residential. All development should respect the natural topographic
context. New buildings should complement the
natural and cultural landscape. Sustainable design
practices and elements should be an intrinsic part
of new buildings.
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moved to a less visually intrusive and more
secure location.

Aerial of Port Priority Use area

Port Priority Use area

Port Priority Use Area (CA-14)
This change area is oriented in a horseshoe configuration around the Santa Fe Channel, an inlet
of the San Francisco Bay (refer to Land Use Map
3.16). Located in the southern part of the City just
east of Miller/Knox Regional Shoreline, the area
is roughly bounded by Harbour Way on the east,
Cutting Boulevard on the north, and Canal and
Seacliff Boulevards to the west. The change area
is defined by port and water-related uses including warehouses, storage tanks, shipbuilding slips,
marine terminals for ship loading and unloading,
truck loading and unloading areas, industrial businesses, auto uploading, ship repair and private and
public port areas. The area is traversed by numerous railroad spurs.

ing the overall economic viability of the Port of
Richmond. Specific land uses for this change area
are described below.

General Plan Land Use
This change area is anticipated to remain a
major hub for port and related industrial uses.
New improvements should focus on strengthen3.40
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• The large parcel east of Miller/Knox Regional
Shoreline and the area between Interstate
580 and the railroad tracks is designated as
Industrial to support adjacent port and industrial uses.
• The Port Priority Use Area is designated as Port
to recognize and reflect the Port’s continuing
role as a major hub of port and related industrial
uses.
• Brickyard Cove is designated as MediumDensity Residential to provide a transition from
port-related use to the adjoining residential
neighborhood along Sea Cliff Drive.
• Eventually, the large petroleum storage tanks
located at the top of Seacliff drive should be

2 0 3 0

Desired Urban Form
Public areas should maintain their strong working
waterfront character and dependence on major
access roads including Harbour Way, West Cutting
Boulevard and Canal Boulevard for access. Public
right-of-way improvements along these streets
should emphasize safe and easy access for large
trucks and automobiles, especially at railroad
crossings, while also enhancing safety and connections for other modes of travel.
Private development should maintain its focus in
supporting this economically-vibrant industrial
hub and encouraging continued active presence of
port-oriented industrial uses. All new development
should respect the unique ecology and environment of the waterfront.

3 Land Use and Urban Design
A variety of new open spaces should be introduced
along revitalized streets to create gathering spaces
for residents, employees or other visitors. Key intersections such as Marina Way and Regatta Boulevard
should serve as gateways to delineate entry to the
Regatta/Marina Bay, one of Richmond’s three major
activity centers.

Aerial of the Regatta/Marina Bay area

Regatta/Marina Bay (CA-15)
This change area is bounded by Regatta Boulevard
to the south, Interstate 580 to the north, Marina
Way to the west and Sycamore Avenue to the east
(refer to Land Use Map 3.17). A mix of large-scale
office, light industrial and some commercial development defines the character of the area.
General Plan Land Use
Regatta/Marina Way is envisioned as part of a
new and vibrant mixed-use community node
that enjoys convenient access to Interstate 580 to
the north, and proximity to the waterfront and
proposed ferry terminal to the south. The primarily high-intensity, transit-oriented neighborhood
maximizes unique bay views and complements
adjoining development in Marina Bay with strong
pedestrian connections to the waterfront. Specific
land uses for this change area are described below.

Existing underutilized buildings and sites in the Regatta/
Marina Bay area

• The area east of Marina Bay Parkway is designated as Business/Light Industrial to promote
employment-generating uses.
• The area west of the parkway is designated as
Medium-Intensity Mixed-Use (Commercial
Emphasis) to complement the transit-oriented
development around the proposed ferry terminal in the Ford Peninsula area in Marina Bay.

Desired Urban Form
A new network of north-south neighborhood
streets and pedestrian and bicycle-oriented paths
connecting existing streets and new development
to the waterfront should be provided in order to
improve the overall connectivity of the area. The
pedestrian environment should be enhanced with
sidewalk planter strips and median landscaping
along curvilinear multi-lane streets, including
Regatta Boulevard and Marina Bay Parkway.

New development should take advantage of the
convenient access to multiple types of transit as well
as local and regional vehicular routes. The area is
composed of a mix of residential, commercial, civic,
transportation, and entertainment uses. The strategy for development encourages a high-intensity
neighborhood that draws on the historic large-scale
industrial building fabric and capitalizes on its transit-rich context.
Signature “point tower” buildings of up to 10 or 12
stories high would maximize dramatic views of the
Bay enhance the identity of the area for motorists
driving along Interstate 580, and provide a welcoming context to the Ford Peninsula in Marina Bay.
Buildings should step down as they approach public
areas to respect the pedestrian experience and to tie
in with the scale of nearby residential developments.
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Aerial of the Southern Gateway area

Potential redevelopment site adjacent to University of
California, Berkeley Field Station

Southern Gateway (CA-16)
This change area is located to the south and west
of Interstate 580 and east of 32nd Street (refer to
Land Use Map 3.18). The area is composed of several large parcels that house industrial and office
uses including Campus Bay Business Park and
the Harbour Front Tract. Immediately adjacent
to the Campus Bay Business Park is the 150-acre
University of California Richmond Field Station,
which includes research facilities and undeveloped
land supporting natural resource conservation.
The area is underutilized and subject to environmental clean-up requirements.
Existing transportation facilities include a network of relatively narrow streets providing limited
access to Marina Bay such as Seaver Avenue (Dido
Albert Federowich Memorial Drive), South 49th
and South 50th Street. The University of California
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Richmond Field Station operates a shuttle service
that connects the facility to the main campus in
Berkeley.

General Plan Land Use
This change area is envisioned as a revitalized area
that would include a mixture of high-intensity
light industrial and commercial uses anchored
by a large-scale research and development campus at the University of California Field Station.
A vibrant mix of new and existing uses would
harmonize with ecologically-sensitive areas, maximizing Bay views and providing efficient connections to regional transportation routes, including
Interstates 80 and 580, as well as the multimodal
San Francisco Bay Trail. The entire area is designated Business/Light Industrial in order to achieve
this vision.
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Existing industrial buildings in the Seaport area

Desired Urban Design Form
The City will work with area stakeholders to
develop urban design guidelines for future development in the Southern Gateway Change Area. A
strong grid street pattern should be incorporated
into new development to ensure a high level of
connectivity in the area. New streets and buildings should be aligned to take advantage of the
Bay views in the area. An appropriate transitional
habitat zone, including development setbacks shall
be observed in order to respect the natural habitats
in adjacent marsh areas. New development should
also incorporate pedestrian and bicycle connections and improvements to complement the existing Bay Trail. Gateway elements including signage
and landscaping should be used to mark entry into
Richmond.

3 Land Use and Urban Design
Richmond Hills (CA-17)
The Richmond Hills Initiative Area is a 430acre area in El Sobrante Valley north and east of
Wildcat Canyon Regional Park designated by the
City Council in response to a citizen initiative as
an area for the protection of open space. The findings supporting this land use designation are presented in the Conservation, Natural Resources and
Open Space Element of this General Plan.

General Plan Land Use
Within the Richmond Hills Initiative Area, only
agricultural, rural, and open space uses are envisioned in order to protect the environment and
natural habitats and prevent adverse impacts on
water quality.
• Notwithstanding their literal terms, the provisions
of the Richmond Hills Initiative that are incorporated into this General Plan do not apply to the
extent that a court determines that if applied they
would deprive a person of Constitutional rights
or privileges, or otherwise would be contrary to
Federal or State law. These explicit limitations on
applicability are to make certain that the provisions do not infringe any person’s legal rights or
privileges, violate the law in any respect, or subject the City to legal liability.
• To the extent that a provision of the Richmond
Hills Initiative incorporated into this General
Plan does not apply for legal reasons, the City
may permit only the minimum parcel creation,
development, or use required by law that is most
consistent with the Initiative and this General
Plan.

Nothing in the land use provisions of the Richmond
Hills Initiative that are incorporated into this
General Plan shall be applied to prevent City compliance with housing obligations mandated by
State law, which are in the Housing Element of this
General Plan. To the maximum extent practicable,
the City shall meet State housing requirements
outside the Richmond Hills Initiative Area. If any
required housing must be located in the Richmond
Hills Initiative area, no more land shall be used than
is necessary to meet State requirements. Minimum
parcel size, residential dwelling density limits, and
maximum development envelopes and floor areas in
the Richmond Hills Initiative shall not apply to the
required housing.

Desired Form of Open Space
The minimum parcel size shall be 20 acres. If a
parcel smaller than 20 acres (a “subsize” parcel) is
contiguous to another subsize parcel or parcels, or if
a subsize parcel is linked to another subsize parcel or
parcels by an intervening parcel or parcels, whether
subsize or not, and all of the parcels in the case were
legally or de facto in common ownership at the time
the Richmond Hills Initiative was submitted to the
City Clerk for a title and summary (May 3, 2016)
or any time thereafter, the parcels shall be treated
as though they are a single parcel for all development related purposes under the Richmond Hills
Initiative, including the number of dwelling units,
the award of development credits, the area that
must be included in a development easement, and
the application of visibility standards. The parcels
involved may be reconstituted in accord with this
General Plan and other City plans and ordinances.

In no case shall any of these subsize parcels be
deemed or treated as legally merged; they are treated
as a unit only for purposes of regulating development.

Permissible Uses
Within the Richmond Hills Initiative area shown
in Map 3.2a and further defined by parcel number
in the Glossary of this Plan, the following uses only,
and their normal and appropriate accessory uses and
structures, may be permitted, provided that all uses
and structures comply with the provisions of this
Plan and other City plans and ordinances:
• Agriculture (including grazing, viticulture, arboriculture, horticulture, research, and rearing, care
and use of ruminants, pigs, poultry, and bees, but
not including feedlots unless most of the feed over
a calendar year is grown in the Richmond Hills
Initiative Area); provided, however; dairy farms,
pig farms, poultry ranches, Christmas tree farms
and nurseries are permitted only if they are smallscale and do not cause substantial environmental
harm, including noise, odor or vermin;
• Processing, packaging, storage or sale of agricultural produce, most of which over a calendar year
is grown in the Richmond Hills Initiative Area,
that has no significant deleterious effects on the
environment;
• Rearing, boarding, training, care, rental or sale of
horses and other animals not covered by the first
bullet above, but not including temporary boarding or day care of household pets, provided that
the use does not cause substantial environmental
harm, including noise, odors or vermin;
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• Low-intensity outdoor recreation, exercise, and
pastimes predominately for active participants,
not spectators, and subordinate auxiliary uses
(including small-scale camps, picnic facilities, provision of food and drink, and safety and sanitary
services); these permissible uses do not include,
among other uses, amusement or theme parks,
golf courses, firearm or rifle ranges, stadiums or
arenas (except equestrian riding rings), motor
vehicle tracks, courses or off-road use, or recreational vehicle parking. Uses permitted under
this paragraph shall be compatible with a rural
environment and not contribute to noise or light
pollution;
• Institutional and other non-profit uses that predominantly serve permitted uses in the Richmond
Hills Initiative Area and neighboring areas; and
small facilities for convalescence, rehabilitation,
and hospice care for not more than six patients
each, that will not substantially impair the environment;
• Government and public utility uses that are limited to meeting needs created by permitted uses in
the Richmond Hills Initiative Area, except to the
extent the City Council finds reasonably substantial public need that cannot be met outside this
area. However, this exception shall not apply to
waste disposal, processing or treatment, and electrical power production or transmission primarily
for sale. Publicly provided outdoor recreation and
pastimes and ancillary accommodations are permitted if like private uses would be allowed;
• Occasional short-term events related to agriculture, animals or outdoor recreation that do not
3.44
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interfere materially with agriculture or cause substantial environmental harm.
Residences, including mobile dwelling units, and
residential accessory buildings are not permitted in
the Richmond Hills Initiative area. If it is judicially
determined that absence of residential use in the
Richmond Hills Initiative Area would be a taking
for purposes of constitutional law, notwithstanding the nonresidential uses permitted above, the
grant of transferable development credits under the
Richmond Hills Initiative (see following section),
the fact that much of the area is now designated
agriculture, and the severe physical difficulties and
hazards of residential development because of steep
slopes, soil instability, and fire dangers, then:
• One single family dwelling unit may be built
on each parcel or each 20 acres of a parcel, with
normal and appropriate residential accessory uses
and structures, in compliance with the Richmond
Hills Initiative and other City plans and ordinances; and
• Home occupations and offices are permitted,
provided that they are secondary to residential
uses and the occupations are conducted primarily
by residents of the home and will not materially
increase traffic in the Richmond Hills Initiative
Area or on adjacent streets.
Houses built under this provision shall be built as
near as reasonably practicable to existing houses
and public utilities adjacent to the Richmond Hills
Initiative Area, consistent with the provisions of this
General Plan.
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If a parcel is transferred to another person, a residence may not be built on the parcel unless all of
the transferable development credits provided for by
the Richmond Hills Initiative for the parcel and its
acreage are transferred to the parcel transferee. If one
or more of the credits are used or transferred to any
person, other than a transferee of the parcel, a residence may not be built on the parcel.

Development Envelopes
All buildings on a parcel must be located within a
contiguous area, as compact as reasonably practicable, riot to exceed two acres, except for buildings
that the Council finds necessarily must be located
outside that area for agricultural use, processing,
packaging, storage or sale of agricultural produce,
rearing, care, training or use of animals, government or public utility use, or to protect residents of
other parcels from substantial noise, odor or vermin.
Subsize parcels that are treated as a single parcel
under “Desired Form of Open Space” are treated as
a single parcel under this subsection and the following section on “Maximum Floor Area.”
Maximum Floor Areas
The maximum aggregate floor area for all floors in
all buildings on a parcel, except basement and cellar
floors, may not exceed 10,000 square feet. If residences and residential accessory buildings are permitted, they may not exceed 5,000 square feet of the
10,000 maximum.
• If otherwise appropriate under the provisions
of this Plan, the City Council may increase the
maximum floor area by up to 10,000 square feet,
in aggregate, if necessary for agricultural use,
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processing, packaging, storage, or sale of produce,
rearing, boarding, care and use of animals, or recreational facilities including camps. Up to 20,000
square feet may be permitted for covered riding
arenas.
• The permissible floor area of a parcel may be
transferred to one or more other parcels within
the Richmond Hills Initiative area if there is no
building on the transferor parcel. A transfer of
floor area does not increase the 5,000 square
foot limit for residences and residential accessory
buildings on the transferee parcel. No more than
30,000 square feet of floor area in aggregate may
be transferred to a parcel from one or more other
parcels. If any floor area is transferred, then no
building is permitted on the parcel from which
the floor area is transferred.

Development Easements
Before a building may be permitted on a parcel,
or a development credit or credits based on the
parcel used or transferred, other than transferred
to a grantee of the parcel, the City must receive
an easement, running with the land, on the parcel
that bars development or use not permitted under
the Richmond Hills Initiative. The easement shall
be conveyed to the City and, if available, jointly to
an independent land trust (that complies with the
Standards and Practices of the Land Trust Alliance see https://www.landtrustalliance.org/about-us).
The easement shall be negative only; it shall convey no possessory interest to the City or the independent land trust, nor confer any right of public
access. The owner retains exclusive occupancy
and use. The City has no responsibility or liability

because of the easement for acts or omissions on
the parcel, except in good faith and effectually to
remedy violations of the easement. Easements shall
be duly recorded in the County land records in the
Office of the County Recorder.

Areas of Special Environmental Concern
In addition to other provisions of the Richmond
Hills Initiative, the following restrictions apply within the Richmond Hills Initiative Area:
• Wetlands: Development or use is not permitted if by itself or in conjunction with other
development or use it would reduce appreciably
the quantity or biological quality of wetlands.
“Wetlands” are areas permanently or periodically
covered or saturated by water where hydrophytic
vegetation is present under normal conditions,
have soils that are primarily hydric in nature, or
are designated as wetlands by Federal or State law.
• Stream Corridors: Development or use is not
permitted if by itself or in conjunction with other
development or use it would impair appreciably
the quantity or quality of water or of native vegetation in a stream corridor, except for otherwise
permissible flood control to protect human safety,
or preservation of special status species. “Stream
corridors” are areas within one hundred (100)
horizontal feet of the top of the bank or, if farther, the edge of the riparian canopy of a permanent or intermittent stream.
• Wildlife: No development or use is permitted
that would reduce appreciably the number, prevent the recovery in number, or impair the genetic variability of one or more special status species.

• Steep Slopes: No building may be located, in
whole or in part, on a slope of 15% or more. No
building may be located on a site that cumulatively has access for more than 25 feet over a slope
of 15% or more, unless there is no other site on
a parcel. Cultivated agriculture may not be conducted on a slope of 20% or more. No grading
may take place on a slope of 15% or more unless
necessary to maintain fire roads. Slope percentages
are based on the steepness of slopes in their natural, unaltered state, and are calculated by dividing
altitude increase over each 20 feet of vertical slope
by 20.
• Elevation: No building is permitted above 400feet elevation unless the parcel involved is entirely
above 400 feet.

Visual Safeguards
Within the Richmond Hills Initiative Area, new or
reconfigured parcels will only be approved if they
are created or drawn to limit visibility of development from roads and other public places. Structures
may not be located on ridgelines or hilltops, or
where they will project into the view of a ridgeline
or hilltop from public places, unless there is no less
obtrusive site on the parcel or on a contiguous parcel in legal or de facto common ownership on or
subsequent to the date the Richmond Hills Initiative
becomes effective. To the extent practicable, consistent with other provisions of the Richmond Hills
Initiative, structures shall be located, including by
setbacks from parcel boundaries, on that part of a
parcel that minimizes visibility from roads, trails,
and other public places. Roads shall be consolidated
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and located, to the maximum extent feasible, where
they are least visible from public places. New utilities shall be installed underground.
• Development shall be subordinate to and blend
harmoniously with the natural and open space
qualities of the area where located. The alteration of natural topography, vegetation, and other
characteristics by grading, excavating, filling or
other development activity shall be minimized. In
all cases, appropriate landscaping, preservation of
vegetation, design, and building materials shall be
required by the City to reduce as much as practicable the visibility of development. The height of
buildings shall not exceed 35 feet. Signs may not
be more numerous, larger or more noticeable than
is necessary to provide directions and information
about permissible uses in the Richmond Hills
Initiative Area.
• Exterior lighting, including roadway lighting,
shall be designed and placed to confine direct
rays to the parcel or roadway where the lighting
is located and to protect the darkness of the night
sky.
• Visibility of development from roads, parks and
other public places shall be determined from
a reasonable, representative sample of vantage
points that will accomplish the objectives of the
Richmond Hills Initiative.

Transferable Development Credits
As part of General Plan implementation, the City
Council shall establish a transferable development
credit (TDC) program for the Richmond Hills
Initiative Area. The City shall grant one credit to the
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owner or owners of each parcel, and one credit for
each 5 acres of a parcel in excess of 5 acres, unless all
remaining permissible residential development has
previously been transferred from the parcel. Credits
may not be granted for parcels or acres above 400
feet elevation. Each credit may be used to build one
residence in a receiving area, with the consent of the
parcel owner there.
• TDC-based residences shall be similar in type
and size to the residences that exist or otherwise
may be built in the zoning district where they
are located. Consistent with that similarity and
with public health and safety, they do not have to
comply with density limitations or other land-use
regulations to the extent those regulations would
bar or make impracticable their construction. No
more than two TDC-based residences may be
built on a parcel except as authorized by a Specific
Plan or in a Planned Area District.
• The City shall support and facilitate the use of
credits, through amendments to Article XV, and
shall ensure that they are granted and used properly, in accordance with this General Plan and
other law.
• Development credits may be sold or otherwise
transferred to any person, regardless whether they
own property in the Richmond Hills Initiative
Area or the receiving area, including to and by
the City and nonprofit entities. If, however, a
residence is built on a parcel, or the right to build
vested, the credits based on the parcel or its acreage are void and may not be transferred or used.
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Certificates of Compliance
The City shall not grant a certificate or conditional
certificate of compliance regarding the validity of
any division of land except as provided by State
law. All permissible restrictive conditions shall be
imposed on a certificate; the owner or subsequent
transferees of property involved shall be held to
strict compliance with these conditions. A certificate of compliance creates no right to develop, nor
diminishes in any respect the City’s authority to
control development.
Applicability of Initiative Provisions
The Richmond Hills Initiative does not invalidate
parcels, structures, uses, or surface alterations to
the extent that they existed legally at the time the
Initiative becomes effective, except they may not be
reestablished if their authorized time limit expires
or they are eliminated voluntarily or abandoned, or
except if a use is contrary to the provisions on “Areas
of Special Environmental Concern” presented above.
Parcels, structures, surface alterations or uses may
not be expanded or changed, however, to the extent
that it would cause a violation of the Richmond
Hills Initiative or would augment or make more
serious what would be a violation if created or done
after the Initiative becomes effective.
The policies and standards of the Richmond Hills
Initiative that are incorporated into the General Plan
shall be applied to proposed parcels, development
and uses that have not received all required discretionary City approvals and authorizations prior to its
effective date. The Richmond Hills Initiative applies
to the City and its agencies, officials and properties,
as well as to all other persons and entities to the
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extent warranted and relevant to actions related to
land use and development in the Richmond Hills
Initiative Area.

Inconsistent City Plans, Ordinances and
Actions
Application of a policy, ordinance or other plan is
barred to the extent that it is in conflict with the
provisions of the Initiative incorporated in to the
General Plan, unless voters approved the other provision after Council approval of the Initiative. More
specifically, this means that:
• Any special or other City plan, or any ordinance,
resolution or regulation may not be applied to the
extent that it conflicts with the Richmond Hills
Initiative; and
• To the degree inconsistent with the Richmond
Hills Initiative, no subdivision or parcel map,
development plan or agreement, permit, variance
or other action may be approved, permitted or
taken by the City, its agencies or officials (including approval or permission by operation of law
because of inaction) or is valid legally.
Provisions of this General Plan and other City
plans, ordinances, resolutions and actions are not in
conflict with the Richmond Hills Initiative because
they impose prohibitions, restrictions, conditions,
requirements or remedies greater than or in addition
to those imposed by the Richmond Hills Initiative.
This Initiative establishes only minimum prohibitions, restrictions, regulations, requirements, and
remedies that the City may augment without creating any inconsistency, provided it does not permit
parcels, development, or use barred by the Initiative.

Implementation and Enforcement
The Richmond Hills Initiative shall be interpreted
liberally to further its purposes. The Council, City
agencies and officials shall carry out and enforce
the provisions of the Richmond Hills Initiative diligently and effectually. They shall review uses and
the nature, location, amount, visibility, and environmental effects of proposed developments to ensure
consistency with the Richmond Hills Initiative.
They shall use the most effective means at their disposal, subject to any official discretion required by
State law, to prevent, abate and remedy violations.
Violations are public nuisances and, as provided by
statute, misdemeanors.
• Residents and organizations with members in
the City, and others with standing, may enforce
the Richmond Hills Initiative and the easements
required above by judicial proceedings against
any person, group, government agency, or other
entity that is in violation of the Richmond Hills
Initiative or an easement, or to prevent violations.
• The City Council has authority to particularize
and implement the Richmond Hills Initiative by
appropriate legislation and actions, in all cases in
full compliance with the substantive content and
purposes of the Richmond Hills Initiative.
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Key Findings and
Recommendations

access, retail service and the quality of hillside
development.
There is promise in expanding local, regional and
water-oriented commercial uses to build a strong
local economy and a stable community. Further,
industries located in Richmond will continue to
modernize and grow as the economy focuses on
sustainability.

The City of Richmond hosts a wide range of land
uses that support local and regional activities and
provide places for homes, work, recreation, entertainment, civic life and significant industry.
Stable neighborhoods offer a variety of housing
types surrounded by schools, parks, community
centers and local-serving retail. Commercial uses
along major streets and intersections provide
space for retail and businesses that generate jobs
and revenue while serving the local community.
Regional retail centers such as Hilltop serve the
entire region.

There is also capacity to evolve the Hilltop area
into a higher-quality district composed of vibrant
neighborhoods that offer a range of amenities to
residents close to where they live and work.

Large industrial areas offer economic development opportunities that allow the City to link the
needs of Richmond residents to the 21st century
global economy. Regional, state and national parks
provide recreational areas for the entire East Bay
and enhance the quality of life and environment in
Richmond.
While the General Plan does not propose land
use changes to existing residential neighborhoods,
there are opportunities to enhance these areas by:
supporting restoration and revitalization, encouraging infill development on vacant and underutilized lots; incorporating local-serving retail and
services in appropriate areas; revitalizing nearby
commercial streets and intersections; and investing in community facilities such as streets, parks,
community centers, libraries and schools. In the El
Sobrante Valley area, there is potential to improve
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Natural beauty, historic assets and convenient access
to Interstate 580 present incredible potential to
develop the southern shoreline area into a higherintensity, mixed-use center. The proposed ferry
terminal on the Ford Peninsula in Marina Bay provides great impetus for redevelopment and private
investment in the area. With recreational amenities
such as the Bay Trail, parks and open space, the
shoreline also provides a unique opportunity to create local and regional destinations focused on recreation, interpretation and ecological restoration and
continue to host robust industrial operation.
The hills, shoreline, wetlands and creeks throughout the City offer opportunities for preservation,
conservation, recreation and interpretation. Creeks
in the City can also serve as recreation areas, natural habitat and stormwater channels while connecting open space and parklands.
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Finding 1: Targeted revitalization efforts present
key opportunities for Richmond to strengthen its
urban center.
Revitalizing central urban areas such as the
Downtown, Macdonald Avenue, Hilltop, San Pablo
Avenue and 23rd Street into balanced, mixeduse areas can support key improvement concepts
including: improving job creation, reducing retail
leakage and improving community character and
an overall sense of place in the City. Promoting
transit-oriented development in the City’s neighborhoods is essential to the success of revitalization efforts. In order to strengthen the urban environment, the City will encourage:
• Mixed-use and infill development to bring
renewed vitality to the area;
• Expanded entertainment and cultural facilities
to support Downtown as a local and regional
destination;
• Community facility and infrastructure improvements that enhance residents’ quality of life;
• Activating streets and safe public spaces through
high-quality urban design; and
• Improving community connections and linkages
through pedestrian- and transit-oriented development.
Finding 2: Healthy and strong neighborhoods
will enhance the City’s sense of community and
provide opportunities for economic activity and
social interaction.

3 Land Use and Urban Design
Richmond has a rich mix of neighborhoods that
give it a unique character in the region and provide a wide range opportunities for residents to
participate in civic, recreational and cultural activities. Through investment in community facilities,
infrastructure and services, the City will build on
assets in these neighborhoods to improve the quality of life for current and future residents.
• Promoting inclusive neighborhoods that provide
a mix of housing types, affordability levels, retail
and public amenities and gathering places serving residents;
• Creating walkable neighborhoods with interconnected, vibrant and complete streets;
• Encouraging local-serving and small-scale retail
and public facilities within walking distance of
homes; and
• Distributing community amenities, facilities and
services equitably to all areas of the City.
Finding 3: Richmond has the capacity to support
a strong and diversified local economy.
Richmond’s key commercial corridors, Macdonald
Avenue, San Pablo Avenue, 23rd Street and Cutting
Boulevard provide great opportunities for enhancing the physical legibility, connectivity and neighborhood identity. These corridors have the potential to become retail destinations and vital urban
districts that attract visitors and serve residents. In
addition, targeted business attraction and retention
strategies provide opportunities to increase highquality employment opportunities, particularly in
the green manufacturing and technology industry

sectors. Measures to enhance Richmond’s economy
include:
• Promoting new and innovative industries that
provide well-paying jobs, revenue and other
community and environmental benefits;
• Supporting the emerging tourism economy
through the protection and enhancement of
Richmond’s natural, cultural and historic assets;

• A balanced mix of uses along the shoreline to
address diverse community needs;

• Supporting industrial agriculture in appropriate
areas to provide jobs for Richmond residents,
tax revenues to the City, and other community
benefits;*

• Protecting open space areas for natural and recreational opportunities while balancing competing demands; and

• Encouraging redevelopment and reuse of underutilized sites that present opportunities to catalyze surrounding areas;
• Supporting and enhancing the Port as a strategic
economic development asset;
• Supporting the retention, growth, and attraction
of innovative businesses and modern industries;
and
• Expanding regional commercial uses to capture regional retail revenue and better serve
Richmond residents.

• Improving water and habitat quality to protect
and support human and environmental health.
Finding 5: The City has a wide range of land uses
that are not entirely compatible.
Addressing land use compatibility and conflicts is
essential to creating a safe and comfortable physical environment for residents, visitors and businesses. Key means of addressing land use conflicts
include:
• Promoting a balanced and diverse range and
mix of uses in appropriate areas;

Finding 4: Protecting, enhancing and preserving natural resources will improve environmental
conditions and the health of Richmond’s residents.

• Creating a dynamic shoreline that supports a
productive, working waterfront, while also providing recreation amenities for residents and
visitors;

Many opportunities exist to preserve, enhance and
protect natural areas and open spaces in the City.
Richmond’s shoreline, parks and open spaces present key opportunities to positively impact human
Notes:
*Resolution No. 102-18, Adopted December 18, 2018

and environmental health. Meeting the recreation
and health needs of current and future residents
and improving the condition of the built environment will enable Richmond to maximize its natural assets to enhance the City’s economy and overall quality of life. In order to improve human and
environmental health the will City encourage:

• Requiring that the type, intensity and mix of
uses are compatible with surrounding uses and
complement the design of adjacent structures
and neighborhoods; and
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• Encouraging existing industries that are located
adjacent to residential areas, to apply the latest
technology to reduce noise and emissions.
Finding 6: Richmond’s existing development pattern and infrastructure can support a high-quality
and sustainable urban environment.

• Supporting the on-going restoration of houses
and apartments in Richmond’s heritage neighborhoods; and
• Supporting efforts by existing heavy industrial
operators to modernize their facilities and
reduce environmental impacts.

Richmond’s rich history, regional location on the
San Francisco Bay and distinct neighborhoods
provide the foundation for developing a stronger
City identity. Clear design standards, strong connections and a greater sense of place can enhance
the legibility of Richmond as one City and help
create a pleasant, enjoyable urban environment.
An understandable, comprehensive and community-supported framework is needed to support
cohesive land use development and quality design.
The City will take the following measures in order
to enhance Richmond’s identity and character:
• Encouraging mixed-use, higher-density, transitoriented development that promotes walkability;
• Supporting the development of balanced,
mixed-use streets that include amenities for
pedestrians, bicycles and transit users;
• Adhering to a place-based approach to the
design of public places that responds to social,
cultural and environmental contexts;
• Promoting development standards and land use
patterns that encourage long-term sustainability;
• Requiring flexible, high-quality development
and design standards for new development and
infrastructure projects that will contribute to
Richmond’s distinct character and identity;
3.50

|

R I C H M O N D

G E N E R A L

P L A N

2 0 3 0

3 Land Use and Urban Design

Goals
GOAL LU1

An Improved Urban Environment
Improve the urban fabric by crafting development strategies that emphasize high-density, mixed-use infill development and
a safe, vibrant, economically-sustainable environment that takes advantage of existing infrastructure and public facilities.
Provide improvements that strengthen connections between neighborhoods and amenities such as retail, community facilities,
parks and open space areas.
Focus area-specific revitalization endeavors on:

GOAL LU2

•

Improving the Downtown/Macdonald Avenue and Civic Center area as a social, cultural and civic destination;

•

Developing the Southern Shoreline, Ford Peninsula in Marina Bay and San Pablo Peninsula as regional and recreational
destinations;

•

Developing the Hilltop Area as a thriving, mixed-use regional destination;

•

Promoting the Richmond Parkway as a new employment center and key mixed-use corridor;

•

Revitalizing key commercial corridors as vibrant, mixed-use streets; and

•

Strengthening central residential areas with neighborhood nodes and improved connectivity.

Healthy and Viable Neighborhoods
Creating healthy and viable neighborhoods that provide safe places for people of all ages, ethnicities and abilities to live, work
and play. Equitably distribute community facilities, urban parks and small public gathering areas to provide all residents with
opportunities to enjoy the benefits of a rich social and physical environment. Further support residents’ daily needs requiring
small-scale local retail and other neighborhood-supporting uses within walking distance of homes. Encourage development of
neighborhood nodes that increase convenient access to local services and amenities.
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GOAL LU3

Expanded Economic Opportunities
Expand economic opportunities in existing commercial and industrial areas and develop new opportunities to diversify
the local economy. Create an attractive and socially-responsible business environment that will support business recruitment, expansion and retention. Encourage innovative, high-growth and green business, and further support businesses
and industries in providing a range of job and entrepreneurial opportunities while minimizing environmental and
health impacts.
In building a thriving local economy, develop a skilled and educated workforce that can strengthen existing businesses
and emerging industries. Establish Richmond as a major employment center in Contra Costa County and along the
Interstate 80 and 580 corridors by expanding and diversifying the local employment base.
Capitalize on Richmond’s amenities and convenient location in order to attract new businesses to the Southern
Shoreline, Hilltop, Downtown, the Port and surrounding industrial areas. Transform the Hilltop Area, the Southern
Shoreline and the Richmond Parkway as mixed-use regional destinations and employment centers. Leverage
Richmond’s rich cultural, historical and natural amenities to ignite a vibrant cultural-heritage and tourism industry.

3.52

GOAL LU4

Enhanced Environmental Quality
Protect and preserve natural resources to nurture environmental and human health. Work with local and regional
regulating bodies to protect water quality in creeks and bays, and to reduce or mitigate air, water and soil pollution and
contamination. Encourages the sensitive integration of built and natural environments to develop a high-quality urban
experience.

GOAL LU5

Balanced and Compatible Uses
Achieve a mix of land uses that is ecologically, economically and socially equitable and sustainable. Encourages a mix of
uses in major activity centers, community nodes and gateways, in neighborhood nodes and along key corridors as well
as in some industrial areas. Using this pattern and range of land uses, activate focal areas of the City throughout the day
and evening, and provide convenient access to goods, services and community amenities.
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GOAL LU6

High-Quality and Sustainable Development
Maintain a high standard of design, planning and construction of new and renovated public and private facilities, infrastructure and services. Continue committing to a comprehensive planning approach that supports a sustainable and
healthy community and reduces impacts on the natural environment.
Provide new development near transit and in areas with existing transportation infrastructure. Activate public areas and
reduce the need for residents and employees to travel by automobile to access daily goods by promoting the location of
housing, jobs and recreation uses close to transit lines, bicycle routes and pedestrian improvements. In support of a walkable and vibrant community, develop complete mixed-use streets that are safe for pedestrians, bicyclists and all modes of
travel.
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Policies and Implementing Actions
A range of policies and implementing actions are outlined below in relation to each of the goals. These policies mandate, encourage or allow certain
actions to be pursued throughout the duration of the General Plan. Together they serve as strategic directions for City staff and partners, highlighting
where time and resources should be focused.
Each policy may either be correlated with a number of actions, or simply a single key implementing action. Conversely, some actions may support
a range of policies. The policies and implementing actions are organized in two parts. First, all goal-related policies are described and each policy
description is followed by a list of its associated implementing actions. Then, implementing actions are described in greater detail in the following section.
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GOAL LU1

An Improved Urban Environment
Policy LU1.1

Higher-Density and Infill Mixed-Use Development

Provide higher-density and infill mixed-use development affordable to all incomes on vacant and underutilized parcels
throughout the City. Ensure efficient use of land and existing circulation infrastructure by:
•

Promoting higher-density, transit-oriented and pedestrian-friendly development along key commercial corridors, at key
intersections (community nodes and gateways); and

•

Supporting local-serving commercial activities in residential areas to provide needed services and amenities close to
where people live and work.

See also: ED4.1, ED5.1, ED6.1; HW7.1

Policy LU1.2

Downtown and Civic Center

Promote the Downtown and Civic Center as a social, cultural and civic destination. Encourage the location and expansion of
new and existing entertainment and cultural facilities in the Downtown area. Support improvements to cultural facilities, such
as the Civic Auditorium, as catalytic projects for neighborhood revitalization.
Support the revitalization of the Civic Center area as a mixed-use district with a range of uses including public facilities, community gathering areas, retail, housing, entertainment and offices. Promote active use of the area at all times of the day and
enhance connections to Macdonald Avenue, the Richmond BART Station and surrounding neighborhoods.
Celebrate Richmond’s history through the preservation and reuse of historic and cultural properties, and by integrating artistic
and historic features into public and private development. The City supports historic preservation efforts in Downtown and
investment in historic buildings as well as public art projects and interpretive displays throughout the Downtown area to communicate the unique history, diversity and culture of Richmond.
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GOAL LU1

An Improved Urban Environment
Policy LU1.3

A Range of High-Quality Community Facilities and Infrastructure

Maintain high-quality facilities and infrastructure to serve diverse community needs. Upgrade, maintain and expand infrastructure to meet current and future needs and provide an effective and consistent level of services and utilities in all neighborhoods. Retain existing public facilities and uses in the Downtown, and actively work to attract new public facilities, especially within walking distance of the Richmond BART/Amtrak Station. Facilities and infrastructure may include community
and recreation centers, parks and playgrounds, libraries and senior centers, schools, multi-use trails, pedestrian-scale lighting,
and police and fire stations.
See also: CF1.1; GM2.1

Policy LU1.4

Active Streets and Safe Public Spaces

Promote active use of public spaces in neighborhoods and commercial areas at all times of day to provide “eyes-on-the-street.”
Provide an appropriate mix of uses, high-quality design and appropriate programming of uses to facilitate natural surveillance
in public spaces. Improve the sense of safety for potential users by providing and maintaining amenities and services such as
restrooms, street furniture, bus shelters, street lighting, trees for shade, public art and secure bicycle parking and by restricting
or prohibiting uses that are incompatible with community needs and priorities including, but not limited to liquor stores and
smoke shops.
See also: HW8.2

Policy LU1.5

Connections and Linkages

Enhance connections and linkages between activity centers and major destinations in the City and the region. Work with local
transit agencies to enhance transit service to the Southern Shoreline. Improved connections and linkages will be critical to
attract new residential and commercial development proposed within Marina Bay and to support the proposed ferry terminal.
Improve connections within the Downtown and Civic Center area and to adjacent neighborhoods. Support increased connectivity between the Richmond BART/Amtrak Station, Civic Center, Kaiser Hospital and the historic areas of Downtown, the
proposed ferry terminal, regional recreation areas, the shoreline, and other Bay Area communities.
See also: ED8.5
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GOAL LU1

An Improved Urban Environment
Policy LU1.6

Ferry Terminal at the Ford Peninsula in Marina Bay

Support and promote the location of the ferry terminal at the Ford Peninsula in Marina Bay. Work closely with the Water
Emergency Transportation Authority in its efforts to implement the proposed ferry terminal project. Providing fast and efficient transit to San Francisco via a ferry terminal would further enhance the Southern Shoreline’s appeal to residents and businesses. The terminal could also provide a focus for transit-oriented development and can aid in disaster relief.
See also: ED8.3
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GOAL LU1

An Improved Urban Environment
Action LU1.A

Infill Development Incentives

Promote infill development throughout the City, especially in the targeted redevelopment areas of Central Richmond and
avoid the displacement of existing residents. Promote new development and redevelopment projects to provide community
amenities and uses that serve priority community needs and retain the existing urban limit lines.
See also: EC4.D

Action LU1.B

Corridor Improvement Plans

Develop plans for key commercial corridors in the City to guide redevelopment of these areas into mixed-use, pedestrian and
transit-oriented corridors and nodes. Collaborate with regional agencies, neighboring jurisdictions and the County to develop
the plans. Include development standards and urban design guidelines.
See also: EC4.B

Action LU1.C

Macdonald Avenue Economic Revitalization Plan

Continue to update and implement the Macdonald Avenue Economic Revitalization Plan. The Plan calls for new development
along Macdonald Avenue’s eastern end to concentrate activity around the rebuilt Macdonald Avenue/Interstate 80 Regional
Shopping Center by taking advantage of the site’s access to Interstate 80. The central part of Macdonald Avenue is envisioned
as a higher-density activity node, focused around the BART/Amtrak station with new multi-family housing and more localserving retail in a mixed-use format.
See also: ED4.A

Action LU1.D

Downtown Specific Plan

Develop a specific plan to guide capital investment, redevelopment and revitalization of the Downtown as the heart of
Richmond. Incorporate key concepts from existing plans, such as the City Center Specific Plan and the Macdonald Avenue
Revitalization Plan, into the specific plan. Include Macdonald Avenue, the Civic Center and the BART station in the planning
area. Incorporate development standards and urban design guidelines in the specific plan.
See also: EC4.A
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GOAL LU1

An Improved Urban Environment
Action LU1.E

Downtown Historic District Designation

Action LU1.F

Station Area Plans

Explore the potential for designating a Downtown Historic District to recognize and communicate the rich history of
Downtown Richmond, and to promote the preservation and reuse of historic properties.
Develop station area plans for major transit stations including the BART Station, proposed ferry terminal and Hilltop Mall.
Revise and update plans already underway to encourage higher-density development within a half-mile of stations; improve
pedestrian, bicycle and transit connectivity; and address parking, safety and congestion.
See also: CR1.K

Action LU1.G

Community Facilities Evaluation

Continue to regularly track and evaluate community facilities including schools, libraries, community centers, human service facilities and associated programs and services. Recommend improvements and identify funding mechanisms and partners in implementation to restore the public library system to its full capacity. Promote best practices in joint-use, universal
access, sustainability, green design and safety. Standardize the use of design guidelines at all public facilities and incentivize
their application at nonprofit and private facilities. Create, maintain, and make available to the public a property and facilities
database that identifies the size, location, physical quality and other attributes of all public facilities, as well as nonprofit and
private facilities. Utilize the database, in conjunction with other studies, to prioritize facility maintenance and improvement
projects.
See also: ED1.D; CF1.A

Action LU1.H

Vacant and Underutilized Sites

Action LU1.I

Ferry Terminal Specific Plan

Compile, maintain, and publish an inventory of vacant and underutilized sites in the City that affect economic and social viability of neighborhoods and contribute physical blight. Include an inventory of large publicly owned sites that may be developed to serve community needs.
Implement the ferry terminal specific plan to develop the area as a higher-density, mixed-use community that includes housing opportunities for a range of household income groups including low to moderate income.
See also: ED8.A
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GOAL LU2

Healthy and Viable Neighborhoods
Policy LU2.1

Mixed-Income and Integrated Neighborhoods

Promote mixed-income development and inclusion of affordable housing units in all neighborhoods. Encourage the integration of market rate housing with affordable units at the project level as well as at the neighborhood level. Affordable housing
units should be located close to community and retail amenities such as parks, full-service grocery stores, local public transit
stops, retail and public services.
See also: HW5.3

Policy LU2.2

Compact Walkable Neighborhoods and Livable Streets

Promote safe and walkable neighborhoods and inter-connected streets through the design of streetscapes, public gathering
places and all types of physical development. Provide pedestrian amenities such as sidewalks and street trees, transit and bike
improvements, lighting and landscaping and appropriate traffic calming measures to ensure a safe pedestrian environment.
Support uses and public space improvements that generate street-level activity, create eyes-on-the-street, provide opportunities for community interaction and encourage a sense of collective ownership of common areas. Encourage mixed-use development that attracts people and facilitates activity throughout the day. Prohibit isolated or gated communities in order to
improve physical connectivity throughout the City, and create incentives to remove barriers in existing gated areas. Maintain
streets to ensure that neighborhoods and streets are safe and well used.
See also: EC4.2

Policy LU2.3

Neighborhood-Serving Retail

Promote local-serving retail and public amenities at key locations within residential neighborhoods. Support development
of small-scale neighborhood nodes that provide a range of neighborhood-serving retail, public amenities and services to
residents within walking distance of their homes. Revitalizing Richmond’s neighborhoods can reduce dependence on cars,
improve access to daily goods and services, promote small business development and increase opportunities for social interaction and reduce crime by increasing street use and natural surveillance.
See also: ED6.3; ED7.4; HW7.2
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GOAL LU2

Healthy and Viable Neighborhoods
Policy LU2.4

Equitable Distribution and Access

Continue to promote equitable distribution of community facilities and infrastructure. Community facilities should continue
to be located near residents in order to serve as neighborhood centers and maximize use. As Richmond grows, facilities will
be sited to accommodate current and future residents. Prioritize the development of new, upgraded or revitalized parks; community facilities such as libraries, medical centers and schools; circulation and safety improvements; and infrastructure in
neighborhoods that are currently underserved, have a high proportion of low-income households, and are impacted due to
high crime and physical blight. Tailor improvements to the specific needs of residents in these neighborhoods.
See also: CF1.2
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Healthy and Viable Neighborhoods
Action LU2.A

Neighborhood Revitalization Plans

Develop revitalization plans for all neighborhoods. Collaborate with community leaders and organizations, neighborhood
councils and neighboring jurisdictions to develop the plans. Identify needed improvements, funding mechanisms and a phasing plan. Actively work to reduce blight throughout the City and promote the upkeep of vacant lots.
See also: HW7.B; CF4.A; EC4.C

Action LU2.B

Streetscape Improvements

Continue to implement streetscape improvements to enhance access, lighting, safety and experience for pedestrians, bicyclists,
transit users, and motorists. Focus improvements in areas with the highest need such as the Downtown, mixed-use corridors,
key intersections, designated pedestrian priority districts and multi-use trails that connect high-density areas of the City to
parks and open space.
Provide universal accessibility improvements, pedestrian-scale lighting and landscaping in streetscape improvements. Explore
the potential for establishing assessment districts for implementing improvements in existing neighborhoods. Explore the
potential for incorporating green street elements into streetscape design such as bioswales, rain gardens, planter strips and
permeable pavement.
See also: CF1.H; CR2.C; HW4.K

Action LU2.C

Public Safety Design Guidelines

Develop and adopt design guidelines that deter criminal activity in neighborhoods, streets and public areas. Include guidelines for the design of play areas, parks, sports facilities, streets and sidewalks, plazas and urban pocket parks, and housing
and commercial sites, among others. Require the early integration of crime prevention strategies such as community policing
in new development and redevelopment projects including the involvement of the Police Department in the review of major
projects in high-crime areas of the City.
Include guidelines for parks and recreation facilities with particular focus on the following five areas: design and orientation
of buildings, restrooms and parking areas; defensible space with no hidden areas or structures that block visibility and natural
surveillance; ownership and control over public space; cameras and other technologies; lighting; and signage.
See also: ED1.A; SN2.A; PR2.C; HW1.H
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GOAL LU3

Expanded Economic Opportunities
Policy LU3.1

Environmentally Progressive Businesses and Industries

Encourage existing businesses and industries to become increasingly environmentally progressive and continue making positive contributions to the community. Encourage businesses and industries to hire locally and to demonstrate reasons for not
hiring local employees. Seek reciprocity in the hiring of Richmond residents in Contra Costa County and other nearby jurisdictions with local hiring ordinances. Encourage businesses and industries to participate in civic life and play a positive role in
the community. Together with regulatory agencies, actively work with local industries to ensure compliance with all applicable
environmental regulations to limit pollution, decrease harmful impacts from emissions and protect the community from environmental hazards.
Promote and encourage new clean and green industries that provide well-paying jobs, revenue and other community and
environmental benefits; support efforts to require existing industries to decrease harmful emissions and impacts; and promote
a mix of uses and a range of activities on industrial land to create jobs and revenue while avoiding conflict between industrial
and non-industrial uses.
See also: HW6.4; ED2.6; EC5.2
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Expanded Economic Opportunities
Policy LU3.2

Local Employment Base

Expand and diversify the local employment base to provide quality jobs for all Richmond residents, especially those that face
barriers to employment such as youth, seniors, the formerly incarcerated, and residents with limited English proficiency.
Richmond’s economy should offer a broad range of quality employment opportunities for current and future residents with
varying degrees of experience, education and training. By expanding and diversifying the local employment base, Richmond
can establish itself as a major employment center in Contra Costa County and along the Interstate 80 and 580 corridors.
Encourage businesses and industries that provide a safe work environment, living wages and benefits, and opportunities for
skill development and advancement. Allow a range of industries and business types including a variety of small and large
firms, established and up-and-coming industries, national and local establishments and employers across a variety of economic sectors including publicly owned and private port facilities.
Support local businesses and entrepreneurs by providing a range of locations and flexible space opportunities including retail
space along commercial corridors and office and light industrial space close to regional transportation infrastructure. Provide
infrastructure improvements and incentives to support residents and businesses in establishing and expanding local enterprises in Richmond. Encourage local businesses to provide a range of quality jobs to residents, maximize and keep revenue in the
City, and respond to community needs for key amenities and services.
Support local businesses and entrepreneurs by encouraging development of a range of locations and flexible space opportunities, including retail space along commercial corridors and office and light industrial space close to regional transportation.
The City may also provide infrastructure improvements and incentives to support residents and businesses in establishing and
expanding local enterprises.
See also: ED2.1; HW6.1

Policy LU3.3
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Recreation and Tourism Industry

Support the emerging recreation and tourism economy by protecting, enhancing and showcasing the natural, cultural and
historic resources and assets. Encourage the creation of tourist-serving amenities and infrastructure in key areas such as
Southern Shoreline, Point Molate and Downtown, and enhance amenities in existing tourist destinations such as Point
Richmond. Expand and complete the Bay Trail to enhance regional connections with Richmond’s shoreline. Support the
development of the southern shoreline as the “Richmond cultural heritage shoreline” to promote economic development in
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Expanded Economic Opportunities
the City while protecting historic and cultural resources and providing opportunities for interpretation, education and recreation.

Policy LU3.4

Efficient and Productive Use of Land

Policy LU3.5

An Economically Viable and Modern Port

Promote the efficient and productive use of industrial and commercial land resources to maximize jobs and revenue.
Encourage the reuse of underutilized vacant or blighted sites that may impact the viability of surrounding uses. Prioritize public investment in catalytic projects in major city centers such as Downtown, Hilltop and the Ford Peninsula in Marina Bay and
the entire Southern Shoreline Area. Support the transformation of the Richmond Port into a 21st century business. Ensure
that all planning and development efforts prioritize the needs of the local community and provide access and benefits for
Richmond residents. This includes job creation and training, and access to recreation amenities and open space.
Encourage growth and modernization of private port businesses and the Port of Richmond. Develop the Ford Peninsula area
in Marina Bay as a working waterfront that supports the Port’s operations and provides opportunities for recreation, housing,
retail and job-generating uses; promote modern and sustainable operations; and preserve historic and cultural assets related to
Richmond’s World War II home front history. Continue to work with state and federal agencies to establish programs that will
reduce or eliminate emissions from ocean going vessels and encourage Port industries to reduce health and environmental
impacts from related rail and truck traffic.
See also: ED8.6

Policy LU3.6

Regional-Serving Retail

Expand and strengthen regional commercial uses to capture retail revenue and provide amenities to Richmond residents. Take
advantage of regional transportation infrastructure to expand commercial development around key freeway interchanges to
develop the Downtown, Ford Peninsula in Marina Bay, Hilltop Area as major destinations for regional commercial uses.
See also: ED6.2

Policy LU3.7

Retention and Modernization of Heavy Industrial Uses

Retain and support the modernization of Richmond’s existing heavy industrial uses and support their continued transition to
cleaner and more energy-efficient operations in order to reduce impacts to human and environmental health.
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Expanded Economic Opportunities
Action LU3.A

Green Business Strategic Plan

Work with local business support agencies and community stakeholders to develop a strategic plan to retain, attract, and
support innovative “green” companies, consistent with City Council Resolution 45-07, which declared Richmond a “Green
Economic Development Area.” Support this effort by monitoring industry trends, assisting commercial brokers in matching
companies with available sites and including a strategic marketing campaign that highlights Richmond’s strengths and strategies to prepare the local workforce for emerging green industries. Work with State and local agencies to develop criteria for
green business certification for new and existing businesses. Seek opportunities to create incentives for existing businesses to
participate in the program.
See also: HW6.A; ED2.D; EC5.A

Action LU3.B

Small-Business Support Program

Develop a coordinated small business development program and continue to explore the expansion of the City’s Façade
Improvement Program to encourage local entrepreneurship. Explore strategies to regularly recapitalize the revolving loan fund
for small businesses located along commercial corridors in Richmond’s economically depressed neighborhoods.
See also: HW6.C; ED2.A

Action LU3.C

Cultural Heritage Tourism Program

Develop a program to promote the cultural and historic resources in Richmond, especially the Rosie the Riveter/WWII
Home Front National Historical Park, Point Richmond and the Downtown. Collaborate with local businesses, the Richmond
Convention and Visitors Bureau, organizations and Chamber of Commerce, the National Parks Service, community organizations and other partners, where appropriate, to develop and implement the program. Consider visitor-serving uses, transportation, marketing and branding.
See also: HR2.A; NP1.E

Action LU3.D

Industrial Agriculture

Provide sites for industrial agricultural uses, and establish zoning regulations for a broad range of mutually supportive uses
within the General Plan Industrial Agriculture designation.*

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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Expanded Economic Opportunities
Action LU3.E

Visitor Services and Facilities

Identify, plan and provide adequate and quality support services and facilities for current and future visitors. Services and
facilities may include accommodation, food, recreation and access.
See also: NP1.G

Action LU3.F

Southern Gateway Specific Plan

Develop a specific plan to guide improvements in the Southern Gateway Change Area. Work with the University of California
and other stakeholders to articulate a vision. The vision should address the need to merge existing and proposed development
into a mixed-use community including education, research and development, light industrial, residential and other sensitive uses. Maintain and improve public access to the shoreline including a mix of uses along the shoreline to activate the area
throughout the day.
See also: ED8.A

Action LU3.G

Retail Attraction

Encourage national and regional retailers to locate along the City’s commercial corridors and nodes. Adapt regional commercial uses into a mixed-use, pedestrian-oriented urban environment.
See also: ED2.F

Action LU3.H

Hilltop Area Specific Plan

Develop a specific plan for the Hilltop Area to guide development of a mixed-use neighborhood and a regional retail destination. As an older indoor shopping center, the Hilltop Mall must compete with newer region-serving power and lifestyle retail
centers in Pinole and Emeryville. A reinvigorated center would allow the mall to draw shoppers from other communities
along the Interstate 80 corridor. Hilltop’s surplus surface parking represents an opportunity for creative consideration of more
contemporary shopping center formats.
Include signage to provide clear directions from the Richmond Parkway, Interstate 80 and surrounding residential areas to
and between the Hilltop Mall, the Hilltop Auto Mall and Hilltop plaza. Include recommendations for streetscape, circulation
and infrastructure improvements that will enhance this area’s ability to attract new residential, office and retail development.
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Expanded Economic Opportunities
Identify strategies to promote local-serving retail in mixed-use projects at major intersections and along commercial corridors.
See also: ED6.A

Action LU3.I

Industrial Lands Retention and Consolidation

Action LU3.J

Industrial Modernization

Action LU3.K

Job Training for Industrial for Agriculture

Action LU3.L

Local Hire Targets

Ensure that industrial uses are consolidated around rail and port facilities and work with existing industrial operators, economists and commercial brokers to remain informed about the future demand for industrial land.
Support heavy industry’s on-going efforts to modernize and upgrade their plants to reduce energy use, increase efficiency and
reduce emissions.
Explore expansion of the City’s job training programs to include skills needed for industrial agricultural uses and cannabis
cultivation and open space and resource management. RichmondBUILD could be specifically charged with taking these programs on if funding can be secured from public and/or private sources, using expertise gained in similar training for workers
in the construction and renewable energy fields.*
Work with Marin Clean Energy (MCE) and other utilities to ensure minimum local hire targets are set for renewable energy
projects and continue to support job training for a renewable energy workforce.*

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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Enhanced Environmental Quality
Policy LU4.1

Richmond Shoreline

Minimize the impacts of development on the shoreline with special attention to intensity, density, and proximity to the water.
Conserve, protect and enhance natural and cultural resources along the Richmond shoreline. Promote a balance of uses along
the shoreline that supports multiple community needs such as economic development, job creation, renewable energy generation, recreation, historic preservation and natural resource protection.*
•

Provide a mix of residential and recreation uses in the Southern Gateway change area; support an active industrial waterfront around the Port and along the Santa Fe Channel; and promote a cultural heritage shoreline west of the Port.

•

Protect and restore wetlands, native habitats and open space; develop shoreline parks and trails to increase public access;
encourage industrial agriculture, recreation and tourism activities, all subject to standards to ensure land use compatibility; and enhance and showcase historic and cultural resources. Prepare, adopt, and implement plans that will to protect
natural and built environments from adverse potential impacts of sea level rise due to climate change.*

See also CN2.2

Policy LU4.2

Open Space and Conservation Areas

Preserve open space areas along the shoreline, creeks, and in the hills to protect natural habitat. Maintain the integrity of hillsides, creeks and wetlands. Protect existing open space, agricultural lands and parks.
See also: CN2.1; HW9.6

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
GOAL LU4

Enhanced Environmental Quality
Policy LU4.3

Habitat and Biological Resources Protection and Restoration

Natural habitat is essential to ensuring biodiversity and protecting sensitive biological resources. Protect these areas and work
with the California Department of Fish and Game, the San Francisco Bay Regional Water Quality Control Board, the East Bay
Regional Park District and other regional agencies to identify areas for special protection and establish appropriate protection
measures for these areas.
Protect resources to maximize the efficacy of natural systems and encourage sustainable development practices and conservation measures to ensure a healthy natural environment.
Protect wetlands from direct and indirect impacts of new and existing development and infrastructure. Ensure that direct and
indirect impacts to wetland habitats are minimized by environmentally sensitive project siting and design.
Protect marshlands and baylands to ensure they are not polluted or damaged from bay filling and dredging.
Protect and restore creek corridors and riparian areas to ensure they function as healthy wildlife habitat and biological areas.
Protect and restore creek corridors and riparian areas by restoring riparian habitat with appropriate vegetation and channel
design; removing culverts and hardened channels where appropriate; improving creek access; avoiding future culverting or
channelization of creeks; and ensuring appropriate and ongoing maintenance.
At a minimum, require mitigation of impacts to sensitive species ensuring that a project does not contribute to the decline of
the affected species populations in the region. Identify mitigations in coordination with the U.S. Fish and Wildlife service, the
California Department of Fish and Game and other regulatory agencies.
See also: HW9.7; EC6.1; CN1.1
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3 Land Use and Urban Design
GOAL LU4

Enhanced Environmental Quality
Policy LU4.4

Toxic and Contaminated Sites

Continue to work with the appropriate local, state, and federal agencies to promote the clean-up and reuse of contaminated
sites to protect human and environmental health. Work with property owners and regional agencies to prevent, reduce or
eliminate soil and water contamination from industrial operations, the Port and other activities that use, produce or dispose
of hazardous or toxic substances. Implement appropriate mitigation measures and clean-up of sites that are known to contain
toxic materials as a condition of reuse. Support the remediation and reuse of large, disturbed sites, such as the Winehaven
complex at Point Molate and the Terminal 4 site at Point San Pablo, into mixed-use centers that provide the maximum benefit
to the community without compromising the integrity of the surrounding natural areas.
See also: CN6.1; ED1.3; HW9.2.
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3 Land Use and Urban Design
GOAL LU4

Enhanced Environmental Quality
Action LU4.A

Waterfront Redevelopment Plans

Action LU4.B

Open Space Plan

Facilitate on-going efforts to plan and redevelop key shoreline areas to fully transform them from blighted areas into resources
and amenities for the community. Promote a balance of uses along the shoreline that supports multiple community needs
such as economic development, recreation, historic preservation and natural resource protection.
Develop and implement an open space plan to enhance public open space in the City. Include strategies for open space in
the hills, along creeks and the shore- line, and in the urban core. Collaborate with the East Bay Regional Park district and the
National Park Service to manage and maintain facilities and programs at regional and national parks.
See also: HW9.O; CN2.E; EC6.A

Action LU4.C

Habitat Conservation Plans

Work closely with Contra Costa County, the East Bay Chapter of the California Native Plant Society (CNPS), and the East Bay
Regional Park district to develop habitat conservation plans. Ensure that these plans identify locations and protect sensitive
habitat including wetlands, marshes, baylands, creeks and open space. The plans should also establish clear mitigation criteria
including no net losses in natural resource acreage, functions or values. The plan should provide for safe wildlife movement by
limiting roadways within habitat areas, creating wildlife passable fencing for existing roadways, incorporating design features
and by creating habitat preserves that are immediately adjacent to each other.
See also: CN1.A; HW9.P

Action LU4.D

Site Remediation

Require property owners to comply with and pay for state and federal requirements for site remediation as a condition for
approving redevelopment on contaminated sites. In collaboration with other government agencies, utilize the Department of
Toxic Substance Control (DTSC) Cortese List to prioritize the remediation of city and non-city-owned property to protect
human and environmental health. Seek state and federal funds to implement the necessary level of clean-up.
See also: CN6.A; HW9.J; ED1.F
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3 Land Use and Urban Design
GOAL LU4

Enhanced Environmental Quality
Action LU4.E

Point Molate Redevelopment Plan

Continue to pursue redevelopment of the ex-Point Molate Fuel Station, the ex-Red Rock Marina, Terminal #4, and improve
conditions at the San Pablo Yacht Harbor. Identify and incorporate opportunities for public open space and recreational facilities. Integrate previous planning efforts including the Point Molate Reuse Plan and San Pablo Peninsula Open Space Study.
See also: ED9.A

Action LU4.F

Shoreline Conservation

Action LU4.G

Open Space Acquisition

Action LU4.H

Land Use Compatibility

Action LU4.J

San Francisco Bay Trail

Adopt zoning regulations for a Shoreline Conservation District to implement the General Plan Shoreline Conservation
Designation, including standards that will minimize impacts to natural resources, wildlife, and aquatic habitat.*
Engage in partnerships for public acquisition of land for open space purposes, including shoreline access, habitat restoration,
and recreational purposes.*
Facilitate development of compatible land uses on privately-owned land, consistent with the General Plan Land Use Diagram,
that will implement the City’s Vision for the North Shoreline. This might include hosting developer forums, engaging in discussions about public access improvements and providing technical assistance.*
Secure completion of the San Francisco Bay Trail through requirements for land dedication and improvements that apply to
private development subject to the Shoreline Overlay Zoning District, and seek funding for incomplete trail segments.*

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Policy LU5.1

A Balanced Mix of Land Uses

Promote a balanced mix of uses in major activity centers, community nodes and gateways, in neighborhood nodes (corner
commercial clusters), and along key corridors as well as in industrial areas. Uses may include diverse housing options, office,
civic, commercial, retail and parks and open space.
In residential areas, the re-establishment of neighborhood nodes allow walkable access to neighborhood retail, services, public
parks and other neighborhood amenities that support the daily needs of residents.
A mix of uses such as business, residential, light industrial, waterfront commercial, and open space will enhance economic
vitality and provide the flexibility needed to adapt to changing economic conditions. Along Richmond’s shoreline, diverse uses
should balance community needs for recreation, interpretation, conservation, historic and cultural preservation with economic development opportunities.

Notes:
*Resolution 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Policy LU5.2

A Mixed-Use Waterfront

Continue to create a dynamic mixed-use waterfront that includes amenities and attractions for residents and visitors. There
are a number of different uses, features and assets along Richmond’s shoreline that can be enhanced to create a series of distinct places along the waterfront.
The San Pablo Peninsula is characterized by large natural open spaces, shoreline parks and beaches, sweeping views of the
San Francisco Bay Area and historic structures. The City will support development on the Peninsula as a regional recreation destination that is well connected to rest of the City and accessible to the greater community. Disturbed sites such as
the Winehaven complex at Point Molate and the Terminal 4 site at Point San Pablo will be remediated and redeveloped into
mixed-use activity centers to serve a broad range of visitors and provide long-term revenue to the City.
The Richmond Port (public and private) is recognized as a productive and important component of the community’s economy
and identity. Many of the adjacent industries embrace high standards and provide high-wage, local jobs. Creative transitions
should be developed between port related activities and potential mixed-used neighborhoods along the waterfront to provide
strong connections, design cohesion and effective buffers where necessary.
The Ford Peninsula in Marina Bay is a gateway to Richmond and an integral part of the City where people work, live and
recreate. The Peninsula’s historic Ford Assembly Plant, open space, connection to the Bay Trail and convenient freeway access
present great potential for developing the eastern portion of the area as an active mixed-use neighborhood that will attract visitors from around the Bay. In February 2006 the City Council passed Resolution No. 15-06 to support and promote the location of the proposed ferry terminal. Ferry transit to San Francisco will enhance the Southern Shoreline’s appeal to residents
and businesses.
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Policy LU5.3

Land Use Compatibility

Minimize conflicts between land uses to protect wetlands, marshlands, and creeks, human and environmental health and
safety, preserve community character and retain job generating activities that have long-term viability. Types, intensities
and ranges of use and development should be compatible with existing uses and should minimize or eliminate conflicts that
adversely impact wetlands, marshlands, creeks, mudflats, public safety, human or environmental health or generate nuisances.
All new development must avoid or mitigate to the greatest extent feasible potential negative impacts such as noise, odors, and
pollution.
Consistent with the City’s Industrial Buffer Zone Ordinance, prohibit the location of residential uses in the area between
Harbour Way South and Marina Way South and between Interstate 580 and Hall Avenue.
Encourage existing larger industries that have surplus land to develop modern industrial parks that could attract new and
existing industries and facilitate a reduction of existing and future land use conflicts.
New development should complement the character and scale of existing neighborhoods, cultural resources, historic structures and landscapes. In particular, existing industrial and residential uses can successfully coexist through well-conceived
circulation and urban design strategies including buffers (which may be in the form of sound walls and/or enclosed buildings
and appropriate transitional habitat zones between wetlands, marshlands, creeks, and mudflats) and transitional uses, rerouting of truck traffic and design components that mark transitions in land use. Similar to other cities that host mixed uses, consider requiring land use covenants for new development in areas where new uses may generate a perception of conflict with
existing uses. Require sufficient visual open space and/or landscaped screening between industrial operations and adjacent
residential or recreational activities in order to create adequate buffers.
See also: ED7.2; ED8.2; SN4.2
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Policy LU5.4

North Richmond Shoreline Development

Guide development in Change Area 12 (Northshore) in a manner that improves the area’s overall image, benefits community
residents, and allows for a reasonable intensity of development and reasonable economic uses of land within a framework of
conservation and public access to the Bay, consistent with the General Plan’s land use designations for this area. Support development that creates jobs for Richmond residents. Protect and enhance the natural resources in the area by ensuring that development is low-intensity and appropriately sited to minimizes its impact on adjacent sensitive shoreline, wetlands, and habitat
areas. Ensure public access to the shoreline by securing completion of the Bay Trail with requirements for land dedication and
improvements for private development for portions of the trail within or abutting a project site.*
Ensure that no buildings are constructed within 100 feet of the shoreline found along Change Area 12 (Northshore), with
exceptions only for small-scale cafes/delis serving Bay Trail users and temporary structures, both of which would also be subject to and require BCDC approval. For the purposes of this policy, “shoreline” shall be conterminous with mean high tide
line. In marshes, the shoreline shall begin at a contour line that is five feet above sea level.*

Policy LU5.5

Point Isabel Land Use Restriction

Consistent with its “Business/Light Industrial” land use designation, continue to accommodate special industrial, educational,
and some commercial and recreational uses, but prohibit any residential development in the Point Isabel area. Prevent any use
from adversely affecting reasonable public access to the shoreline. The reference to “special industrial” is to indicate that there
is a particular concern relative to appearance and land use compatibility of the industrial uses due to the high visibility of the
area and the nature of the adjacent land uses including marshlands.

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Policy LU5.6

Richmond Hills Initiative Area

Consistent with the provisions of the Richmond Hills Initiative described in the discussion of Change Area 17, only allow the
permissible uses listed for this area, subject to the minimum parcel size, maximum floor area, and development envelope restrictions specified. Ensure that the standards for areas of environmental concern and the visual safeguards apply to all uses and development, as appropriate.
See also: CN2.3

			

Goal LU5: Balanced and Compatible Uses
Action
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Lead Responsibility

Supporting Policies

LU5.A

Zoning Ordinance Update

Planning and Building Services

LU5.1, LU5.2, LU5.3, LU5.6

LU5.B

Design Guidelines

Planning and Building Services

LU5.1, LU5.2, LU5.3

LU5.C

Industrial Use Buffers

Planning and Building Services

LU5.1, LU5.3
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3 Land Use and Urban Design
GOAL LU5

Balanced and Compatible Uses
Action LU5.A

Zoning Ordinance Update

Update the Zoning Ordinance to establish development standards and guidelines for all land uses in accordance with the land
use classification system described in this Land Use and Urban Design Element. Promote a place-based approach to encourage mixed-use, pedestrian and transit-oriented development and interface between the public and private realm.
Incorporate reasonable building height and siting adjustments into the comprehensive update of the Zoning Ordinance in
order to protect existing view corridors of the Bay and other features of the regional landscape. Require new development to
preserve the unique opportunities of the shoreline and ridgelines in order to maximize their availability to the public.

Action LU5.B

Design Guidelines

Action LU5.C

Industrial Use Buffers - Expanded Definition

Develop design guidelines and standards for all land uses and development prototypes. The guidelines will build on zoning
codes to promote high-quality design. Guidelines should also address compatibility between new and existing historic structures and districts, residential and adjacent non-residential uses and urban and natural areas.
New industrial uses established adjacent to existing residential or commercial uses shall incorporate measures to minimize
impacts to residential uses such as enclosure of industrial activities in buildings, use of screening for visually unattractive uses,
site design, soundproofing and landscaping. New residential and commercial uses established adjacent to existing industrial
uses shall incorporate measures to minimize impacts to residents from noise, exposure to toxic substance emissions, vibration,
odors and truck traffic. Industrial sites may incorporate supporting office and commercial space if protected to commercial
standards.
See also: ED7.B

Action LU5.D

Design Standards for North Richmond Shoreline Development

Adopt development and design standards for the new zoning districts for Change Area 12 (Northshore) that will implement
the Industrial Agriculture and Shoreline Conservation designations for this area to address site planning, building mass, view
corridors, lighting, landscaping, motorized and non-motorized public access to the Bay, and the setting within a regionally
significant resource conservation and recreation area. Standards will allow for varied building heights to address the needs of
industrial agricultural uses with emphasis on reduced building heights near the shoreline. Resource conservation and buffer
areas will be required.*

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
GOAL LU6

High-Quality and Sustainable Development
Policy LU6.1

Pedestrian and Transit-Oriented Urban Environment

Promote walkability and public transit by encouraging mixed-use, higher-density development close to community amenities. Promote multifamily and mixed-use infill and brownfield redevelopment close to the Richmond BART/Amtrak Station,
Hilltop Area and Marina Bay.
Support increased residential density, commercial intensity and reduced parking requirements in areas well served by transit
while protecting and increasing land dedicated to parks and open space.
Support complete and balanced streets and an expanded multimodal circulation system. Locate medium and high-density
housing and mixed-use development along corridors where improvements to multimodal systems are planned. Require new
development and improvements to include amenities for pedestrians, bicycles and transit users.
Encourage location of new public facilities near primary user groups and existing public transit infrastructure. Encourage new
residential uses near existing schools and community facilities.
See also: GM1.1

Policy LU6.2

Complete Streets

Promote mixed-use urban streets that balance public transit, walking and bicycling with other modes of travel. Support pedestrian and bicycle connectivity by restoring and reinforcing Richmond’s grid-based network of streets with landscaping and
amenities for transit, bicycles, pedestrians, and people with disabilities. Establish a process for modifying streets to support
various modes of travel. Prohibit future construction of projects with long block lengths, cul-de-sacs and gated streets.
See also: HW4.5; CR2.2
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3 Land Use and Urban Design
GOAL LU6

High-Quality and Sustainable Development
Policy LU6.3

A Place-Based Land Use Approach

Utilize a place-based approach to land use. Richmond aims to create distinct places for people that promote community identity, pride and ownership. All parts of the City should respond to the social, cultural and environmental context of the area
and provide a safe and comfortable environment. This General Plan’s place-based approach to land use works in tandem with
Richmond’s Zoning Ordinance to ensure context-appropriate activities and design character in both public and private realms.
The place-based land use approach aligns with the General Plan’s place-based system for streets and trails that tailors street
types to priority modes of travel, surrounding land use, street function and desired character. In addition, the approach works
with the system of parks concept and other General Plan elements to promote high-quality street and park design and influence the overall character and connectivity of public and private spaces throughout the City.

Policy LU6.4

Long-Term Environmental Sustainability

Policy LU6.5

High-Quality Design, Planning and Construction

Promote development standards and land use patterns that encourage long-term sustainability. Support the restoration of natural features such as creeks and wetlands in urban areas and existing neighborhoods as a means of connecting residents with
nature and reversing damage to natural systems. Promote landscaping that incorporates native, drought-tolerant plants and
sustainable maintenance practices and standards. Provide trees on residential and mixed-use streets and green infrastructure
to reduce stormwater runoff. Encourage compact development close to amenities and green buildings to reduce energy use.
Promote high-quality design, planning, construction and maintenance of development and infrastructure projects. Require
higher standards for affordable housing, streetscape improvements and development proximate to local and regional transit,
the shoreline and industrial uses. Provide guidance regarding green building standards, seismic requirements, and pedestrian
friendly design by implementing the Green Building Ordinance. Promote best practices for crime prevention.
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3 Land Use and Urban Design
GOAL LU6

High-Quality and Sustainable Development

3.82

Action LU6.A

Parking Requirements

Action LU6.B

Parking District Assessment

Action LU6.C

Development Standards and Guidelines

|
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Update the Zoning Ordinance to reduce parking requirements and allow off-site parking for developments surrounding transit stations and transit corridors.
Explore the feasibility of establishing parking districts to manage parking needs in commercial and residential areas that are
close to major transit stations. Consider a management authority to regulate the districts.
Update standards and guidelines to encourage high-quality sustainable design.
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3 Land Use and Urban Design

Summary of Implementing Actions
The table presented on the following pages is a tool for guiding implementation of the City’s Land Use and Urban Design Element. Organized by the community’s broad goals, the table provides an overview of policies and implementing actions detailed in the previous section. Each action is linked to a designated
lead responsible party. Related policies are identified in the final column.
Goal LU1: An Improved Urban Environment
Action

Lead Responsibility

Supporting Policies

LU1.A

Infill Development Incentives

Planning and Building Services

LU1.1, LU1.2

LU1.B

Corridor Improvement Plans

Planning and Building Services

LU1.1, LU1.2, LU1.4, LU1.5

LU1.C

Macdonald Avenue Economic Revitalization Plan

LU1.D

Downtown Specific Plan

Planning and Building Services

LU1.1, LU1.2, LU1.4, LU1.5

LU1.E

Downtown Historic District Designation

Planning and Building Services

LU1.2

LU1.F

Station Area Plans

Planning and Building Services

LU1.6

LU1.G

Community Facilities Evaluation

Parks and Recreation

LU1.3

LU1.H

Vacant and Underutilized Sites

Planning and Building Services

LU1.1

LU1.I

Ferry Terminal Specific Plan

Planning and Building Services

LU1.6

City of Richmond as Successor Agency

LU1.1, LU1.2

Goal LU2: Healthy and Viable Neighborhoods
Action

Lead Responsibility

LU2.A

Neighborhood Revitalization Plans

LU2.B

Streetscape Improvements

LU2.C

Public Safety Design Guidelines

Planning and Building Services

Supporting Policies
LU2.1, LU2.2, LU2.3, LU2.4

City of Richmond as Successor Agency

LU2.2

Planning and Building Services

LU2.4
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3 Land Use and Urban Design
Goal LU3: Expanded Economic Opportunities
Action

Lead Responsibility

Supporting Policies

LU3.A

Green Business Strategic Plan

Community and Economic Development

LU3.1, LU3.2, LU3.4

LU3.B

Small-Business Support Program

Community and Economic Development

LU3.1

LU3.C

Cultural Heritage Tourism Program

Community and Economic Development

LU3.3

LU3.D

Visitor Services and Facilities

Community and Economic Development

LU3.3

LU3.E

Southern Shoreline Specific Plan

LU3.F

Retail Attraction

LU3.G

Planning and Building Services

LU3.2, LU3.5

Community and Economic Development

LU3.2, LU3.6

Hilltop Area Specific Plan

Planning and Building Services

LU3.2, LU3.6

LU3.H

Industrial Lands Retention and Consolidation

Planning and Building Services

LU3.2, LU3.5

LU3.I

Industrial Modernization

Planning and Building Services

LU3.1, LU3.4, LU3.5, LU3.7

LU3.J

Job Training for Industrial Agriculture*

LU3.K

Local Hire Targets*

Employment and Training

LU3.2

Community and Economic Development

LU3.2

Goal LU4: Enhanced Environmental Quality
Action

Lead Responsibility

LU4.A

Waterfront Redevelopment Plans

LU4.B

Supporting Policies

City of Richmond as Successor Agency

LU4.1, LU4.2

Open Space Plan

Planning and Building Services

LU4.1, LU4.2

LU4.C

Habitat Conservation Plans

Planning and Building Services

LU4.1, LU4.2, LU4.3

LU4.D

Site Remediation

City of Richmond as Successor Agency

LU4.1, LU4.2, LU4.4

LU4.E

Point Molate Redevelopment Plan

City of Richmond as Successor Agency

LU4.1, LU4.2, LU4.4

LU4.F

Shoreline Conservation*

Planning and Building Services

LU4.1, LU4.3

LU4.G

Open Space Acquisition*

Planning and Building Services

LU4.2

LU4.H

Land Use Compatibility*

Planning and Building Services

LU4.1

LU4.I

Shoreline Cannabis Cultivation*

Planning and Building Services

LU4.1

LU4.J

San Francisco Bay Trail*

Planning and Building Services

LU4.1

Notes:
*Resolution No. 102-18, Adopted December 18, 2108
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3 Land Use and Urban Design
Goal LU5: Balanced and Compatible Uses
Action

Lead Responsibility

Supporting Policies

LU5.A

Zoning Ordinance Update

Planning and Building Services

LU5.1, LU5.2, LU5.3

LU5.B

Design Guidelines

Planning and Building Services

LU5.1, LU5.2, LU5.3

LU5.C

Industrial Use Buffers

Planning and Building Services

LU5.1, LU5.3

Goal LU6: High-Quality and Sustainable Development
Action

Lead Responsibility

Supporting Policies

LU6.A

Parking Requirements

Planning and Building Services

LU6.1, LU6.2, LU6.3

LU6.B

Parking District Assessment

Planning and Building Services

LU6.1, LU6.2, LU6.3

LU6.C

Development Standards and Guidelines

Planning and Building Services

LU6.1, L6.4, LU6.5
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3 Land Use and Urban Design

Regulatory Framework
The Land Use Element relates to several local and
regional, land use initiatives, regulatory agencies
and departments that contribute to planning in
Richmond.

Departments and Agencies
Richmond Planning and Building Services
Department
Richmond’s Planning and Building Services
Department is responsible for approving new
construction, reviewing design proposals and
overseeing long-range planning, including the
implementation of the General Plan. In its regulatory capacity, the Planning and Building Services
Department plays an integral role in managing
growth by promoting compact, urban development
that conforms to the City’s land use goals (http://
www.ci.richmond.ca.us/planning).
Local Agency Formation Committee
The Contra Costa County Local Agency
Formation Committee (LAFCO) is responsible for
overseeing local government boundary change,
including incorporation, annexations and special
district formations. Additionally, LAFCO acts as
a judge in resolving boundary disputes among
governments and communities (www.contracostalafco.org).
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San Francisco Bay Conservation and
Development Commission
The San Francisco Bay Conservation and
Development Commission (BCDC) is a California
State commission dedicated to the protection
and enhancement of San Francisco Bay and to
the encouragement of the Bay’s responsible use.
The BCDC requires permits for filling of the Bay,
dredging the bottom of the Bay and shoreline projects (http://www.bcdc.ca.gov).

mit applications, consistency determinations, and
related matters.
The Seaport Plan promotes the following goals:
•

Ensure the continuation of the San Francisco
Bay port system as a major world port and
contributor to the economic vitality of the San
Francisco Bay region;

•

Maintain or improve the environmental quality of San Francisco Bay and its environs;

Plans and Ordinances

•

Richmond Zoning Ordinance
Richmond’s Zoning Ordinance separates land
uses into specified geographic districts and details
development standards for buildings within districts. The development standards regulate use,
height, lot coverage, setbacks and parking.

Provide for efficient use of finite physical and
fiscal resources consumed in developing and
operating marine terminals through the year
2020;

•

Provide for integrated and improved surface
transportation facilities between San Francisco
Bay ports and terminals and other regional
transportation systems; and

•

Reserve sufficient shoreline areas to accommodate future growth in maritime cargo, thereby
minimizing the need for new Bay fill for port
development.

San Francisco Bay Seaport Plan
The San Francisco Bay Area Seaport Plan is the
product of a cooperative planning effort of the
Metropolitan Transportation Commission (MTC)
and the San Francisco Bay Conservation and
Development Commission (BCDC). The Seaport
Plan constitutes the maritime element of MTC’s
Regional Transportation Plan, and is incorporated
into BCDC’s San Francisco Bay Plan, where it is
the basis of the Bay Plan port policies. The MTC
uses the Seaport Plan to assist in making project
funding decisions and managing the metropolitan
transportation system, and BCDC uses the Seaport
Plan to help guide its regulatory decisions on per-
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(http://www.bcdc.ca.gov/pdf/planning/plans/seaport/)

Macdonald Avenue Economic Revitalization
Plan
The Macdonald Avenue Revitalization Plan is
a conceptual plan adopted in 2004 to provide a
vision and a plan to promote and sustain economic
development along Macdonald Avenue. The Plan
guides long-term development along this corridor.

3 Land Use and Urban Design
Opportunity sites, planning subareas, development
prototypes and streetscape improvements are identified and described in the Plan.

concept involves retaining and reusing many of
the site’s historic buildings and constructing new
buildings and open space areas.

City Center Specific Plan
The City Center Specific Plan, adopted in 2001,
provides land use, circulation and urban design
guidelines for long-term growth in the Downtown
area. The Plan includes policies and guidelines for
the transit village at the Richmond BART station.

Richmond Bay Specific Plan
Adopted in 2016, the Richmond Bay Specific Plan
(RBSP) presents a long-term vision for a 320-acre
portion of Richmond’s Bay, based on community
and stakeholder input. The RBSP focuses on ways
the City of Richmond can capitalize on planned
development at the Richmond Bay Campus as
well as future ferry service and other area assets to
create a sustainable, waterfront community over
time that will provide increased jobs and housing
opportunities, improved transportation options,
and access to entertainment and recreation for
the city and region. The RBSP is divided into four
sub-areas, which can ultimately develop as complete neighborhoods with access to affordable and
quality services, transportation choices, and public
space. In the near term, redevelopment within
Sub-Area 4 is envisioned with a range of research
& development, business, retail, and residential
uses, complemented by new open space areas.

Civic Center Master Plan
The Civic Center Master Plan, adopted in 2003, is
a feasibility study for rehabilitating and replacing
Civic Center structures. The Plan includes recommendations for the City Hall and other civic uses
to be located at the Civic Center. It also outlines a
plan for structures, parking and auxiliary uses on
the site.
North Richmond Shoreline Specific Plan
The North Richmond Shoreline Specific Plan,
adopted in 1993, provides land use, circulation and
design guidelines for the north Richmond shoreline area. The Plan focuses on regulating development and guiding conservation efforts for the area.
Point Molate Reuse Plan
The Point Molate Reuse Plan is a conceptual land
use plan adopted in 1997 to guide long-term civilian reuse of the Point Molate Navy Fuel Depot
site in Richmond. The Plan is intended to expand
Richmond’s economic base, regional presence and
recreation opportunities through the creation of a
new mixed-use neighborhood. The Plan’s overall

Tiscornia Estate Specific Plan
The Tiscornia Estate Specific Plan, adopted in
1986, guides development of a 12.2-acre site in the
Point Richmond area. The Plan provides a program for land use, circulation, and open space as
well as a set of design and development standards
for the area.

Shaping Our Future
Shaping Our Future is a regional planning effort
coordinated by Contra Costa County in 2002. The
outcomes of this effort are intended to be a unified, regional vision and implementation strategies for guiding the next 30 years of growth in
the County. Richmond’s Hilltop Area was used as
a “test site” in a workshop meant to illustrate the
potential for efficient land use. Shaping Our Future
has not been adopted as official City policy.
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Notes
1. Official California Legislative Information
Website. http://www.leginfo.ca.gov/.

Cover Artwork
1. Left: Perspective Drawing for 23rd Street
Form-Based Code by Opticos Design, Inc.
2. Right: Artwork by Steve Hurst, Richmond
Resident
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