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6. Existing Streetscape 
Parts of 23rd Street have already benefited from the City’s streetscape improvement program, 
which has helped to create identifiable boundaries for the street’s retail district.  The existing 
improvements, which have been constructed between University Avenue and Dover Avenue, 
include: Planters with Mexican fan palms, which reflect the City’s Hispanic identity. Sidewalk 
bulbouts at corners and into parking lanes, which provide space for palm trees and make it easier 
for people to cross the street Sidewalks with red-tinted concrete, 
which further distinguish 23rd Street’s commercial district from its 
surroundings 

 
The City has plans to continue the streetscape improvements for an 
additional block south, between Dover Avenue and Market Avenue.  
In addition, above ground utility lines along 23rd Street north of 
Market Avenue have already been moved underground, eliminating 
the visual clutter of aboveground poles and overhead wires.  South 
of Market Avenue, where 23rd Street has aboveground utilities and 
no streetscape improvements, there are few visual indicators of the  
street’s special character or the importance of its retail district. 
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Although the Plan Area attracts many visitors on foot, including 
students walking to and from Dover Elementary School and Helms 
Middle School, the street has very narrow sidewalks, typically no wider than 6 feet.  The street also 
carries large volumes of vehicular traffic.  At various Community meetings, residents of the 
neighborhood have expressed that they feel unsafe when they walk or ride their bicycles along the 
street. Hence, one of the goals of the Specific Plan is to make this a safe, vibrant, and walkable 
commercial strip. 

Existing streetscape at Bush Avenue, 
south of Market Avenue 
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B.    Economics & Demographics 
23rd Street has many thriving businesses, it also has parcels   
that are vacant and/or are occupied by low-intensity busi-
nesses.  These parcels detract from the street’s identity as an 
important commercial corridor. 

 
In order to create a more pedestrian-friendly retail environ-
ment on 23rd Street, redevelopment of the Plan Area’s vacant 
and underutilized parcels should provide vertical mixed-use 
development that includes retail ground floors, with residen-
tial units on the upper floors. 

 
Infill development should be built at densities that support 
transit use and that help create a market for neighborhood-
serving commercial uses.  To help create these densities, new 
buildings should be a minimum of two stories tall, although 
three to four stories is preferred, particularly on corner sites if 
the site can accommodate higher densities. 

 
C.    Demographic Information 
The market area for 23rd Street includes most of the City of 
San Pablo as well as portions of neighboring Richmond. Ac-
cording to the 2000 U.S. Census, the Market Area contains 
24,063 residents living in 7,096 households. The average 
household size in the Market Area is 3.3 persons per house-
hold, which is somewhat larger than the countywide average 
of 2.7. Family households make up 71.9 percent of the Market 
Area, similar to the countywide average of 70.4 percent.  

Mixed-use development 
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Retail Trade Area 
The City has contracted with Buxton LLC to perform a study which is intended to identify specific retailers and 
restaurants that are most likely to consider San Pablo as a potential location. The study revealed the following:  
 
The potential site possesses large numbers of households with a mix of dominant segment households that ap-
peal to a wide variety of retailers and restaurants. The potential site benefits from large traffic counts on Inter-
state 80. Overall, this site is well situated to attract a quality mix of desired retailers and restaurants. 
 
The map below shows a 5 minute drive time to the intersection of 23rd Street & San Pablo Avenue from the 
surrounding area: 
             

                                   
                           Trade Area – Buxton Study 

 
Household incomes are generally lower in the Market Area than in Contra Costa County as a whole. The median 
household income within the Market Area was $38,625 in 2000, compared with $71,905 in the entire county. Also, 
residents of the Market Area are generally younger than county residents; the median age in the Market Area is 29.1, 
compared to 36.4 for the county. 
 
Residential Housing Market (as of April 2007) 

 Lowest Highest Median Average 
San Pablo $340,000 $500,000 $428,750 $428,750 
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The City of San Pablo is working closely with a developer to create a unique mixed-use 
building. San Pablo’s first, eco-friendly project will be located in a viable and critical inter-
section on 23rd Street that serves as a major gateway to the City. This project will serve as a 
catalyst for 23rd Street.  

 

                                   

• Proposed 8,000 SF of Commercial Space 
• Corner Site Ideal for Restaurant 
• 31 Proposed Residential Condominium Units 
• Eco-Friendly Design 
• Rooftop Gardens 
• Two-Story Parking Structure 
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1. County Constraints  
  
At present, 23rd Street carries two lanes of traffic in both directions.  It may be 
appropriate in the future to reduce the number of traffic lanes in order to provide 
space for wider sidewalks, added landscaping or bicycle lanes.  However, a pro-
posed lane reduction would face several challenges: 

♦ 23rd Street is a County Route of Regional Significance, which imposes strict 
requirements on the level of service (LOS) for vehicular traffic.  A lane reduc-
tion would require extensive review. 

♦ Any new street configuration should not degrade AC Transit’s bus service, 
which connects the neighborhood to the Richmond BART station, Contra 
Costa College and other major destinations. 

 
2.    City Codes regulating this area 
 
The City of San Pablo has been working to transform 23rd Street into a lively 
commercial district. In the early 1990’s the City Council adopted a façade im-
provement program for 23rd Street which has been an ongoing economic devel-
opment effort and which was deemed complete in 2006.  The primary focus of this 
program was on creating a viable shopping district with a distinct character through 
improvement of the facades on existing businesses, and by providing potential new 
businesses with renovated space.   
 
In early 2005 the City received a grant for $25,000 from the East Bay Community 
Foundation (EBCF) as part of their Livable Communities Initiative. Funding from 
this initiative is dedicated to assist cities in revitalizing pedestrian transit and com-
mercial corridors.  As a result, the City entered into a Memorandum of understand-
ing with EBCF and jointly dedicated funds to complete a Specific Plan to assist in 
the revitalization efforts for 23rd Street. The Specific Plan is expected to be 
adopted by The City Council in August of 2007. 
 
The Draft 23rd Street Specific Plan modified the City’s development standards, 
including height limits, maximum floor area ratios (FARs) and minimum parking 
ratios for the 23rd Street corridor. Following is a table of those changes:  
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  Existing Proposed 

F.A.R Office 0.75 
Non-office 0.4 

2.5 

Height 40’ 50’ 

Setbacks  No front yard setback 
No side yard setback 
No rear yard setback 

No front yard setback 
No side yard setback 
No rear yard setback 

Density 17 units per acre 
or 

22 units per acre for Mixed 
Use 

Min 30 units per acre 
and max of 55 units per 

acre 

 
 

3. California Department of Fish and Game  
The Plan Area is highly urbanized providing little habitat for wildlife except for those species adapted to human 
habitation, such as starlings, golden crowned sparrows and rock pigeons. The Plan Area has two waterways: San Pablo 
Creek, on the northern boundary and Wildcat Creek that runs through the Plan Area, just south of San Pablo Creek. 
These waterways are known to have biological resources and could act as movement corridors, yet provide limited cover 
due to the proximity of existing urbanization. 

 
The City’s General Plan has several policies that deal with the City’s creeks. Policy ER 1.2 recognizes both the San Pablo 
and Wildcat Creeks as Primary Creeks within the city. Additionally, Policy ER 1.8 regulates new development along 
creeks. Furthermore, under Policy ER 2.1, both San Pablo and Wildcat Creeks are identified as two of the City’s 
significant biological resources. Policy ER 1.24 states that the City shall enhance creek-side habitat areas where feasible 
as a component of any established Creek Linkage and Improvement Program (CLIP). Finally, under policy ER 1.26, 
cluster developments should be encouraged to maximize open space areas and new or enhanced open space areas 
should be located adjacent to existing open space resources to maximize habitat values. 11 The CDFG has jurisdiction 
over any alterations to the bed or banks of San Pablo and Wildcat Creeks under Section 1600 of the State Code. 
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Old Town Association/ Merchants Association 
An association of 23rd Street merchants will be created to ensure that businesses 
seeking to lease or buy space in this commercial corridor will further support the 
goals of this Specific Plan.  The Association would be responsible for reviewing 
business plans of potential businesses seeking to locate in the area and to determine 
whether or not these businesses are consistent with the types of businesses and 
pedestrian friendly retail that this Specific Plan calls for. 
 
The City of San Pablo works closely with the West Contra Costa Business Devel-
opment Center (BDC). The BDC is a non-profit business development agency that 
provides business support services to aspiring and existing small business owners in 
West Contra Costa County. Working together with the BDC, The City of San 
Pablo offers micro-loans up to $50,000 as a tool to promote the retention and at-
traction of businesses that may lack the necessary funding for capital improvement, 
equipment, technology upgrades, and façade improvement. 
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