
ANNOTATED 

AGENDA 

CITY OF ANTIOCH PLANNING COMMISSION 

ANTIOCH COUNCIL CHAMBERS 
200 “H” STREET 

 
 WEDNESDAY, APRIL 18, 2018 

6:30 P.M. 

 NO PUBLIC HEARINGS WILL BEGIN AFTER 10:00 P.M. 

UNLESS THERE IS A VOTE OF THE PLANNING COMMISSION 

TO HEAR THE MATTER 

 
 APPEAL 
 
All items that can be appealed under 9-5.2509 of the Antioch Municipal Code must be 
appealed within five (5) working days of the date of the decision.  The final appeal date of 
decisions made at this meeting is 5:00 p.m. on WEDNESDAY, APRIL 25, 2018. 

 
If you wish to speak, either during “public comments” or during an agenda item, fill out a 
Speaker Request Form and place in the Speaker Card Tray.  This will enable us to call 
upon you to speak.  Each speaker is limited to not more than 3 minutes.  During public 
hearings, each side is entitled to one “main presenter” who may have not more than 10 
minutes.  These time limits may be modified depending on the number of speakers, 
number of items on the agenda or circumstances.  No one may speak more than once on 
an agenda item or during “public comments”.  Groups who are here regarding an item may 
identify themselves by raising their hands at the appropriate time to show support for one of 
their speakers. 
 
ROLL CALL   6:30 P.M. 

 
Commissioners  Zacharatos, Chair 
    Parsons, Vice Chair 
    Motts 
    Turnage 
    Conley 
    Martin 
    Schneiderman 
  
PLEDGE OF ALLEGIANCE 

 
PUBLIC COMMENTS 
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CONSENT CALENDAR 
All matters listed under Consent Calendar are considered routine and are recommended for 
approval by the staff.  There will be one motion approving the items listed.  There will be no 
separate discussion of these items unless members of the Commission, staff or the public 
request specific items to be removed from the Consent Calendar for separate action. 

 
1. APPROVAL OF MINUTES:  A. March 7, 2018        APPROVED 
       B. March 21, 2018      APPROVED 
 

* * * END OF CONSENT CALENDAR   *   *   * 
 
PRESENTATION 
 
2. Cannabis Regulations 
             No Action Taken 
 
NEW ITEMS  
 
3. AR-17-17 – Kaiser Solar - Ameresco, Inc., requests design review approval of 

proposed parking canopies with photovoltaic modules attached to the roofs of the 
structures over a portion of the existing parking lot at Kaiser Permanente Antioch 
Medical Center.  The proposal would require removing existing trees and light poles 
and replacing the removed landscaping (APNs 057-022-020, 057-022-021, 057-
022-194).  

           RESOLUTION NO. 2018-12  
 
4. AR-18-04 – Mesa Billboard - Mesa Outdoor is requesting design review approval to 

upgrade the west facing portion of their existing billboard from a static display to a 
digital display.  The project site is located on the northeast corner of Delta Fair 
Boulevard and Century Way (APN 074-080-029).    

                RESOLUTION NO. 2018-13   
 
5. The Ranch DEIR - Staff recommends that the Planning Commission receive public 

comments on the Draft Environmental Report (EIR) for The Ranch Project.  The 
meeting is not to debate or discuss the merits of the project, but to receive verbal 
comments that will be responded to in the Final EIR.  An action from the Planning 
Commission is not needed at this time, but just the receiving of public comments. 

          NO ACTION TAKEN 
 
6. Election of Chair and Vice-Chair    Chair:  Parsons 
         Vice Chair: Turnage 
 
ORAL COMMUNICATIONS 
 
WRITTEN COMMUNICATIONS 
 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 
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COMMITTEE REPORTS 
 
ADJOURNMENT  8:31 pm 

 
 
 

Notice of Availability of Reports 
This agenda is a summary of the discussion items and actions proposed to be taken by the 
Planning Commission.  For almost every agenda item, materials have been prepared by 
the City staff for the Planning Commission’s consideration.  These materials include staff 
reports which explain in detail the item before the Commission and the reason for the 
recommendation.  The materials may also include resolutions or ordinances which are 
proposed to be adopted.  Other materials, such as maps and diagrams, may also be 
included.  All of these materials are available at the Community Development Department 
located on the 2nd floor of City Hall, 200 “H” Street, Antioch, California, 94509, between the 
hours of 8:00 a.m. and 5:00 p.m. Monday through Friday for inspection and copying (for a 
fee).  Copies are also made available at the Antioch Public Library for inspection.   
Questions on these materials may be directed to the staff member who prepared them, or 
to the Community Development Department, who will refer you to the appropriate person. 
 

Notice of Opportunity to Address the Planning Commission 
The public has the opportunity to address the Planning Commission on each agenda item.  
You may be requested to complete a yellow Speaker Request form.  Comments regarding 
matters not on this Agenda may be addressed during the “Public Comment” section on the 
agenda. 

Accessibility 
The meetings are accessible to those with disabilities.  Auxiliary aids will be made available 
for persons with hearing or vision disabilities upon request in advance at (925) 779-7009 or 
TDD (925) 779-7081. 
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   4-18-18 
 

CITY OF ANTIOCH 
PLANNING COMMISSION 

 
Regular Meeting                                              March 7, 2018 
6:30 p.m.                               City Council Chambers 
                    
Vice Chair Parsons called the meeting to order at 6:30 P.M. on Wednesday, March 7, 
2018, in the City Council Chambers.  She stated that all items that can be appealed 
under 9-5.2509 of the Antioch Municipal Code must be appealed within five (5) working 
days of the date of the decision.  The final appeal date of decisions made at this 
meeting is 5:00 P.M. on Wednesday, March 14, 2018. 
 
ROLL CALL 
 
Present: Commissioners Motts, Turnage, Conley, Schneiderman, Vice Chair 

Parsons 
Absent: Commissioner Martin and Chair Zacharatos 
Staff: Planning Manager, Alexis Morris 
 Associate Planner, Kevin Scudero 

Assistant City Engineer, Lynne Filson 
Interim City Attorney, Derek Cole 

 Minutes Clerk, Kitty Eiden 
 
PLEDGE OF ALLEGIANCE 
 
PUBLIC COMMENTS  
 
None. 
 
CONSENT CALENDAR 
 
Commissioner Conley requested the minutes be separated and so a vote could be 
taken on each item individually.  
 
1. Approval of Minutes:  January 17, 2018 
      February 7, 2018 
 
On motion by Commissioner Conley, seconded by Commissioner Turnage, the 
Planning Commission approved the minutes of January 17, 2018 as presented.  
The motion carried the following vote: 
 
AYES: Motts, Turnage, Conley and Schneiderman  
NOES:  None 
ABSTAIN:  Parsons 
ABSENT:  Martin and Zacharatos 
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On motion by Commissioner Motts, seconded by Commissioner Schneiderman, 
the Planning Commission approved the minutes of February 7, 2018 as 
presented.  The motion carried the following vote: 
 
AYES: Motts, Turnage, Schneiderman  
NOES:  None 
ABSTAIN:  Conley and Parsons 
ABSENT:  Martin and Zacharatos 
 
NEW PUBLIC HEARINGS 
 
2. UP-17-05, AR-17-15, V-17-04 Arco AM/PM Gas Station/Convenience 

Store/Care Wash – PM Design Group requests Planning Commission approval 
of a use permit, design review, variance, and lot merger of two parcels for the 
construction of a gas station, car wash, and convenience store on the newly 
created parcel.  The project site is located at the northwest corner of West Tenth 
Street and Auto Center Drive (APN’s 074-040-040, 074-010-041).     

 
Associate Planner Scudero presented the staff report dated March 2, 2018 
recommending the Planning Commission approve the lot merger, use permit, variance 
and design review for a gas station, convenience store, and self service care wash 
subject to the condition contained in the staff report’s attached resolution. 
 
In response to Commissioner Motts, Assistant City Engineer Filson clarified that the 
applicant was proposing to replace the raised median with delineators and staff was in 
support since there were no maintenance issues.   
 
Craig Schafer, PM Design Group for BP, stated they had worked with staff to develop a 
project that would be appropriate for this location.  He noted they had no issues and 
they were in agreement with the recommendations from staff.  He requested to amend 
project specific conditions to allow them to sell 3 packs of 24 ounce beer cans and 
expanding the cooler area from 12 to 15 linier feet to accommodate the larger 
containers.  He noted they also proposed replacing the concrete median with 
delineators.    
 
In response to Commissioner Conley, Mr. Schafer stated that the 3 packs of 24 ounce 
beers was a fairly new item and they were typically sold at their locations. 
 
Commissioner Conley suggested the applicant consider selling bait out of this location 
since it was near the boat ramp/marina. 
 
In response to Commissioner Motts, Mr. Patrick Lemons stated there was a surplus 
property to the west and their plan was to fence it with black slats to avoid people 
congregating in area until they were able to sell the property. 
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Associate Planner Kevin Scudero added that the applicant would be replacing the 
existing fence so the current access would be maintained. 
 
Vice Chair Parsons expressed concern that there was a hole on the frontage of surplus 
property.   
 
Mr. Lemons stated that they would maintain the surplus property frontage until it was 
sold. 
 
In response to Vice Chair Parsons, Associate Planner Scudero stated the project 
specific condition related to the cooler size was put into place because of the proximity 
of this business to the baseball field.  He noted that the intent behind the conditions of 
approval was to restrict the marketing of the single serve alcoholic beverages.    
 
Planning Manager Morris stated that as long as single serve alcoholic beverages were 
not placed in the coolers to violate the conditions of approval, a few extra feet in the 
cooler area would not make much of a difference.  She noted they were attempting to 
keep it relative in proportion to the floor plan size.  
 
In response to Commissioner Motts, Associate Planner Scudero explained that this 
business would be prohibited from selling alcohol from 12:00 A.M. – 6:00 A.M.  
 
In response to Vice Chair Parsons, Mr. Schafer stated they were in agreement with all 
other conditions of approval.  
 
In response to Commissioner Conley, Mr. Schafer stated there would be security 
cameras inside and outside of the business and they would work with the local police 
department. 
 
Commissioner Motts stated he supported the variances and the project. 
 
Commissioner Schneiderman stated this project was an improvement for the area and 
would be beneficial to those on their way to the marina and attending activities at the 
sports fields. 
 
Vice Chair Parsons stated she supported the variances for the project. 
 

RESOLUTION NO. 2018-08 
 
On motion by Commissioner Turnage, seconded by Commissioner Conley, the 
Planning Commission approved the lot merger, use permit, variance and design 
review for a gas station, convenience store, and self service care wash subject to 
the condition contained in the staff report’s attached resolution with the following 
revisions and addition: 
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 J2 b. – Containers of beer may only be sold in packages of three or more. 
 J2c.i. – No more than 15 linear feet of refrigerated cooler display; and 
 J22 – The developer shall install delineators on Auto Center Drive from its 

existing terminus to the intersection with Pittsburg-Antioch Highway/W. 
10th Street to prohibit illegal left turns onto or from the site. 

 The addition of project specific condition - That the sidewalk and asphalt 
along the frontage shall be repaired and maintained. 

 
The motion carried the following vote: 
 
AYES: Motts, Turnage, Conley, Schneiderman and Parsons 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Martin and Zacharatos 
 
3. PD-15-01 – Oakley Knolls - Discovery Homes requests approval of a 28-unit 

residential subdivision at an existing 5.56 acre vacant parcel (051-043-001 
through 018).  The request includes adoption of  an  Initial  Study/Mitigated 
Negative Declaration, a reversion to acreage of the current subdivision, a 
rezoning from Planned Development to Planned Development 15-01, and 
approval of a 28-unit subdivision with additional parcels for three bio retention 
basins, a private park, and a drainage parcel.  The project site has a General 
Plan Land Use Designation of Medium Low Density Residential and is located on 
the north side of Oakley Road, immediately south of the terminus of Honeynut 
Street, east of Willow Avenue, and west of Phillips Lane (APNs 051-430-001 
through 018) 

.   
Planning Manager Morris announced that due to a noticing error, staff recommended 
this item be continued to March 21, 2018 in order for the CEQA review to take place. 
 
Commissioner Motts stated that when he received notice that the March 21, 2018 
Planning Commission had been cancelled, he scheduled vacation; therefore, he would 
not be available to attend the continued Public Hearing on March 21, 2018. 
 
Vice Chair Parsons opened the public hearing. 
 
Duanne Shoemaker, Antioch resident, stated his property was directly to the west of the 
proposed project.  He noted that he was concerned that this project would create an 
island and not provide access for the future development of the adjacent properties.  
Additionally, he expressed concern that the property owner of the project site had 
brought in fill that was questionable.  He stated he had an irrigation line across his 
property and he wanted to maintain that easement.  He objected to the project using his 
property for drainage and requested they seek another solution. He thanked the 
Planning Commission for providing him with the opportunity to speak and stated he 
would be attending the next meeting when this item was agendized. 
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In response to Commissioner Conley, Assistant City Engineer Filson stated the project 
would be required to provide a geotechnical report as part of the subdivision.  
 
Vice Chair Parsons closed the public hearing. 
 
On motion by Commissioner Motts, seconded by Commissioner Conley, the 
Planning Commission continued PD-15-01 – Oakley Knolls to March 21, 2018.  
The motion carried the following vote: 
 
AYES: Parsons, Motts, Turnage, Conley and Schneiderman  
NOES:  None 
ABSTAIN:  None 
ABSENT:  Martin and Zacharatos 
 
ORAL COMMUNICATIONS  
 
None. 
 
WRITTEN COMMUNICATIONS  
 
None. 
 
COMMITTEE REPORTS  
 
Commissioner Motts reported that the last TRANSPLAN meeting was cancelled.  
 
ADJOURNMENT 
 
Vice Chair Parsons adjourned the Planning Commission at 7:04 P.M. to the next 
regularly scheduled meeting to be held on March 21, 2018. 
 
Respectfully Submitted, 
Kitty Eiden 
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CITY OF ANTIOCH 
PLANNING COMMISSION 

 
Regular Meeting                                            March 21, 2018 
6:30 p.m.                               City Council Chambers 
                    
Chair Zacharatos called the meeting to order at 6:32 P.M. on Wednesday, March 21, 
2018 in the City Council Chambers.  She stated that all items that can be appealed 
under 9-5.2509 of the Antioch Municipal Code must be appealed within five (5) working 
days of the date of the decision.  The final appeal date of decisions made at this 
meeting is 5:00 P.M. on Wednesday, March 28, 2018. 
 
ROLL CALL 
 
Present: Commissioners Turnage, Conley, Schneiderman, Vice Chair 

Parsons and Chair Zacharatos 
Absent: Commissioners Motts and Martin 
Staff: Director of Community Development, Forrest Ebbs 

Assistant City Engineer, Lynne Filson 
Interim City Attorney, Elizabeth Perez 

 Minutes Clerk, Kitty Eiden 
 
PLEDGE OF ALLEGIANCE 
 
PUBLIC COMMENTS  
 
None. 
 
CONSENT CALENDAR 
 
1. Approval of Minutes - None 
 
NEW PUBLIC HEARING 
 
2. PD-15-01 – Oakley Knolls - Discovery Homes requests approval of a 28-unit 

residential subdivision at an existing 5.56 acre vacant parcel (051-043-001 
through 018). The request includes adoption of an Initial Study/Mitigated 
Negative Declaration, a reversion to acreage of the current subdivision, a 
rezoning from Planned Development to Planned Development 15-01, and 
approval of a 28-unit subdivision with additional parcels for three bio retention 
basins, a private park, and a drainage parcel.  The project site has a General 
Plan Land Use Designation of Medium Low Density Residential and is located on 
the north side of Oakley Road, immediately south of the terminus of Honeynut 
Street, east of Willow Avenue, and west of Phillips Lane (APNs 051-430-001 
through 018). 
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Director of Community Development Ebbs presented the staff report dated January 17, 
2018, recommending the Planning Commission adopt  the  resolutions recommending   
that   the   City   Council   adopt   the   Initial   Study/Mitigated   Negative Declaration,  
rezone  the  property,  and  approve  the  Final  Development  Plan/Vesting Tentative 
Map. 
 
In response to Vice Chair Parsons, Assistant City Engineer Filson stated she would 
review the sewer master plan for the City and respond back regarding the proposal for 
Oakley Road. 
 
Vice Chair Parsons stated if the sewer was on the other side of the road it may be 
advantageous for this project to install sewer pipe in that area. 
 
In response to Commissioner Schneiderman, Director of Community Development Ebbs 
stated that future plans were to redevelop the area around the BART station into a 
mixed use development and once the area was developed, Phillips Lane would 
connect. 
 
Assistant City Engineer Filson added that the railroad tracks currently made access 
difficult to get to the BART station to the north so the plan was to have Viera Avenue 
realigned and connect into Oakley Road.  Additionally, Laurel Road was intended to be 
extended for access to BART. 
 
In response to Commissioner Conley, Director of Community Development Ebbs 
clarified that the retention basin next to the park would be fenced and screened with 
landscaping.  He also noted that the development would be paying full park in-lieu fees.   
 
Commissioner Conley stated that he felt a private park might create a division in the 
community and suggested the possibility of eliminating the park and dividing the area 
into two additional lots.  
 
Director of Community Development Ebbs responded that the Planning Commission 
could also recommend a public access easement be granted over the park so that it 
functioned as a public park but the HOA would continue to maintain it.  Additionally, he 
explained with limited side yard access, air conditioners would typically be placed in the 
rear yards. 
 
In response to Chair Zacharatos, Director of Community Development Ebbs stated that 
at some point he would like to repeal all of the PDs and replace them with conventional 
zoning. 
 
Vice Chair Parsons stated it was her understanding that the reason the lot sizes were 
allowed to be smaller was because there was a park.  
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Director of Community Development Ebbs stated the General Plan designation was 
7000 sq. ft. lots; however, smaller lots may be used if there were open space park 
amenities to justify them.  He noted he would be concerned with how this project would 
be consistent with the General Plan if there was no open space.  He stated that he did 
not believe this park was large enough to draw people who would otherwise go to a 
neighborhood park. 
 
In response to Commissioner Conley, Director of Community Development Ebbs 
explained that there was an obligation to accept the neighbor’s sheet flow under the 
existing conditions; however, as soon as the site was redeveloped they would have to 
account for all of the drainage.  He noted the City Engineer and the project engineer 
would work out a solution to avoid the neighbor’s property from looking, feeling, or 
behaving differently after this project was developed and they were in agreement that a 
solution could be found. 
 
Dana Owyoung, Discovery Builders Vice President – Corporate Architect, stated they 
had been working on this infill development for eighteen (18) years and he appreciated 
working with staff on a project everyone could agree upon.  He stated they were in 
agreement with the conditions contained in the staff report and clarified that their intent 
was to stain the fence in the areas visible by the public. 
 
Kevin English, Discovery Builders, Director of Forward Planning and Land Acquisition, 
thanked staff for working diligently with them to fine tune the project.  He noted the 
project as proposed was economical and brought amenities to justify the variances and 
setbacks.  He noted the small park would not be part of the City’s overall park system 
and would be maintained by the HOA; therefore, there were liability issues.  He noted 
they often restricted use by fencing their parks and giving a key fob or private security 
codes to the HOA members.  He stated they would continue to work in good faith with 
the Public Works Department and Civil Engineer on the drainage issue and they were 
happy with the solution as it stood this evening.  He thanked the Commission and stated 
he looked forward to their support. 
 
In response to Commissioner Conley, Assistant City Engineer Filson explained that the 
streets were proposed to be public and would be maintained by the City. 
 
In response to Commissioner Schneiderman, Mr. English stated they would have 
liability insurance for the park and rules developed by the HOA which would be included 
in the closing documents. 
 
Director of Community Development Ebbs clarified the intent was to require staining of 
the exterior fences in areas visible from public right of way.  He reported that there was 
a memorandum provided this evening that struck the reference to the Mitigation 
Monitoring and Reporting Plan which was not produced as part of the Mitigated 
Negative Declaration.  Additionally, he noted that a letter of objection was attached to 
the memo. 
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Chair Zacharatos closed the public hearing. 
 
Commissioner Turnage stated he understood the project and saw the benefit; however, 
his personal preference was for larger lot developments.  He stated he supported 
restricted entry for the park to address maintenance and liability issues.  He suggested 
the applicant be provided information with regards to the City’s fee schedule, should 
they fail to maintain landscaping. 
 
Commissioner Conley stated he understood the project and if not approved he believed 
it could be developed as very high density development in the future; however, he 
believed there were 3-4 homes too many and there should be wider side yard setbacks.  
He stated development should improve the City and he did not believe this project as 
proposed would; therefore, he would not support it. 
 
Chair Zacharatos stated she shared concerns regarding the lot sizes and the number of 
homes in the development.  She noted her concern was that it would not benefit the 
City; therefore, she was not in support of the project as proposed.  However if the 
number of homes were decreased, she felt it could become more feasible.  
 
Vice Chair Parsons stated she understood the project needed to be financially feasible; 
however, she was also concerned for the 4 ft. side yard setbacks.  
 
Director of Community Development Ebbs explained that a preliminary development 
plan went to the Planning Commission and Council in 2014 with only the lots and the 
project received favorably.  He noted at that time there were comments that the project 
looked fine but direction to meet the setbacks.  He further noted larger houses that 
required smaller setbacks were more valuable and a segment of the population did not 
want rear yards.  He reminded the Planning Commission that this was a 
recommendation to the City Council and not final approval.  
 
Commissioner Turnage stated his concern was for access of the garbage cans and 
noted smaller garbage cans would help with the pass through on the side yard.  He 
further noted the trend was for smaller yards and he noted he supported the design.   
 
In response to Chair Zacharatos, Director of Community Development Ebbs stated he 
had received no feedback for the project from the Antioch Police Department.  
 
Commissioner Schneiderman stated she believed the project was well designed; 
however, she believed a few of the lots had very small rear yards. 
 
Vice Chair Parsons commented that historically lots had decreased in square footage 
and houses had increased in size. 
 
In response to Commissioner Schneiderman, Director of Community Development Ebbs 
explained that 18 foot driveways were addressed during the 2014 preliminary 
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development plan hearing and the Planning Commission and City Council both 
supported 20 feet driveways.  Additionally, he noted 20 feet is the City standard. 
 
Chair Zacharatos discussed the demand for single story floor plans. 
 

RESOLUTION NO. 2018-09 
 
On motion by Commissioner Turnage, seconded by Vice Chair Parsons, the 
Planning Commission adopted the resolution recommending the adoption of the 
Oakley Knolls Initial Study/Mitigate Negative Declaration (as revised in the March 
21, 2018 memorandum).  The motion carried the following vote: 
 
AYES: Parsons, Turnage, Schneiderman and Zacharatos 
NOES:  Conley 
ABSTAIN:  None 
ABSENT:  Motts and Martin 
 

RESOLUTION NO. 2018-10 
 
On motion by Commissioner Turnage, seconded by Vice Chair Parsons, the 
Planning Commission adopted the resolution recommending approval of an 
ordinance for a zoning map amendment from Planned Development District (PD) 
to Planned Development District (PD-15-01).  The motion carried the following 
vote: 
 
AYES: Parsons, Turnage and Schneiderman  
NOES:  Conley and Zacharatos  
ABSTAIN:  None 
ABSENT:  Motts and Martin 
 
In response to Commissioner Turnage, Assistant City Engineer Filson explained that 
the City could request the developer disclose in the CC&Rs the costs associated for 
maintenance including those performed by the City if they failed to comply. 
 

RESOLUTION NO. 2018-11 
 
On motion by Commissioner Turnage, seconded by Vice Chair Parsons, the 
Planning Commission adopted the resolution recommending approval of a 
Vesting Tentative Map/Final Development Plan subject to the conditions of 
approval.  The motion carried the following vote: 
 
AYES: Parsons, Turnage, Schneiderman and Zacharatos 
NOES:  Conley 
ABSTAIN:  None 
ABSENT:  Motts and Martin 
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ORAL COMMUNICATIONS 
 
Director of Community Development Ebbs confirmed that everyone was going to the 
Planning Commissioner’s Academy and if there were any questions they could contact 
Tammy.  He announced on April 18, 2018, there would be a presentation from the City 
Attorney’s office related to cannabis and it would be followed up in May with a 
presentation of an ordinance.  
 
In response to Chair Zacharatos, Director of Community Development Ebbs explained 
there had been language submitted to the City for a ballot initiative that would greatly 
restrict development and introduce a new process in the Sand Creek focus area.  
Essentially, all development projects would be subject to a vote of the people except 
those that developed in extremely low densities.  He noted signatures were now being 
collected and if it made it to the ballot, it would be up to voters to decide.  He further 
noted with respect to The Ranch project, it is going through the process and in all 
likelihood the project would be before the Planning Commission in late spring or early 
summer, ahead of the November timeline.  He stated if that were the case, his 
understanding was that it would be a valid approval and development agreement, and 
language in the ballot initiative was not retroactive.  That said, he noted anyone could 
file a referendum on a project. 
 
WRITTEN COMMUNICATIONS  
 
None. 
 
COMMITTEE REPORTS  
 
None. 
 
ADJOURNMENT 
 
Chair Zacharatos adjourned the Planning Commission at 7:26 P.M. to the next 
regularly scheduled meeting to be held on April 18, 2018. 
 
Respectfully Submitted, 
Kitty Eiden 
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ANALYSIS 
 
Issue #1: Project Overview 
 
The proposed parking canopies with photovoltaic modules attached to the roofs of the 
structures would be installed over a portion of the existing parking lot at Kaiser 
Permanente Deer Valley Hospital (see Attachment A).  The canopies would be located 
in the parking lot to the east of the main hospital building and in the parking lot to the 
south of Wellness Way.  In total, approximately 109,340 square feet of canopies are 
proposed to be installed.  The canopies would not be visible from Deer Valley Road due 
to the existing buildings and berms with landscaping along the frontage.  The view of 
the canopies from Sand Creek Road would be partially blocked by the existing building, 
high berms, and existing landscaping, including trees around the site’s perimeter.  The 
canopies would be setback a minimum of approximately 300 feet from Sand Creek 
Road.  The canopies would not be visible from the main entrance of the facility due to 
the alignment of the buildings. 
 
Based on the applicant’s project description, Kaiser does not want photovoltaic systems 
installed on the roofs of the buildings due to maintenance concerns and the need to 
remove the panels in order to maintain the roof.  Additionally, Kaiser would like the 
vacant land on the site to remain vacant for future development.  The parking canopies 
would offer shaded parking for staff and patients and allow for full sun exposure.  Once 
constructed, the facility would typically be unattended and would passively generate 
electric power from the sun during daylight hours.  Routine monitoring and maintenance 
is anticipated. 
 
Issue #2: General Plan, Zoning, and Land Use 
 
The General Plan designation for the project site is Sand Creek Focus Area – Mixed 
Use Medical Facility and the Zoning designation is Planned Development (P-D).  
 
The zoning code does not specifically reference solar projects; however, the California 
Solar Rights Act of 1978 and California Government Code section 65850.5 limits local 
government’s review of solar projects to ministerial or administrative review.  Therefore, 
this Design Review application only applies to the proposed design changes caused by 
the canopies to the approved landscaping and parking lot, which were entitled as part of 
the Planned Development process and subsequent Design Review applications.  The 
Planning Commission does not have discretion over the placement or number of 
proposed solar panels. 
 
Surrounding land uses and zoning designations are: 
 
North: Vacant / Planned Development (P-D) 
South:  Vacant / Study Area (S) 
East:  Vacant and educational use / Planned Development (P-D) 
West:  Vacant / Study Area (S) 
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Issue #3: Site Plan and Improvements 
 
The project would install parking canopies with solar photovoltaic modules on the roofs 
over portions of the existing parking lot.  The canopies would be placed over the 
existing parking spaces, which would leave the existing drive aisles clear.  The column 
supports would be spaced approximately every twenty feet.  The canopies would be 
38’-8” wide and vary in length from 128’-9” to 317’.  The canopies would be slanted and 
have a minimum clearance of nine feet and a maximum clearance of 12’-2”.  
 
The site is already developed as a landscaped parking lot.  In order to accommodate 
the canopies, existing trees and light standards would need to be removed.  The 
canopies would have lighting installed on the underside of the canopy. A recommended 
Condition of Approval in the attached resolution would require the lighting plan to meet 
the Antioch Municipal Code § 9-5.1715 requirement for a minimum illumination of two-
foot-candles at ground level.  Additionally, the support columns would cause some of 
the parking spaces to be shorter than a standard sized parking space.  These spaces 
would be striped as “compact,” per City standards.  
 
Issue #4: Tree Removal  
 
The project site was planted with a variety of trees as part of the original Kaiser 
approval.  155 trees are proposed to be removed as part of the project.  (Please note 
that the arborist report shows 156 trees in the tree survey, but ID 124 is missing, which 
results in 155 trees listed in the arborist report)  Eight of these trees are considered 
“established trees,” which means they are at least 10 inches in diameter when 
measured four and half feet above ground level.  The Antioch Municipal Code § 9-5.12 
Tree Preservation and Regulation, requires that all established trees that are removed 
as part of a development application be replaced at a 2:1 ratio with 24-inch box trees. 
The applicant proposes eight Coastal Live Oak trees and eight Valley Oak trees, for a 
total of 16 trees, along the northern edge of the facility’s eastern parking lot to comply 
with the replacement requirements. 
 
Issue #5: Landscape Plan 
 
The applicant proposes replacing each tree that would be removed from the 
landscaping islands with a five gallon plant.  Staff has added a recommended Condition 
of Approval that would require the replacement plants to be the same species of plants 
already found within the landscaping islands.  This condition would maintain the 
consistency of the site’s landscaping.  Additionally, the required replacement trees 
would be 24-inch box trees, per the Antioch Municipal Code requirements. 
 
ATTACHMENTS 
 
A. Aerial Photograph 
B. Arborist Report 
 



    
 

PLANNING COMMISSION 
RESOLUTION NO. 2018-** 

 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION 

APPROVING DESIGN REVIEW FOR THE KAISER PERMANENTE ANTIOCH 
MEDICAL CENTER SOLAR PROJECT (AR-17-17) 

 
WHEREAS, the City received an application from Ameresco, Inc. for Design 

Review approval for the installation of parking canopies with photovoltaic modules 
attached to the roofs of the structures over a portion of the existing parking lot at Kaiser 
Permanente Antioch Medical Center.  The project site is located at 4501 Sand Creek 
Road (APNs 057-022-020, 057-022-021, 057-022-194); and, 
 
 WHEREAS, the City of Antioch does determine that this project is exempt from 
the provisions of CEQA pursuant to CEQA Guideline section 15061 because there is no 
possibility that the project in question may have a significant effect on the environment; 
and,  
 

WHEREAS, the Planning Commission duly gave notice of public hearing as 
required by law; and, 
 

WHEREAS, on April 18, 2018, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary. 

 
NOW THEREFORE BE IT RESOLVED the Planning Commission of the City of 

Antioch does hereby APPROVE design review of the installation of parking canopies 
with photovoltaic modules attached to the roofs of the structures over a portion of the 
existing parking lot at Kaiser Permanente Antioch Medical Center.  The project site is 
located at 4501 Sand Creek Road (APNs 057-022-020, 057-022-021, 057-022-194), 
subject to the following conditions: 

 
A.      GENERAL CONDITIONS 
 
1. The project shall be constructed and operated in compliance with City of Antioch 

Municipal Code requirements and standards.  
 
2. The site plan shall be corrected to include any conditions required by the 

Planning Commission which call for a modification or change to the site plan and 
all standards and requirements of the City of Antioch prior to any submittal for a 
building permit.  No building permit will be issued unless the site plan meets the 
requirements stipulated by the Planning Commission and the standards of the 
City. 

 
3. City staff shall inspect the site for compliance with conditions of approval prior to 

final inspection approval. 
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April 18, 2018 
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4. That this approval expires two years from the date of approval (Expires April 18, 

2020), unless a building permit has been issued and construction has diligently 
commenced thereon and has not expired, or an extension has been approved by 
the Zoning Administrator.  Requests for extensions must be received in writing 
with the appropriate fees prior to the expiration of this approval.  No more than 
one, one year extension shall be granted. 

 
5. The applicant shall defend, indemnify, and hold harmless the City in any action 

brought by a third party to challenge the land use entitlement or environmental 
review.  In addition, if there is any referendum or other election action to contest 
or overturn these approvals, the applicant shall either withdraw the application or 
pay all City costs for such an election. 

 
6. No permits or approvals, whether discretionary or mandatory, shall be 

considered if the applicant is not current on fees, reimbursement payments and 
other fees that are due. 

 
7. The applicant shall obtain an encroachment permit for all work to be done within 

the public right-of-way. 
 
8.  This approval supersedes previous approvals that have been granted for this 

site. 
 
9. All required easements or rights-of-way for off-site improvements shall be 

obtained by the applicant at no cost to the City of Antioch.  Advance permission 
shall be obtained from any property or easement holders for any work done 
within such property or easements. 

 
B.      CONSTRUCTION CONDITIONS 
 
1. The use of construction equipment shall be as outlined in the Antioch Municipal 

Code and is restricted to weekdays between the hours 8:00 A.M. and 5:00 P.M., 
or as approved in writing by the City Manager.  Requests for alternative 
days/time may be submitted in writing to the City Engineer for consideration. 
 

2. The project shall be in compliance with and supply all the necessary 
documentation for AMC 6-3.2: Construction and Demolition Debris Recycling. 

 
3. Building permits shall be secured for all proposed construction associated with 

this facility, including any interior improvements not expressly evident on the 
plans submitted. 
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4. Standard dust control methods and designs shall be used to stabilize the dust 
generated by construction activities.  The applicant shall post dust control 
signage with a contact number of the applicant, City staff, and the air quality 
control board. 

 
C.     FIRE REQUIREMENTS 
 
1. All requirements of the Contra Costa County Fire Protection District shall be met 

including the comments provided in the District’s letter dated March 20, 2018: 
 

a. Photovoltaic arrays shall not infringe upon and/or over existing required Fire 
District emergency access roadways.  Any plans submitted shall be to scale 
and clearly show compliance with the following: 

 
Provide emergency apparatus access roadways with all-weather (paved) 
driving surfaces of not less than 20-feet unobstructed width, and not less than 
13 feet 6 inches of vertical clearance, to within 150 feet of travel distance to 
all portions of the exterior walls of every building.  Access shall have a 
minimum outside turning radius of 45 feet, and must be capable of supporting 
the imposed fire apparatus loading of 37 tons. (503) CFC 
 

2. The developer shall submit a minimum of two (2) complete sets of plans and 
specifications of the subject project, including plans for any of the following 
required deferred submittals, to the Fire District for review and approval prior to 
construction to ensure compliance with minimum requirements related to fire and 
life safety.  Plan review and inspection fees shall be submitted at the time of plan 
review submittal. (105.4.1) CFC, (901.2) CFC, (107) CBC 
 

  Photovoltaic Plans 
 

D.     FEES 
 
1. The applicant shall pay all City fees which have been established by the City 

Council and as required by the Antioch Municipal Code.   
 

E.     PROPERTY MAINTENANCE 
 
1. The project shall comply with Property Maintenance Ordinance AMC § 5-1.204. 

 
2. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times. 
 
3. No signs shall be installed on this site without prior City approval. 
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4. Any cracked or broken sidewalks shall be replaced as required by the City 
Engineer. 

 
F.     UTILITIES 
 
1. All existing and proposed utilities shall be undergrounded (e.g. transformers and 

PMH boxes) and subsurface in accordance with the Antioch Municipal Code, 
except existing P.G.& E. towers, if any, or as approved by the City Engineer. 

 
G.       LANDSCAPING 
 
1. Landscape shall show immediate results.  Landscaped areas shall be watered, 

weeded, pruned, fertilized, sprayed, and/or otherwise maintained as necessary.  
Plant materials shall be replaced as needed to maintain the landscaping in 
accordance with the approved plans. 

 
2. Landscaping and signage shall not create a sight distance problem. 

 
3. Detailed landscaping and irrigation plans for the project shall be submitted to the 

City with the building permit plans for review and approval.  All landscaping and 
irrigation shall be installed in accordance with approved plans prior to the 
issuance of certificates of occupancy for this building. 

 
4. All trees shall be a minimum 15-gallon size and that all shrubs shall be a 

minimum 5-gallon size.  All trees required to be planted for mitigation shall be a 
minimum 24-inch box size. 
 

5. Landscaping for the project shall be designed to comply with the applicable 
requirements of the 2015 California State Model Water Efficient Landscape 
Ordinance (MWELO).  Prior to issuance of a building permit, the applicant shall 
demonstrate compliance with the applicable requirements of the MWELO in the 
landscape and irrigation plans submitted to the City. 
 

H. SITE AND PROJECT DESIGN 
 
1. All proposed improvements shall be constructed to City standards or as 

approved by the City Engineer.  
 

2. No permanent structures shall be constructed within any easements. 
 
3. To the maximum extent practicable, columns supporting the solar canopies shall 

be placed in locations that avoid reducing existing standard and compact parking 
space dimensions.   Per City Code, standard parking spaces are 20’ (or 18’ with 
a 2’ overhang into landscaping or minimum 6’-wide sidewalk areas) x 9’ (L x W).  
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Bob Peralta 
 ISA Certified Arborist, WE-7150A 

BrightView Tree Care Services 
4677 Pacheco Blvd 

Martinez, CA - 94553 
925-525-3795  tel 
925-957-8833 fax 
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November 26, 2017 
 
 
Tyge Nason  
Project Manager 
Ameresco, Inc. 
60 E. Rio Salado Parkway 
Suite 1001 
Tempe, AZ  85281 
 
 
Subject:  Tree Evaluation for Kaiser Permanente Antioch, California 
 
 
Dear Tyge, 
 
Thank you for asking me to provide a Consulting Arborist Report for the proposed Solar Photovoltaic project for the 
Kaiser Permanente located at 4501 Sand Creek Road, Antioch, California.  The trees I evaluated are in the parking 
lot islands throughout the parking lot.  The set of drawings I used are from the DLR Group that shows which trees 
are being impacted by the proposed solar panel structures.  Page G-120 identifies the trees using a circle with T 
symbol on an aerial map 
 
I visited the site on November 21, 2017 and inspected all 155 of the (6) different species of trees in the parking lot 
islands.  While the numbering scheme in the associated table below ends at 156, I made an identification error while 
in the field that required the nullification of ID #124; therefore there is no tree #124 on the map, the table, or in the 
field.  The correct number of trees stands at 155 in all associated documents.  Following are my findings:   
 
The Canary Island pine trees (Pinus spp.) range in size from 9 to 15 inch in diameter at breats height.  These trees 
have outgrown their life span in the parking lot islands.  While these appear to be healthy, the roots are starting to 
lift the asphalt and concrete gutters in some areas.   
 
The Chinese flame trees (Keolreuteria spp.) identified in our latest inventory are mostly in poor health.  The size of 
these trees varies from 2 to 7 inches in diameter at breast height, and most of these trees are not receiving adequate 
irrigation. Additionally compaction, pest intrusion, and sunscald have severely impacted the trees’ health.   
 
The holly oaks (Quercas spp.), found throughout the parking lot islands, are mostly in good health and range in size 
from 5 to 9 inches in diameter at breast height.  While these trees appear to be in good health now, their placement 
in parking lot islands - where heat from the asphalt can reach sweltering temperatures – is not a long term recipe for 
success.  As these trees begin to age, I would expect them to become increasingly vulnerable to sucking insects and 
other diseases, mostly due to the stresses associated with heat discussed above.     
 
The Bradford pears (Pyrus spp.) identified in our latest inventory range in size from 8.9 to 10.1 inches in diameter at 
breast height.  These trees appear to be in good health but the long term prognosis for trees of this type in parking lot 
islands is not great.  Pear trees typically have a short life span of 6 to 10 years before the roots start to decline.  
Additionally, pear trees are prone to fire blight infection, a vascular disease ubiquitous throughout the bay area, and 
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without healthy soil, adequate irrigation, and a larger area to grow in the trees decline rapidly or start to damage 
hardscape that will likely cause tripping hazards. 
 
The common hackberry trees (Celtis spp.) we identified and plotted in our latest inventory are mostly in good health 
but are quite small. The size of these trees vary from 1.5 to 8 inches in diameter at breast height.  I suspect that while 
most of these trees are in good health now, the reason they remain small is due to the less than ideal growing 
conditions of parking lot islands, where as we discussed earlier, heat can become so high that photosynthesis stops.  
I would expect these trees to decline rapidly as they age. 
 
The final tree we identified in our latest trip to the property is the upright European pyramidal hornbeam (Carpinus 
spp.).  These trees range in size from a combined diameter at breast height of 2 to 6 inches and range in health from 
dead to good.  From what I was able to observe, the trees of this species that were in less than good condition were 
so because of lack of proper irrigation.  Overall, these trees are an acceptable choice for their location, provided they 
receive adequate water. 
 
In terms of any replacement trees required by the city of Antioch for mitigation, I recommend trees that are better 
suited for the micro-climate of Antioch.  The property has multiple areas to install a mixture of Live oaks (Quercas 
agrifolia) and Valley oaks (Quercas lobata) where ample space is available.  Where space is limited, such as under 
the solar panels and in parking lot islands I recommend five gallon podocarpus macrophyllus ‘maki’ and five gallon 
Pittosporum tobia variegate.   
 
As always, it is my pleasure to assist you with this project.  Please give me a call if you have any questions or if I 
can assist in any other way.  
 
 
Sincerely, 
 

Bob Peralta 
 
Bob Peralta 
Certified Arborist WE-7150A 
ASCA Consulting Arborist #505 
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ID Species Health DBH --  Inches Note Lat Lon
1 holly oak 80% - Good 5 37.95 -122
2 common hackberry 80% - Good 5.5 37.95 -122
3 holly oak 80% - Good 6 37.95 -122
4 common hackberry 80% - Good 8.2 37.95 -122
5 common hackberry 80% - Good 8.5 37.95 -122
6 holly oak 80% - Good 6 37.95 -122
7 Chinese flame tree 40% - Poor 3 37.95 -122
8 common hackberry 40% - Poor 3 37.95 -122
9 Chinese flame tree 40% - Poor 2 37.95 -122

10 Chinese flame tree 40% - Poor 2.5 37.95 -122
11 Chinese flame tree 40% - Poor 4 37.95 -122
12 Chinese flame tree 40% - Poor 4.2 37.95 -122
13 Chinese flame tree 40% - Poor 4 37.95 -122
14 Chinese flame tree 40% - Poor 3.8 37.95 -122
15 Chinese flame tree 60% - Fair 5 37.95 -122
16 Chinese flame tree 60% - Fair 3.5 37.95 -122
17 Chinese flame tree 60% - Fair 6.1 37.95 -122
18 common hackberry 80% - Good 6 37.95 -122
19 common hackberry 80% - Good 5 37.95 -122
20 common hackberry 80% - Good 5 37.95 -122
21 common hackberry 80% - Good 6 37.95 -122
22 common hackberry 80% - Good 5 37.95 -122
23 common hackberry 80% - Good 6 37.95 -122
24 common hackberry 80% - Good 6 37.95 -122
25 common hackberry 80% - Good 6 37.95 -122
26 holly oak 80% - Good 9.4 37.95 -122
27 holly oak 80% - Good 8.9 37.95 -122
28 holly oak 80% - Good 8 37.95 -122
29 holly oak 80% - Good 7.9 37.95 -122
30 holly oak 80% - Good 8 37.95 -122
31 holly oak 80% - Good 6.8 37.95 -122
32 holly oak 80% - Good 8 37.95 -122
33 holly oak 80% - Good 9.7 37.95 -122
34 holly oak 80% - Good 8 37.95 -122
35 holly oak 80% - Good 7 37.95 -122
36 holly oak 80% - Good 8.5 37.95 -122
37 holly oak 80% - Good 8 37.95 -122
38 holly oak 80% - Good 6 37.95 -122
39 holly oak 80% - Good 9.4 37.95 -122
40 holly oak 80% - Good 7.5 37.95 -122
41 Canary Island pine 90% - Very Good 11.5 37.95 -122
42 Canary Island pine 90% - Very Good 9 37.95 -122
43 Canary Island pine 90% - Very Good 12 (multi-trunk) 37.95 -122
44 Canary Island pine 90% - Very Good 9 37.95 -122
45 Canary Island pine 90% - Very Good 10 37.95 -122
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46 Canary Island pine 90% - Very Good 9.7 37.95 -122
47 Canary Island pine 90% - Very Good 14 (Multi-trunk) 37.95 -122
48 Canary Island pine 90% - Very Good 11.9 37.95 -122
49 Canary Island pine 90% - Very Good 13 37.95 -122
50 Canary Island pine 90% - Very Good 15 37.95 -122
51 holly oak 80% - Good 4 37.95 -122
52 holly oak 80% - Good 8.9 37.95 -122
53 holly oak 80% - Good 5 37.95 -122
54 holly oak 80% - Good 4.5 37.95 -122
55 holly oak 80% - Good 5 37.95 -122
56 holly oak 80% - Good 8 37.95 -122
57 holly oak 80% - Good 7.5 37.95 -122
58 holly oak 80% - Good 4 37.95 -122
59 holly oak 80% - Good 5 37.95 -122
60 common hackberry 60% - Fair 1.5 37.95 -122
61 Chinese flame tree 60% - Fair 3 37.95 -122
62 Chinese flame tree 60% - Fair 6 37.95 -122
63 Chinese flame tree 60% - Fair 1.5 37.95 -122
64 Chinese flame tree 60% - Fair 2.9 37.95 -122
65 European hornbeam 80% - Good 2.3 37.95 -122
66 European hornbeam 80% - Good 2.5 37.95 -122
67 European hornbeam 80% - Good 3 37.95 -122
68 European hornbeam 80% - Good 3.5 37.95 -122
69 European hornbeam 80% - Good 3 37.95 -122
70 European hornbeam 80% - Good 3.7 37.95 -122
71 European hornbeam 80% - Good 4.1 37.95 -122
72 European hornbeam 80% - Good 4 37.95 -122
73 European hornbeam 80% - Good 6 37.95 -122
74 European hornbeam 80% - Good 4.2 37.95 -122
75 European hornbeam 80% - Good 3 37.95 -122
76 European hornbeam 80% - Good 3.9 37.95 -122
77 European hornbeam 80% - Good 2.9 37.95 -122
78 European hornbeam 80% - Good 2.2 37.95 -122
79 European hornbeam 80% - Good 2.9 37.95 -122
80 European hornbeam 0% - Dead 2.6 37.95 -122
81 European hornbeam 40% - Poor 3 37.95 -122
82 European hornbeam 60% - Fair 7 37.95 -122
83 European hornbeam 60% - Fair 3 37.95 -122
84 European hornbeam 60% - Fair 2 37.95 -122
85 common hackberry 60% - Fair 2.2 37.95 -122
86 holly oak 60% - Fair 5 37.95 -122
87 holly oak 80% - Good 7 37.95 -122
88 holly oak 80% - Good 4.5 37.95 -122
89 holly oak 80% - Good 5.4 37.95 -122
90 Chinese flame tree 80% - Good 6.6 37.95 -122
91 Chinese flame tree 80% - Good 6.5 37.95 -122
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92 Chinese flame tree 60% - Fair 4.6 37.95 -122
93 Chinese flame tree 60% - Fair 2.7 37.95 -122
94 common hackberry 40% - Poor 3 37.95 -122
95 common hackberry 80% - Good 2 37.95 -122
96 common hackberry 80% - Good 3 37.95 -122
97 holly oak 80% - Good 6.8 37.95 -122
98 holly oak 80% - Good 6.2 37.95 -122
99 holly oak 80% - Good 8 37.95 -122

100 holly oak 80% - Good 6.4 37.95 -122
101 holly oak 80% - Good 8.7 37.95 -122
102 holly oak 80% - Good 8.6 37.95 -122
103 holly oak 80% - Good 7.5 37.95 -122
104 holly oak 80% - Good 3.5 37.95 -122
105 holly oak 80% - Good 7 37.95 -122
106 holly oak 80% - Good 7 37.95 -122
107 holly oak 80% - Good 6 37.95 -122
108 holly oak 80% - Good 6.2 37.95 -122
109 common hackberry 80% - Good 5.6 37.95 -122
110 holly oak 80% - Good 5.2 37.95 -122
111 holly oak 80% - Good 6.5 37.95 -122
112 holly oak 80% - Good 7.6 37.95 -122
113 holly oak 80% - Good 7.5 37.95 -122
114 holly oak 80% - Good 7.6 37.95 -122
115 holly oak 80% - Good 6.8 37.95 -122
116 holly oak 80% - Good 4 37.95 -122
117 holly oak 80% - Good 6.9 37.95 -122
118 common hackberry 80% - Good 3 37.95 -122
119 Bradford Callery pear80% - Good 10.1 37.95 -122
120 Bradford Callery pear80% - Good 9 37.95 -122
121 holly oak 80% - Good 8.7 37.95 -122
122 holly oak 80% - Good 9.6 37.95 -122
123 holly oak 80% - Good 9.5 37.95 -122
125 European hornbeam 60% - Fair 3 37.95 -122
126 European hornbeam 80% - Good 3 37.95 -122
127 European hornbeam 80% - Good 2.5 37.95 -122
128 European hornbeam 80% - Good 2 37.95 -122
129 European hornbeam 80% - Good 3 37.95 -122
130 European hornbeam 80% - Good 2.5 37.95 -122
131 European hornbeam 80% - Good 2 37.95 -122
132 European hornbeam 80% - Good 2 37.95 -122
133 European hornbeam 80% - Good 2 37.95 -122
134 European hornbeam 80% - Good 2 37.95 -122
135 holly oak 80% - Good 7.5 37.95 -122
136 holly oak 80% - Good 8.2 37.95 -122
137 holly oak 80% - Good 6.9 37.95 -122
138 holly oak 80% - Good 7 37.95 -122

B5



139 holly oak 80% - Good 7 37.95 -122
140 holly oak 80% - Good 7 37.95 -122
141 holly oak 80% - Good 7.2 37.95 -122
142 Bradford Callery pear80% - Good 9 37.95 -122
143 Bradford Callery pear80% - Good 9 37.95 -122
144 Bradford Callery pear80% - Good 8.9 37.95 -122
145 Bradford Callery pear80% - Good 9 37.95 -122
146 holly oak 80% - Good 8.9 37.95 -122
147 holly oak 80% - Good 7.6 37.95 -122
148 holly oak 80% - Good 9.8 37.95 -122
149 holly oak 80% - Good 3 37.95 -122
150 European hornbeam 90% - Very Good 3.7 37.95 -122
151 European hornbeam 90% - Very Good 6 37.95 -122
152 European hornbeam 90% - Very Good 5 37.95 -122
153 European hornbeam 90% - Very Good 2 37.95 -122
154 European hornbeam 90% - Very Good 2.3 37.95 -122
155 European hornbeam 90% - Very Good 2 37.95 -122
156 European hornbeam 90% - Very Good 3 37.95 -122
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STAFF REPORT TO THE PLANNING COMMISSION 
FOR CONSIDERATION AT THE MEETING OF APRIL 18, 2018 

Prepared by: 

Reviewed by: 

Date: 

Kevin Scudero, Associate Planner� 

Alexis Morris, Planning Ma�

April 13, 2018 

Subject: AR-18-04 - Mesa Billboard Digital Display Upgrade 

RECOMMENDATION 

Staff recommends that the Planning Commission APPROVE AR-18-04 for the upgrade 
of the west facing section of the existing billboard at Delta Fair Boulevard and Century 
Boulevard from a static display to a digital display. 

REQUEST 

Mesa Outdoor is requesting design review approval to upgrade the west facing portion 
of their existing billboard from a static display to a digital display. The project site is 
located on the northeast corner of Delta Fair Boulevard and Century Boulevard 
(Attachment "A") (APN 074-080-029).

ENVIRONMENTAL 

The proposed project is considered exempt from environmental review pursuant to the 
California Environmental Quality Act (CEQA) Guidelines section 15301-Existing 
Facilities. 

ANALYSIS 

Issue #1: Project Overview 

On October 16, 2013, the Planning Commission approved Resolution No. 2013-14 
(Attachment C) allowing the construction of the billboard that is currently at the site. 
The site is owned by the City of Antioch and leased to Mesa Billboard for the operation 
of their billboard. The City of Antioch also leases the site on a seasonal basis to a 
pumpkin patch and Christmas tree farm which are not impacted by the operation of the 
billboard. 

The applicant's original proposal showed a static display on all sides of the billboard and 
the use permit required that any modification to the proposed project be brought back to 
the Planning Commission for review and approval. Therefore, the applicant has 
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requested design review approval from the Planning Commission to convert the west 
facing portion of the billboard from a static to digital display.  
 
The addition of the digital display will not increase the height or footprint of the existing 
billboard.  The new digital display will basically be identical to the digital billboard nearby 
in Pittsburg located across Century Boulevard which is also owned and operated by 
Mesa Billboard.  The digital display will show the advertisements for eight seconds at a 
time with eight total advertisements running in a rotation.  The applicant has obtained all 
of the necessary Cal-Trans permits (Attachment E) for the operation of a digital billboard 
at this site.  
 
Issue #2:  General Plan, Zoning and Land Use 
 
The site has a zoning designation of High Density Residential (R-35), which allows for 
billboards with the approval of a use permit.  As discussed above, the use permit for this 
billboard was approved by the Planning Commission in 2013.  
 
The surrounding land use and zoning designations are: 
 
North:  State Route 4  
South:  Vacant Land and Contra Costa County offices / Mixed 

Commercial/Residential (MCR), High Density Residential (R-35)  
East:  Vacant Land, Solar Farm / Regional Commercial (C-3) 
West: Vacant Land and the City of Pittsburg /Regional Commercial (C-3) 
 
Issue #3:   Lighting 
 
The proposed digital upgrade will not significantly change the current lighting dispersion 
on the property.  The current static billboard is illuminated with flood lights that disperse 
light at the same intensity regardless of how dark it is outside.  The new digital display 
will sense how dark the surroundings are and dim the display to an appropriate level. 
The digital display will be an LED sign, which the applicant claims is an advantage in an 
urban setting because LED signs are highly directional and can be directed more 
precisely to the intended audience.  The applicant has submitted a detailed lighting 
study (Attachment B) that details the intensity of the light and how it will be dispersed 
from the billboard.   
 
ATTACHMENTS 
 
A:   Vicinity Map 
B:   Lighting Study 
C:  Planning Commission Resolution No. 2013-14 
D:  Project Description 
E:  Cal-Trans Permit 
 
 



 

   
 
 

CITY OF ANTIOCH PLANNING COMMISSION 
RESOLUTION NO.  2018-** 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 

APPROVING DESIGN REVIEW FOR THE UPGRADE OF AN EXISTING FREEWAY 
BILLBOARD TO A DIGITAL DISPLAY LOCATED ON THE NORTHEAST CORNER 

OF DELTA FAIR BOULEVARD AND CENTURY WAY 
 

WHEREAS, the Planning Commission of the City of Antioch did receive a 
request from Mesa Outdoor for design review approval to upgrade the existing freeway 
billboard to a digital display, located on the northeast corner of Delta Fair Boulevard and 
Century Boulevard (AR-18-04) (APN: 074-080-029); and, 
 
 WHEREAS, this project is exempt from the provisions of CEQA pursuant to 
CEQA Guideline section 15301- Existing Facilities; and, 
 
 WHEREAS, the Planning Commission on October 16, 2013, duly held a public 
hearing, and approved the project in Planning Commission Resolution No. 2013-14; and 
 

WHEREAS, the Planning Commission on April 18, 2018, duly held a hearing, 
received and considered evidence, both oral and documentary. 
 

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City 
of Antioch does hereby APPROVE AR-18-04 for the upgrade of the existing billboard at 
the northwest corner of Delta Fair Boulevard and Century Way from a static display to a 
digital display, subject to the following conditions: 

 
STANDARD CONDITIONS 

 
1. The City of Antioch Municipal Code shall be complied with. 
 
2. Building permits shall be obtained prior to installation of signage. 
 
3. City staff shall inspect the site for compliance with conditions of approval prior to 

final inspection.  
 
4. Conditions required by the Planning Commission, which call for a modification or 

any change to the site plan submitted, shall be corrected on the project plans to 
show those conditions and all standards and requirements of the City of Antioch 
prior to any submittal for a building permit.  No building permits will be issued 
unless the site plan meets the requirements stipulated by the Planning 
Commission and standards of the City. 
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5. That this approval expires two years from the date of approval (Expires: April 18, 
2020), unless a building permit has been issued and construction has diligently 
commenced thereon and has not expired, or an extension has been approved by 
the Zoning Administrator.  Requests for extensions must be received in writing 
with the appropriate fees prior to the expiration of this approval.  No more than 
one, one year extension shall be granted. 

 
6. The sign shall not encroach into the City’s public right-of-way and shall not be 

placed within any easements.   
 
7. The applicant shall defend, indemnify and hold harmless the City in any action 

brought by a third party to challenge the land use entitlement. 
 

8. No permits or approvals, whether discretionary or mandatory, shall be 
considered if the applicant is not current on fees, reimbursement payments and 
any other payments that are due. 

 
PROJECT SPECIFIC CONDITIONS 

 
9. All conditions contained in Planning Commission Resolution No. 2013-14 are still 

applicable to the site unless modified herein.  
 

10. The west facing portion of the billboard shall be allowed to have a digital display 
as described in the applicants project description submitted to the City of Antioch 
on January 26, 2018.  
 

11. Any future modifications to the billboard display shall be subject to the review and 
approval of the Zoning Administrator. 
 

* * * * * * * 
 
I HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning 

Commission of the City of Antioch, County of Contra Costa, State of California, at a 
regular meeting of said Planning Commission held on the 18th of April, 2018. 
 
AYES:  
NOES:   
ABSTAIN:   
ABSENT:   
      _________________________________ 

Forrest Ebbs 
Secretary to the Planning Commission 
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January 19, 2018 

 

Background on Optical Measurements and Calculations  

Watchfire Signs has manufactured outdoor electric signs since 1932 and led signs since 1996. We 
have more than 50,000 led signs in operation worldwide. 

Incandescent signs were commonly measured using illuminance measurements, partly because the 
light bulb is ideally a point source of light, illuminating equally in all directions, and illuminance meters 
are commonly available and inexpensive.  Foot-candle measurements are made at a defined distance 
from the sign and the magnitude depends on the physical size of the sign. 

LED signs are highly directional however, which is an advantage in an urban setting since the light can 
be directed more precisely to the intended audience.  Luminance measurements have been used to 
specify LED signs by the industry.  The candela per square meter (NITs) unit allows a specification that 
does not depend on size or viewing distance. 

The study done on the sign adjacent to a residential area used actual lab measurements made on 
modules using an illuminance meter.  These measurements and extrapolations are then scaled up to 
the size of the sign and the distance corrections are made using the inverse square law.   

Watchfire adopted brightness standards set forth by both the ISA (International sign Association) and 
OAAA (Outdoor Advertising Association of America). The standards used are based on the studies of 
Dr. Lewin and the IESNA (Illuminating Engineering Society of North America).  

 

Below is a list of some of the measurement equipment used by Watchfire engineers.   

Equipment used by Watchfire engineers to make lighting measurements: 
Foot-candles/Lux - Minolta Illuminance Meter T-10  
NITs/candela/sq. m – Minolta Luminance Meter LS-100 
Sign Calibration – Minolta CS-1000 Spectra radiometer 
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SIGN LIGHTING STUDY 

 

Sign Details 

Size: 14x48 Digital Billboard 
 
Location: 4650 Delta Fair Blvd, Antioch, CA 94509 

Light measurements are completed in foot-candles. A foot-candle is the amount of light produced by a single 
candle when measured from 1 foot away. For reference, a 100-watt light bulb produces 137 foot-candles at 1 
foot away, .0548 foot-candles at 50 feet and .0137 foot-candles at 100 feet. 

The table represents the total increase in ambient light produced by the sign under normal or typical 
operation at night. The ambient light increases will be less than shown in the chart since they fail to 
consider any objects blocking the line of site to the sign. Obstructions such as trees would further 
reduce real world overall ambient light increases. In addition to obstructions any existing light within the 
viewing cone will further diminish any light increase. 

 

 

Light values in foot-candles at night under typical operation 

 

 

 

 

 

 

 

 

 0 degrees 20 degrees 40 degrees 60 degrees 90 degrees 

100’ 0.6814 
 

0.5621 0.3795 0.1717 0.0341 

200’ 0.1703 0.1405 0.0949 0.0429 0.0085 

300’ 0.0757 0.0625 0.0422 0.0191 0.0038 

400’ 0.0426 0.0351 0.0237 0.0107 0.0021 

500’00 0.0273 0.0225 0.0152 0.0069 0.0014 
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Conclusion 

Given the above comparisons and measurements, the area will see an almost undetectable difference 
in ambient light after installation of a billboard. Ambient light levels are more heavily impacted by street, 
building, and landscape lights than the increases produced by a billboard.  

 
Ray Digby 

office 800-637-2645 x3006   Fax 217-442-1020 

ray.digby@watchfiresigns.com 

B3

mailto:ray.digby@watchfiresigns.com




CITY OF ANTIOCH PLANNING COMMISSION
RESOLUTION NO.  2013- 14

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
APPROVING A USE PERMIT FOR A FREEWAY BILLBOARD LOCATED ON THE
NORTHEAST CORNER OF DELTA FAIR BOULEVARD AND CENTURY WAY

WHEREAS,  the Planning Commission of the City of Antioch did receive a
request from Mesa Outdoor for a use permit for a freeway billboard,  located on the
northeast corner of Delta Fair Boulevard and Century Way (UP- 13- 07) ( APN: 074-080-
029); and,       

WHEREAS,  this project is exempt from the provisions of CEQA pursuant to
CEQA Guideline section 15303; and,

WHEREAS,  the Planning Commission duly gave notice of public hearing as
required by law; and,

WHEREAS, the Planning Commission on October 16, 2013, duly held a hearing,
received and considered evidence, both oral and documentary.

NOW THEREFORE BE IT RESOLVED, that the Planning Commission makes
the following required findings for approval of a Use Permit:

1.       The granting of such use permit will not be detrimental to the public health
or welfare or injurious to the property or improvements in such zone or
vicinity.

The proposed project will not be detrimental to the public health or welfare
or injurious to the property or improvements.  The billboard will not have

any impacts to the public because the lighting will not produce any glare
and the sign is designed in an aesthetically pleasing manner.

2.       The use applied at the location indicated is properly one for which a use
permit is authorized.

The zoning designation for the project site is commercial and urrounding
area is developed with commercial uses and State Route 4.   Billboards
require a use permit within the Regional Commercial ( C-3) zone.

C1
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RESOLUTION NO. 2013- 14
October 16, 2013
Page 2

3.       That the site for the proposed use is adequate in size and shape to
accommodate such use,   and all yards,   fences,   parking,   loading,
landscaping,   and other features required,   to other uses in the
neighborhood.

The site is currently a vacant parcel.   The site is adequate in size and
shape to accommodate both the existing seasonal businesses as well as
all aspects associated with the use.   All yards, fences, parking, loading,
landscaping and other required features,   as conditioned,   meet the

requirements of the zoning code standards and are comparable to the
surrounding uses in the area.       

4.       That the site abuts streets and highways adequate in width and pavement
type to carry the kind of traffic generated by the proposed use.     

The project site is bounded by Delta Fair Boulevard and Century Way.
Both streets are adequate for the minimal traffic associated with the
proposed use.

5.       That the granting of such use permit will not adversely affect the
comprehensive General Plan.

The General Plan designation is Office within the Western Gateway Focus
Area.   The proposed commercial use is consistent with the designation
and with the surrounding uses and will not adversely affect the
comprehensive General Plan.

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City
of Antioch does hereby APPROVE UP- 13-07 approving a freeway billboard on the
northwest corner of Delta Fair Boulevard and Century Way,  subject to the following
conditions:

STANDARD CONDITIONS

1.       The City of Antioch Municipal Code shall be complied with.

2.       Building permits shall be obtained prior to installation of signage.    ,

3.       City staff shall inspect the site for compliance with conditions of approval prior to
final inspection.

2
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RESOLUTION NO. 2013- 14

October 16, 2013
Page 3

4.       Conditions required by the Planning Commission, which call for a modification or
any change to the site plan submitted,  shall be corrected to show those

conditions and all standards and requirements of the City of Antioch prior to any
submittal for a building permit.  No building permits will be issued unless the site
plan meets the requirements stipulated by the Planning Commission and
standards of the City.

5.       That this approval expires two years from the date of approval ( Expires: October
16,  2015),  unless a building permit has been issued and construction has
diligently commenced thereon and has not expired, or an extension has been
approved by the Zoning Administrator.     Requests,  for extensions must be

received in writing with the appropriate fees prior to the expiration of this
approval.  No more than one, one year extension shall be granted.

6.       Any deviation from the proposed project will be brought back to the Planning
Commission for review and approval.

7.       The sign shall not encroach into the City's public right-of-way and shall be placed
outside of any easements.

8.       The applicant shall defend, indemnify and hold harmless the City in any action
brought by a third party to challenge the land use entitlement.

9.       No permits or approvals,   whether discretionary or mandatory,   shall be

considered if the applicant is not current on fees, reimbursement payments and
any other payments that are due.

PROJECT SPECIFIC CONDITIONS

10.     The maximum height of the billboard from finished grade shall be 50 feet.

11.     The color of the light fixtures shall match the color of the billboard structure.

12.     The solar equipment and the interior of the billboard structure shall be screened
from public view, subject to staff review and approval.

13.     The sign shall be kept clean and free of dirt.   The sign shall be painted every
seven years or when the sign has visible signs of wear and tear,  whichever
comes first.

14.     Graffiti shall be removed within 10 days and shall be repainted to match the color
of the billboard structure.

3

C3



RESOLUTION NO. 2013- 14
October 16, 201 3
Page 4

15.     The billboard structure shall be painted a darker color to blend into the
background, subject to staff review and approval.

I HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning
Commission of the City of Antioch, County of Contra Costa,  State of California, at a
regular meeting of said Planning Commission held on the

16th

of October, 2013.

AYES:    Hinojosa, Motts, Baatrup, Miller and Pinto
NOES:    None

ABSTAIN:       None

ABSENT: Westerman

Tina Wehrmeister

Secretary to the Planning Commission
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Contact Information 
 
 
Applicant: 
      
Mesa Antioch, LLC      
696 San Ramon Valley Blvd #192 
Danville, CA 94526 
mmccoy@mesaoutdoor.com  
rlewis@mesaoutdoor.com    
(925) 386-6372      
 
Property Owner:      
        
City of Antioch          
Third and H Street    
Antioch, CA 94509         
(925) 779-6168      
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1.0 Project Description 
 
Mesa Outdoor proposes to upgrade the west face of its existing billboard located on city owned property into a 
digital display. No changes in the structure height, dimensions or character/appearance are necessary. This project 
does not interfere with any existing signs, or require the elimination, modification, or reclassification of any 
buildings, trees, or structures. This project will not have a significant impact on the environment or the residents of 
the city. The sign is currently permitted by Caltrans to operate as a digital display (OF04-0034, OF04-0035). 
 
2.0  Property Location Map – 4650 Delta Fair Blvd. ⏐ Antioch, CA 94509 

      

 
 
2.1 Property Description  

 
The property is located in a Commercial area on the south side of Highway 4 bordering the City of 
Pittsburg. Surrounding uses are predominantly commercial. The property is currently used seasonally 
for pumpkin patch sales and Christmas tree lot sales. The property is undeveloped and currently 
zoned Commercial.  
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2.2 Property Satellite Image  

 

 
 
       Google Earth 3/2017 
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3.0   Visual Impacts & Mitigations 

 
Great care was taken in the selection of the property and design of site location to minimize impacts on the scenic 
view sheds of Antioch. Our proposed property is located outside of Caltrans designated “Scenic Highway” and 
“Landscaped Freeway” sections of the City. The property is located in a Commercial/Industrial area amongst view 
sheds that have already been developed into uses including shopping centers, auto dealers and industrial facilities.  
 

3.1   Lighting Impacts 
The proposed digital upgrade will not significantly change the current lighting dispersion on the property. 
There are no residents or businesses located to the west of the sign within 500 feet, and due to the zoning of 
the surrounding properties there will never be residents located within 500 feet of the sign. See Lighting 
Study. 
 
3.2   Graffiti Control 
The sign is not accessible without a lift truck. We have not experienced any issues with graffiti and we do 
not expect graffiti to be an issue going forward. We will vigilantly monitor graffiti on the sign and swap out 
impacted vinyls and paint over any graffiti that occurs on the structure.  
 
3.3   Existing Business Impact 
The sign will not impact the existing pumpkin patch and Christmas tree lot as the sign will be located 
behind the sales area that customers use. 

 
4.0   Structure Description 

 
The structure consists of two 14’ x 48’ advertising display faces, supported by a center-mounted 33’ column and an 
overall height of 50’ with a 30-degree V. These design specifications provide a desirable aspect ratio for freeway 
viewing. The size and design are customized to fit the property and serve the traveling public. The structure is 
composed of steel. The structure is cemented underground to provide a secure foundation and minimize the 
structure’s footprint. All structural calculations will be signed and sealed by a registered professional engineer.  The 
structure and installation will comply with all applicable building and electrical codes. 
 
 
5.0  Digital Equipment 
 
We are proposing to install a 14’x48’ Watchfire digital display with high definition 19mm pixel spacing. Watchfire 
is a US-based company that is considered the gold standard in digital displays. The display’s color uniformity, 
brightness, and clarity will be guaranteed for ten years. The digital equipment will be basically identical to the 
equipment used on the neighboring digital display in Pittsburg, CA.  
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6.0  Roadside Photograph 
 

 
 

January 23, 2018 
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7.0  Site Photographs 
 

 
Facing East, January 23, 2018 
 

 
Facing North, January 23, 2018 
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Facing West, January 23, 2018 
 

 
Facing South, January 23, 2018 
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Facing East towards the West face that will be upgraded, January 23, 2018 
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1 INTRODUCTION 

 
 
1.1 INTRODUCTION 
 
The Ranch Project (proposed project) Environmental Impact Report (EIR) has been prepared in 
accordance with the California Environmental Quality Act of 1970, Pub. Res. Code § 21000 et 
seq., as amended (CEQA) and the Guidelines for Implementation of the California 
Environmental Quality Act, Cal. Code Regs. Title 14, § 15000 et seq. (CEQA Guidelines). The 
City of Antioch is the lead agency for the environmental review of the proposed project 
evaluated herein and has the principal responsibility for approving the project. As required by 
Section 15121 of the CEQA Guidelines, this EIR will (a) inform public agency decision-makers, 
and the public generally, of the significant environmental effects of the project, (b) identify 
possible ways to minimize the significant adverse environmental effects, and (c) describe 
reasonable project alternatives. The public agency shall consider the information in the EIR 
along with other information that may be presented to the agency. 
 
1.2 PROJECT DESCRIPTION  
 
This section provides an overview of the project location and components. For additional project 
description details, please refer to Chapter 3, Project Description, of this EIR. 
 
Project Location 
 
The proposed project is located in the southeastern portion of the City of Antioch in eastern 
Contra Costa County, California. The City of Antioch is bordered to the north by the San Joaquin 
River Delta; to the east by the City of Brentwood and the City of Oakley; to the west by the City 
of Pittsburg and unincorporated portions of Contra Costa County; and to the south by 
unincorporated portions of Contra Costa County. The project site is located within the Sand 
Creek Focus Area of the General Plan, which contains lands designated by the Antioch General 
Plan for open space, residential, commercial, and mixed-use development. The project site is 
surrounded by a single-family residential subdivision to the north, undeveloped land to the south 
(planned for future residential), Deer Valley Road and Kaiser Permanente Antioch Medical 
Center to the east, and undeveloped land and Empire Mine Road (planned for future residential) 
to the west.  
 
Project Components 
 
The proposed project consists of a residential development on 551.5 acres of primarily 
undeveloped land, including multiple single-family residential neighborhoods, various public 
facilities and amenities, and circulation and access improvements, as well as associated 
infrastructure improvements to serve the proposed planned community. The proposed project 
includes two scenarios: a Multi-Generational Plan and a Traditional Plan. The Multi-
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Generational Plan would include a wide range of housing, including active adult housing, while 
the Traditional Plan would include only all-ages housing, and would not include active adult 
housing. Buildout of the project would occur over the course of a number of years, as dictated by 
the economy and demand for new housing in the project area. For the purposes of the CEQA 
analysis presented in this EIR, and based on the information regarding buildout of the project 
provided by the project applicant, build out of the project is anticipated to occur over three 
phases, starting from east to west and from north to south, with the infrastructure and amenities 
corresponding to new unit demands. Although actual buildout of the project may occur in more 
than three phases, analyzing potential environmental impacts under a three-phase development 
scenario provides an environmental worst-case analysis, thus should the project be constructed 
over a longer phasing period, environmental impacts of the proposed project would likely be less 
than the impacts analyzed in this EIR. Phasing would be similar for both proposed development 
scenarios. A finalized phasing plan would be submitted to the City by the project applicant 
concurrent with the first tentative map application.  
 
The project applicant is seeking discretionary approval of the following entitlements from the 
City of Antioch: 
 

 General Plan Text and Map Amendments. The project would require the approval of 
General Plan text and map amendments to the Land Use Element to change the land use 
designations of the site from Golf Course Community/Senior Housing/Open Space, 
Hillside and Estate Residential, and Public/Quasi Public to Low Density Residential, 
Medium Low Density Residential, Mixed Use, Public/Quasi Public, and Open Space. 
The Multi-Generational Plan would designate a portion of the site as Senior Housing. The 
Circulation Element of the General Plan would be amended to reflect the proposed 
alignment of Sand Creek Road.  

 Rezoning. The project would require a rezone from the current zoning, Study Area (S), to 
Planned Development (PD). The PD would include special development standards for the 
project. 

 Design Guidelines. The design guidelines would supplement the proposed development 
standards. 

 Resource Management Plan. Pursuant to section 4.4.6.7(t) of the City of Antioch General 
Plan, the applicant will prepare a Resource Management Plan for City approval. 

 Development Agreement. The Development Agreement would assure the City that the 
proposed project would proceed to its completion in compliance with the plans submitted 
by the applicant, and assure the applicant of vested rights to develop the project.  

 
1.3 PURPOSE OF THE EIR 
 
As provided in CEQA Guidelines Section 15021, public agencies are charged with the duty to 
avoid or minimize environmental damage where feasible. The public agency has an obligation to 
balance a variety of public objectives, including economic, environmental, and social factors. 
 
CEQA requires the preparation of an EIR prior to approving any project that may have a 
significant effect on the environment. For the purposes of CEQA, the term project refers to the 
whole of an action that has the potential for resulting in a direct physical change or a reasonably 
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foreseeable indirect physical change in the environment (CEQA Guidelines Section 15378[a]). 
With respect to the proposed project, the City has determined that the proposed development is a 
project that has the potential for resulting in significant environmental effects within the 
definition of CEQA. 
 
The EIR is an informational document that apprises decision makers and the general public of 
the potential significant environmental effects of a proposed project. An EIR must describe a 
reasonable range of potentially feasible alternatives to the project and identify feasible measures 
to minimize any significant effects. The lead agency, which is the City of Antioch for this 
project, is required to consider the information in the EIR in deciding whether to approve or deny 
the application. The basic requirements for an EIR include discussions of the environmental 
setting, environmental impacts, mitigation measures, alternatives, growth inducing impacts, and 
cumulative impacts. 
 
1.4 EIR PROCESS 
 
The EIR process begins with the decision by the lead agency to prepare an EIR, either during a 
preliminary review of a project or at the conclusion of an Initial Study. Once the decision is 
made to prepare an EIR, the lead agency sends a Notice of Preparation (NOP) to appropriate 
government agencies and, when required, to the State Clearinghouse (SCH) in the Office of 
Planning and Research (OPR), which will ensure that responsible and trustee State agencies 
reply within the required time. The SCH assigns an identification number to the project, which 
then becomes the identification number for all subsequent environmental documents on the 
project. Commenting agencies have 30 days to respond to the NOP and provide information 
regarding alternatives and mitigation measures they wish to have explored in the EIR and to 
provide notification regarding whether the agency will be a responsible agency or a trustee 
agency for the project. An NOP (see Appendix A) was prepared for the proposed project and was 
circulated from August 11, 2017 to September 11, 2017. A public scoping meeting was held on 
September 6, 2017 for the purpose of informing the public and receiving comments on the scope 
of the environmental analysis to be prepared for the proposed project. See Section 1.6 below for 
a summary of comments received on the NOP. 
 
As soon as the Draft EIR is completed, a notice of completion will be filed with the SCH and a 
public notice of availability will be published to inform interested parties that a Draft EIR is 
available for agency and public review. In addition, the notice provides information regarding 
the location of copies of the Draft EIR available for public review and any public meetings or 
hearings that are scheduled. The Draft EIR will be circulated for a period of 45 days, during 
which time reviewers may make comments. The lead agency must respond to comments in 
writing, describing the disposition of any significant environmental issues raised and explaining 
in detail the reasons for not accepting any specific comments concerning major environmental 
issues. If significant new information, as defined in CEQA Guidelines Section 15088.5, is added 
to an EIR after public notice of availability is given but before certification of the EIR, the 
revised EIR or affected chapters must be recirculated for an additional public review period with 
related comments and responses.  
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A Final EIR will be prepared, containing the Draft EIR or a revision thereof as well as comments 
and responses to comments on the Draft EIR. Before approving a project, the lead agency shall 
certify that the Final EIR has been completed in compliance with CEQA, and that the Final EIR 
has been presented to the decision-making body of the lead agency, which has reviewed and 
considered the EIR. The lead agency shall also certify that the Final EIR reflects the lead 
agency’s independent judgment and analysis. 
 
The findings prepared by the lead agency must be based on substantial evidence in the 
administrative record. If the decision-making body elects to proceed with a project that would 
have unavoidable significant impacts, then a Statement of Overriding Considerations explaining 
the decision to balance the benefits of the project against unavoidable environmental impacts 
must be prepared. 
 
1.5 SCOPE OF THE EIR 
 
This EIR constitutes a project-level analysis, and pursuant to CEQA Guidelines Section 15161, 
covers “all phases of the project including planning, construction, and operation.”  State CEQA 
Guidelines Section 15126.2(a) states, in pertinent part: 
 

An EIR shall identify and focus on the significant environmental effects of the 
proposed project. In assessing the impact of a proposed project on the 
environment, the lead agency should normally limit its examination to changes in 
the existing physical conditions in the affected area as they exist at the time the 
notice of preparation is published, or where no notice of preparation is published, 
at the time environmental analysis is commenced. 

 
Pursuant to these guidelines, the scope of this EIR addresses specific issues and concerns 
identified as potentially significant in the NOP prepared for the proposed project (see Appendix 
A). The City determined that the following issues will be addressed in the EIR: 
 

 Aesthetics; 
 Agricultural Resources; 
 Air Quality and Greenhouse Gas Emissions; 
 Biological Resources: 
 Cultural Resources; 
 Geology, Soils, and Mineral Resources; 
 Hazards and Hazardous Materials; 
 Hydrology and Water Quality; 
 Land Use and Planning/Population and Housing; 
 Noise; 
 Public Services, Recreation, and Utilities; and 
 Transportation and Circulation.  
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The evaluation of effects is presented on a resource-by-resource basis in Chapters 4.1 through 
4.12 of the EIR. Each technical chapter is divided into four sections:  Introduction, Existing 
Environmental Setting, Regulatory Context, and Impacts and Mitigation Measures. 
 
Impacts that are determined to be significant in Chapter 4, and for which feasible mitigation 
measures are not available to reduce those impacts to a less-than-significant level, are identified 
as significant and unavoidable. Chapter 5 of the EIR presents a discussion of growth-inducing 
impacts, summary of cumulative impacts, energy conservation, and significant irreversible 
environmental changes associated with the project. Alternatives to the proposed project are 
discussed in Chapter 6 of the EIR. 
 
1.6 Comments Received on the NOP 
 
The City of Antioch received 51 written comments and verbal comments during the open 
comment period for the NOP for the proposed project (see Appendix B).  
 
The following list, categorized by issue, summarizes the concerns: 
 

Aesthetics 
(c.f. Chapter 4.1) 

Concerns related to: 
 Aesthetic impacts on loss of the hillsides and open space.  

Air Quality and 
GHG Emissions 
(c.f. Chapter 4.3) 

Concerns related to: 
 Impacts of GHG emissions during construction and long-term 

operational emissions, as well as in the context on AB 32 and 
SB 375 and ability to meet the State’s reduction targets. 

 Increased GHG emissions as a result of increased vehicle miles 
traveled (VMT).  

 Cumulative impacts on regional criteria air pollutants and GHG 
emissions in relation to regional climate change goals and 
BAAQMD thresholds and adding significant residential 
development at the edge of the City’s current build-out 
footprint. 

Biological 
Resources 
(c.f. Chapter 4.4) 

Concerns related to: 
 The presence of listed rare, threatened, endangered, locally 

unique, and special-status species, including the Mount Diablo 
Buckwheat.   

 Potential impacts to wildlife habitat along Sand Creek and other 
wildlife corridors. 

Geology, Soils, and 
Mineral Resources 
(c.f. Chapter 4.6) 

Concerns related to: 
 Development at higher elevations within the project site.   
 Risks of soil erosion near the ravine bed/streams.  
 Risks of collapse of historical mine shafts within the project 

site. 
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Hazards and 
Hazardous 
Materials 
(c.f. Chapter 4.7) 

Concerns related to: 
 Increased risks of wildland fires. 

Hydrology and 
Water Quality  
(c.f. Chapter 4.8) 

Concerns related to: 
 Potential impacts to streams, creek banks, or wetlands, 

including Sand Creek. 
 Proposed drainage sites and detention basins and ability to 

prevent pollutants from contaminating Sand Creek and other 
nearby waterways.  

 Development on floodplains and the effects on the local 
watershed.  

 Potential impacts to groundwater and creek water resources.  
Land Use and 
Planning/Population 
and Housing 
(c.f. Chapter 4.9) 

Concerns related to: 
 Ratio of dwelling units per acre.  
 Mass grading of the hillsides. 
 Open space surrounding the City.  
 Current excess vacant housing.  
 Potential impacts to the jobs-housing balance in the region. 
 Change in land uses and associated General Plan changes that 

could affect traffic and residential uses including the removal of 
the golf course to add more residential development. 

Noise 
(c.f. Chapter 4.10) 

Concerns related to: 
 Potential noise impacts to neighboring residential communities.  

Public Services, 
Recreation, and 
Utilities 
(c.f. Chapter 4.11) 

Concerns related to: 
 Cumulative impacts related to solid waste, stormwater, and 

other utility services.  
 Cumulative impacts related to fire protection, police protection 

services, and emergency response services, including costs 
associated with provision of services. 

 Overcrowding of the school district.  
 Long-term funding mechanisms to maintain and operate the 

staging areas for parks and trails. 
 Safety and connectivity of all proposed trails within the park 

staging area, as well as consideration of impacts on resources.   
 Safety for bicyclists and pedestrians along and crossing Deer 

Valley Road.  
 Cumulative impacts on water supply in East Contra Costa 

County. 
 Consideration of State and regional drought conditions. 

Transportation and 
Circulation 
(c.f. Chapter 4.12) 

Concerns related to: 
 Cumulative transportation and circulation impacts, including 

public transportation and extension of regional roadways. 
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 Sufficient signalization on roadways between the project site 
and the SR 4 Bypass. 

 Unsafe regional road and traffic conditions, especially during 
school hours.  

 Cumulative impacts on SR 4 and regional roadways. 
 Improvement of regional accessibility through the use of 

alternative modes of transportation beyond automobiles. 
 Analysis of VMT resulting from the proposed project.  
 Provision of a schematic illustration of walking, biking, and 

auto conditions at the project site and study area roadways. 
 Potential impacts on pedestrians, bicycles, disabled travelers, 

and transit performance, including counter measures and trade-
offs resulting from mitigating VMT increases. 

 Project-generated travel demand and estimated costs of public 
transportation improvements, including viable funding sources.  

Alternatives 
(c.f. Chapter 6) 

Concerns related to: 
 Project alternatives that include increased preservation of Open 

Space and hillsides. 

 
All of these issues are addressed in this EIR, in the relevant chapters identified in the first 
column. 
 
1.7 ORGANIZATION OF THE EIR 
 
The EIR for the proposed project is organized into the following chapters: 
Chapter 1 – Introduction 
Provides an introduction and overview describing the intended use of the EIR and the review and 
certification process, as well as summaries of the chapters included in the EIR and summaries of 
the issues and concerns received from the public and public agencies during the NOP review 
period. 
 
Chapter 2 – Executive Summary 
Summarizes the elements of the project and the environmental impacts that would result from 
implementation of the proposed project, describes proposed mitigation measures, and indicates 
the level of significance of impacts after mitigation. Acknowledges alternatives that could reduce 
or avoid significant impacts.  
 
Chapter 3 – Project Description 
Provides a detailed description of the proposed project, including the project’s location, 
background information, major objectives, and technical characteristics. 
 
Chapter 4 – Existing Environmental Setting, Impacts, and Mitigation 
Contains a project-level and cumulative analysis of environmental issue areas associated with the 
proposed project. Each environmental issue chapter contains an introduction and description of 
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the project setting, identifies impacts, and recommends appropriate mitigation measures, if 
needed.  
 
Chapter 5 – Statutorily Required Sections 
Provides discussions required by CEQA regarding impacts that would result from the proposed 
project, including a summary of cumulative impacts, potential growth-inducing impacts, impacts 
related to energy conservation, significant and unavoidable impacts, and significant irreversible 
changes to the environment. 
 
Chapter 6 – Alternatives Analysis 
Describes the alternatives to the proposed project, their respective environmental effects, and a 
determination of the environmentally superior alternative. 
 
Chapter 7 – References 
Provides bibliographic information for all references and resources cited. 
 
Chapter 8 – EIR Authors and Persons Consulted 
Lists EIR and technical report authors who provided technical assistance in the preparation and 
review of the Draft EIR. 
 
Appendices 
Includes the NOP, comments received during the NOP comment period, and all technical reports 
prepared for the proposed project. 
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2 EXECUTIVE SUMMARY 

 
 
2.1 INTRODUCTION 
 
The Executive Summary chapter of the EIR provides an overview of the proposed project and 
summarizes the conclusions of the environmental analysis provided in Chapters 4.1 through 
4.12. The chapter also reviews the alternatives to the proposed project that are described in the 
Alternatives Analysis chapter and identifies the Environmentally Superior Alternative. Table 2-3, 
found at the end of this chapter, provides a summary of the environmental effects of the 
proposed project, as identified in each technical chapter of the EIR. Table 2-3 also contains the 
potential environmental impacts associated with the proposed project, the significance of the 
impacts, the proposed mitigation measures for the impacts, and the significance of the impacts 
after implementation of the mitigation measures.  
 
2.2 SUMMARY DESCRIPTION OF THE PROPOSED PROJECT 
 
The proposed project site is located in the southeastern portion of the City of Antioch in eastern 
Contra Costa County, California. Specifically, the project site is situated within the Sand Creek 
Focus Area of the General Plan, which contains lands designated by the Antioch General Plan 
for open space, residential, commercial, and mixed-use development. The project site consists of 
551.5 acres of primarily undeveloped land, designated Golf Course Community/Senior 
Housing/Open Space, Hillside and Estate Residential, and Public/Quasi Public in the City of 
Antioch General Plan and zoned Study Area (S).  
 
Currently, the project site has a cattle-grazing operation, a single-family residence, and various 
barns and outbuildings located on the eastern portion of the site. Historical uses of the site 
include grazing and limited natural gas exploration. Sand Creek, a tributary of Marsh Creek, 
flows west to east through the proposed project site. The topography of the site is varied, ranging 
from relatively level areas in the eastern and central portions of the site, gently-sloping hills 
immediately north and south of Sand Creek, and moderate to steep slopes in the western portion 
of the site. A large stockpile of soil and large boulders is situated on the northern portion of the 
proposed project site, near the terminus of Dallas Ranch Road. The stockpiles are likely the 
result of construction activities associated with Dallas Ranch Road and the existing single-family 
residential subdivision located to the north of the site. 
 
Surrounding land uses include a single-family, medium density residential subdivision to the 
north, undeveloped land to the south (planned for future residential), Deer Valley Road and 
Kaiser Permanente Antioch Medical Center to the east, and Empire Mine Road and undeveloped 
land (planned for future residential) to the west. 
 
For the purposes of this EIR, the proposed project includes two scenarios: a Multi-Generational 
Plan and a Traditional Plan. The Multi-Generational Plan (1,307 units) would include a wide 
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range of housing, including active adult housing, while the Traditional Plan (1,137 units) would 
include only all-ages housing, and would not include active adult housing. The project applicant 
is requesting approval of both scenarios to allow flexibility based upon market conditions. The 
two proposed scenarios would provide a mix of different single-family residential neighborhood 
types organized into two distinct development areas to the north and south of the Sand Creek 
corridor. In addition, various public facilities and amenities, circulation and access 
improvements, and infrastructure improvements to serve the proposed planned community 
would be included. Development standards for each of the proposed land uses would be included 
as part of the proposed project as well. Proposed land uses, densities, and lot sizes of both 
development scenarios are shown in Table 2-1 and Table 2-2. 
 
Buildout of the project would occur over the course of a number of years, as dictated by the 
economy and demand for new housing in the project area. The project would be constructed in 
three phases, with the infrastructure and amenities corresponding to new unit demands. The 
project site would be built out starting from east to west and from north to south. Phasing would 
be similar for both proposed development scenarios. A finalized phasing plan would be 
submitted to the City by the project applicant concurrent with the first tentative map application.  
 
The project applicant is seeking discretionary approval of the following entitlements from the 
City of Antioch: 
 

 General Plan Text and Map Amendments. The project would require the approval of 
General Plan text and map amendments to the Land Use Element to change the land use 
designations of the site from Golf Course Community/Senior Housing/Open Space, 
Hillside and Estate Residential, and Public/Quasi Public to Low Density Residential, 
Medium Low Density Residential, Mixed Use, Public/Quasi Public, and Open Space. 
The Multi-Generational Plan would designate a portion of the site as Senior Housing. The 
Circulation Element of the General Plan would be amended to reflect the proposed 
alignment of Sand Creek Road.  

 Rezoning. The project would require a rezone from the current zoning, Study Area (S), to 
Planned Development (PD). The PD would include special development standards for the 
project. 

 Design Guidelines. The design guidelines would supplement the proposed development 
standards. 

 Resource Management Plan. Pursuant to section 4.4.6.7(t) of the City of Antioch General 
Plan, the applicant will prepare a Resource Management Plan for City approval. 

 Development Agreement. The Development Agreement would assure the City that the 
proposed project would proceed to its completion in compliance with the plans submitted 
by the applicant, and assure the applicant of vested rights to develop the project.  
 

The proposed project would require the following additional City of Antioch entitlements prior 
to development in the future: 
 

 Large Lot Tentative Subdivision Map(s); 
 Small Lot Tentative Subdivision Map(s); 
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 Design Review; and 
 Conditional Use Permit(s). 

 
Table 2-1 

Multi-Generational Plan Land Use 

Land Use Acreage 
Net Density 

(du/ac) 
Average Lot 

Size (sf) 

Target 
Number of 

Units 
Low 

Density 
(LD) 

LD-1 35 3.4 10,000 120 
LD-2 18 3.6 7,000 65 
LD-3 104 3.9 7,000 410 

Active Adult (AA) 93 5.4 5,000 500 
Medium Density (MD) 38 5.6 4,500 212 

TOTAL RESIDENTIAL 288 4.5  1,307 
Village Center (VC) 5    

Public Use 
(PQ) 

Fire Station (PQ-F) 2    
Staging Area (PQ-S) 1.5    

Parks (P) 22    
Landscape (L) 2.5    

Open Space (OS) 194.5    
Major Roadways 36    

GRAND TOTAL 551.5    
 

Table 2-2 
Traditional Plan Land Use 

Land Use Acreage 
Net Density 

(du/ac) 
Average Lot 

Size (sf) 

Target 
Number of 

Units 
Low 

Density 
(LD) 

LD-1 45 3.4 10,000 155 
LD-2 100 3.6 7,000 360 
LD-3 104 3.9 7,000 410 

Medium Density (MD) 38 5.6 4,500 212 
TOTAL RESIDENTIAL 287 4.0  1,137 

Village Center (VC) 5    
Public Use 

(PQ) 
Fire Station (PQ-F) 2    

Staging Area (PQ-S) 1.5    
Parks (P) 17.5    

Landscape (L) 3    
Open Space (OS) 199.5    
Major Roadways 36    

GRAND TOTAL 551.5    
 
2.3 MITIGATION MONITORING AND REPORTING PROGRAM  
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of environmental findings related to environmental 
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impact reports (see Guidelines Section 15091 for Findings). In order to ensure that the mitigation 
measures and project revisions identified in the EIR are implemented, the public agency shall 
adopt a program for monitoring or reporting on the revisions which it has required in the project 
and the measures it has imposed to mitigate or avoid significant environmental effects. A public 
agency may delegate reporting or monitoring responsibilities to another public agency or to a 
private entity which accepts the delegation; however, until mitigation measures have been 
completed the lead agency remains responsible for ensuring that implementation of the 
mitigation measures occurs in accordance with the program.  
 
Consistent with CEQA Section 15097, implementation of the proposed project would require 
adoption of a Mitigation Monitoring and Reporting Program (MMRP) by the City of Antioch. 
The MMRP specifies the methods for monitoring mitigation measures required to eliminate or 
reduce the project’s significant effects on the environment. 
 
2.4 ENVIRONMENTAL IMPACTS AND REQUIRED MITIGATION MEASURES 
 
Under the California Environmental Quality Act (CEQA), a significant effect on the 
environment is defined as a substantial, or potentially substantial, adverse change in any of the 
existing physical conditions within the area affected by the project, including land, air, water, 
mineral, flora, fauna, ambient noise, and objects of historic or aesthetic significance. Mitigation 
measures must be implemented as part of the proposed project to reduce potential adverse 
impacts to a less-than-significant level. Such mitigation measures are noted in this EIR and are 
found in the following chapters of this EIR: Aesthetics; Air Quality and Greenhouse Gas (GHG) 
Emissions; Biological Resources; Cultural Resources; Geology, Soils, and Mineral Resources; 
Hazards and Hazardous Materials; Hydrology and Water Quality; Noise; and Transportation and 
Circulation. The mitigation measures presented in the EIR will form the basis of the Mitigation 
Monitoring and Reporting Program. Any impact that remains significant after implementation of 
mitigation measures is considered a significant and unavoidable impact. 
 
A summary of the identified impacts in the technical sections of the EIR is presented in Table 2-
3. In Table 2-3, the proposed project impacts are identified for each technical chapter (Chapter 
4.1 through 4.12) of the EIR. In addition, Table 2-3 includes the level of significance of each 
impact, any mitigation measures required for each impact, and the resulting level of significance 
after implementation of mitigation measures for each impact. 
 
2.5 SUMMARY OF PROJECT ALTERNATIVES 
 
The following section presents a summary of the evaluation of the alternatives considered for the 
proposed project, which include the: 
 

 No Project (No Build) Alternative; 
 No Project (Existing General Plan) Alternative; 
 Reduced Footprint Alternative; and 
 Reduced Intensity/Senior Housing Alternative.  
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No Project (No Build) Alternative 
 
CEQA requires the evaluation of the comparative impacts of the “No Project Alternative” 
(CEQA Guidelines Section 15126.6(e)). The No Project Alternative may be defined either as the 
“no action taken on the proposed project” or a “no build” on the project site. The No Project (No 
Build) Alternative is defined as the continuation of the existing conditions of the project site, 
which is 551.5 acres of primarily undeveloped land. Currently, the project site has a cattle-
grazing operation, a single-family residence, and various barns and outbuildings located on the 
eastern portion of the site. The No Project (No Build) Alternative would not meet any of the 
project objectives. Because development of the site would not occur, land disturbance and any 
associated physical environmental impacts would not occur as a result of the No Project (No 
Build) Alternative. The Alternatives Analysis chapter of the EIR identified that the No Project 
(No Build) Alternative could result in greater impacts than the proposed project related to Land 
Use and Planning/Population and Housing. However, impacts would not occur under the No 
Project (No Build) Alternative in all other resource areas. 
 
No Project (Existing General Plan) Alternative 
 
In addition to the No Project (No Build) Alternative described above, the City has decided to 
evaluate a No Project (Existing General Plan) Alternative as well. Per the City of Antioch 
General Plan, the proposed project site is designated Golf Course Community/Senior 
Housing/Open Space, Hillside and Estate Residential, and Public/Quasi Public. The City 
currently assumes that the golf course would occupy approximately 212 acres on the project site, 
but the location of the golf course, whether on hillsides, flat areas, etc., is speculative. The same 
acreage as the proposed project for Public/Quasi Public uses of 3.5 acres is assumed for the No 
Project (Existing General Plan) Alternative. In addition, the same acreage of 36 acres for major 
roadways is assumed for the No Project (Existing General Plan) Alternative. A total of 
approximately 1,020 dwelling units is assumed for the No Project (Existing General Plan) 
Alternative, which would include senior housing opportunities. 
 
The No Project (Existing General Plan) Alternative would be capable of achieving the majority 
of the proposed project’s objectives. The No Project (Existing General Plan) Alternative would 
result in fewer impacts than the proposed project in eight resource areas (Aesthetics, Air Quality 
and GHG Emissions, Geology, Soils, and Mineral Resources, Hazards and Hazardous Materials, 
Land Use and Planning/Population and Housing, Noise, Public Services, Recreation, and 
Utilities, and Transportation and Circulation), and similar impacts in four resource areas 
(Agricultural Resources, Biological Resources, Cultural Resources, and Hydrology and Water 
Quality). The No Project (Existing General Plan) Alternative would not result in greater impacts 
than the proposed project in any resource area. It should be noted that the significant and 
unavoidable impacts identified for the proposed project would remain with implementation of 
the No Project (Existing General Plan) Alternative. 
 
Reduced Footprint Alternative 
 
The Reduced Footprint Alternative would involve buildout similar to that of the proposed 
project, with the exception of the overall substantially reduced development footprint. The 
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Reduced Footprint Alternative would still involve a mix of densities similar to the development 
scenarios of the proposed project; however, the Reduced Footprint Alternative would not include 
development within the southern portion of the site, south of Sand Creek Road, where moderate 
to steep slopes are present. All portions of the site south of Sand Creek, a tributary of Marsh 
Creek, would be preserved in perpetuity through a conservation easement, or other similar legal 
mechanism, as open space under the Reduced Footprint Alternative. Accordingly, the Reduced 
Footprint Alternative would not include the bridges over Sand Creek that are anticipated as part 
of the proposed project. An amendment to the Circulation Element of the General Plan would be 
required for the Alternative, similar to the proposed project. 
 
The Reduced Footprint Alternative would involve a total of 1,300 single-family, detached and 
attached, dwelling units, which could include senior housing opportunities. The units would be 
composed of 82 acres (820 units) of Medium Density (10 dwelling units per acre) and 80 acres 
(480 units) of Medium Low Density (six dwelling units per acre) residential units. Accordingly, 
the Reduced Footprint Alternative would require a General Plan Amendment to the Land Use 
Map and text modifications to the Sand Creek Focus Area of the General Plan to create a 
Medium Low Density and a Medium Density designation in the Sand Creek Focus Area that is 
consistent with the General Plan designations. 
 
The Reduced Footprint Alternative would continue Dallas Ranch Road as Sand Creek Road 
through Deer Valley Road, with ultimate buildout of two lanes each way, along with a 
landscaped median. A trail system along the northern side of Sand Creek would be included in 
the Reduced Footprint Alternative, which would provide interconnectivity through 
neighborhoods.  
 
The Reduced Footprint Alternative would still be capable of achieving many of the proposed 
project’s objectives. The Reduced Footprint Alternative would result in fewer impacts than the 
proposed project in five resource areas (Aesthetics, Biological Resources, Cultural Resources, 
Geology, Soils, and Mineral Resources,  and Hydrology and Water Quality), and similar impacts 
in four resource areas (Agricultural Resources, Hazards and Hazardous Materials, Land Use and 
Planning/Population and Housing, and Public Services, Recreation, and Utilities). However, the 
Reduced Footprint Alternative would result in greater impacts than the proposed project in three 
resource areas (Air Quality and GHG Emissions, Noise, and Transportation and Circulation). All 
of the significant and unavoidable impacts identified for the proposed project would still occur 
with implementation of the Reduced Footprint Alternative.  
 
Reduced Intensity/Senior Housing Alternative 
 
The Reduced Intensity/Senior Housing Alternative would involve buildout similar to that of the 
proposed project, with the exception of the residential units. Rather than the mix of densities 
proposed for both of the development scenarios of the proposed project, the Reduced 
Intensity/Senior Housing Alternative would be built out with only age-restricted senior housing 
at the maximum allowable density envisioned for the Sand Creek Focus Area. The Reduced 
Intensity/Senior Housing Alternative would not include development within the southwestern 
portion of the site, south of Street C, where moderate to steep slopes are present. That area would 
be preserved as open space under the Reduced Intensity/Senior Housing Alternative. 
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Accordingly, the Reduced Intensity/Senior Housing Alternative would involve a total of 968 
age-restricted, single-family, detached dwelling units. Although the Reduced Intensity/Senior 
Housing Alternative would be developed in accordance with maximum densities envisioned for 
the Sand Creek Focus Area, the Reduced Intensity/Senior Housing Alternative would not include 
the golf course use anticipated for the Sand Creek Focus Area. 
 
The Reduced Intensity/Senior Housing Alternative would still be capable of achieving the 
majority of the proposed project’s objectives. The Reduced Intensity/Senior Housing Alternative 
would result in fewer impacts than the proposed project in 11 resource areas (Aesthetics, Air 
Quality and GHG Emissions, Biological Resources, Cultural Resources, Geology, Soils, and 
Mineral Resources, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use 
and Planning/Population and Housing, Noise, Public Services, Recreation, and Utilities, and 
Transportation and Circulation), and similar impacts in one resource areas (Agricultural 
Resources). Two of the significant and unavoidable impacts identified for the proposed project 
related to air quality and GHG emissions would be reduced to less-than-significant levels with 
implementation of the Reduced Intensity/Senior Housing Alternative. The Reduced 
Intensity/Senior Housing Alternative would not result in greater impacts than the proposed 
project in any resource area. 
 
Environmentally Superior Alternative 
 
An EIR is required to identify the environmentally superior alternative from among the range of 
reasonable alternatives that are evaluated. Section 15126(e)(2) of the CEQA Guidelines requires 
that an environmentally superior alternative be designated and states, “If the environmentally 
superior alternative is the ‘no project’ alternative, the EIR shall also identify an environmentally 
superior alternative among the other alternatives.” Generally, the environmentally superior 
alternative is the one that would result in the fewest environmental impacts as a result of project 
implementation. 
 
As presented in the Alternatives Analysis chapter of the EIR, all of the significant impacts 
identified for the proposed project would not occur or would be fewer under the No Project (No 
Build) Alternative. In addition, the No Project (Existing General Plan) Alternative would reduce 
a number of significant impacts identified for the proposed project, and would reduce a 
significant and unavoidable impact identified for the proposed project related to noise. However, 
given that a “no project” alternative shall not be selected as the environmentally superior 
alternative, neither the No Project (No Build) Alternative nor the No Project (Existing General 
Plan) Alternative may be chosen as the environmentally superior alternative.  
 
The Reduced Intensity/Senior Housing Alternative would reduce the most impacts in comparison 
to the proposed project. In addition, the Reduced Intensity/Senior Housing Alternative would 
reduce two of the significant and unavoidable impacts identified for the proposed project to less-
than-significant levels, both related to air quality and GHG emissions. Because a “no project” 
alternative shall not be selected as the environmentally superior alternative, and because 
Reduced Intensity/Senior Housing Alternative would result in the fewest impacts in the most 
resource areas than the proposed project in comparison to all other development alternatives, the 
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Reduced Intensity/Senior Housing Alternative would be considered the Environmentally 
Superior Alternative. 
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 p
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 p
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 c
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 d
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 C
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 C
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 p
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 p
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 p
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   4-18-18 

STAFF REPORT TO THE PLANNING COMMISSION  
FOR CONSIDERATION AT THE MEETING OF APRIL 18, 2018 
 
Prepared by: Alexis Morris, Planning Manager 
 
Date:   April 13, 2018 
 
Subject:  Annual Election of Chair and Vice-Chair 
 
 
RECOMMENDATION 
 
It is recommended that the Planning Commission nominate and elect a Chair and Vice-
Chair. 
 
DISCUSSION 
 
Pursuant to Section 9-5.2506 of the Municipal Code, the Commission shall elect a Chair 
and Vice-Chair at the last regular meeting of April each year.  The new officers will 
assume their positions the first meeting of May.  
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