ANNOTATED
AGENDA
CITY OF ANTIOCH PLANNING COMMISSION
ANTIOCH COUNCIL CHAMBERS
THIRD & “H” STREETS
WEDNESDAY, SEPTEMBER 7, 2016
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 THURSDAY, SEPTEMBER 15, 2016.

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
Hinojosa
Husary (absent)
Conley (absent)

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: August 17, 2016 APPROVED

* * * END OF CONSENT CALENDAR * * *
STAFF REPORT

NEW PUBLIC HEARINGS

2. PD-16-02, UP-16-06, AR-16-03 — Vineyard Self-Storage — Reid Hamilton, Hamilton
Solar, requests approval of a Mitigated Negative Declaration, a rezone to Planned
Development District (PD), a Use Permit, and Design Review for the development
and operation of a 1,390 square foot office building, 100,943 square foot of self-
storage space, and approximately 70,600 square foot of outdoor boat and RV
storage space on approximately 6.68 acres. The proposed project also includes off-

site sewer improvements. STAFF REPORT

Staff recommends that this item be continued to September 21, 2016.
CONTINUED TO SEPTEMBER 21, 2016

3. UP-15-16 — Delta Courtyard — Antioch Pacific Companies, requests use permit,
design review, and a lot line adjustment approval for the construction of 126-units of
affordable rental housing. The project would consist of a three-story and four-story
building that combine to house 17 one-bedroom, 38 two-bedroom, 62 three-
bedroom units, and 9 four-bedroom units. Based on the R-25 zoning designation,
115 units would be allowed on the site; therefore, the applicant is requesting a
density bonus of ten percent in order to allow 126 units. In conjunction with the
density bonus, the applicant is requesting approval of an incentive to reduce the
required parking from 240 spaces to 187. The proposed project would develop
affordable rental housing units on two adjoining parcels located at 701 and 810
Wilbur Avenue (APNs 065-110-006 and -007).

RESOLUTION NO. 2016-16

STAFF REPORT

———

NEW ITEM
4. PC Training Budget

ORAL COMMUNICATIONS

WRITTEN COMMUNICATIONS

COMMITTEE REPORTS

ADJOURNMENT (9:29 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, 3" and H Streets, 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 August 17, 2016
6:30 p.m. City Council Chambers

Vice Chair Zacharatos called the meeting to order at 6:30 p.m. on Wednesday, August
17, 2016 in the City Council Chambers. She stated that all items that can be appealed
under 9-5.2509 of the Antioch Municipal Code must be appealed within five (5) working
days of the date of the decision. The final appeal date of decisions made at this
meeting is 5:00 p.M. on Wednesday, August 24, 2016.

ROLL CALL

Present: Commissioners Parsons, Husary, Mason, Conley and Vice Chair
Zacharatos

Absent: Commissioner Hinojosa and Chair Motts

Staff; City Attorney, Michael Vigilia

Director of Community Development, Forrest Ebbs
Contract Planner, Cindy Gnos
Minutes Clerk, Kitty Eiden

PLEDGE OF ALLEGIANCE

PUBLIC COMMENTS

Gil Murrillo, Antioch resident, expressed concern that minutes from July 20, 2016 had
not been posted on the City's website. He requested the Planning Commission
agendize a discussion with regards to Future Urban Area 1 (FUA1).

Commissioner Parsons explained that the Commission had not received an update on
FUA1 yet; however, when pertinent information was available the item would be
agendized.

CONSENT CALENDAR

1. Approval of Minutes: July 20, 2016

On motion by Commissioner Parsons, seconded by Commissioner Mason, the
Planning Commission approved the minutes of July 20, 2016, as presented. The
motion carried the following vote:

AYES: Parsons, Husary, Mason
NOES: None

ABSTAIN: Conley, Zacharatos
ABSENT: Hinojosa, Molts




Commissioner Parsons noted the Planning Commission had not received an update on
FUA#1.

NEW PUBLIC HEARING

2, AR-14-07 — Park Ridge — Davidson Homes, requests design review approval for
the first phase of the 525 single family Park Ridge development, consisting of
123 single family residential units, as well as the accompanying mailboxes,
lighting, landscaping, and sound walls. The proposed project is located south of
Laurel Road between the State Route (SR) 4 Bypass and Canada Valley Road
(APNs 053-072-016, 053-060-022, and -023).

Contract Planner Gnos presented the staff report dated August 10, 2016,
recommending the Planning Commission approve the Design Review application
subject to the conditions contained in the staff report’s attached resolution with the
amended conditions of approval as provided in the memorandum dated August 17,
2016.

Vice Chair Zacharatos cpened the public hearing.

Steve Abbs representing Davidon Homes, thanked staff for their review of the design
package and introduced their team. He gave a power point presentation which included
common area improvements, front yard landscaping, and architecture and elevations for
the project. He accepted all the conditions of approval with the exception of J6 that they
requested be discussed.

Commissioner Parsons spoke in support of the project and suggested, in the future, the
applicant consider providing safe bus transit to park facilities.

Director of Community Development Ebbs explained bus turnouts were typically used in
busy corriders and neighborhoods such as this did not require a dedicated pullout.

Vice Chair Zacharatos thanked the developer for including plans with three car garages.

Commissioner Conley suggested a concrete sound wall be installed along houses that
back up to the park to provide a sound barrier and privacy for those residents. He also
suggested the applicant piant trees in the open space.

In response to Commissioner Conley, Mr. Abbs explained the lots as plotted wouid
accommodate larger floor plans. Additicnally, he clarified the CC&Rs would require
maintenance for the wood fence. He noted if there was a need to replace the fence,
they would do so with the construction of the park. He further noted a concrete wall was
not warranted and would be very costly.




Commissioner Conley stated he resided in a neighborhood with an HOA that had not
enforced the CC&Rs.

Mr. Abbs stated initially they would be on the Board of the HOA and most likely remain
throughout most of the project; therefore, they would control maintenance of the fence
for a long period of time. He noted they were confident the HOA would be set up to
maintain the neighborhood.

Commissioner Conley stated he remained concerned for homes backing the park and
he understood the cost implications; however, he wanted to make Antioch better.

In response to Commissioner Parscns, Director of Community Development Ebbs
explained HOA and CCRs were civil contracts between property owners and the City
was not party to them.

Commissioner Parsons stated she pays into her HOA yearly and they were actively
involved in the maintenance of her neighborhood.

Mr. Abbs explained there would be an active HOA with fees that would be managed by
residents.

City Attorney Vigilia stated the scope of the City’s ability to enforce maintenance would
be based on a public nuisance or a health and safety issue.

Speaking to project specific condition J6, Mr. Abbs requested it be amended to require
the accents and trim on the front elevations wrapped around the side of homes 5 feet or
to the fence line.

Director of Community Development Ebbs stated from an architectural standpoint, he
would support the condition be amended as requested by the applicant.

Commissioner Parsons agreed with Director of Community Development Ebbs.

City Attorney Vigilia stated in the absence of an HOA an individual property owner had
the legal right to enforce the CCRs against another property owner.

Commissioner Husary recommended placing people on the Board of the HOA that will
live in the development.

Commissioner Conley clarified he was requesting the masonry fence only for the 8-9
homes that abut the park.

Mr. Abbs stated he could not commit to the cost associated with installing a masonry
wall. He noted the park would be built in 5 years and at that time if the fence was not in
good condition, they could make the improvements.




Vice Chair Zacharatos closed the public hearing.

Speaking to the following motion, Commissioner Mason suggested adding a condition
requiring a review of the fencing condition along the park, to determine if masonry
fencing was warranted.

A motion was made by Commissioner Parsons, seconded by Commissioner Husary, to
approve the Design Review application subject to the conditions contained in the
Design Review application subject to the conditions contained in the staff report’s
attached resolution including the amended conditions as presented in the memorandum
dated August 17, 2016 and amending project specific condition J6 to read: All plans
shall have the accents and trim on the front elevations wrapped 5 feet or to the fence
line on each side at a minimum. Following discussion, the motion was amended as
follows:

On motion by Commissioner Parsons, seconded by Commissioner Husary. the
Planning Commission approved the Design Review application subject to the
conditions contained in the staff report’s attached resolution including the
amended conditions as presented in the memorandum dated August 17, 2016 and
amending project specific condition J6 to read: “All plans shall have the accents
and trim on the front elevations wrapped 5 feet or to the fence line on each side at
a minimum”; and, “Concurrent with phase 3 the applicant will provide a fence
condition report of all constructed fencing abutting the park indicating any
damage and the Planning Commission may receive the report and require certain
fences to be replaced with a substitute material.”
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The motion carried the following vote:

AYES: Parsons, Husary, Zacharatos, Mason
NOES: Conley

ABSTAIN: None

ABSENT: Hinojosa, Motts

Commissioner Parsons stated she hoped the project moved forward quickly for the
applicant and thanked him for bringing his project to Antioch.

NEW ITEM
3. PC Training Budget

At the request of Vice Chair Zacharatos, and with agreement from the Commission, the
Planning Commission moved this item to the next agenda.




ORAL COMMUNICATIONS
None.

WRITTEN COMMUNICATIONS

None.

COMMITTEE REPORTS

None.
ADJOURNNMENT

Vice Chair Zacharatos adjourned the Planning Commission at 7:29 p.m. fo the next
regularly scheduled meeting to be held on September 7, 2016.

Respectfully Submitted,
Kitty Eiden




STAFF REPORT TO THE PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF SEPTEMBER 7, 2016

Prepared by: Kevin Vallente, Contract Planner

Date: September 2, 2016

Subject: PD-16-02, UP-16-06, AR-16-03 - Vineyard Self-Storage
DISCUSSION

It is recommended that the Planning Commission continue this item to September 21,
2016.

9-7-16



STAFF REPORT TO THE PLANNING CONMMISSION
FOR CONSIDERATION AT THE MEETING OF SEPTEMBER 7, 2016

Prepared by: Cindy Gnos, Contract Planner
Raney Planning & Management, Inc.

Reviewed by: Alexis Morris, Senior Planner % 2

Date: September 2, 2016
Subject: Use Permit — Delta Courtyard Apartments (UP-15-16)
REQUEST

The applicant, Antioch Pacific Companies, requests Use Permit, and Design Review
approval for the construction of 126-units of affordable rental housing. The project
would consist of a three-story and four-story building that combine to house 17 one-
bedroom, 38 two-bedroom, 62 three-bedroom units and 9 four-bedroom units. Based
on the R-25 zoning designation, 115 units would be allowed on the site; therefore, the
applicant is requesting a Density Bonus of 10 percent in order to allow 126 units. In
conjunction with the Density Bonus, the applicant is requesting approval of a
Concession to reduce the required parking from 240 spaces to 185. The proposed
project would develop affordable rental housing units on two adjoining parcels located at
701 and 810 Wilbur Avenue, and identified as Assessor Parcel Numbers (APNs) 065-
110-006 and -007. It should be noted that the applicant has also applied for a Lot Line
Adjustment between the two parcels which will be processed through the City Engineer.

The following describes the actions/entitlements before the Planning Commission:

Density Bonus and Parking Concession: The applicant is requesting a 10 percent
density bonus by providing 90 percent of the units affordable to low-income households
and 10 percent of the units affordable to very-low-income households. In conjunction
with the Density Bonus request, the applicant is requesting a parking concession to
reduce the required parking from 240 to 185 spaces.

Use Permit: The applicant is requesting a Use Permit (UP-15-16) to exceed 20 units per
acre in the R-25 zoning designation.

Design Review: The applicant is requesting design review of the 126-affordable
housing units in one three-story and one four-story building, recreational structures,
facilities, and common areas on 4.46 acres.




RECOMMENDATION

Staff recommends that the Planning Commission approve the Use Permit and Design
Review subject to the conditions contained in the attached resolution. In addition, staff
recommends approval of the Density Bonus, but would like Planning Commission’s
further consideration and direction regarding the requested Parking Concession.

BACKGROUND

The subject property is a 4.46-acre vacant lot surrounded by existing urban
development (see Attachment A). In 2005, Lakeside Village Family Apartments (UP-04-
20, PW-357-04-32, Z-05-02) was denied without prejudice for the project site. The
proposal consisted of 69 multi-family units and four to six single family units. Since that
time, the site was designated for High Density Residential Development and zoned R-
25 in conjunction with the Housing Element.

ENVIRONMENTAL REVIEW

The proposed project has been determined to be an infill project, and is considered
exempt from environmental review pursuant to the California Environmental Quality Act
(CEQA) Guidelines section 15332. Class 32 consists of project characterized as in-fill
development meeting the conditions described below:

(@)  The project is consistent with the applicable general plan designation and all
applicable general plan policies as well as with applicable zoning designation
and regulations.

The proposed project is designated High Density Residential by the General
Plan and is zoned R-25. The project is consistent with the General Plan and
zoning for the site.

(b)  The proposed development occurs within the city limits on a project site of no
more than five acres substantially surrounded by urban uses.

The project site if 4.62 acres and with the off-site EVA, the developed area
totals 4.74 acres. The site is surrounded by single family, multi-family, and
industrial uses.

(c) The project site has no value as habitat for endangered, rare or threatened
species.

A majority of the project site has been significantly disturbed. A portion of the
site is grassland. The applicant submitted a report addressing burrowing owls
and nesting birds and raptors which there were no owls or signs of owls on
the project site.



(d) Approval of the project would not result in any significant effects relating to
traffic, noise, air quality, or water quality.

The proposed project generates fewer than 100 peak hour trips and is
consistent with the type and intensity of development associated with the
General Plan; therefore, traffic impacts are not expected. In addition, the
proposed project includes a masonry wall along the adjacent property
boundaries to mitigate noise. Because the project is consistent with the type
and intensity of development anticipated for the site and the development will
comply with all regulatory requirements, air quality and water quality are not
anticipated to result in significant impacts.

(e)  The site can adequately be served by all required utilities and public services.

All public services exist either in Wilber Avenue or North Lake Drive to provide
services to the project site.

ANALYSIS
Issue #1.: Project Overview

The proposed project consists of the development of 126 affordable apartment units on
4.62 acres in the R-25 zone. Project plans are included as Attachment B. Access to
the site would be from one driveway off Wilbur Avenue. The site plan indicates 55
garage parking spaces and 130 surface spaces for a total of 185 parking spaces. The
north property line has a six-foot tall wrought iron fence along the Wilbur Avenue
frontage, stopping at the driveway. The driveway is not proposed to be gated. The
west property line abuts an existing apartment complex and will include a six-foot
concrete masonry wall. The east property line abuts existing single family residences
which will also include a six-foot concrete masonry wall. The south property line abuts a
narrow sliver of land which fronts North Lake Drive. This property line will also contain a
six-foot concrete masonry wall. Adjacent to this wall is the proposed detention area for
the project site. The building is set back over 100 feet from the south property line. The
project also includes a half-court basketball area for resident use.

The development includes two buildings. Building Type A is located closest to Wilbur
Avenue and includes 37 one-, two-, and three-bedroom units in a three-story structure.
The structure contains six garages, a laundry room on each floor, an exercise room, an
indoor area for refuse collection, and an indoor bicycle storage area. All units are
accessed from interior hallways. A landscaped area is located on the west side of the
building at the primary entrance which consists of primarily open lawn area.

Building Type B is south of Building Type A and consists of 89 two-, three-, and four-
bedroom units in a four-story structure. This building contains 49 garages, a community
room with an office, a computer room and a laundry room on each floor, an indoor area
for refuse collection, and two indoor bike storage areas. The second floor contains a
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covered outdoor patio seating area above the community room. As with Building Type
A, all units are accessed from interior hallways. Building Type B is laid out such that the
units are surrounding an interior outdoor courtyard area. The courtyard consists of a
small lawn area, playground, swimming pool, and a covered picnic area.

Each of the units contains an outdoor patio/balcony area with enclosed storage off the
patio. Each unit also has individual laundry areas. The one- and two-bedroom units
have one bathroom and the three- and four-bedroom units have two bathrooms.

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

The General Plan designation for the project site is High Density Residential which
allows up to 35 units per acre. The project site is zoned R-25 which allows between 20
and 25 units per acre. A Use Permit is required for densities exceeding 20 units per
acre in the R-25 zone. See additional discussion regarding density below under Issue
#3. In addition, the site is identified as a potential housing site for 108 units in the 2015-
2023 Housing Element.

Surrounding land uses include:

North: Industrial, Tri Delta Transit

South: Single family residential

East: Single family residential

West: Multi-family residential, Lakeshore Apartments

Issue #3: Density Bonus

State Density Bonus Law (California Government Code Section 65915-65918) provides
incentives encouraging developers to construct affordable housing to benefit lower
income households. The City implements State law with Article 35 of the Municipal
Code related to a Density Bonus Program. According the Code, a developer agreeing
to construct at least 20 percent of a project’s total housing units for lower-income
households or 10 percent of the total units for very low-income households shall be
granted an increase of five to 35 percent over the maximum residential density
otherwise permitted, depending on the level of affordability. Based on the R-25 zoning
designation, 115 units would be allowed on the site; therefore, the applicant is
requesting a density bonus of 10 percent in order to allow 126 units. (It should be noted
that the applicant is entitled, based off of the proposed affordability ratios, to the
maximum 35 percent density bonus.) The applicant is proposing 90 percent of the units
to be affordable to residents with household incomes at or below 60 percent (low
income) of the area median income and ten percent of the units will be affordable to
households with incomes at 50 percent of the area median income (very low income).



Below Market Rate Housing Plan

The City’s Municipal Code requires that in conjunction with a request for a density
bonus, concessions and incentives, parking reductions, and waivers, the applicant
submit a Below Market Rate (BMR) Housing Plan. Pursuant to Municipal Code Section
9-5.3504, the BMR Housing Plan must include the following information:

A site plan depicting the number and location of all market rate units, BMR units,

density bonus BMR units, and bonus units.

A calculation of the maximum number of dwelling units permitted by this

ordinance and the General Plan, excluding any density bonus.

The targeted income level of the proposed density bonus BMR units.

Description of any requested concessions, incentives, waivers of development

standards, or parking reductions requested pursuant to 818.15.040, state

mandated concessions and incentives.

For all concessions and incentives except those listed in §18.15.040(C),

Concessions Not Requiring Financial Pro Forma from Applicant, a pro forma

demonstrating that the requested concessions and incentives result in

identifiable, financially sufficient, and actual cost reductions. The pro forma shall

include:

(@) The actual cost reduction achieved through the concession or incentive;
and

(b) Evidence that the cost reduction allows the Developer to provide
affordable rents or affordable sales prices.

For waivers of development standards: evidence that the development standards

for which the waivers are requested will have the effect of physically precluding

the construction of the residential development with the density bonus,

concessions, or Incentives requested.

The Community Development Director may require that any pro forma submitted

pursuant to division (A)(5) of this section include information regarding capital

costs, equity investment, debt service, projected revenues, operating expenses,

and such other information as is required to evaluate the pro forma. The cost of

reviewing any required pro forma data, including but not limited to the cost to the

city of hiring a consultant to review the pro forma, shall be borne by the

Developer.

If a mixed use building or development is proposed, the Developer shall provide

evidence that nonresidential land uses will reduce the cost of the residential

development, and the nonresidential land uses are compatible with the

residential development and existing or planned surrounding development.

If a density bonus is requested for a land donation, the BMR Housing Plan shall

show the location of the land to be dedicated, provide proof of site control, and

provide evidence that each of the findings included in Cal. Gov’'t Code § 65915(Qg)

can be made.

If a density bonus or concession is requested for a child care facility or

condominium conversion, the BMR Housing Plan shall provide evidence that the

findings in Cal. Gov’t Code § 65915(h) or 65915.5, as appropriate, can be made.



The applicant has submitted a BMR Housing Plan and pro forma which is included as
Attachment C to the staff report.

Density Bonus Agreement

Consistent with State law, the City’s Code requires that the applicant enter into a
Density Bonus Agreement after any necessary permits, such as a Use Permit or Design
Review, are approved by the Planning Commission. The Density Bonus Agreement
must be approved by City Council and would ensure that the units are reserved for low
income households, that rents are charged appropriately, and that the affordability is
guaranteed for at least 10 years.

Parking Concession

Consistent with State law, the City’s Code outlines the requirements necessary to
achieve the State-mandated incentive/concessions. Based upon the project’s proposed
affordability, the project would be eligible for three concessions or incentives.
Concessions or incentives must contribute significantly to the economic feasibility of
providing affordable housing units and may consist of reductions of site development
standards and/or architectural design requirements which exceed minimum building
standards, including, but not limited to, reductions in setbacks or required parking, or
increases in permitted lot coverage. In conjunction with the Density Bonus request, the
applicant is requesting one concession, a parking concession to reduce the required
parking from 240 to 185 spaces.

The Zoning Ordinance establishes a parking standard for typical multi-family projects.
In addition, the Zoning Ordinance outlines the maximum parking that can be required for
a housing development eligible for a density bonus. This maximum falls below the
City’s typical parking standard. The applicant may request an additional parking
concession beyond the reduced parking outlined in the Code, as is the case for the
proposed project. The maximum required parking ratios are as follows:

e Zero- to one-bedroom units: 1 parking space per unit
e Two- to three-bedroom units: 2 parking spaces per unit
e Four- or more bedroom units: 2.5 parking spaces per unit

It should be noted that the parking requirements for market-rate multi-family residential
projects is 1.5 spaces per unit up to two bedrooms; 2 spaces per unit with three or more
bedrooms; 1 space for each 5 units for guest parking. Using the City’s standard parking
requirements for multi-family residential would require 269 parking spaces for the
proposed project.

As the proposed project is eligible for a Density Bonus, and based upon the proposed
project bedroom count, the maximum number of parking spaces that the City can
require is 240 spaces. The applicant is requesting a further reduction of 55 spaces from
this already-reduced requirement.



In support of the parking concession, the applicant submitted a Parking Utilization
Assessment prepared by KDAnderson & Associates, Inc. For this analysis, they
surveyed three affordable apartment complexes, one in Pittsburg, one in West
Sacramento, and a third in Fairfield. Unlike the proposed project, all three of the
surveyed complexes had available overflow on-street parking available for time when
the demand exceeded the supply. Parking demand was analyzed using total number of
units, total occupied units, and number of bedrooms. Based on the average demand for
these projects, utilizing regression analysis, the assessment concludes that based on
126 units proposed at the site, the maximum number of parked vehicles would be 165
at the site, which would be accommodated in the proposed 185 parking spaces.

Staff has some concerns with the approach used in the assessment. Using the average
seems to underestimate the maximum needed. Staff would recommend looking at the
worst case to determine appropriate parking. For example, Table 3 of the assessment
notes that the Pittsburg project has an average parking demand of 1.46 spaces per
occupied unit occurring late on Saturday night. Applying the 1.46 ratio to the proposed
126 units, a minimum of 184 parking spaces would be required, which is consistent with
the proposed 185 parking spaces on site. However, Table 4 of the assessment notes
that the Pittsburg project has a maximum parking demand of 0.76 parking spaces per
bedroom occurring late on Saturday night. Applying the 0.76 ratio to the proposed 315
bedrooms would result in a need of 239 parking spaces, which far exceed the 185
spaces proposed for this site.

Another unique feature of the proposed project site is the lack of on-street parking in the
area. Wilbur Avenue offers no on-street parking for instances when the on-site parking
is full. The nearest on-street parking is located on Minaker Drive approximately 360 feet
from the nearest boundary to the site and nearly 500 feet from the proposed building.
Minaker Drive contains predominantly single-family residences and some multi-family
buildings, which already demand much of the on-street parking. A resident of the
proposed project may reasonably be expected to walk more than 700 feet or two City
blocks if on-street parking is not readily accessible on Minaker Drive. Staff is concerned
that residents or their guests would be tempted to park across Wilbur Avenue in the Tri-
Delta Transit lot after hours and attempt an unprotected crossing of Wilbur Avenue.

To further support the Parking Concession request, the applicant has provided a
Parking Management Plan (Attachment E). The Parking Management Plan notes that
each tenant, in the lease agreement, will be assigned parking spaces or garages with a
maximum of two spaces per unit. Obviously, if all units have two spaces assigned, 252
would exceed the 185 spaces provided on site. A maximum of 59 units would be
eligible for two spaces, with the remaining 67 having one space. This assumes no
parking would be unassigned and available for guests, office or maintenance staff or
potential tenants. Staff would suggest further reducing the number of units assigned
two parking spaces to 50, with the remaining 76 units allocated one space. This would
leave nine spaces available for guests. The typical standard is one guest space for each
5 units, which would have required 25 guest parking spaces.



Regardless of how the parking is assigned or unassigned, for 151 to 200 parking
spaces, 6 of the spaces would need to be designated for the disabled (1 of which would
need to be van accessible). For 201 to 300 parking spaces, 7 of the spaces would
need to be designated for the disabled (1 of which would need to be van accessible).
The Parking Management Plan further discusses the ability to enforce and tow for
violations. Staff has researched other parking management plans and has found that
some offer free monthly bus passes to residents to off-set parking needs. The Planning
Commission could consider such a requirement for this project.

Staff is also concerned that the 55 tuck-under garages proposed could be utilized for
storage or purposes other than parking. Although the Parking Management Plan notes
that the garages can only be used for parking, with closed doors, this is difficult to
enforce. Staff recommends that, at a minimum, the garage doors be eliminated to
provide visibility for enforcement. It may be feasible to make the first level appear more
like carports and instead of being 10-foot wide interior dimension, the parking stall
would be nine-feet wide. The reduced stall width and lack of interior walls may allow for
the provision of a few additional parking spaces on site.

State law limits the City’s ability to deny concessions. Denial of a concession is only
allowed if one of the three following findings, supported by substantial evidence, can be
made:

(@) The concession or incentive is not required to provide for affordable rents or
affordable ownership costs.

(b)  The concession or incentive would have a specific adverse impact upon public
health or safety or the physical environment or on any real property that is listed
in the California Register of Historical Resources, and there is no feasible
method to satisfactorily mitigate or avoid the specific adverse impact without
rendering the development unaffordable to low- and moderate-income
households. For the purpose of this division, SPECIFIC ADVERSE IMPACT
means a significant, quantifiable, direct, and unavoidable impact, based on
objective, identified, written public health or safety standards, policies, or
conditions as they existed on the date that the application for the residential
development was deemed complete.

(c) The concession or incentive would be contrary to state or federal law.

As it relates to finding (a), the applicant has submitted financial pro forma along with the
BMR Housing Plan (Attachment C). The BMR Housing Plan and pro forma notes that
to meet the parking requirement, the site would be able to accommodate 97 units which
would cause an additional financing shortfall of $1,029,200, on top of the $2,370,000
financing shortfall that is currently being solved by applying for tax credits and other
means to finance affordable housing. Although staff contends that there may be
alternative site planning that could accommodate the required parking and not reduce
the unit count all the way down to 97, it is clear that a significant financing shortfall
would result by providing the required parking. Therefore, a denial finding based upon
(a) cannot be made.



Finding (b), however, can be made. With no location for overflow parking, if more
vehicles are on the site than spaces available, cars would then need to double park or
block the emergency vehicle access proposed on the adjacent parcel, which would
block fire and emergency access to the site. Further, the impacts on adjacent
neighborhoods, the likelihood of unlawful parking at Tri Delta Transit, and the potential
for unprotected crossing of Wilbur Avenue are also grave concerns. The difficulty is
that, as defined by State law, an adverse impact must be a significant, quantifiable,
direct, and unavoidable impact based on objective, identified, written public health or
safety standards. Code requires that fire lanes be open, and the applicant has indicated
in the parking management plan that such requirements will be enforced. Therefore,
staff cannot readily make this finding for denial at this point.

The requested parking concession would not be contrary to state or federal law;
therefore, finding (c) cannot be made.

Staff requests further consideration by Planning Commission regarding the Parking
Concession and whether the findings for denial can be made, and if not, consideration
as to additional conditions that might be applicable to the Parking Management Plan to
off-set the reduction request. Alternatively, should the Planning Commission concur with
the general statements contained in this report and request further study, staff may be
able to develop a finding for denial that meets the legal standards set forth.

Issue #4: Architecture

The applicant is proposing 126 affordable apartment units on a 4.62-acre vacant lot.
The development includes two buildings with 55 garage parking spaces and 130
surface spaces for a total of 185 parking spaces. The project has a six-foot tall wrought
iron fence along the Wilbur Avenue frontage and six-foot concrete masonry walls along
the south, east, and west property lines. Building Type A is a three-story structure and
Building Type B is a four-story structure. Each of the units contains an outdoor
patio/balcony area with enclosed storage off the patio. Building Type B contains a
second floor covered outdoor patio seating area above the community room. The
exterior of the buildings are a mix of stucco siding and horizontal lap siding with hardi
board panel accents, including metal roofing and flashing for the balcony railing and
roof. The main building colors are Churchill Hotel Hazy Yellow stucco and Rich
Expresso lap siding, with Polar White accent for the board panel accents, Cityscape
metal roofing and Patina Green for the balcony accents.

Stantec Architects conducted a peer review of the proposed architecture and building
design. The building was reviewed for compliance with the City of Antioch Citywide
Design Guidelines, General Plan Community Image policies, Specific Plan
Requirements, applicable City Departmental Requirements, applicable State regulations
— including updated 2015 Model Water Efficient Landscape Ordinance (MWELO), and
industry standards. Stantec concluded that the project did not fully comply with the
Design Guidelines and lacked pedestrian friendly connectivity. Stantec recommended
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the entry could improve with an accent element and the rear of the property could be
improved, creating a pedestrian walkway/bike path around the basin providing
enjoyable open space for residents. In addition, Stantec determined the building
designs are pleasant and interesting; however, recommended additional detailing to be
more reflective of a residential feel. Such as different roof line treatments, the addition
of details to the buildings, lighting and garage facades that will also help with integration
of these elements. Furthermore, Stantec determined the orientation of the recreation
center is introverted, focusing the community activities towards the pool area, and is not
fully open to the remaining buildings, and therefore lacks community connectivity to the
project “neighborhood”.

Revisions to the proposed design have been made based on Stantec’s
recommendations, such as relocating the pool structure to the northeast corner of the
internal courtyard, maximizing solar exposure and adding a basketball court to provide
recreational activities for older children. The basketball court will be located outside the
courtyard for noise reduction purposes. The applicant has also incorporated a change
in ground material at Wilbur Avenue to emphasize entry into the project. In addition, the
decorative masonry wall design has been enhanced to break up the mass and provide
more visual interest. Furthermore, the applicant has changed the roof lines for Building
Type A at the patios to a shed roof, giving the project a more residential appearance.
Building Type B maintains a flat roof appearance in order that both buildings maintain a
distinction in form, yet complimentary in materials. All roof mounted equipment will be
screened with a lightweight, louvered metal system. It should be noted that Stantec
recommended colors to be of a more muted tone; however, color is highly subjective
and staff did not include a condition of approval regarding the building colors. The
Planning Commission could choose to add a condition of approval regarding building
colors.

Issue #5: Other Issues

Landscaping
As described above, the development includes two buildings. Building Type B is laid

out such that the units are surrounding an interior outdoor courtyard area. The
courtyard consists of a small lawn area, playground, pool, and a covered picnic area. A
landscaped area is located on the west side of Building Type A, which consists of
primarily open lawn area. The proposed project consists of 56,283 square feet of
landscape and open space (27.92 percent of the site) and a 15,851-square foot
detention area (7.86 percent of the site).

The proposed project includes seven different tree species, 15 different species of
shrubs, seven species of perennials, one species of vine, and six different types of
groundcover. The parking lot is screened with shrubs and trees and includes a
landscape island with groundcover, shrubs, and a tree approximately every eight
vehicle spaces. The interior outdoor courtyard in Building Type B consists of several
different tree species, shrubs, and a lawn area. Building Type A is almost entirely
surrounded with shrubs and trees and a large lawn area on the west side of the
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building. The detention area located on the southern portion of the site consists of a
basic native erosion mix, which range from 30-36 inches in height. In addition, Stantec
Architects’ peer review included the proposed landscaping design and reviewed for
compliance with the updated 2015 MWELO.

Off-site Utility Easement

The proposed project includes an off-site utility easement. The utility easement will
allow the project’s utility lines, sanitary sewer, water supply, and storm drainage, to
cross over a narrow strip of private property at the southern boundary of the project site
and connect to existing utility lines in the North Lake Drive right-of-way. The applicant
has secured permission from the owner of the narrow strip along North Lake Drive to
allow an easement for the utilities.

EVA

The proposed project includes an off-site paved and gated 20-foot Emergency Vehicle
Access (EVA) from Wilbur Avenue along the east side of Building Type A that leads to
the driveway and parking lot between the two proposed buildings. The applicant has
secured permission for an easement for this EVA from the property owner. The location
of the EVA has been reviewed and accepted by the Contra Costa Fire Protection
District. The conditions of approval ensure that the paving and gates meet the
standards of the District.

Signage

The proposed project includes an entry monument located near the driveway on Wilbur
Avenue. The base of the sign includes a natural stone of approximately 2.5 feet with a
double-sided sign on top, adding approximately four feet to the height. Further along
the driveway, there is a directory sign. Each building has attached signs, approximately
three feet by three feet, which identify the building number as well as the unit numbers
within. In addition, each garage will have an eight inch by six inch number denoting the
associated unit number.

ATTACHMENTS

A. Vicinity Map

B. Delta Courtyard Apartments Plans

C. BMR Housing Plan and Financial Pro Forma
D. Parking Utilization Study

E. Parking Management Plan
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PLANNING COMMISSION
RESOLUTION NO. 2016-**

RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION
APPROVING A DENSITY BONUS AND PARKING CONCESSION, USE PERMIT,
AND DESIGN REVIEW FOR THE DELTA COURTYARD APARTMENTS PROJECT

WHEREAS, the City of Antioch did receive a request from Antioch Pacific
Companies for approval of a Density Bonus and Parking Concession, Use Permit,
Design Review, and Lot Line Adjustment for the development of 126 units of affordable
rental housing on two adjoining parcels located at 701 and 810 Wilbur Avenue, and
identified as (APNs) 065-110-006 and -007.

WHEREAS, this project is categorically exempt from the provisions of CEQA
pursuant to CEQA Guideline Section 15332; and,

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

WHEREAS, on September 7, 2016, 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 makes the
following required findings for approval of the requested Density Bonus and Parking
Concession:

1. The housing development is eligible for a density bonus and any concessions,
incentives, waivers, or parking reductions requested.

The proposed project includes a request for a 10 percent density bonus based
upon the provision of 90 percent of the units affordable to low income residents
and 10 percent of the units affordable to very low income residents. Based upon
the proposed affordability, the project is eligible for a density bonus and
concessions.

2. Any requested incentive or concession will result in identifiable, financially
sufficient, and actual cost reductions based upon appropriate financial analysis
and documentation if required.

The BMR Housing Plan and pro forma notes that to meet the parking
requirement, the site would be able to accommodate 97 units which would cause
an additional financing shortfall of $1,029,200, on top of the $2,370,000 financing
shortfall that is currently being solved by the applicant. Therefore, the
concession will result in a cost reduction leading to the provision of affordable
housing units.
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3.

If the density bonus is based all or in part on donation of land, the findings
included in California Government Code Section 65915(Q).

The density bonus in not based on a donation of land; therefore these findings do
not apply.

If the density bonus, incentive, or concession is based all or in part on the
inclusion of a child care facility, the findings included in California Government
Code Section 65915(h).

The density bonus in not based on inclusion of a child care facility; therefore
these findings do not apply.

If the incentive or concession includes mixed-use development, the findings
included in California Government Code Section 65915(k)(2).

The density bonus in not based on mixed-use development; therefore these
findings do not apply.

If a waiver is requested, the development standards for which a waiver is
requested would have the effect of physically precluding the construction of the
residential development with the density bonus, concessions, or incentives
permitted.

The applicant is not requesting a waiver in addition to the parking concession;
therefore these findings do not apply.

BE IT FURTHER RESOLVED 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 Use Permit to exceed 20 units per acre will not be detrimental to the public
health or welfare or injurious to the property or improvements in the vicinity, in
that the project provides masonry walls separating it from adjacent development
and is adequately served by public utilities.

The use applied at the location indicated is properly one for which a use permit is
authorized.
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The City Municipal Code requires that development exceeding 20 units per acre
requires a Use Permit for up to 25 units per acre. The Zoning and General Plan
designations for the project site are for high density residential development. In
addition, State law notes that the applicability of the requested Density Bonus
does not require the need for a Rezone or General Plan Amendment.

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

The proposed 126-unit apartment complex is located on a 4.42-acre site. The
proposed development complies with all standards identified in the Municipal
Code, with the exception of parking for which a concession has been requested.
The site is proposed to have masonry walls along the property lines separating
the adjacent uses. The proposed use is consistent with the type and intensity of
development anticipated for the site.

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

The project site is accessed by Wilbur Avenue, which is designated an arterial in
the City’s Circulation Element of the General Plan. Wilbur Avenue is adequate in
width and pavement type to carry the kind of traffic generated by the proposed
use. Further, the project would not generate more than 100 peak hour trips or
exceed 50 peak hour trips through one intersection.

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

The General Plan designation for the project site is High Density Residential.
The proposed apartment complex is consistent with the designation and with the
surrounding uses and will not adversely affect the comprehensive General Plan.
In addition, the site is identified as a potential housing site in the City’s Housing
Element.

NOW THEREFORE BE IT RESOLVED the Planning Commission of the City of
Antioch does hereby APPROVE a Density Bonus and Parking Concession, Use Permit,
Design Review, and Lot Line Adjustment for 126 affordable rental units on 4.62 acres
located at 701 and 810 Wilbur Avenue (APNs 065-110-006 and -007), subject to the
following conditions:
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A.

GENERAL CONDITIONS

1.

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

The project shall be implemented as indicated on the application form and
accompanying materials provided to the City and in compliance with the
Antioch Municipal Code, or as amended by the Planning Commission.

No building permit will be issued unless the plan conforms to the site plan
as approved by the Planning Commission and the standards of the City.

This approval expires two years from the date of approval (expires
September 7, 2018), 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.

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

All required easements or rights-of-way for improvements shall be
obtained by the developer at no cost to the City of Antioch. Advance
permission shall be obtained from all pertinent property owners and
easement holders, if applicable, 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 that 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 or as approved by the City Engineer.

The developer shall obtain an encroachment permit for all work to be done
within the public right-of-way or easements, and that peak commute-hour
traffic shall not be impeded by construction related activity.
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10.

11.

12.

13.

14.

The lot line adjustment shall be reviewed and approved by the City
Engineer and Community Development Director prior to the issuance of
building permits.

All units within the project shall be identified by a decorative addressing
method easily visible to emergency responders as indicated on the plans
dated August 23, 2016 approved by the Planning Commission, 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.

The property owner agrees to participate in Streetlight and Landscape
District 2A Zone 3 and accept a level of annual assessments sufficient to
maintain the public streetlights and landscaping in the vicinity of the
project area at no cost to the City.

The property owner shall participate in AUSD CFD 2004-1.

B. CONSTRUCTION CONDITIONS

1.

The use of construction equipment shall be as outlined in the Antioch
Municipal Code. Construction is restricted to weekdays between the
hours of 8:00 AM and 5:00 PM. Requests for alternative days/times may
be submitted in writing to the City Engineer for consideration.

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

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.

C. FIRE REQUIREMENTS

1.

Buildings exceeding 30 feet in height require approved provisions for
deployment of aerial apparatus (ladder trucks). At least one of the
required access routes meeting the minimum required width of 26 feet
must be located within a minimum of 15 feet and a maximum of 30 feet
from the buildings, and must be positioned parallel to one entire side of
each building. (D105) CFC
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2.

10.

The project as proposed shall require the installation of a second Fire
District access point. Emergency vehicle access is required to have a
minimum drivable width of 20 feet. (503.1.2) CFC

All exposed curbs shall be painted red with the words NO PARKING-
FIRE LANE clearly marked, or NO PARKING- FIRE LANE signs shall be
posted. (503.3) CFC

Access gates for Fire District apparatus shall be a minimum of 20-feet
wide. Access gates shall slide horizontally or swing inward. Electrically
operated gates shall be equipped with a Knox Company key-operated
switch.  Manually operated gates shall 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

The developer shall provide an adequate and reliable water supply for fire
protection with a minimum fire flow of 4,000 GPM. Required flow must be
delivered from not more than four (4) hydrants flowing simultaneously for
duration of 240 minutes while maintaining 20-pounds residual pressure in
the main. (507.1), (B105) CFC

The developer shall provide a minimum of 4 hydrants of the East Bay
type. (C103.1) CFC

The developer shall submit a minimum of two (2) copies of site
improvement plans indicating proposed hydrant locations and fire
apparatus access for review and approval prior to obtaining a building
permit. Final placement of hydrants shall be determined by this office.
(501.3) CFC

Emergency apparatus access roadways and hydrants are required to be
installed, in service, and inspected by the Fire District prior to construction
or combustible storage on site. (501.4) CFC

Note: The first lift of asphalt concrete paving must be installed as the
minimum roadway material and must be engineered to support the
designated gross vehicle weight of 37 tons.

The buildings as proposed shall be protected with an approved automatic
fire sprinkler system complying with the 2013 edition of NFPA 13. (903.2)
CFC

The developer shall submit a minimum of two (2) complete sets of building
plans for each building, including plans for the following required deferred
submittals, to the Fire District for review and approval prior to construction
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D FEES
1.
2.
3.

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

Private underground fire service(s)
Fire sprinklers

Standpipe

Fire alarm

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 include but are not
limited to:

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. (See G.3.9.)

Contra Costa County Flood Control District Fee.

School Impact Fees.

Delta Diablo Sewer Fees.

Contra Costa Water District Fees.

In order to assist the City in meeting a police force level within a range of
1.2 to 1.5 officers per 1,000 residents as set forth in Performance
Standard 3.5.3.1 of the General Plan, the developer shall, at its own cost,
establish or annex into (if one has already been established), a land-
based financing mechanism to fund police services reasonably related to
the Project. The financing mechanism may be in the form of a Community
Facilities District (“CFD”) or other means acceptable to the City in
consultation with the developer. The CFD or other financing mechanism
shall be established prior to the issuance of the first building permit for the
Project. The requirements of this condition of approval shall be waived by
the City if the City imposes a special tax or other form of revenue
generation on all City residents dedicated specifically for the purpose of
funding police services. If the developer is required to establish and form
a CFD, it shall be entitled to reimbursement for those formation costs from
other properties annexing into the CFD. If the developer annexes into an
existing CFD, it shall reimburse the City its pro rata fair share costs of
formation costs of that CFD.
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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.

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).

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

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.

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

A Conditional Letter of Map Revision (CLOMR) shall be obtained from
FEMA prior to building permit issuance for any structure located within a
flood hazard zone.

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

The grading for slopes shall be contoured to provide as natural an
appearance as possible as required by the City Engineer.

All grading shall be accomplished in a manner that precludes surface
water drainage across any property line.

Asphalt paving 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.
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8.

10.

11.

12.

13.

14.

Swales adjacent to structures shall have a minimum of a 1% slope or as
directed by the City Engineer.

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.

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

All elevations shown on the improvement plans shall be on the USGS
1929 sea level datum or as approved by the City Engineer.

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.

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.

The grading transitions from parcel to parcel or parcel to lot shall have a
maximum slope of 2:1, and shall be accommodated entirely on the lower
lot or as approved by the City Engineer.

CONSERVATION/NPDES

1.

Water conservation measures, including low volume toilets, flow restrictors
in showers and the use of drought tolerant landscaping, shall be used.

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

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
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flow-controls 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.

That the following corrections shall be made to the Storm Water Control
Plan prepared for the project, dated June 16, 2016. A revised Storm
Water Control Plan shall be submitted with the first final map and
improvement plan submittal:

a. A revised access road plan is dated 6/3/16; however, it was not
included or accounted for in the 6/13/16 SWCP submittal. Revise
and update the SWCP to reflect the proposed, new access road
location.

b. Curb cut detail is included in sheet 3; however, locations are not
indicated on the plans or in the exhibit in the SWCP.

C. Include construction details in the SWCP.
d. Include landscape plan in the SWCP.

That 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
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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).

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
Quality 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.
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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.

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.
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6.

That 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.

No utility connections (sewer, water, storm drainage, et al) or access
(pedestrian or vehicular) shall be permitted from the project to North Lake
Drive without written permission from the adjacent property owner and
City Engineer approval.

The developer shall install all infrastructure to serve the site.
Infrastructure for access to the site (sewer, water, storm, joint trench, and
surface improvements) shall be completed prior to issuance of building
permits.

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

With the exception of the existing overhead utility poles and lines on North
Lake Drive, 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.

Reduced backflow prevention devices 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.

A double detector check backflow shall be installed for fire lines to the
buildings and that reduced pressure backflows shall be installed for
domestic water and irrigation per the City’s standards.

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.
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10.

11.

12.

The developer shall comply with all conditions stipulated in Contra Costa
County Flood Control District letters dated January 21, 2016 and July 25,
2016, and submit hydrology and hydraulic analyses with a Storm Water
Control Plan to the City for review and approval, and submit same to the
Contra Costa County Flood Control District for review at no cost to the City
if directed by the City Engineer.

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.
See Fire Requirements G.3.c. for additional water flow conditions.

That the units shall contain rain gutters and downspouts that direct water
away from the foundation as approved by the City Engineer.

LANDSCAPING

1.

2.

Landscaping and signage shall not create a sight distance problem.

That detailed landscaping and irrigation plans for the entire site (including
C.3 basins) shall be as approved by the Planning Commission on plans
dated August 23, 2016. Final landscape and irrigation plans 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.

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

Landscape shall show immediate results and be permanently maintained
in good condition.

Based on drought conditions, the City Engineer has the authority to delay
some or all of the landscape Conditions of Approval.

J. PROJECT SPECIFIC CONDITIONS

1.

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

All parking lot dimensions and striping meets minimum City Standards and
Municipal Code requirements.
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3.

10.

11.

12.

13.

All broken and damaged sidewalk, curb and gutter shall be repaired or
replaced per City Standards and as approved by the City Engineer.

The lighting plan shall be per the plans approved by the Planning
Commission dated 8-23-16. Final plans shall be submitted for staff review
and approval prior to the issuance of any building permits for this project.
Lighting shall not spill over onto adjacent properties.

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.

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

Red curb shall be repainted along Wilbur Avenue prior to issuance of
certificate of occupancy.

If entry gates are installed, a detailed plan shall be submitted for review
and approval of the City Engineer. Design shall allow for adequate vehicle
storage and turnaround.

A truck-turning template shall be shown on the site plan confirming that
trucks can successfully ingress, egress, and safely maneuver through the
site, as approved by the City Engineer.

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

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

The number of parking spaces shall be as approved by the Planning
Commission.
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14.  Prior to the issuance of building permits, the applicant shall submit revised
plans for the review and approval of the Community Development Director
which eliminate the enclosed garages. This can be accomplished by
either removing the garage doors or converting the spaces to more closely
resemble carports and potentially increase the number of spaces.

15.  Prior to the issuance of building permits, the applicant shall submit a
modified the Parking Management Plan for the review and approval of the
Community Development Director. The revised plan shall note the
number of units that will be allocated one and two parking spaces,
including some unassigned spaces for guests. In addition, the applicant
shall include other provisions, which could include bus passes, off-site
parking agreements, etc., to the satisfaction of the Community
Development Director.

16.  Prior to the issuance of building permits, the applicant shall enter into a

Density Bonus Agreement consistent with Article 35 of the City’s Municipal
Code, which must be approved by the City Council.

* * * * * * * *

| 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 7" day of September, 2016.
AYES:
NOES:
ABSTAIN:

ABSENT:

FORREST EBBS
Secretary to the Planning Commission
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