
CONTRA COSTA COUNTY

AGENDA 

Contra Costa County Planning Commission

30 Muir Road, Martinez6:30 PMWednesday, June 11, 2025

Zoom: https://cccounty-us.zoom.us/j/84769800896 | Call in: (888)278-0254 Access code: 198675

CHAIR: KEVIN VAN BUSKIRK
VICE-CHAIR: Bhupen Amin
COMMISSIONERS:  Jeffrey Wright, Donna Allen, Bob Mankin, Ross  Hillesheim, Sanjiv Bhandari

The public may attend this meeting in person at the above location. The public may also attend this 
meeting remotely via Zoom or call-in. Login information and call-in information is provided below. 
Persons wishing to view the meeting but not participate may view the meeting live online at: 
https://www.contracosta.ca.gov/4314/County-Planning-Commission.
Persons who wish to address the Commission during public comment on matters within the 
Commission’s jurisdiction that are not on the agenda, or who wish to comment with respect to an item 
on the agenda, may comment in person, via Zoom, or via call-in. Those participating in person should 
come to the podium when called upon. Those participating via Zoom should indicate they wish to speak 
by using the “raise your hand” feature in the Zoom app. Those calling in should indicate they wish to 
speak by pushing “#2” on their phone.

All public comments will be limited to 3 minutes per speaker. Public comments may also be submitted 
before the meeting by email at planninghearing@dcd.cccounty.us, or by voicemail at (925) 655-2860. 
Comments submitted by email or voicemail will be included in the record of the meeting but will not be 
read or played aloud during the meeting.

For assistance with remote access, please contact County staff at (925) 494-4516

Any disclosable public records related to an item on a regular meeting agenda and distributed by County 
staff to a majority of the Planning Commissioners less than 96 hours prior to the meeting are available 
for inspection at 30 Muir Road, Martinez, CA 94553, during normal business hours.

The Community Development Division of the Department of Conservation and Development will 
provide reasonable accommodations to those persons needing translation services and for persons with 
disabilities who wish to participate in County Planning Commission meetings. Please contact County 
staff at least 48 hours before the meeting at (925) 655-2860.
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Contra Costa County Planning 
Commission

AGENDA June 11, 2025

Roll Call and Introductions

1. PLEDGE OF ALLEGIANCE

2. PUBLIC HEARINGS

2a. DAVE AND DEANNA TURCOTTE (Appellants) – BHAVANA SHAH, 
TALON DESIGN GROUP (Applicant) – EDWARD ALLEN (Owner), County 
File CDDP24-03056: This is an appeal of the Zoning Administrator’s decision to 
approve a Development Plan to modify Final Development Plan CDDP74-03014 
to allow a 0-foot rear yard (where 15-feet is the minimum required) for a rear deck 
that will be attached to a new single-family residence on a vacant lot. The project 
site is located at 100 Discovery Bay Boulevard in the Discovery Bay area of 
unincorporated Contra Costa County. (Zoning: P-1 Planned-Unit District, -UE 
Urban Farm Animal Exclusion Combining District) (Assessor’s Parcel Number: 
004-490-027) AS

25-2083

Attachment A Findings and Conditions of Approval final
Attachment B Letter of Appeal received on April 15, 2025
Attachment C Maps
Attachment D Site Photos
Attachment E Project Plans
Attachment F Staff Report for the April 7, 2025 Zoning Administrator 
Meeting
Attachment G Agency Comments
Attachment H Request for Public Hearing received on February 13, 
2025
Attachment I Final Development Plan CDDP74-03014
Attachment J PowerPoint Presentation

Attachments:

3. PUBLIC COMMENTS

4. STAFF REPORT

5. COMMISSIONERS' COMMENTS

6. COMMUNICATIONS

THE NEXT MEETING OF THE CONTRA COSTA COUNTY PLANNING COMMISSION WILL BE 
HELD ON WEDNESDAY, JUNE 25, 2025.
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CONTRA COSTA COUNTY

Staff Report

1025 ESCOBAR STREET
MARTINEZ, CA 94553

File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

Project Title: 100 Discovery Bay Boulevard Development Plan

County File Number: CDDP24-03056

Appellants: Dave and DeAnna Turcotte

Applicant/Owner: Bhavana Shah, Talon Design Group (Applicant) / Edward Allen

(Owner)

Zoning/General Plan: P-1 Planned-Unit District, -UE Urban Farm Animal Exclusion

Combining District / RLM Residential Low Medium Density

Site Address/Location: 100 Discovery Bay Boulevard in the Discovery Bay area of

unincorporated Contra Costa County (Assessor’s Parcel

Number: 004-490-027)

California Environmental

Quality Act (CEQA) Status:

Categorical Exemption, CEQA Guidelines Section 15303(e)

Project Planner: Allison Seoane, Project Planner (925) 655-2871

Allison.Seoane@dcd.cccounty.us

Staff Recommendation: Approve (See section II for full recommendation)

I. PROJECT SUMMARY

This is an appeal of the Zoning Administrator’s decision to approve a Development Plan to

modify Final Development Plan CDDP74-03014 to allow a 0-foot rear yard (where 15-feet is the

minimum required) for a rear deck that will be attached to a new single-family residence on a

vacant lot.
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File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

II. RECOMMENDATION

Department of Conservation and Development, Community Development Division (CDD) staff

recommends that the County Planning Commission:

A. DENY the appeal.

B.FIND that the project is categorically exempt from CEQA under Section 15303(e) of the CEQA

Guidelines.

C. UPHOLD the Zoning Administrator’s approval of County File CDDP24-03056, based on

the attached findings and subject to the attached conditions of approval.

D. DIRECT staff to file a Notice of Exemption with the County Clerk.

III. GENERAL INFORMATION

A. General Plan: RLM - Residential Low Medium Density.

B. Zoning: P-1 Planned-Unit District, -UE Urban Farm Animal Exclusion Combining District.

C. California Environmental Quality Act (CEQA): CEQA Guidelines, Section 15303(e), New

Construction of Small Structures, which provides a Class 3 exemption for the construction of

accessory structures like the subject deck.

D. Previous Applications:

1. CDRZ73-1786: A Rezone of land in the Discovery Bay area from A-2 General Agricultural

District and R-100 Single-Family Residential District to P-1 Planned Unit District was

approved by the Board of Supervisors on August 7, 1973. The approval included the

approval of the Preliminary Development Plan for the Discovery Bay area.

2. CDDP74-3014: A Final Development Plan for the RZ73-1786 P-1 area was approved by

the County Planning Commission on June 3, 1975.

3. CDSD78-5353: A Major Subdivision of the P-1 area was approved by the Board of

Supervisors on December 19, 1978. The subject property is Lot 27 of this subdivision,

which was recorded as Tract 5353 on December 21, 1978.

4. CDCV24-00040: A Compliance Review for the review and approval of new single-family

residence on the subject property was approved by the CDD on April 23, 2025. Building

Permit application BIR25-004601 is currently being reviewed by the Building Inspection
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File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

Division for the single-family residence.

IV. BACKGROUND

A. Previous CDCV24-00040 Compliance Review Application: Compliance Review

application CDCV24-00040 for a new single-family residence on the was first accepted by the

CDD on August 14, 2024. The Compliance Review for the residence, without the deck, was

approved on April 23, 2025.

B. Zoning Administrator Decision on the CDDP24-03056 Development Plan: While

processing the CDCV24-00040 application, CDD staff notified the applicant that a

Development Plan was required for the proposed attached deck in the rear yard setback.

Development Plan application CDDP24-03040 was accepted by the CDD on December 19,

2024.

A Notice of Intent to Render An Administrative Decision was sent to property owners within

300 feet of the subject parcel on February 7, 2025. CDD received a letter requesting a public

hearing before the Zoning Administrator (ZA) on February 13, 2025 from Dave and DeAnna

Turcotte, the neighboring property owners at 90 Discovery Bay Boulevard, located adjacent

to and east of the subject property. In the letter, the neighboring property owners requested

an opportunity to discuss the minimum 15-foot rear yard setback.

On April 7, 2025, the CDDP24-03056 Development Plan application was heard by the ZA.

After considering the testimony provided at the public hearing from four persons, including

the owner, the project architect, and the 90 Discovery Bay Boulevard property owners, and

the email submitted by the neighboring property owners, the ZA approved the Development

Plan.

C. Appeal of the Zoning Administrator Decision: An appeal of the Zoning Administrator

decision was filed on April 15, 2025, within the 10-day appeal period by Dave and DeAnna

Turcotte, the 90 Discovery Bay Boulevard property owners.

V. SITE/AREA DESCRIPTION

The subject property is in a 7,200 square-foot vacant parcel on the north side of Discovery Bay

Boulevard near its eastern cul-de-sac. The property and vicinity are in a residential area located

inside of the urban limit line, bounded by Saint Mary’s Bay to the north and surrounded by

single-family residences on all other sides, as shown on the photos in Attachment D. The

applicant submitted Compliance Review application CDCV24-00040 for a new single-family

residence on the parcel. The CDCV24-00040 application was approved by the CDD on April 23,

2025. The proposed deck that requires Development Plan approval to allow a 0-foot rear yard

would be located at the rear of the residence. The rear yard is moderate sloping, with a
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File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

topography that descends towards the water at the rear of the property.

VI. PROJECT DESCRIPTION

The subject property is in the P-1 Planned Unit District regulated by Final Development Plan

CDDP74-3014. Pursuant to Final Development Plan CDDP74-3014 Condition of Approval #6, a

15-foot rear yard is the minimum required. Accordingly, the applicant requests approval of a

Development Plan to modify Final Development Plan CDDP74-3014 to allow a 0-foot rear yard

for a rear deck that will be attached to the new 6,414 square-foot, 2-story single-family

residence on the parcel. The proposed deck would be accessible from the main floor of the

residence and is approximately 1,475 square feet in surface area with an approximate height of

2.5-feet from grade.

VII. APPEAL

An appeal letter from Dave and DeAnna Turcotte, , the neighboring property owners at 90

Discovery Bay Boulevard, was received on April 15, 2025. The appeal letter is included as

Attachment B. The appeal is based on two appeal points, each of which is summarized below

and followed by a staff response.

A. Summary of Appeal Point #1: The single-family residence is located within the slope

control area. This adversely affects views, privacy, reduced sunlight, and reduced property

values.

Staff Response: Development Plan CDDP24-03056 is to allow a 0-foot rear yard for a rear

deck that will be attached to the new single-family residence. The single-family residence

was reviewed under Compliance Review CDCV24-00040 for compliance with the applicable

Conditions of Approval for Final Development Plan CDDP74-03014. CDCV24-00040 was

approved by the CDD on April 23, 2025. The associated building permit application BIR25-

004601 is currently being reviewed by the Building Inspection Division. This building received

Reclamation District 800 approval, and complies with setback and height requirements of

Final Development Plan CDDP74-03014. Which are the R-6 Single-Family Residential District

development standards, including a 20-foot minimum front yard setback, 5-foot minimum

side yard, 15-foot minimum aggregate side yard, 15-foot minimum rear yard, and 35-foot

maximum height or 2.5 story maximum height. The approved residence is 31-feet, 9-inches

tall, and meets all minimum yard and setback requirements.

The proposed location of attached deck in the rear setback is consistent with several

neighboring properties, including the adjacent properties. Moreover, the deck is only 2.5-feet

above grade, conforms to side yard setback requirements, and the only deviation from R-6

standards is in the direction of the water at the rear of the property, where there are no

neighbors immediately located. Furthermore, the deck extends just to the rear property line,

unlike several neighboring properties that include decks that cantilever over the water past
CONTRA COSTA COUNTY Printed on 5/29/2025Page 4 of 6
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File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

unlike several neighboring properties that include decks that cantilever over the water past

the property line. Based on the foregoing, the rear yard deck is not expected to have a

significant effect on views, privacy, sunlight, or property values. As proposed, the deck is

relatively low to the ground, outside of the required side yard setbacks, and compatible with

the character of the neighborhood.

Finally, the slope control area is under the jurisdiction of Reclamation District #800, which is a

separate entity from Contra Costa County. The concerns regarding the single-family

residence within the slope control area should be discussed with the Reclamation District.

Reclamation District #800 has separate review requirements that the project proponent is

responsible to satisfy. Plans with the Reclamation District’s approval stamps were provided

showing that the project received District approval on November 7, 2024.

B. Summary of Appeal Point #2: The 0-foot rear yard should not be allowed as Final

Development Plan CDDP74-03014 requires a 15-foot minimum rear yard.

Staff Response: While the Final Development Plan CDDP74-03014 does not allow for a 0-foot

rear yard for decks that are greater than 18-inches above grade, staff has been able to make

the findings to support a modification to the rear yard development standard of CDDP74-

03014 to allow a 0-foot rear yard. The new rear deck is consistent with the P-1 District as its

design is consistent with other rear decks in the immediate neighborhood. The project is also

compatible with other similar uses in the neighborhood, as there are at least five neighboring

lots with attached rear-yard decks that abut their respective rear property lines on similarly

sloped lots. Therefore, staff finds a 0-foot setback for a rear yard deck attached to a

residence to be consistent with the intent and purpose of the Final Development Plan for this

P-1 Planned Unit District, and is compatible with other uses in the vicinity, both inside and

outside the district.

Staff has also been able to make the findings of consistency with the 2045 General Plan. In

particular, the rear deck is consistent with Guiding Principle #1 of Chapter 3 of the Stronger

Communities Element, in that the rear deck encapsulates Discovery Bay’s waterfront

character by providing access to water from the new residence, and opportunities for

boating and other water recreation activities

VIII. STAFF ANALYSIS

A. General Plan Consistency: The subject property is located within the RLM Residential

Low-Medium General Plan land use designation. The RLM designation allows for a residential

density between 3.0 and 7.0 units per net acre and typically includes detached single-family

homes on lots approximately 6,000 to 15,000 square-feet. The proposed deck will be

ancillary to a proposed single-family residence that will be located on the 7,200 square-foot

lot. The proposed development is consistent with the existing residential land use

designation. The project is also consistent with the guiding principles within Chapter 3
CONTRA COSTA COUNTY Printed on 5/29/2025Page 5 of 6
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File #: 25-2083 Agenda Date: 6/11/2025 Agenda #: 2a.

designation. The project is also consistent with the guiding principles within Chapter 3

Stronger Communities Element of the 2045 General Plan, particularly Guiding Principle #1, in

that a rear deck encapsulates Discovery Bay’s waterfront character by providing access to

water from the new residence, and opportunities for boating and other water recreation

activities.

B. Zoning Compliance: The subject property is located in the P-1 Planned-Unit District

established by Rezone CDRZ73-1786. Development standards for this P-1 District were

established by Final Development Plan CDDP74-3014, including Condition of Approval #6

that requires development to comply with the yard requirements of the R-6 Single-Family

Residential District. The single-family residence will comply with all R-6 setbacks and building

height requirements; however, the proposed deck is within the required 15-foot rear yard

setback. The applicant requests modification of Final Development Plan CDDP74-3014 to

allow the rear yard deck to have a 0-foot rear yard (where 15-feet is the minimum required).

The new rear deck is consistent with the P-1 District as its design is consistent with existing

rear decks in this neighborhood. The project is also considered compatible with other uses in

the neighborhood, as there are at least five neighboring lots with attached, rear-yard decks

that abut their respective rear property lines on similarly sloped lots. Therefore, a 0-foot

setback for a rear yard deck attached to the residence consistent with the intent and purpose

of the P-1 District, and is compatible with other uses in the vicinity, both inside and outside

the district.

C. Sacramento-San Joaquin Delta: The subject property is located within the Secondary

Zone of the Delta, and therefore, not subject to the Delta Stewardship Council’s (DSC) Delta

Plan.

IX. CONCLUSION

The proposed modification of Final Development Plan CDDP74-03014 to allow a 0-foot rear

yard for a deck that will be attached to a new single-family residence on a vacant lot is

consistent with the RLM Residential Low-Medium General Plan land use designation, the

Discovery Bay Guiding Principles, and complies with the intent and purpose of the Discovery Bay

P-1 District. Therefore, staff recommends denying the appeal, and upholding the Zoning

Administrator’s approval of Development Plan CDDP24-03056 to allow the 0-foot rear yard

(where 15 feet is the minimum required) for the deck to be attached to the new single-family

residence, based on the findings and subject to the conditions of approval, which are included

as Attachment A.
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County Planning Commission – June 11, 2025 

CDDP24-03056 Findings and Conditions of Approval 
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FINDINGS AND CONDITIONS OF APPROVAL FOR COUNTY FILE CDDP24-03056: 

BHAVANA SHAH, TALON DESIGN GROUP (APPLICANT), EDWARD ALLEN 

(OWNER) 

 

FINDINGS 

 

A. Development Plan Findings: 

 

In approving a Development Plan in the P-1 Planned Unit District, findings are 

required pursuant to County Code Section 84-66.1804(b) that the proposed project 

is consistent with the intent and purpose of the P-1 District and that it is compatible 

with other uses in the vicinity, both inside and outside the district. 

 

Project Findings: The subject property is located within a Planned-Unit (P-1) District 

established by Rezone CDRZ73-1786. Development standards for this P-1 District 

were established by Final Development Plan CDDP74-3014. The project will modify 

CDDP74-3014 Condition of Approval #6 to allow a 0-foot rear yard setback (where 

15-feet is the minimum required) for a new deck to be attached to a new single-

family residence.  

 

The new rear deck is consistent with the P-1 District as its design is consistent with 

other rear decks in the existing neighborhood. The project is also considered 

compatible with other uses in the neighborhood, as there are at least five 

neighboring lots with attached, rear-yard decks that abut their respective rear 

property lines on similarly sloped lots. Therefore, the Zoning Administrator finds a 0-

foot setback for a rear yard deck attached to the residence consistent with the intent 

and purpose of the Final Development Plan for this P-1 Planned Unit District, and is 

compatible with other uses in the vicinity, both inside and outside the district. 

 

B. California Environmental Quality Act (CEQA) Review Finding: 

 

The project is exempt under CEQA Guidelines Section 15303(e), New Construction or 

Conversion of Small Structures, which provides a Class 3 exemption for new 

accessory structures like the subject deck. There is no substantial evidence that the 

project involves unusual circumstances, including future activities, resulting in, or 

which might reasonably result in, significant impacts which threaten the 

environment. None of the exceptions in CEQA guidelines section 15300.2 apply. 
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CONDITIONS OF APPROVAL FOR COUNTY FILE CDDP24-03056 

 

Project Approval 

 

1. Development Plan CDDP24-03056 to modify Final Development Plan CDDP74-3014 

to allow a 0-foot rear yard (where 15-feet is the minimum required) for a new deck 

to be attached to a new single-family residence, is APPROVED. 

 

2. The Development Plan approval described above is generally based on the 

application materials and project plans accepted by the Department of Conservation 

and Development, Community Development Division (CDD) on December 19, 2024. 

 

3. Any change from the approved plans shall require review and approval by the CDD 

and may require the filing of an application to modify this Development Plan. 

 

Application Costs 

 

4. This application is subject to an initial application deposit of $1,500.00, which was 

paid with the application submittal, plus time and material costs if the application 

review expenses exceed 100% of the initial deposit. Any additional costs due must be 

paid within 60 days of the permit effective date or prior to use of the permit, 

whichever occurs first. The fees include costs through permit issuance and final file 

preparation. Pursuant to Contra Costa County Board of Supervisors Resolution 

Number 2019/553, where a fee payment is over 60 days past due from the date of 

approval, the application shall be charged interest at a rate of ten percent (10%). The 

applicant may obtain current costs by contacting the project planner. If you owe 

additional fees, a bill will be sent to you shortly after permit issuance. 

 

Building Permits 

 

5. No construction is approved with this permit. Any construction at the subject parcel 

will require issuance of building permits from the Department of Conservation and 

Development, Building Inspection Division, prior to commencement of work. 

 

Construction Period Restrictions and Requirements 

 

All construction activity shall comply with the following restrictions, which shall be 

included in the construction drawings. 
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6. The applicant shall make a good faith effort to minimize project-related disruptions 

to adjacent properties, and to uses on the site. This shall be communicated to all 

project-related contractors. 

 

7. The applicant shall require their contractors and subcontractors to fit all internal 

combustion engines with mufflers which are in good condition and shall locate 

stationary noise-generating equipment such as air compressors as far away from 

existing residences as possible. 

 

8. The site shall be maintained in an orderly fashion. Following the cessation of 

construction activity, all construction debris shall be removed from the site. 

 

9. A publicly visible sign shall be posted on the property with the telephone number 

and person to contact regarding construction-related complaints. This person shall 

respond and take corrective action within 24 hours. The CDD phone number shall 

also be visible to ensure compliance with applicable regulations. 

 

10. Unless specifically approved otherwise via prior authorization from the Zoning 

Administrator, all construction activities shall be limited to the hours of 8:00 A.M. to 

5:00 P.M., Monday through Friday, and are prohibited on State and Federal holidays 

on the calendar dates that these holidays are observed by the State or Federal 

government as listed below: 

New Year’s Day (State and Federal) 

Birthday of Martin Luther King, Jr. (State and Federal) 

Washington’s Birthday (Federal) 

Lincoln’s Birthday (State) 

President’s Day (State) 

Cesar Chavez Day (State) 

Memorial Day (State and Federal) 

Juneteenth National Independence Holiday (Federal) 

Independence Day (State and Federal) 

Labor Day (State and Federal) 

Columbus Day (Federal) 

Veterans Day (State and Federal) 
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Thanksgiving Day (State and Federal) 

Day after Thanksgiving (State) 

Christmas Day (State and Federal) 

 

For specific details on the actual date the State and Federal holidays occur, please 

visit the following websites: 

Federal Holidays: Federal Holidays (opm.gov) 

California Holidays: State Holidays (ca.gov) 

 

11. Large trucks and heavy equipment are subject to the same restrictions that are 

imposed on construction activities, except that the hours are limited to 9:00 AM to 

4:00 PM. 

 

ADVISORY NOTES 

 

PLEASE NOTE ADVISORY NOTES ARE ATTACHED TO THE CONDITIONS OF 

APPROVAL BUT ARE NOT A PART OF THE CONDITIONS OF APPROVAL. ADVISORY 

NOTES ARE PROVIDED FOR THE PURPOSE OF INFORMING THE APPLICANT OF 

ADDITIONAL ORDINANCE AND OTHER LEGAL REQUIREMENTS THAT MUST BE 

MET IN ORDER TO PROCEED WITH DEVELOPMENT.  

 

A. NOTICE OF OPPORTUNITY TO PROTEST FEES, ASSESSMENTS, DEDICATIONS, 

RESERVATIONS OR OTHER EXACTIONS PERTAINING TO THE APPROVAL OF THIS 

PERMIT.  

 

This notice is intended to advise the applicant that pursuant to Government Code 

Section 66000, et. Seq, the applicant has the opportunity to protest fees, dedications, 

reservations, and/or exactions required as part of this project approval. The 

opportunity to protest is limited to a ninety-day (90) period after the project is 

approved. 

 

The 90-day period in which you may protest the amount of any fee or imposition of 

any dedication, reservation, or other exaction required by this approved permit, 

begins on the date this permit was approved. To be valid, a protest must be in 

writing pursuant to Government Code Section 66020 and delivered to the CDD 

within 90 days of the approval date of this permit. 

 

12

https://www.opm.gov/policy-data-oversight/pay-leave/federal-holidays/#url=2022
https://www.calhr.ca.gov/employees/pages/state-holidays.aspx


County Planning Commission – June 11, 2025 

CDDP24-03056 Findings and Conditions of Approval 

Page 5 of 5 

 

B. The applicant shall submit building plans to the Building Inspection Division and 

comply with Division requirements. It is advisable to check with the Division prior to 

requesting a building permit or proceeding with the project.  

 

C. The applicant is responsible for contacting the Health Services Department 

Environmental Health Division regarding its requirements and permits.  

 

D. The applicant must comply with the requirements of the Contra Costa County Fire 

Protection District. The applicant is required to submit plans to the Fire Protection 

District for approval.  

 

E. The applicant must comply with the requirements of the Town of Discovery Bay 

Community Services District (DBCSD). The applicant is required to submit plans to 

the DBCSD for approval.  

 

F. The applicant is responsible for contacting Reclamation District 800 regarding its 

requirements and permits. 
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This map is a user generated, static output from an internet mapping application and is intended for reference use only.
Data layers that appear on this map may or may not be accurate, current, or otherwise reliable.

THIS MAP IS NOT TO BE USED FOR NAVIGATION.
CCMap is maintained by Contra Costa County Department of Information Technology, County GIS.

Data layers contained within the CCMap application are provided by various Contra Costa County Departments.
Please direct all data inquires to the appropriate department.
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View north of 100 Discovery Bay Boulevard neighborhood. 
Source: Google Maps accessed 03/17/2025.  
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View south of 100 Discovery Bay Boulevard and vicinity. 
Source: Google Maps accessed 03/17/2025.  
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View west of 100 Discovery Bay Boulevard and vicinity. 
Source: Google Maps accessed 03/17/2025.  
 
 

24

smuraoka
Callout
100 Discovery Bay Blvd.



 
 
Street view northeast of 100 Discovery Bay Boulevard. 
Source: Google Maps accessed 03/17/2025.  
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Department of Conservation and Development 

County Zoning Administrator 

Monday, April 7, 2025 – 1:30.P.M.  

 STAFF REPORT Agenda Item #3a   

  
Project Title: 100 Discovery Bay Boulevard Development Plan 
  
County File: CDDP24-03056 
  
Applicant/Owner: Bhavana Shah, Talon Design Group (Applicant) / Edward Allen 

(Owner) 
  
Zoning/General Plan: P-1 Planned-Unit District, -UE Urban Farm Animal Exclusion 

Combining District / RLM Residential Low Medium Density 
  
Site Address/Location: 100 Discovery Bay Boulevard in the Discovery Bay area of 

unincorporated Contra Costa County (Assessor’s Parcel 
Number: 004-490-027) 

 
California Environmental 
Quality Act (CEQA) Status: 

 
Categorical Exemption, CEQA Guidelines Section 15303(e) 

  
Project Planner: Allison Seoane, Project Planner (925) 655-2871 
 Allison.Seoane@dcd.cccounty.us 
  
Staff Recommendation: Approve (See Section II for Full Recommendation) 

 
 

I. PROJECT SUMMARY 
 
The applicant requests approval of a Development Plan to modify Final Development 
Plan CDDP74-3014 to allow a 0-foot rear yard (where 15-feet is the minimum required) 
for a rear deck that will be attached to a new single-family residence on a vacant lot. 

 
II. RECOMMENDATION 

 
Department of Conservation and Development, Community Development Division 
(CDD) staff recommends that the County Zoning Administrator: 
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A. FIND that the project is categorically exempt from CEQA under Section 15303(e) 
of the CEQA Guidelines. 
 

B. APPROVE Development Plan CDDP24-03056 to modify Final Development Plan 
CDDP74-3014 to allow a 0-foot rear yard (where 15-feet is the minimum required) 
for a rear deck that will be attached to a new single-family residence on a vacant 
lot. 
 

C. DIRECT staff to file a Notice of Exemption with the County Clerk. 
 

III. GENERAL INFORMATION 
 

A. General Plan: RLM - Residential Low Medium Density. 
 
B. Zoning: P-1 - Planned-Unit District, -UE - Urban Farm Animal Exclusion Combining 

District. 
 
C. California Environmental Quality Act (CEQA): CEQA Guidelines, Section 15303(e), 

New Construction of Small Structures, which provides a Class 3 exemption for the 
construction of accessory structures like the subject deck. 
 

D. Previous Applications: 
 

1. CDRZ73-1786: A Rezone of land in the Discovery Bay area from A-2 General 
Agriculture District and R-100 Single-Family Residential District to P-1 Planned 
Unit District was approved by the Board of Supervisors on August 7, 1973. The 
approval included the approval of the Preliminary Development Plan for the 
Discovery Bay area. 

 
2. CDDP74-3014: A Final Development Plan for the RZ73-1786 P-1 area was 

approved by the County Planning Commission on June 3, 1975. 
 
3. CDSD78-5353: A Major Subdivision of the P-1 area was approved by the Board 

of Supervisors on December 19, 1978. The subject property is Lot 27 of this 
subdivision, which was recorded as Tract 5353 on December 21, 1978. 

 
4. CDCV24-00040: A Compliance Review for the review and approval of new 

single-family residence on the subject property was accepted by the CDD on 
August 13, 2024. 
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IV. SITE/AREA DESCRIPTION 

 
The subject property is in a 7,200 square-foot vacant parcel on the north side of 
Discovery Bay Boulevard near its eastern cul-de-sac. The property and vicinity are in a 
residential area located inside of the urban limit line, bounded by Saint Mary’s Bay to 
the north and surrounded by single-family residences on all other sides, as shown on 
the photos in Attachment C. The applicant has submitted Compliance Review 
application CDCV24-00040 for the review and approval of new single-family residence 
on the parcel. The proposed deck that requires approval of a 0-foot rear yard would 
be located at the rear of the residence. The rear yard is moderate sloping, with a 
topography that descends towards the water at the rear of the property. 

 
V. PROJECT DESCRIPTION 

 
The subject property is in the P-1 Planned Unit District regulated by Final Development 
Plan CDDP74-3014. Pursuant to Final Development Plan CDDP74-3014 Condition of 
Approval #6, a 15-foot rear yard is the minimum required. Accordingly, the applicant 
requests approval of a Development Plan to modify Final Development Plan CDDP74-
3014 to allow a 0-foot rear yard for a rear deck that will be attached to a new single-
family residence on a vacant lot. The new 6,414 square-foot, 2-story single-family 
residence is currently being reviewed under Compliance Review CDCV24-00040. The 
deck is accessible from the main floor of the residence and is approximately 1,475 
square feet in surface area with an approximate height of 2.5-feet from grade.  

 
VI. AGENCY COMMENTS 

 
An Agency Comment Request packet was sent on December 19, 2024 to a number of 
public agencies, including Building Inspection Division, Environmental Health Division 
of the Health Services Department, Contra Costa County Fire Protection District, Town 
of Discovery Bay Community Services District, Reclamation District #800, Contra Costa 
Mosquito and Vector Control District, and California Department of Fish and Wildlife 
Region 3. Agency comments received by staff are included in Attachment E. Following 
are summaries of the comments received. 

 
A. Reclamation District #800: The Reclamation District reviewed and approved the 

project on November 7, 2024, prior to the distribution of the Agency Comment 
Request packet. 
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B. Contra Costa Environmental Health Division (CCEHD): On December 24, 2024, the 
CCEHD submitted a letter, stating: “Any abandoned wells (water, environmental, or 
geotechnical) and septic tanks must be destroyed under permit from CCEH. If the 
existence of such wells or septic tanks are known in advance or discovered during 
construction or other activities, these must be clearly marked, kept secure, and 
destroyed pursuant to CCEH requirements.” 
 

C. Contra Costa County Fire Protection District: The Fire Protection District submitted 
an Agency Comment Request form on January 9, 2025, stating that District 
approval is required prior to construction.  

 
D. Town of Discovery Bay Community Services District (CSD): On March 12, 2025, the 

CSD submitted an email stating that it had no comments on the project.  
 

VII. REQUEST FOR HEARING 
 
A Notice of Intent to Render an Administrative Decision was mailed on February 7, 
2025 that included a February 18, 2025 deadline to request a public hearing. On 
February 13, 2025, a request for a public hearing was received from Dave and DeAnna 
Turcotte of 90 Discovery Bay Boulevard, owner of a parcel adjacent to the southeast 
of the subject property. The hearing request is included in Attachment F. The following 
is a summary of the request for hearing comments along with staff responses: 
 
Request for Hearing Comment 1: “The property in question at 100 Discovery Bay Blvd 
is already in the slope control over 8 feet which should not of be approved by rec 800s 
own by laws. (section 2.01 of the SCA) However, after Rec 800 had a public meeting 
that we attended and were told they would need to look into it further they stamped 
the plans the following day without addressing our concern. We still do not agree with 
this decision and are now seeking legal counsel as to our rights and how to proceed.” 
 
Staff Response: Reclamation District #800 is a separate entity from Contra Costa 
County that has separate review requirements that the project proponent is 
responsible to satisfy. Plans with the Reclamation District’s approval stamps (included 
in Attachment E) were provided showing that the project received District approval on 
November 7, 2024. 
 
Request for Hearing Comment 2: “The property owner has over built already and while 
I understand as a builder that wanting to get the max out of their new home it still 
should not come at the expense of their soon to be new neighbors.” 
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Staff Response: The property at 100 Discovery Bay Boulevard is currently a vacant lot. 
(See street view photo in Attachment C.) The submitted plans show that the proposed 
single-family residence is compliant with all setbacks and height restrictions for its 
zoning. The proposed deck is an accessory structure to the residence, and the 
requested modification of Final Development Plan CDDP74-3014 Condition of 
Approval #6 for a 0-foot rear yard is consistent with similar decks on several 
neighboring properties along Discovery Bay Boulevard that will allow access to the 
water, which is in character with the Discovery Bay residential neighborhood. 
 
Request for Hearing Comment 3: “The setbacks are in place and have been for 20 plus 
years and are there to protect the owners of adjoining properties for just this reason. 
It ensures that future building does not block your neighbors’ view or intrude into their 
privacy. If you allow the new building’s deck to intrude into the 15 ft minimum set 
back, then it does just that. In allowing them no setback at all they decrease the value 
of our home, blocks our view and intrude on our privacy.” 
 
Staff Response: Final Development Plan CDDP74-3014 Condition of Approval #6 can 
be modified if the proposed project is compatible with other uses in the vicinity, both 
inside and outside the P-1 District. The guiding principles for the Discovery Bay P-1 
District are to encourage development of its existing vacant lots that remain in kind 
with its waterfront character. This project will allow a new residence to be developed 
on one of the last vacant lots in subdivision Tract 5353 and provide access to the water. 
The project, thereby, follows the existing development pattern for the area. A 
developed lot will increase property values for the area, and as the deck is proposed 
to be 2.5-feet above grade it should not impact privacy or views any more than other 
neighboring properties with comparable rear yards. 

 
VIII. STAFF ANALYSIS 

 
A. General Plan Consistency: The subject property is located within the RLM 

Residential Low-Medium General Plan land use designation. The RLM designation 
allows for a residential density between 3.0 and 7.0 units per net acre and typically 
includes detached single-family homes on lots approximately 6,000 to 15,000 
square-feet. The proposed deck will be ancillary to a proposed single-family 
residence that will be located on the 7,200 square-foot lot. The proposed 
development is consistent with the existing residential land use designation. The 
project is also consistent with the guiding principles within Chapter 3 Stronger 
Communities Element of the 2045 General Plan, particularly Guiding Principle #1, 
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in that a rear deck encapsulates Discovery Bay’s waterfront character by providing 
access to water from the new residence, and opportunities for boating and other 
water recreation activities. 
 

B. Zoning Compliance: The subject property is located in the P-1 Planned-Unit District 
established by Rezone CDRZ73-1786. Development standards for this P-1 District 
were established by Final Development Plan CDDP74-3014, including Condition of 
Approval #6 that requires development to comply with the yard requirements of 
the R-6 Single-Family Residential District. The single-family residence will comply 
with all R-6 yard setback and building height requirements; however, the proposed 
deck is within the required 15-foot rear yard setback. The applicant requests 
modification of Final Development Plan CDDP74-3014 to allow the rear yard deck 
to have a 0-foot rear yard (where 15-feet is the minimum required). The new rear 
deck is consistent with the P-1 District as its design is consistent with existing rear 
decks in this neighborhood. The project is also considered compatible with other 
uses in the neighborhood, as there are at least five neighboring lots with attached, 
rear-yard decks that abut their respective rear property lines on similarly sloped 
lots. Therefore, a 0-foot setback for a rear yard deck attached to the residence 
consistent with the intent and purpose of the P-1 District, and is compatible with 
other uses in the vicinity, both inside and outside the district. 
 

C. Sacramento-San Joaquin Delta: The subject property is located within the 
Secondary Zone of the Delta, and therefore, not subject to the Delta Stewardship 
Council’s (DSC) Delta Plan. 

 
IX. CONCLUSION 

 
The proposed modification of Final Development Plan CDDP74-3014 to allow a 0-foot 
rear yard for a deck that will be attached to a new single-family residence on a vacant 
lot is consistent with the RLM Residential Low-Medium General Plan land use 
designation, the Discovery Bay Guiding Principles, and complies with the intent and 
purpose of the Discovery Bay P-1 District. Staff recommends that the Zoning 
Administrator approve Development Plan CDDP24-03056 to modify Final 
Development Plan CDDP74-3014 to allow the 0-foot rear yard (where 15 feet is the 
minimum required) for the deck to be attached to a new single-family residence, based 
on the attached findings and subject to the attached conditions of approval.  
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12/24/2024

CONTRA COSTA COUNTY DEPARTMENT OF CONSERVATION

Attn: SEOANE, ALLISON

30 MUIR RD

MARTINEZ, CA94565

RE:         CDDP2403056

100 DISCOVERY BAY BLVD

APN: 004 900 027

Service Request #: SR0023880

Dear SEOANE, ALLISON :

Contra Costa Environmental Health (CCEH) has received a request for agency comment regarding the above 
referenced project. See below for our comments grouped by environmental health program:

If an onsite water supply well is used for this project, it must meet current standards, including 
construcƟon, yield, water quality, and setbacks. A hydrogeological study may be required to ensure 
adequate water supply. 

A permit from CCEH is required for any well or soil boring prior to commencing drilling acƟviƟes, including 
those associated with water supply, environmental invesƟgaƟon and cleanup, or geotechnical 
invesƟgaƟon. 

Any abandoned wells (water, environmental, or geotechnical) and sepƟc tanks must be destroyed under 
permit from CCEH. If the existence of such wells or sepƟc tanks are known in advance or discovered 
during construcƟon or other acƟviƟes, these must be clearly marked, kept secure, and destroyed pursuant 
to CCEH requirements.

If this project is not served by sanitary sewer and an onsite wastewater disposal system (sepƟc system) is 
needed for this project, a permit from CCEH is required prior to installaƟon. The new sepƟc system, 
including disposal field replacement area must comply with current standards. Holding tanks for sewage 
disposal are prohibited unless these are owned and maintained by a public enƟty.

For proposed subdivisions/minor subdivisions served by onsite wastewater disposal systems (sepƟc 
systems). It must be demonstrated that each lot can accommodate a sepƟc system meeƟng current 
standards, including disposal field replacement area. 

For proposed subdivisions/minor subdivisions served by onsite private water wells. It must be 
demonstrated that each lot has a water supply well meeƟng current standards, including construcƟon, 
yield, water quality, and setbacks. A hydrogeological study may be required to ensure adequate water 42
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supply.

If the project will require a small public water system, these systems must operate under permit from
CCEH. The water supply (e.g. well) must meet current standards, including construction, yield, water
quality, and setbacks. A hydrogeological study may be required to ensure adequate water supply.

If the proposed lot line adjustment involves properties served by an onsite waster disposal system (septic
system). The new lot configurations must accommodate the septic system(s), including the disposal field
replacement area(s), without conflicting with current standards(e.g., setbacks to property lines).

If the proposed lot line adjustment involves properties served by an onsite water well. The new lot
configurations must not conflict with current standards(e.g., setbacks to property lines).

Horse boarding facilities are subject to the requirements of the Contra Costa County Cleanwater Program,
including routine inspections. The applicant can contact CCEH for details.

It is recommended that the project be served by public sewer and public water wherever possible.
These comments do not limit an applicant’s obligation to comply with all applicable laws and regulations. If the
proposed project is subject to regulation by CCEH, the project tenant must apply for all applicable health permits.
Should you have any questions, please do not hesitate to contact Environmental Health at (925) 608-5500 or
CoCoEH@cchealth.org.

Sincerely,

Kristian Lucas, REHS
Director of Environmental Health
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^^ 2JSZS-QQQO^
CONTRA COSTA COUNTY
DEPARTMENT OF CONSERVATION AND DEVELOPMENT
COMMUNIPf' DEVELOPMENT DIVISION
30 Muir Road
Martinez, CA 94553-4601
Phone: 925-655-2700
Fax: 925-655-2758

AGENCY COMMENT REQUEST
Date

lication currentl under review.

Please submit your comments to:

Project Planner
Grading Inspection

Housing Programs

Telecom Planner

HCP/NCCP Staff

@@_ ___"... COST _
CONSERVATION S DEVELOPMENT

We re uest our comments re ardin the attached a

DISTRIBUTION
INTERNAL

^ Building Inspection
Advance Planning

Trans. Planning

ALUC Staff

County Geologist

HEALTH SERVICES DEPARTMENT

. Environmental Health Hazardous Materials

PUBLIC WORKS DEPARTMENT

Engineering Services Special Districts

Traffic

Flood Control (Full-size)

LOCAL
. Fire District CONTRA COSTA

San Ramon Valley - (email) rwendeKaisnrfire.ca.aov

. Consolidated - (email) fireOcccfpd.orq

. Sanitary DistrictTOWN OF DISCOVERY BAY CSD

. Water DistrictTOWN OF DISCOVERY BAY CSD
City of

School District(s)

LAFCO

. Reclamation District # 80°

12/19/24

Allison Seoane

Phone # (925)655-2871
E-mail allison.seoane@dcd.cccounty.us

County Files CDDP24-03056

East Bay Regional Park District

. Diablo(0^covery Ba^Crockett CSD
MAC/TAC

ImprovemenVCommunity Association

. CC Mosquito & Vector Control Dist (email)

OTHERS/NON-LOCAL

CHRIS (email only: nwic@sonoma.edu)

. CA Fish and Wildlife, Region 3 - Bay Delta

Native American Tribes

ADDITIONAL RECIPIENTS

Prior to Jan. 15, 2025

* ** * *

We have found the following special programs apply
to this application:

Landslide Active Fault Zone (A-P)

. Liquefaction . Flood Hazard Area

60-dBA Noise Control

CA EPA Hazardous Waste Site

High or Very High FHSZ
* ** * *

AGENCIES: Please indicate the applicable code
section for any recommendation required by law or
ordinance. Please send copies of your response to the
Applicant and Owner.

Comments: None Belov Attached

1i T LA^)Q Tfe^LO^^(UT
?^^ To O^c^-PD
^/v ^fe^oT, 6^/%^'^-

JSti&Oc-^o^//iStJ&ac-^o^//

Print Name M ^* E>/>--

Signature

Agency phone # ^~

i^-t<~
DATE

^3^0

REVISED 09/25/2024. TO PRINT MORE COPIES: G:\Current PlanningUUPClAPC FormsVCURRENT FORMS\PLANNING\Agency Comment Request.doc 44
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From: Dina Breitstein
To: Allison Seoane
Subject:
Date:

RE: CDDP24-03056 - 100 Discovery Bay Blvd, Discovery Bay 
Wednesday, March 12, 2025 3:17 PM

Hi Allison,

The Town of Discovery Bay has no comments on the proposed.  

Thank you, have a wonderful day.

From: Allison Seoane <allison.seoane@dcd.cccounty.us> 
Sent: Wednesday, March 12, 2025 1:47 PM
To: Dina Breitstein <dbreitstein@todb.ca.gov>
Subject: CDDP24-03056 - 100 Discovery Bay Blvd, Discovery Bay

Hello Dina,

I am the project planner for this Development Application, County File #CDDP24-
03056.

I wanted to verify if CSD would like to comment.

Please let me know if you have any questions,

Regards,

Allison Seoane, Project Planner

Department of Conservation and Development

Community Development Division

30 Muir Road Martinez, CA 94553

(925) 655-2871

 

Thank you,  
Dina Breitstein MSL, CSDM, General Manager 
| Town of Discovery Bay | Community Service District 
1800 Willow Lake Road•  Discovery Bay, CA • 94505 
(925) 634-1131 phone • (925) 513-2705 fax 
dbreitstein@todb.ca.gov 
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Dave and DeAnna Turcotte 
90 Discovery Bay Blvd 
Discovery Bay Ca 94505 
(925)516-9127 

(AKA:  Turcotte Construction, a Discovery Bay custom home Builder for 25 years) 

February 12, 2025 
RE : Response to Request to remove 15 ft setback for new residence: 

We are formally requesting for a hearing or asking and hoping for a straight denial concerning the 
request to remove the minimum 15 foot setback at 100 Discovery Bay Blvd . 

The property in question at 100 Discovery Bay Blvd is already in the slope control over 8 feet which 
should not of be approved by rec 800s own by laws. (section 2.01 of the SCA) However after Rec 800 
had a public meeting that we attended and were told they would need to look into it further they 
stamped the plans the following day without addressing our concern. We still do not agree with this 
decision and are now seeking legal counsel as to our rights and how to proceed. 

The property owner has over built already and while I understand as a builder that wanting to get the 
max out of their new home it still should not come at the expense of their soon to be new neighbors. 

The setbacks are in place and have been for 2o plus years and are there to protect the owners of 
adjoining properties for just this reason.  It insures that future building dose not block your neighbors 
view or intrude into their privacy. 

If you allow the new buildings deck to intrude into the 15 ft minimum set back than it does just that . 
In allowing them no set back at all they decrees the value of our home, blocks our view and intrudes on 
our privacy. 

We removed a dock that was adjoined to my existing dock that was there for over 16 years. I had the 
original Rec 800 approval and past owners to allow it to be place there, as it was not a permanent 
structure and could be removed at any time so it fell into the floating dock category. I did this as a 
courtesy to them without making it into a lengthily legal battle. I now believe In doing so  it makes them 
think that anything goes and that should not be the case. 

We ask that you please grant our request to keep the 15 ft minimum in effect so to keep and retain the 
look, protection and property values of the Discovery Bay water community as it was meant to do when 
it was originally put in place. 

Sincerely,  
Dave and DeAnna Turcotte 
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FINAL DEVELOPMENT PLAN

DISCOVERY I3AY 3014- 74

I .    INTRODUCTION AND BACKGROUND

II .    GENERAL PLAN

III .    THE FINAL DEVELOPMENT PLAN

IV.    DEVELOPMENT PHASING

V.    SERVICE DISTRICTS

VI .    SUMMARY AND RECOMMENDATIONS

May 9,  1975
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III .    THE FINAL DEVELOPMENT PLAN

The Final Development Plan represents an area consisting of 1, 343
acres,  for the completion of the Discovery Bay Development.    The

proposed land uses of the Final Development Plan generally follow
the delineation of land uses of the previously approved Preliminary
Development Plan.    Increases in the allocation of land uses are:
multiple family residential,  the community center recreational fa-
cilities ,  an additional school,  site,  and the area of the golf course,
roads and utilities .    Correspondingly,  there has been a reduction
in acreage devoted to single family residential,  the area of marinas
and clubhouse facilities ,  neighborhood parks and water areas.

The various uses proposed with the Final Development Plan and the
change in acreage from the Preliminary Development Plan is indicated
by the following table:

Pre.  Dev.  Plan Final Dev.  Plan Acreage
Land Use December 1,  1972 3014- 74 Change

Single Family 38S*  ac.       325 ac.      60
Multiple Family 50 100 S0

Shopping 4 Offices 15 15

Highway Commercial 30 3S S

Marinas ,  Clubhouse
79

Related Uses 69 10

Community Center  $
Recreation Facilities

1 14 13

Schools 11 20 9
Sewage Treatment Plant

20 24 4Maintenance  $  Water Supply

Golf Course  &  Related

Open Space
200 230 30

Parks 40 23 17
Water Areas 388 358 30

Roads  $  Road Medians 124 130 6

TOTAL 1 , 343 ac.       1, 343 ac.

Includes area previously shown as regional park and an area designated
for houseboats ,  a total of 35 acres.

The major portion of the single family and multiple family residential
areas are designed with water orientation.    A lessor portion is pro-
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posed within and related to the golf course development .    The multi-

ple housing is mostly of  " townhouse"  design for individual ownership,
and the number of units has been increased by more than 300 from the
Preliminary Development Plan.    There has been an overall decrease
of 93 residential units from the Preliminary Plan,  shown with the
following table:

Pre.  Dev.  Plan Final Dev.  Plan

December 1,  19.72 3014- 74 Change

Single Family 2, 250 lots 1, 830 lots 420 lots
Multiple Family 750 units 1, 083 units 333 units

TOTAL 3, 006 lots 2, 913 lots  $       -93 lots  &
units units units

Acreage for commercial use has not increased appreciably.    More logi-

cal boundaries have been finalized for those areas adjacent to High-
way 4.    Approxiamtely one- half acre for fire station facilities has
been included within the Highway Commercial area at Discovery Bay
Boulevard and Clipper Drive.    Community shopping located toward the
center of the project has been modified to allow for the redesign
of the golf course.

The overall area for marinas- clubhouse and related facilities has
been reduced approximately 10 acres less than the 79 acres of the
Preliminary Development Plan.    Included are :    public and private
marinas- harbors and accessory facilities,  marina related commercial
uses and harbormaster facilities,  the proposed clubhouse and recre-
ational facilities,  and a S6 unit  " lanai"  ( transient residential
complex) .

An additional school site of 9 acres and private recreational facil-
ities of 13 acres has increased the area for these uses from 12 acres
of the preliminary development to 34 acres on the Final Development
Plan.

The golf course and related open space has been redesigned and its
area increased 30 acres.    The Preliminary Development Plan indicated
7 neighborhood parks having a total of 20 acres .    One 2. 25 acre neigh-
borhood park is proposed with the Final Development Plan.    The reduc-

tion of neighborhood parks is compensated by the increase of other
open space and the provision of private recreational facilities .

The road circulation pattern for the development has not significantly
changed from the Preliminary Development Plan.    Three roads,  Harbor

Point Drive,  Discovery Bay Boulevard,  and Channel,  intersect State
Highway 4,  and serve as collector roads within the interior of the
development .    It will be necessary to phase the improvements of High-
way 4 with the on- going development of the project.    Traffic studies
have been submitted and reviewed by the Public Works Department.

49



3014- 74
Page 7

Supporting exhibits and reports submitted with the application for
Final Development Plan.

Plans  $  Drawings :

Final Development Plan  ( revised 3/ 10/ 7S)

Boundary Map Survey

Street Lane  $ ` Right- of- Way Requirements

Grading,  Drainage  $  Levees

Sanitary Sewers

Water Distribution

Phasing Plan

Street Tree Plan

Park  &  Open Space Responsibilities

Town House Village,  Site Plan,  Elevations  $  Floor Plans

Golf Course Clubhouse,  Harbormaster,  Marina  $  Lanai Complex

Golf Course Development

Park Studies and Recreation Center

Island Parks in Willow Lake

Shopping Center f,  Commercial Development Studies

Tentative Subdivision flap of Golf Course Area

Reports :

Traffic Report  $  Updated Amendments

Market Analysis

Water Quality Management Report

Appendix to Final Development Plan
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3014- 74 Page 9

CONDITION S.    The Final Development Plan shall include provisions
for two elementary schools.

Two school sites have been designated with the Final Development
Plan.

CONDITION 6.    The minimum lot size for single- family residential
lots shall be 6, 000 square feet.    The yard requirements shall com-
ply with the R- 6 Single- Family Residential District.   All lots shall

be 60- foot wide at the building setback line.

All lots appear to be 6, 000 square feet or larger,  in area.    Most

cul- de- sac lots do not have 60 feet in width at the building setback
line.    It is necessary to have the sufficient width at the setback
line to provide building site area for a typical house.    Tentative

subdivision maps should be submitted in conformance with this require-
ment.

CONDITION 7.    The . Multiple- Family Residential,  as shown on the plan,
shall not exceed a density more than 12 units per net acre.

Density of areas of attached housing,  shown on the Final Development
Plan,  is 12 units or less per net acre.    The combined overall den-

sity multi- residential density for the project is 11 units per net
acre.

CONDITION 8.    The houseboat area,  as shown on the Preliminary Devel-
opment Plan,  shall be subject to further study and review and the mat-
ter of whether or not the area shall remain as a part of the plan
for Discovery Bay shall be finalized at the Final Development Plan
submittal .

The proposed houseboat area shown on the Preliminary Development
Plan along the west side of harbor Point Road has been changed to
single family use.

CONDITION 9.    The area designated as  " Regional Parks"  on the Prelim-
inary Development . Plan shall be further studied and reviewed and
finalized at the Final Development Plan submittal .

The concept of a regional park within the development has been elim-
inated.    The area,  now shown as single family residential,  was located
at the end of Anchor Drive at the westerly side of the project.

CONDITION 10.    The golf course subdivision concept is desirable,  how-

ever,  more detailed planning of the course and units surrounding the
course is required to determine its acceptability from a design con-
sideration.    The fairway width,  number of street crossings by golfers
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CONDITION 16.    Landscaping and irrigation facilities for median and

traffic islands in the streets shall be indicated on the Final Devel-
opment Plan.

A street tree plan has been submitted with the Final . Development
Plan.    Detailed design of medians and traffic islands are to be sub-
mitted when individual tracts are developed.

CONDITION 17.    The development plan shows parks,  golf course,  median
island,  roadside plantings,  and other common or park- like areas as-
sumed to be at least quasi public.   A complete study and details of
the purpose and function of each of these areas and how they are to
be constructed,  managed and maintained must be made.

Plans for development of the golf course and proposed parks have
been submitted.

CONDITION 18.    Access to water area by the public as required by the
Subdivision Map Act,  shall be clearly identified.

Public access to the water area is provided in the commercial mar-
ina area.

CONDITION 19.    The responsibility for maintenance of levees,  water

quality,  drainage,  parks,  parkways,  median islands and other public
or quasi public functions shall be clearly identified and,  in the
case of dual responsibility,  the function clearly assigned  ( e. g.
Flood Control and Reclamation District #800 with regards to levees
and drainage responsibility) .

Reclamation District  # 800 has notified Flood Control of its readiness
to accept responsibility for the levees and terminal drainage facil-
ities as each tract is recorded.    County Service Area M- 8 is respon-
sible for maintenance of public parks,  median and traffic islands .
The common open space areas adjacent to residential development will
be maintained by a homeowners '  association.    The responsibility and
maintenance for the golf course and related open spaces will be Dis-
covery Bay Corporation.

CONDITION 20.    All of the details concerning the water distribution
treatment system,  sewage treatment,  and collection system are subject
to review and approval of the Contra Costa Sanitation District No.  19.

This information has been submitted.    As the individual tracts are

developed,  detailed plans will be submitted to Contra Costa County
Sanitation District No.  19 for approval and acceptance.

54



3014- 74 Page 12

CONDITION 21 .    The traffic report should address itself to the neces-

sity and need for traffic signals at the points of highest congestion.
It would appear that signals will be needed upon completion of the
development at the intersection of the State Highway and locations

C"  and  " D"  ( Discovery Bay Boulevard and Channel Road) .    ( See below)

Traffic report submitted.

CONDITION 22.    With the filing of the Final Development Plan,  the
traffic analysis report shall be expanded to assign street widths
to the major collector streets within the project.    It appears that
some of. the major collector streets shall be four- lane roads.    ( See
below)

Traffic report submitted.

CONDITION 23.    All intersections at State Highways shall be channel-
ized with left- turn medians.    Intersections such as  " B" and  " C"

Harbor Point and Discovery Bay Boulevard)  shall not be spread so
far and divided so as to present points of double conflict.    Details

of these intersections shall be worked out with the Public Works
Department.

Traffic report submitted.

CONDITION 24.    Sidewalks will be required on all streets.

Sidewalks are to be provided on both sides of all streets with ex-
ceptions requested where it is proposed to provide a golf cart path
on one site of the street in lieu of sidewalk,  fronting:    the east-

erly side of Discovery Bay Boulevard between Augusta Drive and Willow
Lake Road;  the northerly side of Pi.nehurst Drive and Augusta Drive
between Discovery Bay Boulevard and Riverlake Road;  and the easterly
side of Channel Road between Prestwick Drive and Channel Court and
along the southerly side of Channel Court to golf clubhouse.

CONDITION 2S.    All development plans,  ingress,  egress,  signalization,
construction,  etc.  involving State Highway No.  4 shall be subject
to State of California review.

The submitted traffic report addresses the various problems of left
turn lanes,  channelization,  and signalization.    All work within the

right- of- way of State Route 4 will be subject to the regulations of
the State Division of Highways.

CONDITION 26.    With the filing of the Final Development Plan,  the
developer shall submit a phasing plan for the development of the
projects.    In this plan,  special attention must be given to the de-
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velopmen. t of parks and collector streets to assure completion prior
to building permit issuance and to be in proper sequence with the
development of the project.

A phasing plan has been submitted.    The applicant proposes to pro-
vide continuous access and a second access as soon as possible.
Development of the golf course is proposed during the early phasing.
It will be necessary to phase the improvements of Highway 4 with the
on- going development of the project.

CONDITION 27.    The lots adjacent to the third fairway and the sewage
disposal plant shall be eliminated from the plan as submitted.

Lots easterly of Channel Road have been eliminated with the Final
Development Plan.

CONDITION 28.    The development of the Highway Commercial,  Retail
Business,  Business and Professional Offices and any gas stations
as shown on the plan,  is subject to review under the Final Develop-
ment Plan,  complete plans for construction and landscaping must be
submitted for review and approval .

Detailed plans for Highway Commercial are proposed to be submitted
as each site is developed.    A market analysis has been submitted
for the overall Commercial Development.    The proposed uses at High-
way 4 and Discovery Bay Boulevard include:    restaurant,  bank,  title

office,  offices,  shops,  and fire station.

CONDITION 29.    A street tree planting program shall be a part of the
Final Development Plan.

A street tree plan has been submitted.

CONDITION 30.    The location of a civic or community center shall he
included in the Final Development Plan.

A site for a community center has been included in the Final Devel-
opment Plan.

CONDITION 31 .    Approval of this proposal is based upon the aforesaid
maps as modified by these conditions.    However,  each segment of this

proposed development shall be subject to further review when the
Final Development Plan is submitted.    it may be that additional re-

quirements,  conditions or modifications may be specified following
review of the Final Development Plan.    The conditions in this approval

strove to give direction to the applicant in preparation of the Final
Development Plan.
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Background 5

5

■ August 14, 2024 – County File CDCV24-00040 for the review and 
approval of new single-family residence on the subject property was 
accepted by the Department of Conservation and Development (DCD) 
where it was determined that the rear deck required approval of a 
Development Plan to allow a 0-foot rear yard.

■ December 19, 2024 – County File CDDP24-03056 was accepted by 
DCD and deemed complete.

■ February 13, 2025 – Dave and DeAnna Turcotte, property owners of 
90 Discovery Bay Boulevard, submitted a letter requesting a public 
hearing during the notice of intent to render an administrative 
decision for County File CDDP24-03056.

■ April 7, 2025 –Zoning Administrator approved County File CDDP24-
03056. 

■ April 15, 2025 – Dave and DeAnna Turcotte, filed their appeal of the 
Zoning Administrator’s decision. 
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Project Description

■ A Development Plan to modify Final Development Plan CDDP74-

03014 to allow a 0-foot rear yard (where 15-feet is the minimum 

required) for a rear deck that will be attached to a new single-family 

residence on a vacant lot. 

■ The deck will comply with side yard standards as set forth by 

CDDP74-03014 (5-foot minimum side yard, 15-foot aggregate side 

yard). 

■ The deck is approximately 1,475 square-feet in surface area with 

an approximate height of 2.5-feet from grade.

■ The new 6,414 square-foot, 2-story single-family residence is 

currently approved under Compliance Review CDCV24-00040. 
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10AERIAL SITE PHOTO 66



Summary of Appeal Points

As the basis for their appeal, the appellants mentioned the 
following concerns:

– The location of the single-family residence being within the slope 
control area.

– The impacts on views, privacy, sunlight, and property values as a 
result of the single-family residence.

– The zero-foot rear setback for the attached deck not complying 
with the original conditions of Final Development Plan CDDP74-
03014.
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Staff Responses
■ The single-family residence was approved under Compliance Review CDCV24-00040 and 

is currently being reviewed by the Building Inspection Division under County File BIR25-
004601. 

■ As required by Final Development Plan CDDP74-03014, the residence will comply with R-
6 Single-Family Residential District development standards, which sets a 20-foot 
minimum front yard setback, 5-foot minimum side yard, 15-foot minimum aggregate side 
yard, 15-foot minimum rear yard, and 35-foot maximum height or 2.5 story maximum 
height. The approved residence is 31-feet, 9-inches tall where the maximum height 
allowed is 35-feet, and otherwise meets all minimum yard and setback requirements.

■ The attached deck being located in the rear setback is consistent with several 
neighboring properties, including the adjacent properties, is relatively low to the ground 
as it is only 2.5-feet above grade, conforms to side yard setback requirements, and is only 
deviating from R-6 standards in the direction of the water at the rear of the property, 
where there are no neighbors immediately located. Therefore, the rear yard deck should 
not have a significant effect on views, privacy, sunlight, or property. 

■ The slope control area is under the jurisdiction of the Reclamation District. The 
Reclamation District #800 is a separate entity from Contra Costa County that has separate 
review requirements that the project proponent is responsible to satisfy. Plans with the 
Reclamation District’s approval stamps were provided showing that the project received 
District approval on November 7, 2024.
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Staff Recommendation
Staff recommends that the County Planning Commission:

■ DENY the appeal by Dave and DeAnna Turcotte.

■ FIND that the project is categorically exempt from CEQA under Section 

15303(e) of the CEQA Guidelines.

■ UPHOLD the Zoning Administrator’s approval of County File CDDP24-

03056 to modify Final Development Plan CDDP74-03014 to allow a 0-

foot rear yard (where 15-feet is the minimum required) for a rear deck 

that will be attached to a new single-family residence on a vacant lot.

■ DIRECT staff to file a Notice of Exemption.
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THANK YOU
Questions ?
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