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VIA EMAIL

Nathan Tinclair

Associate Planner

City of Antioch

200 “H” Street

Antioch, CA 94531

Email: ntinclair@antiochca.gov

Re: Formal Development Application for Vineyard Crossings Project
(3001 Oakley Road, Antioch, California)
APN: 051-190-028 and 051-190-034
Application: PD2024-0002

Dear Mr. Tinclair:

On behalf of the Applicant, BrightSky Residential (“BrightSky”), enclosed with this
letter is BrightSky’s resubmittal of application materials for a Vesting Tentative Map
and Final Development Application for development of a new residential subdivision
consisting of 45 detached single-family homes, 4352 attached single-family homes
(i.e., duplex units), and 4440 accessory dwelling units (“ADUs”) (the “Project”). We_
understand that various numbers were included in materials submitted previously
and apologize for the oversight.

The Project qualifies as a “housing development project,” as defined in the Housing
Accountability Act (“‘HAA”; Gov. Code, § 65589.5(h)(2)), and also qualifies for the
protections afforded under the Housing Crisis Act of 2019 (“SB 330”) as well as the
State Density Bonus Law (“DBL”; Gov. Code, § 65915 et seq.).

BrightSky previously submitted its SB 330 Preliminary Application and fee deposit
on December 6, 2024 (See Gov. Code, § 65941.1(d)(1). In compliance with the
timeline provided under the Permit Streamlining Act (“PSA”), Government Code
section 65941.1(d)(1), this-formal development application is-beingmaterials were
submitted to the City on December 23, 2024, within 180 days of the Preliminary
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As described in detail below, for purposes of the DBL, the Project contemplates
129 “total units,” including the 4440 ADUs, with 13 ADUs (i.e., 10% of the 129 *total
units”) deed-restricted for occupancy by low-income households. NineSixteen
duplex units (not nine as mistakenly stated previously) on the East Parcel constitute
the “bonus units” allowed by the DBL. All units in the Project will be developed,
owned and maintained by BrightSky long-term, ensuring that all units will be
available for rent in the housing market.

A. Project Site and Proposed Density

The Project is proposed on two parcels located on Oakley Road, just east of Phillips
Lane in Antioch (APNs 051-190-028 (the “West Parcel’) and 051-190-034 (the
“East Parcel”, and together with the West Parcel, the “Project Site”)). The Project
Site is presently undeveloped, and approximately—14-64—acres—arethe net
developable-- area of the West Parcel is 8.59 acres and the net developable area of
the East Parcel is 3.52 acres."” The Project Site is located in a Planned
Development (P-D) zoning district and linked to a residential development
application approved in 1991. In the operative City of Antioch General Plan, the
West Parcel is designated Medium Low Density Residential, which allows six
dwelling units per gross developable acre (du/ac) and the East Parcel is designated
Medium Density Residential, which allows 10 du/ac. As of January 1, 2023, the DBL
provides that the greater density between the General Plan and the Zoning

Ordlnance shaII apply. Here, that is the General Plan. ‘2bih-thedeonsibrbenue—the-

the—East—Pa%eel—is4-2—um%s—per—aere~Bv reserving 10% of the ”total units” for

low-income households, the Project qualifies for a 20% density bonus, allowing up
to 16 additional units.

As designed, the “base project” conforms to the density permitted by the General
Plan for each parcel, with 45 single-family homes and 40 ADUs proposed on the

approximately-10.23-acre-West Parcel (4-35.23 du/ac)? and 4336 duplex units on
the approximately4-35-aere-East Parcel (9-:910 du/ac).® The “base project” also

includes 4440 accessory dwelling units (ADUs) on the West Parcel, which, as a
matter of state and local law, do not count toward allowable density in a zoning
district or general plan. (Cal. Gov. Code § 65852.266314(ac){H{E) and Municipal
Code § 9-5.3805.) The remaining nine16 duplex units on the East Parcel are “bonus

' These areas exclude portions of the site “encumbered by prior dedications of
easements or rights-of-way, and are not so steep, unstable, flood prone or subject
to other hazards as to be unstable to support new development,” as required by the
General Plan.

2 By law, ADUs are excluded from residential density calculations. Gov. Code §
66314(c).

3 Under the DBL, “[a]ll density calculations resulting in fractional units shall be
rounded up to the next whole number.” Cal. Gov. Code § 65915(f)(5).
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units” under the DBL, resulting-ir-afinal-density-of 11-95-uhitsperacre-ontheEast

Parcel—within-the-12-units-per-acre-allowed-with-application-of-thein line with the
Project’s 20% density bonus.

By providing deed restricted ADUs to low-income households, the Project qualifies
for all of the protections of the DBL, including but not limited to the calculation of
maximum allowable residential density, unlimited waivers and reductions in
development standards, one concession or incentive, and parking reductions. (See
Gov. Code § 65915.) Here, BrightSky requests waivers and/or reductions from the
1991 PD and other development standards (including, but not limited to setbacks,
lot coverage, lot dimensions, open space, and other design criteria that may affect
project density), to the extent such standards are “objective” as defined under the
HAA. If necessary, BrightSky also seeks a waiver from the road width typically
required of private streets in the City of Antioch. BrightSky reserves the right to

provide a more detailed waiver request and select a concession or incentive as the
Project is further refined during the planning process.
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PB. Conclusion

BrightSky is excited to work in cooperation with the City of Antioch in providing
much needed affordable housing to the community, consistent with the applicable,
objective provisions of the City’s land use regulations, and pursuant to critical state
laws that are designed to facilitate housing production.

If you have any questions regarding the Project or the enclosed materials, please
contact Jessica Heidari at (949.299.0861) or by email at jheidari@tkcteam.com.

Very truly yours,

MILLER STARR REGALIA

Dana Kennedy

Dana Kennedy

DCK:Kli

cc: Charles McKeag
Sondra Harris
Brent Little
Jessica Heidari
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