ANNOTATED

AGENDA

CITY OF ANTIOCH PLANNING COMMISSION
ANTIOCH COUNCIL CHAMBERS
200 “H” STREET
WEDNESDAY, MAY 3, 2017
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, MAY 10, 2017.

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 Motts, Chair
Zacharatos, Vice Chair
Parsons
Mason (absent)
Turnage
Husary (absent)
Conley

PLEDGE OF ALLEGIANCE

PUBLIC COMMENTS




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: March 15, 2017 APPROVED

* * * END OF CONSENT CALENDAR * * *
MINUTES

NEW PUBLIC HEARINGS

2. UP-16-18, AR-16-12 Granite Expo — Granite Expo requests Use Permit and Design
Review approval to remodel the south facing portion of an existing industrial and
warehouse facility into three wholesale type retail businesses. The project site is
located at 1888 Verne Roberts Circle (APN 074-051-011).

STAFF REPORT | STAFF REPORT RESOLUTIONNO. 2017-08

3. AR-16-08 Big Break Solar Project — NRG Solar DG, LLC, requests design review
approval of a proposed solar photovoltaic power generation development located on
approximately 16 acres of the 86-acre retired Contra Costa Generating Station. The
project would inject up to 2 megawatts of alternating current electricity into the
PG&E grid. The project site is located on the north side of Wilbur Avenue adjacent
to the Marsh Landing Power Plant (APN 051-031-020). In compliance with the
California Environmental Quality Act (CEQA), an Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the project and will be considered at the
meeting.

STAFF REPORT = STAFF REPORT RESOLUTION NOS. 2017-09,-10
NEW ITEMS

STAFF REPORT

CHAIR: Zacharatos
VICE CHAIR: Parsons

4, Election of Chair and Vice Chair

5. Planning Commission Policies STAFF REPORT

———

ORAL COMMUNICATIONS

WRITTEN COMMUNICATIONS

COMMITTEE REPORTS

ADJOURNMENT (7:31 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 2" floor of City Hall, 200 “H” Street, Antioch, California, 94509, between the
hours of 8:00 a.m. and 11:30 a.m. or by appointment only between 1:00 p.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.




CITY OF ANTIOCH
PLANNING COMMISSION

Regular Meeting March 15, 2017
6:30 p.m. City Council Chambers

Chair Motts called the meeting to order at 6:32 p.m. on Wednesday, March 15, 2017 in
the City Council Chambers. He 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 22, 2017.

ROLL CALL

Present: Commissioners Parsons, Husary, Zacharatos, Mason, Turnage,
Conley and Chairperson Motts

Staff: Director of Community Development, Forrest Ebbs

Planning Manager, Alexis Morris

City Attorney, Michael Vigilia
Assistant City Engineer, Lynne Filson
Minutes Clerk, Kitty Eiden

PLEDGE OF ALLEGIANCE

PUBLIC COMMENTS

None.

CONSENT CALENDAR

1. Approval of Minutes: February 1, 2017
February 15, 2017

On motion by Commissioner Zacharatos, seconded by Commissioner Parsons,
the Planning Commission approved the minutes of February 1, 2017, as
presented. The motion carried the following vote:

AYES: Parsons, Zacharatos, Mason, Turnage, Conley and Motts
NOES: None

ABSTAIN: Husary

ABSENT: None

On motion by Commissioner Parsons, seconded by Commissioner Zacharatos,
the Planning Commission approved the minutes of February 15, 2017, as
presented. The motion carried the following vote:

5-3-17




AYES: Parsons, Husary, Zacharatos, Mason, Turnage, Conley and

Motts
NOES: None
ABSTAIN: None
ABSENT: None

NEW ITEMS

2. PW-150-17 — THE CITY OF ANTIOCH is requesting a determination that the
2017-2022 Capital Improvement Program is consistent with the Antioch General
Plan.

Assistant City Engineer Filson presented the staff report dated March 8, 2017
recommending the Planning Commission determine that the 2017-2022 Capital
Improvement Program is consistent with the Antioch General Plan

In response to Chair Motts, Assistant City Engineer Fiison stated she would verify if the
Development Impacts Fees had been already collected for the pending projects and
bring the information back to the Planning Commission at their next meeting.

Commissioner Parsons suggested the CIP address the need for repairs in the Marina
Parking Lot to address flooding.

Director of Community Development Ebbs responded that the role of the Planning
Commission was to determine if the CIP was consistent with the General Plan.

Assistant City Engineer Filson suggested adding language to the narrative portion of the
document that says the City needed to determine a funding source for the project at the
Marina.

In response to Commissioner Turnage, Assistant City Engineer Filson explained that
once the Downtown Specific Plan was approved, the undergrounding of utilities could
be identified as a future project.

In response to Commissioner Conley, Assistant City Engineer Filson stated she
believed Measure C was included as a funding source.

In response to Commissioner Parsons, Assistant City Engineer Filson stated Project
7018 funds improvements to existing parks. She noted the Parks and Recreation
Commission and City Council determine which improvements would be funded.

Commissioner Parsons stated she would like the CIP to include specific projects to be
funded.



Director of Community Development Ebbs reiterated the role of the Commission was to
determine the CIP consistency with the General Plan. He noted most items funded
were mainienance of existing facilities.

In response to Commissioner Parsons, Director of Community Development Ebbs
explained construction of park facilities was within the purview of the Planning
Commission when they were included in development projects; however, maintenance
and rehabilitation of existing park facilities was considered by the Parks and Recreation
Commission and then City Council.

RESOLUTION NO. 2017-04

On motion by Vice Chair Zacharatos, seconded by Commissioner Conley, the
Planning Commission determined that the 2017-2022 Capital Improvement
Program is consistent with the Antioch General Plan. The motion carried the
following vote:

AYES: Parsons, Husary, Zacharatos, Turnage, Conley and Motts
NOES: None

ABSTAIN: Mason

ABSENT: None

NEW PUBLIC HEARING

3. UP-16-15, AR-16-09 Verizon Wireless Telecommunications Facility — Verizon
Wireless requests approval of a Use Permit to construct a new unmanned
telecommunications facility consisting of a 62-foot tall “monopine” containing nine
panel antennas and a fenced equipment enclosure at the base of the structure.
The project site is located at the corner of Contra Loma Boulevard and Putnam
Street (APN 076-550-002).

Staff recommended this item be continued to April 5, 2017.

Chair Motts opened and closed the public hearing with no members of the public
requesting to speak.

On motion by Commissioner Parsons, seconded by Commissioner Husary, the
Planning Commission unanimously continued this item to April 5, 2017, The
motion carried the following vote:

AYES: Parsons, Husary, Zacharatos, Mason, Turnage, Conley and
Motts

NOES: None

ABSTAIN: None

ABSENT: None



4. Z-17-01 — Tobacco Ordinance Amendment — The City of Antioch is proposing
text amendments to Chapter 16: Drug Paraphernalia, Section 6-8.14-Tobacco
Retailer License, Section 9-5.203-Definitions and Section 9-5.3843 Tobacco and
Paraphemnalia Retailers of the Antioch Municipal Code. The amendments
include, but are not limited to, changes to definitions related to tobacco and
paraphernalia retailers, the display of tobacco paraphernalia, licenses required
for retail tobacco sales, and the prohibition of tobacco and paraphernalia
retailers. The proposed ordinance would be applicable city-wide. This project is
exempt from the California Environmental Quality Act.

Staff recommends this item be continued to April 5, 2017.

Chair Motts opened and closed the public hearing with no members of the public
requesting to speak.

On motion by Commissioner Parsons, seconded by Commissioner Zacharatos,
the Planning Commission unanimously continued this item to April 5, 2017. The
motion carried the following vote:

AYES: Parsons, Husary, Zacharatos, Mason, Turnage, Conley and
Motts

NOES: None

ABSTAIN: None

ABSENT: None

5. Downtown Specific Plan — The City of Antioch will hold a public hearing for the
Planning Commission to review and consider recommendation to the City
Council of adoption of the Downtown Specific Plan that is intended to serve as a
comprehensive land use document for the Downtown. The Planning Commission
will also review and consider recommendation of adoption to the City Council of
an Addendum to the General Plan Update Environmental Impact Report (EIR)
that was certified in November 2003.

Director of Community Development Ebbs gave a PowerPoint presentation and
presented the staff report dated March 15, 2017 recommending the Planning
Commission Adopt the Addendum to the Environmental Impact Report for the 2003
General Plan; and Adopt the Downtown Specific Plan.

Chair Motts spoke in suPport of a high density residential overlay on the regional
commercial property at 10 h"and Auto Center.

In response to Commissioner Conley, Assistant City Engineer Filson stated the City
could petition the railroad for a quiet zone; however, it would require securing the tracks
with fencing which may not be the look the City desired along the tracks.



Mitch Oshinsky added there is a policy within the document which speaks to exploring
the potential of a quiet zone.

In response to Commissioner Mason, Director of Community Development Ebbs stated
a policy could be added which speaks to exploring a high risk rail designation.

In response to Chair Motts, Director of Community Development Ebbs clarified that data
on sea level rise was not complete and it would be an ongoing discussion resulting in a
Sea Level Rise Adaptation Plan, in the future.

Mitch Oshinsky added that there were a couple policies regarding careful planning for
flood zone and prone areas.

Chair Motts stated a historical study would be an integral part of establishing the core of
the Downiown Specific Plan.

Commissioner Parsons requested the park designation be expanded to the marina.

In response to Commissioner Conley, Mitch Oshinsky stated existing mixed use zoning
through the Specific Plan for “The Yard” site allowed for maximum flexibility for all those
uses or a combination of them.

Director of Community Development Ebbs stated if the Planning Commission
recommended adoption of the ordinances, the next steps would be to take the final draft
of the Downtown Specific Plan to Council on April 25, 2017. He noted staff would follow
up with the General Plan Land Use Element update in 2017 and the Zoning Ordinance
update would be addressed in 2017-2019.

Chair Motts opened the public hearing.

Sandra Kelly, Antioch resident, stated she supported the Downtown Specific Plan;
however, it had not addressed the impediment crime and the homeless were having on
bringing citizens into the area. She suggested discouraging homeless programs along
the waterfront, addressing sea level rise in more detail and using native plants in
landscaping whenever possible. She stated she did not support unbundled parking.
She suggested replacing Barbara Price Park and discussed the need for improvements
to circulation along 10" Street.

Mitch Oshinsky explained that projects with unbundled parking would be subject to
Planning Commission review and approval.

Director of Community Development Ebbs added that projects would not be built without
parking as renting or selling a house without the amenity would be difficult.

Don Bright, Antioch resident, stated Council had declared by proclamation downtown as
a historic district and he requested the draft Historic Ordinance be included in the



Downtown Specific Plan. He stated the issue with the train was freight trains
transporting chemicals and spoke in support of a speed limit through downtown.

Chair Motts closed the public hearing.

In response to Chair Motts, Director of Community Development Ebbs reported Land
Use Objective 2.5 and policies within addressed the preservation and restoration of
historic resources throughout the Rivertown Historic District and Downtown Antioch. He
also noted Program 2.5.3a stated “The City shall prepare and adopt an ordinance
specifically addressing the Citywide treatment of historic properties.”

Director of Community Development Ebbs stated a policy could be added that as street
trees are planted or replaced, the City preferred native or drought tolerant plants. He
stated the High Density Residential Overlay on the Regional Commercial property at
10" and Auto Center and expanding the Park Designation to the Marina would also be
included as previously discussed.

RESOLUTION NO. 2017-05

On motion by Commissioner Conley, seconded by Commissioner Parsons the
Planning Commission 1) Recommended to the City Council adoption of the
Downtown Specific Plan as amended by the Planning Commission this evening
and, 2) Recommendation of adoption to the City Council of an Addendum to the
General Plan Update Environmental Impact Report (EIR) that was certified in
November 2003. The motion carried the following vote:

AYES: Parsons, Husary, Zacharatos, Mason, Turnage Conley and
Motts

NOES: None

ABSTAIN: None

ABSENT: None

ORAL COMMUNICATIONS

None.

WRITTEN COMMUNICATIONS

None.

COMMITTEE REPORTS

Chair Motts reported that he did not attend the Tranplan meeting.



ADJOURNMENT

Chair Motts adjourned the Planning Commission at 8:27 p.u. to the next regularly
scheduled meeting to be held on April 5, 2017.

Respectfully Submitted,
Kiity Eiden
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NOTE: The docunits below are in pdf format. To dowiriond the Word devtment,
click . - o bopin o e o-CENTRIA Portal

2N Homzmi'r AL

Profile Series Exposed Fastener Profiles BR3-36

Profike Sctics Exposed Fraicner Prncle wre edremely versauie pencly ot can br wed a3
extecior ot frerjop walls, roofi ind soffits will by thur oo bdamrufly oc vertically
Vilmn iwed For walls, the paneln may be invered. Inaddition, e pensls muy be jnswated to
1dd 3 level of fiemel protcotion.

Features:

« Substrates:
> 181.19mm], 20 £ dlmm], 21[75mm]&.24]60rmn] P
& Gal

d stee] Plus
o Optumn] 32 [Sin:lm] 040" [L.02mm] & 0507 [L.27mm}

uminn
 Optional 20 {9 ), 22 { F6nms] & 24 [ 60mm] gage stainless
siect
= Sorface Finish:
o Smooth - standard
= Non-directional embossing — opticnal
« Panel Depth;

© 54t [L.52m} 1o 40 &. {12.19m} stendard. Contact CENTRIA
for shorter and Jonger lenpths

METAL 2IPING

@ NiTis.

Profite Series EcoSecreen Perforated Screen Wall BR5.36

et e e O
&, EcoSerean Tech Duta Shud

Thraugh the use of 1 uniquz Exbriention pracess, BeoScreen perforated screen walls
cambine tntiry sesPetio with outsanding peyformce, bloading jardusisial snd atber

Geations with theit ings. Inaddition, X pancis may be imlallett
horizornlly ot vertently.

Foutures:
« Substrates: 70 gage stainless steed and 0,040" [1rom] painted
aluminum
« Perforation Pattern:
o Staggered
o Reverse
Openfires Area Pattern Diameter (in.) Spacing (in.}
10 Reverss 173 38
n Stagpered  1/8 14
pic] Reverse 14 112
30 Staggersd 178 32
3 Staggered  3/16 sne
4 Stuggerzd 178 316
40 Stagpered /8 9/16

NN Ha*g*rz METAL ZIPNG - PERFORATED

Exposed Fastener Profiles Econolap 3/4* (19mm)

Prafike Series Exposed Fastener Paiels ure extremely versalile pancls thit oo be wed a5
exterior or interior walla, fou ard sofi with s Gut ruo bodzoatully or verticelly: In
addithon, the punls moy be inulated toadd o kevel ol themmal prolection.

o

223" [G8mm]
Fratnes;
» Substrates:
o 18 {l 19mm], 20 [.3Imm], 22 [.76mm] & 24 [GDmm] EBES
lvanized sicol, Galvahmas & Galval
° Gplmnal 032" { Birem], 040" [LO2mm] & ,usw [1,zzrmm]
alurminue H
o Opticnal 20 [91mm}, 22 [.76mm] & 24 [60mm] gage stainless
steel H
« Surface Finish:
= Smooth - standard
o Non-dircctional embossing — optional
H = Pane] Depth:
§ NOTE: Thr docuinents bolow ore in pdf formut. To downlond the Werd documert, 2 3/4” [19mm]
Dolick 1o Joginto the c-CENTREA Porial + Panel Width:
H o 34 2/3" [B8]mun)
p— « Panel Lengthy
“'ﬁ g"‘g © 5 {1.52m] to 40 . {12.19m] standard. Contact CENTRIA
for sharter and longer longths,

/\ \/ERTcAL METAL =lPING

Profile Series IW Series Concealed Fastener Profiles IW-10A

I Secies cosonled Rustencr pancls have ao cxpused [Lsleniers for  elesn, ubroken
ucathelic ing varioty of aticea crabotand or gmeoth feishes, - pancls are available fn
smotty, toskembossed Anish. The pancls also frutnee o someon [ovk:pint doign that
ks imseresting viswal offants gosaible, us well 05 e obility t ba installed vercally or
borizonially.

|-— 12° [smmE —-'bl
§
132" [3amm)__

Femtures:

+ Substrates;
o 18 [1.19mm], 20 [.9lmm} & 22 [ 76mm] gage G20 galvanized
stest, Ahrmimim & Staintess Steel
& Opticrel (40” [Tozn] & 0507 {1.27mm] alumimm
o Optional 22 [ F6mm] gage stoinless steel
o Optional 039" [1mm]
« Surface Fipioh:
o Smooth — standard
o Non-dirzctional embossing — optional

INOTE: The dactonents below ure inpdf Garmat, To downlnad the Word dosumen, o Smaoth only for
chick 40 login o fie e CENTREA Portut = Panel Depth:

! a | 12" [38mm]

| : o Panel Width:

; i o 127 [305u]

: ) * Panel Lenf

gths
© 31t [1.5%m] ta 30 1. [S. l4m] standard
o L0, [3.08m} m; fc
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NOTES

BULTING LINE

CENTERLIRE
Doiutm,u‘awo(ﬁﬂmm WAL
cmmn[ CLIRE & GUTTER
OGSCIJRED conmuﬁ LINE
EASDAENT LIKE

EDSE OF FAVERENT
ELECTRIC LWE

FENCE LINE

JORHT TRENCH

LOT LKE
WOHUMENT/NUMENT LINE
CYERHEAD POWER UNE
RAILRDAD TRACKS

SAMTAR\’ SEWCR-MANHOLE & CLEANQLT

S’[ﬂ £ EYATION

S'ICHM DRAN-MANHOLE & CATCH BASIH

TILEPY Hhi

wanR LINE e VALYE

HACKFLOW PREVENTION DEVICE

DMLF DETECTOR CHECK WALVE
TRLIER

PﬁE DEPARTRENT CONNECTION

mE H‘mm

PU!‘E“ PDL[.’JNN.’ POLE

TRANSFORMER

TRAFFIC SN

TREE

UTUTY ACY

WATER WALVE

25pEmEegte

2
3

“mAE R

23

ANCLE PONT

BaCK FLOW PREVENTIR

BACK OF KALK

CHAIN UK TRASTORMWER £AGD
CATCH BASH

DRAIN H.ET
DRIVEWAY
2
ELECTRIC BOK
EDCE OF LAKDSCAPE
EDGE OF PAVIMIHT
ELECTRICAL wAULT
& LN
IRAIGATION BOX
INVERT_ELEVATICN
JONT TRENEH

NORTH

GHERHEAT ELECTRIC
FUST INGCATOR YALVE
SEWER PUMP

RIi ELEVATION

SUTH

STORM. DRAIN MANHDLE
CONCRETE SLadl

SANITARY SEWER CLEAH OUT
SANITARY SEWER MAHHOLE
TELEPHORE BOX

THIS IS HOT A BOUNDARY SURWEY, NO LIABIUTY 5 ASSUMED, Y KIER & WRIGHT,

FUR THE EXISTENTE DF ANY EASEMENTS, ENCUMBRANCES, DISCRIPANCIES IN
DUNCARY, OR TITLE DEFECTS WOT WERTIGNED IN 54D DDCUNENTS ANO

m[REFDR[ NOT SHOWH D8 THIS DRAWHNG,

ALL DISTARCLS AMD CiEVATONS SHOWN HEREDN ARE IN FELT AND DECIMALS
THEREOF,

THE TYPES, LOCATIONS, STES ARD/OR DEPTHS OF EXISTING LUNGERCRIUND
UILIMES AS SHOWN 48 THIS IOPACRAPHIC SURVEY WERE OBTANZN FROM
SOUJRCES £F VARYING RELIABILITY, THE CONTRAGTOR 15 CAUTIONED THAT ONLY
ACTAL EXCAVATION WILL REVEAL TWE NYPSS, EXTENT, SIZES, LUCATONS AND
DEPTHS OF SUCH UNDERGROUND UTLITES. {A REASCHABLE EFFORT HAS BEEH

MADE TU LOGATE AND DELINEATE AL ¥NDWN UNDERGROUND UTILITIES). HOWEVER,

THE ENGMEER CAN ASSUME NO RESPONSIBILY FOR THE COMPLETEMESS DR
ACCURACY OF 7S DELINEATION OF SUCH UNDERGROUND UTUFIES WHICH MAY BE
ENCOUNTERED, BUT WHICE ARE. ROT SHOWN ON THESE DRAWNGS.

3

5

THIS SURVEY DOES NOT SHOW THE LOCATIONS OF THE FOLLOWING UNDEREROUND
UTILITY LINES DUE T8 THE FACT THAT THE CLIENT HAS NOT FURNISHED KIER &
WRIGHT CIVL ENGINEERS & SURWEYURS, NG, WH ANY FLANS THAT DELNEAIE
THER LOCATIONS: ELECTRIC LIKES. CAS LSNES, TELEPHONE LNES, TABLE
TELEVSION UINES, NITROGEN LNES, (F ANY) FIBER OPTIC LINES (IF ANY). ALL
PARTICS SHOULD CONSIER THIS SURVEY AS PRELMINARY WITH REGARDS T0 THE
LOCATION ©F THE UTILITY FACIUTIES, UPON RECEPT OF THIS INFORKATIDN KIER &
WRIGHT Wil UPDATE THIS SURVEY AND REISSUE IT.

BENCHMARCDISK WONUMENT AT LOCATION SCO.5L FEET SOUTH OF THE
INTERSEGTION G€ HEST MOST VERNE ROBERTS CIR. AKD PITTSBURG- ANTIOCH HY.
ELEW 3330 (CITY DF ANTACH DATUN)

BASIS O BEARINGS:

THE BEARING OF NORTE 74* 20' 17" WEST TAKEN ON THE WONUMERT LINE OF
VERNE ROBERTS CIRCLE AS SHOWN ON THAT CERTAIN SUBDIMSION MAP, NUMBER
E417 "USS !NWSTRIAL PARK", HLED FDR RECDRH ON FEARUARY 20, 1986, I
BOOK 203 OF M ORDS OF COMTRA COSTA COUNTY
WAS TAKEN AS THE BAS\S FOR AL BEARINGS SHUWH HEREDH.

BY OR UNDER THE SUPERWVISION
A STEWART Il P.L5. 9225
XPIRLS;  B-30-17

9/1/200

DATE

AEVISHON

HNO.

A\
i\
Jay
Ay
Ja

REVISION

A PLANNING SUBMITTAL 11-14-2016

NO.

Ja
L)
Ja\
A

Phone (925) 245-5788
Fax (925) 245-4796

CIVIL ENGHNEERS & SURVEYORS, INC.

KIER & WRIGHT

2850 Callier Canyan Raad
tivermore, Callfornia 94551

f

2

=

=4

o

=

=

3
ol
o
= &
& g

o »]

n £ =

u 25

Eu_gmm

BOo&z ek

< w Z

o =z <

oo

O o g
o =
S g
O
= =

=

o

=]

=

=z

<

DATE AUC, 2016

SCALE 1"~

SURVEYOR RASH

DRAFTER REG

108 MO ATERZS

SHEET C 'I

OF 6 SHEETS




H-bioti 5 4008 AW eithrsen

€\ sersAuser\appiala'zzal femp' ablish_a

SEE ABOVE RIGHT

o 10 40 50
[ ;
: % Scale 1" = 20 ft 7
%
g
fvd ]
=2 )
2 \%{ U
o2
=
1
1
: o ]
é‘%\ ‘ 3 !§- | E }\,!8 E
TNk ORE S=pdgsel  t v 4 v v« Lo b v 4 b R WRE SR ¢ Y ¢ I 4 OMFAPRFEROMOS) 4 v v 4 b 4w e 3 B b b 4 %k % b b s TR S-00080 + v ¥ v PR v
— T —— e T T T A E R T T T T T ST ST TR T I TN T e N g v+ ¢+ b T Ty R TS Y T TR T TV T =
[@]
—
(1)
"
j§ L
wl
Wi
VERNE ROBERTS CIRCLE
- \ LEGEND GRADING KEYNOTES
P D\. AREA DRAM .
_ e \ STCRM DRAIN GATCH BASIV NEW 6" HIGH CONORETE CURA
. STORM ORAIN JIRCTON 80X NEW CONCREIE CLRA & CUTTER

@

2
| ]

%

¥

e R H 139250 5=0 05|

RT—;—T—i—.——J—.—-

£8 FH2F
L1

&5

STORM DRAIN WANHOLE

KEW AT PAVELENT
NEW COMCRETE SIDERALK

BIO-RETENTION PLANTER

BEEEEPINEEERED

127 CuRR OPEHING EVERY OTHER STALL

NEW Bith-RETERRON PLANTER

NEW ADA ACCERSIBLE RAME

ABJIST UTLITY 80X T GRAGE

66" HIGH STEPS

5-6" HIGH STEPS

55" LANGING NDT T FXYOFED 2% W ANY DIRFCRON

ADA ACCESSIBIE WALKWAY SHALL WOT FXCEED 2F QROSS
SLOFE & 5% 1 OWCITUDINAL SLOPE

SARCUT LINE
EXSTWG TREE T0 BE REMOVED
REPLACED ROOF DRAIN GN FACE OF GUMGING

VERNE ROBERTS CIRCLE

CF P22

v

AEWISION

A
i\
Ja
I\
A

REVISION
PEANNING SUBMITTAL 13- E4-2016

Ja
D
A
Py
A

Phone (925) 245 -B788
Fax (525) 245-B796

CIVIL ENGINEERS & SURVEYORS, INC.

KIER & WRIGHT

2850 Colller Canyan Road
Livermere, Callfornia 945 5¢

&
L

£
=
2
prd =
5 g
o
[71)
O
<
=
< g
o
oo
o ¢
Z 53
< o
w e bhd
VEREE
Z Ll =
= Zz <
- 2 o
$88
O 2
> [>4]
e -
<
=z
=
-
TR ]
[ 4 |
o 5
=
z
<
DATE A 2016
SLALE 1 - 2
DESIGNER Evs
J0B NG, AIEGS
SHEFT C2
OF L) SHEETS.




M eihnzon

SR

NBRYATSEIS i dnq

aserm s\ appratatjaalt temp s

SEE ABOVE RIGHT

4] b 20 £ &0

Scgtg 17w 20 1

T

I-aeERe $=t 0050 IR ATERE $-0.0050

g T TTTT mEmssmmm s - SHomEsEE s - - T~ges -7/ mmTmTmTmmsT ST TS
B e
L
N
N
PN
. P -~
UTILITY KEYNOTES LEGEND

ASR AUTOMANC SPRINKLER RISER

RELOCATE EXISTNG FH RE RIM ELEVA TON
;g TOF OF CURE

RELOCATE Of & ADWIST ) CRADE
[5] Asuws? EnsING w10 GRASE

WATER SERVICE

EXISUNG URLITY TO 8E
ABANDONDED BY REMGVAL
FIRE SERWCE

SAMITARY SEWER

s
s
Lor
-
] STORM DRAM CATCH DASIN
[ ] STORU DRAM JINCTION BOX
. STORM DRAIM MANHOLE
— BACK FLOW PREVENTICN DEVCE
- FIRE DEPARTMEMT CONNECTION
(_.‘7 FIRE HIDRAMT & VALVE
o
AU
o
SCMHE
L]

STORM DRAIN MANHDE
WATER METER

a%s )

e e e — ————— — o D s '_'__'_..____"____'__ 14D S-00050_
LI APERF S=00554 a —
o Feee
R Jioo

—— = - e B P
LA

It

€8 P2

SEE BELOW LEFT

REVISION

A
A
A
4
Ja\

REVISION

PIANHING SUBMITTAY F1-14-2016

<<

(-
Z3E
=54
g e
[y

ZR
oLE
5Eg
= £3
w g
S
— -
2.
UE.EE
—~ P
SYE
Dz
o 8¢
SEg;
¥ ORE
B

k|

<
=
o
=]
=
Fo
(=]
=
5 wi
0
> =
o
= O
= B %
|: W L
o ST
>_om9t
w2
< P>
Z 8 G
= >
= o
R
w -~
o
o
I
L
&
=
Z
DATE AU, Zats
SCALE 1" =20
DESICNER EYS
JOR WO ALBE2S

SHEFT C 3

0F & SHEETS




¥ ¥ VINOA1Tv) 0dX3 ALINVHD HI0INY [ el el &
M M Sii-th (5261 oty poes e o11o3 p0n7 4O 7 i ©
% o] oM 'SUOAIAUNS B SHIINIING TIAD 7 F12HI1D SLH380H INYIA 888 L (S
5/ SLOZ-#1- L1 TYALINENS TNINNYT / LHDIEM T 3 9 | m i )
F>m NOISIAZY OGN | A8 HOI5IATY ON Z{iwm ldoxl—lzou ZO—moxm m m m mp % W
1437 MO39 338
Illlll.llllllllllJ
1
o = -
' o
) Z
o
N ]
o =
o — 1
;_ !
I
1
I
I
I
.y
- -—— - ()
77 Tl
7 ,
b
¢ _
“ ,
o T s |
Ldo1Ld
I
i
1
i
-~ H e "™
n!\-.. nll— “ —I\u
1
k
i
i
i
]
[
i
]
1
i
1
1
: -~
| “ ﬂ"u
1
i
H &
1
3
LY
HE RN @
i
i
I
1
i
oy
i {)
i
1
1
i
i
I
1
'
I
J '
“\
N
i
i
1
IHDIY JA08Y 335

WIHCT WY r AP ED Ol-pl-ii BEF - S2HNAAR ey osa, v opdoh e e,




=
|
a 1a 20 490 80
s ==
Seale 1" = 20 i
EEENEENEEENSEEEN EEEEES SEEDEE é
8
&
H

DMA 1

A
A
A
A
A

v BFAPERF =005 ~ v v v v v v ¥ v %

v L»_w—_v-w__v-u_v—_v_r‘t""\

--I-l-----I----‘
SEE BELOW LEFT

REVISION
PLANNING SUBMITTAL | 1-14-2016

AR NEEE
U2s
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TRIBUTARY AREA LIMITS é % g‘
EXISTING IMPERVIOUS AREA 9,000 SF NEW/REPLACED IMPERVIOUS AREA 86,325 SF — V7PN Bag
27
EXISTING PERVIOUS AREA 109,040 SF NEW/REPLACED PERVIOUS AREA 31,715 SF (O] e AT DAL 0 S Es s |
g 1y [F= %] Bi0-RETENTION TREATMENT AREA (=} g §§
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o VARIES | 5 % g %
I P A £ gk E § 1
N ¥ ORS
B
-ENGINEERED SO[L: SANDY (OAM =
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| OF 5"/ HR. (SCE NOTE NO. 4)
S A
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PYC DWV SCHEDULE 40 OR EQUAL
<
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---I.--'---I.I---I---.------------l--I-I-II----II-III-II.I---I------.--_—---.---q_----_..------II-_I-I-I---I--I--I ---l-‘ ." i :%:SER‘_HEAEDPIF[SMLI.MAVEJMININIJIWNRE[JA' DIA. HOLES EVENLY SFACED ALONG THE E
= - . ) A ] ENCE OF THE PIPE AND NOT LESS THAN THREE HOLES IR LIWEAL FOOT OF FIPE. =
. 4 & . ] 4, ALL TREES SHALL HAVE 4' ¥ 4" ROOT BARRIER AS DETALED ON LANOSCAPE PLANS. 3
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STAFF REPORT TO THE PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF MAY 3, 2017

Prepared by: Kevin Scudero, Associate Planner

Reviewed by: Alexis Morris, Planning Manager

Date: April 28, 2017
Subject: Granite Expo (UP-16-18, AR-16-12)
RECOMMENDATION

It is recommended that the Planning Commission approve the use permit and design
review application, subject to the conditions contained in the attached resolution.

REQUEST
The developer, Granite Expo, requests approval of a use permit and design review
application to remodel approximately 30,000 square feet of the southern portion of an

existing industrial building to create a new facade for three wholesale/bulk retail tenant
spaces. The project site is located at 1888 Verne Roberts Circle (APN 074-051-011).

ENVIRONMENTAL REVIEW

The proposed project is an existing facility, and is considered exempt from
environmental review pursuant to the California Environmental Quality Act (CEQA)
Guidelines section 15301 - Existing Facilities: The project involves a negligible
expansion of an existing use

ANALYSIS
Issue #1: Project Overview

The proposed project consists of the remodel of the southern portion of an existing
industrial building to create a new facade for three tenant spaces, approximately 10,000
square feet each, for wholesale/bulk retail uses. Wholesale/bulk retail uses are typically
businesses that sell large products or large quantities of products. Some examples of
these types of business are granite stores, cabinet shops, floor stores, spa sales, and
patio stores.

The building is over 390,000 square feet and the remaining northern portion of the site
is intended to remain industrial with West Tenth Street being the primary access point
for those uses. The site improvements for this project were focused on the southern
portion of the site that will be visible from Verne Roberts Circle.
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The Site improvements include a new parking lot with approximately 190 spaces, new
landscaping, parking lot lighting and a pedestrian sidewalk along Verne Roberts Circle.
Granite Expo will be operating one of the new tenant spaces while the other two tenant
spaces do not currently have tenants identified. The hours of operation for Granite
Expo will be Monday — Saturday from 8:00 am to 6:00 pm and Sunday from 9:00 am to
3:00 pm. Granite Expo expects to employ approximately 50 people at this location.

Issue #2: General Plan, Zoning, and Land Use
The General Plan designation for the project site is Business Park and the Zoning
designation is Planned Business Center (PBC). Wholesale/Bulk Retail type uses are

permitted in PBC with approval of a use permit.

Surrounding land uses and zoning designations are:

North: Open Space / Light Industrial (M-1)

South: Costco / Planned Business Center (PBC)

East: Office/Bulk Retail Uses/ Planned Business Center (PBC)
West: Delta Business Park / Planned Business Center (PBC)

Issue #3: Site Plan, Circulation and Parking

The site is accessed via two existing driveways on Verne Roberts Circle at the east and
west end of the property; and a third driveway will be added in the middle of the
property frontage. The parcel is over 28 acres with a wide frontage along Verne
Roberts Circle of approximately 1,400 feet. The proposed parking lot will run the entire
length of the building frontage and staff has conditioned that landscape islands be
placed at a minimum of every ten parking spaces per the requirements of the Municipal
Code. The project is providing 193 parking spaces for the approximately 30,000 square
feet of wholesale/bulk retail tenant spaces.

Trash Enclosure

There is no trash enclosure being proposed for the site as the developer has indicated
that all trash bins are stored in the interior of the building and placed for pick up at the
northern entrance to the site off of West Tenth Street. Staff has conditioned that if a
future trash enclosure is deemed necessary, it shall be subject to building permit
approval and shall comply with AMC 89-5.1401 Refuse Storage Area Design
Guidelines.

Issue #4:  Architecture, Design and Landscaping

Architecture

The existing building is an assembly of large, interconnected metal structures and the
developer is proposing to remodel the southern portion to create a new facade. The
proposed remodel of the building has a contemporary look intended to unify and
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upgrade the south facade while incorporating the existing industrial style. Each of the
tenant spaces feature tall metal parapet walls with projecting canopies with perforated
metal siding, rows of steel posts and beams projecting vertically and horizontally with
fabric awnings and storefront windows and doors beneath. Examples of the projecting
canopies are included as Attachment B. Earth tone and neutral, warm grey colors are
used on the building with colorful accents for the awnings. A wide concrete sidewalk
with interspersed landscaping connects the tenant spaces. The long blank facade
between storefronts will be broken up with landscape lattices, clerestory windows, as
well as incorporating some of the existing industrial infrastructure. The attached
accessory buildings will be screened with horizontal metal siding and landscaping.

The developer is proposing to replace some of the metal siding on the building and
patch/repair it in other spots. Due to the large size of the building, staff understands the
cost to replace the entire metal siding on the south elevation may be prohibitive.
However, staff is concerned that patching and repairing the existing may not produce
the desired result. Staff has conditioned that the developer work closely with staff to
identify areas needing repair and determine whether replacement of the siding is
necessary to ensure a cohesive look for the finished product.

Landscape Plan

The conceptual landscape plan includes a variety of drought tolerant trees, shrubs and
ground cover. The proposed Shumard Oak on the building frontage is not compatible
with the surrounding shrubs and ground cover. The Shumard Oak has a large root
structure that is not compatible with planting and irrigation at its base. Staff has
included a condition in the attached resolution that the tree be replaced with a more
compatible variety.

All of the runoff from replaced and new impervious surfaces will be treated using bio-
filtration treatment basins that will be located along the southern frontage of the site.
The basins are designed as a part of the new landscaping along Verne Roberts Circle.

Signage

The developer proposes each tenant space to have a sign affixed to a stainless steel
panel on the metal perforated screen wall above the entry canopy. The project plans
show the Granite Expo sign having red letters. No letter color was shown for the two
spaces that do not have tenants identified. Construction details of the proposed wall
signage were not provided, but the wall signs will be required to be constructed from
individual letters.

The project plans also show seven monument signs along the street frontage.
Neighboring properties along Verne Roberts circle typically have one to two monument
signs depending on the size of their property. Given that this project site has an
unusually long frontage, staff has conditioned that the number of monument signs be
reduced to three with the final location to be determined at building permit plan
submittal.



The sign plans provided for both the wall and monument signage were conceptual in
nature and do not provide sufficient detail to approve the plans with this design review
application. Therefore, staff has conditioned that a detailed signage plan for both the
monument and wall signage be submitted for Zoning Administrator approval and that all
signage conform to the citywide design guidelines.

Issue #5: Tree Removal

The project site is planted with a variety of trees on the south frontage that are primarily
non-native and approximately half which qualify as an “established tree.” The Antioch
Municipal Code defines an established tree as any tree that is at least 10 inches in
diameter, as measured four and one half feet above finished grade. Approximately 118
trees are being removed for this project and 52 of them meet the definition of
established. Section 9-5.12 of the Antioch Municipal Code requires that all established
trees be replaced at a 2:1 ratio with 24-inch box trees. The strict interpretation of the
Municipal Code would require the planting of 104 trees to replace the established trees
being removed. Staff feels that this requirement is excessive given that the reason
these trees were originally planted in such larger numbers was to screen the back of a
relatively plain, large industrial building. Chapter 3.1.10 of the citywide design
guidelines also encourages the relocation or removal of trees to provide better lines of
site into commercial buildings that are being rehabilitated. The current landscape plans
show 40 trees being planted on site. Staff is recommending that Planning Commission
require the trees to be replaced at a 1:1 ratio, which would require an additional twelve
trees to be planted. The majority of the trees should be incorporated into the project
frontage to the extent feasible. A revised landscape plan indicating the location, size,
and type of replacement trees should be submitted with the building permit submittal.

ATTACHMENTS

A. Aerial Photograph
B. Building Canopy Examples



PLANNING COMMISSION
RESOLUTION NO. 2017-**

RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION
APPROVING A USE PERMIT AND DESIGN REVIEW FOR THE GRANITE EXPO
PROJECT

WHEREAS, the City of Antioch did receive a request from Granite Expo, for
approval of a use permit and design review application to remodel the southern portion
of an existing industrial building into a commercial storefront with three tenant spaces,
approximately 10,000 square feet each, for wholesale/bulk retail uses. The project site
is located at 1888 Verne Roberts Circle (APN 074-051-011).

WHEREAS, this project is categorically exempt from the provisions of CEQA
pursuant to CEQA Guideline section 15301 — Existing Facilities; and,

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

WHEREAS, on May 3, 2017, 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 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 use is located in an existing developed commercial area.
Adequate parking for the proposed use is provided on-site. The proposed project
will not be detrimental to the public health or welfare or injurious to the property
or improvements.

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

The site is zoned Planned Business Center (PBC) and, per the Municipal Code,
wholesale/bulk retail type uses require a use permit.

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.
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The site is adequate in size and shape to accommodate the proposed use, as
well as all aspects associated with the use. In addition, the project as
conditioned meets the requirements of the zoning standards and is comparable
to the surrounding uses in the area.

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 Verne Roberts Circle to the south. Verne Roberts
Circle is a collector street, which is adequate in width and pavement type to carry
the kind of traffic generated by the proposed use. .

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

The General Plan designation for the project site is Business Park. The
proposed wholesale/bulk retail 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 the Planning Commission of the City of

Antioch does hereby APPROVE a use permit and design review to remodel the
southern portion of an existing industrial building to create a new facade with three
tenant spaces, approximately 10,000 square feet each, for wholesale/bulk retail uses,
for the project site located at 1888 Verne Roberts Circle (APN 074-051-011), subject to
the following conditions:

A.

1.

GENERAL CONDITIONS

The Project shall be constructed and operated in compliance with City of Antioch
Municipal Code requirements and standards.

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.

City staff shall inspect the site for compliance with conditions of approval prior to
final inspection approval.
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4.

10.

11.

12.

13.

That this approval expires two years from the date of approval (Expires May 3,
2019), 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.

The developer shall defend, indemnify, and hold harmless the City in any action
brought by a third party to challenge the land use entittement or environmental
review. In addition, if there is any referendum or other election action to contest
or overturn these approvals, the developer shall either withdraw the application
or pay all City costs for such an election.

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

The developer shall obtain an encroachment permit for all work to be done within
the public right-of-way or easements, and peak commute-hour traffic shall not be
impeded by construction related activity.

This approval supersedes previous approvals that have been granted for this
site.

All required easements or rights-of-way for off-site improvements shall be
obtained by the developer 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.

All existing easements shall be identified on the site plan and all plans that
encroach into existing easements shall be submitted to the easement holder for
review and approval, and advance written permission shall be obtained from any
property or easement holders for any work done within such property or
easements.

All proposed improvements shall comply with the City of Antioch Municipal Code
and City Standards unless a specific exception is granted thereto or as approved
by the City Engineer.

The project shall be identified by a decorative addressing method easily visible to
emergency responders and modified as deemed necessary by the Antioch Police
Department.

The developer shall install and maintain parking lot and pathway lights and
landscaping within the project area at no cost to the City.
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14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

The City engineering, planning and clean water staff will inspect the site and
adjacent right-of-way for compliance with conditions of approval and the project
shall conform to all conditions of approval prior to final certificate of occupancy.

City of Antioch “No Dumping — Drains to River” decal buttons shall be installed on
new and existing storm drain inlets to alert the public to the destination of storm
water and to prevent direct discharge of pollutants into the storm drain system.

All access driveways shall be constructed to current ADA and City Standards,
subject to review and approval by the City Engineer.

All parking spaces shall be double-striped and all parking lot dimensions shall
meet minimum City policies and Municipal Code requirements.

All cracked, broken or damaged concrete curb, gutter, and sidewalk in the public
right-of-way shall be removed and replaced as required by the City Engineer.

All buildings, parking and access shall meet ADA/Title 24 requirements as
determined by the Chief Building Official.

Prior to the approval of the grading plan(s), the City Engineer shall determine if it
is necessary to engage soils and structural engineers, as well as any other
professionals, deemed necessary to review and verify the adequacy of the
building plans submitted for this project. If deemed necessary by the City
Engineer, this condition may include field inspections by such professionals to
verify implementation of the plans. Costs for these services shall be borne by the
developer.

A turning template shall be shown on the site plan confirming that all anticipated
vehicular traffic can successfully ingress, egress, and safely maneuver through
the site, as approved by the City Engineer.

Sight distance triangles shall be maintained per Antioch Code of Ordinances § 9-
5.1101, Site Obstructions at Intersections, or as approved by the City Engineer.

The property owner shall maintain all undeveloped areas within this project in an
attractive manner, which shall also ensure fire safety.

CONSTRUCTION CONDITIONS

The use of construction equipment shall be restricted to weekdays between the
hours of 7:00 a.m. and 6:00 p.m., or as approved in writing by the City Manager.
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2.

C.

D.

1.

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

Building permits shall be secured for all proposed construction associated with
this facility, including any interior improvements not expressly evident on the
plans submitted.

Standard dust control methods and designs shall be used to stabilize the dust
generated by construction activities. The developer shall post dust control
signage with a contact number of the developer, City staff, and the Bay Area Air
Quality Management District

FIRE REQUIREMENTS

All requirements of the Contra Costa County Fire Protection District shall be met,
including:

a. Vehicle access (into and out of) the proposed entry parking shall have a
minimum outside turning radius of 45 feet based on a minimum drive aisle of
20 feet, and must be capable of supporting the imposed fire apparatus
loading of 37 tons. (503) CFC.

b. Exposed curbs in the entry parking area shall be painted red with the words
NO PARKING - FIRE LANE clearly marked. (503.3) CFC.

c. The developer shall submit a minimum of two (2) copies of site improvement
plans indicating a proposed fire apparatus access for review and approval
prior to obtaining a building permit. (501.3) CFC.

d. The developer shall submit a minimum of two (2) complete sets of
construction 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.

I. Fire Sprinklers
ii. High Pile Storage

FEES

The developer shall pay all City fees which have been established by the City
Council and as required by the Antioch Municipal Code.

The developer shall pay all pass-through fees. Fees may include but are not
limited to:
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e East Contra Costa Regional Fee and Financing Authority (ECCRFFA)
Fee in effect at the time of building permit issuance.

e Contra Costa County Fire Protection District Fire Development Fee in
effect at the time of building permit issuance.

e Contra Costa County Flood Control District Fee.

e School Impact Fees.

e Delta Diablo Sewer Fees.

e Contra Costa Water District Fees.

E. PROPERTY MAINTENANCE

1. A parking lot sweeping program shall be implemented that, at a minimum,
provides for sweeping immediately prior to, and once during, the storm season.

2. The project shall comply with Property Maintenance Ordinance Section 5-1.204.
No final landscape and irrigation plan shall be considered to be complete without
an approved maintenance agreement reflective of standards contained in Section
5-1.204(G).

3. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times.

4. No signs shall be installed on this site without prior City approval.

5. Any cracked or broken sidewalks shall be replaced as required by the City
Engineer.

F. GRADING

1. The grading operation shall take place at a time and in a manner so as not to
allow erosion and sedimentation. The slopes shall be landscaped and reseeded
as soon as possible after the grading operation ceases. Erosion measures shall
be implemented during all construction phases in accordance with an approved
erosion and sedimentation control plan.

2. All lots and slopes shall drain to approved drainage facilities as approved by the
City Engineer.

3. Wall and fence locations and elevations shall be included on the grading plan.

4. Any existing wells or septic systems on the property shall be properly abandoned
under permit from the Contra Costa County Environmental Health Department.

5. The grading for slopes shall be contoured to provide as natural an appearance

as possible as required by the City Engineer.
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6. All grading shall be accomplished in a manner that precludes surface water
drainage across any property line.

7. Asphalt paving shall be designed for a minimum traffic index (TI) of 4.5 and shall
have a minimum slope of 2%, concrete paving shall have a minimum slope of
0.75%, and asphalt paving for identified accessible parking stalls and access
routes may have a minimum slope of 1.5% and a maximum 2% slope, or as
approved by the City Engineer.

8. All off-site grading is subject to the coordination and approval of the affected
property owners and the City Engineer. The developer shall submit written
authorization to “access, enter, or grade” adjacent properties prior to performing
any work.

0. The grading plan for this project shall be approved by the City Engineer.

10.  All elevations shown on the plans shall be on the USGS 1929 sea level datum or
NAVD 88 with conversion information, as approved by the City Engineer.

11. If needed, retaining walls shall be of masonry construction and shall not be
constructed in City right-of-way or other City maintained parcels unless approved
by the City Engineer.

12. If needed, all retaining walls shall be reduced in height to the maximum extent
practicable and the walls shall meet the height requirements in the setback and
sight distance triangles as required by the City Engineer.

G. CONSERVATION/NPDES

1. Water conservation measures, including the use of drought tolerant landscaping,
shall be used.

2. The project shall meet or exceed Tier 1 of the CALGreen Building Code.

3. That the project shall comply with all Federal, State, and City regulations for the

National Pollution Discharge Elimination System (NPDES) (AMC86-9). (Note:
Per State Regulations, NPDES Requirements are those in affect at the time of
the Final Discretional Approval.) Under NPDES regulations, the project is
subject to provision C.3: New development and redevelopment regulations for
storm water treatment. Provision C.3 requires that the project include storm
water treatment and source control measures, as well run-off flow controls, so
that post-project runoff does not exceed estimated pre-project runoff. C.3
regulations require the submittal of a Storm Water Control Plan (SWCP) that
demonstrates how compliance will be achieved. The SWCP shall be submitted
simultaneously with the project plans. For the treatment and flow-controls
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identified in the approved SWCP, a separate Operation and Maintenance Plan
(O&M) shall be submitted and approved before the Building Department will
issue Certificate of Occupancy permits. Both the approved SWCP and O&M
plans shall be included in the project CC&Rs. Prior to building permit final and
issuance of a Certificate of Occupancy, the developer shall execute any
agreements identified in the Storm Water Control Plan that pertain to the transfer
of ownership and/or long-term maintenance of storm water treatment or
hydrograph modification BMPs.

4. The following correction shall be made to the Preliminary Storm Water Control
Plan prepared for the project and dated August 2016. A revised Storm Water
Control Plan shall be submitted with the first improvement plan submittal.

a. Delineate the IMP areas on the SWCP
b. Show a curb-cut detail on the SWCP

5. The following requirements of the federally mandated NPDES program (National
Pollutant Discharge Elimination System) shall be complied with as appropriate, or
as required by the City Engineer:

a. Prior to issuance of permits for building, site improvements, or
landscaping, the developer shall submit a permit application
consistent with the developer’s approved Storm Water Control
Plan, and include drawings and specifications necessary for
construction of site design features, measures to limit directly
connected impervious area, pervious pavements, self-retaining
areas, treatment BMPs, permanent source control BMPs, and other
features that control storm water flow and potential storm water
pollutants.

b. The Storm Water Control Plan shall be certified by a registered civil
engineer, and by a registered architect or landscape architect as
applicable. Professionals certifying the Storm Water Control Plan
shall be registered in the State of California and submit verification
of training, on design of treatment measures for water quality, not
more than three years prior to the signature date by an organization
with storm water treatment measure design expertise (e.g., a
university, American Society of Civil Engineers, American Society
of Landscape Architects, American Public Works Association, or
the California Water Environment Association), and verify
understanding of groundwater protection principles applicable to
the project site (see Provision C.3.i of Regional Water Quality
Control Board Order R2 2003 0022).
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Prior to building permit final and issuance of a Certificate of
Occupancy, the developer shall submit, for review and approval by
the City, a final Storm Water BMP Operation and Maintenance Plan
in accordance with City of Antioch guidelines. This O&M plan shall
incorporate City comments on the draft O&M plan and any
revisions resulting from changes made during construction.

Prior to building permit final and issuance of a Certificate of
Occupancy, the developer shall execute and record any
agreements identified in the Storm Water Control Plan which
pertain to the transfer of ownership and/or long-term maintenance
of storm water treatment or hydrograph modification BMPs.

Prevent site drainage from draining across sidewalks and
driveways in a concentrated manner.

Collect and convey all storm water entering, and/or originating from,
the site to an adequate downstream drainage facility without
diversion of the watershed. Submit hydrologic and hydraulic
calculations with the Improvement Plans to Engineering Services
for review and approval.

Prior to issuance of the grading permit, submit proof of filing of a
Notice of Intent (NOI) by providing the unique Waste Discharge
Identification Number (WDID#) issued from the Regional Water
Quiality Control Board.

Submit a copy of the Storm Water Pollution Prevention Plan
(SWPPP) for review to the Engineering Department prior to
issuance of a building and/or grading permit. The general
contractor and all subcontractors and suppliers of materials and
equipment shall implement these BMP’s. Construction site cleanup
and control of construction debris shall also be addressed in this
program. Failure to comply with the approved construction BMP
may result in the issuance of correction notices, citations, or a
project stop work order.

Install appropriate clean water devices at all private storm drain
locations immediately prior to entering the public storm drain
system. Implement Best Management Practices (BMP’s) at all
times.

Install “No Dumping, Drains to River” decal buttons on all catch
basins.
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If sidewalks are pressure washed, debris shall be trapped and
collected to prevent entry into the storm drain system. No cleaning
agent may be discharged into the storm drain. If any cleaning
agent or degreaser is used, wash water shall be collected and
discharged to the sanitary sewer, subject to the approval of the
sanitary sewer District.

Include erosion control/storm water quality measures in the final
grading plan that specifically address measures to prevent soil, dirt,
and debris from entering the storm drain system. Such measures
may include, but are not limited to, hydro seeding, gravel bags and
siltation fences and are subject to review and approval of the City
Engineer. If no grading plan is required, necessary erosion
control/storm water quality measures shall be shown on the site
plan submitted for an on-site permit, subject to review and approval
of the City Engineer. The developer shall be responsible for
ensuring that all contractors and subcontractors are aware of and
implement such measures.

Sweep or vacuum the parking lot(s) a minimum of once a month
and prevent the accumulation of litter and debris on the site.
Corners and hard to reach areas shall be swept manually.

Ensure that the area surrounding the project such as the streets
stay free and clear of construction debris such as silt, dirt, dust, and
tracked mud coming in from or in any way related to project
construction. Areas that are exposed for extended periods shall be
watered regularly to reduce wind erosion. Paved areas and access
roads shall be swept on a regular basis. All trucks shall be
covered.

Clean all on-site storm drain facilities a minimum of twice a year,
once immediately prior to October 15 and once in January.
Additional cleaning may be required if found necessary by City
Inspectors and/or City Engineer.

6. All impervious surfaces to be constructed as part of the project, including off-site
roadways, are subject to C.3 requirements per State Regulations.

H. UTILITIES

1. All onsite utilities shall be privately maintained and connected to public facilities in
accordance with City Standards, or as approved by the City Engineer.
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2.

All existing and proposed public utilities (e.g. transformers) shall be placed
underground (subsurface installation) in accordance with the Antioch Municipal
Code, unless otherwise approved in writing by the City Engineer.

A reduced backflow prevention device shall be installed on all City water meter
services.

Reduced pressure backflows, water meters, and double detector check backflows
shall be enclosed within an easement granted to the City at no cost to the City.

All sewage shall flow by gravity to the intersecting street sewer main or as
approved by the City Engineer.

All proposed drainage facilities, including open ditches, shall be constructed of
Portland Concrete Cement or as approved by the City Engineer.

All ground mounted utility appurtenances such as transformers, AC condensers,
backflow devices, etc., shall be located out of public view and adequately
screened in such a manner as to minimize the visual and acoustical impact.
Screening may include a combination of landscaping and/or masonry to the
satisfaction of the Community Development Department. All gas and electrical
meters shall be screened.

The developer shall provide adequate water pressure and volume to serve this
development. This will include a minimum residual pressure of 20 psi with all
losses included at the highest point of water service and a minimum static
pressure of 50 psi or as approved by the City Engineer.

LANDSCAPING

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.

Landscaping, grading and signage shall not create a sight distance problem.
Detailed landscaping and irrigation plans for the entire site (including C.3 basins)
shall be submitted to the City 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.

All trees shall be a minimum 24-inch box size and all shrubs shall be a minimum
5-gallon size.
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5.

All trees ten inches in diameter or greater that are being removed shall be
replaced at a 1:1 ratio. The additional replacement trees, in excess of what are
shown on the landscape plans, shall be added to the project frontage to the
extent feasible.

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 developer shall
demonstrate compliance with the applicable requirements of the MWELO in the
landscape and irrigation plans submitted to the City.

PROJECT SPECIFIC CONDITIONS

This use permit and design review approval applies to the remodel of the
southern portion of an existing industrial building to create a new facade with
three tenant spaces, approximately 10,000 square feet each, for wholesale/bulk
retail type uses as depicted on the project plans submitted to the City of Antioch
on February 15, 2017.

The allowed uses in the three new tenant spaces shall be limited to
wholesale/bulk retail type uses, such as granite stores, cabinet shops, flooring
stores, spa sales, patio stores or similar wholesale/bulk retail uses as approved
by the Community Development Director, as well as any other uses that are
permitted by right in the zoning district.

Bicycle parking shall be provided consistent with the Antioch Municipal Code.
Location and number of bicycle parking spaces shall be submitted for the review
and approval of the Community Development Department prior to the issuance of
building permits.

All trash/recycling bins shall be located inside the building and trash pickup shall
occur at the entrance to the site on West 10™ Street as stated in the project
description. Any future outdoor trash enclosure shall be subject to building
permit approval and the design of the trash enclosure shall be compatible with
the main building and comply with AMC 89-5.1401 Refuse Storage Area Design
Guidelines

A parking lot striping and signing plan shall be approved by the City Engineer.

Driveway access to neighboring properties shall be maintained at all times during
construction.

12
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7.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Monument signs greater than three feet (3’) in height shall be relocated outside
the fifty foot (50°) clear vision sight triangles at driveway intersections per City
Code requirements.

No stairs or steps shall be permitted in the public right-of-way or easement.

A photometric plan of the parking lot and Verne Roberts Circle shall be provided
to identify the potential need for additional lighting. Streetlights shall be provided
as required by City standards, at no cost to the City.

Catch basins in the City right-of-way shall be constructed per City standards and
the centerline of the catch basin shall be located two feet beyond the end of the
curb return at driveway intersections.

Provide wheel stops in parking spaces and relocate supports for building facade
as necessary to maintain ADA paths of travel on sidewalks.

Show the truck delivery route on the site plan. As necessary, delivery times shall
be adjusted so that deliveries do not impede the flow of traffic within the public
right-of-way or parking lot.

Place stop signs at all driveway exits from the building.

Construct any crosswalks located in the public right-of-way in accordance with
Caltrans standards, as approved by the City Engineer.

All sections of the roof visible from the parking lot and Verne Roberts Circle shall
be painted “White Diamond” per the project plans.

All lighting sources shall be shielded, diffused or indirect to avoid glare to
pedestrians and motorists.

The lighting system shall be designed for normal levels during operating hours
and reduced intensity levels throughout late, non-operational hours.

The entire east side of the building shall be painted “Winter Gates” and “Bunny
Gray” to match the south (front) elevation.

Wall signs shall be constructed from individual mounted channel letters affixed to

a stainless steel sign panel located above the entryway to each tenant space as
depicted on the project plans.
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20.

21.

22.

23.

24.

25.

26.

27.

28.

29.

Three monument signs, maximum eight feet in height, are allowed on site. Final
location of the monument signs shall be subject to staff approval. A detailed sign
plan for the both the monument and wall signage shall be submitted for Zoning
Administrator approval prior to installation of any signs on site. All signage shall
conform to Citywide Design Guidelines.

The vertical siding on the south (front) elevation shall be
replaced/patched/repaired as necessary. The developer shall work closely with
staff to address areas of concern and ensure a cohesive look along the south
(front) elevation.

All existing industrial infrastructure (pipes, doors, ladder guards, etc) that are to
remain on the south (front) elevation shall be repaired as necessary so that they
are free of dents, rust and holes and are architecturally compatible with the
building.

The “accessory” buildings shall be sufficiently screened on all three sides with
horizontal siding as shown on the project plans.

No more than 10 percent of parking spaces shall be compact per AMC 8§9-
5.1711.

The parking lot shall have no more than ten consecutive spaces without a
landscape island.

The relocated fence on the east side of the property shall match the existing
fence on the west side of the property and be six feet in height. Any proposed
changes to the design of the fence shall be subject to City staff approval.

The proposed Shumard Oak Tree shall be replaced with an alternate drought
tolerant tree variety subject to the approval of the Community Development
Director prior to issuance of building permits.

Provide a one (1) foot clear step-out area for finger planters adjacent to the
parking stalls.

Benches and trash receptacles shall be added to the site near the building
entrances and along the pedestrian pathway between storefronts. Location and
design of benches and trash receptacles shall be subject to approval of
Community Development Director.

* * * * * * * *
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| 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 3rd day of May, 2017.

AYES:
NOES:
ABSTAIN:
ABSENT:

Forrest Ebbs
Secretary to the Planning Commission
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5" minimum
tree setback
from sidewalk WILBUR AVENUE

LANDSCAPE CONCEPT

The landscape concept for the Marsh Landing Solar Project includes a row
of small canopy trees in combination with groups of low to medium height
flowering shrubs. The suggested plant palette 15 comprised of drought
tolerant species with evergreen foliage. Flanting 15 proposed along the
western side of the site's Wilbur Avenue street frontage in an area between
the existing fence and sidewalk, The landscaped area 1s approximately 380
feet long by 20 feet wide or approximately 7,600 square feet. Landscaping
will enhance the site appearance and partially screen the existing perimeter
fence and new facility.

Two types of tree species are shown - a canopy tree and a flowering
accent tree. Suggested trees have evergreen foliage; however an
alternative accent tree with deciduous foliage 15 also mcluded. All
suggested trees are listed on the Contra Costa County Landscape
Standards as suitable for planting under utility lines (201 2). The majority of
suggested plants are included i the Appendix A Plant Palette of the City of
Antioch Citywide Design Guidelnes (2009).

NOTES:
b A fully avtomatic dnp irngation system will be installed to provide
reqular watering of new landscaping.

2. Medium bark mulch to a depth of 3 inches will be applied within the
planting area for water conservation and weed suppression.

3. All landscape and irngation shall conform to the standards of the
City-Wide Design Guidelines and the Municipal Code of the City of
Antioch and all other applicable landscape related City and Regional
Standards.

4. New trees will be a set back mimmum of 5 feet from the sidewalk.
5. No trees are proposed within driveway sightlines.

6. landscape layout 1s conceptual and subject to change based on final
engineering and other factors.

ENVIRONMENTAL VISION

| | . | 1)

PLANT PALETTE LEGEND APPROXIMATE
APPROXIMATE CONTAINER MAXIMUM
SYMBOL  TYFE AND FORM QUANTITY SUGGESTED SPECIES SIZE HEIGHT/SPREAD
Small canopy, broad leaf G Arbutus unede (Strawberry Tree), or 15 gallon 2525
evergreen tree Rhus lancea (African Sumac), or 25Y25'
Erobotrya deflexa (Bronze Loquat) 20720'
Small, broad leaf evergreen G Pyrus kawakamn (Evergreen Pear), or 15 gallon 20720
flowering accent tree Lagerstroemia indica x faurier 'Natchez' 25/25'

(alternate species has

(Natchez Crape Myrtle)
deciduous foliage) pe My

Small, broad leaf evergreen 30 Ceanothus griseus horizontalis I gallon 2-3710-1 2
shrub Yankee Point' (Wild Lilac), and
Rosmarinus officinalis 'Prostratus' 2/4-8'
(Dwarf Rosemary), or
Rhaphiolepis indica Jack Evans' A-5/4

(Incian Hawthorn)

Tree size estimates are based on information contained in: Reimer, Jeffrey L and W. Mark.
"SelecTree: A Tree Selection Guide." http://selectree.calpoly.edy/ (site visited June 20, 2016.)

Shrub size estimates based on information contained in: Boething Treeland Farms website.
http/fwww.boethingtreeland.com (site visited June 20, 2016.)
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STAFF REPORT TO THE PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF MAY 3, 2017

Prepared by:  Alexis Morris, Planning Managérri_j};_/,x.‘

Date: April 28, 2017
Subject: Big Break Solar Project (AR-16-08)
RECOMMENDATION

It is recommended that the Planning Commission take the following actions:

1. Adopt the resolution approving the Big Break Solar Project Initial Study /
Mitigated Negative Declaration and Mitigation Monitoring and Report Program for
the Project.

2. Adopt the resolution approving the design review application (AR-16-08), subject

to conditions of approval.
REQUEST

NRG Solar DG, LLC, requests design review approval of a proposed solar photovoltaic
power generation development located on approximately 16-acres of the 86-acre retired
Contra Costa Generating Station. The project would inject up to 2 megawatts of
alternating current electricity into the PG&E grid. The project site is located on the north
side of Wilbur Avenue adjacent to the Marsh Landing Power Plant (APN 051-031-020)
(Attachment A).

ENVIRONMENTAL REVIEW

In accordance with CEQA, an Initial Study / Mitigated Negative Declaration (IS/MND)
was prepared for the project and it was determined that all significant environmental
impacts would be mitigated to a less-than-significant level with incorporation of
mitigation. The Mitigation Monitoring and Reporting Program (MMRP) is provided as
Exhibit A to the attached resolution. The IS/MND is available for review Monday
through Friday between the hours of 8:00 a.m. and 11:30 a.m., and between the hours
of 1:00 p.m. and 5:.00 p.m. by appointment only, at the City of Antioch City Hall,
Community Development Department, 200 H Street, and online at:
http://ci.antioch.ca.us/CityGov/CommDev/PlanningDivision/Environmental-docs.htm

Potentially significant impacts to cultural resources, biological resources, noise, and
mandatory findings of significance were identified in the IS/MND. All impacts would be
reduced to a less than significant level with the implementation of mitigation measures.
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ANALYSIS
Issue #1:  Project Overview

The proposed solar photovoltaic power generation project would repurpose unused
NRG acreage to inject up to approximately two megawatts of alternating current
electricity into the PG&E grid; the entirety of which would be consumed by the City of
Antioch via a remote net metering system. 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 to be needed once a month
or less for the life of the project. The project would provide renewable energy to the City
of Antioch via PG&E's Renewable Energy Self-Generation Bill Credit Transfer Program.

The project is located on a 16-acre portion of an approximately 86-acre parcel within the
retired Contra Costa Generating Station's property and was formerly host to three
aboveground oil storage tanks for the now-retired power plant units. The site is
adjacent to an operating natural gas power plant, the Marsh Landing Power Plant.
Access to the project site would be from Wilbur Avenue via an existing gated, paved
road on the east side of the site. Views of the site are limited due to surrounding private
lands to the east, north, and west; agricultural fields to the south; and the generally flat
topography.

Issue #2: General Plan, Zoning, and Land Use

The General Plan designation for the project site is General Industrial and the Zoning
designation is Heavy Industrial (M-2). Solar power generating siations are not
specifically mentioned in the City’s zoning ordinance, but power generation plants are
an allowed use in M-2 zoning districts. Therefore, the project only requires design
review approval.

Surrounding land uses and zoning designations are:

North: Marsh Landing Power Plant, PG&E Substation, San Joaquin River /
Heavy industrial (M-2)

South: Commersial development, vacant agricuitural land / Heavy Industrial (M-2)

East: Marsh Landing Power Plant / Heavy Industrial (M-2)

West: Undeveloped former industrial land / Heavy Industrial (M-2)

Issue #3:  Site Plan and Improvements

The project would install solar photovoltaic (PV) module arrays on most of the 16-acre
project site. The PV panels would be installed in a grid pattern and would be connected
by a drive shaft to motors that would rotate the solar panels from east to west
throughout the day. Compacted gravel access roads will be constructed around the
perimeter and through the arrays to allow for maintenance and access. The PV panels
would be a maximum height of 10 feet above ground level when fully tited. The PV
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panels would ufilize anti-reflective technology to absorb and convert sunlight info
electricity. No permanent buildings are proposed as part of the project.

The site is relatively flat but some grading and removal of equipment, foundations, and
other remnants of the former oil tanks, is necessary to install the solar array. Per the
mitigation measures in the IS/MND, a protective buffer zone around an Antioch Dune
evening primrose plant located on the northeast corner of the site will be required during
grading and construction activities.

Issue #4: Tree Removal

The project site is planted with a variety of trees and shrubs that are primarily non-
native and are well established. Approximately 268 trees are proposed to be removed
for the project. Twelve of these trees are considered landmark or heritage trees under
Municipal Code § 9-5.12 Tree Preservation and Regulation, which means they are over
48 inches in diameter and over 40 feet in height. The Municipal code requires that all
established trees (defined as over 10 inches in diameter) and mature trees (defined as
over 26 inches in diameter) that are removed as part of a development application be
replaced at a 2:1 ratio with either 24-inch box or 48-inch box trees, depending on the
size of the tree. Heritage trees are required to be replaced at a ratio and size to be
determined by the Planning Commission.

Of the 288 trees to be removed, approximately 181 are established and mature trees.
The strict interpretation of the Municipal Code would require the planting of 362 trees fo
replace them. Given that trees and solar installations are not compatible, staff does not
feel that this replacement ratio is practical for this project. Staff recommends that the
Planning Commission require that only the 12 landmark/heritage trees be replaced at a
ratio of three 48-inch sized box trees for each tree removed. Some of the replacement
trees should be incorporated into the landscaping at the southern project boundary and
the remainder planted elsewhere on the property. A revised landscape plan indicating
the location, size, and type of replacement trees should be submitted with the building
permit submittal.

Issue #5:  Landscape Plan and Fencing

The site is currently secured with an existing seven-foot high fence consisting of six-foot
high chain-link fence with one-foot high security wires on top. Lighting will be installed
around the fence for security purposes. The fence on the southwestern portion of the
site is rusted in multiple areas. Staff has included a condition requiring the fence to be
repaired or replaced as necessary before issuance of final building permits for the
project.

The applicant proposes installing new landscaping consisting of small trees and shrubs
in front of the chain link fence on the southwestern corner of the site where there is
approximately 20 feet between the sidewalk and the fence. The southeastern section of
the site has an area approximately three to five feet wide between the sidewalk and the
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fence that is not proposed to be landscaped and is currently a mixture of bare dirt or
weeds. The entire project frontage contains an approximately two to three foot wide
drainage swale between the street and the sidewalk that currently contains rocks, bare
dirt, and weeds. The applicant is not proposing to landscape this area either. However,
it is the property owner’s responsibility to maintain their property frontage. Therefore;
the project frontage from the western property boundary to the project's eastern
boundary should be landscaped with a combination of groundcover, trees and small
shrubs. This will provide a continuous landscaped frontage across the whole project
site and create a more attractive streetscape.

ATTACHMENT

A. Aerial Photograph




PLANNING COMMISSION
RESOLUTION NO. 2017-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
ADOPTING THE MITIGATED NEGATIVE DECLARATION FOR THE BIG BREAK
SOLAR PROJECT AS ADEQUATE FOR ADDRESSING THE ENVIRONMENTAL

IMPACTS OF THE PROPOSED PROJECT

WHEREAS, the City received an application from NRG Solar DG, LLC for
approval of an Initial Study / Mitigated Negative Declaration and Design Review for the
development and operation of a proposed solar photovoltaic power generation
development located on approximately 16-acres of the 86-acre retired Contra Costa
Generating Station. The project site is located on the north side of Wilbur Avenue
adjacent to the Marsh Landing Power Plant (APN 051-031-020); and,

WHEREAS, the proposed solar photovoltaic power generation development is a
“project” as defined by the California Environmental Quality Act {(CEQA), Public
Resources Code Section 21000 et seq.; and,

WHEREAS, the City prepared an Initial Study and Mitigated Negative
Declaration, to evaluate the potential environmental impacts of the Project in
conformance with Section 15063 of Title 14 of the California Code of Reguiations (the
‘CEQA Guidelines™); and,

WHEREAS, a draft Initial Study and Mitigated Negative Declaration ("IS/MND")
was circulated for a 20-day review period, with the public review period commencing on
March 17, 2017 and ending on April 5, 2016; and,

WHEREAS, the Planning Commission has reviewed the IS/MND for this Project
and any comments received during the comment period; and,

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

WHEREAS, on May 3, 2017, the Planning Commission duly held a public
hearing on the matter, and received and considered evidence, both oral and
documentary and adopted the Final IS/MND and Mitigation Monitoring and Reporting
Program (MMRP); and,

WHEREAS, the custodian of the Final IS/MND is the Community Development
Department and the Final IS/MND is available for public review on the seccnd floor of
City Hall in the Community Development Department, Monday - Friday 8:00 am - 11:30
am and the MMRP is attached as Exhibit A to this Resolution.




RESOLUTION NO. 2017-**
May 3, 2017
Page 2

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows:
1. The foregoing recitals are true and correct.

2. The Planning Commission of the City of Antioch hereby finds, on the basis of the
whole record before it (including the Initial Study and all comments received) that:

a. The City of Antioch exercised overall control and direction over the CEQA
review for the Project, including the preparation of the Final Initial Study and
Mitigated Negative Declaration, and independently reviewed the Final
IS/IMND and MMRP; and,

b. There is no substantial evidence that the Project will have a significant effect
on the environment once mitigation measures have been followed; and,

c. The Final IS/IMND and MMRP reflect the City's independent judgment and
analysis.

3. The Planning Commission hereby APROVES AND ADOPTS the Initial Study /
Mitigated Negative Declaration and MMRP for the Project.

* * * * * * * *

| HEREBY CERTIFY that the foregoing resolution was adopted by the Planning
Commission of the City of Antioch at a regular meeting thereof held on the 3rd day of
May, 2017, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

FORREST EBBS
Secretary to the Planning Commission
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PLANNING COMMISSION
RESOLUTION NO. 2017-**

RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION
APPROVING DESIGN REVIEW FOR THE BIG BREAK SOLAR PROJECT

WHEREAS, the City received an application from NRG Solar DG, LLC for
approval of an Initial Study / Mitigated Negative Declaration and Design Review for the
development and operation of a proposed solar photovoltaic power generation
development located on approximately 16-acres of the 86-acre retired Contra Costa
Generating Station. The project site is located on the north side of Wilbur Avenue
adjacent to the Marsh Landing Power Plant (APN 051-031-020}; and,

WHEREAS, the proposed solar photovoltaic power generation development is a
“project” as defined by the California Environmental Quality Act (CEQA), Public
Resources Code Section 21000 et seq.; and,

WHEREAS, a Final IS/MND and Mitigation Monitoring and Reporting Program
was prepared for the project in conformance with the California Environmental Quality
Act and considered by the Planning Commission on May 3, 2017; and,

WHEREAS, on May 3, 2017, the Planning Commission adopted the Final
IS/MND and Mitigation Monitoring and Reporting Program; and,

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

WHEREAS, on May 3, 2017, 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 for the development and operation of
a proposed solar photovoltaic power generation development located on approximately
16-acres of the 86-acre retired Contra Costa Generating Station. The project site is
located on the north side of Wilbur Avenue adjacent to the Marsh Landing Power Plant
(APN 051-031-020), 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.
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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.

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

That this approval expires two years from the date of approval (Expires May 3,
2019), 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.

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.

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.

The applicant shall obtain an encroachment permit for all work to be done within
the public right-of-way.

This approval supersedes previous approvals that have been granted for this
site.

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.

CONSTRUCTION CONDITIONS

The project shall be in compliance with and supply all the necessary
documentation for AMC 6-3.2: Construction and Demolition Debris Recycling.
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2. Building permits shall be secured for all proposed construction associated with
this facility, including any interior improvements not expressly evident on the
plans submitted.

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 January 11, 2017:

4.

The access roadways throughout the site shall have a driving surface of not
less than 20- feet unobstructed width. 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.

The developer shall submit a minimum of two (2) copies of site improvement
plans indicating all existing or proposed hydrant water supply locations and
fire apparatus access for review and approval prior to obtaining a building
permit. (501.3) CFC.

Submit a minimum of two (2) sets of tank and piping plans for the proposed
10,000 gallon fire water tank to this office for review and approval prior to
installation. Contact the Fire District for reserve water supply design
requirements. (8103.3).

Access gates for Fire District apparatus shall be a minimum of 20-feet wide.
Electrically operated gates shall be equipped with a Knox Company key-
operated switch. Manually operated gates shail be equipped with a non-
casehardened lock or approved Fire District lock. Contact the Fire District for
information on ordering the key-operated switch. (D103.5) CFC.

Flammable or combustible liguid storage tanks shall not be located on the site
without obtaining approval and necessary permits from the Fire District.
(3401.4) CFC.

Any operations involving cutting or welding on site shall be in compliance with
Chapter 26 of the California Fire Code.

The contractor shall cut down and remove all weeds, grass, vines, or other
growth that is capable of being ignited and endangering property. (304.1.2)
CFC.

B. FEES

1. The applicant shall pay all fees as required by the City Council.

2. The applicant shall pay the Contra Costa County Fire Protection District Fire
Development Fee in place at the time of building permit issuance.

3. The applicant shall pay any required Drainage Area fees prior to the issuance of
any building permits for this project. '
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4. The developer shall pay all applicable Delta Diablo Sanitation District fees prior
to the issuance of any building permits for this project.

E. PROPERTY MAINTENANCE

1. The project shall comply with Property Maintenance Ordinance Section 5-1.204.

2. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times.

3. Standard dust control methods shall be used to stabilize the dust generated by
construction activities.

4. No signs shall be installed on this site without prior City approval.

5. Any cracked or broken sidewalks shall be replaced as required by the City
Engineer.

F. CONSERVATION/NPDES

1. The following requirements of the federally mandated NPDES program (National

Pollutant DISCHARGE Elimination System} shall be complied with as
appropriate, or as required by the City Engineer:

a.

b.

Prevent site drainage from draining across sidewalks and driveways in a
concentrated manner.

Submit a copy of the Storm Water Pollution Prevention Plan (SWPPP) for
review to the Engineering Department prior to issuance of a building and/or
grading permit. The general confractor and all subcontractors and suppliers
of materials and equipment shall implement these BMP's. Construction site
cleanup and control of construction debris shall also be addressed in this
program. Failure to comply with the approved construction BMP may result in
the issuance of correction notices, citations, or a project stop work order.
Install appropriate clean water devices at all private storm drain locations
immediately prior to entering the public storm drain system. Implement Best
Management Practices (BMP's) at all times.

Install on all catch basins "No Dumping, Drains to River" decal buitons.

If sidewalks are pressure washed, debris shall be trapped and collected to
prevent entry into the storm drain system. No cleaning agent may be
discharged into the storm drain. If any cleaning agent or degreaser is used,
wash water shall be coliected and discharged to the sanitary sewer, subject to
the approval of the sanitary sewer District.
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f. Include erosion control/storm water quality measures in the final grading plan
that specifically address measures to prevent soil, dirt, and debris from
entering the storm drain system. Such measures may include, but are not
limited to, hydro seeding, gravel bags and siltation fences and are subject to
review and approval of the City Engineer. If no grading plan is required,
necessary erosion control/storm water quality measures shall be shown on
the site plan submitted for an on-site permit, subject to review and approval of
the City Engineer. The applicant shall be responsible for ensuring that all
contractors and subcontractors are aware of and implement such measures.

g. Sweep or vacuum the parking lot(s) a minimum of once a month and prevent
the accumulation of litter and debris on the site. Corners and hard to reach
areas shall be swept manually.

h. Ensure that the area surrounding the project such as the streets stay free and
clear of construction debris such as silt, dirt, dust, and tracked mud coming in
from or in any way related to project construction. Areas that are exposed for
extended periods shall be watered regularly to reduce wind erosion. Paved
areas and access roads shall be swept on a regular basis. Ali trucks shall be
covered.

i, Clean all on-site storm drain facilities a minimum of twice a year, once
immediately prior to October 15 and once in January. Additional cleaning
may be required if found necessary by City Inspectors and/or City Engineer,

ji. Install full trash capture device(s) in storm water catch basins that collect
water from the project site. A “full trash capture device” is defined as any
device or series of devices that traps all particles retained by a 5mm mesh
screen and has a design treatment capacity of not less than the peak flow
rate resulting from a one-year, one-hour, storm in the tributary drainage
catchment area. Selected devices must be detailed on the building permit
plan submittal and approved by Public Works prior to installation.

G. 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.

2. All storm water flows shall be collected onsite and discharged into an approved
storm drainage system. The disposal of storm water drainage by means of
ponding areas shall be permitted only with the approvai of the City Engineer after
a study of the proposed disposal basin topography and soil characteristics and
only where no other reasonable method of disposal is feasible. The applicant
shall submit geotechnical, hydrologic and hydraulic calculations and information
to the Contra Costa County Flood Control District for review, and to the City
Engineer for approval, to verify the adequacy of a downstream retention basin for
collection of storm water.
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3.

Improvements and fees that are required by the Contra Costa County Flood
Control District shall be implemented, as approved by the City Engineer.

The developer shall provide adequate water pressure and volume to serve this
development, as approved by the City Engineer. This will include a minimum
residual pressure of 20 psi with all losses included at the highest point of water
service and a minimum static pressure of 50 psi.

A reduced backflow prevention device shall be instalied on all City water meter
services.

LANDSCAPING

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.

Landscaping and sighage shall not create a sight distance problem.

Detailed landscaping and irrigation plans for the entire site shall be submitted to
the City 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.

All trees shall be a minimum 15-gallon size and that all shrubs shall be a
minimum 5-gallon size.

Landscaping for the project shall be designed to comply with the applicable
requirements of the 2015 California State Model Water Efficient Landscape
Ordinance (MWELQ). 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.

- PROJECT SPECIFIC CONDITIONS

Rusted or damaged sections of the chain link fence on the southern project
boundary shall be repaired or replaced as necessary before issuance of final
building permits for the project. A fence plan indicating areas to be repaired and
replaced shall be submitted with the building permit submittal.
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2.

The 12 landmark/heritage trees identified in the April 2016 Biological Resources
Report prepared for the project shall be replaced at a ratio of three 48-inch sized
box trees for each tree removed. The replacement trees shall be incorporated
into the landscaping at the southern project boundary and the remainder shall be
planted elsewhere on the property. A revised landscape plan indicating the
location, size, and type of replacement trees shall be submitted with the building
permit submittal.

The entire project frontage from the western property boundary to the project's
eastern boundary shall be landscaped with a combination of groundcover, trees
and small shrubs. Frontage landscaping shall be designed, constructed and
maintained at the property owner’'s expense

* *® * * * * * *

| 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 3rd day of May, 2017.

AYES:

NOES:
ABSTAIN:
ABSENT:

Forrest Ebbs
Secretary to the Planning Commission




ATTACHMENT “A”




VICINITY MAP

A1



STAFF REPORT TO THE PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF MAY 3, 2017

Prepared by: Alexis Morris, Planning M nagera}

Date: April 28, 2017

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. That meeting was
cancelled so the new officers will assume their positions at the next regularly scheduled
Planning Commission meeting.

5-3-17



STAFF REPORT TO THE PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF MAY 3, 2017

Prepared by: Forrest Ebbs, Community Development Directof(i?’ﬂi{ ' &
Date: April 28, 2017

Subject: Planning Commission Policies

RECOMMENDATION

It is recommended that the Planning Commission receive the report.

DISCUSSION

Planning Commission Rules

As the Planning Commission elects new officers and moves into the upcoming fiscal
year, staff felt that it was appropriate to remind the Commission of its role in developing
rules and of the current rules regarding attendance.

Antioch Municipal Code Section 2-5.301 states that “each board or commission may
adopt its own informal rules relating to the time and manner of the selection of its chair
and vice chair, the scheduling of meetings, whether nonmember speaker time
regulations will be used, and other rules of similar nature.”

Staff has not been able to find a current copy of these rules and suggests that the
Planning Commission consider developing a new set of rules at a future meeting. Draft
examples from other jurisdictions could be provided. These rules might address
meeting conduct, meeting times, or other matters important to the Planning
Commission.

Attendance
In addition, staff would like to inform or remind the Planning Commission of Antioch
Municipal Code Section 2-5.206(A), which states the following:

Regular meeting attendance is critically important. No member of a board
or commission may have more than three consecutive absences, nor miss
20% or more of regularly-scheduled meetings during any rolling 12-month
period (except the Administrative Appeals Board). A person in violation of
these standards may apply to the Mayor for relief from these requirements
based on unusual or extenuating circumstances.

This section also requires that the Secretary of the Planning Commission (Community
Development Director) prepare a monthly attendance record and deliver it to the City
Clerk. Staff recognizes that the City policies have not been clearly communicated or
enforced, but believes that it is important to begin this process. To that end, staff plans
to create and submit monthly attendance reports. The Planning Commissioners are
encouraged to be mindful of their attendance and the City’s rules.

5
5-3-17
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