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1 INTRODUCTION

This Specific Plan for the East Lone Tree Specific Plan Area (ELTA) in Antioch, California provides a
comprehensive set of plans, design standards, public improvements, and implementation programs,
to ensure the orderly development of ELTA in conformance with the City of Antioch General Plan
and other adopted policies.

The City of Antioch adopts this Specific Plan pursuant to procedures set forth in Article 8, Sections
65450 through 65457 of the California Government Code. These provisions require that a Specific
Plan must be consistent with the adopted General Plan of the jurisdiction within which the Specific
Plan is located, and that all zoning regulations, subdivisions, and public works projects within the
Specific Plan area must be consistent with the Specific Plan.
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1.1 SITE DESCRIPTION

ELTA is comprised of roughly 800 acres at the southeast corner
of the City of Antioch. It is bounded by Lone Tree Way on the
south; Empire Ave and the SP railroad on the east; the Contra
Costa Canal on the north; and existing residential subdivisions to
the west.

The northwest portion of ELTA consists of low rolling hills, with
a flat plain along the eastern and southern edges (Fig 1.0). The
hilly portion is bisected by a ridgeline, with elevations 100-175'
above the plain; it offers views of both Mt Diablo to the south-
west and the San Joaquin River Delta to the northeast.

Unincorporated agricultural lands abut ELTA to the south and
east. To the northeast lies a mix of agricultural and low-densi-
ty residential uses at the periphery of the unincorporated com-
munity of Oakley.

Land use within ELTA is almost entirely agricultural, with a
few farm residences. The flat plain and lower hills are used for
orchards and row crops; the upper hills have been used for
grazing and hay production. An operations center and storage
tanks for the Oakley and Contra Costa Water Districts are locat-
ed at the northwest corner of the site, and a PG&E pipeline ease-
ment runs along its entire western border.

Antioch Creek, an improved flood channel, runs through ELTA
and empties into Lindsey Detention Basin at the northeast cor-
ner. The county plans to relocate and enlarge both the creek and
the basin in conjunction with other infrastructure improvements
in ELTA.

Lands to the west and north are within the Antioch city limits.
‘The entire western border of ELTA is abutted by approved resi-
dential subdivisions, consisting of detached homes on lots aver-
aging 5 u/a. Some are already completed; others are presently
under construction.

Figure 1.0. Existing topography.
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Figure 1.1, Lxisting parcelization.
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These subdivisions not only establish the land use context along the western
boundary of ELTA, but also fix the entry points of roads (Laurel Rd, Canada
Valley Rd, Country Hills Dr) which serve ELTA from the west. They include
two open space reserves which abut ELTA, and influence the location and
configuration of open space within ELTA itself. A future elementary school
site has also been designated near the southwest corner of ELTA (Fig. 1.1).

Lands to the south and east of ELTA are unincorporated and are therefore
subject to the county General Plan. Most of the land south of ELTA is desig-
nated agricultural, with the parcels around the southeast corner designated
for very low density residences (< 0.9 u/a). The remaining segment of the
ELTA eastern border adjoins lands designated for low (1.0-2.9 u/a) to high
(5.0-7.2 u/a) density single family residences.

1.2 RELATIONSHIP TO GENERAL PLAN

This Specific Plan is consistent with the Antioch General Plan, and, in partic-
ular, with the goal of creating a more balanced community in terms of resi-
dential and employment uses. The General Plan states:

[ELTA] should be developed for employment-generating uses...While
some residential uses are merited in the more hilly western area, the
majority of land should be set aside for future suburban type business
parks that encompass major offices and light industrial uses developed in
accordance with high design standards.

The General Plan identifies a new employment center as the primary land
use in ELTA, and this goal is supported by other, more general policies for
employment development.

South of Highway 4..light industrial uses are not encouraged unless
these are of very low intensity...The emphasis south of Highway 4 shouid
be on administrative offices and research and development.'

This Specific Plan utilizes the Employment designation for all land devoted
to employment uses within ELTA. This flexible designation allows a wide
range of office, research and light industrial uses, and includes stringent
design standards.
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1.3 RELATIONSHIP TO ZONING

The provisions of Section 3, Land Use and Section 8, Design Standards in
this Specific Plan supersede Zoning Ordinance Sections C.1, C.2, C.3, C4a,
C.4b, and C.5 for development within ELTA. Zoning Ordinance Sections
Cdc, C.6,C.7, and Section D in its entirety, remain in force for ELTA, and are
incorporated herein by reference.

The specific procedures for securing developiment approvals under this Specific Plan
are described in Section 9, Implementation.

1.4 PLANNED PROJECTS

There are several major public works projects already underway in ELTA,
which strongly influence both the timing and nature of its future development.

* Route 4 Byrass. The proposed Route 4 Bypass is key to the future of
ELTA, and is so recognized in the Antioch General Plan. The city has
long envisioned ELTA as a major employment center; however, this goal
depends on the access the proposed Bypass would provide. The
General Plan states:

Premature encouragement of urbanization in this area could result
in suboptimal development of land...The development of this area is
largely dependent on the Route 4 Bypass.

The Route 4 Bypass is planned ultimately as a 4-lane expressway, with a
250’ right-of-way. Grade-separated interchanges would occur at Laurel
Road and at Lone Tree Way. The Laurel interchange would be a partial
cloverleaf; the Lone Tree interchange is planned as a spread diamond
interchange, with room to expand to a partial cloverleaf should traffic
warrant it in the future.

The timing of the 4-lane expressway is uncertain, but it would not occur
until funds are also to available to construct a complete interchange with
Route 4. As an interim phase, a 2-lane expressway, with at-grade inter-
sections and a partial interchange at Route 4, may be built within the
Bypass right-of-way. (Section 5, Circulation)

The Route 4 By pass shall not be part of any private toll road.

OT11ER RoADs. The General Plan indicates Laurel Road as a future arteri-
al from Hillcrest Road to the eastern boundary of ELTA and beyond.
The route includes bridges over the expressway and the SP railroad
tracks. Lone Tree Way is planned to be widened from two to six lanes
west of the Bypass, and from two to four lanes east of the Bypass. Also
proposed, but not shown in the General Plan, is Sunset Drive, a new
arterial through the employment center proposed in this Specific Plan.
(Section 5, Circulation)

FLoobp CoNTRrOL. In anticipation of future development in ELTA, the
county has prepared plans to realign the creek and to increase the
capacity of both the creek and its detention basin.

The new creek would occupy a right-of-way of +180'. Under normal
conditions, only the 40" wide low-flow channel would contain water; the
channel may meander within the right-of-way to create a 'natural’ look.
The balance of the creekway may be landscaped and utilized for paths,
trails and open space.

The county has prepared a preliminary concept study of the proposed
new detention basin. Under normal conditions, most of the basin would
be usable for playfields and other aclive recreation. The concept study
reserves a *9 acre site at the southeast corner of the property as the
future site of a county judicial center, and another +6 acre site along the
northern edge of the property for a future office project.

The design implications of the proposed creek and detention basin are
presented in Section 4, Open Space .

Los VAQuEROS PIPELINE. The future pipeline from Los Vaqueros
Reservoir will run along the east side of the Bypass right-of-way. The
pipeline requires an easement 125" wide; the surface above the pipeline
may be utilized for other compatible uses, such as open space or surface
parking, but not for structures which would interfere with service access
to the pipeline.
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This Specific Plan is based upon a comprehensive
urban design concept for ELTA as a whole. The ele-
ments of this urban design concept are described in
detail in the following sections:

SECTION 3: LAND Usg

SECTION 4: OPEN SPACE
SECTION 5: CIRCULATION
SECTION 8: DESIGN STANDARDS

There are, however, several larger ideas which run
through all these elements, and provide the 'frame-
work' for the design concept.

2.1 OPEN SPACE SYSTEM

Open spaces are far more valuable as public ameni-
ties when they offer a variety of experiences. ELTA
has been designed around a continuous system of for-
mal and natural open spaces, including active parks
and playfields as well as trails along the creek and the
central ridge. These open spaces - particularly the
central ridge - also serve as 'formgivers' to help define
and impart character to individual districts, as encour-
aged in the General Plan.

The Ridgetop Open Space, and the design standards
which protect views from the trail along the ridge,
support the General Plan goal to preserve significant
views of both Mt Diablo and the San Joaquin River.

The new Antioch Creek is designed to serve not only
as a visual and recreational resource in its own right,
but also to provide ELTA residents and workers with
a trail link east to the Lindsey Basin playfields and
west to Prewett Family Park.

Figure 2.0. Illustrative concept
(landscaping shown on major roadways only).
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A key feature of the ELTA open space system is the network of bike and
pedestrian trails that link the open spaces to each other and to surrounding
neighborhoods. The trails also provide safe car-free routes for children to
get to and from parks, schools, and playfields.

2.2 ROUTE 4 BYPASS

The Route 4 Bypass runs along the base of the hills, and splits ELTA into two
distinct parts: the flat employment center to the east, and the hilly residential
areas to the west. As described in Section 5, Circulation the Bypass is envi-
sioned as a tree-lined parkway framed by open space: Antioch Creek on the
east and an open space buffer on the west. The median and both sides of the
broad 250' right of way will be generously landscaped with a 'California’ mix
of native and other climate-suited plants.

2.3 EMPLOYMENT CENTER

The ELTA employment center is envisioned as a campus-like environment
with a mix of large and small employers (Fig 2.1). In order to achieve and
maintain its status as a desirable business address, development projects
within the center must reflect high standards of design and workmanship.

N ‘\‘\\R

Given the relatively low intensity of land use, and the likely predominance
of low, conservatively designed buildings, the landscape is just as important
as architecture in establishing the image and identity of the center. Two fea-
tures of the landscape are particularly important. Sunset Drive, a new arteri-
al will be generously planted with formal rows of side and median trees,
and special landscaped entry features at the north and south ends of the
employment center. Antioch Creek serves as both a visual buffer from the
Bypass and a recreational amenity for employment center workers.

A key element of the employment center is the retail cluster located at its
heart (Fig 2.2): this is the place for the restaurants and service providers that
the employment center requires to function. It also provides a sense of iden-
tity, vitality, and urbanity to what is otherwise envisioned as a low, spread-
out campus of largely internalized workplaces.

This retail cluster is also the location for a proposed commuter rail station
along the existing Southern Pacific tracks. The Bay Area Rapid Transit
District is exploring this and other existing tracks for diesel service to link
outlying areas to the BART system. Rail service would be a significant
advantage in marketing the ELTA employment center to research and devel-
opment firms and other firms with strong ties to the inner Eastbay.
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Figure 2.2. Employment retail cluster at rail station.
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2.4 STREETS

A visitor's first image, positive or negative, of a community is provided by
the view from the street. Even longtime residents assess the health and
quality of their community primarily by what they see from the street. Since
the visual quality of streets plays such an important role in community
image, good design is crucial to the community's long-term success.

The Specific Plan includes detailed design and landscape specifications for
each type of street within ELTA. Common to all these, however, are
emphases on the importance of landscape in creating identity and a sense of
place, and on the importance of the pedestrian in community life. (Fig 2.3).

2.5 RESIDENTIAL AREAS

The residential community west of the Bypass is planned around the open
space framework defined by the hills and the creek. These features not only
provide visual and recreational amenity, but also help create distinct identi-
ties for individual residential districts.

Distinctive identities are also encouraged by the design standards. The stan-
dards address not only the quality of design and materials, but also varia-
tions in form and style, preservation of views and key natural landforms,
and the creation of secure, pedestrian-friendly streets (Fig 2.4).

While the residential areas of ELTA conform to the General 'lan goal to
maintain and enhance the predominance of single-family residences in
Antioch, they also include a healthy mix of housing types and retail services.
Sites for multifamily residential and community retail are located at the two
'gateways' to the residential districts, at Laurel and at Lone Tree. The single-
family districts themselves are envisioned as a mix of denser, more rectilin-
ear blocks on the lower flatlands, with larger lots on curvilinear roads on the
upland slopes.
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Figure 2.3. Typical residential street.
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Figure 2.4. Typical single-family neighborhood.
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The primary physical determinants of the Land Use Plan
are the existing topography and the proposed Route 4
Bypass. The eastern portion of ELTA is a flat plain, while
the western portion consists of gently rolling hills; the
Expressway runs along the eastern base of the hills and
divides ELTA into two distinct subareas. While the flat
eastern portion is suitable for employment and retail uses
requiring level sites and large floor plates, the hilly west-
ern portion is more suited to residential and other more
flexible land use types.

The Land Use Plan supports the General Plan goal of a
new employment center as the primary land use in ELTA.
At the heart of the employment center is a retail nucleus of
restaurants, convenience shops and service providers, to
lend a sense of vitality and urbanity to what is otherwise a
low, spread-out campus of largely internalized workplaces.
The Plan also strongly encourages a commuter rail station
along the existing SP tracks, to link the employment center
via BART to the inner Eastbay.

The Land Use Plan includes up to 3 sites for regional retail
development at the north and south ends of the employ-
ment center. The prime site at the intersection of Lone
Tree Way and the Route 4 Bypass is reserved lor regional
retail only; the other two sites may be developed as either
regional retail or employment.

The western portion of ELTA continues the land-use pat-
tern of southeast Antioch, with most of the land devoted
to detached homes at 4-6 units per acre. A continuous
system of parks, natural open spaces and trails winds
through these residential districts. The 'gateways' to the
residential districts at Laurel and Lone Tree include more
intensively developed sites for community retail and mul-

tifamily residential.

Note | MpP HAS BEEN (AP DRTED 1N
20032 GEneLAL PLAN.

Figure 3.0. Land Use Plan.
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3.1 LAND USE PROGRAM
District Acres
RL LOW DENSITY RESIDENTIAL 135.1
RM MEDIUM-LOW DENSITY RESIDENTIAL 90.6
RH MEDIUM HIGH DENSITY RESIDENTIAL. 15.6
E EMPLOYMENT 98.3
CN COMMUNITY RETAIL 23.5
CR REGIONAL RETAIL 30.2
CR/E REGIONAL RETAIL / EMPLOYMENT 48.1
CE EMPLOYMENT RETAIL 11.4
S SCHOOL 11.3
Fr PUBLIC FACILITY 10.7
P PARK 8.0
O OFEN SPACE 128.3
W WATER DISTRICT LANDS 349
ROUTE 4 BYPAss 82.5
ARTERIALS & COLLECTORS 50.0
Total 778.5
3.2 RELATIONSHIP TO ZONING

The provisions of Section 3, Land Use and Section 8, Design Standards in

this Specific Plan supersede Zoning Ordinance Sections C.1, C.2, C.3, C.4a,

C.4b, and C.5 for development within ELTA. Zoning Ordinance Sections

C.4c, C.6, C.7, and Section D in its entirety, remain in force for ELTA, and are

incorporated herein by reference.
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3.3

LAND USE DISTRICTS

All proposed developments within ELTA shall comply with the procedures
set forth in Section E.1 of the Zoning Ordinance for Planned Developments.
Each such development shall comply with the land use provisions, design
standards, and other elements of this Specific Plan. (See also Section 3.5 for
special land-use provisions relating to several of these districts.)

RL LOW DENSITY RESIDENTIAL & RM MEDIUM-LOW DENSITY RESIDENTIAL.
Detached single family homes at densities of 2-4 and 4-6 units per acre,
respectively. The two districts vary not only in density but also in form.
The lower-density RL district is suitable for gentle slopes and curvilinear
streets. The Rm district is suitable for more formal, traditional grid lay-
outs on flat land. The intent of the two districts is to encourage a range
of housing types and prices, as well as more variety in visual character.

RH MEDIUM HIGH DENSITY RESIDENTIAL. Multifamily residential at 11-20
units per acre. The RH district is envisioned as a mix of garden flats and
townhomes, of a scale and character that complements and enhances its
single-family neighbors.

E EMPLOYMENT. A campus-like environment with a mix of large and
small employers: offices, research and development, limited industry,
and limited warehousing and distribution. Industrial production, fabri-
cation and assembly are encouraged, but the bulk handling and process-
ing of raw materials are prohibited.

In order to achieve and maintain its status as a desirable business
address, development projects within the center must reflect high stan-
dards of design and workmanship. Moreover, given the relatively low
intensity of land use, the landscape is as important as architecture in
establishing the image and identity of the center.

CN COMMUNITY RETAIL. Supermarket-anchored retail oriented primarily
to the day-to-day needs of local residents. Community retail in ELTA is
envisioned not merely as a generic strip center, but rather as an integral
part of the community, with a scale and character that complements and
enhances its single-family neighbors.

CR REGIONAL RETAIL. Retail serving a larger market, and oriented pri-

sity of land use and the general scale and form of buildings. However,
this compatibility depends on well composed and finished buildings, a
generously planted landscape, and restrained signage.

CwE. Whereas the Cr site is reserved for regional retail use only, the
two Cr/E sites may be developed for regional retail or employment.

CE EMPLOYMENT RETAIL. The employment retail district is the place for
the restaurants and service providers that the employment center
requires to function. It also, however, provides a sense of identity, vital-
ity, and urbanity to what is otherwise a low, spread-out campus of
largely internalized workplaces. The design of this retail place should
create a human-scaled cluster of activity at the heart of the campus.

S scnoot. The S designation indicates the site sct aside for a luture ele-
mentary school. A school should be a source of community pride and
identity. Not only should its architecture reflect its importance as a civic
landmark, but both the buildings and grounds should be designed to
invite use by the entire community.

Fr rusLic FaciLiTy. The Fr designation refers to tlwo specific sites in
ELTA: the proposed county judicial center adjacent to Lindsey Basin,
and the proposed fire station at Lone Tree and Sand Creek. Both of these
facilities occupy prominent sites, and should be designed to reflect their
importance as civic landmarks.

I’ rark. The P designation refers to open spaces improved for active
uses, such as playgrounds, playfields, and game courts.

O oreN srAce. The O designation refers to open space maintained in a
natural condition for passive activities such as hiking, cycling, and infor-
mal picnics. The only exception is Lindsey Basin: its level portions will
be improved with playfields and other active-recreation facilities.

W WATER DISTRICT LANDS. These lands are owned by a water district,
and maintained as natural open space, but are otherwise unimproved
except for water district-related facilities.

Churches, schools, and similar facilities may be permitted in any district
subject to approval of a Use Permit by the Planning Commission. These
uses are not subject to the interim-use provisions of Section 3.5.

marily toward clothing, home products, electronics, and other durable
goods. Regional retail and the types of employment envisioned in ELTA
arc not incompatible; on the contrary, they are quite similar in the inten-
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3.4

SITE, HEIGHT AND DENSITY CRITERIA

Minimum Minimum Maximum Maximum Minimum Minimum Minimum
Lot Size Lot Width Height Density Front Yard Side Yard Rear Yard
Corner Interior
RL LOW DENSITY RESIDENTIAL 6000 sf 60" (a,c) 35 (d) 4 du/acre 10" (e) 10’ 5 (f g 200 (h)
RM MEDIUM LOW DENSITY RESIDENTIAL 4000 sf 50" (b,¢) 35 (d) 6 du/acre 10" (e) 10’ 5 (f) 20' (h)
RH MEDIUM HIGH DENSITY RESIDENTIAL (1) (1) 35! 20 du/acre 25' 25' 10' 20
E EMPLOYMENT (j) 20,000 sf 100' 80' 1.0 FAR 20' 20° 10’ 10
CN COMMUNITY RETAIL (i) (i) 35' 0.4 FAR 25' 25' 10 20'
CR REGIONAL RETAN. (i) (i) 35' 0.4 FAR 25' 25' Hy €
CE EMPLOYMENT RETAIL (j) (i) (i) 80’ 1.0 FAR o o o 10
S sCHOOL (i) (i 35' 0.4 FAR 25' 25' 10’ 20°
Fi PUBLIC FACILITY (i) (1) 45' 0.4 FAR 25' 25' I 2
(a) For corner lots, the minimum width shall be 65'. h) Residential lots shall be deep enough to accommodate a house plus a
(b) For corner lots, the minimum width shall be 65'. flat backyard at least 20" deep for two-story homes, and 15' deep for
(c) For lots at the ends of culs-de-sac, the front width may be reduced if the homes which are largely or entirely one story (see 8.1.3).
average width of the lot is at least 60'. In no case, however, shall the width (i) Each site with this designation shall be developed as a single project.
at curb face be less than 37'. While development of each such project may be phased, it shall follow
(d) The highest point on any home must be at least 10’ lower than the elevation a single master plan for the entire site. Development on any portion of
of the nearest point on the ridgetop trail (see 8.1.1). a site shall not be approved until a master plan is approved for the
(e) The first story shall be set back at least 10', but no more than 20', from the entire site. For the purposes of this provision, the term 'site’ shall be
front property line. The second story shall be set back at least 15' from the defined as one or more contiguous parcels with the same designation,
front property line (see 8.1.3). undivided by streets or other public lands.
() At least 25% of interior lots shall have one side facade set back at least 10, )] To the extent intensity of development exceeds that anticipated in the
and the other at least 5', from the respective side property lines (see 8.1.3). CEQA documents prepared for ELTA, supplemental environmental
(g) All two-story homes on interior lots shall have one side facade set back at analysis may be required.

least 10', and the other at least 5', from the respective side property lines (see
8.1.3).
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3.5

SPECIAL PROVISIONS

Certain of the districts described in 3.3 are subject to special provisions
regarding permitted uses.

RH MEDIUM HIGH DENSITY RESIDENTIAL. One important factor in the suc-
cess of a new employment center is the availability of housing - particu-
larly rental housing - at a reasonable cost. The conversion of multifami-
ly units in ELTA to condominiums could inhibit the growth of the
employment center by restricting the availability of housing for moder-
ate-income workers. While developers are encouraged to build multi-
family units to condominium standards, condominium conversions of
rental units shall be subject to findings required by the zoning ordinance
for such conversions.

CN comMuNITY RETAIL. The General Plan requires that every retail pro-
ject be subject to a market study by an independent analyst before it may
be developed. While the Land Use Plan designates two potential sites
for community retail in ELTA, it is unlikely the local market will support
both. Not only is the local market limited by ELTA's position at the
edge of the urbanized area, but other available sites along Lone Tree
Way are more central to the southeast Antioch population.

Because housing diversity is a goal of the City, and because both CN
sites in ELTA are also suitable for multifamily residential use, Rit mtoi-
UM HIGH DENSITY RESIDENTIAL is encouraged as an alternate use for either
or both CN sites. The redesignation of either or both CN sites to RH is,
therefore, determined to be consistent with this Specific Plan, and shall
not require an amendment.

CR REGIONAL RETAIL. The future construction of the Route 4 Bypass and
Laurel Road, and the widening of Lone Tree Way, do create the poten-
tial for regional retail development at these two interchanges. However,
premature, suboptimal development could destroy this potential, both
by precluding the land assembly required for a major regional center,
and by degrading the image of the location with low-quality projects.

The 3 sites designated Cr or CrR/E shall each be developed as a single
project. While development on a Cr or CR/E site may be phased, it shall
follow a single master plan for the entire site. Development on any por-
tion of a Cr or Cr/E site shall not be approved until a master plan is
approved for the entire site.

Given that it may be several ycars before the Route 4 Bypass and/or
Sunset Drive are constructed, interim uses may be located in the CR or
Cr/E designations. Interim uses are defined as those which are short
term in nature, and which do not clearly fit the land use districts as
defined in section 3.3. Such interim uses would be subject to use permit
approval by the Planning Commission, and all required use permit find-
ings must be made. In addition, the following criteria must be met:

° The use must be determined to be short term in nature, with the
duration of the use being tied to the estimated timing for construc-
tion of the Route 4 Bypass and /or Sunset Drive.

° Guarantees must be included to ensure the removal of the use at the
time specified in the use permit.

° The level of capital investment must be consistent with the short-
term nature of the use.

CE EMPLOYMENT RETAIL. While the concept of a retail "heart' for the
employment center is both desirable and necessary, the buildout of the
employment center is expected to take many years. Both the timing and
the size of the demand for retail services in the employment center are,
therefore, unknown. In order to allow full utilization of this site, a mix
of employment and retail uses is permitted, as long as retail uses front
on Sunset, or on a central plaza visible from Sunset, and a public pedes-
trian link through the site to the future rail station is maintained.

S scHooL. The school district may determine the designated site in
ELTA is not required to meet its program needs. In this event, the
school site shall be redesignated RL LOW DENSITY RESIDENTIAL.

Fp rusLic FAciLiTy. Similarly, the county and/or the fire district may
also decide not to pursue their respective projects in ELTA. In this
event, the judicial center site on Sunset Drive shall be redesignated E
EMPLOYMENT, and the fire station site on Lone Tree Way shall be redesig-
nated RH MEDIUM HIGH DENSITY RESIDENTIAL.

ROUTE 4 BYPASS. In the event the Bypass is not constructed, and is
removed from the General Plan and for purposes of right of way acqui-
sition, consistent with policies as established by the East Contra Costa
County Regional Fee & Finance Authority, the underlying land now
designated as Bypass right of way shall be considered for the same use
as adjacent parcels, subject to approval by the Planning Commission.
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Figure 4.0. Open Space Plan.

Open spaces are far more valuable as public amenities
when they offer a variety of experiences. ELTA has been
designed around a system of formal and natural open
spaces, including active parks and playfields as well as
creck and ridgetop trails. These open spaces - particularly
the central ridge - also serve as 'formgivers' to help define
and impart character to individual districts, as encouraged
in the General Plan.

The Ridgetop Open Space, and the design standards which
protect views from the Ridgetop View Trail, support the
general plan policy to preserve significant views of both Mt
Diablo and the San Joaquin River.

A key element of the open space plan is a system of bike and
pedestrian trails that links the open spaces to each other and
to surrounding neighborhoods, as well as to other regional
trails. The trails also provide safe off-road routes for chil-
dren to get to and from the park, the elementary schools,
and the playfields at Lindsey Basin.

The open spaces along the western border of ELTA are
located to coincide with similar open spaces in adjacent sub-
divisions.
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4.1 RipGeTtor OPEN SPACE & TRAIL

The western portion of ELTA is bisected by a ridge with elevations 100-175'
above the plain to the south and cast. This ridge affords unobstructed views
of Mt Diablo and its foothills to the southwest, the San Joaquin River delta to
the northeast, and the agricultural lands to the southeast.

This ridgetop is an important open space resource to the entire city for two
reasons. First, it is one of very few locations in the city where Antioch resi-
dents can perceive the 'place’ of the city within its larger environmental con-
text. Antioch is not simply another anonymous suburban community; in
fact, it has a unique physical setling with enormous potential for sensitive,
responsible growth. Flowever, Antioch citizens must be able to perceive and
appreciate this setting in order to make better civic decisions. The ridgetop
trail in ELTA is a scenic asset of potential value to the entire city, and should
be retained for public access.

The ridgetop is not, however, particularly suited to recreational pursuits
other than hiking and viewing. Its dimensions should therefore be limited
to a width adequate to ensure unobstructed views from the ridge to key
points of interest.

e GrapinGg. Within a 60" wide transition zone along the perimeter of the
open space, contour grading may be utilized to round the edge of the
cut slope and blend into the adjacent natural landform (Fig 4.1a).
However, most of the grade change from the pad to the open space shall
be taken up within the residential lot itself.

TRANSITION
N———RESIDENTIAL LOT ————%x—— 70NE 60' lrh

220"

UNDISTURBED
OPEN SPACE
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| l ‘@

Nk

N

Figure 1.1, Typical grading, Ridgetop Open Space.

No grading may occur in the open space except within the transition
zone. The only exception to this rule shall be to allow transition grading
to extend beyond the 60' zone in limited circumstances where unusual
topographic conditions exist. Such exceptions shall be determined case
by case, and shall be designed to produce a finish condition that resem-
bles natural landforms.

Where a street, rather than lots, abuts open space, the 60" transition zone
shall be measured from the right of way line. Again, only limited con-
tour grading may occur within the transition zone.

Tran.  The ridgetop bike and pedestrian trail itself shall follow the ridge,
and shall link the key viewpoints shown in Fig 4.0. The trail shall consist
of a 6' wide all-weather paved surface. Culverts shall be installed where
trails traverse drainage swales.

Lanpscare. Planting, and the restoration of disturbed arcas, shall con-
form to the City of Antioch guidelines for Class 11l landscapes. The
landscape shall include clustered plantings of Coast Live Oak and
California Buckeye seedlings at an average rate of 50 per acre; plantings
shall be concentrated in concave areas of slopes to simulate natural con-
ditions, and to not interfere with views from key viewpoints.

ADJACENT DEVELOPMENT. Where residential lots back up to open space,
the grade transition at the open space boundary shall have a slope no
greater than 2:1. The residential pad shall be no more than 20' lower
than the elevation at the open space boundary, to ensure the building
screens the view of the boundary fence and the slope below it.

Buildings shall not interfere with views from the ridgetop trail. The
highest point on any building must be at least 10' lower than the eleva-
tion of the nearest point on the ridgetop trail. The only exception to this
rule shall be for 'saddle’ points along the trail, where the trail intersects
roads. Buildings may project into the views from these 'saddle’ points,
established based on review of the preliminary gracing plan.
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4.2 ANTIOCH CREEK OPEN SPACE & TRAIL

Antioch Creek, an improved flood channel, runs through ELTA and empties
into Lindsey Detention Basin. In anticipation of development in ELTA, the
County Flood Control District plans to realign the creek, and to increase the
capacity of both the creck and its detention basin, in conjunction with other
ELTA infrastructure improvements.

The reconstructed Antioch Crecek has the potential to be a significant visual
and recreational resource for ELTA, given its generous dimensions. The flat
flood plain on either side of the channel can accommodate paths and trails,
as well as compact recreational features such as picnic areas in selected loca-
tions. The creek banks shall be landscaped with native riparian plants, in
order to enhance the creek’s role not only as a recreational and visual ameni-
ty, but also as a habitat for wetlands species.

The reconstruction of Antioch Creek shall follow the alignment shown in Fig
4.0, and shall conform to the City of Antioch Creek Development Policy.

e SecmionN. The new creek shall occupy a right-of-way of £180". Under
normal conditions, only the 40' wide low-flow channel will contain
water. The channel shall meander within the flood plain in broad, irreg-
ular curves to simulate natural streams (Fig 4.2a). The slopes from the
flood plain up to the right-of-way boundary shall be no greater than 3:1,
and shall be contoured to resemble undulating, natural landforms.

e TraiL. The trail along Antioch Creek shall accommodate both pedestrians
and bicycles. It shall have a concrete paved width of 8', and shall be
designed with gradients suitable for bicycles. A 2' zone on each side of the
trail shall be kept clear of hazardous obstructions.

As described more extensively in Section 5.1, it is very desirable that the
Antioch Creek Trail continue under the Route 4 Bypass, in order to pro-
vide a continuous, dedicated bicycle route from the residential arcas of
southeast Antioch to the new employment center and the Lindsey Basin
recreation area.

Lanpscare. The City shall work with the FCD to ensure the reconstruce-
tion of Antioch Creck reflects The principles of the City of Antioch Creck
Development Policy.

The Creck Development Policy requires that trees within the Antioch
Creek Open Space shall be planted at a ratio of at least 100 trees per 1000
lincar feet of channel.  All trees shall be native species (or compatible
naturalized species other than eucalyptus), and shall be at least 5 gal in
size; at least 50% shall be at least 15 gal in size. A grealer percentage of
15 gal trees may be required in certain areas prone to vandalism.
Automated irrigation shall be required for tree establishment.

ADJACENT DEVELOPMENT. The Design Standards in Sections 8.3, 8.4 and
8.5 include specific site design provisions for retail and employment
sites that abut Antioch Creek.

Community Retail and Regional Relail sites which abut Antioch Creek are
required to incorporate public plazas along the creek frontage, in order
to break up the 'wall’ of retail facades; to provide views into the creck
from these active spaces; and to provide access to the creek trail. Service
areas shall be designed so they are screened from Antioch Creck

Employment parcels are required to
present an attractive appearance
when viewed from Antioch
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Figure 4.2. Typical section, Antioch Creek Open Space (landscape not shown).
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4.3 LINDSEY BASIN RECREATION AREA

The county has prepared a concept study of the proposed new detention
basin. Under normal conditions, most of the basin will be usable for play-
fields and other active recreation. The concept study reserved a £9 acre site
at the southeast corner as the future site of a county judicial center, and
another *6 acre site along the northern edge for a future office project.

The basin itself will be improved and utilized for turf playfields and other
active-recreation facilities, such as hardcourts for tennis, basketball, roller
hockey, etc. The recreational potential of the basin is particularly important
with respect to after-dark uses such as adult softball leagues; the lights and
noise can make such uses unacceptable in quiet residential areas. Lindsey
Basin offers a site for these uses which is isolated from sensitive receptors.
Moreover, a large percentage of the users of such a facility are adults and
adolescents, who are mobile enough to use a site more remote from residen-

tial areas.

The specific layout and mix of facilities to be constructed in Lindsey Basin shall
be determined jointly by the County and City. In general, however, improve-

ments shall be limited to those which can withstand periodic inundation, or
which can be placed above the flood level.

* TrAiL. The Antioch Creek Trail shall continue as a loop around the
perimeter of the playfields, in order to provide a continuous exercise route
for employment center workers and other users.

e Lanpscare. Turf shall be limited to the playfield surfaces, in order to mini-
mize maintenance and water use. Turf and other plants shall be carcfully
selected to minimize maintenance, and ensure their survival during peri-
ods when the basin is inundated.

The riparian character of the low flow channel and inner flood plain shall
continue through the Lindsey Basin., and shall be landscaped to the same
standards as the Antioch Creek Open Space. The slopes around the basin
perimeter shall be landscaped in the same manner as the side slopes of the
Antioch Creek Open Space (see 4.2).

* ADJACENT DEVELOPMENT. Development on
both adjacent parcels shall present an attrac-
tive appearance when viewed from public

T e
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areas within the basin. Parking lots shall be
generously landscaped, and service arcas
shall not be visible from public arcas within
the basin.

Parking for the judicial center shall be avail-
able to users of the recreation facilities dur-
ing nonwork hours; a bicycle/pedestrian
trail shall link this parking to the playficlds.

Figure 4.3. Concepl! Plan, Lindsey Basin
Recreation Area.
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4.4 NEIGHBORHOOD PARK

The ELTA Land Use Plan includes 3 active-recreation facilities: the
Neighborhood Park; the School; and the Lindsey Basin Playfields. An exist-
ing Neighborhood Park lies just west of ELTA on Vista Grande Drive.

The general plan requires developers to dedicate a 'reasonable’ amount of
land as open space; the growth management element prescribes a standard
of 5 acres of parks per 1,000 residents. The City interprets this standard as
being limited to active parks; no parks credit is granted for unimproved nat-
ural reserves or other types of open space. The Neighborhood Park includes
a mix of flat and hilly land; parks credit shall only be granted for those por-
tions of the site suitable for park usage.

The mix of residential development described in Section 3, Land Use would
yield about 3700 residents, and would requiire at least 18 acres of active
parks. The Neighborhood Park, at roughly 8 acres, meets this need in con-
junction with Lindsey Basin. Park fees collected will be utilized to improve
the Neighborhood Park, with some fees also available for Lindsey Basin.

T T —

RIDGETOP
VIEW TRAIL

Figure 4.4. Concept Plan, Neighborhood Park.

GrapING. The Park includes both a broad, flat meadow suitable for
active recreation, and an existing hill; the summit of the hill is the south-
ernmost viewpoint along the Ridgetop Trail. The gentle eastern slope of
the hill provides a place to sit, relax, and observe the activity on the
meadow.

Grading at the interface of the hill and residential parcels shall conform
to the design standards prescribed in sections 4.2 and 8.1.1.

TraiL. The Ridgetop Trail shall continue through the hill summit and
down into the meadow. The parking lots and rest rooms for the Park
shall double as the south trailhead for the Ridgetop Trail.

However, it is also very important to provide convenient pedestrian
access to the Park from residential districts to the south. The road sys-
tem south of the Park shall include at least one continuous, direct pedes-
trian route through these districts to the park, in roughly the alignment
shown in Fig 4.0. This route may be in the form of a residential sidewalk
(landscaped as prescribed in 5.3.6), a dedicated pedestrian trail, or some
combination of both.

LANDSCAPE. The meadow shall be planted primarily with turf. Clusters
of native shrubs and trees shall be used to frame and shade activity-spe-
cific areas such as playgrounds, picnic and barbecue arcas, game courts,
and parking lots.

The hill shall be landscaped to the same standards as the Ridgetop Open
Space (sec 4.1). The landscape shall undergo a gradual, graceful transi-
tion as it moves down the hill’s eastern slope, from the natural character
of the hill to the more formal character of the meadow.

ADJACENT DEVELOPMENT. Residential development adjacent to the hill
shall conform to the same design standards prescribed in 4.2 and 8.1.1.

The meadow portion of the Park shall be surrounded on 3 sides by resi-
dential streets, as shown in Fig 4.4. Homes on all 3 street frontages shall
face and observe the Park. No side or rear facades of homes shall face
the Park.



ELTA

OPEN Srace 4-6

4.5 ScHooOL

A site for a future elementary school is located at the north end of ELTA.
The site is somewhat larger than the typical 10 acre site, for two reasons.
First, the undulating topography requires more land to provide adequate
space for hardeourt and playfields. Scecond, while its students are its first
priority, the school is also planned to be a recreational amenity for the com-
munity.

As explained in Section 7, ELTA lies partly in each of two school districts.
The projected number of students at full buildout would support one, but
not two, elementary schools. The most probable scenario is that the district
boundaries will be adjusted to include the entire ELTA within one district; at
this point, the Antioch Unified School District would seem the more likely
service provider. Based on preliminary conversations with AUSD, the pro-
posed site is a good one with respecet to its longterm projections, and is ade-

quately separated from the existing Tuture school site just west of ELTA.
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Figure 4.5. Concept Plan, Elementary School.

GRrADING. While some 'benching' of the site is required to create flat
spaces for hardcourts and playfields, transition slopes shall not exceed
3:1, and shall be contoured to resemble natural landforms.

Grading shall be designed to create a graceful transition from the school
site to the hill adjacent to the east. Within a 60" wide transition zone
along the perimeter of the open space, contour grading may be ulilized
to round the edge of the cut slope and blend into the adjacent natural
landform, as described in 4.7.

TraIL. The Ridgetop Trail provides pedestrian access to the school from
residential districts to the south.

Lanpscare. Turf shall be limited to the playfield surfaces, in order to
minimize maintenance and waler use. Clusters of native shrubs and frees
shall be used selectively to frame activity-specific arcas such as play
structures, game courts, seating areas and parking lots.

Transition slopes within the school grounds shall be landscaped as pre-
scribed in the City of Antioch guidelines for class Il landscapes; but
those guidelines shall be adapted as required to maintain the visibilily
and security of the school grounds.

Given the existing topography, it is likely the playfields will be located
along the northern edge of the site, with a tall perimeter fence for the
safety of both children and drivers on Laurel Road. The northern edge
of the site shall be heavily landscaped with class II trees and shrubs to
screen the view of the fence from the road, as well as to help mitigate
wind and noise.

The hill adjacent to the east shall be landscaped to the same standards as
the Ridgetop Open Space (see 4.1). The landscape shall undergo a grad-
ual, graceful transition as it moves down the hill's western slope, from
the natural character of the hill to the more formal character of the
school grounds.
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A visitor's first image, positive or negative, of a community
is provided by the view from the street. Even longtime resi-
dents assess the health and quality of their community pri-
marily by what they see from the street. Since the visual
quality of streets plays such an important role in community
image, good design is crucial to the community's long-lerm
stccess.

The single most important element in the circulation system
for ELTA is the Route 4 Bypass, which links ELTA to State
Route 4 and the population centers to the west. However,
the plan also incorporates several other major circulation
improvements:

Lone Tree Way will be widened from two to six lanes west
of the Bypass, and from two to four lanes east of the Bypass.

A new four-lane segment of Laurel Road will be constructed
to link the present western terminus near 1Hillerest with the
caslern lerminus near the SP tracks.

A new four-lane arterial, Sunset Drive, will be constructed
as the primary auto access into and through the employ-
ment center.

A bicycle/pedestrian trail will be constructed within the
Antioch Creek open space, both to enhance the recreational
value of this open space, and to provide sale, car-free routes
to Prewett Family Park to the west and to the School and
Lindsey Basin to the north.

A new pedestrian trail will be constructed within the
Ridgetop Open Space, both to enhance the recreational
value of this open space, and to provide safe, car-free routes
to the community park, the school, and the Delta/DeAnza
Regional Trail.

Figure 5.0. Circulation Plan
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5.1 ROUTE 4 BYrass

The Route 4 Bypass is planned to be constructed in its first phase as a two-
lane expressway, with at-grade intersections at Laurel Road and at Lone
Tree Way. In its second phase, it will be expanded to four lanes, with grade-
separated interchanges at those two intersections. The Laurel Road inter-
change is planned as a partial cloverleaf, the Lone Tree Way inlerchange as a
spread diamond interchange, with room to expand to a partial cloverleaf
should traffic warrant it in the future.

Funding for the Bypass will come from the East County Regional
Transportation Fee and other state and federal sources. Acquisition of the
required right of way will be by dedication and fee purchase. The timing of
the second phase is uncertain, but it will not be constructed until funds are
also available to construct a complete interchange with State Route 4. The
Route 4 Bypass shall not be part of any private toll road.

*  RigHT oF wAY. 250" minimum (Fig 5.1a). On the west, the right of way
should extend to the right of way for Country Hills Drive (Fig 5.1a).

*  FronTAGES. For mosl of its length through ELTA, the Bypass is bound-
cd on both sides by dedicated open space: Antioch Creek and Lindsey
Basin on the cast, and a visual/acoustic open space buffer on the west.
This buffer shall be continuous with and part of the By pass right of way.

e LanDscAPE. The landscape concept for the Bypass must not only work
for the first as well as the second phase, it must also work for the inter-
changes as well as the basic right-of-way.

Right of way. The median and sides of the Route 4 Bypass shall be plant-
ed with a variety of native and other climate-suited trees, shrubs and
grasses. While plantings should be informal, the median and both sides
shall each include one evergreen canopy tree (min 15 gal), of a single
varicty with a mature height of at least 40°, at an average frequency of at
least one per 40 linear feet. The planting shall be designed to create a
denser, more formal 'edge’ adjacent to the roadway, becoming sparser
and more 'natural’ and informal as one moves toward the edge of the
right of way. This transition in character shall be gradual, not abrupt.

In general, planting within the Bypass right of way shall conform to City
of Antioch guidelines for class 2 landscapes, but shall be adapted to the
specific visual and environmental conditions of the Bypass.

Interchanges. Interchanges shall be landscaped in the same manner as
the right of way, with informal clusters of native and other climate-suit-
ed plants. In the first phase, when interchanges are at grade, the land-
scape treatments along Laurel Road and Lone Tree Way shall continue
through the interchange.

In the second phase, the "wide spots” in the right of way at the two inter-
changes will be occupied by ramps and bridges; but in the first phase
they will simply be large, and very noticeable, gaps in development
along the two arterials. These 'gaps’ should be approached as urban
design opportunities, particularly since it is not known when the grade-
separated interchanges will be constructed.
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However, while creative landscape treatments are encouraged, 'tempo-
rary’ developments within the interchange right of way, such as used car
lots or rental storage, are prohibited. Such developments are inherently
insubstantial and - being located at major entrance points to the City of
Antioch - would degrade the image of the entire City.

e Traus. The plans for the Route 4 Bypass include a bridge over the 118’
right of way for the Contra Costa Canal at the north end of ELTA. The
bridge would also cross over the proposed Delta/DeAnza Trail pro-
posed by East Bay Regional Parks adjacent to the canal.

The availability of reasonably priced housing, in ELTA and elsewhere in
southeast Antioch, is an important advantage in promoting the ELTA
employment center as a desirable corporate address. A direct
bike/pedestrian link from the residential districts to the employment
center, via the Antioch Creek Trail, would significantly enhance this
jobs-housing link. The County has prepared a preliminary design for
such a trail link; the City should work with the County to ensure this
link is implemented as part of the Bypass.

5.2 TrAILS

The locations of trails in ELTA are shown in Figure 5.0. This specific plan
includes two types of trails: bicycle/pedestrian trails, suitable for both foot
and bike traffic, and pedestrian trails, suitable for pedestrian use only.

¢ Bicycle/pedestrian trails shall have a concrete paved width of 8, and
shall be designed with gradients suitable for bicycles. A 2' zone on both
sides of the trail shall be clear of hazardous obstructions.

¢ Pedestrian trails shall consist of a 6' wide concrete paved surface.
Culverts shall be installed where pedestrian trails traverse drainage
swales.

5.3 RoADWAYS AND GATEWAYS: WEST

The public realm of streets, parks and open spaces provides the design
framework for ELTA. While the open space system described in Section 4
frames and defines the residential districts in the western portion of ELTA,
streets are just as important to the experience of place and the quality of life
in these districts.

Section 5.3 describes the heirarchy of roadways serving the western portion
of ELTA. It also includes standards for community and residential 'gate-
ways'. The community gateways at Laurel Road and Lone Tree Way are
intersections and road segments which serve as the entry portals to the com-
munity. The residential gateways are intersections that mark the entries to
individual residential districts from arterials or collectors.

Figure 5.3a. Key map, western portion
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5.3.1 LAUREL ROAD (WEST OF BYPASS)

From its present terminus west of ELTA, Laurel Road is planned to be
extended east to the future Sunset Drive and beyond, with bridges over the
Route 4 Bypass and the Southern Pacific tracks. 5.3.1 describes the segment
west of the Bypass bridge. 5.3.8 describes the specific landscape treatment
for the community gateway at Laurel and Country Hills.

* RiGHT oF waY. 104’ (Fig 5.3c). In general, intersections on arterials and

collectors shall be spaced at least 800" apart.
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Figure 5.3b. Typical plan detail, Laurel Road west of Route 4 Bypass.

FRONTAGES. Residential lots may not front on Laurel Road. Lots whose
sides or rears abut Laurel Road shall incorporate the 15' landscape par-
cel described below, for a total of 27' of landscape and sidewalk on each
side of the roadway.

LANDscAPE. Except at the Laurel gateway (see 5.3.9 below), Laurel Road
west of the Route 4 Bypass shall have an informal, residential character
consistent with the existing portion west of FUA2.

Right of way. The median and sides of Laurel Road shall be generously
landscaped with a variety of native and other climate-suited trees and
shrubs. While plantings should be informal, the median and both sides
shall each include one canopy tree (min 15 gal) each 60" on center (Fig
5.3b); they shall be of a single variety with a mature height of at least 30".
These and the balance of landscape improvements shall comply with
City of Antioch guidelines for class 1 landscapes.

Landscape parcel. The landscape parcel shall be dedicated to and main-
tained by the City, and planted with the same mix of trees and shrubs as
the right of way. Planting shall be generous but informal (Fig 5.3b). The
landscape parcel shall include canopy trees (min 15 gal), of the same
variety as in the right of way, at an average frequency of one per 60".

A solid wall no more than 7' above grade shall be constructed at the resi-
dential edge of the landscape parcel. Berms, shrubs and vines shall be
used to reduce perceived scale

and vulnerability to vandalism.
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LANDSCAPE PARCEL construction. Landscape parcel

Figure 5.3¢. Typical section, Laurel Road west of Route 4 Bypass.

improvements shall coincide with
grading of the residential lots.
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5.3.2

LONE TREE WAY (WEST OF BYI'ASS)

Lone Tree Way, presently a two-lane road, is planned to be widened to six
lanes to the west and four lanes to the east of the Route 4 Bypass. 5.3.2
describes the segment west of the Bypass. 5.3.10 describes the specific treat-
ment for the community gateway at Lone Tree and Canada Valley.

RIGHT oF way. 110' (Fig 5.3d). In general, intersections on arterials and
collectors shall be spaced at least 800" apart.

FRONTAGES. Lone Tree Way defines the southern boundary of the City
of Antioch; the south frontage of Lone Tree Way is unincorporated, but
is currently within Brentwood's sphere of influence.

LANDScAPE. Whereas a more informal landscape style fits the curvy, res-
idential character of Laurel Road, the straight alignment and more inten-
sive development along Lone Tree Way require a more formal, urban
landscape.  In order to create a landscape with a scale and density to
malch the width of this roadway, the front setbacks of properties facing
Lone Tree Way shall be planted to complement and reinforce the right of
way planting, as described below.

Right of way. Each side shall have a row of canopy trees (min 15 gal)
spaced at regular intervals of 30' on center, planted in a continuous bed
(Fig 5.3d). The canopy trees shall be of a single variety with a mature
height of at least 30". These and the balance of landscape improvements
shall comply with City of Antioch guidelines for class 1 landscapes.

The median shall have two rows of canopy trees (min 15 gal), of the
same variety, and each spaced at regular intervals of 30’ on center. The
two rows shall be offset by half this interval, to create a double row of
alternately spaced trees (Fig 5.3d).

Setbacks fronting the north side of Lone Tree Way shall include a second
row of canopy trees (min 15 gal), of the same variety, and spaced at the
same interval, as the row within the right of way. The row of trees with-
in the setback shall be offset by half this interval, to create a double row
of alternately spaced trees framing the public path (Fig 5.3d).

The parcels on the south side of Lone Tree Way are outside the city lim-
its. However, given the importance of Lone Tree Way as an entrance to
the city, the City of Antioch should strongly encourage the County and
the City of Brentwood to require those parcels, when developed, to be
planted in a manner similar to that required for the north side setbacks,
in order to create a coherent, symmetrical landscape treatment for this
wide arterial.
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Figure 5.3d. Typical section, Lone Tree Way west of Route 4 Bypass.
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5.3.3 CANADA VALLEY RoaD

Both Canada Valley Road and Country Hills Drive (see 5.3.4) are extensions

of existing two-lane collectors which terminate near the western boundary of

ELTA. While the primary role of the collectors is to move traffic from resi-
dential streets to arterials, they should comfortably accommodate bikes and

pedestrians as well as cars.

Section 5.3.10 describes the specific landscape treatment for the community

gateway at Canada Valley Road and Lone Tree Way.
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Figure 5.3e. Typical section, Canada Valley Road.
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Figure 5.3f. Typical plan detail, Canada Valley Road

RIGHT OF WAY. 64', plus a 6' landscape parcel on each side where the
right of way abuts residential lots (Fig 5.3e), for a total of 18' of land-
scape and sidewalk on each side. In general, intersections on arterials
and collectors shall be spaced at least 800" apart.

From Antioch Creek south to Lone Tree Way, the right of way shall
widen from 64' to 80' in order to accommodate a 16' central median.

FRONTAGES. Residential lots may not front on collectors. Lots whose
side or back property lines abut collectors shall incorporate the residen-
tial landscape parcel described below.

Lanpscape. Each side (and the median) shall have a row of canopy trees
(min 15 gal) spaced at regular intervals of 30' on center, planted in a con-
tinuous bed (Fig 5.3f). These landscape improvements shall comply
with City of Antioch guidelines for class 1 landscapes.

Landscape parcel. A second row of canopy trees (min 15 gal)of the same
variety, and spaced at the same regular interval, as the right of way
trees. The landscape parcel trees shall be offset by half this interval, to
create a double row of alternately spaced trees framing the public path
(Fig 5.3f). These landscape improvements shall comply with City of
Antioch guidelines for class 1 landscapes. The landscape parcel shall be
dedicated to and maintained by the City.

A solid wall no greater than 7' in height above grade shall be construct-
ed at the residential edge of the landscape parcel. Berms, shrubs and
vines shall be used to reduce perceived scale and vulnerability to van-
dalism. The wall shall preferably be constructed of unit masonry.
Precast wall systems shall be considered case-by-case, but only if they
are at least equal to unit masonry in visual quality. The wall shall
include articulated pilasters at ends and at intervals 30-60' on center

Right of way landscape improvements shall coincide with road con-
struction. Landscape parcel improvements shall coincide with grading
of the residential lots.

Lone Tree Gateway. Canada Valley Road from Antioch Creek south to
Lone Tree Way shall be landscaped as described in 5.3.10.
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5.3.4 COuNTRY HiLLs DRIVE

For most of its length, Country Hills is abutted on one side by residential
lots and on the other by open space. However, a consistent landscape treat-
ment - a double row of alternately space trees on each side - shall be main-
tained along the entire length of Country Hills Drive.

RIGHT OF wAY. 64-66', plus a 6' landscape parcel on each side where the
right of way abuts residential lots (Figs 5.3g - 5.3h). In general, intersec-
tions on arterials and collectors shall be spaced at least 800" apart.

West of Canada Valley Road, the right of way shall be 80', in order to
accommodate a 16' center median and match the existing Country Hills
Drive (Fig 5.3g). Where the right of way abuts the retail parcels near
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Laurel Road, the right of way shall be 82', in order to accommodate a 16’
center median and the bicycle/pedestrian path shown in Fig 5.3h.

FRONTAGES. Residential lots may not front on collectors. Lots whose
side or back property lines abut collectors shall incorporate the 6' resi-
dential landscape parcel described in 5.3.3.

Lanpscare. Each side (and the median) shall have a row of canopy trees
(min 15 gal) spaced at regular intervals of 30" on center, planted in a

Figure 5.3g. Typical section, Country Hills Drive (west of Canada Valley Road).

continuous bed (Fig 5.3f). These landscape improvements shall comply
with City of Antioch guidelines for class 1 landscapes.

Open spaces shall include a second row of canopy trees (min 15 gal), of
the same variety and spaced at the same regular interval as the right of
way trees. This second row shall be offset by half this interval, to create
a double row of alternately spaced trees framing the public path (Fig

Figure 5.3h. Typical section, Country Hills Drive (section north of Antioch Creek and south of community retail).
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5.3.5 OTHER COLLECTORS

The only other collectors in the western portion of ELTA are two short seg-
ments which flank the community retail site on Country Hills Drive near
Laurel Road. These shall be designed with the same 64' right of way and
section as shown in Fig 5.3e.
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Figure 5.3i. Typical plan detail, residential street.
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Figure 5.3j. Typical section, residential street.

5.3.6 RESIDENTIAL STREETS

All streets west of the Route 4 Bypass not designated in Fig 5.1 as arterials or
collectors shall be designed as residential streets.

The Antioch standard right of way for residential streets is 56'. However,
the streets often seem much wider, and more inhospitable to pedestrians,
because the roadway and sidewalk are designed as a continuous expanse of
pavement with monolithic curbs and sidewalks.

In ELTA, all residential streets shall utilize planting beds and canopy Lrees Lo
frame the sidewalk and separate it from the roadway; provide shade and
reduce glare; and imparta more 'human’ scale to the street.

* RiIGHT OF wAY. 56' (Fig 5.3j).

¢ FRONTAGES. The frontages of residential streets shall consist entirely of
residential front and corner side yards; no rear lot lines shall face resi-
dential streets.

e Curs RrADIUS. 20" standard.

e LanDscApPE. Each side shall have a row of canopy trees (min 15 gal)
spaced at regular intervals at least 20" but no greater than 30" on center.
The trees shall be planted in beds with a net width of at least 46™. The
beds shall be located to accommodate driveways as well as a paved
'landing zone' for curbside parking at least 10" wide (Fig 5.3i).

The beds shall be planted with a durable ground cover that requires
minimal maintenance, and is compatible with the trees with respect to
soil and water conditions. The landing zone shall be paved with bricks,
pavers, or other material that contrasts with the sidewalk. These areas
shall be maintained by property owners, and the subdivision CC&Rs
shall be written to ensure adequate maintenance occurs.

Landscape improvements shall comply with City of Antioch guidelines
for class 1 landscapes.
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5.8.7 RESIDENTIAL GATEWAYS
Distinctive entrances to individual residential districts shall be created at
Lﬁ\)r\gg;?:lLEsD l 7 cach arterial or collector intersection that leads to a residential district .
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Figure 5.3k. Laurel gateway

Figure 5.3m. Lone Tree gateway

Residential gateways along a road shall be designed with a balance of
harmony and variety. Individual gateways along a roadway may vary
in design, but shall draw from a common vocabulary of forms and materials.

Plant materials shall differ in scale, texture and color from the roadway
landscape, and should include some flowering plants.

The wall at the edge of the residential landscape parcel shall terminate
in a graceful way at the residential gateway.

The gateways shall be adequately dimensioned so they read as a true
entry way, not merely as an undevelopable 'leftover’ space.

5.3.8 LAUREL GATEWAY

In contrast to the more formal composition of buildings and landscape at
Lone Tree Way, the gateway at Laurel Road and Country Hills Drive shall
convey a more informal, residential image.

The intersection of Laurel and Country Hills shall incorporate a land-
scaped gateway feature with a radius of 125, centered on the intersee-
tion (Fig 5.3k). No buildings may project into this radius.

The gateway feature shall be designed with a mix of plant materials and
built elements (walls, portals, trellis), combined to create a distinctive
entrance to southeast Antioch.

A single, unified design shall be prepared for all four corners of the gate-
way, and its approval shall precede or coincide with approvals to devel-
op any of the 3 abutting privately owned parcels.

Construction of gateway improvements on both corners west of Country
Hills Drive (and the county right of way) shall precede or coincide with
development of eitler corner parcel. Construction of gateway improve-
ments on both corners east of Country Hills Drive shall coincide with
construction of the grade separated interchange at the Bypass.

See also Sections 8.2 and 8.3 for design standards for buildings fronting on the gateways.
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5.3.9 LONE TREE GATEWAY

A distinctive entrance to the residential districts of ELTA shall be created
along Canada Valley Road from Lone Tree Way to Antioch Creek, through
the deliberate, formal composition of landscape and buildings (Fig 5.3m).

e The creck crossing over Antioch Creek shall be designed as a major visu-
al amenity.

Railings shall be designed to complement the architectural character
of the residential areas, and shall include symbolic, lanterned portals
at both ends. Pedestrian-scale lighting shall be integrated with the
crossing design.

* Perimeter landscaping on private sites shall reinforce the character of the
public realm.

Setbacks along the gateway frontages of retail and multifamily
parcels shall include a row of trees, spaced at the same interval as
the street trees in the public right-of way. The on-site trees shall be
offset by half the interval, to create a double row of alternately
spaced trees framing the public sidewalk.

See also Scctions 8.2 and 8.3 for design standards for buildings fronting on the gateways.

5.4 RoOADWAYS AND GATEWAYS: EAST

The streets and public landscape of the employment center will largely
define its identity and character. Sunset Drive serves as the 'spine’ of the
employment center, and will provide the entrance experience for nearly
every visitor. Both the north and south gateways to the center, therefore,
must strongly convey an image of quality and prosperity, and help establish
the employment center as a distinctive, and desirable, address.

Section 5.4 describes the heirarchy of roadways serving the eastern portion
of ELTA. It also includes standards for the north and south 'gateways' to the

employment center.

Figure 5.4a. Key map, eastern portion
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5.4.1 SUNSET DRIVE

Sunset Drive, a new four-lane arterial, shall run from Lone Tree Way north
to Laurel Road, and shall then continue north as a frontage road adjacent to
the Southern Pacific tracks. The vertical alignment at the intersection with
Laurel Road shall be bermed up to conform to the future grade-separated
interchange.

* RIGHT oF wAY. 108' (Fig 5.4b). In general, intersections on arterials and
collectors shall be spaced at least 800" apart.

e Lanpscare. The eastern portion of ELTA is flat, and will be developed
primarily with large, low, spread-out buildings. In order to create some
‘presence’ and character for the employment center, the landscape treat-
ment along Sunset Drive shall be generous in both scale and density.

Right of way. Tach side shall have a row of evergreen trees (min 15 gal)
spaced at regular intervals of 30’ on center, planted in a continuous bed
(Fig 5.4c¢). The trees shall be of a single variety with a round form and a
mature height of at least 30'.

The median shall have two rows of trees (min 15 gal), each spaced at
regular intervals of 30' on center. The two rows shall be offset by half
this interval, to create a double row of alternately spaced trees. The
median trees shall be of a single variety, with a narrow pyramidal or
columnar form and a mature height of at least 40'.

These and the balance of landscape improvements shall comply with
City of Antioch guidelines for class 1 landscapes.

The berm constructed under Sunset Drive at its intersection with Laurel
Road shall be wide enough to support the continuation of the Sunset
Drive landscape treatment through the intersection.

Right-of-way landscaping and lighting in the E and Ck districts shall be
maintained through a street landscape and lighting maintenance district.

5.4.2 LAUREL ROAD (EAST OF BYPASS)

Laurel Road east of the Route 4 Bypass shall have the same right of way sec-
tion, and landscape treatment as west of the Bypass, except the landscape
treatment shall be omitted in the bridges constructed over the Bypass and
the SP tracks. In phase 1 of the Bypass, where the Laurel Road interchange
is at grade, the landscape treatment described in 5.3.1 shall be continuous
through the interchange to Sunset Drive.

5.4.3 LONE TREE WAY (EAST OF BYPASS)

Lone Tree Way east of the Route 4 Bypass shall have the same right of way,
section and landscape treatment as west of the Bypass, except the roadway
shall be constructed with two auto lanes plus a bike lane in each direction,
rather than three auto lanes. In phase 1 of the Bypass, where the Lone Tree
Way interchange is at grade, the landscape treat-
ment described in 5.3.2 shall be continuous through

the interchange.
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Figure 5.4b. Typical section, Sunset Drive
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5.4.4

EMPLOYMENT CENTER STREETS

The balance of streets on the east side of the Route 4 Bypass shall be con-
structed to a standard suitable for a mix of office, research and light industri-
al uses.

RIGHT OF way. 76' (Fig 5.4c).

LANDscAPE. Each side shall be planted with a row of trees (min 15 gal)
spaced at regular intervals of 30' on center. Street trees on each street
shall be of a single variety, but none shall be the same variety as the
trees on Sunset Drive.

These and the balance of landscape improvements shall comply with
City of Antioch guidelines for class 1 landscapes. However, while the
trees must be consistent along the entire street, the balance of landscape
improvements may vary from parcel to parcel in order to be consistent
with the landscape treatments in the adjacent setback areas of privately
owned parcels.

Landscaping and lighting within the right of way shall be maintained
through a street landscape and lighting maintenance district.
Landscaping behind the sidewalk shall be maintained by fronting prop-
erty owners.
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Figure 5.4c. Typical section, Employment Center street.

5.4.5

SUNSET GATEWAYS

The north and south entrances to the employment center (Fig 5.4d) shall be
enhanced by gateway landscape features, to be planted and maintained by
the aforementioned street landscaping and lighting district.

Construction of the gateways shall coincide with construction of Sunset
Drive through the employment center.

The north and south gateway features shall be identical in design and
materials, in order to reinforce the identity of the employment center as
a whole, and create an image of quality and prosperity.

Plant materials shall differ in scale, texture and color from the roadway
landscape, and should include some flowering plants.

The gateways shall be adequately dimensioned so they read as true
entrances, not merely as undevelopable ‘leftover’ spaces.

The gateways may each include
an identity element with the
name of the employment cen-
ter. These elements may be in
the form of a monument in the
roadway median, or symmetri-
cal low walls flanking the gate-
way. In neither case shall they
be greater than 6' in height, nor
shall they have any internal
illumination.

Figure 5.4d. Locations of Sunset Gateways.
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The Antiocl Infrastructure Plan and its EIR evaluated the
need for roads, water, sewers, and storm drainage for
ELTA. This Specific Plan is consistent with the land use
mix addressed in the Infrastructure Plan.

Section 5 describes the circulation improvements pro-

posed for ELTA; this Section describes the balance of the
infrastructure required to support development in ELTA.

Figure 6.0. Water & Sewer Plan.
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6.1 WATER TREATMENT & DISTRIBUTION

ELTA has been annexed to the Contra Costa Water District (CCWD), which
has been the primary provider of raw water to the City of Antioch for treat-
ment and distribution.

Treatment. The City of Antioch is responsible for providing treated water to
ELTA. Presently, the City can draw domestic water from the San Joaquin
River, to be stored at the Antioch Municipal Reservoir; or from CCWD via
the Contra Costa Canal. Up to 6.3 mgd of raw water is drawn from the
river, with the balance obtained from CCWD.

The City of Antioch's Water Treatment Plant presently has a capacity of 26-
28 mgd, compared to a maximum daily demand of 21.0 mgd in 1994. The
present configuration of plant allows for expansions of capacity to over 60
mgd. These expansions, once completed, would be adequate to meet the
projected water demand through 2030.

Based on the continued growth of the City and projected per capita con-
sumption, the existing plant is expected to reach capacity around 2000. At
this point, the City must decide whether to expand the plant, or purchase
treated water from CCWID. The distribution system described below has
been planned o deaw from cither or both sources.

Distribution. ELTA lies within the City's Water Zone III East. The trunk
lines in this zone are sized to serve existing and planned development,
including development in ELTA.

As shown in Fig 6.0, water distribution improvements required to serve
ELTA include water main extensions within Laurel Road, Country Hills
Drive, Canada Valley Road and Lone Tree Way; a new north-south water
main within Sunset Drive; and expansion of existing pump station facilities
to service Zone III East.

6.2 WASTEWATER TREATMENT & SEWERS

FUA is within the service boundary of the Delta Diablo Sanitation District
(DDSD), which serves Antioch, Pittsburg and Bay Point.

Treatment. The DDSD Wastewater Treatment Plant presently has an operat-
ing capacity of 16.5 mgd, compared to a present load of 12.0 mgd. The next
DDSD plant expansion is planned for sometime after 2000.

Sewers. Presently, sewer flows from southeast Antioch are conveyed by a
series of gravity and force mains to a pump station at Hillcrest and Lone
Tree Way, and then on to the DDSD plant. A new sanitary sewer gravity
trunk line to serve ELTA and the balance of southeast Antioch is planned to
be constructed in 1997; this new line will extend a gravity line east from the
Hillcrest pump station east along Lone Tree Way, then north along Empire
Road and the SP tracks, then along Route 4 to the City's main pump station
leading to the DDSD plant.

As shown in Fig 6.0, sewer system improvements required to serve ELTA
include a new north-south line within Sunset Drive; an east-west line
under the proposed Delta Expressway linking the Country 1ils Road and
Sunsct Drive lines; and sewer lines within Country tills Road, Laurel
Road, and Canada Valley Road.

6.3 GAs, ELECTRICITY, TELEPHONE & CABLE

The Pacific Gas & Electric Company provides natural gas and electricity;
Pacific Bell provides telephone service; and Viacom provides cable service
to ELTA. Each provider will expand their respective systems to serve
development in ELTA as it occurs. In general, these systems will be colo-
cated in joint trenches within roadways.
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PUBLIC SERVICES

The quality of life for both workers and residents in ELTA depends to a
great extent on the quality of public services. City policy requires that all
proposals for new development provide for adequate schools, parks, and
police and fire protection. The Draft Environmental Impact Report for Future
Urbanization Area #2 includes a complete analysis of the public services
and facilities proposed for ELTA;this section presents a brief summary of
each topic.

7.1 PoLiICE

Buildout of ELTA as described in this Specific Plan would require an
increase of 5-6 police officers and staff to respond to the increased demand.
The headquarters facility on downtown Antioch is relatively new, and is
expected to meet the needs of the city for the next 20-30 years; because the
department employs radio-dispatched mobile units rather than fixed substa-
tions, no new physical facilities would be required by ELTA development.

7.2 FiRrE

In order to meet the Consolidated Fire District's maximum radius of 1.5
miles for first-engine response, an additional fire station will be required to
serve new development in ELTA. The fire station site at the northwest cor-
ner of Lone Tree and Sand Creek is set aside to meet this projected need.

73 PARKS

The general plan requires developers to dedicate a 'reasonable’ amount of
land as open space; the growth management element prescribes a standard
of 5 acres of parks per 1,000 residents. The City interprets this standard as
being limited to active parks; no parks credit is granted for unimproved nat-
ural reserves or other types of open space. The Neighborhood Park includes
a mix of flat and hilly land; parks credit shall only be granted for those por-
tions of the site suitable for park usage.

The mix of residential development described in Section 3, Land Use would
yield about 3700 residents, and would require at least 18 acres of active
parks. The Neighborhood Park, at roughly 8 acres, meets this need in con-
junction with Lindsey Basin. Park fees collected will be utilized to improve
the Neighborhood Park, with some fees also available for Lindsey Basin.

Design standards for the Neighborhood Park are presented in Section 4.4.

7.4 SCHOOLS

ELTA lies partly in each of two school districts: the northwest portion lies in
the Antioch Unified School District, the southeast portion in the Brentwood
Unified School District. The most probable scenario is that the district
boundaries will be adjusted to include the entire ELTA within one district; at
this point, the Antioch Unified School District would seem the more likely
service provider.

As a general rule, school districts seek to add a new school for a given grade
range if the students to be generated by new development would fill at least
half of the school. At full buildout, the residential districts in ELTA would
generate 595 students in the K-6 range, or over half the capacity of a typical
1,000 student AUSD elementary school. The Specific Plan, therefore, sets
aside a site in the northwest portion of ELTA. Based on preliminary conver-
sations with AUSD, the proposed site is a good one with respect to its
longterm projections, and is adequately separated from the existing future
school site just west of ELTA.

Design standards for the School are presented in section 4.5
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The provisions of Section 3, Land Use and Section 8, Design Standards in this Specific
Plan supersede Zoning Ordinance Sections C.1, C.2, C.3, C4a, C.4b, and C.5 for develop-
ment within ELTA. Zoning Ordinance Sections C.4c, C.6, C.7, and Section D in its
entirety, remain in force for ELTA, and are incorporated herein by reference.



SINGLE FAMILY RESIDENTIAL

The Land Use Plan designates most of the western half of ELTA
for single-family detached homes. While this continues the
existing pattern of land use in southeast Antioch, the goal of this
Plan is to create a new community with a distinctive form and
identity, and a strong relationship to the natural open spaces
that wind through the residential areas.

The Land Use Plan includes two single-family designations:

RL Low Density Residential
Rm Medium-Low Density Residential

The Rt district allows detached homes at up to 4 units per acre,
and is characterized by gently curving streets that follow the
contours of the upland portions of ELTA. The Rm district, at up
to 6 units per acre, is characterized by more formal, traditional
grid layouts on the more level portions.
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Figure 8.1a. Key map, Single Family Residential.



MULTIFAMILY RESIDENTIAL

Multifamily residential in ELTA is envisioned as a mix of gar-
den flats and townhomes, of a scale and character that respects
and complements its single-family neighbors.

The western half of ELTA has two primary 'gateways': at Laurel
Road and at Lone Tree Way. In both locations, the gateway is
flanked on one side by community retail and on the other by
multifamily residential; it is unlikely, therefore, both sides will
be developed at the same time, or by the same developer.
However, because these gateways will set the tone for the entire
community, both frontages must work together to create an cle-
gant, harmoniouys entry.

P ey “il
| 5 1

Figure 8.2a. Key map, Multifamily Residential.
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8.1.1 GRADING

* The goals of these grading standards are to preserve significant features ¢ The natural features of the open space land shall be preserved and used
of the landscape, and to ensure graded areas are indistinguishable from to frame and define residential areas.
adjacent natural landforms.
Road and lot layouts shall conform to the greatest practical extent to
Grading shall be designed with soft, curvilinear forms, not sharp natural landforms.
angles or large flat planes.
* Grading shall be contoured to blend into adjacent open spaces (Fig 8.1b).

While pads for individual homes are permitted, the edges of those

pads visible from the street shall be contoured to resemble natural Where residential lots back up to open space, the grade transition at

landforms.

The numerical criteria prescribed in 8.1.1 are maximums, not aver-
ages or starting points for negotiations.

the open space boundary shall have a slope no greater than 2:1.

The residential pad shall be no more than 20’ lower than the eleva-
tion at the open space boundary, to ensure the house screens the

view of the boundary fence and the slope below it.

| Within a 60" wide transition zone along the perimeter of the open

ﬁrggsggoow———wg space, contour grading may be utilized to round the edge of the cut
UNDISTURBED slope and blend into the adjacent natural landform. However, most
| OPEN SPACE
of the grade change from the pad to the open space shall be taken up
EXSIG GRAD

within the residential lot itself.

\\\\\\\\\\i‘s\k\\ No grading may occur i!1 the open space except within the trans:.it?un

\\\\\\&\\\\ zone. The only exception to this rule shall be to allow transition

\\‘\\\\\ \\\\\\\\\\\\ grading to extend beyond the 60' zone in specific areas where
xk\k\\\\\s\‘\\i\\\\\ unusual topographic conditions exist. Such exceptions shall be
W

= \ \Q
NN
\ ‘\\\k\:\\\‘\\\\\k\\\\\\\\\\\\k\\\\\\\F ;l.chlrn:ji|1(-thiFta}5(' tll)ytcasu, a;)nlul sh;lll ll); LI(Ll-E)i;;n;d to produce a
inished condition that resembles natural landforms.

Figure 8.1b. Grading at open space boundary.

——
o i

Where a street, rather than lots, abuts open space, the 60' transition
zone shall be measured from the right of way line. Again, only
limited contour grading may occur within the transition zone.

Me————— RESIDENTIAL LOT

RESIDENTIAL LOT ———.

Buildings shall not interfere with views from the ridgetop trail. The
highest point on any building must be at least 10’ lower than the
clevation of the nearest point on the ridgetop trail. The only excep-
tion to this rule shall be for 'saddle’ points along the trail, where the
trail intersects roads. Buildings may project into the views from
these 'saddle’ points, established based on review of the preliminary
grading plan.

|
‘ %2204 '!:-220' ¢ Homes shall not interfere with views from the ridgetop view trail.
’ N

MAX 2:1

.'r— MaX 20'

P
: l/ \
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\N\\\\\\\\\\\&W\\W\s\\\\\k\\\\\\\\

Figure 8.1c. Grading at back-to-back lots.
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* Grading shall be designed to ensure adequate topsoil depth for plant
materials.

* Back-to-back and side-to-side grade transitions from lot to lot shall have
slopes no greater than 2:1, and shall be accommodated entirely on the
lower lot (Fig 8.1¢). :

The maximum elevation change to be accommodated within a single
back-to-back transition slope is 20". Split pads shall be used with
clevation changes greater than 20'.

* Residential pads shall be deep enough to accommodate a house plus a
flat backyard at least 20' deep for two-story homes, and 15' deep for
homes which are largely or entirely one story (Fig 8.1c).

MAX 600’

,‘-‘

F ////TX & PEDESTRIAN PATI+—\2X

\ ALY

Figure 8.1d. Maximum residential block 600".

Figure 8.1e. Maximum visual length 1000'.

§.1.2 Brock & Lot LAYyouTtT

Residential areas shall be designed to encourage pedestrian and bicycle
movements.

Roads shall be planned to provide safe, pleasant and direct roules to
parks, shopping centers and other destinations.

In order to avoid long, unbroken block frontages and inconvenient,
circuitous routes, public streets or paths should, in general, occur at
intervals no greater than 600’ (Fig 8.1d).

Roads shall be planned to provide visual interest and a sense of enclosure.

No residential street shall have a visual length of more than 1000' .
This may be accomplished by tee or offset intersections, or by hori-
zontal or vertical curvature (Fig 8.1e).

Each RL lot shall have a minimum area of 6,000 sf, with a minimum
width of 60' and a minimum depth of 90'.

For corner lots, the minimum width shall be 65'.

For lots at the ends of culs-de-sac, the front width may be reduced if
the average width of the lot is at least 60'. In no case, however, shall
the width at curb face be less than 37"

Each RM lot shall have a minimum area of 4,000 sf, with a minimum
width of 50" and a minimum depth of 80'.

For corner lots, the minimum width shall be 65'.

For lots at the ends of culs-de-sac, the front width may be reduced if
the average width of the lot is at least 50". In no case, however, shall
the width at curb face be less than 37'.

Lot width shall be measured at the minimum front setback line.
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Figure 8.1h.

Typical corner lot.

8.1.3

SITE DESIGN

Front setbacks shall vary to the extent practical.

Each block shall include some 'house-forward' models to create visual
variety along the street.

On house-forward models, the first story shall be set back at least
10', but no more than 20', from the front property line (Fig 8.1f). The
second story shall be set back at least 15' from the front property line.

On 'house-forward’ models the garage face shall be set back at least
5' from the front facade (Fig 8.1f).

Rear garages are strongly encouraged as a means to create visual
variety along the block frontage (Fig 8.1g). Such models must be
designed to preserve a usable back yard, and to minimize the
adverse impact of the garage on adjacent propertics.

Entrances and windows, not garages, shall be the dominant elements of
front facades.

While some models may use side-facing entrances for variety, at
least 75% of the homes on each block shall have front-facing
entrances.

The width of the garage shall be no greater than 50% of the width of
the lot. Garage width shall be defined as the combined width of all
garage door openings.

Corner homes shall be designed so both exposed facades face and
enhance the street (Fig 8.1h).

On corner lots, the side facade facing the street shall be at least 10
from the property line.

On corner lots, the garage face shall be at least 30' from the corner.

All homes shall have usable back yards.

Residential pads shall be deep enough to accommodate a house plus
a flat backyard at least 20" deep for two-story homes, and 15" deep
for homes which are largely or entirely one story (Fig 8.1c).
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e Side yards shall vary to increase variety and provide more light and
privacy to homes.

All interior side facades shall be set back at least 5' from side prop-
erty lines in both the RL and Rm districts.

In both districts, at least 25% of homes on interior lots shall have one
side facade set back at least 10', and the other at least 5', from the
respective side property lines.

No side or rear setbacks are required for detached accessory struc-
tures, other than those required to meet the fire code; therefore, rear
garages (as shown in Figs 8.1g and 8.1j) are one way to meet the
above standard.

In the RL district, all two-story homes on interior lots shall have one
side facade set back at least 10', and the other at least 5', from the

respective side property lines.

UNDESIRABLE

§§
X\
&
N\

Figure 8.1i. At least 3 distinct models per frontage.

.1.4 ARCHITECTURAL DESIGN

Architecture within each residential area shall reflect a common vocabu-
lary of forms, details and materials.

The architecture of adjacent residential areas should reflect distinct, but
compatible styles.

While architectural styles should be used to help create distinctive
identities for residential areas, they should not clash. The goal is to
create a pleasing variety within a coherent whole.

Block frontages shall present a balance of variety and harmony.

Homes on each block frontage shall include at least 3 distinct
models, plus one or more variations for corner lots. Homes of the
same model may not occur on adjacent lots.

Models shall be truly distinct in plan and form. Superficial facade
variations are not in themselves adequate to create variety (Fig 8.1i).

Each block frontage shall include a variety of one- and two-story
forms. Other visible groups of facades (particularly rear facades on
downslope lots) shall also include a variety of one- and two-story forms.

All facades shall be well composed and articulated.

Wall and roof planes shall include 3-dimensional elements (chim-
neys, balconies, bay windows, dormers) to break up large surface
planes and create a human scale.

All facades of a home shall employ the same vocabulary of forms,
details and materials.

Side and rear facades exposed to public view (such as rear facades
on downslope lots, or side facades on wide side yards) shall be similar
in articulation and detail to front facades (Fig 8.1j).

Details shall reinforce and enhance architectural form and style.

On homes designed with clear reference to a particular style or
period, all details shall be consistent with that style or period.
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8.1.5 ARCHITECTURAL MATERIALS

Architecture within each residential area shall use a common palette of
materials, which convey an image of quality and durability.

FLAT SURFACES WITH NO ) ®
/| S DIMENSIONAL DETAL

*  All facades of a building shall employ the same vocabulary of materials.

The entire home shall be a coherent architectural composition.
Transitions from front facades to sides and rears shall be graceful,
not abrupt.

£
7/ P S On corner homes, architectural materials shall be consistent on both
’
"/ UNDESIRABLE PREFERABLE exposed facades.
s WHEN SIDES & WHEN SIDES &
N s REAR EXPOSED . REAR EXPOSED . . :
o /10 PUBLIC VIEW /" 10PuBLIC VIEW * Materials shall reinforce and enhance architectural form and style.

Figure 8.1j. Similar articulation and detail on all exposed facades. On homes designed with obvious references to a particular style or

heriod, the materials should be consistent with that style or period.
I

»  Roof forms shall be consistent on all parts of the house. Changes in surface materials shall occur at inside corners of changes
in surface plane (Fig 8.1k).
Individual homes may have a mix of flat and pitched roofs, but all

pitched roofs on a home shall have a similar pitch. * Certain materials have an inherently inexpensive, insubstantial, or

garish quality, and are prohibited. These include:
Roof forms shall be consistent over the entire roof, from front to
back and side to side (Fig 8.1j). For example, if a hip roof form is
used on the front facade, it shall also be used on other facades so as
not to create the 'assembly-line cut-off look' common in production
housing,.

Roofs: composition shingles; glazed or painted tiles; metal or other
sheet materials. Walls: vinyl; metal; plywood or other sheet materials.

Wood or hardboard siding, if used, must be shiplap or board-and-
batten. Shiplap must be installed so there are no visible joints.
Board-and-batten must be installed so there are no visible joints in

*  On corner homes, architectural style and details shall be consistent on X
the underlying 'board’ material.

both exposed facades.

e Stairways, fences, trash enclosures and other accessory elements shall be
designed as integral parts of the architecture.

Fences visible from streets, such as those on corner lots, shall be
architecturally designed and shall complement the architecture of
the homes they serve.
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ELTA

8.1.6 LANDSCAPE

Residential streets shall incorporate the landscape improvements

- L]

\1\\ \\\\\// described in Section 5.3.

\\\\ b\\ \/// A program of landscape improvements and ongoing maintenance
\\\\ L \\// shall be included as part of each development proposal.

= Sy ™ e . : ,
N S N \\ P * Lots adjacent to open space areas shall incorporate a firebreak as
o \\\\ ‘ - \\\\\ N described in the city landscape guidelines.

M " ull TR
\\\ s R e
- \\ ~L7 ~
UNDESIRABLE PREFERABLE )

Figure 8.1k. Material changes at inside corners.
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8.2.1 SITE DESIGN

* Buildings shall frame the gateways and form an entry portal to the com-

munity (Figs 8.2b-8.2¢).

Buildings and parking lots shall be set back at least 25' from public

rights of way, and facades shall align with the streets they face.

Buildings shall occupy both corners of the gateway entry. Given
their visual importance, the corner buildings should be the most dis-

tinctive buildings on their respective sites.

Building facades within 35' of the right of way shall comprise at

least 50% of both frontages of the Lone Tree gateway.

v
L

!

NN
Y

N

_

LONE TREE WAY

RIDGETOP
OPEN SPACE

Figure 8.2b. Lone Tree Way community
gateway (see 5.3.10 for landscape).

Figure 8.2c. Laurel Road community
gateway (see 5.3.9 for landscape).

The multifamily complex shall be sited and designed to take maximum
advantage of natural amenities.

On the Lone Tree Way site, the complex shall provide views of and
from the creek. On the Laurel Road site, the complex shall provide
direct access to the ridgetop view trail.

Buildings within the site shall be sited and configured to ensure visual
and acoustic privacy.

Front-to-front, front-to-rear, and rear-to-rear separations shall be at
least 30'; front-to-side at least 25'; and side-to-side and side-to-rear at
least 20'.

Building shall be set back at least 15' from the curb lines of internal
roads and parking lots.

Units shall be entered from vestibules or stair landings serving no
more than 4 units per floor. No unit entrance shall require circula-
tion past windows of other units.

Building forms shall be used to frame secure, observable common
spaces.

Units shall face and observe roads, paths and common open spaces
and, conversely, unit entrances shall be visible from those spaces, in
order to enhance the security of residents.

Public, communal, and private spaces shall be clearly distinguished.

While walls and gates are obvious devices to delineate 'ownership’
of spaces, more subtle devices such as changes in grade and land-
scape often work nearly as well, and should be encouraged.

There shall be a continuous system of pedestrian paths through the
complex.

Residents shall be able to walk to and from their cars without
maneuvering through parked cars.
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e  Entry drives shall be designed to create a positive identity for the complex.

The entry drive shall include sidewalks and formal rows of trees on
both sides (Fig 8.2d). The clubhouse and common open space shall
be directly visible from the entry drive.

Buildings shall be set back at least 15, but no more than 30', from the
curb line of the entry drive. At least half the units fronting on the
entry drive shall have their principal entrances on the entry drive.

¢ Parking shall be unobtrusive and shall not disrupt the quality or conti-
nuity of the complex.

Visible long, unbroken rows of parked cars or garage doors shall not
be permitted.  Parking shall instead be distributed over the site in
discrete lots or courts (Fig 8.2e).

e Services shall be sited and designed to be unobtrusive and invisible
from public areas and open spaces.

Trash bins, utility meters, transformers and other service elements
shall be enclosed or otherwise concealed from view.

Figure 8.2d. Entry drive.

8.

2.2 OPEN SPACE

Multifamily housing must provide both common and private open space.
Common open space is for the use of all residents. This open space must be
usable, and only landscaping that enhances its use value is permitted.
Decorative landscape, such as flower beds, is not usable open space. Private
open space is only for use of the residents of the adjacent unit, and may be in
the form of a ground-floor yard, patio or deck, or an upper-floor balcony.

The complex shall provide at least 60 sf of private open space per unit,
along with adequate common open space.

No yard, patio, or deck shall have a dimension less than 10'. No bal-
cony shall have a dimension less than 6'.

Play spaces for children are strongly encouraged, and shall be both
secure and observable.

Common open spaces intended as play areas for children shall be
directly observable from active living spaces in the units they serve.

Buildings shall be configured to provide enclosure for the space, but
the space shall also be observable from the entry drive. Access shall
be designed to discourage children from straying out and intruders
from sneaking in.

Recreational amenities shall enhance the sense of community.

INTERNAL ROAD

The complex shall include a central
recreational facility. Its specifie ele-
ments shall be selected to meet the
needs of prospective residents. For

S

-

' example, a project designed for sin-
(‘2 gles and couples might include a
X pool and exercise room, but a play-
ff;?\ ground might be preferable for a
K family-oriented project.

A clubhouse available for use by
residents of the complex is strongly
encouraged as an element of the
recreational facility.

=3

Figure 8.2e. Parking court.
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e Common open space shall have a
direct, positive relationship to adjacent
public open space.

On the Lone Tree Way site, the
common open space shall provide
views of and from the creek (Fig
8.2f). On the Laurel Road site, the
common open space shall provide
direct access to the ridgetop view
trail.

Landscaping shall create a graceful
transition from common to public
open SP(’ICC’.

Figure 8.2f. Units frame and
observe open space.

8.2.3 ARCHITECTURAL DESIGN

Architecture within the complex shall utilize a single, unifying vocabu-
lary of forms and details.

Visual interest shall be created by articulation of planes and vol-
umes and the subtle use of color, not by abrupt changes in style.

Building forms shall be articulated by varying roof heights and wall
planes.

Facades shall include 3-dimensional elements (chimneys, balconices,
bay windows, dormers) to break up large surfaces and create a
human scale.

Long, unbroken volumes and large, unarticulated wall and roof
planes shall be prohibited. Every facade shall be well composed and
articulated.

Buildings shall respect the scale and character of nearby residential
areas.

Buildings shall be no greater than 35’ in height.

Traditional elements such as pitched roofs and chimneys can help
create a graceful visual transition from the arterial to residential
districts.

Architectural treatment shall be consistent on all building facades.
Roof forms shall cover the enlire width and depth of buildings.

Superficial roof forms (such as ‘mansards’) affixed to the building
edge are prohibited.

Stairways, fences, trash enclosures and other accessory elements shall be
designed as integral parts of the architecture.

Manufactured components such as stairways and sheds are prohib-
ited.
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8.

2.4 ARCHITECTURAL MATERIALS

Architectural materials shall be selected to convey an image of quality
and durability.

Architectural materials on each building shall be consistent on all
facades.

Materials shall reinforce and enhance architectural form and style.

Changes in materials shall occur at inside corners of changes in sur-
face plane.

On buildings designed with obvious references to a particular style
or period, the materials shall be consistent with that style or period.

Roofs shall be clad in clay or concrete tile; walls shall be clad in plaster,
brick or wood.

Flat roofs may be allowed, but only if they are concealed from public
view by continuous parapets, or by pitched roofs of the above mate-
rials.

Wood or hardboard siding, if used, must be shiplap or board-and-
batten. Shiplap must be installed so there are no visible joints.
Board-and-batten must be installed so there are no visible joints in
the underlying ‘board’ material.

Certain materials have an inherently inexpensive, insubstantial, or gar-
ish quality, and are prohibited. These include:

Roofs: composition shingles; glazed or painted tiles; metal or other
sheet materials. Walls: vinyl; metal; plywood or other sheet materials.

2.5 LIGHTING

Lighting within the complex shall consist entirely of fixtures on poles no
greater than 16 in height, but preferably lower. Pole fixtures shall be
supplemented by low bollards and other path lighting.

Fixtures shall incorporate cutoffs to screen the view of light sources from
residences.

8.2.6 LANDSCAPE

*  All site areas not covered by structures, walkways, driveways or park-
ing spaces shall be landscaped.

The landscape shall, as a rule, consist of live plants. Gravel, rock,
bark and other like materials are not a substitute for plant cover.

Plazas and other areas subject to heavy traffic may be surfaced with
a combination of plants and decorative paving.

The landscape shall include permanent, automated irrigation.
* Plant materials shall be primarily natives and other climate-suited varieties.

Water-intensive plants, such as lawns and flowering exotics, shall be
used only sparingly as accents.

e Mature trees, rock outcrops, creeks and other desirable natural site fea-
tures shall be preserved and incorporated into the landscape plan.

e Site landscaping within the complex shall include formal, regularly
spaced trees along roads and paths, combined with more informal,
relaxed plantings in common open spaces and interslices.

e Parking lots shall be generously landscaped to provide shade, reduce
heat and glare, and provide visual interest.

Each row of spaces in a surface lot shall
provide one planting bed at least as

wide and long as one parking space at
intervals of 4-6 spaces (Fig 8.2g). Each
shall be planted with at least one min
15 gal tree plus ground cover.

J'. ln
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T

Figure 8.2g. Parking lot landscaping.



8.3 COMMUNITY RETAIL

QUL ,'/’ 7 //’ ' ) A \: i The community retail center in FUA 2 is envisioned as not mere-
=Y AN ly a generic strip center, but rather as an integral part of the
Z X \\ ! | ! (/J/ community. It should have a public, pedestrian-friendly char-
' R l / / acter, and its architecture and landscape should complement
. \'\ ‘ 7 and enhance the residential areas it serves.
.. 3 o o
/ . k\ f The western half of FUA 2 has two primary 'gateways": at Laurel
d = ’ Road and at Lone Tree Way. In both locations, the gateway is
} J Z/' g \\ A\ flanked on one side by community retail and on the other by
7 ‘///( - f L multifamily residential; it is unlikely, therefore, both sides will
QU ) be developed at the same time, or by the same developer.
[ However, because these gateways will set the tone for the entire
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Figure 8.3a. Key map, Community Retail.
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8.3.1 SITE DESIGN

¢ Buildings shall frame the gateways and form an entry portal to the com- * The center shall comfortably accommodate pedestrians as well as cars.

munity (Figs 8.3b- 8.3c¢).
b Residents shall be able to walk a direct route from their homes to

Buildings and parking lots shall be set back at least 25' from public center stores without traversing parking lots.

rights of way, and facades shall align with the streets they face. .
A continuous pedestrian sidewalk shall link all stores in the center.

Buildings shall occupy both corners at the gateway entry. Given Sidewalks shall be at least 10’ in width and shall be framed by store-
their visual importance, the corner buildings should be the most dis- fronts, awnings and landscaping (Fig 8.3j).

tinctive buildings on their respective sites. ) ) ) )
* The center shall include a public plaza, located at the main pedestrian

Building facades within 35' of the right of way shall comprise at entrance (Figs 8.3d-8.3e).

least 50% of both frontages of the Lone Tree Way gateway.
& FB v A community retail center, if properly designed, can be a place

where neighbors meet, socialize, and share information.  In order to
serve this important purpose, however, it must provide an inviting
public space.

H_ CREEK

%
Iy
=
]

The plaza shall include both paved and planted arcas, and shall pro-
vide a generous amount of seating. At least one cale, deli, or restau-
rant shall face the plaza.

s - RIDGETOP
OPEN SPACE

In general, these plazas need be no larger than 8,000-12,000 sf. However,
where the plaza is located, and how it is framed by active, complemen-
tary uses, are just as important as its size.

T CANADA

On the Lone Tree Way site, the plaza shall be designed to provide
’ views of and from the creek, and shall provide direct access to the
V' auen ; creek trail.

* Parking areas shall be designed to maximize the utilization of angled
parking.

* Bicycle parking shall be provided as required by the City Parking
Ordinance.

/—1 * Bus stops with shelters shall be conveniently located to serve the retail

- - CORNERS 9 /// center, and a continuous sidewalk shall link the bus stop to all stores in
i ¥ FRAME
ai GATEWAY ) L/ the center.
LONE TREE WAY
Figure 8.3b. Lone Tree Way community Figure 8.3c. Laurel Road community

gateway (see 5.3.9 for landscape). gateway (see 5.3.9 for landscape).
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PEDESIRIAN ROUTE
FROM RESIDENTIAL AREAS

o [ | |

__COUNIRY HILLS DRIVE

Figure 8.3d. Illustrative plan, Laurel Road retail center.

PEDESTRIAN ROUTE FROM RESIDENTIAL AREAS

CANADA VALLEY ROAD

LONE TREE WAY

Figure 8.3e. lllustrative plan, Lone Tree Way retail center.

* Service facilities shall be concealed from public view.

Trash bins and compactors, utility meters, transformers, and other
service elements shall be enclosed or otherwise entirely concealed
from view. Service enclosures shall be designed as integral ele-
ments of the center architecture.

Loading areas shall be separated from residential lots by a solid wall
and a 10" landscaped strip, planted with densely foliaged trees. The
wall shall be of adequate height to conceal the view ol docks and
trucks from adjacent homes.

In general, loading areas shall not be visible from any public street,
nor lrom Antioch Crecek.

*  Drive-thru windows shall be limited to two per center.
Neither service windows nor stacking lanes shall face public streets.

* Buildings shall be sited, designed and landscaped to minimize their
adverse visual impacts on nearby open spaces and residences.

The Lone Tree site backs up to the Antioch Creek open space, while
the Laurel Road site backs up to residences. Both these interfaces
must be treated with extreme care.

Section 8.3.4 prescribes landscape treatments for the perimeters of
retail sites. However, it is also important these perimeters not be
merely long, blank edges that separate the center from its communi-
ty. The public plazas described above help break the visual monot-
ony of these edges by providing views, and pedestrian routes, into
the center.

Buildings shall be set back from property lines abutting residential
lots at least 1.5' for each 1' of building height, although this setback
may be reduced where there is also a change in grade at the proper-
ty line. Windows, if any, shall be located to preclude direct views
into adjacent homes or yards within 100'.
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8.3+2 ARCHITECTURAL DESIGN
* The center shall be designed as a composition of distinct, but related e  Architecture shall respect the scale and character of nearby residential areas.

forms (Fig 8.3f).

Building forms shall be articulated by varying roof heights and wall
planes. Long, unbroken volumes and large, flat planes shall be avoided.

A mix of one- and two-story forms is strongly encouraged as a way to
increase visual interest and diversify the mix of activities in the center.

UNDESIRABLE

Figrure 8. Franchise architecture,

Figrore 830 Superticial roof forms.
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Traditional elements, for example pitched roofs or covered arcades,
can help create a graceful visual transition from the arterial to resi-
dential districts.

Architecture within the center shall employ a single, unifying vocabu-
lary of forms, details and materials.

Visual interest shall be created by articulation of planes and vol-
umes and the subtle use of color, not by abrupt changes in style.

Franchise architecture, such as pseudo-historic styles or 'trademark’
roof shapes, which sacrifice the integrity of the center to promote a
single tenant, is prohibited. (Fig 8.3g).

All facades of a building shall draw from the same vocabulary of
forms, details and materials. Transitions from front facades to sides
and rears shall be graceful, not abrupt.

Roofs shall be designed as integral elements of the center architecture.

Roof forms or parapets shall be continuous around the entire build-
ing, not superficial forms limited to the most visible areas (Fig 8.3h).

Buildings shall present interesting, inviting street facades.

Display windows shall comprise at least 33% of the width of each
facade that faces a public street.

Where large blank wall sections are unavoidable, they shall be artic-
ulated with 3-dimensional elements, such as planters, and softened
with vines and shrubs.

Services and equipment shall be enclosed, buried, or otherwise con-
cealed from view.

Roof-mounted equipment shall be concealed by enclosures consis-
tent in design with the building roof.

Dock and service enclosures and other auxiliary structures shall be
designed as integral elements of the center architecture.
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8.3.3 ARCHITECTURAL MATERIALS

¢ Architectural materials shall be selected to convey an image of quality e All facades of a building shall employ the same vocabulary of materials.
and durability.
Transitions from front facades to sides and rears shall be graceful,
Loud colors, materials and signs are unnccessary in a center that not abrupt.
serves the routine day-to-day needs of local residents. Subtler, )
more elegant materials can help create a graceful visual transition * Materials shall reinforce and enhance architectural form and style.

from the arterial to residential districts. . . . :
Changes in materials shall occur at inside corners of changes in sur-

lace plane (Fig 8.34).

e " g o A On buildings designed with obvious references to a particular style
[’/ - / A ’/2/ \\’\ [ o d or period, the materials shall be consistent with that style or period.
2z J > o
( N Nf * Roofs shall be clad in clay or concrete tile; walls shall be clad in plaster,
B - \\ " A brick or wood.
/ / \\ / Flat roofs may be allowed, but only if they are concealed from public
// AN //)\ view by continuous parapets, or by pitched roofs of the above materials.

s
UNDESIRABLE \

\

|- /
A B \N// Wood or hardboard siding, if used, must be shiplap or board-and-

PREFERABLE batten. Shiplap must be installed so there are no visible joints.

\

Board-and-batten must be installed so there are no visible joints in
Figure 8.3i. Material changes at inside corners. the underlying 'board' material.

Accent materials may include stone; anodized or thermoacrylic coat-
ed metals; and wood with a minimum nominal dimension of 2".

N

e All ground floor display windows shall be clear glass. Windows on
upper floors may be lightly tinted, but may not be reflective.

///M/

N

e Certain materials have an inherently inexpensive, insubstantial, or gar-
ish quality, and are prohibited. These include:

STOREFRONT Roofs: composition shingles; glazed or painted tiles; metal or other

sheet materials. Walls: vinyl; metal; plywood or other sheet materials.

NET

7 %//7/7//// i i
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Figure 8.3j. Typical section,
storefront within center.
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8.3.4 LANDSCAPE

All site areas not covered by structures, service yards, walkways, drive-
ways or parking spaces shall be landscaped.

The landscape shall, as a rule, consist of live plants. Gravel, rock,
bark and other like materials are not a substitute for plant cover.

Plazas and other areas subject to heavy traffic may be surfaced with
a combination of plants and decorative paving.

The site landscape shall include permanent, automated irrigation.

* Plant materials shall be primarily natives and other climate-suited varieties.

Water-intensive plants, such as lawns and flowering exotics, shall be

used only sparingly as accents.

* Mature trees, rock outcrops, creeks and other desirable natural site fea-
tures shall be preserved and incorporated into the landscape plan.

* Parking lots shall be generously landscaped to provide shade, reduce
heat and glare, and provide visual relief from the acres of parked cars.
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Figure 8.3k. Parking lot landscaping.

Planting beds at least one
parking space wide shall
be located at the ends of
each row and at intervals
of no more than 10 spaces.
(Fig 8.3k). Each bed shall
be planted with one (sin-
gle-space depth) or two
(double-space depth) min
15 gal trees.

Parking lot trees shall be
selected and spaced so tree
canopy covers at least 25%
of the paved area of the lot
within 10 years.

* Street frontages shall be landscaped to screen the view ol parked cars

and frame the public realm.

Setbacks along street frontages shall include a row of trees, spaced at
the same interval as the street trees in the public right-of way. The
on=site trees shall be oflset by hall the interval, to ereate a double
row of alternately spaced trees framing the public sidewalk (Fig 8.3k).

Where parking lots front directly on streets, the setback shall include
a berm, adequate in height to screen the view ol parked cars from

the street (Fig 8.3m).

This berm may be reduced on sites where the parking lot lies above
the road, as long as parked cars are not visible from the road.

* Interior property lines shall be landscaped to buffer adjacent uses from

visual and acoustic impacts.

Where a retail site abuts non-retail uses, there shall be a landscaped
setback of at least 10, with a masonry wall at least 6' in height at the
property line, except at plaza locations (Fig 8.3n).

¢ Sides and rears of retail buildings facing the Bypass shall be screened

from view by densely foliaged trees.

Loading areas and other service facilities shall be entirely concealed

from view, as described in 8.3.1.
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Figure 8.3m. Parking lot berm.

Figure 8.3n. Interior property line.
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8.3:5

LIGHTING

Lighting in retail centers shall be limited to levels adequate for public
safety.

Lighting in service areas shall be the minimum required for operation,
and shall be designed to minimize the visibility of those areas.

Low, pedestrian-scale fixtures are encouraged to help identify and light
pedestrian routes.

Light fixtures shall employ shielding to ensure no light sources are
directly visible from outside the site.

CHARACIERS
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Figure 8.30. Sign area. Figure 8.3p. Awning signs.

8.3.6

SIGNS
Signs and other graphics shall be an integral part of the center design.

The center design shall include a comprehensive sign program, with
designs for known tenants and criteria for unknown future tenants.
Sign design shall complement and enhance the center architecture.

Signs shall respect the scale and character of nearby residential areas.

Large, garish signs are unnecessary in a center that serves the rou-
tine day-to-day needs of local residents. Subtler, less intrusive signs
can help create a graceful visual transition from the arterial to resi-
dential districts.

Each center may have one detached monument sign per arterial or col-
lector frontage to identify the center and up to two tenants; all other
signs must be affixed to buildings.

The cumulative area of all affixed signs in the center shall be no greater
than 1 sf per lineal foot of storefront in the center (Fig 8.30).

Affixed signs shall be composed of individual characters; cabinet signs
are prohibited.

Individual characters shall be no greater than 18" in height for minor
tenants. Major tenant signs shall be reviewed case by case, but in
general shall not exceed 36"

Affixed signs shall be placed only on vertical surfaces below the eave or
parapet line; roof top signs are not permitted.

Awning signs are allowed, but graphics shall be confined to vertical sur-
faces (Fig 8.3p).

Awning signs shall count against the maximum individual and
cumulative areas for affixed signs.

Illuminated awnings are prohibited.

Suspended signs are allowed under awnings or canopies, but each face
shall have an area no greater than 6 sf.

Suspended signs shall count against the maximum individual and
cumulative areas for affixed signs.



2

EMPLOYMENT

The ELTA employment center is envisioned as a campus-like environ-
ment with a mix of large and small employers. In order to achieve and
maintain its status as a desirable business address, development projects
within the center must reflect high standards of design and workman-
ship. While higher intensity uses are encouraged at its core, the balance
of the center is expected to consist primarily of low, conservatively
designed buildings with surface parking. The landscape, therefore, is as
important as architecture in establishing the image and identity of the
employment center.

Two features of the landscape are particularly important: the travel
experience into and through the center along Sunset Drive; and the
major visual and recreational amenity provided by the Antioch Creek
and Lindsey Basin open spaces. The landscape along Sunset Drive,
including the gateways to the employment center from the north and
south, is described in section 5.4; Antioch Creek and Lindsey Basin are
described in section 4.

In approving a planned
unit development within
the employment center,
the City may deviate from
the standards prescribed
in this section, as long as
the resulting project is at
least comparable in quali-
ty to the level established
by these standards.

ELTA inchudes two siles, des-
ignaled CR/E, which may be
developed for either regional
retail or employment. On
the CR/E sites, the standards
in this section apply if they
are developed for employ-
ment; section 8.5 applies if
they are developed for region-
al retail.

o _.\’I_

Figure 8.4a. Key map, Employment
(hatching indicates Cr/E sites)



ELTA

DESIGN STANDARDS 8-21

8.4.1

SITE DESIGN

Buildings shall be sited and designed to frame and enhance the street,
and contribute positively to the image of the employment center.

Buildings shall be set back at least 20" from all streets. Parking lots
shall be set back at least 20" from Sunset Drive, and at least 10" from
other employment center streets.

The main entrances to buildings, or to multi-building complexes,
shall face the street or central plaza.

Buildings shall be designed so major facade planes align with the
streets they face.

Buildings on corner sites shall emphasize the corner as a focal point.

Corners shall be the location of either a prominent architectural fea-
ture or a landscaped plaza framed by the buildings (Fig 8.4b-8.4c).

Parking lots shall not be located within 50" of comers (Fig 8.4b).

Multi-building complexes shall be designed to function for both single
and multiple tenants.

Most of the parking on the site shall be located to the sides and rears of
buildings.

While some visitor and other short-
term parking may be located in
front of the building, the front
facade shall not be separated from
the street by more than one bay

El!
; (60" wide) of parking (Fig 8.4d).

Truck parking and loading shall be
located to the sides and rears of
buildings, and the buildings shall
screen direct views of trucks from
the street (Fig 8.4d).

Figure 8.4b. Building emphasizes corner.

Plazas and other open spaces within each site shall be primarily framed
and defined by buildings (Fig 8.4e)

The site shall comfortably accommodate pedestrians as well as autos.

Each building shall have a direct pedestrian walkway from the strect
to the main entrance or entry courtyard. While the walkway may
cross the front parking lot, it shall be designed to ensure the primacy
of pedestrians.

Service facilities shall be screened from public view.

Trash bins and compactors, utility meters, transformers, and other
service elements shall be enclosed or otherwise screened from public
view by landscaping or architectural enclosures. Such enclosures
shall be designed as integral elements of the building architecture.

Loading areas shall be located at the sides or rears of buildings, and
shall be screened from public view.

Sites which abut Antioch Creek or Lindsey Basin shall present an attrac-
tive appearance when viewed from the creek or basin and from the
Route 4 Bypass.

Very large parcels may have
frontage on both Sunset Drive and

Antioch Creek, and therefore may
have large surlace parking lots on
the creek side of the buildings. On
such sites, it is very important the
parking lots be generously land-
scaped (see 8.4.4) and that loading
and other service areas be ade-
quately screened from public view
(see above).

Figure 8.4c. Comner plaza framed by bldgs.
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Figure 8.4d. Front parking lot no
more than one bay wide.

Figure 8.4e. Open spaces
framed by buildings.

Access lo Antioch Creek shall be provided, with the locations of, and
the arrangements for, such access to be determined through the PD
process.

Bus stops with shelters shall be conveniently located to serve the
employment center.

4.2

ARCHITECTURAL DESIGN

Architecture within the employment center shall convey the image of a
serious, sophisticated workplace.

Clean lines and geometric forms are preferable to superficial orna-
mental details.

Each building or multi-building complex shall be a coherent architectur-
al composition.

Many employment center buildings may have several functional ele-
ments (e.g. office, production, storage). The varied size and shape
characteristics of these elements can be a source of architectural
interest; but the building must also work as a whole.

All facades of a building shall employ the same vocabulary of forms,
details and materials.

In complexes comprised of more than one building, the architecture shall
employ a single, unifying vocabulary of forms, details and materials.

Visual interest shall be created by articulation of planes and vol-
umes and the subtle use of color, not by arbitrary variations in style.

Overhangs, reveals, arcades, and other 3-dimensional facade elements
are strongly encouraged.

Such elements are most desirable when they serve functional as well
as esthetic purposes. For example, overhangs and reveals can aid in
climate control; arcades provide sun- and rain-protected walkways.

Buildings shall present interesting, inviting street facades.

The main entrances to buildings, or to multi-building complexes,
shall be easily identifiable from the street.

Services and equipment shall be screened from public view.

Roof-mounted equipment shall be screened by enclosures consistent
in design with the building roof.
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UNDESIRABLE
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Figure 8.4e. Continuous parapets , no superficial roof forms.

* Roofs shall be designed as integral elements of the building architecture.

Flat roofs with continuous parapets are preferable to mansards or
other superficial roof forms (Fig 8.4e).

Parapets shall be continuous around the entire building, not merely
limited Lo the most visible arcas (Fig 8.4e).

* Dock and service enclosures and other auxiliary structures shall be
designed as integral elements of the center architecture.

8.4.3 ARCHITECTURAL MATERIALS

Architectural materials shall convey an image of quality and durability.

Preferable facade materials include plaster, precast concrete, and
masonry. Precast concrete systems, however, vary in quality from
very good to very poor, and shall be evaluated on a case-by-case
basis.

Many metal and glass wall systems have a flimsy, low-quality
image. Such systems shall also be evaluated on a case-by-case basis;
however, curtain-wall systems with large, continuous glass surfaces
are strongly discouraged.

Concrete block, if used, shall be split-face or slump; precision blocks
shall be used only sparingly as color or texture accents.

All facades of a building shall employ the same vocabulary of materials.

Transitions from front facades to sides and rears shall be graceful,
not abrupt.

Visual interest shall be created by articulation of planes and vol-
umes and the subtle use of color, not by arbitrary changes in surface
malerials.

Materials shall reinforce and enhance architectural form and style.

Changes in materials shall occur at inside corners of changes in sur-
face plane.

Window glass may be clear or lightly tinted; reflective glass is strongly
discouraged.

Buildings which are, or appear to be, lemporary or prefabricated are
prohibited.

Certain materials have an inherently residential quality, and are general-
ly not suitable for the employment center.

Roofs: shingles, tiles, or other unit materials; all wood materials.
Walls: wood, plywood, hardboard or vinyl materials.

However, the use of wood materials may be evaluated on a case-by-case
basis, depending on the architecture of the building.
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8.4.4

LANDSCAPE

All site areas not covered by structures, service yards, walkways, drive-
ways or parking spaces shall be landscaped.

The landscape shall, as a rule, consist of live plants. Gravel, rock,
bark and other like materials are not a substitute for plant cover.

Plazas and other areas subject to heavy traffic may be surfaced with
a combination of plants and decorative paving.

The site landscape shall include permanent, automated irrigation.
Plant materials shall be primarily natives and other climate-suited varieties.

Walter-intensive plants, such as lawns and (lowering exotics, shall be
used only sparingly as accents.

Mature trees, rock outcrops, creeks and other desirable natural site fea-
tures shall be preserved and incorporated into the landscape plan.

Parking lots shall be generously landscaped to provide shade, reduce
heat and glare, and provide visual relief from the acres of parked cars.

Planting beds at least one
parking space wide shall be
located at the ends of each
row and at intervals of no
more than 10 spaces, as
shown in Fig 8.4f. Each such
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Figure 8.4f. Parking lot landscaping.

8.4.5

The perimeter of each site shall be landscaped to screen parking, buffer
adjacent sites, and provide a pleasing view from the street.

Building and parking lot setbacks shall incorporate the landscape
treatments described in section 5.4.

Where parking lots front directly on streets, the setback shall include
a berm to screen the direct view of parked cars. The berm shall be at
least 3' in height above the parking lot surface (Fig 8.4g).

Interior property lines shall have a landscaped strip at least 5" wide
on each side of the property line.

LIGHTING
Lighting shall be limited to levels adequate for public safety.

Lighting in service areas shall be the minimum required for operation,
and shall be designed to minimize the visibility of those areas.

Low, pedestrian-scale fixtures are encouraged to help identify and light
pedestrian routes.

Light sources of light fixtures shall not be visible from outside the site.
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Figure 8.4g. Parking lot berm.
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Figure 8.4i. Monument sign.

Figure 8.4j. Sign area.

8.4.6 SIGNS

* Sign design shall complement and enhance the image of the employ-
ment center.

¢ Each building or multi-building complex may have one detached monu-
ment sign, incorporated into the landscape at the main entrance (Fig
8.4i).

Large corner sites may be allowed a second monument sign, located
at the corner.

The monument sign shall include the address of the building or
multi-building complex it serves.

Monument signs shall be consistent in design with the architecture
of the buildings they serve.

In general, monument signs shall be no greater than 6’ in height
above grade, and each face shall have an area no greater than 60 sf.

*  All other signs shall be affixed to buildings.

Affixed signs shall be placed only on vertical surfaces below the
eave or parapet line; roof top signs are not permitted.

The arca of each affixed sign shall be no greater than 1 square (oot
per 5 lincar feet of street frontage (Fig 8.4j).

e All signs shall be composed of individual characters; internally illumi-
nated 'box’ signs are discouraged.

In general, individual characters shall be no greater than 24" in
height.



REGIONAL RETAIL

ELTA includes 3 sites which may be developed as regional retail, as
shown below in Fig 8.5a. One, at the intersection of the Route 4 Bypass
and Lone Tree Way, is designated for retail use only; the other two may
be developed either for retail or employment uses.

The two sites flanking the south entrance to the employment center,
along Sunset Drive, are particularly important because they might not
be developed at the same time, and might not be developed with the
same use. However, because these parcels form the 'gateway’ lo the
employment center from the south, both frontages must work together
to create an elegant, harmonious entry.

Regional retail and the types of employment envisioned in ELTA are
not incompatible; on the contrary, they are quite similar in the intensity
of land use and the general scale and form of buildings. However, this
compatibility depends on well composed and finished buildings, a gen-
erously planted landscape, and restrained signage.

In this section, the terin 'CR
site’ refers to the site desig-
nated for retail ise only; the
termi ‘Cr/E site’ refers to the
fwo sites desiguated for cither
retail or employment use.
On the CR/E siles, the stan-
dards in this section apply if
they are developed for retail;
scction 8.4 applics if they are
developed for employment.
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i

Figure 8.5a. Key map, Regional Retail
(hatching indicates Cr/E sites)
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8.5.1 SITE DESIGN

* The 3 sites designated Cr or CR/E shall each be developed as a single
project.

While development on a CR or CRr/E site may be phased, it shall fol-
low a single master plan for the entire site.

* Buildings shall be sited and designed to frame and enhance the street ,
and contribute positively to the image of the employment center.

Buildings and parking lots shall be set back at least 25' from public
rights of way.
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Figure 8.5b. lllustrative plan, regional retail center.

Building facades within 35' of the right of way shall comprise at
least 40% of both frontages along Sunset Drive, and shall align with
the streets they face (Fig 8.5b).

Buildings shall occupy all site corners with at least one street
frontage (Fig 8.5b). These corner buildings shall be composed and
designed to reflect their visual importance.

The site design shall comfortably accommodate pedestrians as well as
automobiles.

A continuous pedestrian sidewalk shall link all stores in each center.
The sidewalk shall be of adequate width as determined by the
Planning Commission.

The CRr site shall include a public plaza at the location shown on Fig 8.5b.

The plaza shall be located and designed to create a visual break in
the building mass and afford views into the center from the Bypass.

The plaza shall face the Antioch Creek open space and shall provide
direct access to the trail.

The plaza shall include both paved and planted areas, and shall pro-
vide a generous amount of seating. At least two cafes, delis, or
restaurants shall face the plaza.

The plaza should be of adequate size as determined by the Planning
Commission. However, how the plaza is designed, how it relates to
the adjacent open space, and how it is framed by active, complemen-
tary uses are just as important as its size.

Entrance drives shall align across Sunset Drive (Fig 8.5b).

Service facilities shall be concealed from public view.

Trash bins and compactors, utility meters, transformers, and other
service elements shall be enclosed or otherwise entirely concealed
from view. Service enclosures shall be designed as integral ele-
ments of the center architecture.

In general, loading areas shall not be visible from any public street,
nor from Antioch Creek.
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ARCHITECTURAL FORMS
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Figure 8.5d. Articulfation of building forms.

Buildings shall be sited, designed and landscaped to minimize their
adverse visual impacts on nearby open spaces.

Section 8.5.4 prescribes landscape treatments for the perimeters of
retail sites. However, it is also important these perimeters not be
merely long, blank edges that isolate open spaces. Retail centers
must include features, such as the aforementioned plaza, that pro-
vide views and pedestrian routes to and from adjacent open spaces.

* DParking areas shall be designed to maximize the utilization of angled
parking.

* Bicycle parking shall be provided as required by the City Parking
Ordinance.

* Bus stops with shelters shall be conveniently located to serve the retail
center, and a continuous sidewalk shall link the bus stop to all stores in
the center.

8.5.2

ARCHITECTURAL DESIGN

¢ The architecture of regional retail centers shall respect the image, scale
and character of the employment center.

Clean lines and geometric forms are preferable to superficial orna-
ment. "Theme' or 'period’ architecture is strongly discouraged.

* The center shall be designed as a composition of distinct, but related

forms (Fig 8.5d).

Building forms shall be articulated by varying rool heights and wall
planes. Long, unbroken volumes and largg, flat planes shall be avoided.

A mix of one- and two-story forms is strongly encouraged as a way o
increase visual interest and diversify the mix of activities in the center.

* Architecture within the center shall employ a single, unifying vocabu-

lary of forms, details and materials.

Visual interest shall be created by articulation of planes and vol-
umes and the subtle use of color, not by abrupt changes in style.

Franchise architecture, such as pseudo-historic styles or 'trademark'’
roof shapes, which sacrifices the integrity of the center to promote a
single tenant, is prohibited (Fig 8.5f).

N JJ/ o /\/\\\
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Figure 8.5f. Franchise architecture.

UNDESIRABLE

Figure 8.5g. Superficial roof forms
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All facades of a building shall draw from the same vocabulary of
forms, details and materials. Transitions from front facades to sides
and rears shall be graceful, not abrupt.

*  Roofs shall be designed as integral elements of the center architecture.

Flat roofs with continuous parapets are preferable to mansards or
other superficial roof forms (Fig 8.5g).

Parapets shall be continuous around the entire building, not merely
limited to the most visible areas.

e Buildings shall present interesting, inviting street facades.

Display windows shall comprise at least 33% of the width of each
facade that faces a public street.

Where large exposed blank wall sections are unavoidable, they shall
be articulated with 3-dimensional elements, such as planters, and
softened with vines and shrubs.

¢ Services and equipment shall be concealed from public view.

Roof-mounted equipment shall be concealed by enclosures consis-
tent in design with the building roof.

* Dock and service enclosures and other auxiliary structures shall be
designed as integral elements of the center architecture.

8.5.3 ARCHITECTURAL MATERIALS

*  Architectural materials shall convey an image of quality and durability.

Preferable facade materials include plaster, precast concrete, and
masonry. Precast concrete systems, however, vary in quality from
very good to very poor, and shall be evaluated on a case-by-case
basis.

Concrete block, if used, shall be split-face; precision blocks shall be
used only sparingly as color or texture accents.

All facades of a building shall employ the same vocabulary of malerials.

Transitions from front facades to sides and rears shall be graceful,
not abrupt.

Materials shall reinforce and enhance architectural form and style.

Changes in materials shall occur at inside corners of changes in sur-
face plane.

Visual interest shall be created by articulation of planes and volumes
and the subtle use of color, not by arbitrary changes in materials.

All ground floor display windows shall be clear glass.

Windows on upper floors, if any, may be lightly tinted, but may not
be reflective.
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Figure 8.5h. Materials change at inside corners..
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3.5

.4 LANDSCATPE

All site areas not covered by structures, service yards, walkways, drive-
ways or parking spaces shall be landscaped.

The landscape shall, as a rule, consist of live plants. Gravel, rock,
bark and other like materials are not a substitute for plant cover.

Plazas and other areas subject to heavy traffic may be surfaced with
a combination of plants and decorative paving.

The site landscape shall include permanent, automated irrigation.
Plant materials shall be primarily natives and other climate-suited varieties.

Water-intensive plants, such as lawns and flowering exotics, shall be
used only sparingly as accents.

Mature trees, rock outcrops, creeks and other desirable natural site fea-
tures shall be preserved and incorporated into the landscape plan.

Parking lots shall be generously landscaped to provide shade, reduce
heat and glare, and provide visual relief from the acres of parked cars.

DOUBLE ROW CF TREES

ENTRY
MEDIAN

3 »‘m’*\j"‘\

Planting beds at least one
parking space wide shall
be located at the ends of
each row and at intervals
of no more than 10 spaces.
(Fig 8.5i). Each bed shall
be planted with one (sin-
gle-space depth) or two
(double-space depth) min
15 gal trees.
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Parking lot trees shall be
selected and spaced so tree
canopy covers at least 25%
of the paved area of the lot
within 10 years.
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Figure 8.5i. Parking lot landscaping

Street frontages shall be landscaped to screen the view of parked cars
and frame the public realm.

Parking lots shall be set back at least 25’ from the public rights of
way. Setbacks shall be landscaped as described in section 5.3.2
(Lone Tree Way) and 5.4.1 (Sunset Drive).

Where parking lots front directly on streets, the setback shall include
a berm to screen the direct view of parked cars. The berm shall be at
least 3' in height above the parking lot surface (Fig 8.5j).

Interior property lines shall be landscaped to buffer adjacent uses from
the visual and acoustic impacts of retail activity.

Where retail sites abut open spaces or other non-retail uses, there
shall be a landscaped setback of at least 10', with a masonry wall at
least 6' in height at the setback line, except at plaza locations (Fig
8.5k).

Sides and rears of retail buildings facing the Bypass and/or Antioch
Creek shall be screened from view by densely foliaged trees.

Loading areas and other service facilities shall be entirely concealed
from public view, as described in 8.5.1.

MU

Figure 8.5k. Interior property line.
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8.5.5 LIGIITING 8.5.6  SICGNS
* Lighting in retail centers shall be limited to the minimum levels required * Signs and other graphics shall be an integral part of each retail center
for public safety. In general, levels should range from 0.5 to 1.5 fc in design.

public areas.
The center development plan shall include a comprehensive sign

* Lighting in service areas shall be the minimum required for operation, program, with specific designs for known tenants and criteria for
and shall be designed to minimize the visibility of those areas. unknown future tenants.
* Low, pedestrian-scale fixtures are encouraged to help identify and light Sign design shall complement and enhance the center architecture.

pedestrian routes.
¢ Each center may have one detached pylon sign to identify the center

* Light sources of light fixtures shall not be visible from outside the site. and/or one major tenant; all other signs must be affixed to buildings.

Pylon signs shall be no greater than 45' in height. They shall be slen-

der and strongly vertical; the ratio of height to width shall be at least

aaclin 5:1, with width measured at the widest point (Fig 8.5m).

-, = s T Pylon signs shall be designed as architectural elements in them-

' | ST RN selves, consistent with and complementary to the architecture of the
‘ . N; ", retail center.

e e T e T e S e

=i SGNS : e Alfixed signs shall be composed of individual characters; cabinet signs
COMPOSED ool are prohibited.
OFINDVIDUAL - & AREA MEASURED

[ CHARACTERS * ASPERMETER OF 1 Bl bt i 5
< ' l . - ENTIRE SIGN In general, individual characters shall be no greater than 36" in

height.

Figure 8.5n. Sign area: The cumulative area of all affixed signs in the center shall be no
H_ greater than .75 sf per lineal foot of storefront in the center (Fig 8.5n).

1

e Aflixed signs shall be placed only on vertical surfaces below the cave or
parapet line; roof top signs are not permitted.

¢ Suspended signs are allowed under awnings or canopies, but each face
< shall have an arca no greater than 6 sl

Suspended signs shall count against the maximum individual and
e cumulative areas for affixed signs.

HEIGHT AT LEAST
5x MAX WIDTH

Figure 8.5m. Pylon sign.



EMPLOYMENT RETAIL

The employment retail site is the place for the restaurants and
service providers that the employment center requires to func-
tion. It also, however, provides a sense of identity, vitality, and
urbanity to what is otherwise a low, spread-out campus of
largely internalized workplaces. The design of this retail place
should seek to create a human-scaled cluster of activity at the
heart of the campus.

The employment retail site is also the location for a proposed
commuler rail station along the existing Southern Pacitic tracks.
The Bay Area Rapid Transit is exploring this and other existing
tracks for diesel service to link outlying areas to the BART sys-
tem. Rail service would be a significant advantage in marketing
the ELTA employment center to research and development
firms and other firms with strong ties to the inner Eastbay.

Figure 8.6a. Key map, Employment Retail
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SITE DESIGN

The CE site shall be developed as a single, unified project.

While development on the CE site may be phased, it shall follow a
single master plan for the entire site.

The size of the CE site may be reduced to fit the size of the demand
for employment-retail services, as ascertained by the required mar-
ket study (Fig 8.6b).

Buildings shall be sited and designed to frame and enhance the street,
and contribute positively to the image of the employment center.

Building facades within 35' of the right of way shall comprise at
least 60% of the frontage along Sunset Drive. Where a plaza is pro-
vided within 35' of the right of way, it may be counted toward satis-
fying this requirement.

The CE site shall provide a direct pedestrian route from Sunset Drive
through the site to the future rail station (Fig 8.6b).

While this pedestrian route may cross surface parking, it shall be
designed and landscaped to ensure the primacy of the pedestrian.

[ ]

/ & [%  SIZE OF RETAIL DEVELOPMENT
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Figure 8.6b. Hlustrative plan, employment retail center.

The pedestrian route from Sunset Drive to the future rail station shall be
open to the public at all times, and shall be designed and lit for visibility
and security during night hours.

The CE site shall include a generously landscaped central plaza, framed
by the project buildings (Fig 8.6b).

The plaza shall be visible from both Sunset Drive and the future rail
station.

Buildings shall face and observe the plaza; restaurants shall be
encouraged to utilize the plaza for outdoor seating.

Service facilities shall be screened from public view.

Trash bins and compactors shall be enclosed or otherwise concealed
from view. Utility meters, transformers, and other service elements
shall be screened from view.

Service enclosures shall be designed as integral elements of the cen-
ter architecture.

Loading areas shall be screened from Sunset Drive, the parking lot
and future rail station.

Parking shall be located at the east end of the site.

Parking shall be planned to serve the future rail station as well as
the employment retail center.

For Architectural Design, Architectural Materials, Landscape, and Lighting, sec-
tions 8.5.2 through 8.5.5 shall apply to the CE Employment Retail district. For
signs, section 8.3.6 shall apply to the Cr: Enyprloyment Retail district.



8.7 ScHooOL & PuBLic FACILITIES

There are three proposed public buildings in ELTA: an elemen-
tary school, a fire station, and a new county judicial center.

Public buildings should be a source of community pride and
identity. Not only should their architecture be distinctive and of
a quality suitable for a civic landmark, but they should also be
compatible with and enhance the overall image of ELTA.

Should any of the above sponsoring agencies decide not to pursuc its
project, the site shall be redesiguated as described in section 3.3, and
the corresponding design standards for the new use shall apply.

P | \L s
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Figure 8.7a. Key map, Public Facilities.
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May 23, 1996

ARTICLE 9 : SPECIFIC PLAN ADMINISTRATION

SECTION 9.1: Introduction

The purpose of this section is to establish the process by which the Specific Plan is
implemented. Key issues addressed include how the development entitlement process is
structured and procedures for Specific Plan Amendments.

SECTION 9.2:  Development Entitlement Process

Planned Development Process:

All developments within the Specific Plan Area are required to go through the Planned
Development Review process as determined by Section 23 of the Antioch Municipal Zoning
Code. Exceptions to this requirement are identified in Section 9.4. This process requires the
following major steps:

A.  The submittal and approval of a preliminary development plan. While optional
under the Zoning Ordinance, this is a requirement of the Specific Plan.

B. The submittal and approval of Planned Development Zoning and a Final
Development Plan as specified in the Antioch Municipal Code (Section 23).

C.  The submittal and approval of a use permit for each phase of development as
specified in the Antioch Municipal Code (Section 27).

All of the discretionary actions required as part of the Final Development Plan process
shall include a finding of consistency with the East Lone Tree Specific Plan consistent with
State law.

In additon to the submittal requirement identified in the Antioch Municipal Code, for

Preliminary and Final Development Plan identified in the Antioch Municipal Code, the
following information shall be submitted:
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> A cut and fill map showing proposed site grading with the Preliminary Development
Plan.

> Conceptual architecture of residential units, including range of unit sizes with the Final
Development Plan.

> Streetscape depicting typical mix of "garage forward" and "house forward" units with
the Final Development Plan.
> Photo montages or other visual analysis shall be required at the discretion of the

Planning Commission with the Preliminary or Final Development Plan.

> A phasing plan identfying the anticipated increments of development and the
infrastructure proposed to be constructed as part of each phase.

SECTION 9.3: Subdivisions

Tentative maps shall be processed in accordance with the State Map Act and the
Antioch Municipal Code. Final Development Plan applications should be accompanied by
a tentative map submittal if subdivision of the land is desired.

SECTION 9.4 Land Uses Prior to Development Entitlements

This section recognizes the need of property owners for on going use of their land prior
to development granted through the development entitlement process.

A.  Thatall propertes shall be entitled to and restricted by the requirements of the
East Lone Tree Specific Plan Zone. This zone has the same restrictions as the
County Zoning Designations that applied to the property prior to the date of
annexation by the City of Antioch. Any use permits or other discretionary
approval under this subject to the review and approval of the Planning
Commission.

B. That all existing land uses shall be allowed to continue and expand as would
otherwise have been allowed under the previous County Zoning Designations.
This includes the keeping of animals and other uses of land permitted under
previous County ordinances.
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C.

Applications for entitlements consistent with the Specific Plan shall be
accompanied by a request for rezoning to the PD Planned Development
District.

SECTION 9.5 Specific Plan Amendment

Amendments to the Specific Plan may be initiated by a resident or property owner as
well as by the City in accordance with the procedures outlined in the Antioch Municipal Code
for initial adoption.

Scope of Amendment: The Director of Community Development will be responsible

for determining "major" amendments as opposed to "minor" amendments to the plan and its
standards. "Major" amendments are to be processed as outlined above through the Planning
Commission and City Council. Among the items which would be considered major are:

A.

B.

Introduction of a new type of land use not discussed in the Specific Plan.

Major changes to the layout of land use (typically affecting one acre of land or
more) or other changes which may significantly affect a planning concepts
spelled out in this Specific Plan.

Major changes to the proposed street system that would significantly alter land
use or circulation concepts spelled out in this plan.

Changes or additions to design standards which could significantly change the
stated intent of this Specific Plan.

Any changes to the plan which could significantly increase environmental
impacts.

Findings: In considering any amendment to the Specific Plan or its standards all of
the following findings shall be considered by the appropriate decision making body and for
approval of an Amendment Findings B, C, and D must be made:

A.

B.

Changes in the community have occurred since the adoption of the Specific Plan
warranting an amendment as requested.

The change will benefit the Specific Plan area.
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The change is in conformance with the adopted General Plan.

The change will not adversely affect adjacent properties and can be properly
serviced.

The physical constraints of the property are such that the change is warranted.

SECTION 9.6: Environmental Documentation

The project level Environmental Impact Report certified for this Specific Plan is
intended to provide adequate environmental documentation for future projects in the area.
This project level EIR is at a sufficient level of detail to serve as appropriate environmental
documentation for subsequent Entitlements, except as noted below. The following policies
will guide the determination of need for additional environmental information or if a further
environmental determination is needed.

A.

An environmental determination will be required for Specific Plan amendments,
which may result in a negative declaration or additional EIR work depending
on the scope of the amendment as determined by the City.

If it is determined that a development proposal will have environmental impacts
not originally addressed in the project level EIR, then additional environmental
study or mitigation may be required.

In cases where the certified EIR for the Specific Plan calls for additional
environmental information, this information will be provided as part of the
application submittal process.

ARTICLE 10: SPECIFIC PLAN PHASING AND TIMING

This Specific Plan emphasizes the importance to the City of the creation of the job
producing uses in the eastern portion of the Planning Area. However, it is recognized
that the residential development planned for the western portion may precede these
employment uses in order to provide needed infrastructure improvements.

The primary purpose of the phasing plan is to insure gradual, orderly and rational
development while providing efficient and economically feasible infrastructure. Employment

- Page 4 -



RESIDENTIAL
Low medium Density
Medium Density
Medium High Density
Subtotal

PRIVATE NON-RESIDENTIAL
Employment
Community Commercial
Employment Center Commercial
Regional Commercial

Subtotal

PUBLIC/QUASI-PUBLIC
Public Facility
School
Park
Open Space
Water District Land
Subtotal

CIRCULATION
State Route 4 Bypass
Arterial and Collector Streets
Subtotal

TOTAL

OAPLANNVICO\FUATABLE.

FUTURE URBAN AREA Il - PHASING TABLE

TABLE 1
PHASE | PHASE Il
area units area units
103.4 413.0 34.0 136.0
68.3 410.0 23.0 138.0
6.0 90.0 9.0 135.0
177.7 913.0 66.0 409.0
8.0 16.2
8.0 16.2
25
11.8
8.0
35.0 30.0
25.0
45.5 66.3
10.0 10.0
10.0 10.0
241.2 913.0 158.5 409.0

area

122.0

1.4
60.9
194.3

8.3

65.0
9.4
82.7

83.0
233
106.3

383.3

EMPLOYMENT/COMM

units

TOTAL

area

137.4
91.3
15.0

243.7

122.0
24.2
11.4
60.9

218.5

10.8
11.3
8.0
130.0
34.5
194.6

83.0
43.3
126.3

783.1

units

549.0
548.0
225.0
1,322.0

1,322.0



= NN

PHASE 1l EMPLOYMENT/

COMMERCIAL PHASE

PHASE |

ssmmmmme =PHASE BOUNDARY

EXHIBIT "A"- PHASING



emme = PHASE BOUNDARY

= BASIC INFRASTRUCTURE

= WITH FRONTAGE DEV. OR AS NEEDED

PHASE |



f/mLiLed

=mmm = PHASE BOUNDARY
mmm = BASIC INRASTRUCTURE

= WITH FRONTAGE DEV. OR AS NEZDED
PHASE Il




— s o

yoo:>

-
-
—
T o oy

~

W & @ 8 8 8 Tuamnm

[y ] . |

wmmmw = PHASE BOUNDARY
"mws = BASIC INFRASTRUCTURE
mmmnEt = WITH FRONTAGE DEV. OR AS NEEDED

EMPLOYMENT/COMMERCIAL PHASE

i,



and retail uses on the east side of the State Route 4 By-Pass (SR4BP) are encouraged to
develop as soon as possible and can precede the housing.

From a land use and uuility perspective, west to east phasing of residendal uses is the
most appropriate. The west edge of FUA #2 is generally bounded by existing and approved
development with commensurate utilities. The north, east and south edges are rural in
character, outside of the ulamate City boundaries and not likely ro develop in the near future.
FUA #2 will be split from north to south by the State Route 4 By-Pass (SR4BP) which will
generally separate the housing (on the west) from the employment uses (on the east).

It is the City's assumption and intention that the SR4BP will be a public facility and
not be part of a private toll road.

SECTION 10.1: TIMING OF DEVELOPMENT

The residential development of FUA #2 is envisioned in two major phases. The
phasing plan is consistent with likely housing and commercial demand and generally flows
from west to east. Demand for housing is expected to occur first. It is a goal of the Specific
Plan that the infrastructure for the employment/commercial area be installed at the earliest
tme feasible in order to encourage the development of employment/commercial uses. Early
constructon of Sunset Drive is intended to encourage the development of employment uses.
Uulities generally exist near the southwest corner of FUA #2 which reinforces the planned
phasing. Phase I of the residential development and the employment/commercial uses can
proceed upon the adoption of this plan and Phase II can proceed only after completion of an
extension of Country Hills Drive and/or Laurel Road. Refer to Table 1 for a listing of areas,
land uses, and unit counts for each phase.

Areas within the major phases may be developed in smaller "subphases" in order to
reflect anticipated absorption and to ensure reasonable infrastructure financing. The size,
configuration, and infrastructure requirements of any "subphases" shall be determined through
the Final Development Plan process.

It should be emphasized that the Specific Plan does not require that residential uses be
developed first, just the opposite as it encourages the construction of employment uses.
However, the plan does state that if residential wants to move ahead, then it must meet the
requirements stipulated in this Specific Plan to facilitate the development of the employment
areas.
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SECTION 10.1A: FINANCIAL PLAN

As required by the Antioch General Plan, this Specific Plan provides detailed land use,
open space and circulation policies, and related design standards for the planning area. The
Specific Plan establishes clear standards for needed infrastructure, community facilities and
public services which must be provided on a phased basis as the area develops. (The Specific
Plan also has identified financial issues that must be addressed.) As a result a comprehensive
plan for the financing and timed delivery of such facilities and services must precede any
development activity within the planning area.

It is therefore required that a Financial Plan be prepared. The Financial Plan shall
address both the method of payment and timing of delivery for all infrastructure, community
facilities and public services, as further described in following Sections 10.2 through 10.7.
The adopted Financial Plan shall include a finding that the true costs of all administrative and
police services will be paid for entirely through project revenues with each phase of
development.

Development applications in ELTSP will not be considered for acceptance until the
Financial plan is approved to the satisfaction of the City. The components of the financial Plan
and the timing of City action on the Plan shall take into account the key benefits of the Specific
Plan to the City, including the acceleration of the construction of the Highway 4 Bypass and
the creation of a business/retail park through the provision of infrastrucrure.

SECTION 10.2 TIMING "TRIGGERS" FOR REGIONAL ISSUES

The East Lone Tree Specific Plan Area is located in a larger regional setting. There are
a number of regional issues that are important to the successful implementation of the plan,
but over which the City has limited control. These issues include improvements to the
highway network, school boundaries, and jobs vs. housing balance. The City can influence
these issues indirectly through appropriate policies. Additionally, periodic review of the
Specific Plan can ensure the coordination of the successful resolution of these issues with the
implementation of the Specific Plan.

The following section contains the appropriate policies and procedures to address these
regional issues.

A.  Regional Highway Improvements: Prior to the approval of a Tentative Maps/Final
Development Plan the following shall occur:
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The Eastern Contra Costa Regional Fee and Financing Authority (ECCRFFA)
shall approve, and the City Council endorse, a strategic plan for funding and
prioritizing the regional roadway improvements. Such a program including its
funding and overall ongoing implementation shall be consistent with the
transportation demands of the Specific Plan area and consistent with land use
goals of creating a major employment/retail center in the area.

A funding and implementation program to facilitate the early construction of
the Highway 4 Bypass shall be approved by City Council as described in Section
10.2D(1) prior to the approval of any Final Development Plans. This may
include the up-front collection of Regional Traffic Fees through phased
assessment district or other financing mechanism at the discretion of the City.
Each Final Development Plan for residential uses shall include an analysis of the
current status of funding and projected timing of construction of the Highway
4 Bypass Interchange and the extension of the Bypass and/or Sunset Drive south
to Lone Tree Way.

Any properties containing the approved alignment of the Highway 4 Bypass
shall be required to reserve and dedicate right-of-way consistent with the
policies established by the Highway 4 Bypass Authority. This reservation and
dedication shall be a requirement of the first tentative map filed on such
properties.

Properties containing the Highway 4 Bypass alignment shall be required to
engineer their grading plans to be consistent with the design of the Highway 4
Bypass. Any grading work that is necessary solely for the construction of the
Bypass shall be eligible for Regional Fee credits subject to the policies of the
Regional Fee Authority.

Findings shall be made to verify that the Growth Management Requirements
of the City's General Plan will be complied with, and that project traffic will not
exceed the service levels for Regional Routes as established in the East County
Action Plan and as documented in the Specific Plan Project EIR on pages 27-
29. Maintenance of these service levels are essential to assuring the City’s
continued “return to source” (Measure C) funding, and shall not be exceeded
by the project.

Hillcrest Interchange: Prior to the issuance of building permits for residential uses, the

first phase of the planned improvements to the Hillcrest/Highway 4 Interchange,
including the bridge widening, shall be operational and open to traffic.
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School Boundaries: A petition for territorial transfer of school district boundaries shall
be submitted in accordance with the provisions of the State Education Code, and a
determination made by the State Board of Education prior to approval of any final map
for residential development within the ELTSP area which is currently outside AUSD
boundaries; provided, however, that the Council may proceed to approve a final map
in the event where conditions or circumstances prevent the Board from acting in a
timely manner on the petition. The determination of what constitutes “timely manner”
shall be made by the City Council.

Jobs/Housing Balance:

1. Infrastructure financing for the residential area shall be structured so as to
facilitate the early construction and completion of Sunset Drive. This will allow
the extension of access and services to the employment-designated properties.
The exact timing will be determined through the assessment district process.
Participation in funding Sunset Drive construction is also anticipated from FUA
#1.

2. Property owners shall actively participate with the City in preparing and
marketing an economic development program for the employment and retail
areas designated within the Specific Plan Area. This shall include, at a
minimum, financial participation by property owners and the coordination of
property owners' marketing of employment and retail properties with the City's
economic development strategy for the area. The extent of participation by
individual property owners in this economic development program shall be
determined through the final development plan process.

Periodic Review: Due to the fact that the City has a significant interest in the issues
addressed in items A, B; C, and D, it is appropriate for the City to periodically review
accomplishments in these four areas in conjunction with the review and approval of
development projects in the Specific Plan area. In conducting this review, the City will
also consider the effects of development outside the area, including the Southeast
Specific Plan Area, in attaining these four objectives.

Additionally, an annual review will be conducted of this plan to determine progress in
attaining these goals. This process will involve a report to the Planning Commission
and City Council.

If it is determined that an individual entitlement application fails to satisfy the
applicable provisions of paragraphs “A” through “D” above thereby resulting in a

- Page 8 -



situaton where the overall goals and objectives for the Specific Plan area are
jeopardized, the City may withhold granting those entitlements until such time as these
issues are resolved to the satisfaction of the City. Entitlements for the purposes of this
section are defined as the approval of Final Development Plans, Tentative Maps, Use
Permits, and Final Maps. Any such withholding of entitlements shall not conflict with
an assessment district which has been formed.

SECTION 10.3:

. 9

PHASING

Phase I: Phase I encompasses the land area bounded by Lone tree Way, the
existing approved subdivisions (to the west) and the central ridge/open space
on the east. Refer to Exhibit A. Phase I includes approximately 240 acres with
820 single-family homes, 90 multi-family units and 62 acres of commercial,
institutional and recreation lands, including a fire station, open space-trails and
a neighborhood park.

Access and udlities for this phase will generally come from Lone Tree Way and
Canada Valley Road. Direct access to Lone Tree Way within the area shall be
established as soon as practical for Phase I development. The area-wide roads
and utilities necessary for Phase I to proceed are as follows:

1.

Roads

Lone Tree Way (from Sand Creek Road to Sunset Drive or Empire Avenue)
This road (between Sand Creek Road and Sunset Drive or Empire
Avenue as determined by the City) shall be constructed with Phase I.

Canada Valley Road (from the west edge of the Planning Area to Lone Tree
Way)

This road shall be constructed with the first development north of the
creek. All development north of the Creek shall provide access to Lone
Tree Way via Canada Valley Road. "Phase I residential development
north and east of the Canada Valley Road/Vista Grande intersection may
take primary access from existing Vista Grande and Canada Valley Road
north, until the new southerly segment of Canada Valley Road is
extended north from Lone Tree Way to Vista Grande; subject to
satisfying requirements for secondary emergency access."
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B.

Country Hills Drive (from the west edge of FUA #2 to the southern boundary
of Phase II)

This road shall be constucted with the development of respective
projects which front on it.

Woater

Lone Tree Way, Canada Valley Road and Country Hills Drive
Water improvements shall be constructed with their respective roadways
or as needed to provide service within each project phase.

Sanitary Sewer

Canada Valley Road (to a connection with the existing southeast trunkline in
Lone Tree Way)
Sewer lines shall be constructed with the roadway improvements.

Propertes fronting on Lone Tree Way may connect directly to the
Southeast Trunkline at manholes.

Storm Drainage

Realignment and widening of the east Antioch Creek

This improvement shall be constructed as required for specific properties
to develop and shall include landscaping and trails ( see Section
10.3.12.5).

Canada Valley Road (to, and including, an outfall structure at the East
Amntroch Creek)

Storm Drain improvements shall be constructed with the roadway and
be sized to pick up drainage from the west, if any.

Phase II: Phase II includes the land area bounded by the central ridge-open
space (the easterly extent of Phase I), the existing approved subdivisions (to the
west), the northern boundary of FUA #2 and the SR4BP. Refer to exhibit B.
Phase II includes approximately 162 acres with 275 single-family homes, 135
multi-family units and 96 acres of commercial, institutional lands, and
recreational, including a school and lands owned by water agencies.

Access and utilities for this phase will generally come from Laurel Avenue and
Phase I. In addition Phase II will require utility extensions into the
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Employment/Commercial Area. The permanent improvements which extend

into

the Employment/Commercial Area (if they precede the

Employment/Commercial Area development) will require coordination with
future development. The area-wide roads and utilities necessary for Phase II to
proceed are as follows:

|

Roads

Laurel Road (from its existing terminus, west of to Planning Area to the
SR4BP)

This road can be deferred until later in Phase IL, if it can be shown that
sufficient access and temporary utilities can be extended from Phase I.
Laurel Road is required when the Phase II commercial and multi-family
site are developed, or the SR4BP is constructed.

Country Hills Drive (from Laurel Road to the southern boundary of Phase IT)
This road shall be constructed as necessary to access properties on the
east side of Phase IT and as adjacent properties develop.

Water

Laurel Road and Country Hills Drive
Water improvements shall be constructed with their respective roadways
or as needed to provide service within each project phase.

Sanitary Sewer

Crossing (under the SR4BP and easterly extension to the Southeast
Trunkline)

This sewer line shall be constructed as needed to provide service within
Phase II and shall be coordinated with future development in the
Employment/Commercial Area.

Country Hills Drive and Laurel Road (to a connection with the Crossing
under the SR4BP)

These sewer lines shall be constructed with the roadway improvements
or as needed to provide service within Phase II.

- Page 11 -



4. Storm Drainage

Crossing (under the SR4BP and easterly extension to the Antioch Creek
Storm drain lines shall be constructed as needed to provide service
within Phase IT and shall be coordinated with future development in the
Employment/Commercial Area (see Section 10.3.D.5).

Country Hills Drive and Laurel Road (to a connection with the Crossing
under the SR4BP)

These storm drain lines shall be constructed with the roadway
Improvements.

Employment/Retail Area: Encompasses all the land area in the Planning Area
east of the SR4BP. This area includes approximately 382 acres with 277 acres
of commercial and institutional lands, including a County Judicial Facility,
Detention Basin/Sports Complex and a potential transit station. Access and
utilities for this phase will generally come from Lone Tree Way and Laurel
Road. It is not expected to see significant development until the By-Pass is
constructed. As an alternative to the By-Pass, Sunset Drive may be constructed
with a temporary connection to a limited SR4/160 Interchange, as determined
by the City.

The area-wide roads and utilities necessary for this area to proceed are as
follows:

1. Roads

Lone Tree Way (from the State Roure 4 By-Pass to Empive Avenue)
Inidally this improvement shall be extended only to Sunset Drive.
Improvements between Sunset Drive and Empire Avenue are required
when the fronting commercial site is developed.

Sunset Drive (from Lone Tree Way to, and acvoss, the Contra Costa Canal)
To encourage, promote and "jump start" job producing land uses in this
area, the City will require the complete or partial improvements of
Sunset Drive (with utilities) and the limited SR4/160 Interchange with
temporary connection, at the earliest time needed. Participation in this
program will be a condition for development of housing in the Planning
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Area and other future growth areas in order to assist in the mitigation
of regional traffic as a result of that housing development. In order to
determine the share of funding by the Planning Area consider such
factors as: likelihood of attracting employment development, outside
funding sources, burden on conditioned housing projects and overall
circulation benefit. This funding and implementation program will be
established by the City prior to approval on any Final Development
plans for residential development in the East Lone Tree Specific Plan
Area. A benefit district or assessment district may be established for the
possible reimbursement of infrastructure costs advanced to the
Employment/Commercial properties.  The level of any such
reimbursement shall be determined by the City and shall take into
account infrastructure costs of other Employment/Commercial
properties in the area.

Laurel Road (from the SR4BP to Sunset Drive)

Laurel Road is required with any development of the County lands or
when Sunset Drive is improved to Laurel Road. If Laurel Road is
constructed prior to the SR4BP, temporary improvements, through the
SR4BP r/w, shall be included.

Water

Lone Tree Way, Sunset Drive and Laurel Drive
Water improvements shall be constructed with their respective roadways
or as needed to provide service within this area.

Sanitary Sewer

Sunset Drive

Sewer lines shall be constructed with the roadway or as needed to
provide service within this area. Properties fronting on Lone Tree Way
can connect directly to the Southeast Trunkline at manholes.

Storm Drainage
Realignment and widening of the East Antioch Creek
This improvement shall be constructed as required for specific properties

to develop and shall include landscaping and trails (see Section
10.3.D.5).
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Lone Tree Way, Sunset Dyive and Laurel Road

Storm Drain improvements shall be constructed with the roadway and
be sized to pick up any upstream drainage. These improvements will
convey storm water northward on Sunser Drive to the Lindsey Basin.

Conveyance systems for propertes, or portions of properties, within
drainage area 30C shall be designed to ultimately connect to the Area
30C system. Prior to 30C improvements reaching the eastern edge of
FUA #2, these areas can temporarily drain to the Lindsey Basin.

D. Timing of Other Public Improvements:

8

Neighborhood Park

The Neighborhood Park shall be constructed prior to the completion of
Phase 1. The exact iming of construction of the park will be determined
based on sufficient numbers of units being completed so that Streetlight
and Landscape District Maintenance costs per unit with the added cost
of park maintenance are within acceptable levels as determined by the
City.

Recreation Facilities within the Lindsey Detention Basin

Prior to the approval of any Final Development plans for East Lone
Tree Specific Plan area residential projects, a Master Plan for recreation
facilities within the Lindsey Basin shall be approved. Prior to approval
of any Final Maps, a funding program shall be approved by the City
Council to implement the Master Plan, with East Lone Tree Specific
Plan properties to fund all or a portion of this cost as determined by
Council. The recreation facility in the Basin shall be constructed as
sufficient funds are collected , with the goal thar the facility will be
substantially completed prior to the construction of 75% of the
residential units within FUA #2.

Trails
Trails shall be developed in the open space areas as depicted in the plan
as adjacent properties develop. An exception to this is that a trail

extension may be required to be made to bring the trail to a
"destination”, such as a school, park, or arterial. This determination shall
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be made as part of the Final Development Plan process.
Elementary School

The need for and timing of construction of the Elementary School shall
be determined in coordination with the Antioch Unified School District
subject to the provisions of Section 10.2.C and 10.6.B.

Flood Control Facilities

"Construction of ultimate East Antioch Creek improvements will be
accomplished as the adjacent properties are developed. For this purpose,
residential properties shall be considered adjacent if either: (a) the
ultimate creek right-of-way passes through the -property; or (b) the
property is contiguous to the segment of Highway 4 which in turn is
contiguous to the ultimate creek right-of way. Actual limits of
construction will be determined through the Use Permit process and by
the need to remove all proposed building pads from the 100-year food.

The developer will be required to obtain a Conditional Letter of Map
Revision from the Federal Emergency Management Agency prior to
receiving a building permit for any property previously located within
the 100-year flood zone, as shown on the most recent applicable Flood
Insurance Rate Map.

Existing East Antioch Creek improvements will be relocated as required
to allow required grading of the Highway 4 Bypass. Connections from
the existing channel to the newly constructed channel shall be
constructed in a manner that does not aggravate flooding of adjacent
properties.

If an assessment district is formed to construct public improvements,
such assessment district will include pre-payment of 35% of the
anticipated Drainage Area 56 fees for the residential properties, provided
however, that the sum of the pre-paid fee plus any required on-site
improvements shall not exceed 100% of the total fee obligation. Said fee
will be allocated to downstream improvements north and west of
Highway 4/160.
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Dedication of creek right-of-ways will be required as a condition of any
tentative map/final development plan. Cost of constructing the
qualifying new Drainage Area 56 improvements, including removal and
restoration of any unused portions of the old channel, and dedication of
additional right-of-way (in excess of that exchanged for old right-of-
way), will be eligible for reimbursement pursuant to Flood Control
policies.”

SECTION 10.4: Financing

A key prerequisite for development in the East Lone Tree Specific Plan area is the
preparation of a Financial Plan to address how infrastructure and services will be provided and
financed. The following section identifies the guiding principles and key components of this
Finandal Plan. The Financial Plan shall be approved by the City prior to the approval of any
Tentative Map or Final Development Plans.

Capital Infrastructure and Municipal Services for the East Lone Tree Specific Plan area
shall be self financing, that is to say, no existing City funds shall contribute to this
development. The text below outlines the principles and options by which the City will allow
the infrastructure and services to be financed and developed.

SECTION 10.5: Principles
A.  Assessment Districts or Similar Financing Mechanism

L. Total individual homeowner assessments should not exceed the average
in AD #27 as measured in equivalent dollars.

2. Assessments for similar product types shall be similar and variations in
assessments shall reflect relative product values and benefits received.

3, Bond sales shall be phased.
4. In no circumstances shall properties designated for employment or retail
uses be subject to the payment of infrastructure costs, through

assessment districts or other financing mechanisms, until such time as a
majority of the affected properties in the Planning Area are ready to
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develop (designadons CN, CR, E, CRE, CE). In particular the “E” and
“CE” properties shall not have any assessment obligation levied upon
them unless a majority of these properties elect to develop. Individual
properties may agree to accept assessment obligations as they are ready
to develop.

Home buyers shall have the option of paying off the assessment at the
time of purchase and shall be clearly informed of any and all assessments
at the time of purchase.

When a house is sold, it must receive 100% of its bonded indebtedness,
which is equal to its full lien.

In general, capitalized interest shall be limited to one year. Larger
period of capitalized interest may be authorized by the City Council for
specific items.

Residential development in the Planning Area shall participate in
funding the early construction of Sunset as determined through the
process outlined in Section 10.2D(1).

Community Facilities Districts (Mello-Roos) or Alternate East Lone Tree
Specific Plan Funding Mechanism for Schools and Community Parks

L.

Charges for similar product types shall be similar and variations in
charges shall reflect relative product values or sizes and benefits received,
or a flat fee per house as determined in the financial plan.

Home buyers shall have the option of paying off the CFD charges at the
time of purchase and shall be clearly informed of any and all CED costs.

The City shall work with the School District to develop a funding
mechanism for schools to address the reimbursement of CFD 89-1 for
the Junior High and High School facilities in Southeast Antioch as
outlined in Section 10.6.B.

The amount of School and Community Park levies shall be equivalent to
the existing levies in Community Facilities District (CFD) 89-1.
Additionally, the amount of any “buyout” for such a levy shall be
equivalent to the buyout amount for equivalent property in CFD 89-1.
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C.  Landscaping and Lighting Districts

1.

SECTION 10.6:

Landscape and Lighting District assessments per unit shall not exceed
similar developments in Southeast Antioch.

Publicly maintained landscaping shall be limited to that which can be
funded within the constraints imposed by City noted above (C.1.). Any
additional required private landscaping shall be maintained by individual
homeowners and/or homeowner associations.

Options

The following are options to be utilized for funding infrastructure and public facilities.
The City shall make the determination as to which option is most appropriate.

A. Construction of Area-Wide Roads and Utilities

These items include those improvements necessary to bring service to, and link
service between, properties within the Planning Area. These include
improvements such as Lone Tree Way, Sunset Drive, Open Space, and Creek
Trail System, etc. and are generally described within the PHASING section
above. The options for capital financing for these improvements include, but
are not limited to the following:

1.

2.

3.

Developer constructed with private reimbursement agreements.

Developer constructed with City adopted Benefit District
reimbursements.

City Assessments District

The capital financing mechanism selected shall be structured so that the cost of
infrastructure that is passed on to the homebuyer through public financing requiring regular
ongoing payments by the homebuyer, such as assessment districts, 1s reduced to the extent
practical. This goal shall be balanced against the need to ensure the early construction of
infrastructure in advance of development in order to mitigate the infrastructure demand
created by that development. Any financing mechanism selected shall give the homebuyer a
clear and decisive choice of paying off any existing bonded indebtedness at the time of home

purchase.
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B. Construction of Public Facilities

These include the Elementary School, Lindsey Basin Community Sports
Facility, Fire Station, etc. The financing selected shall also address the East
Lone Tree Specific Plan area funding its fair share of the cost of Junior High
and High School facilities. The options for capital financing for these
improvements include but are not limited to the following:

L Developer constructed with private reimbursement agreements.

2. Developer constructed with City adopted Benefit District
reimbursements or School District fee/CFD reimbursements or fee
credits.

3. City and/or School District Community Facility District.
C. Operation and Maintenance of Public Streetlight and Landscape District

This includes ongoing operation and maintenance of publicly owned
landscaping, trails and lighting for areas such as roadways, parks, open space
areas, etc. The options for Operation & Maintenance financing for these
improvements include the following:

i Homeowner's Associations for maintenance of private facilities.

2, Streetlight and Landscape Maintenance District.

SECTION 10.7: FUNDING

At the time of the approval of this Specific Plan, public financing for ongoing public
services was at a crossroads in California. Specifically, the State Supreme Court had
determined that City Councils could not enact new revenue sources without voter approval.
Also pending was a ballot initiative which would require a positive response from property
owners for the continued imposition of maintenance assessments for street lighting and public
landscaping.

In light of the need for public approval of tax and maintenance assessment measures

and the perceived unpopularity of such issues, the availability of funding to provide to the Plan
area adequate levels of police service, street lighting, public landscaping, and other basic

- Page 19 -



municipal services was in doubt at the time of this Plan’ approval. It is therefore necessary,
and a condition of this Specific Plan, that a workable program be in place prior to the approval
of any tentative map or other development entitlement for land development projects
envisioned in this Plan.

The techniques for providing ongoing funding for community services may include
Mello-Roos districts or special taxes for police protection pursuant to Government Code
§53978, or other similar techniques approved by the City Council. The City Council or the
City Attorney may require that such funding techniques be validated by court action prior to
the approval of final subdivision maps, or similar entitlements. Court validation may be
specifically made a condition of approval in the tentative map or similar stage of other
development entitlement.

O:\PLAN1\VIC\ZONINGIM.WPD/amended may 23, 1996
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