CITY OF

ANTIQCH

CALIFORNIA

STAFF REPORT TO THE ANTIOCH PLANNING COMMISSION

DATE:

Regular Meeting of February 19, 2025

SUBMITTED BY: Nathan Tinclair, Associate Planner

APPROVED BY: Zoe Merideth, Planning Manager ZM

SUBJECT: Lone Tree Retail Project (PD2024-0001)

REQUESTS

The project applicant, Architecture Plus Inc., is seeking approval of the Lone Tree Retail
commercial project, consisting of development of three buildings: a car wash, quick
service restaurant, and combination quick service restaurant and retail building, along
with associated site improvements. Necessary entitlements from the City of Antioch
include the following:

1.

Final Development Plan. The proposed project requires approval of a new Final
Development Plan for the already-established Planned Development District, in
order to develop a new car wash, which was not listed on the original Master Use
List for the Planned Development, as well as to deviate from the previously
approved site plans, parking and landscaping layouts, and other commercial
center design elements.

Use Permit. Per Antioch Municipal Code section 9-5.2307(C)(1), a use permit is
required prior to construction of any phase of an approved P-D District.

Design Review. Per Antioch Municipal Code section 9-5.2607(A)(1), design review
is required for all new development in P-D districts.

4. Addendum to the Adopted Initial Study/Mitigated Negative Declaration. The project

previously had an Initial Study/Mitigated Negative Declaration prepared in 2004
and adopted in 2005 to analyze potential environmental effects. The addendum
demonstrates that the previously adopted IS/MND adequately analyzes this
proposed project, and that further environmental review is not required.

In addition to the above approvals, prior to building permit issuance, the project will also
require approval of a new tentative subdivision map in order to adjust the lot lines and
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easements within and between the project parcels and adjacent parcels. The developer
of the adjacent Community Infill Housing residential project will be submitting one
tentative and final map for the parcels within both projects, which will require separate
City approval.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission:

1. Adopt the resolution recommending City Council adoption of an addendum to the
2004 Initial Study/Mitigated Negative Declaration demonstrating that the project
has been appropriately analyzed under CEQA.

2. Adopt the resolution recommending City Council approval of a Final Development
Plan, Use Permit and Design Review for development of the project.

SITE LOCATION

The project site consists of 3.22 acres located on the southwest side of the approximately
18-acre PD04-05 district. The site is identified by Assessor's Parcel Numbers (APNSs)
072-500-005 (“Parcel E”), 072-500-006 (“Parcel F”), and 072-500-007 (“Parcel G”). The
project is bordered by Lone Tree Way to the southwest, Bluerock Center to the northwest,
vacant parcels to the northeast (which are part of the city’'s Commercial Infill Housing
Overlay District), and the existing In-Shape Fitness Center and parking lot to the
southeast.

BACKGROUND

The project site is within the 18-acre PD04-05 zoning district, with a General Plan
designation of Neighborhood Community Commercial. The location was part of a 2005
entitlement for development of the In-Shape Fitness Center, along with a 126,000 square
foot commercial development. While In-Shape was constructed and opened in 2007, the
rest of the site has remained undeveloped.
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Currently, the project site is primarily undeveloped, although there is an existing entry
driveway, landscaping, and monument signage in the center of the site, which will remain
with the new development. A small portion towards the south of the project site is currently
a parking lot for the In-Shape development. Of the originally proposed shopping center
and ancillary development, only the In-Shape Fitness Center, parking lot, entry driveway,
and improvements to Lone Tree Way, including an extended left turn lane, and 6’
perimeter sidewalks were built. The remaining building pads were left undeveloped. The
2005 PD approvals envisioned two restaurants totaling 14,000 square feet, as well as a
10,000 square foot medical office building in the project location.

To the northeast of the project site there is a 245-unit multifamily Commercial Infill
Housing project that was approved ministerially in 2023 and has yet to file for building
permits.

ANALYSIS

The proposed project would include development of three different commercial buildings
containing a total of four tenant spaces, along with utilities, landscaping, stormwater
control infrastructure, driveways and parking.

The project would require City approval of the following: Final Development Plan, Use
Permit, Design Review, and Addendum to the 2004 Initial Study/Mitigated Negative
Declaration. The details of the proposed project, including required approvals, are
described in further detail below.

Proposed Businesses and Hours of Operation

The developer proposes to construct tenant spaces for four businesses in three buildings:
a drive-thru car wash (Parcel E), drive-thru quick service restaurant (Parcel F), and a
combination drive-thru quick service restaurant and retail space (Parcel G). The applicant
has prospective tenants for three of the four spaces: the car wash is proposed to be
operated by Mister Car Wash, the standalone quick service restaurant building is
proposed to be operated by Habit Burger & Grill, the quick service restaurant in the
combination building is proposed to be operated by Chipotle, and the retail tenant is to be
determined.

The proposed hours of operation are as follows:

Mister Car Wash: 7:00am — 7:00pm during winter months. 7:00am — 8:00pm during
summer months.

Habit Burger & Grill: 10am — 11pm

Chipotle/Retail TBD: 10:45am — 11pm

Chipotle intends to apply for a class 41 ABC license to serve beer and wine for
consumption on site. Per Antioch Municipal Code, restaurants that derive more than 50%
of their gross receipts from food are not subject to the same restrictions as liquor
establishments.
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Site Layout, Access and Parking

The originally proposed site layout for the commercial center included three pad sites
along the Lone Tree Way frontage, and the project’s proposed plan follows that same
basic design.

2004 Site Plan

The proposed project site is laid out in a linear manner, with each new building being
located within its own individual parcel. The commercial center is accessed through three
different driveway connections to Lone Tree Way, all of which are existing. The main,
center driveway is signalized in both directions at Lone Tree Way. Existing protected left
and right turn lanes on Lone Tree Way were built with the construction of In-Shape. New
striping will be added to the inward bound main driveway, in order to split traffic turning
left into Parcels E and F, and going straight to the future residential site or right to Parcel
G or In-Shape. A new 26-foot wide main drive will connect the commercial center parcels.
Each building has a drive-thru which meets the City of Antioch’s stacking requirements of
at least six cars. Pedestrian walkways connect each parcel with Lone Tree Way. New
trash enclosures will be provided at each parcel, the design of which have been reviewed
and approved by Republic services. Parcel G contains an approximately 15 foot by 19
foot patio for outdoor seating.

A Local Transportation Analysis was performed for the project, which concluded that the
addition of the project would not cause unacceptable levels of delay at any of the local
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intersections studied. The Transportation Analysis is included as Appendix A of the
project’s IS/MND Addendum.

Each of the individual parcels provides parking, including 11 parking spots at Parcel E,17
parking spots at Parcel F, and 33 parking spots at Parcel G (including existing parking
used by In-Shape Fitness). Based on a parking analysis performed for the previous
Planned Development approvals, In-Shape was to provide one parking spot per 200
gross square feet. This results in a requirement for 298 parking spots. When considering
the new commercial buildings as a whole, based on square footage, approximately 55
parking spots would be required (11,018 square feet/ 200 = 55.09). The project proposes
to provide 48 parking spots in addition to the 298 already used by In-Shape, a deviation
of 7 from Antioch Municipal Code (AMC) parking standards. Given this small variation
compared to the vast number of parking spaces that will be available throughout the entire
commercial center, as well as the fact that the new businesses will all generate a
significant amount of their visitors through drive-thrus, staff is supportive of the parking
plan as proposed. Since this is a Planned Development, it is allowed to deviate from AMC
standards. Additionally, the center is not close to any residential or commercial street
parking, therefore there is no reasonable risk of overflow from the commercial center
impacting parking at existing nearby residences or businesses.

Architecture

Staff believe that the buildings, as designed, comply with Antioch’s Commercial Design
Guidelines. For example, building walls and roofs are articulated in compliance with
Design Guidelines 3.1.4 C and D. The buildings feature brick, stone and metal accent
materials in compliance with Design Guideline 3.1.4 E. The color scheme includes colors
such as an off-white color, a brown, pattered color, greys and brick that unify the design
of the buildings between all three sites, as well as referencing the brick, white and grey
colors on the existing In-Shape building, in support of Design Guidelines 3.1.4 A and E.

Landscaping and Stormwater Control

The project features a variety of existing and proposed landscaping to beautify the site,
screen the buildings and drive-thrus, and provide an attractive frontage along Lone Tree
Way. Shrubs and trees, such as Saratoga hybrid laurel, Japanese maple, western
redbud, Italian cypress, skyrocket eastern redcedar, little ollie olive, red yucca, and
Mexican bush sage, as well as various ornamental grasses, will screen the drive-thrus
when viewed from Lone Tree Way, and provide buffers between each building. Accent
plantings will be located at the driveway entrances to highlight the monument signage
and beautify the site. The planting will comply with Water Efficient Landscape Ordinance
guidelines pursuant to Antioch Municipal Code section 9-5.1006 and California Code of
Regulations, Title 23, sections 490 et seq.

There are currently approximately 37 trees on or adjacent to the project site. The
developer will be removing two trees that meet the standard for an established tree in the
AMC, requiring replacement. There are no protected trees on site. The project will plant
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approximately 36 trees, far surpassing the 4 that would be required as replacements for
the established trees to be removed.

Bioretention facilities will be located throughout the site, primarily along the upper border
with the residential site, and adjacent to Lone Tree Way, in order to treat stormwater
runoff from the project. Existing paved areas will continue to use existing stormwater
infrastructure built as part of the original commercial center development. The project will
comply with relevant C.3 stormwater control requirements.

Signage

The project includes new wall signage on each of the commercial buildings as well as
updates to the existing monument signage, and installation of a new monument sign at
the northern driveway entrance to the project site. The project is being conditioned to
comply with signage requirements in the Antioch Municipal Code § 9-5.512 for
Neighborhood/Community Commercial Zones. Any future signage proposed at the site
would need to comply with these guidelines. In addition to the wall signage, the applicant
is also proposing to install various directional signage, particularly to manage traffic flow
for the project drive-thrus, as well as two 10-minute parking signs at two of the Parcel F
parking spots, in order to ensure pickup parking availability. This operational signage is
not included within the total signage area evaluated.

The car wash on Parcel E is proposing to install a large wall sign that reads “Free
Vacuums.” Staff are proposing that the project be conditioned to remove that signage
from the plans, because it is in conflict with citywide signage design quideline 7.4.2A
which states that business names and logos are appropriate for a wall sign, but not
extraneous information. Additionally, inclusion of this sign appears to push the total
signage area beyond what would be allowed per Antioch Municipal Code § 9-5.512 for
Neighborhood/Community Commercial Zones.

Phasing
The applicant has informed city staff that the project will likely be phased, with the

applicant building the Parcel G shell building, access improvements, site improvements,
and building pads for the other two sites. The project’s conditions of approval will require
preparation of a phasing plan, to be approved by Community Development and
Engineering staff. Additionally, all access roadways, utility improvements (including
stormwater control infrastructure), and frontage improvements for the project must be built
during the first phase of construction.

Proposed Conditions of Approval

In addition to Antioch’s standard conditions of approval, several project-specific
conditions are also proposed. As mentioned above, this includes requirements for
signage to follow AMC requirements for neighborhood/community commercial zones and
for the “Free Vacuums” sign to be removed. The conditions also require access roads,
utilities and frontage improvements to be built during the first phase of the project.


https://www.antiochca.gov/fc/community-development/planning/Chapter-7-Sign-Design-Guidelines.pdf
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The project will be conditioned to add car wash to the master list of allowed uses at the
shopping center. Restaurants, as well as various types of retail businesses, are already
included within that list.

This project will require adjustments to the easements and lot lines between the three
parcels and the adjacent residential parcel, in order to reflect the final site plan, and
ensure that no structures are built over lot lines or easements. It is staff's understanding
that the developer of the adjacent residential project will be submitting tentative and final
maps covering all adjustments within the entire PD04-05 area. The project conditions of
approval will require that these maps be approved through the City’s process prior to
building permit issuance.

The project is also conditioned to require a shared parking arrangement, either through
an easement or the project CC&R’s, between all three project parcels as well as the In-
Shape parcel, covering the entire commercial center.

The project is conditioned so that the businesses must adhere to the aforementioned
hours of operations, which were analyzed in the noise study conducted as part of the
CEQA addendum. Any proposed expansion of these hours will require approval from the
Zoning Administrator, and may require a noise study to confirm that increased operations
do not create a new significant noise impact.

ENVIRONMENTAL REVIEW

An addendum to the project’s original initial Study/Mitigated Negative Declaration was
prepared to analyze whether any of the proposed changes to the development would
constitute a new significant impact requiring further evaluation under CEQA. The
addendum concluded that substantial changes to the project which would require major
revisions of the previous IS/MND due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects
would not occur as a result of this proposed project. Therefore, the proposed project
would not meet the criteria set forth in CEQA Guidelines Section 15162(a)(1), and
preparation of an addendum would provide the appropriate level of environmental review.
The addendum and appendices is available here:
https://www.antiochca.gov/fc/community-development/planning/lone-tree-retail/Lone-
Tree-Retail-Project-Addendum.pdf.

In December 2004, the City of Antioch prepared an Initial Study/Mitigated Negative
Declaration (IS/MND), which evaluated the development of the 18-acre site with 186,000
square feet of commercial uses. The commercial uses anticipated in the 2004 IS/MND
included a 60,000 square foot health club, 101,000 square foot retail shopping center,
two restaurant buildings totaling 14,000 square feet, and a 10,000 square foot medical
office building. The IS/MND is available here: https://www.antiochca.gov/fc/community-
development/planning/lone-tree-retail/Lone-Tree-Retail-Project-2004-1S-MND.pdf. The
2004 IS/MND was adopted as part of a Planned Development approval (PD04-05). Only
the In-Shape Family Fitness Center, associated parking lot, as well as roadway and
frontage improvements along Long Tree Way have been constructed to date.



https://www.antiochca.gov/fc/community-development/planning/lone-tree-retail/Lone-Tree-Retail-Project-Addendum.pdf
https://www.antiochca.gov/fc/community-development/planning/lone-tree-retail/Lone-Tree-Retail-Project-Addendum.pdf
https://www.antiochca.gov/fc/community-development/planning/lone-tree-retail/Lone-Tree-Retail-Project-2004-IS-MND.pdf
https://www.antiochca.gov/fc/community-development/planning/lone-tree-retail/Lone-Tree-Retail-Project-2004-IS-MND.pdf
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The addendum analyzed several areas to confirm that no new significant impact would
be created by the project. The addendum concluded that the project would result in a
similar amount of ground disturbance as what was previously analyzed. Based on the
transportation analysis, the total number of daily trips generated by the project actually
decreased 599 from what was originally proposed. Therefore, air quality is not a potential
significant impact. Given that emissions regulations have strengthened since 2004, and
the overall number of vehicle trips is decreasing, greenhouse gas emissions is not a
significant impact.

A noise study was completed to confirm that noise generated by the new project does not
create a significant impact, in excess of the noise levels permitted in the City of Antioch
General Plan. This was particularly of interest since the car wash was not a use
envisioned in the original project. The noise study concluded that calculated combined
noise level exposure from project operations would be below the applicable City of
Antioch 60 dB CNEL exterior noise level standard at the closest noise-sensitive receptors,
and therefore impacts related to noise would be less than significant.

The 2004 IS/MND identified the potential for burrowing owls to occur on site, and as part
of the IS/MND Addendum, the project’s biological mitigation measures were revised to be
consistent with the most recent standards and regulations. This includes requiring a pre-
construction survey by a qualified biologist for the presence of owls, and appropriate
actions including consulting with the California Department of Fish and Wildlife if owls or
burrows are found.

Transportation mitigation measures, including construction of an extended left turn lane
into the center from Lone Tree Way, were implemented with the construction of In-Shape.

In conclusion, although altered from what was originally anticipated, the proposed
commercial uses would be consistent with the commercial nature of the anticipated uses
and would not result in any new significant environmental impacts or a substantial
increase in the severity of any previously identified significant impacts.

ATTACHMENTS

A. Resolution Recommending City Council Approval of an Addendum to the Initial
Study/Mitigated Negative Declaration
a. Exhibit A Addendum to the Initial Study/Mitigated Negative Declaration

B. Resolution Recommending City Council Approval of a Final Development Plan, Use
Permit and Design Review
a. Exhibit A Conditions of Approval
C. Project Plans
D. Project Description
E. Outside Agency Comments
F. Public Comment



ATTACHMENT “A”

PLANNING COMMISSION
RESOLUTION # 2025-XX

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING THAT THE CITY COUNCIL ADOPT THE ADDENDUM TO THE INITIAL
STUDY/MITIGATED NEGATIVE DECLARATION FOR THE LONE TREE RETAIL PROJECT
(PD2024-0001) AS ADEQUATE FOR ADDRESSING THE ENVIRONMENTAL IMPACTS OF
THE PROPOSED PROJECT

WHEREAS, on February 22, 2005, the City Council of the City of Antioch adopted
Resolution No. 2005/20 adopting an Initial Study/Mitigated Negative Declaration for the In-Shape
Health Club and Commercial Center Project (“the 2004 IS/MND”) as adequate for addressing
the environmental impacts of the project;

WHEREAS, the City of Antioch (“City”) received an application from Architecture Plus,
Inc. for approval of a new Final Development Plan, Use Permit and Design Review for the
development of a drive-thru car wash, a quick service restaurant, and combined retail and quick
service restaurant, and associated site improvements (PD2024-0001) at a portion of the site
(APNs: 072-500-005; 072-500-006; 072-500-007) evaluated in the In-Shape Health Club and
Commercial Center Project;

WHEREAS, the City determined an Addendum to the In-Shape Health Club and
Shopping Center project Initial Study/Mitigated Negative Declaration is the appropriate
environmental document pursuant to Section 15164 of the Guidelines of the California
Environmental Quality Act;

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

WHEREAS, on February 19, 2025, the Planning Commission duly held a public hearing
on the matter, and received and considered evidence, both oral and documentary; and

WHEREAS, the Planning Commission considered all public comments received, the
presentation by City staff, the staff report, and all other pertinent documents regarding the
proposed request.

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

2. THE PLANNING COMMISSION hereby finds that substantial changes are not
proposed to the project that would require major revisions to the 2004 IS/MND due to
the involvement of new significant environmental effects or a substantial increase in
the severity of a previously identified effect.

3. THE PLANNING COMMISSION hereby finds that substantial changes have not
occurred with respect the circumstances under which the project is undertaken
requiring major revisions to the 2004 IS/MND due to the involvement of new significant
environmental effects or a substantial increase in the severity of a previously identified
effect.

A1
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4. THE PLANNING COMMISSION hereby finds that there is no new information of
substantial importance which was not known and could not have been known at the
time the 2004 IS/IMND was certified showing any of the following:

a. The project will not have a new significant effect not previously discussed in
the 2004 IS/MND.

b. The project will not cause any significant effect examined in the 2004 IS/MND
to be substantially more severe.

c. The mitigation measures in the 2004 IS/MND and adopted in Resolution No.
2005/20 remain feasible, or have already been implemented, but some have
been modified to be consistent with the most recent standards and regulations.
All mitigation measures identified in this Addendum and required for the
proposed project as identified in the 2004 IS/MND that are necessary to reduce
the potentially significant impacts to a level of insignificance will be made a
requirement of the project and are acceptable by the project proponent.

d. There are no mitigation measures or alternatives which are considerably
different from those analyzed in the 2004 IS/MND that would substantially
reduce one or more significant effects on the environment.

5. THE PLANNING COMMISSION hereby finds that the modification to Mitigation
Measure 4-a.1, and the removal of Mitigation Measure 4-a.2 and 4-a.3 is justified in
order to make the mitigation measures consistent with the most recent standards and
regulations for burrowing owls, and to provide clarity for enforcement agencies.

BE IT FUTHER RESOLVED, that the Planning Commission does hereby recommend that
the City Council ADOPT the Addendum to the IS/MND for the In-Shape Health Club and
Commercial Center Project pursuant to the California Environmental Quality Act. All feasible
mitigation measures for the project identified in the IS/IMND, Addendum and accompanying
studies are hereby incorporated into this approval.

* * * * * * * *

| 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 19th day of February 2025, by the
following vote:

AYES:

NOES:

ABSTAIN:

ABSENT:

KWAME REED
Secretary to the Planning Commission
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(SEPARATE PAGE)
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Lone Tree Retail Project
IS/MND Addendum

A. INTRODUCTION AND SUMMARY

The purpose of this Addendum is to demonstrate that the Lone Tree Retail Project (proposed
project) has been adequately analyzed in the previous environmental review under the California
Environmental Quality Act (CEQA) and that further evaluation is not required.

B. PROJECT BACKGROUND

In December 2004, the City of Antioch prepared an Initial Study/Mitigated Negative Declaration
(IS'MND), hereafter referred to as the “2004 IS/MND,” for the previously approved In-Shape
Health Club and Shopping Center Project. The 2004 IS/IMND evaluated the development of an
18-acre site, located on the northeast side of Lone Tree Way, with 186,000 square feet (sf) of
commercial uses. The commercial uses anticipated in the 2004 IS/MND included a 60,000-sf
health club, 101,000-sf retail shopping center, two restaurant buildings totaling 14,000 sf, and a
10,000-sf medical office building. The 2004 IS/MND was adopted as part of a Planned
Development approval (PD-04-05).

Of the commercial uses anticipated to be constructed within the 18-acre site in the 2004 IS/MND,
only the In-Shape Family Fitness Center and an associated parking lot have been constructed to
date, as well as frontage improvements along Long Tree Way for the entirety of the site. In the
time since the adoption of the 2004 IS/MND, the City has ministerially approved a residential
housing project on the eastern portion of the site through the City’s Community Infill Housing
overlay via an approval letter, which will replace the previously approved 101,000-sf retail
shopping center. The remaining portions of the project site currently remain undeveloped.

C. PROJECT DESCRIPTION

The following provides a description of the project site’s current location and setting, as well as
the proposed project components and the discretionary actions required for the project.

Project Location and Setting
The proposed project site consists of the westernmost 3.22-acre portion of the overall 18-acre site

analyzed in the 2004 IS/MND (see Figure 1). The project site is located at 4099 Lone Tree Way in
the City of Antioch, California and is identified by Assessor’s Parcel Numbers (APNs) 072-500-
005, -006, and -007 (see Figure 2). The northern half of the project site consists of the 1.21-acre
Parcel E (APN 072-500-005) and the 0.96-acre Parcel F (APN 072-500-006); Parcels E and F are
undeveloped. The southern half of the project site consists of the 1.05-acre Parcel G (APN 072-
500-007). The southern portion of Parcel G is developed with a segment of the In-Shape Family
Fitness Center parking lot and the northern portion of the parcel is undeveloped. An existing
signaled driveway bisects the project site and separates Parcels E and F from Parcel G.
Surrounding existing land uses include medical offices, commercial uses, and undeveloped land
which is approved for multi-family residential uses to the north; the In-Shape Family Fitness Center
parking lot to the east; the In-Shape Family Fitness Center facility to the southeast; and open space
and single-family residences to the west, across Lone Tree Way. The City of Antioch General Plan
designates the site as Neighborhood Community Commercial and the site is zoned Planned
Development (P-D).

Page 1
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Figure 1
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Lone Tree Retail Project
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Project Components
The project site was previously approved for development of two restaurant buildings totaling

14,000 sf, as well as a 10,000-sf medical office building. The proposed project would include the
construction of a car wash facility, a quick-service restaurant, and a quick-service restaurant/retail
building (see Figure 3).

The proposed project would develop Parcel E with a 4,708-sf car wash, Parcel F with a 2,550-sf
quick service restaurant, and Parcel G with a 3,760-sf quick service restaurant/retail building. The
proposed project would also include new landscaping medians along the eastern portions of
Parcels E and F, adjacent to the future multi-family residential uses.

A comparison of the previously approved and the currently proposed uses within the project site
is presented in Table 1, below.

Table 1

pproved vs. Proposed Commercial Uses
A d P dC U
Approved Proposed

. ) - Car Wash (4,708 sf)

M;:;?:Lg?tc;u?g'i?'gg(1(10(’)%%03?; ) Quick Service Restaurant— Parcel F (2,550 sf)
9 ’ Quick Service Restaurant/Retail Building — Parcel G (3,760 sf)
Total

24,000 sf | 11,018 sf

The proposed car wash facility would operate from 7:00 AM to 7:00 PM during winter months,
and from 7:00 AM to 8:00 PM during summer months. The quick service restaurant within Parcel
F would operate from 10:00 AM to 11:00 PM, and the quick service restaurant/retail building within
Parcel G would operate from 10:45 AM to 11:00 PM. Compliance with the foregoing hours of
operation would be required as a Condition of Approval for the proposed project.

Vehicle access to the project site would be provided by two existing driveways off of Lone Tree
Way located in the center of the site between Parcels F and G, as well as one new driveway from
Lone Tree Way into Parcel E the northern portion of the site. Consistent with City requirements,
based on the square footage of the proposed retail uses, Parcel E would include 11 parking stalls,
including two Americans with Disabilities Act (ADA) compliant spaces; Parcel F would include 17
parking stalls, including two compact spaces and two ADA-compliant spaces; and Parcel G would
include 19 parking stalls, including two ADA-compliant spaces. Overall, the proposed project
would include 47 new parking spaces. It is noted that the southern portion of Parcel G is currently
developed with approximately 27 existing parking spaces that are shared with the In-Shape
Family Fitness Center.

Requested/Required Entitlements

The proposed project would require the following approvals from the City of Antioch:

e Final Development Plan;
e Use Permit; and
e Design Review.

It should be noted that as part of the adjacent multi-family residential development north of the
project site, the developer will submit a tentative map to the City, which will include adjusted lot
lines for that site and the project site.

Page 4
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PROJECT TEAM

PROJECT CONTACT:

PAUL ROTHBARD ¢/0 ISHC PROPERTIES LLC

21128 PACIFIC COAST HIGHWAY, SPACE 172

MALIBU, CA 90265

(209) 649-2517

CONTACT: PAUL ROTHBARD
prothbard@hotmail.com

VICINITY MAP

4099 LONE TREE WAY
ANTIOCH, CA 94509

IN-SHAPE HEALTH
CLUB

FIRE TRUCK PATH

ARCHITECT;
API

cvIL:
NORTH STAR ENGINEERING GROUP INC.

4335-B NORTH STAR WAY 620 12TH ST.

MODESTO, CA 95356
(209) 577-4661

CONTACT: RODNEY ALONZO  CONTACT: JOHN ELLIS

MODESTO, CA 95354
PHONE: (209) 524-3525

PROPERTY DESIGNATIONS

gnet

CURRENT ZONE:
GENERAL PLAN:

PARCEL 'E'

APN: 072-500-0053

PARCEL AREA:

P-D PLANNED DEVELOPMENT DISTRICT
NEIGHBORHOOD COMMUNIY COMMERCIAL

52,5835.F. 1121 ACRES

BUILDING COVERAGE (OF PROJECT AREA): 4708 5Q. FT. (10%)

BULDING USE:
MAXIMUM BULLDING HEIGHT:
PARKING REQURED
PARKING PROVIDED

STANDARD:
ACCESSIBLE:

TOT

PARCEL 'F
APN: 072.500.006-1

PARCEL AREA:

CARWASH
350"
7STALLS

15TALS
1STALS

VACCUUM (1 ACCESSSIBLE): 9 STAULS
TAL

TTSTALLS

41.7755F.1 96 AC

BUILDING COVERAGE (OF PROJECT AREA): 2,550 SQ. FT. [5.6%)

BUILDING USE:

MAXIMUM BUILDING HEIGHT:

QUICK SERVICE
RESTAURANT / RETAIL

350

PARKING REQURED

QUICK SERVICE RESTAURANT
850 5Q. FT. DINING AREA / 505Q. FT. = 17 STAULS

TOTAL PARKING REQUIRED 17 STAUS
PARKING PROVIDED

STANDARD: 13TAUS
COMPACT:

ACCESSIBLE: 251ALS
TOTAL PARKING PROVIDED T7 STALLS

APN: 072-500007-9
PARCEL AREA: 45.7385F. 105 AC
BUILDING COVERAGE ( OF PROJECT AREA): 3,760 5Q. FT. ( 8%)

BUILDING USE: QUICK SERVICE
RESTAURANT / RETAIL

MAXIMUM BUILDING HEIGHT: 350
PARKING REQURED

QUICK SERVICE RESTAURANT
500 5Q. FT. DINING AREA / 50 5Q. FT. = 10STAUS

RETAIL 1,460 5Q. FT./ 200 5Q. FT. = 7STAUS
TOTAL PARKING REQUIRED. T7STALS

PARKING PROVIDED
STANDARD: 17 STAUS

ACCESSIBLE: 2STALLS
TOTAL PARKING PROVIDED ToSTALLS

IN-SHAPE ( EXISTING )

PARKING REQURED

FITNESS FACILITY
59.5135F./200= 297 STALLS

PARKING PROVIDED
TOTAL PARKING PROVIDED. 300 STAUS
~

PROPOSED
DEVELOPMENT:

LONE TREE
RETAIL

4099 LONE TREE WAY
ANTIOCH, CA.

PLANNING HE H

2] ARCHITECTURE | [ =

- ARCHITECTURE PLUS INC.
4335-B NORTH STAR WAY
MODESTC, CA 95356

ph. 209.577.4661
fx. 209.577.0213

www.apiarc.com
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The tentative map will be subject to separate City review and approval.

D. DISCUSSION

New significant effects or other grounds require additional environmental review in support of
further agency action on a project pursuant to Public Resources Code (PRC) Section 21166 and
State CEQA Guidelines Sections 15162 and 15164. Under the guidelines, additional
environmental review shall be required if any of the following criteria are met:

15162. Subsequent EIRs and Negative Declarations

(a) When an EIR has been certified or a negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines,
on the basis of substantial evidence in the light of the whole record, one or more of the
following:

(1) Substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the involvement of
new significant environmental effects or a substantial increase in the severity
of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous EIR or
negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified
significant effects; or

(3) New information of substantial importance, which was not known and could
not have been known with the exercise of reasonable diligence at the time the
previous EIR was certified as complete or the negative declaration was
adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in
the previous EIR or negative declaration;

(B) Significant effects previously examined will be substantially more
severe than shown in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible
would in fact be feasible and would substantially reduce one or more
significant effects of the project, but the project proponents decline to
adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably different
from those analyzed in the previous EIR would substantially reduce
one or more significant effects on the environment, but the project
proponents decline to adopt the mitigation measure or alternative.

(b) If changes to a project or its circumstances occur or new information becomes
available after adoption of a negative declaration, the lead agency shall prepare a
subsequent EIR if required under subdivision (a). Otherwise the lead agency shall
determine whether to prepare a subsequent negative declaration, an addendum, or no
further documentation.

(c) Once a project has been approved, the lead agency‘s role in project approval is
completed, unless further discretionary approval on that project is required. Information
appearing after an approval does not require reopening of that approval. If after the
project is approved, any of the conditions described in subdivision (a) occurs, a
subsequent EIR or negative declaration shall only be prepared by the public agency
which grants the next discretionary approval for the project, if any. In this situation no
other responsible agency shall grant an approval for the project until the subsequent
EIR has been certified or subsequent negative declaration adopted.
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(d) A subsequent EIR or subsequent negative declaration shall be given the same notice
and public review as required under Section 15087 or Section 15072. A subsequent
EIR or negative declaration shall state where the previous document is available and
can be reviewed.

15164. Addendum to an EIR or Negative Declaration

(a) The lead agency or responsible agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions
described in Section 15162 calling for preparation of a subsequent EIR have occurred.

(b) An addendum to an adopted negative declaration may be prepared if only minor
technical changes or additions are necessary or none of the conditions described in
Section 15162 calling for the preparation of a subsequent EIR or negative declaration
have occurred.

(c) Anaddendum need not be circulated for public review but can be included in or attached
to the final EIR or adopted negative declaration.

(d) The decision making body shall consider the addendum with the final EIR or adopted
negative declaration prior to making a decision on the project.

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section
15162 should be included in an addendum to an EIR, the lead agency's findings on the
project, or elsewhere in the record. The explanation must be supported by substantial
evidence.

In addition to the above, the following guidance is relevant to the proposed analysis:

¢ If new measures will be adopted to mitigate new potentially significant impacts to a less-
than-significant level, the agency may adopt a subsequent negative declaration
addressing those impacts.

¢ Ifthe agency makes minor technical changes or additions to the prior negative declaration,
it may prepare an addendum to the negative declaration.

¢ |[fthe agency concludes that none of the conditions requiring a subsequent EIR or negative
declaration have occurred, and if there is no need to make changes or additions to the
prior negative declaration, the agency need not prepare any further environmental
documentation but may make a record of its determination.

The applicability of the criteria to the proposed project is described in the following sections.

Criterion 15162(a)(1)

As described above, whereas the 2004 IS/MND anticipated the development of the project site
with two restaurant buildings, the currently proposed project would include the construction of a
car wash facility, a quick-service restaurant, and a quick-service restaurant/retail building.
Although altered from what was originally anticipated, the proposed commercial uses would be
consistent with the commercial nature of the anticipated uses, and would be consistent with what
is permitted in the Neighborhood Community Commercial land use and P-D zoning designations.
In addition, as discussed in additional detail below, the proposed project would not result in any
new significant environmental impacts or a substantial increase in the severity of any previously
identified significant impacts.
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Based on the above, substantial changes to the project which would require major revisions of
the previous IS/MND due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects would not occur as
a result of the proposed project. Therefore, the proposed project would not meet the criteria set
forth in CEQA Guidelines Section 15162(a)(1), and preparation of an addendum would provide
the appropriate level of environmental review.

Criterion 15162(a)(2)

As discussed above, the 2004 IS/MND that assessed the impacts of commercial development of
the project site has been adopted by the City. Significant updates to local, State, and federal
regulations have not been adopted since the certification of the previous IS/MND that would
require major revisions to the previous analysis due to a resultant new significant environmental
effect or substantial increase in the severity of a previously identified significant effect. Similarly,
other substantial changes have not occurred with respect to the circumstances under which the
proposed project will be undertaken requiring major revisions of the 2004 IS/MND due to new or
substantially more severe effects. Therefore, the proposed project would not meet the criteria set
forth in CEQA Guidelines Section 15162(a)(2), and preparation of an addendum would provide
the appropriate level of environmental review.

Criterion 15162(a)(3)

As discussed above, an IS/MND that assessed the impacts of commercial development of the
project site has been adopted by the City. The proposed project would involve commercial
development similar to what was anticipated for the site in the 2004 IS/MND, and would not modify
the land use designation of the site. There is no new information of substantial importance, which
was not known and could not have been known with the exercise of reasonable diligence at the
time the previous IS/IMND was adopted, indicating that the proposed project would result in a new
or more severe significant impact from what was identified in the 2004 IS/MND, as discussed in
further detail below. Therefore, the proposed project would not meet the criteria set forth in in
CEQA Guidelines Section 15162(a)(3), and preparation of an addendum would provide the
appropriate level of environmental review.

E. ENVIRONMENTAL IMPACT ANALYSIS

The following sections provide discussions of potential impacts associated with the proposed
project in comparison to those previously identified in the 2004 IS/MND. According to CEQA
Guidelines Section 15164(b), an addendum may be prepared if only minor technical changes or
additions to the previous mitigated declaration are necessary or if none of the conditions
described in Section 15162 calling for the preparation of a subsequent mitigated declaration have
occurred. Given the limited scope of changes to the project, this Addendum provides a detailed
evaluation of those select CEQA topics most affected by the changes, whereas the remaining
CEQA topics are appropriately discussed at a lesser level of detail.

Air Quality

The 2004 IS/MND determined that the In-Shape Health Club and Shopping Center Project would
not result in any significant impacts related to air quality. The currently proposed project would
result in a similar amount of ground disturbance as what was anticipated in the 2004 IS/MND for
the project site. In addition, whereas the 2004 IS/MND anticipated construction of approximately
24,000 sf of commercial uses within the project site, the proposed project would develop a total
of approximately 11,018 sf of commercial uses, which is less than half of what was analyzed in
the 2004 IS/MND. The proposed project would also be required to comply with the most current
applicable laws and regulations related to reducing construction emissions, which are more strict
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than those in effect when the 2004 IS/MND was adopted. Therefore, construction emissions
associated with buildout of the project site would be less than what was anticipated and analyzed
in the 2004 1IS/MND.

Operational air quality impacts associated with the proposed project would also be reduced from
what was anticipated for the project site in the 2004 IS/MND. According to the Local
Transportation Analysis (LTA) prepared for the proposed project by Kimley-Horn (see Appendix
A)," the proposed car wash facility, quick-service restaurant, and quick-service restaurant/retail
building are anticipated to generate a total of 1,542 new daily trips. The 2004 IS/MND anticipated
that the entire In-Shape Health Club and Shopping Center Project would generate 8,454 daily
trips; without the trips generated by the existing In-Shape Family Fitness Center and the Shopping
Center anticipated for development north of the current project site, the 2004 IS/MND anticipated
that the on-site development would generate approximately 2,141 daily trips. As such, the
currently proposed project would generate 599 fewer daily trips than was previously anticipated
in the 2004 IS/MND. Due to the commercial nature of both the currently proposed project and the
development previously anticipated for the project site in the 2004 IS/MND, other operational
emissions generated by the proposed project would also be within the scope of what was
previously anticipated in the 2004 IS/MND. While the proposed project would include drive-
throughs, idling events associated with light-duty vehicles (i.e., passenger vehicles and light duty
trucks) represent a relatively minor percentage of total vehicle operations, and, as a result, the
California Air Resources Board (CARB) has indicated that idling emissions are accounted for
within typical mobile emissions associated with light-duty vehicles. As such, idling emissions
associated with the proposed drive-throughs are not assumed to substantially generate pollutant
emissions beyond presumed mobile emissions accounted for within the prior analysis. Therefore,
operational air quality impacts associated with the proposed project would be within the scope of
the prior analysis.

Overall, based on the above, the proposed project would not result in any new significant impacts
or a substantial increase in the severity of a previously identified significant impact related to air
quality.

Greenhouse Gas Emissions

Since the 2004 IS/MND was adopted, a number of regulations have been enacted for the purpose
of, or with an underlying goal for, reducing greenhouse gas (GHG) emissions, such as the
California Green Building Standards Code (CALGreen Code) and the California Building Energy
Efficiency Standards Code. Such regulations have become increasingly stringent since the 2004
ISIMND was adopted. The proposed project would be required to comply with all current
applicable regulations associated with GHG emissions, including the CALGreen Code and
California Building Energy Efficiency Standards Code. Requirements of the CALGreen Code
include, but are not limited to, the following measures:

e Compliance with relevant regulations related to future installation of electric vehicle (EV)
charging infrastructure in residential and non-residential structures;

o Indoor water use consumption is reduced through the establishment of maximum fixture
water use rates;

e Outdoor landscaping must comply with the California Department of Water Resources’
Model Water Efficient Landscape Ordinance (MWELOQO), or a local ordinance, whichever
is more stringent, to reduce outdoor water use;

' Kimley-Horn. Antioch Lone Tree Shopping Center Local Transportation Analysis (LTA). May 2, 2024,
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Diversion of 65 percent of construction and demolition waste from landfills;

¢ Required solar photovoltaic system and battery storage standards for certain buildings;
and

e Mandatory use of low-pollutant emitting interior finish materials such as paints, carpet,
vinyl flooring, and particle board.

In addition, technological advancements for the reduction of GHG emissions are ever-evolving.
As such, the currently available technologies and regulations would inherently cause the
proposed project to result in substantially fewer GHG emissions than what would have been
predicted for the site had such analysis been undertaken during the preparation of the 2004
IS/IMND.

The primary GHG emitted by human activities is carbon dioxide (CO.); one of the largest sources
of COz includes the burning of fossil fuels for transportation and electricity. Although the proposed
commercial uses are similar to what was anticipated for the site in the 2004 IS/MND, unlike the
previously approved In-Shape Health Club and Shopping Center Project, the proposed project
would include two quick-service restaurants with drive-throughs and a car wash, which would
result in idling vehicles on-site. However, as discussed above, according to the LTA, the proposed
project would generate 599 fewer daily vehicle trips than what was anticipated for the site in the
2004 IS/MND. Because vehicle trips would decrease under the proposed project as compared to
what was anticipated in the 2004 IS/MND, the associated GHG emissions would also decrease.
Furthermore, the proposed project would result in the reduction of 12,982 sf of commercial use
as compared to what was anticipated in the 2004 IS/MND, and would be required to comply with
the most current and more stringent regulations. Therefore, GHG emissions associated with the
proposed project would not result in a new or significant impact beyond what was anticipated in
the 2004 IS/MND.

Noise

The 2004 IS/MND determined that given compliance with applicable City noise ordinances, the
In-Shape Health Club and Shopping Center Project would not result in any significant impacts
related to noise.

According to the 2015 Supreme Court Case, California Building Industry Association v. Bay Area
Air Quality Management District (Case No. S213478), “agencies subject to CEQA generally are
not required to analyze the impact of existing environmental conditions on a project’s future users
or residents.” As such, because the CEQA Guidelines do not require analysis of effects of the
environment on the project, including impacts of noise on future residents, or in the case of the
proposed project, customers of the proposed commercial uses, the potential effects related to
noise exposure at the proposed project are not considered a CEQA impact. Any subsequent
analysis of noise impacts associated with the proposed project on future residents of the adjacent
planned residential development is presented for informational purposes only, and does not affect
the CEQA analysis.

The following analysis includes a discussion of noise standards and criteria applicable to various
land uses, as well as potential traffic noise and non-transportation noise sources associated with
the proposed project. The analysis below is based on the Environmental Noise and Vibration
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Assessment (ENVA) prepared for the proposed project by Bollard Acoustical Consultants, Inc.
(BAC) (see Appendix B).? The following terms are referenced in this discussion:

o Decibel (dB): A unit of sound energy intensity. An A-weighted decibel (dBA) is a decibel
corrected for the variation in frequency response to the typical human ear at commonly
encountered noise levels. All references to dB in this discussion will be A-weighted unless
noted otherwise.

o Day-Night Average Level (DNL): The average sound level over a 24-hour period, with a
penalty of 10 dB applied to noise occurring during nighttime hours (10:00 PM to 7:00 AM).

e Community Noise Equivalent Level (CNEL): The average sound level over a 24-hour
period, with a penalty of 5 dB applied to noise occurring during daytime hours (7:00 AM to
10:00 PM) and a penalty of 10 dB applied to noise occurring during nighttime hours (10:00
PM to 7:00 AM).

o Equivalent Sound Level (Leq): The average sound level over a given time-period.
Maximum Sound Level (Lmax): The maximum sound level over a given time-period.

¢ Sound Exposure Level (SEL): A rating (dB) of a discrete event that compresses the total
sound energy of the event into a one-second time period.

Sensitive Receptors

Noise-sensitive land uses are generally defined as locations where people reside or where the
presence of unwanted sound could adversely affect the primary intended use of the land. Places
where people live, sleep, recreate, worship, and study are considered to be sensitive to noise
because intrusive noise can be disruptive to such activities. Within the project vicinity, and for the
purposes of a CEQA evaluation, the nearest sensitive receptors are the single-family residences
to the north, east, west, and south of the project site.

Existing Noise and Vibration Environment

The ambient noise environment in the immediate project vicinity is defined by noise from traffic
on Lone Tree Way, as well as activities at nearby commercial uses. In order to quantify the
existing ambient noise environment within the project vicinity, BAC conducted long-term ambient
noise level measurements at three locations on June 19 and 20, 2023. The noise survey locations
are shown in Figure 4, and are identified as Sites 1, 2, and 3. The ambient noise level survey
results are summarized below in Table 2.

The ambient noise measurements obtained at Sites 1, 2, and 3 are believed to be representative
of the existing ambient noise environments at the existing single-family residential uses to the
north, east, and west of the project site, respectively.

During BAC site visits on June 18 and 21, 2024, vibration levels at the project site were below the
threshold of human perception.

2 Bollard Acoustical Consultants, Inc. Environmental Noise and Vibration Assessment: Lone Tree Retail Project.

December 12, 2024.
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Figure 4
Noise Survey Locations
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Table 2
Ambient Noise Survey Results
Average Measured Noise
Survey Time Levels (dB)
Location! | Date Period? Leq Lmax CNEL (dB)
Daytime 47 64
6/19/24 Evening 47 68 51
. Nighttime 43 57
Site 1 Daytime 46 63
6/20/24 Evening 47 64 51
Nighttime 43 59
Daytime 52 68
6/19/24 Evening 54 74 56
. Nighttime 48 62
Site 2 Daytime 52 68
6/20/24 Evening 52 74 55
Nighttime 47 64
Daytime 58 78
6/19/24 Evening 61 87 62
. Nighttime 53 69
Site 3 Daytime 59 77
6/20/24 Evening 58 80 62
Nighttime 54 72
Notes:
" Noise survey site locations are shown in Figure 4.
2 Daytime: 7:00 AM to 7:00 PM; Evening: 7:00 PM to 10:00 PM; Nighttime: 10:00 PM to 7:00 AM.
Source: Bollard Acoustical Consultants, Inc. 2024.

City Noise Standards and Criteria

The Environmental Hazards Element of the City of Antioch General Plan contains objectives and
policies to ensure that City residents are not subjected to noise beyond acceptable levels.
Pursuant to Objective 11.8.1, Noise Objective, of the General Plan, the allowable exterior noise
level for single-family residential uses is defined as 60 dB CNEL within rear yards, and the
allowable exterior noise level for multi-family residential uses is 60 dB CNEL within interior open
spaces. In addition, pursuant to General Plan Policy 11.8.2(g), appropriate noise mitigation is
required when a new development would cause noise in excess of the General Plan noise
objectives or an audible (3 to 5 dBA) increase in noise in areas where General Plan noise
objectives are already exceeded due to existing development.

Pursuant to Sections 5-17.04 and 5-17.05 of the City of Antioch Code of Ordinances, the operation
of heavy construction equipment and construction activities are prohibited on weekdays prior to
7:00 AM and after 6:00 PM; on weekdays within 300 feet of occupied dwelling space prior to 8:00
AM and after 5:00 PM; and on weekends and holidays prior to 9:00 AM and after 5:00 PM,
irrespective of the distance from an occupied dwelling.

Project Construction Noise

During project construction activities, heavy equipment would be used for grading excavation,
paving, and building construction, which would increase ambient noise levels when in use. Noise
levels would vary depending on the type of equipment used, how it is operated, and how well it is
maintained. Noise exposure at any single point outside the project work area would also vary
depending upon the proximity of equipment activities to that point.
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Table 3 includes the range of maximum noise levels for equipment commonly used in general
construction projects at full-power of operation at a distance of 50 feet. It should be noted that not
all of the construction activities would be required of the proposed project. Table 3 data also
include predicted maximum (Lmax) €quipment noise levels at the nearest existing and planned
residential uses, which assume a standard spherical spreading loss of 6 dB per doubling of
distance. As discussed above, the project construction noise levels at the adjacent future multi-
family residential development are presented for informational purposes only, and do not affect
the analysis.

Table 3
Reference and Projected Noise Levels for Construction Equipment
Projected Noise Level, Lmax (dB)
Reference Future Multi-
Noise Level Family
Type of at 50 feet, Site 1 Site 2 Site 3 Residential
Equipment Lmax (dB) | (575 feet) |(385 feet)!| (300 feet) (220 feet)?
Air compressor 80 59 52 64 62
Backhoe 80 59 52 64 62
Ballast equalizer 82 61 54 66 64
Ballast tamper 83 62 55 67 65
Compactor 82 61 54 66 64
Concrete mixer 85 64 57 69 67
Concrete pump 82 61 54 66 64
Concrete vibrator 76 55 48 60 58
Crane, mobile 83 62 55 67 65
Dozer 85 64 57 69 67
Excavator 85 64 57 69 67
Generator 82 61 54 66 64
Grader 85 64 57 69 67
Impact wrench 85 64 57 69 67
Loader 80 59 52 64 62
Paver 85 64 57 69 67
Pneumatic tool 85 64 57 69 67
Pump 77 56 49 61 59
Saw 76 55 48 60 58
Scarifier 83 62 55 67 65
Scraper 85 64 57 69 67
Shovel 82 61 54 66 64
Spike driver 77 56 49 61 59
Tie cutter 84 63 56 68 66
Tie handler 80 59 52 64 62
Tie inserter 85 64 57 69 67
Truck 84 63 56 68 66
Low 55 48 60 58
High 64 57 69 67
Average 61 54 67 64
Notes:
' Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.
2 Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of pool
area by buildings.
Source: Federal Highway Administration, Roadway Construction Noise Model User’s Guide, January 2006.
Bollard Acoustical Consultants, Inc. 2024.
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Consistent with Section 5-17.05 of the City’s Code of Ordinances, it is assumed that construction
activities associated with the proposed project would not occur on weekdays prior to 7:00 AM and
after 6:00 PM; on weekdays within 300 feet of occupied dwelling space prior to 8:00 AM and after
5:00 PM; and on weekends and holidays prior to 9:00 AM and after 5:00 PM. Based on the
measured ambient maximum (Lmax) daytime noise levels at Sites 1, 2, and 3, which encapsulates
the City’s allowable construction hours (7:00 AM to 6:00 PM), as presented in Table 2, the
predicted construction activity noise levels presented in Table 3 are either below or within the
range of the ambient measured maximum noise levels at the nearest residential uses.

However, noise from heavy equipment operations during on-site construction activities would add
to the noise environment in the immediate project site vicinity. A potentially significant impact
would occur if project-related construction activities were to noticeably increase ambient noise
levels above background levels at the nearby noise-sensitive residential uses. As discussed
above, the threshold of perception of the human ear is approximately 3 to 5 dB; a 5 dB change is
considered to be clearly noticeable. Consistent with General Plan Policy 11.8.2(g), a noticeable
increase in ambient noise levels is therefore assumed to occur where noise levels increase by 3
dB or more over existing ambient noise levels.

Using the calculated average measured maximum (Lmax) Noise levels at Sites 1, 2, and 3 during
the allowable construction hours (7:00 AM to 6:00 PM), and the calculated averages of predicted
construction equipment maximum noise levels shown in Table 3, BAC calculated the ambient
plus project construction equipment noise level increases at the nearby existing residential uses.
BAC concluded that project-generated increases in ambient maximum noise levels would range
from 0.2 dB Lmax to 2.1 dB Lmax at the closest existing residential uses. The calculated increases
in ambient maximum noise levels at the nearest sensitive receptors are below the applied
increase significance criterion of 3 dB. Therefore, construction activities associated with the
proposed project would not result in a temporary increase in ambient noise levels in excess of the
standards established in the City’s General Plan, and a less-than-significant impact would occur.

Project Operational Noise

The proposed project consists of a car wash facility in Parcel E, a quick service restaurant with a
drive-through in Parcel F, and a quick service restaurant/retail building with a drive-through in
Parcel G. According to the ENVA, the primary noise sources associated with project operations
are drive-through operations (i.e., idling vehicles and amplified menu speak boards), delivery truck
circulation, truck delivery activities, car wash tunnel operations, vehicle vacuum equipment, and
building mechanical equipment (heating, ventilation, and air conditioning [HVAC]). As discussed
above, the proposed car wash facility would operate from 7:00 AM to 7:00 PM during winter
months, and from 7:00 AM to 8:00 PM during summer months. The quick service restaurant within
Parcel F would operate from 10:00 AM to 11:00 PM, and the quick service restaurant/retail
building within Parcel G would operate from 10:45 AM to 11:00 PM. As part of the proposed
amendment to PD-04-05, the proposed project would be required to comply with the foregoing
hours of operations as a Condition of Approval.

An analysis of each of the identified project operational noise sources at the nearby existing
single-family residential uses (Sites 1, 2, and 3) and the future multi-family residential use is
provided below.
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Drive-Through Noise

As discussed above, the proposed project would include the development of Parcels F and G with
two quick service restaurants with drive-throughs. The two drive-through lanes would have
amplified menu speaker posts, the locations of which are shown in Figure 5.

Although the amplified speaker menu models have not yet been determined, in order to quantify
the noise emissions of the proposed drive-through speaker usage, BAC utilized noise level
measurements from the speaker manufacturer of a commonly installed model. BAC determined
that the speaker posts have the ability to incorporate automatic volume control (AVC), which
adjusts outbound volume based on the ambient noise level environment. For example, assuming
an outdoor ambient noise level of 45 dB, the speaker would adjust the volume of the system to
45 dB for a resulting overall sound level of 48 dB at a distance of four feet. Without the AVC
option, the speaker reference noise level would be 72 dB at four feet. Based on data collected for
similar drive-through operations, the ENVA determined that drive-through vehicle passages,
including vehicle idling, have median and maximum noise levels of 60 dB Leq at a distance of five
feet.

To calculate the project drive-through operations noise level exposure relative to the City’s CNEL
standard, the ENVA conservatively assumed that project drive-through menu speaker and vehicle
noise from both quick service restaurants, combined, would occur during every hour of the
proposed hours of operations, and that speaker posts would operate without the AVC option
enabled (i.e., worst-case speaker post noise exposure).

Using the foregoing information, and assuming a standard spherical spreading loss of -6 dB per
doubling of distance, data were projected from the proposed drive-through lanes and speaker
posts to the nearest existing and planned noise-sensitive residential uses. The results of such
projections are summarized in Table 4, below.

Table 4
Predicted Combined Drive-Through Noise Levels at Nearby
Residential Uses

City Noise
Predicted Combined Noise Standard, CNEL
Receiver?! Level, CNEL (dB)%34 (dB)
Site 1 32
Site 2 24
Site 3 39 60
Future Multi-Family Residential 34

Notes:

' Noise survey site locations are shown in Figure 4.

2 Predicted combined CNEL assumes continuous quick service restaurant/retail building operation during all
proposed hours of operation.

3 Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

4 Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.
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Figure 5
Proposed Noise Generation Sources
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As shown in Table 4, drive-through operational noise is predicted to be below the applicable City
of Antioch 60 dB CNEL exterior noise level standard at the closest noise-sensitive receptors. It is
noted that activation of the drive-through speaker model's AVC option would further reduce
speaker noise level exposure. In addition, using the ambient noise measurements presented in
Table 2, the ENVA determined that drive-through related increases in ambient noise levels would
be less than 0.1 CNEL at the closest existing and planned noise-sensitive residential uses. The
calculated increase in ambient noise levels indicated above is well below the General Plan
ambient noise level increase significance criterion of 3 dB. Therefore, impacts related to noise
generated by the proposed drive-through operations would be less than significant.

On-Site Truck Circulation Noise

BAC anticipates that deliveries of product to the proposed quick service restaurant and quick
service restaurant/retail building would occur at the front of the buildings with medium-duty vendor
trucks/vans. On-site truck passbys are expected to be relatively brief and would occur at low
speeds. The ENVA determined that single-event medium truck passby noise levels are
approximately 66 dB Lnax and 76 dB SEL at a reference distance of 50 feet. In order to calculate
hourly average noise level exposure from truck circulation, the ENVA assumes that the quick
service restaurant and quick service restaurant/retail building could each receive two deliveries
from a medium duty truck/van during a worst-case busy hour of deliveries, for a total of four
project-generated truck deliveries during a given busy hour. Given an SEL of 76, and assuming
four medium truck passbys during a given hour, BAC calculated the hourly average to be 46 dB
Leq. In order to calculate CNEL exposure, the ENVA conservatively assumed that the four truck
deliveries could occur during nighttime hours, which would be the worst-case CNEL exposure.
Based on the foregoing information, and assuming a standard spherical spreading loss of -6 dB
per doubling of distance, project-generated on-site truck circulation noise exposure at the nearest
existing and planned noise-sensitive residential uses was calculated. The results of such
calculations are presented in Table 5, below.

Table 5
Predicted On-Site Truck Circulation Noise Levels at Nearby
Residential Uses

City Noise
Predicted Noise Level, CNEL Standard, CNEL
Receiver?! (dB)?*34 (dB)
Site 1 <20
Site 2 <20
Site 3 28 60
Future Multi-Family Residential 25

Notes:

' Noise survey site locations are shown in Figure 4.

2 Predicted CNEL assumes a total of four truck deliveries all occurring during nighttime hours.

3 Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

4 Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.

As shown in Table 5, on-site truck circulation noise is predicted to be below the applicable City of
Antioch 60 dB CNEL exterior noise level standard at the closest noise-sensitive receptors. In
addition, using the ambient noise measurements presented in Table 2, the ENVA determined that
increases in ambient noise levels related to on-site truck circulation would be less than 0.1 CNEL
at the closest existing and planned noise-sensitive residential uses. The calculated increase in
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ambient noise levels indicated above is well below the General Plan ambient noise level increase
significance criterion of 3 dB. Therefore, impacts related to noise generated by the on-site truck
circulation associated with operation of the proposed project would be less than significant.

Truck Delivery Activity Noise

As discussed above, BAC anticipates that deliveries of product to the proposed quick service
restaurant and quick service restaurant/retail building would occur at the front of the buildings with
medium-duty vendor trucks/vans. The primary noise sources associated with delivery activities
are trucks stopping (air brakes), trucks backing into position (back-up alarms), and trucks pulling
away from the loading/unloading area (revving engines). The ENVA states that noise levels
associated with truck deliveries are approximately 76 dB SEL at a distance of 100 feet. In order
to conservatively estimate noise level exposure from truck delivery activity, the ENVA assumes
that the quick service restaurant and the quick service restaurant/retail building could each receive
two deliveries from a medium duty truck/van during a worst-case busy hour of deliveries, for a
total of four project-generated truck deliveries during a given busy hour. In order to calculate
CNEL exposure, the ENVA conservatively assumed that the four truck deliveries could occur
during nighttime hours, which would be the worst-case CNEL exposure. Based on the foregoing
information, and assuming a standard spherical spreading loss of -6 dB per doubling of distance,
project-generated truck activity noise level exposure at the nearest existing and planned noise-
sensitive residential uses was calculated. The results of such calculations are presented in Table
6, below.

Table 6
Predicted Truck Delivery Activity Noise Levels at Nearby
Residential Uses

City Noise
Predicted Noise Level, CNEL Standard, CNEL
Receiver? (dB)?34 (dB)
Site 1 26
Site 2 20
Site 3 30 60
Future Multi-Family Residential 30

Notes:

T Noise survey site locations are shown in Figure 4.

2 Predicted CNEL assumes a total of four truck deliveries all occurring during nighttime hours.

3 Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

4 Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.

As shown in Table 6, truck delivery activity noise is predicted to be below the applicable City of
Antioch 60 dB CNEL exterior noise level standard at the closest noise-sensitive receptors. In
addition, using the ambient noise measurements presented in Table 2, the ENVA determined that
increases in ambient noise levels related to truck delivery activity would be less than 0.1 CNEL at
the closest existing and planned noise-sensitive residential uses. The calculated increase in
ambient noise levels indicated above is well below the General Plan ambient noise level increase
significance criterion of 3 dB. Therefore, impacts related to noise generated by the truck delivery
activity associated with operation of the proposed project would be less than significant.
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Car Wash Drying Assembly Noise

According to BAC, noise levels generated by car washes are primarily due to the drying portion
of the operation. Based on information obtained from the project applicant about the models
proposed to be used in the drying portion of the proposed car wash, the blower assembly
generates a maximum noise level of 75 dB Lmaxat a distance of 100 feet. The car wash cycle lasts
approximately 1.5 minutes, with the drying assembly in operation during the last 0.5 minutes of
the cycle. Based on the forgoing information, the ENVA calculated that the car wash would go
through 40 full cycles and the drying would operate for approximately 20 minutes during a busy
hour of operations. Based on 20 minutes of dryer operations per hour, the resulting hourly average
(Leq) drying assembly noise level was calculated to be approximately 5 dB lower than the
equipment’s 75 dB Lmax referenced above. In order to calculate project-generated car wash drying
assembly noise levels relative to the General Plan’s CNEL descriptor, a 24-hour average
standard, BAC conservatively assumed that the hourly average car wash drying operations noise
identified above could occur during every hour of proposed car wash operations during the
summer hours (7:00 AM to 8:00 PM). Furthermore, BAC determined that the noise level
generation of car wash drying assemblies vary depending on the orientation of the measurement
position relative to the tunnel opening. Worst-case drying assembly noise levels occur at a
position directly facing the car wash exit, considered to be 0 degrees off-axis. At off-axis positions,
the tunnel building facade provides varying degrees of noise level reduction. At positions 45
degrees off-axis relative to the facade of the car wash exit and entrance, drying assembly noise
levels are approximately 5 dB lower. At 90 degrees off-axis, drying assembly noise levels are
approximately 10 dB lower.

Based on the foregoing information, and assuming a standard spherical spreading loss of -6 dB
per doubling of distance, worst-case project-generated car wash drying assembly noise exposure
at the nearest existing and planned noise-sensitive residential uses was calculated. The results
of such calculations are presented in Table 7, below.

Table 7
Predicted Car Wash Drying Assembly Noise Levels at Nearby
Residential Uses

City Noise
Predicted Noise Level, CNEL Standard, CNEL
Receiver?! (dB)?*34 (dB)
Site 1 39
Site 2 38
Site 3 48 60
Future Multi-Family Residential 43

Notes:

' Noise survey site locations are shown in Figure 4.

2 Predicted CNEL based on drying assembly in operation during every hour from 7:00 AM to 8:00 PM.

3 Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

4 Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.

As shown in Table 7, project-generated car wash drying assembly noise exposure is predicted to
be below the applicable City of Antioch 60 dB CNEL exterior noise level standard at the closest
noise-sensitive receptors. In addition, using the ambient noise measurements presented in Table
2, the ENVA determined that increases in ambient noise levels related to project-generated car
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wash drying assembly noise would range from 0.1 CNEL to 0.3 CNEL at the closest existing and
planned noise-sensitive residential uses.

The calculated increase in ambient noise levels indicated above is well below the General Plan
ambient noise level increase significance criterion of 3 dB. Therefore, impacts related to project-
generated car wash drying assembly noise would be less than significant.

Vacuum System Noise

As part of the proposed car wash facility, the proposed project would include the installation of a
central vacuum piping system consisting of a vacuum area containing a total of nine vacuum stalls
with 10 vacuum suction nozzles. The vacuum piping system’s noise-generating vacuum turbine
producer is proposed to be contained within an eight-foot solid masonry enclosure located
adjacent to the vacuum area. Measured and projected noise levels from the proposed vacuum
turbine producer, as well as the vacuum suction nozzles when hanging off of the nozzle hangers,
are provided in Appendices H and G, respectively, of the ENVA. In order to calculate project-
related vacuum equipment noise levels relative to the General Plan’'s CNEL descriptor, BAC
conservatively assumed that all of the proposed vacuum suction nozzles and system turbine
producer would be in concurrent operation during every hour of proposed car wash operations
during the summer hours (7:00 AM to 8:00 PM). Based on the foregoing information, and
assuming a standard spherical spreading loss of -6dB per doubling of distance, worst-case
project-generated vacuum equipment noise exposure at the nearest existing and planned noise-
sensitive residential uses was calculated. The results of such calculations are presented in Table
8, below.

Table 8
Predicted Vacuum System Noise Levels at Nearby Residential Uses
City Noise
Predicted Noise Level, CNEL Standard, CNEL
Receiver? (dB)?34 (dB)
Site 1 33
Site 2 22
Site 3 36 60

Future Multi-Family Residential 32

Notes:

T Noise survey site locations are shown in Figure 4.

2 Predicted CNEL based on vacuum equipment in concurrent operation during every hour from 7:00 AM to 8:00
PM.

Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.

As shown in Table 8, project-generated vacuum equipment noise exposure is predicted to be
below the applicable City of Antioch 60 dB CNEL exterior noise level standard at the closest noise-
sensitive receptors. In addition, using the ambient noise measurements presented in Table 2, the
ENVA determined that increases in ambient noise levels related to project-generated car wash
drying assembly noise would be less than 0.1 CNEL at the closest existing and planned noise-
sensitive residential uses.
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The calculated increase in ambient noise levels indicated above is well below the General Plan
ambient noise level increase significance criterion of 3 dB. Therefore, impacts related to project-
generated vacuum equipment noise would be less than significant.

Mechanical Equipment Noise

In preparing the ENVA, BAC determined that HVAC requirements for the proposed quick service
restaurant and quick service restaurant/retail building would most likely be met using packaged
roof-mounted systems. BAC reference file data for HVAC systems indicate that a 12.5-ton
packaged unit would be expected to generate an A-weighted sound power level of 85 dB. In order
to calculate project-generated HVAC equipment noise levels relative to the General Plan’s CNEL
descriptor, BAC conservatively assumed that the HVAC equipment would be in continuous
operation during a 24-hour period. Based on the foregoing information, and assuming a standard
spherical spreading loss of -6 dB per doubling of distance, project HVAC equipment noise
exposure at the nearest existing and planned noise-sensitive residential uses was calculated. The
results of such calculations are presented in Table 9, below.

As shown in Table 9, project-generated HVAC equipment noise exposure is predicted to be below
the applicable City of Antioch 60 dB CNEL exterior noise level standard at the closest noise-
sensitive receptors. In addition, using the ambient noise measurements presented in Table 2, the
ENVA determined that increases in ambient noise levels related to project-generated HVAC
equipment noise would range from 0.1 CNEL to 0.2 CNEL at the closest existing and planned
noise-sensitive residential uses.

Table 9
Predicted HVAC Equipment Noise Levels at Nearby Residential Uses
City Noise
Predicted Noise Level, CNEL Standard, CNEL
Receiver? (dB)%34 (dB)
Site 1 38
Site 2 31
Site 3 45 60

Future Multi-Family Residential 40

Notes:
T Noise survey site locations are shown in Figure 4.

2 Predicted CNEL based on continuous HVAC equipment usage from both quick service restaurant/retail buildings
for a 24-hour period.

Predicted noise levels at Site 2 include a -10 dB offset to account for the existing 10-foot wall.

Predicted noise levels at the future multi-family residential development include a -5 dB offset for screening of
pool area by buildings.

Source: Bollard Acoustical Consultants, Inc. 2024.

The calculated increase in ambient noise levels indicated above is well below the General Plan
ambient noise level increase significance criterion of 3 dB. Therefore, impacts related to project-
generated HVAC equipment noise would be less than significant.

Combined On-Site Operational Noise
The calculated combined noise levels from all foregoing analyzed on-site operations at the closest
existing and planned noise-sensitive residential uses are presented in Table 10, below.
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Table 10
Combined On-Site Noise Levels at Nearby Residential Uses

Site 1 32 19 26 39 33 38 43
Site 2 24 13 20 38 22 31 39
Site 3 39 28 30 48 36 45 50 60
Future Multi-
Family 34 25 30 43 32 40 46
Residential
Notes:
1 Noise survey site locations are shown in Figure 4.
2 Combined noise levels from drive-through operations sources (i.e., menu speakers and vehicles).
3 Calculated combined noise levels are based on the predicted noise levels presented in the analysis above.
Source: Bollard Acoustical Consultants, Inc. 2024.
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As indicated in Table 10, calculated combined noise level exposure from project operations would
be below the applicable City of Antioch 60 dB CNEL exterior noise level standard at the closest
noise-sensitive receptors. Furthermore, the ENVA determined that combined project-related
increases in ambient noise levels would range from 0.1 CNEL to 0.6 CNEL at the closest existing
and planned noise-sensitive residential uses. The calculated increase in ambient noise levels
indicated above is well below the General Plan ambient noise level increase significance criterion
of 3 dB. Therefore, impacts related to combined noise level exposure from project operations
would be less than significant.

Based on the above, implementation of the proposed project would not result in the generation of
a substantial temporary or permanent increase in ambient noise levels in the vicinity of the project
site in excess of standards established in the City’s General Plan. Therefore, impacts related to
noise associated with the proposed project would be within the scope of what was anticipated for
the project site in the 2004 IS/MND, and the proposed project would not result in a new or more
severe significant impact related to noise than what was anticipated in the 2004 IS/MND.

Vibration

Similar to noise, vibration involves a source, a transmission path, and a receiver. However, noise
is generally considered to be pressure waves transmitted through air, whereas vibration usually
consists of the excitation of a structure or surface. As with noise, vibration consists of an amplitude
and frequency.

A person’s perception to the vibration depends on their individual sensitivity to vibration, as well
as the amplitude and frequency of the source and the response of the system which is vibrating.
Vibration is measured in terms of acceleration, velocity, or displacement. A common practice is
to monitor vibration in terms of the velocity in decibels in root-mean-square (VdB, RMS).

During project construction, heavy equipment would be used for grading, excavation, paving, and
building construction, which would generate localized vibration in the immediate vicinity of
construction activities. According to the ENVA, the nearest existing residential structure to the
project site has been identified as the single-family residence located west of the project site. The
nearest existing commercial structure has been identified as the commercial building located
northwest of the project site. Because the foregoing structures have been engineered relatively
recently and were constructed in compliance with the current building code, neither are highly
susceptible to damage by vibration.

Table 11 shows the typical vibration levels produced by construction equipment at 25 feet, as well
as projected equipment vibration levels at the nearest existing residential and commercial
structures identified above. The ENVA notes that construction of the proposed project is not
anticipated to require pile driving activities, or any other construction activities that would create
substantial vibration.

Based on the data presented in Table 11, vibration levels generated from on-site construction
activities are predicted to be below the applicable threshold for damage to engineered structures
(98 VdB). In addition, construction-related vibration levels at the nearest existing residential and
commercial buildings are predicted to be below or barely approach the 65 VdB threshold of human
perception. Therefore, on-site construction is not anticipated to result in excessive groundbourne
vibration levels at nearby existing residential or commercial structures. With respect to
groundbourne vibrations generated by project operations, due to the commercial nature of the
proposed project, such operations are not anticipated to generate significant vibration.
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Table 11
Reference and Project Vibration Levels for Construction Equipment
Projected Maximum Vibration Level VdB
Reference (RMS)
Maximum Single-Family
Vibration at 25 Residence Commercial Building
Type of Equipment | feet, VdB (rms) (340 feet west) (80 feet northwest)
Hoe Ram 87 57 66
Large bulldozer 87 57 66
Caisson drilling 57 57 66
Loaded trucks 86 56 65
Jackhammer 79 <55 60
Small bulldozer 58 <55 <55
Source: 2018 Federal Transit Administration Transit Noise and Vibration Impact Assessment Manual and
BAC calculations.

Based on the above, impacts related to vibration associated with the proposed project would be
within the scope of what was anticipated for the project site in the 2004 IS/MND, and the proposed
project would not result in any additional significant impacts or more severe significant impacts
related to vibration as compared to the 2004 IS/MND.

Transportation

Since the release of the 2004 IS/MND, the law has changed with respect to how transportation-
related impacts may be addressed under CEQA. At the beginning of 2019, updated CEQA
Guidelines went into effect. The updated CEQA Guidelines require lead agencies such as the
City of Antioch to transition from using “level of service” (LOS) to vehicle miles travelled (VMT) as
the metric for assessing transportation impacts under CEQA (see Section 15064.3). The State’s
requirement to transition from LOS to VMT is aimed at promoting infill development, public health
through active transportation, and a reduction in GHG emissions. Pursuant to CEQA Guidelines,
any project that did not initiate CEQA public review prior to July 1, 2020 must use VMT rather
than LOS as the metric to analyze transportation impacts. However, LOS remains an important
metric used by the City for the purpose of determining consistency with General Plan goals and
policies including, but not limited to, General Plan Policies 3.4.4(d), 3.4.4(e), 7.3.2(a), and
7.3.2(d). Although no longer used for determining significant impacts under CEQA, the LTA
prepared for the proposed project includes both a LOS and VMT analysis.

Section 15064.3 of the CEQA Guidelines provides specific considerations for evaluating a
project’s transportation impacts. Pursuant to Section 15064.3, analysis of VMT attributable to a
project is the most appropriate measure of transportation impacts, with other relevant
considerations consisting of the effects of the project on transit and non-motorized travel. VMT is
the total miles of travel by personal motorized vehicles a project is expected to generate in a day.
VMT measures the full distance of personal motorized vehicle-trips, with one end within the
project site. Typically, development projects that are farther from other, complementary land uses
(such as a business park far from housing) and in areas without transit or active transportation
infrastructure (bike lanes, sidewalks, etc.) generate more driving than development near
complementary land uses with more robust transportation options. Therefore, development
projects located in a central business district with high density and diversity of complementary
land uses and frequent transit services are expected to internalize trips and generate shorter and
fewer vehicle trips than developments located in a suburban area with low density of residential
developments and no transit service in the project vicinity.
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Consistent with the State’s legislation, the City of Antioch adopted the Transportation and VMT
Impact Analysis Guidelines (VMT Guidelines) in June 2023.2> The VMT Guidelines provide
screening threshold recommendations that are intended to identify when a project can be
determined to cause a less-than-significant impact without conducting a detailed VMT evaluation.
The screening threshold recommendations are based on project type and size, location in low
VMT areas, and proximity to transit. One such recommendation is that local-serving retail
developments (considered to be less than 50,000 sf in size) may be assumed to cause a less-
than-significant impact on VMT. Because the buildings proposed for construction as part of the
proposed project would not exceed 50,000 sf, both individually and combined, the proposed
project qualifies for screening pursuant to the City’s VMT Guidelines, and a significant VMT impact
would not occur.

Furthermore, according to the LTA, it is reasonable to assume that the location of the proposed
project along Lone Tree Way would offer services for the traveling public that are already on the
roadway system and need to stop for services. As such, it is reasonable to assume that the
proposed project would not generate new demand, but would satisfy existing demand in the
region, and would therefore shorten the distance that customers would otherwise travel.

With respect to site access and circulation, site access would be provided from three existing
intersections: the signalized Lone Tree Way/Antioch Town Center intersection, and the right
in/right out Lone Tree Way/In-Shape Health Club Driveway and Lone Tree Way/Commercial
Driveway North intersections. According to the LTA, sufficient storage will be provided within the
existing turn pockets to contain anticipated queues following project buildout. In addition, the LTA
determined that the proposed project includes adequate access to buildings to accommodate
emergency vehicles and refuse services. Furthermore, the LTA determined that the drive-through
within Parcel G would have a seven-vehicle queueing capacity; based on the site design, Kimley-
Horn concluded that the probability of exceeding the queuing capacity is between one and five
percent, and the average queue length would range from 1.1 to 2.2 vehicles, which can be
accommodated within the available storage. Similarly, the probability that the queue within the
drive-through in Parcel F would exceed the nine-vehicle queuing capacity would range from four
to 26 percent, with average queue length ranging from 2.7 to seven vehicles, which can be
accommodated by the available storage. Finally, the probability that the queue for the automated
car wash within Parcel E would exceed the nine-vehicle capacity would range from two to seven
percent, with average queue lengths ranging from two to 3.3 vehicles, which can be
accommodated within the available storage. As such, the LTA concluded that the configurations
of the proposed drive-throughs and car wash are unlikely to result in on-site queuing issues.
Therefore, although the proposed car wash, quick service restaurant, and quick service
restaurant/retail building were not anticipated in the 2004 IS/MND, the LTA concluded that
impacts related to site circulation and site access would be less than significant.

It is noted that all mitigation measures included in the 2004 IS/MND related to transportation have
already been implemented, and, therefore, do not apply to the proposed project. For example,
the longer southbound left turn lane from Lone Tree Way into the project entrance required by
Mitigation Measure 14a.1 was constructed at the same time as the In-Shape Family Fitness
Center. Similarly, the right turn deceleration lane in to the site’s signalized entrance on Lone Tree
Way, as required by Mitigation Measure 14a.3, has already been constructed.

Based on the above, impacts related to transportation associated with the proposed project would
be within the scope of what was anticipated for the project site in the 2004 IS/MND, and the

3 City of Antioch. Transportation and VMT Impact Analysis Guidelines. June 2023.
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proposed project would not result in any additional significant impacts or more severe significant
impacts related to transportation as compared to the 2004 IS/MND.

Remaining Impact Areas
In addition to the CEQA topics discussed in the previous sections of this Consistency
Memorandum, the 2004 IS/MND included analysis of the following issue areas:

Aesthetics;

Agriculture and Forestry Resources;
Biological Resources;

Cultural Resources;

Energy;

Geology and Soils;

Hazards and Hazardous Materials;
Hydrology and Water Quality;
Land Use and Planning;

Mineral Resources;

Population and Housing;

Public Services;

Recreation;

Tribal Cultural Resources;

Utilities and Service Systems; and
Wildfire.

As discussed previously, construction and operation activities associated with the proposed
project would occur within a site previously analyzed as part of the 2004 IS/MND and would not
result in any increase to the area of disturbance previously anticipated by the 2004 IS/MND. For
these reasons, and given that site conditions, as well as conditions in the project vicinity, have
remained the same since adoption of the 2004 IS/MND, or, in the case of Parcel G, have been
partially developed consistent with what was anticipated in the 2004 IS/MND, the proposed project
would not result in new significant impacts or substantially more significant impacts related to the
following environmental issue areas: aesthetics, agriculture and forestry resources, cultural
resources, geology and soils, hazards and hazardous materials, hydrology and water quality,
mineral resources, public services, recreation, tribal cultural resources, and wildfire. For example,
new scenic vistas have not appeared within the project vicinity subsequent to the adoption of the
2004 IS/MND, and project design would be required to comply with applicable General Plan
policies and City of Antioch regulations related to building height, setback, and lighting. Similarly,
the project site has not undergone changes related to farmland, subsurface conditions, or
hydrology since adoption of the 2004 IS/MND. The existing uses within the project vicinity are the
same or similar to those that existed during preparation of the 2004 IS/MND; the surrounding
single-family residences were generally constructed prior to 2000, and construction of the medical
offices and commercial uses to the north began in 2004. As such, project construction would not
be anticipated to result in substantial increases in impacts to existing sensitive receptors beyond
the levels anticipated by the 2004 IS/MND. Therefore, the proposed project would not result in
any additional significant impacts or more severe significant impacts related to the
aforementioned environmental topics as compared to the 2004 IS/MND, and further
environmental review related to such is not required.

Similarly, the biological resources in the project vicinity and at the project site have remained the
same since adoption of the 2004 IS/MND. The 2004 IS/IMND determined that the only special-
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status species protected under State and/or federal regulations with the potential to occur on-site
is the burrowing owl. The 2004 IS/MND concluded that implementation of Mitigation Measures 4-
a.1 through 4-a.3, which require preconstruction surveys for the species and appropriate actions
should burrowing owl be discovered on-site, would reduce potential impacts to the species to a
less-than-significant level. As shown below, the aforementioned mitigation measures have been
revised to be consistent with the most recent standards and regulations. Compliance with such
mitigation would ensure that new or substantially more significant impacts beyond what was
identified in the 2004 IS/MND would not occur. Therefore, the proposed project would not result
in any additional significant impacts or more severe significant impacts related to biological
resources as compared to the 2004 IS/MND, and further environmental review related to such is
not required.

With respect to energy, the proposed project would be subject to the currently adopted 2022
California Green Building Standards Code (CALGreen Code) and the Building Energy Efficiency
Standards (Title 24, Part 6 of the California Code of Regulations), which include more stringent
requirements related to energy efficiency than previous iterations of the aforementioned
regulations to move the State closer to its net-zero energy goals. The 2022 Building Energy
Efficiency Standards are designed to move the State closer to its net-zero energy goals for new
development by requiring indoor water use consumption to be reduced through the establishment
of maximum fixture water use rates, diversion of 65 percent of construction and demolition waste
from landfills, and mandatory use of low-pollutant emitting interior finish materials such as paints,
carpet, vinyl flooring, and particle board. Energy reductions relative to previous Building Energy
Efficiency Standards are achieved through various regulations, including requirements for the use
of high-efficacy lighting, improved water heating system efficiency, and high-performance attics
and walls. As incorporated in the 2019 Building Energy Efficiency Standards, the 2022 Building
Energy Efficiency Standards require that that certain non-residential developments be
constructed with solar readiness for the future installation of rooftop solar panels. Additionally, all
construction equipment and operation thereof would be regulated per the CARB In-Use Off-Road
Diesel Vehicle Regulation. The In-Use Off-Road Diesel Vehicle Regulation is intended to reduce
emissions from in-use, off-road, heavy-duty diesel vehicles in California by imposing limits on
idling, requiring all vehicles to be reported to CARB, restricting the addition of older vehicles into
fleets, and requiring fleets to reduce emissions by retiring, replacing, or repowering older engines,
or installing exhaust retrofits. The In-Use Off-Road Diesel Vehicle Regulation would subsequently
help to improve fuel efficiency and reduce GHG emissions. Technological innovations and more
stringent standards are being researched, such as multi-function equipment, hybrid equipment,
or other design changes, which could help to reduce demand on oil and emissions associated
with construction. Therefore, the proposed project would not result in any additional significant
impacts or more severe significant impacts related to energy as compared to the 2004 IS/MND,
and further environmental review related to such is not required.

Finally, with respect to land use and planning and population and housing, the proposed project
would not physically divide an established community. In addition, because the proposed uses
would be consistent with the General Plan land use and zoning designations for the site, the
proposed project would be generally consistent with the uses anticipated in the 2004 IS/MND.
New utility lines installed as part of the proposed project would be extended from existing lines in
the adjacent roadway network and would be constructed consistent with the City’s applicable
engineering design standards. Additionally, any new utility lines associated with the proposed
project would be sized to accommodate only the project, thereby ensuring the project does not
induce substantial unplanned population growth. Furthermore, the proposed project would be
subject to applicable development impact fees, ensuring the project’s fair-share contribution for
any improvements to various public services and utilities. Therefore, the proposed project would
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not result in any additional significant impacts or more severe significant impacts related to land
use and planning and population and housing as compared to the 2004 IS/MND, and further
environmental review related to such is not required.

Overall, the proposed project would not result in any additional significant impacts or more severe
significant impacts as compared to the 2004 IS/MND, and further environmental review related to
aesthetics, agriculture and forestry resources, biological resources, cultural resources, energy,
geology and soils, hazards and hazardous materials, hydrology and water quality, land use and
planning, mineral resources, population and housing, public services, recreation, Tribal cultural
resources, and wildfire is not required.

It should be noted that the 2004 IS/MND did not identify any significant impacts and associated
mitigation measures beyond those discussed above related to biological resources and
transportation. Therefore, the 2004 IS/MND does not include any additional mitigation measures
that would be applicable to the proposed project.

Thus, with respect to the foregoing issue areas, the proposed project would result in similar
impacts as those identified within the 2004 IS/IMND. Compliance with applicable federal, State,
and local policies, regulations, and standards would ensure impacts related to the aforementioned
issue areas would be reduced to a less-than-significant level.

F. CONCLUSION

As established in the discussions above, the proposed project would be within the scope of the
2004 IS/MND analysis related to each CEQA Appendix G environmental resource area. The
proposed project would not result in any new significant information of substantial importance,
new impacts, new or revised alternatives, or an increase in the severity of previously identified
significant impacts that would require major revisions to the 2004 IS/MND. As such, the proposed
project would not result in any conditions identified in CEQA Guidelines Sections 15162 or 15164.
Therefore, additional environmental review under CEQA would not be required for the proposed
project.

G. APPLICABLE MITIGATION MEASURES

As stated above, transportation related mitigation measures contained in the 2004 IS/MND have
been fully implemented by the existing project. The following biological mitigation measures from
the 2004 IS/MND have been revised to comply with current standards and to provide clarity for
the enforcement agencies.

Mitigation Measure 4-a.1.

If construction is scheduled to begin during the non-breeding season (late
September through the end of January) for burrowing owl, a qualified biologist shall

conduct a survey for burrowing owls and burrows or debris that represent suitable
nesting or refugia habitat for burrowing owls within areas of proposed ground
disturbance. Should owls be present, construction activities shall avoid the refugia
by 250 feet until the burrowing owl vacates the site. If burrow exclusion/passive
relocation is required during the non-breeding season, the project applicant shall
consult with the CDFW pursuant to Fish and Game Code Section 2081. Avoidance
and minimization measures prescribed as part of the consultation process would
include recommendations provided in the CDFW Staff Report on Burrowing Owl
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Mitigation (2012). Survey results shall only be valid for the year in which they are

conducted.

If clearing and construction activities are planned to occur during the nesting period
for burrowing owls (February 1-August 31), a qualified biologist shall conduct a
targeted burrowing owl nest survey of all accessible areas within 500 feet of the
proposed construction area no more than 14 days prior to construction initiation,
as described in the CDFW Staff Report on Burrowing Owl Mitigation (2012).
Surveys shall be repeated if project activities are suspended or delayed for more
than 14 days during nesting season. The results of the surveys shall be submitted
to the City of Antioch Community Development Department. If burrowing owls are
not detected, further mitigation is not required. Survey results shall only be valid
for the year in which they are conducted.

If an active burrowing owl nest burrow (i.e., occupied by more than one adult owl,

and/or juvenile owls are observed) is found within 250 feet of a construction area,
construction shall cease within 250 feet of the active burrow until a qualified
biologist determines that the young have fledged and adult has vacated, or it is
determined that the nesting attempt has failed. If the applicant desires to work
within 250 feet of the nest burrow, a qualified biologist shall make

recommendations on an appropriate buffer and consult with the City and CDFW to
determine whether and/or how the nest buffer can be reduced.

If nesting burrowing owls are found during the pre-construction survey, a habitat

assessment shall be conducted and mitigation for the permanent loss of burrowing
owl habitat, as determined by a qualified biologist, shall be accomplished
consistent with the recommendations in the CDFW Staff Report on Burrowing Owl!
Mitigation.

A report detailing compliance with the provisions established herein shall be
submitted for review and approval to the City of Antioch Community Development
Department within 30 days of completion of all such provisions.
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New Mitigation Measures
None required.
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ATTACHMENT "B"

PLANNING COMMISSION
RESOLUTION # 2025-XX

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING THAT THE CITY COUNCIL APPROVE A FINAL DEVELOPMENT
PLAN, USE PERMIT, AND DESIGN REVIEW FOR THE LONE TREE RETAIL
PROJECT (PD2024-0001)

WHEREAS, the City of Antioch (“City”) received an application from Architecture
Plus Inc. for approval of a Final Development Plan, Use Permit and Design Review for
the development of a drive-thru car wash, a quick service restaurant, and combined retail
and quick service restaurant, and associated site improvements at 4099 Lone Tree Way
(PD2024-0001) (APNs: 072-500-005; 072-500-006; 072-500-007);

WHEREAS, the application was deemed complete on November 20, 2024;

WHEREAS, the City determined that an Addendum to the In-Shape Health Club
and Commercial Center project Initial Study/Mitigated Negative Declaration is the
appropriate environmental document pursuant to Section 15164 of the Guidelines of the
California Environmental Quality Act;

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

WHEREAS, on February 19, 2025, the Planning Commission duly held a public
hearing on the matter, and received and considered evidence, both oral and
documentary;

WHEREAS, the Planning Commission considered all public comments received,
the presentation by City staff, the staff report, and all other pertinent documents
regarding the proposed request.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission hereby
makes the following findings for approval of the requested Final Development Plan
pursuant to Section pursuant to Section 9-5.2308 “Findings Required” of the Antioch
Municipal Code:

a. Each individual unit of the development can exist as an independent unit
capable of creating an environment of sustained desirability and stability, and
the uses proposed will not be detrimental to present or potential surrounding
uses but instead will have a beneficial effect which could not be achieved under
another zoning district.

The project proposes four businesses within three individual buildings, each of

which could exist as an independent unit. The uses proposed will provide
services to surrounding neighborhoods. The project will develop commercial
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sites that have remained vacant for almost 20 years since the original Planned
Development approvals.

. The streets and thoroughfares proposed meet the standards of the city’s Growth

Management Program and adequate utility service can be supplied to all phases
of the development.

The project has provided a transportation analysis study which confirms that the
streets and thoroughfares surrounding it, including the access drive, have
adequate capacity for the project. The project includes construction of all
necessary utilities to serve the project.

. Any commercial component is justified economically at the location(s) proposed.

The project seeks to develop commercial sites that have a General Plan
designation of Neighborhood Community Commercial, have remained vacant
for approximately 20 years, and the applicant already has prospective tenants
for a majority of the units.

. Any residential component will be in harmony with the character of the

surrounding neighborhood and community and will result in densities no higher
than that permitted by the general plan.

There are no residential components of the project.

. Any industrial component conforms to applicable desirable standards and will

constitute an efficient, well-organized development with adequate provisions for
railroad and/or truck access and necessary storage and will not adversely affect
adjacent or surrounding development.

There are no industrial components of the project.

. Any deviation from the standard zoning requirements is warranted by the design

and additional amenities incorporated in the final development plan which offer
certain unusual redeeming features to compensate for any deviations that may
be permitted.

The project includes minor deviations from standard parking requirements.
This is justified as project offers the opportunity to develop three pads on a
partially developed commercial site, that have remained vacant for 20 years
since the original Planned Development approval. Given the small variation
compared to the vast number of parking spaces that will be available
throughout the entire commercial center, as well as the fact that the new
businesses will all generate a significant amount of their visitors through drive-
thrus, staff is supportive of the parking plan as proposed. The center is not
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close to any residential or commercial street parking, therefore there is no
reasonable risk of overflow from the commercial center impacting parking at
existing nearby residences or businesses.

. The area surrounding the P-D District can be planned and zoned in coordination

and substantial compatibility with the proposed development.

This project will complement the office and commercial development
immediately to the north of the P-D District, as well as the proposed multifamily
Commercial Infill Housing residential project immediately to the east. The
development is compatible with the surrounding neighborhood and the uses are
consistent with the General Plan.

. The P-D District conforms with the General Plan of the city.

All proposed uses at the project comply with the General Plan designation of
Neighborhood Community Commercial.

BE IT FURTHER RESOLVED that the Planning Commission hereby makes the

following findings for approval of a Use Permit pursuant to Section 9-5.2703 “Required
Findings” of the Antioch Municipal Code:

a. That 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 project, as conditioned has been designed and conditioned to comply with
City of Antioch Municipal Code requirements and commercial design guidelines.
The project is located on a partially-developed site, and is adequately buffered
from existing surrounding residential neighborhoods.

. That the use applied at the location indicated is properly one for which a use

permit is authorized.

The site is Zoned P-D, Planned Development District. The General Plan
designation for the site is Neighborhood Community Commercial. Both
designations allow for the development of eating and retail establishments. This
resolution amends the use list for the P-D District to allow car washes

. 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.

The project is located on a partially developed site, that since 2005 has been
entitled for commercial development. The project is designed with fencing/walls,
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parking, driveways and walkways, stormwater infrastructure, landscaping, trash
enclosures, and all other features required.

d. 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 has provided a transportation analysis study which confirms that the
streets and thoroughfares surrounding it, including Lone Tree Way, have
adequate capacity.

e. That the granting of such Use Permit will not adversely affect the comprehensive
General Plan.

The General Plan designation for the site is Neighborhood Community
Commercial. The project is consistent with the General Plan land use
designation, its allowed uses, and its description of development focused on
integrated neighborhood shopping centers or commercial nodes.

BE IT FUTHER RESOLVED, that the Planning Commission does hereby
recommend that the City Council APPROVE a Final Development Plan, Use Permit and
Design Review for the development of a drive-thru car wash, a quick service restaurant,
and combined retail and quick service restaurant, and associated site improvements at
4099 Lone Tree Way (PD2024-001) (APNs: 072-500-005; 072-500-006; 072-500-007).
The project is subject to the following conditions in Exhibit A, attached hereto.

* * * * * * * *

| 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 19th day of
February 2025, by the following vote:

AYES:

NOES:

ABSTAIN:

ABSENT:

KWAME REED
Secretary to the Planning Commission
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(SEPARATE PAGE)
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EXHIBIT A: CONDITIONS OF APPROVAL
LONE TREE RETAIL PD2024-0001

Project Approval. This Final DevelopmentPlan, Use Permit and Design Review
approval is for the Lone Tree Retail project located at 4099 Lone Tree Way (APN:
072-500-005; 072-500-006; 072-500-007), as substantially shown and described
on the project plans dated November 1, 2024, as presented to the City Council on
[DATE] (“Approval Date”), except as required to be modified by conditions herein.
For any condition herein thatrequires preparation of a final plan where the project
applicanthas submitted a conceptual plan, the project applicantshall submitfinal
plan(s) in substantial conformance with the conceptual plan, but incorporate the
modifications required by the conditions herein for approval by the City of Antioch
(“City”).

Project Approval Expiration. This approval expires on [DATE] (two years from
the date on which this approval becomes effective), or at an alternate time
specified as a condition of approval, unless a building permithas been issued and
construction diligently pursued. All approval extensions shall be processed as
stated in the Antioch Municipal Code.

Appeals. Pursuantto Antioch Municipal Code § 9-5.2509, any decision made by
the Planning Commission which would otherwise constitute final approval or denial
may be appealed to the City Council. Such appeal shall be in writing and shall be
filed with the City Clerk within five (5) working days after the decision. All appeals
to the City Councilfromthe Planning Commission shallbe accompanied by a filing
fee established by a resolution of the City Council.

Requirement for Building Permit. Approval granted by the Planning Commission
or City Council does not constitute a building permit or authorization to begin any
construction or demolition of an existing structure. An appropriate permit issued by
the Community Development Department shall be obtained before constructing,
enlarging, moving, converting, or demolishing any building or structure within the

City.

Planned Development Modifications to Approved Plans. The project shall be
constructed as approved and with any additional changesrequired pursuantto the
Conditions of Approval. Planning staff may approve minor modifications in the
project design, but not the permitted land uses. A change requiring discretionary
approval, and any other changes deemed appropriate by the Planning staff per
Antioch Municipal Code Section 9-5.2311 shall require further Planning
Commission or City Council approval through the discretionary review process.

Hold Harmless Agreement/Indemnification. The applicant(including any agent
thereof) shalldefend,indemnify,and hold harmless, the City of Antioch, its agents,
and employees, from any claim, action, or proceeding against the City or its
agents, officers or employees to attack, set aside, void, or annulthe City'sapproval
concerning this application. The City will promptly notify the applicantof any such
claim, action, or proceeding and cooperate fully in the defense.
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7.

10.

11.

Final Approval. A final and unchallenged approval of this project supersedes any
previous approvals that have been granted for this site.

Compliance Matrix. With the submittal of all grading plans, improvement plans,
and building permit plans, the applicant shall submit to the Community
Development Department a Conditions of Approval and Mitigation Measures
compliance matrix that lists: each Condition of Approval and Mitigation Measure,
the City division responsible for review, and howthe applicantmeets the Condition
of Approval or Mitigation Measure. The applicant shall update the compliance
matrix and provide it with each submittal.

Mitigation Monitoring and Reporting Program. The applicantshall comply with
all mitigation measures identified in the Mitigation Monitoring and Reporting
Program for the project.

City Fees. The applicantshall pay all City and other related fees applicable to the
property, as may be modified by the conditions herein. Fees shall be based on the
currentfee structure in effectat the time the relevant permits are secured and shall
be paid before issuance of said permit. Notice shall be taken specifically of plan
check, engineering, fire, and inspection fees. The project applicant shall also
reimburse the City for direct costs of Planning, Building and Engineering Division
plan check and inspection, as mutually agreed between the City and applicant.

No permits or approvals, whether discretionary or mandatory, shall be considered
if the applicant is not current on fees, balances, and reimbursements that are
outstanding and owed to the City.

Pass-Through Fees. The applicantshall pay all pass-through fees. Fees include

but are not limited to:

a. East Contra Costa Regional Fee and Financing Authority (ECCRFFA) Fee
in effect at the time of building permitissuance.

b. ContraCosta CountyFire Protection District Fire DevelopmentFee in effect
at the time of building permitissuance.

c. Contra Costa County Map Maintenance Fee in effect at the time of
recordation of the final map(s).

d. Contra Costa County Flood Control District Drainage Area Fee.

e. School Impact Fees.

f.  Delta Diablo Sanitation Sewer Fees.

g. Contra Costa Water District Fees.
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12.

Proof of Community Facilities District (CFD) Annexation. Priorto occupancy,
the applicant shall submit evidence of annexation into all required districts,
including:

a. The applicant shall annex into the existing Community Facilities District
(CFD) 2018-02 (Police Protection).

b. The applicantshall annexinto the Public Services District (Public Services)
CFD 2018-01 and accept a level of annual assessments sufficientto maintain
public facilities in the vicinity of the project area, at no cost to the City. The
annual assessmentshall cover the actual annual cost of public services as
described in the Engineer’s Report.

c. The applicantshall annexinto the Fire Services District CFD 2022-1 (Antioch
Fire Protection and Emergency Response Services). This CFD s
administered by the Contra Costa County Fire Protection District. To comply
with this condition, the applicant shall provide the City proof of annexation by
furnishing a copy of the resolution passed by the County Board of
Supervisors.

PUBLIC WORKS’ STANDARD CONDITIONS

13.

14.

15.

16.

City Standards. All proposed improvements shall be designed and constructed to
City standards or as otherwise approved by the City Engineerin writing. The
applicantshall file for a City encroachment permit for all improvements within the
publicright of way, a grading permit for grading of all shared access and shared
utilities of the site, and any building permit for all buildings and utilities to be
installed on the site.

Required Easements and Rights-of-Way. All required easements or rights-of-
way for improvements shall be obtained by the applicantat no cost to the City of
Antioch priorto, or concurrently with the recordation of the final map or subsequent
final maps or separate recorded documents as approved by the City Engineer. 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.

Removal of Vacated Easements. All existing easements that are nolonger to be
in use, or for existing utilities that will be removed with construction of the
development, shall be removed prior to occupancy ofthe parcels being developed.
This abandonment and removal of easements shall be processed with the
proposed tentative map and final map of this development and recorded with
subsequentfinal maps of the development as approved by the City Engineer prior
to occupancy.

Line of Sight Triangles. Safe line of sight distance triangles shall be maintained

throughoutthe construction of this development per Antioch Municipal Code § 9-
5.1101, Site Obstructions at Intersections, and as approved by the City Engineer.
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17.

18.

19.

20.

21.

Landscaping, structures, and signage shall be properly maintained as to not
restrict the safe line of sight at intersections, driveways, and parking lots per city
ordinance.

Utility Construction. Relocation of public utilities and construction of new private
utilities shall be completed to their ultimate size, location and configuration as
shown on the preliminary utility plan submitted to the City for review and shall be
designed in accordance with City standard plans and constructed prior to
occupancy of the first building within the development.

Utility Undergrounding. Prior to the final occupancy permit, all existing and
proposed utilities (e.g., transformers and PMH boxes), except existing PG&E high
voltage electrical transmission towers (or other utilities as approved by the City
Engineer), shall be undergrounded in accordance with Antioch Municipal Code §
7-3, Underground Utility Districts, and as approved by the City Engineer.

Utility Mapping. Prior to acceptance of public utilities, the applicant shall provide
GPS coordinates of all below ground and above ground utilities. This includes all
Water Distribution utility features, Sewer Collection utility features, Storm Water
utility features, and inverts, locations of pipes, manholes, cleanouts, and utility
meters associated with these features. Applicant shall include GPS coordinates of
water meters, irrigation meters, sewer cleanouts, sewer manholes, subdivision
entryway signs, street signs, light poles, storm drain manholes, drainage inlets,
transformers and gas meters needed for recording the location of all proposed
utilitiesin the project as defined bythe City Engineer. These GPS coordinates must
be taken on a survey-grade GPS data receiver/collector and provided in GIS
shapefileformatusingthe NAVD 88 (with conversion information). Submittal of as-
built drawings in AutoCAD drawing format in NAVD 88 coordinates shall satisfy
this condition prior to occupancy.

Sewer. All sewage fromthe development shall flow by gravity to the existing sewer
line currently located within the developmentthatflows into the street sewer main,
located in Lone Tree Way, in accordance with City standards and ordinances. All
existing sewer lines and sewer laterals to the existing City sewer system that shall
be used with development of this project shall remain. All new private sewer lines
and laterals shall be in accordance with City and local sewer district specifications
and standard plans.

Requirement for Looped System. Water laterals to each development shall be
connectedto an existing looped water distribution system located within this site
or shall connectto a looped water main of a neighboring existing development. If
connecting to an existing looped water system is not possible, the applicant shall
be required to install a building water system directly to the water main located in
Lone Tree Way, or construct a new public water main from the public street main
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22.

23.

24.

25.

through the development in accordance with City standards and at no costto the

City.

Water Pressure. The applicantshall provide adequate water pressure and volume
for fire flow and domestic use to serve this developmentper City and Fire District
requirements. This will include a minimum fire flow of 1,000 gpm at residual
pressure of 20 psi with all losses included at the highestsprinkler unitpointin the
building and a minimum static pressure of 20 psi at the water service or as
approved by the City Engineer. The Contra Costa Fire Protection District may
provide additional water flow conditions.

Retaining Walls

a.

Public Right of Way. Retaining walls shall notbe constructed in the public
right-of-way or other City maintained parcels, unless otherwise approved by
the City Engineer.

Materials. All retaining walls shall be of concrete masonry unit construction.
Height. All retaining walls shall be reduced in heightto the maximum extent
practicable and the walls shall meet the heightrequirementsin the frontage
setback and sight distance triangles as required by the City Engineer.
Slope. The 2:1 maximum slope above all retainingwalls shall be landscaped
with trees, ground cover, grass, or other erosion control vegetation.

Fences. All perimeter fences shall be located at the top of slope or along the
existing property parcel line as shown on the approved landscape plans, and as
approved by the City Engineer.

a.

In cases where a fence is to be builtin conjunction with a retaining wall, and
the wall face is exposed to a side street, the fence shall be set back a
minimum of three feet (3’) behind the retaining wall per Antioch Municipal
Code § 9-5.1603, or as otherwise approved by the City Engineer in writing.
All fencing adjacentto open space (trails and basins) shall be located at the
top of slope and be constructed of wroughtiron, tubular steel, or other
materials as approved by the City Engineer in writing at the time of
improvement plan approval.

Storm Drain Design/Construction. The applicantshall design and construct all
storm drain facilities to adequately collect and convey stormwater entering or
originating within the developmentto the nearest adequate man-made drainage
facility or natural watercourse, without diversion of the watershed.

a.

All public utilities, including storm drainpipes and ditches, shall be installed
in streets avoiding one lot draining over or between other lots. All proposed
drainage facilities, including open ditches and detention basins, shall be
constructed to City standards and of Portland Concrete Cement, or as
approved by the City Engineer. These public utilities shall be designed prior
to building permit issuance and constructed prior to occupancy.
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26.

b. Storm drainage systems shallflowtothe clean water detention basins shown
within the project drainage study or as shown on the project grading and
improvement plans, with no diversion out of existing watershed(s).

c. The detention basin(s) and associated improvements shall be constructed
and operational prior to issuance of the first building permit.

d. Detention basins shall be designed to the satisfaction of the City Engineer
with an emergency spillway to provide controlled overflow relief for large
storm events. An Operations and Maintenance Manual shall be submitted
for each basin prior to the issuance of the first building permit.

Project Storm Water Report. The applicantshall submit a storm water report of
the site’s hydrology and hydraulic analyses as part of the storm water system
design for 10 year and 100-year storm events in 24 hours. The analyses shall
demonstrate adequacy of the in-tract or onsite drainage system and the
downstream drainage system for the 10-year storm eventwith the hydraulic grade
line (HGL) contained a minimum 1.25’ below the top of each catch basin or storm
drain manhole within the project. The minimum pipe slope of any drainage pipe is
0.0033 and the minimum velocity of water flowing in the pipeis 2 FPS with half of
the design flow. The minimum storm drainpipe size for pipes in the private system
is 10 inches. All detention basins shall be designed with an outfall weir with 1 foot
(of free board) below the lowest top of bank. The sides of the basin shall have a
maximum 3:1 slope, the bottom of the basin shall drain to the outfall ata minimum
slope of 0.003. A paved maintenance access shall be constructed at a maximum
grade of 15% for access to the basin. The analysis for the 100-year event shall
show that the site will have at least one or more 100-year flood release points to
public streets, existing creeks, or existing flood control channels. Any building
finish floor elevation within the site or subdivision shall have at least 1 foot of free
board from the finish floor elevation to the HGL of the 100-year event. The
hydrology and hydraulic analysis shall be reviewed and approved by the City and
Contra Costa County Flood Control to the satisfaction of the City Engineer prior to
building permitissuance.

CONSERVATION /NPDES

27.

28.

C.3 Compliance. Per State regulations, all onsite and offsite impervious surfaces,
including off-site roadways to be designed and constructed as part of the project,
are subject to State C.3 requirements prior to building permit issuance and
occupancy of the first building.

NPDES. The project shall comply with all Federal, State, and City regulations for
the National Pollution Discharge Elimination System (NPDES) (Antioch Municipal
Code 86-9). (Note: Per State Regulations, NPDES Requirements are those in
effect at the time of the Final Discretionary Approval.) Under NPDES regulations,
the project is subject to provision C.3: “New development and redevelopment
regulations for storm water treatment.”
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a. Requirements. Provision C.3 requires that the project include storm water
treatment and source control measures, as well as run-off flow controls so
that post-project runoff does not exceed estimated pre-project runoff.

b. Storm Water Control Plan. C.3 regulationsrequirethe submittal of a Storm
Water Control Plan (SWCP) thatdemonstrates plan compliance. The SWCP
shall be submitted to the Building and City Engineering Departments
concurrently with site improvement plans.

c. Operation and Maintenance Plan. For the treatment and flow-controls
identified in the approved SWCP, a separate Operation and Maintenance
Plan (O&M) shall be submitted to the Building Department at the time of
permit submittal and shall be approved by the City Engineer.

d. Covenants, Conditions and Restrictions (CC&Rs). Both the approved
SWCP and O&M plans shall be included in the project CC&Rs, if applicable.
Prior to final building permit approval and issuance of a Certificate of
Occupancy, the applicant shall execute any agreements identified in the
Storm Water Control Plan that pertain to the transfer of ownership and/or
long-term maintenance of stormwater treatment or hydrograph modification
Best Management Practices (BMP’s).

29. NPDES Plan Submittal Requirements. The following requirements of the
federally mandated NPDES program (National Pollutant Discharge Eliminaton
System) shall be complied with as appropriate, or as required by the City Engineer:
a. Application. Prior to issuance of permits for building, site improvements,

and/or landscaping, the applicant shall submit a permit application
consistentwith the applicant’s approved C.3 Storm Water Control Plan, and
include drawings and specifications necessary for construction of site design
features, measures to limit directly connected impervious areas, pervious
pavements, self-retaining areas, treatment BMP’s, permanentsource control
BMP’s, and other features that control storm water flow and potential storm
water pollutants.

b. Certified Professional. The Storm Water Control Plan shall be stamped
and signed by a registered civil engineer, or by a registered architect or
landscape architect as applicable. Professionals certifying the Storm Water
Control Plan shall be registered in the State of California 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).

c. Final Operation & Maintenance Plan. Priorto building permitfinal approval
and issuance of a Certificate of Occupancy, the applicant shall submit, for
review and approval by the City, a final Storm Water BMP Operation and
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Maintenance (O&M) Plan in accordance with City of Antioch guidelines. This
O&M Plan shall incorporate City comments on the draft O&M Plan and any
revisionsresulting from changes made during construction. If the project has
CC&Rs, the O&M Plan shall be incorporated into them.

Long Term Management. Prior to building permit final approval and
issuance of a Certificate of Occupancy, the applicant 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 all
storm water treatment and underground detention facilities to the satisfaction
of the City Engineer.

i.  The project shall prevent site drainage from draining across
public sidewalks and driveways in a concentrated manner by
installing drainpipes within or under the sidewalks, per City
details.

ii.  Install “No Dumping, Drains to River” decal buttonsin all new
site catch basins, curb inlets and drainage inlets.

C.3 Storm Water Calculations. Prior to building permit issuance, the
applicant shall prepare a C.3 Storm Water Control Plan report with
calculations of anticipated conveyance all C.3 storm water entering and
originating fromthe site to an adequate downstream drainage facility without
diversion of the watershed prior to building permit. The applicantshall submit
C.3 hydrologic and hydraulic calculations with the improvement plansto the
City of Antioch Engineering Department for review and approval, as well as
to the Contra Costa County Flood Control District.

Regional Water Quality Control. Prior to issuance of the grading permit,
the applicant shall 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.

SWPPP. The applicant shall 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
shallalso be addressed in this program. Failureto comply with the approved
construction BMP’s may result in the issuance of correction notices,
citations, or a project stop work order.

BMP. The applicantshall install appropriate clean water devices at all storm
drain locations immediately prior to entering the public storm drain system
and shall implement Best Management Practices (BMP’s) at all times on the
project before, during and after construction.

I. Erosion Control. Applicant shall include erosion
control/storm water quality measures in the grading plan in
order to prevent soil, dirt, and debris from entering the storm
drain system. Such measures may include, butare notlimited
to, hydro seeding, gravel bags and siltation fences, or other
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measures subject to review and approval by the City
Engineer. The applicantshall be responsible for ensuring that
all contractors and subcontractors are aware of and
implement such erosion control measures.

iil. Sweeping. The applicant or their assignee shall sweep
and/or vacuumthe paved parking lot(s) a minimum of once a
month and prevent the accumulation of silt, litter, and debris
on the site. Corners and hard-to-reach areas shall be swept
manually.

iii. Pressure Washing. If any sidewalks are to be pressure
washed, debris shall be trapped and collected to prevententry
into the storm drain system. No cleaning agent may be
discharged into the storm drains. 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.

iv.  Construction Debris. The applicant shall ensure that the
area surrounding the project, such as the adjacent streets,
stays free and clear of construction debris such as silt, dirt,
dust, and tracked mud. 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 loads in dump trucks shall be covered per City
requirements.

v. Storm Drain Cleaning. The applicant shall 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 the City Engineer.

OUTSIDE AGENCIES

30.

31.

32.

Contra Costa County Fire Protection District. The applicant shall comply with
the conditions provided by the Contra Costa County Fire Protection Districtin the
letter dated December 19, 2024.

Contra Costa County Health Department. The applicant shall comply with the
conditions provided by the Contra Costa County Health Department in the letter
dated December 19, 2024.

Contra Costa County Flood Control District. The applicant shall comply with

the conditions provided by the Contra Costa County Flood Control District in the
letter dated December 19, 2024.
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GRADING

33.

34.

35.

36.

37.

Requirement for Grading Permit. Grading plans shall be submitted, processed,
andissued prior to commencementof any grading operations within the project. A
grading permit shall be obtained through the City’s Engineering and Building
Divisions, subject to review and approval by the City Engineer. The submitted
plans shall incorporate any modifications required by the Conditions of Approval,
local and national building codes.

Grading Plans. Locations of building exterior walls, fences and retaining walls,
drainage swales, side slopes, top and bottom of slopes, parking lot drainage to
catch basins with underground pipe drainage systems, and pipe outfalls, shall be
shown on the grading plans for review and approval. All the above features shall
have proposed elevationsshown on the grading plan andthe grading of the project
will drain to an above and/or underground drainage system in an acceptable
manner, as approved by the City Engineer. Unless approved in writing by the City
Engineerand the adjacent landowner, all grading of any part of the project shall
be contained within the existing parcel or project boundary of the project. All
improvement projects shall submit a grading plan, and a plan showing existing
conditions or field survey of the project before construction, showing existing
grades, pavementgrades, curb grades, finish floorelevations, 1’ contours, existing
buildings and structures, all existing private and public improvements, all
underground utilities, overhead utilities, drainage features, all easements and
street right of ways, and existing project property lines of the approved project
area. The applicantshall also prepare a demolition plan, submitted with the grading
plans, of all onsite and offsite improvements to be removed from the site prior to
grading.

Elevations on Grading Plans. All elevations shown on the grading plans and
improvement plans shall be based on actual surveyed NAVD 88 survey control
vertical datum, and, if needed, with conversion information, as approved by the
City Engineer.

Soils. Prior to the approval of the grading plan(s), the City Engineer requires a
registered soils engineer to review the grading plans, improvement plans, building
permit plans, and specifications submitted for the project. The soilsengineer’sfield
inspections will be required to verify compliance with the approved plans and soils
reports prior to issuance of a final occupancy permit. Costs for these consulting
services shall be incurred by the applicant.

Geotechnical Recommendations. The applicantshallimplement project-specific
geotechnical recommendations foundin the project's Geotechnical Investigation
Report. Prior to issuance of any grading permits, all recommendations and
specifications set forth in the project-specific Geotechnical Investigation Report
prepared by the project’s soils engineers, shall be reflected on the project grading
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38.

39.

and foundation plans (inclusive of seismic design parameters), subject to review
and approval by the City Engineer.

Off-Site Grading. All off-site grading is subject to the coordination and approval
of the affected property owners and the City Engineer. The applicant shall submit
written authorization to “access, enter, and/or grade” adjacent properties prior to
issuance of a grading permitand shall have permission from any affected property
owners prior to issuance of the first building permit of each phase of the project.

Grading Easements. Any sale of a portion (or portions) of this project to another
applicant shall include the necessary CC&Rs, and/or grading and drainage
easements, to ensure that the project-wide grading conforms to the project’s
Conditions of Approval.

AT BUILDING PERMIT SUBMITTAL

40.

41.

42.

Requirement for Phasing Plan. If the project becomes a phased project, then the
applicantshall provide a phasing plan to the Community DevelopmentDepartment
and Engineering Department for review and approval. The applicant shall
continuously build allaccess roadways, utility improvements (including stormwater
control infrastructure), and frontage improvements for the project duringthe first
phase of construction.

Final Landscape Plans.

a. The applicant shall submit final landscape plans that identify specific plant
materials to be constructed, including alltrees, shrubsand groundcover, and
landscape features. At the time of building permit submittal, applicant shall
provide for all plan materials both common and botanical names, sizes, and
guantities, which are in substantial conformance with the Preliminary
Landscape Plan. Applicant shall coordinate with the Public Works
Department on approved plants to be installed in the public right of way.

b. The project shall comply with AMC § 5-1.204. No final landscape and
irrigation plans shall be considered complete without an approved
maintenance agreement reflective of standards contained in AMC § 5-
1.204(G). The approved maintenance agreement shall cover all of the
parcels within the development. The property maintenance agreementshall
be recorded on all future parcels in the development.

Water Efficient Landscape Ordinance. Landscaping for the project shall be
designed to comply with the applicable requirements of City of Antioch Ordinance
No. 2162-C-S, The State Model Water Efficient Landscape Ordinance (MWELO).
The applicant shall demonstrate compliance with the applicable requirements of
the MWELO in the landscape and irrigation plans submitted to the City.
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43. Property Drainage. All buildings on the site shall contain rain gutters and
downspouts that catch rainwater from the roof and direct water away from the
foundation and into an acceptable drainage system as approved by the City
Engineer. All drainage from the developed site shall be contained within the site
and notdrain into neighboring properties unlessitis existing natural drainage from
existing topography that has been reviewed and approved by the City Engineer.
All proposed grading improvements shall be contained within the site property
unless approved by City Engineer. The grading plan of the developed site shall be
prepared by the applicantand submitted to the City for review and approval prior
to grading permit issuance. As stated in these conditions, the applicant shall
comply with all City grading and building ordinances for developed property prior
to occupancy of the building.

44. Utility Location on Private Property. All existing utility improvements (water
meters, sewer cleanouts, etc.) that are disturbed shall be relocated within the
immediate area of site as defined by the preliminary utility plans and approved by
the City Engineer. On all new buildings and site improvements, the applicant shall
install new utility connections and utility services to serve the proposed
development in accordance with City and utility provider requirements within the
property or adjacent right of way as approved by the City Engineer. The applicant
shall prepare and submit detailed utility plans for the installation of all utilities to be
constructed within the developedsite for review and approval by the City Engineer,
prior to building permit issuance and/or site construction. As stated in these
conditions, all City ordinances and other City requirements for the installation of
utilities shall be fulfilled prior to occupancy of the first building.

45. Construction Traffic Control Plan. A Construction Traffic Control Plan shall be
submitted with the improvement plans for review and approval by the City
Engineer.

46. Postal Service. Provisionsfor mail delivery and locations of mailbox facilities shall
be reviewed by the USPS prior to the issuance of the building permit. Mailbox
facilities serving a building shall be installed prior to issuance of an occupancy
permit for said building. The location of any stand-alone mailbox in the public right
of way or close to private access drives shall be reviewed and approved by the
City Engineer for traffic safety prior to construction of this facility.

AT BUILDING PERMIT ISSUANCE

47. Encroachment Permit. The applicantshall obtain an encroachmentpermit from
the Engineering Division before commencing any construction activities within any
existing or proposed public rights-of-way or easements, including on private
parcels.
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48. Demolition Permit. Site demolition shall not occur until demolition permits are

issued for the development project. All demolition shall be in accordance with
permits issued by the City of Antioch and Bay Area Air Quality ManagementDistrict
(BAAQMD).

DURING CONSTRUCTION

49. Construction Notice. The applicant shall inform the City of the start of

50.

51.

52.

construction of the project, the construction schedule and provide contact
information, approximate area of disturbance, time frames for needed inspections,
hours of work, construction detours, flagging, etc. The applicantshall provide the
adjacent businesses and residents with a notice of construction by posting a flyer
or sign, not to exceed 24” x 36" in size, in a publicly visible location at the
construction site, such as on the exterior of the construction fence, containing the
following information:

Address of Work

Start Date of Work

End Date of Work

Hours of Work

Type of Work

Contact Person

Company Name

Telephone

Collection of Construction Debris. During construction, the applicant shall
place dumpsters or other containers on site to contain all construction debris.
The dumpsters or other containers shall be placed in areas that do not block
emergency vehicle access, access to neighboring developed properties or
existing traffic, and shall be emptied on a regular basis, consistentwith Antioch
Municipal Code 8 6-3.2, the Construction and Demolition Debris Ordinance.
Where appropriate, applicantshall use tarps on the groundto collect fallen debris
or splatters that could contribute to stormwater pollution. The site shall be kept
clean of all debris (boxes, junk, garbage, etc.) at all times.

Construction Hours. Construction activity shall be as outlined in the Antioch
Municipal Code § 5-17.04 and § 5-17.05. Construction activity is limited to 7:00
AM to 6:00 PM Monday-Friday except that activity within 300 feet of occupied
dwellings is limited to the hours of 8:00 AM to 5:00 PM on weekdays. On
weekends and holidays, construction activity is allowed 9:00 AM to 5:00 PM,
irrespective of the distance from an occupied dwelling. Extended hours may be
approved in writing by the City Manager or designee.

Driveway Access. Driveway access to neighboring properties, existing private
driveways, and existing streets shall be maintained at all times during
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53.

54.

55.

56.

construction, exceptthataccess to existing private driveways may be temporarily
restricted with the mutual consent of all impacted property owners.

Demolition, Debris, Recycling. All debris, garbage spoils, unwanted materials
and vegetation shall be removed from the project site in accordance with City
requirements. All materials that can be recycled shall be taken to an approved
recyclingfacility. The project shall be kept clean and in compliance with and shall
supply all necessary documentation for compliance with Antioch Municipal Code
8 6-3.2, the Construction and Demolition Debris Ordinance.

Filter Materials at Storm Drain Inlets. The applicantshall install filter materials
(such as sandbags, filter fabric, waddles, etc.), erosion control and clean water
measures throughoutconstruction of the site including ateach storm drain inlet
and at the nearest the downstream side of the project site prior to:

a. start of the rainy season (October 1).

b. site dewatering activities.

c. street washing activities.

d. saw cutting asphalt or concrete; and

e. in orderto retain any debris or dirt flowing into the city storm drain system.

Filter materials, erosion control and clean water measures shall be installed,
maintained, and/or replaced as necessary to ensure effectiveness, prevent
street floodingand preventsoil erosion, debris, and dirty water draining onto City
streets and into the storm drain system in accordance with City and state
requirements. All used filter devices shall be disposed of in the trash or at a local
approved landfill facility during construction.

Archeological Remains. In the event subsurface archeological remains are
discovered during any construction or preconstruction activities on the site, all
construction work within 100 feet of the find shall be halted, and the Community
DevelopmentDepartment, alongwith a professional archeologist, certified by the
Society of California Archeology and/or the Society of Professional Archeology,
shall be notified. Site work in this area shall notoccur until the archeologisthas
had an opportunity to evaluate the significance of the find and to outline
appropriate mitigation measures, if deemed necessary. If prehistoric
archeological deposits are discovered during development of the site, local
Native American organizations shall be consulted and involved in making
resource management decisions.

Erosion Control Measures. The grading operation of the development shall
take place at onetime andin a mannerto preventsoil erosion and sedimentation.
The slopes shallbe landscaped, reseeded and/or blanketed as soon as possible
after the grading operation ceases. Erosion measures shall be implemented
during all phases of construction in accordance with an approved erosion and
sedimentation control plan. Erosion control shall be continuously maintained by
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the applicant and upgraded after rainstorms through the construction of the
project and until the permanent erosion control measures, storm drain, and
landscaping improvements are installed and operational.

57. Dust Control. Standard dust control methods shall be installed and used to
stabilize the dust generated by construction activities. The applicantshall post
dust control signage with contact phone numbersforthe applicant, City staff, and
the Bay Area Air Quality Management District.

58. Landscape Installation and Maintenance. Landscape shall show immediate
results. Landscaped areas shall be watered, weeded, pruned, and/or otherwise
maintained, as necessary. Plant materials shall be replaced as needed to
maintain the landscaping in accordance with the approved plans. All trees shall
be a minimum 24" box size and all shrubs shall be a minimum 5-gallon size.

PRIOR TO ISSUANCE OF OCCUPANCY PERMIT

59. Planning Inspection. Planning staff shall conducta site visit to review exterior
building elevations for architectural consistency with the approved plans, and to
review landscapeinstallation (if applicable). All exterior finishing detailsincluding
window trim, paint, gutters, downspouts, decking, guardrails, and driveway
installation shall be in place prior to scheduling the final inspection.

60. Site Landscaping.All landscapingwithinthe projectsite, including on all slopes,
medians, C.3 drainage basins, retaining walls, bioretention basins, common
areas, open space and park landscape areas, and any other areas that are to
be landscaped, shall be installed prior to issuance of final certificate of
occupancy.Allexistinglandscaping thatisto remain shall be adequately watered
and maintained.

61. Debris Removal. All mud, dirt, and construction debris shall be removed from
the construction site prior to scheduling the final Planning inspection. No
materials shall be discharged onto a sidewalk, street, gutter, storm drain or
creek.

62. Damage to Street Improvements. Any damage that occurred during
construction to existing streets and site improvements or adjacent property
improvements in the immediate area of the project, shall be repaired and/or
rebuiltto the satisfaction of the City Engineeratthe full expense of the applicant.
This shallinclude sidewalks, asphaltand concrete pavement, slurry seal existing
AC pavements, parking lot curbs and gutters, landscaping, street reconstruction
alongthe project frontage, or utilities as may be required by the City Engineer,
to restore the developed area.
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63.

64.

65.

66.

Right-of-Way Construction Standards. All improvements within the public
right-of-way, including curbs, gutters, sidewalks, driveways, paving and utilities,
shall be constructed in accordance with the City approved plans and/or City
specifications as directed by the City Engineer.

Double Detector Check Valve Assembly. The applicant shall install the
required sprinklerDouble Detector Check Valve assemblies, and fire department
connectionsin an enclosed area that is screened by landscaping or small 3.5’
high masonry walls or placed within the building orin an underground vaultso it
is not visible from public view as approved by City Engineerand Fire Marshall
and installed prior to occupancy if required by applicable code.

Common Area Trash Receptacles. Trash receptacles located in common
areas, such as plazas, eating areas, walkways, club houses, or playgrounds,
shall be the City Park three-sort type. All common area trash receptacles shall
be in place prior to issuance of the certificate of occupancy for the area where
the receptacle is located.

Idle Free Signage. Consistentwith the City’s adopted 2010 Climate Action Plan,
the applicant shall install at least one “ldle Free” sign at each drive-through
encouraging drivers to refrain from idling in their vehicle, reducing air pollution
and greenhouse gas emissions. The sign shall be placed in an area with high
visibility where drivers are queued to access the drive-through or pick up area.
The sign location shall be shown on the construction plansat the time of building
permit submittal for review and approval by Planning staff. The sign shall be
12"x18” and satisfy City requirements for no parking signage, traffic sign
mounting, and signage in the right of way. The City’s Environmental Resources
Division has a sample bilingual Idle Free sign that the applicant may use as
template:https://www.antiochca.gov/pscr/environmental-resources/climate-

changel/.

PROJECT SPECIFIC CONDITIONS

67.

Tentative and Final Map. The City of Antioch understandsthatthe developer of
the adjacent high density residential project will be submitting the tentative and
final maps for parcel lot line adjustments of all the existing parcels within this
commercial development, adjustment of the proposed residential project parcel,
and adjustment of the existing In Shape Heath Club parcel. These tentative and
final maps shall be processed through the City Planning and Public Works
Departments and approved by the City’s Planning Commission and City Council
prior to building permit issuance, to ensure that all structures are within the
proposed parcel property lines and do not cross over any current or proposed
property lines or easements in compliance with City and state ordinances.
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68. EVAE and Access Easements. With the processing of a tentative and final map
of the entire development area, the applicant and/or the adjacent residential
developer shall dedicate to the City an emergency vehicle access easement
(EVAE), public Access Easement (PAE), and public utility easement (PUE) over
the 26’ wide access drive, prior to building permit issuance. The applicant shall
also dedicate a 46’ wide PAE, EVAE, and PUE over the existing 4-lane paved
main access drive from Lone Tree Way. The applicant shall allow vehicle and
pedestrian access through the development to the existing In-Shape facility
located in parcel A to the east and the residential parcel B, in accordance with
City ordinance and state requirements, prior to building permit issuance.

69. Signage.

a. All on-site signs shall conform to the requirements outlined in Antioch
Municipal Code § 9-5.512 for neighborhood/community commercial zones,
as well as Article 5: Sign Regulations more broadly. All future signs not
shown on the project plans shall be reviewed by Planning Staff for
compliance with these requirements and the City’s design standards for
commercial signage.

b. Perthe project plans, one additional monument sign will be permitted at the
commercial center for a maximum total of three at the project site.

c. The “FREE VACUUMS”fagade sign shall be removed from the Parcel E car
wash.

70. TrashEnclosures. The applicantshallinstall atleast one trash enclosure within
each developed parcel in the development in accordance with Antioch Municipal
Code section 9-5.1401, Republic Services, and Contra Costa County
Environmental Health requirements.

71. Hours of Operation. The hours of operation for the businesses shall be as
follows:

a. Parcel E (car wash): 7:00am — 7:00pm (winter hours); 7:00am — 8:00pm
(summer hours)

b. Parcel F (quick service restaurant): 10:00am — 11:00pm

c. Parcel G (retail/quick service restaurant): 10:45am — 11:00pm

Any proposed expansion of the hours of operation shall require approval from
the Zoning Administratorand may require a noise study to confirmthatincreased
operations do not create a new significant noise impact.

72.  Parking.
a. Parking lot striping and markings shall match the design standards
described in § 9-5.1719 of the Antioch Municipal Code, and shall be shown
on the building permit plan submittal. The applicantshall provide a signing
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73.

74.

75.

76.

and striping plan for the entire development, including restriping the main
driveway entrance to the development and adjacent In-Shape site.

b. Prior to occupancy, the applicant shall provide and record a reciprocal
parking and access easementover the common drive and parking areas for
all three project parcels and the adjacent In-Shape facility parcel (APN: 072-
500-001), to allow for shared parking use within the entire commercial
center. Including shared parking access in the project CC&Rs would also
satisfy this requirement.

Bicycle Parking. Bicycle parking shall be installed at each future developed
parcel shown on the development plan submittal. The bicycle parking provided
shall meet the standards in Antioch Municipal Code § 9-5.1707. All fast-food
restaurants are required to install a minimum of five bicycle parking spaces at
future development parcels F and G. These bicycle parking spaces shall be
shown on the building permitimprovement plan submittal, which will be reviewed
and approved by the Community Development Department and constructed by
the applicant prior to occupancy.

Tree Removal and Replacement. The applicant shall adhere to all
requirements for tree preservation, removal and replacement described in
Antioch Municipal Code Title 9, Chapter 5, Article 12: “Tree Preservation and
Regulation.” Removal of any established or protected trees will require planting
of replacementtrees as follows: for each establishedtree, two 24-inch box trees;
for each mature tree, two 48-inch box trees. The project plans show removal of
two established trees, requiring at least four 24-inch box trees to be planted at
the project site. The Final Landscape Plans for the project shall illustrate thatall
tree replacement requirements are being met.

Existing Frontage Improvements. All existing frontage improvements at the
main entrance to the project shall remain and not be demolished with
construction of this development. All existing brick paving, plants, and landscape
at this entrance shall remain and shall be properly maintained so they can
continue to serve as a landscape entrance feature for this development. Any
necessary repairs to the roadway during construction shall be completed by the
applicant prior to occupancy of the first development on any of the parcels.

Water System Analysis. Prior to issuance of the first building permit or grading
permit, the applicant shall provide a fire sprinkler and domestic water system
analysis of the complete proposed commercial area water system that will
provide adequate water pressure and volume to serve this commercial
development in compliance with City and Fire District domestic water and fire
protection requirements. This system will be designed at 1,500 gpm at minimum
residual pressure of 20 psi at the highestpointof water service and at a minimum
static pressure of 20 psi or as approved by the City Engineer. The system shall
not exceed 80 psi pressure, or pressure reducing devices on each lot will be
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7.

78.

79.

required. See Fire and City Water Requirements for additional water flow
conditions. The applicantshall also submit the proposed water analysis to the
City for incorporation into the City water system model for further analysis and
compliance with City water requirements. The applicant shall pay for such water
system analysis, completed to the satisfaction of the City Engineer, prior to
improvement plan approval and construction.

Improvements. Final grading permits for the entire site shall be prepared and
submitted prior to commencing any grading operations of any of the single
parcels. Retaining walls shall be structurally designed with concrete and
concrete masonry or other approved methods and shall be made to blendinto
the slopes of the development. The design of all access roadways, backbone, or
shared utilities, and retaining wall improvements shall be submitted, reviewed
and approved by the City Engineer, Planning Department and local building
official to the satisfaction of the City Engineer, prior to construction. If
construction of each of the parcels is separate, the applicant shall prepare a
phasing plan of all improvements to be constructed to fully develop the site prior
to construction of the first grading and building permit of any one parcel.

Backbone Improvements. Any sale of portions of this project to outside
developers shall include the necessary grading, access and utility easements to
be dedicated on the final parcel map and recorded to ensure that each parcel
has adequate access and utility connections, ADA access and other
improvements shown on the tentative parcel map and City approved site plan.
All preliminary improvements for adequate access, utility connections (sewer,
water, drainage, joint trench) treatment bioretention basins, drainage detention
and any other needed improvements stated in these conditions of approval are
to be constructed for benefit of the entire development and shall be constructed
prior to occupancy of the first developed parcel to the satisfaction of the City
Engineer. All rough grading of building pads and paving of all shared access
roads, utilities, including stormwater control infrastructure, as well as frontage
improvements including retaining walls and landscaping, shall be designed,
constructed, and implemented for all parcels within the project area to the
satisfaction of the City Engineer priorto the first building permitissuance forthe
first developed parcel.

Bonding Requirements. With the creation of Parcels E-G, the applicantshall
bond for all water, sewer, drainage SD lines, treatment bioretention basins and
drainage detention basins to handle drainage from finished parcels and their
adjacent parking areas and drainage areas. This includes bonding for the
installation of needed water, sewer, storm drain lines, pad grades, drainage
inlets and outlet structures, drainage treatment and detention basins, sidewalks,
maintenance accessroads, andany other needed improvements for each parcel
to build their buildings separately as shown on the preliminary site plans and
vesting tentative map.
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EXHIBIT A:

CONDITIONS OF APPROVAL
PD2024-0001 LONE TREE RETAIL
20| Page

80.

a. The subsequent final parcel map shall be submitted with the
improvement plans for the first commercial project on any one of the
parcels shown on the tentative parcel map. The final map is intended to
adjustthe existing property boundarylinesin onelargelotline adjustment
andshallincludealltherequiredinformation describedin Title 9, Chapter
4, Article 5: Final Maps, of the Antioch Municipal Code.

b. Improvement security shall be in one of the following forms:

i. Bondorbondsissued by one or more duly authorized corporate
securities in an amount equal to 100% of the total estimated
costs of the offsite improvements forfaithful performance, and in
an amount equal to 100% of the total offsite improvement
estimated costs for labor and materials.

ii. A deposit, either with the City or a responsible escrow agent or
trust company, at the option of the City Engineer, of money or
negotiable bonds of the kind approved for securing deposits of
public moneys, in the amounts and for security as specified
above, to be released in the same manneras described above
for bonds.

iii.  An irrevocable letter of credit in form acceptable to the City
Attorney issued by a financial institution acceptable to the City
Attorney in an amountequal to 100 percent of the total estimated
costs of the improvements for faithful performance, no part
thereof to be released until such time as specified by state law.

Master Use List. Car wash is added to the master list of allowed uses for PD04-
05, to be permitted at Parcel E (APN: 072-500-005).
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ATTACHMENT "C"

ANTIOCH

LONE TREE RETAIL

PROPOSED NEW DEVELOPMENT
4099 LONE TREE WAY

APN: 072-500-005-3 ( PARCEL E )

APN: 072-500-006-1 ( PARCEL F)
APN: 072-500-007-9 ( PARCEL G )

DATE PREPARED: MARCH 1, 2024

DATE REVISED: NOVEMBER 01, 2024

CA

~—
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NOT 70O SCALE

VIEW TO PARCEL 'E' AND 'F' FROM BLUEROCK DR.
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VIEW TO PARCEL 'F' FROM LONETREE AVE.

NOT 70O SCALE

VIEW TO PARCEL 'G' FROM LONETREE AVE.
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VIEW TO PARCEL 'G’

NOT 70O SCALE

VIEW TO PARCEL 'G’
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21128 PACIFIC COAST HIGHWAY, SPACE 172

MALIBU, CA 90265

(209) 649-2517

CONTACT: PAUL ROTHBARD
prothbard@hotmail.com

MODESTO, CA 95356

(209) 577-4661

CONTACT: RODNEY ALONZO
rod@apiarc.com

PROPERTY DESIGNATIONS

P-D PLANNED DEVELOPMENT DISTRICT
NEIGHBORHOOD COMMUNITY COMMERCIAL

MODESTO, CA 95354

PHONE: (209) 524-3525

CONTACT: JOHN ELLIS
jellis@nseng.net

CURRENT ZONE:
GENERAL PLAN:

PARCEL 'E
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N\ 4099 LONE TREE WAY
ANTIOCH, CA 94509 APN: 072-500-005-3
NORTH PARCEL AREA: 52,583 S.F. / 1.21 ACRES
AN BUILDING COVERAGE (OF PROJECT AREA): 4,708 SQ. FT. (10 %)
BUILDING USE: CAR WASH
MAXIMUM BUILDING HEIGHT: 35-0"
N PARKING REQUIRED 7 STALLS
\ PARKING PROVIDED
STANDARD: 1 STALLS
ACCESSIBLE: 1 STALLS
VACCUUM (1 ACCESSSIBLE): 9 STALLS
’7& TOTAL: 11 STALLS
/1/4/ PARCEL 'F

APN: 072-500-006-1
PARCEL AREA: 41,775S.F. ] .96 AC

BUILDING COVERAGE (OF PROJECT AREA): 2,550 SQ. FT. (5.6%)

N N BUILDING USE: QUICK SERVICE
RESTAURANT / RETAIL
\ MAXIMUM BUILDING HEIGHT: 350"
AN PARKING REQUIRED
\N AN
QUICK SERVICE RESTAURANT
\ 850 SQ. FT. DINING AREA / 50 SQ. FT. = 17 STALLS
TOTAL PARKING REQUIRED 17 STALLS
N \ N PARKING PROVIDED
STANDARD: 13 STALLS
COMPACT: 2
ACCESSIBLE: 2 STALLS
TOTAL PARKING PROVIDED 17 STALLS
\ —
\ PARCEL 'G'
N APN: 072-500-007-9
N\ PARCEL AREA: 45,738 S.F. / 1.05 AC
\ BUILDING COVERAGE [ OF PROJECT AREA): 3,760 SQ. FT. ( 8%)
BUILDING USE: QUICK SERVICE
N RESTAURANT / RETAIL
> MAXIMUM BUILDING HEIGHT: 350"
\ PARKING REQUIRED
N QUICK SERVICE RESTAURANT
N 500 SQ. FT. DINING AREA / 50 SQ. FT. = 10 STALLS
RETAIL 1,460 SQ. FT. / 200 SQ. FT. = 7 STALLS
TOTAL PARKING REQUIRED 17 STALLS
PARKING PROVIDED
\
N STANDARD: 17 STALLS
ACCESSIBLE: 2 STALLS
\ TOTAL PARKING PROVIDED 19 STALLS
N IN-SHAPE ( EXISTING )
\ PARKING REQUIRED
FITNESS FACILITY
IN-SHAPE HEALTH 59,5135 F. ] 200 = 297 STALLS
C LU B N PARKING PROVIDED
TOTAL PARKING PROVIDED 300 STALLS
N\ e
~
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ARCHITECT: CIVIL:
API NORTH STAR ENGINEERING GROUP INC.
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APN: 072-500-007-9

PARCEL AREA: 45,738S.F./1.05 AC

BUILDING COVERAGE ( OF PROJECT AREA): 3,760 SQ. FT. [ 8%)

BUILDING USE: QUICK SERVICE
RESTAURANT / RETAIL
MAXIMUM BUILDING HEIGHT: 35-0"
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QUICK SERVICE RESTAURANT

500 SQ. FT. DINING AREA / 50 SQ. FT. = 10 STALLS
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TOTAL PARKING REQUIRED 17 STALLS

PARKING PROVIDED
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