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TO: ANTIOCH PLANNING COMMISSION 

FROM: Kevin Scudero, Senior Planner 

Cindy Gnos, Contract Planner 

Raney Planning & Management, Inc. 

SUBJECT: The Ranch Phase I Project 

DATE: Regular Meeting of May 17, 2023 

Property Owner: 
John Troutman 
American Superior Land, LLC and 
EPC Holdings 820, LLC 
3161 Michelson Dr, Suite 425 
Irvine, CA 92612 

Applicant/Representative: 
Kyle Masters 
Richland Planned Communities, Inc. 
3000 Lava Ridge Court, Suite 115 
Roseville, CA 95561 

PROJECT:  The Ranch 
FILE #: PD-21-04 
APN: 057-010-002, 057-010-003, and 057-
021-003
GP LU: Limited Development Area
ZONING: Planned Development
PLANNER: Kevin Scudero

Original filing: 7/30/21 
Date Deemed Complete: 10/21/21 
Date of Notice Posted/Mailed:  
Date of Public Hearing: 5/17/23 

REQUESTS 

The applicant, Richland Planned Communities, Inc. is requesting approval of Phase I of The 
Ranch Project, consisting of 440 residential lots, a mixed-use component, a fire station, 6.6 acres 
of parkland, stormwater detention areas, and an internal roadway network. Necessary 
entitlements from the City of Antioch include the following: 

1. Planned Development Guidelines Amendment. The proposed Planned Development
Guidelines Amendment modifies the lot width and rear and side setbacks of the rear center
lot of the T-Court Clusters and allows for a 2-foot encroachment of attached patio covers
into the setback.

2. Master Development Plan Amendment. The proposed Master Development Plan
Amendment modifies the proposed trail systems in order to reserve more space for
conservation. Trails will more closely border the development and will include different
amenities such as picnic tables and signage.
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3. Vesting Tentative Subdivision Maps. The proposed project requires approval of a Large
Lot Vesting Tentative Subdivision Map to allow for the division of The Ranch Project site
into four large lots. Phase I development would occur on Lots 1 and 2, in the eastern
portion of The Ranch Project site. Approval of the Small Lot Vesting Tentative Subdivision
Map would divide the Phase I area into 440 residential lots, a mixed-use component, a
fire station, 6.6 acres of parkland, stormwater detention areas, and an internal roadway
network.

4. Use Permit. The project requires the approval of a Use Permit to allow for the development
of the proposed uses within the Phase I area of The Ranch Project site.

5. Design Review. The proposed project requires Design Review to authorize the proposed
building conceptual architecture, landscaping, and site design of the residential
community and to ensure consistency with the City of Antioch General Plan, Zoning
Ordinance design policies and criteria, and Citywide Design Guidelines.

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission… 

1. Adopt Resolution No. 2023-__, thereby recommending City Council approval of a Planned
Development Guidelines Amendment.

2. Adopt Resolution No. 2023-__, thereby recommending City Council approval of the Master
Development Plan Amendment.

3. Adopt Resolution No.2023-__, thereby recommending City Council approval of two
Vesting Tentative Maps, a Use Permit and Design Review.

SITE LOCATION 

The project site is located within the Sand Creek Focus Area of the General Plan, which contains 

lands designated by the Antioch General Plan for open space, residential, commercial, and 

mixed-use development. The project site is surrounded by a single-family residential subdivision 

to the north, undeveloped land to the south, Deer Valley Road and Kaiser Permanente Antioch 

Medical Center to the east, and undeveloped land to the west. Below see an overall location map 

followed by a map identifying the phases for The Ranch Project. 

BACKGROUND 

The southern area of the City of Antioch is largely known as the Sand Creek Focus Area and 

includes a diverse mix of land uses, including open space, residential, general commercial, retail, 

office, medical, recreation, school, and public uses. All parcels surrounding the project site are 

within the voter-approved Urban Limit Line (ULL). 

The applicant for The Ranch Project submitted its first preliminary development plan (PDP) in fall 

of 2015 for the construction of a master plan containing 1,667 residential dwelling units, including 

hillside estates, a number of parks, a commercial area, and the 2.00-acre fire station site. At an 

early Planning Commission workshop on the PDP, numerous residents opposed the project as 

being too dense and too impactful on hillsides and traffic. Local citizens and an environmental 
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Project Location 
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group led the charge to try to significantly reduce the size of the original project proposal. A year 

later, in response to insights shared by Planning Commissioners and the public, the applicant 

submitted a second PDP reducing the unit count to maximum of 1,307, including optional senior 

housing in the plan area to help reduce impacts to noise, air and traffic, as well as a reduced 

number of units to be constructed on the hillsides. The revised plan was better-received by the 

Planning Commission and the project applicant proceeded to submit a formal application in June 

2017. The City commenced environmental review of the project and released a Draft EIR in March 

2018 for public review and comment.  

However, in February 2018, a local environmental group filed a Notice of Intent to circulate an 

initiative petition known as the “Let Antioch Voters Decide Initiative: The Sand Creek Area 

Protection Initiative” (“Let Antioch Voters Decide Initiative”). Subsequently, in April 2018, a 

citizen’s initiative known as the “West Sand Creek Open Space Protection, Public Safety 

Enhancement, and Development Restriction Initiative” (“West Sand Creek Initiative”) was also 

submitted. Both initiatives covered the same approximately 1,852-acre portion of the Sand Creek 

Focus Area west of Deer Valley Road, which includes the project site and other parcels. Both 

initiatives obtained the requisite number of voter signatures to qualify for the ballot, and both 

initiatives were submitted to the City Council on July 24, 2018, for the Council’s consideration 

pursuant to Elections Code, Section 9215. After careful consideration, the Council unanimously 

voted to adopt the West Sand Creek Initiative and requested a 9212 Report (an analysis of the 

impacts of an initiative) on the Let Antioch Voters Decide Initiative.  

The Let Antioch Voters Decide Initiative was eventually adopted by the Council on August 28, 

2018. On or about October 18, 2018, two legal actions were filed against each initiative. On May 

31, 2019, the trial court determined that the Let Antioch Voters Decide Initiative could not be 

adopted by the City Council after it had previously adopted the West Sand Creek Initiative and 

that the initiative must be placed on the ballot. The City Council voted on June 9, 2020 to place 

the Let Antioch Voters Decide Initiative on the November 3, 2020 ballot. On November 21, 2019, 

the trial court invalidated the West Sand Creek Initiative on the grounds that the City Council’s 

approval of a development agreement was invalid and could not be severed from the remainder 

of the West Sand Creek Initiative.  

The applicant therefore revised The Ranch Project for a third time to be consistent with the 

Council-adopted West Sand Creek Initiative and prepared a new EIR, which was certified by the 

Antioch City Council on July 28, 2020. The Ranch Project is consistent with the West Sand Creek 

Initiative, including the overall maximum buildout potential, land plan, and circulation. The 

proposed development of the Phase I area of The Ranch Project site would be generally 

consistent with what was previously analyzed for the site in the 2020 EIR prepared for The Ranch 

Project.  

The Antioch City Council approved the following entitlements for The Ranch Project on July 28, 

2020: 

• Certification of The Ranch Project Environmental Impact Report;

• Approval of a General Plan Amendment;

• Approval of a Rezone of the project site to Planned Development and adoption of the

development standards;
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• Adoption of the Master Development Plan, Planned Development Design Guidelines, and

a Resource Management Plan; and

• Approval of a Development Agreement between the City of Antioch and Richland Planned

Communities, Inc.

ANALYSIS 

The Ranch Project site consists of three Assessor’s parcels identified as 057-010-002, 057-010-
003, and 057-021-003, totaling 551.50-acres. The Ranch Project site is currently occupied by a 
cattle-grazing operation, a single-family residence, and a number of barns and outbuildings 
located on the eastern portion of the site, and is bound by Empire Mine Road to the west, existing 
residential development to the north, Deer Valley Road and Kaiser Permanente Antioch Medical 
Center to the east, and undeveloped land to the south.  

Land uses to the west of the project site consist of undeveloped land, and open space, including 
the Black Diamond Mines Regional Park. Land uses to the north of the project site consist of 
existing single-family residential development. Land uses to the east of the project site consist of 
the Kaiser Permanente Antioch Medical Center and undeveloped land. Land uses to the south of 
the project site include rural residential and undeveloped land. 

North: Single Family Residential / Planned Development (PD) 
East: Kaiser Permanente Antioch Medical Center and Vacant / PD 
South: Rural Residential and Vacant / Study District (S) 
West: Vacant and Open Space / S 

The proposed project would include the development of the 136.7-acre Phase I area of The 
Ranch Project, which is located in the northeast corner of The Ranch Project site. Phase I would 
consist of 440 residential lots including 230 MD lots with an average lot size of 4,845 square feet 
(sf) and 210 LD-3 lots with an average lot size of 8,140 sf; a mixed-use component; a fire station; 
6.6 acres of parkland; stormwater detention areas; and construction of an interim roadway that 
would connect Sand Creek Road to Dallas Ranch Road. 

Existing Project Site General Plan Land Use Designation 

The project site is located within the Sand Creek Focus Area in the General Plan and is currently 
designated as Limited Development Area. The Limited Development Area designation allows the 
following land uses: 

• Estate Residential;

• Low Density Residential;

• Medium Low Density Residential;

• Medium Density Residential, Convenience Commercial;

• Mixed Use, Public/Quasi Public; and

• Open Space.

Existing Project Site Zoning Designation 

As described above, the project site is located within the Sand Creek Focus Area of the General 
Plan. The project site is zoned Planned Development (PD), which allows for the following land 
uses: 
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• Single-Family Low Density (LD-1, LD-2, and LD-3);

• Single-Family Medium Density (MD-1, MD-2, MD-3, and MD-4);

• Age-Restricted (AR);

• Village Center (VC);

• Public Use Zone (PQ);

• Open Space/Recreation Zones (P-Park, OS-Open Space, Landscape, Trails)

The PD district is intended to set the development standards applicable to the land use district of 
the project site, including the lot sizes, setbacks, height, floor area ratio, parking, and permitted 
uses. As discussed above, a Master Development Plan and Planned Development Guidelines 
were previously adopted for The Ranch Project on July 28, 2020. 

Planned Development Guidelines Amendment 

As the applicant is nearing the start of construction, more detailed plans of the individual homes 

are being developed. As a result, an amendment to the PD Guidelines is proposed to make minor 

changes to setback requirements and lot width of the T-Court Clusters. See the figure below of a 

representative T-Court Cluster. 

The three changes included in the proposed PD Amendment are: 

1. Changing the side and rear setback minimums for the rear center lot of the T-Court

Clusters. The minimum setback for the sides and rear will change from 6 feet to 5 feet.

2. Changing the minimum lot width of the rear center lot in the T-Court Clusters from 65 feet

to 60 feet.

3. Attached patio covers will be allowed to encroach 2 feet into setbacks.

The currently approved minimum rear center lot size of 4,000 sf for MD lots will remain. 
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The Planned Development Guidelines Amendment alters the lot width and rear and side setbacks 

of the rear center lot of the T-Court Clusters and allows attached patio covers to encroach 2 feet 

into setbacks, and would not result in any impacts beyond what was analyzed in the 2020 EIR 

(Attachment C). 

Master Development Plan Amendment 

The Master Development Plan assures the City that the proposed project would proceed to its 

completion in compliance with the plans submitted by the applicant, and assure the applicant of 

vested rights to develop the project. The proposed project would involve a Master Development 

Plan Amendment in order to modify the previously approved locations for the on-site trail network. 

Attachment A shows the approved versus the modified trail locations proposed. 

As discussed in the 2020 EIR, the project may result in potentially significant impacts to California 

tiger salamander (CTS). The California Department of Fish and Wildlife (CDFW) and the U.S. 

Fish and Wildlife Service (USFWS) typically require a 3:1 mitigation ratio for the loss of CTS 

habitat. In order to fulfill this mitigation requirement, the applicant planned to provide a 193-acre 

on-site preserve, as well as the preservation of two off-site parcels that total 956 acres. However, 

the CDFW and USFWS raised concerns regarding the public use of the on-site preserve through 

the use of the proposed trail system, and further indicated that mitigation credit would not be given 

for the on-site preserve due to the extensive trail network that traversed the preserve. Due to the 

trail network’s proximity to Sand Creek, the agencies have stated that human access and use of 

the trails could lead to mortality, directly and indirectly, of CTS. Thus, the applicant worked with 

the agencies and now proposes to include wildlife crossings within the on-site preserve and CTS 

walls and other barriers at strategic locations to reduce mortality. Furthermore, the trail network 

was reconfigured to more closely follow the edges of development, rather than traversing the 

interior of the preserve.  

In order to account for the reconfiguration of the trail network, the applicant has proposed to 

include enhanced areas along the trail known as respite areas. Respite areas may include picnic 

tables, native landscaping, directional markers and plant and habitat educational information 

signage. The Master Development Plan Amendment would result in a trail network that avoids 

CTS habitat and provides additional amenity areas as shown in the newly prepared Section B of 

the Master Development Plan, Conceptual Trail and Respite Area Programming (see Exhibit A of 

Attachment D). 

Vesting Tentative Subdivision Maps 

The proposed project would include a Large Lot Vesting Tentative Subdivision Map that would 

divide Phase I and II of The Ranch Project site into four lots, as well as a Small Lot Vesting 

Tentative Subdivision Map that would divide the 136.7-acre Phase I area (Lots 1 and 2) into 440 

residential lots, a mixed-use component, a fire station, 6.6 acres of parkland, stormwater detention 

areas, and an internal roadway network (see Exhibits A and B of Attachment F). The following 

table provides a summary of the proposed land uses, consistent with the 2020 approvals.  



Page | 8 

Proposed Land Uses 

Proposed Land Use Parcels Acreage 

Low Density Residential (LD-3) Multiple 53.3 

Medium Density Residential (MD) Multiple 38.7 

Village Center (VC) A 4.8 

Public Use – Fire Station (PQ-F) B 2.4 

Parks (P) D, R, S, T, U, V, X, Y, Z, AA 6.9 

Landscape (L) 
E, F, G, H, I, J, K, L, M, N, O, P, Q, 

W 
4.1 

Major Roadway 10.6 

Water Quality/Detention Basin C, O 16.9 

Total Project Site 136.7 

The Phase I area is anticipated to be developed in two phases (Phases IA and IB). Phase IA 

would develop the southern portion of the Phase I area and would include construction of portions 

of the proposed residential units and internal roadways, as well as the mixed-use parcel, the fire 

station, and two detention basins. Phase IB would develop the northern portion of the Phase I 

area and would include the construction of the remaining residential units and internal roadways, 

along with two additional detention basins. It should be noted that the design of the mixed-use 

component would be reviewed and approved at a later time. 

Access and Circulation 

The proposed project would include the construction of an internal roadway network throughout 

the Phase I area. Interior streets would all include curbs, gutters, and sidewalks with a width of 

five feet. The extension of Sand Creek Road would be a 4-lane roadway that would serve as the 

primary access into the project. The project includes two roundabouts, one at the Sand Creek 

Road and Street B intersection and the Street B and Street C intersection. Slightly slower design 

speeds and signalized intersections are proposed between Deer Valley Road and the roundabout 

to allow for safer pedestrian access to the Sand Creek open space lands from the neighborhoods 

to the north. The Sand Creek Road Improvements were detailed in the Development Agreement 

approved in 2020. 

Transit Service 

Tri-Delta Transit would provide future bus service through the project area along Sand Creek 

Road. Bus service currently exists along Deer Valley Road during weekday and weekends 

stopping at the Kaiser Medical facility. Several locations along Sand Creek Road are suggested 

for far side bus turnouts including at the roundabout with Street B, and at the intersection with the 

village center and fire station. Bus Shelters would be placed at the turnout locations with high 

visibility and safety. Canopies and vertical screens would be provided for protection against the 

weather, as well as adequate seating and waiting areas for the comfort of the transit users. 

Parks, Trails, Open Space, and Landscaping 

The proposed project would include 6.9 acres of parks and 4.1 acres of landscaping throughout 

the Phase I area. Parks within the project site are developed in one of two categories: 
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• Neighborhood Parks – The centerpiece of each neighborhood that include both fixed
elements such as playgrounds and informal areas such as lawns, seating areas, and
pathways.

• Pocket Parks – Pocket parks can be less than 1.0 acre in size, and provide character as
well as outdoor recreational opportunities to the immediate surrounding area. Uses and
activities within pocket parks may include decorative landscape elements (e.g., planters,
public art, etc.), open turf, outdoor seating, and play areas for small children.

The Resource Management Plan for the Sand Creek Focus Area calls for a minimum 

development setback of 125-feet from the centerline of the flowline of Sand Creek, yielding a 250’-

wide corridor. As such, the proposed project provides the minimum 250-foot width of open space. 

The open space would be kept largely in its natural grassland condition, with periodic 

maintenance for weed control and also to establish and promote native seasonal wildflowers. 

Trails would be developed near the proposed development and traverse portions of the open 

space of the Phase I area. Most of the trails have been designed for multiple modes of 

transportation including walking, running, cycling, and blading/skateboarding. When the 

development of all three phases of The Ranch is complete, the trails would ultimately connect 

parks, neighborhoods, village center, and open spaces within the project, and also off-site 

destinations such as Kaiser Permanente and the East Bay Regional Park. Sand Creek crossings 

for pedestrians and cyclists would be provided through a narrow, non-vehicular bridge near 

Homestead Park in the east; on the sidewalk and in the bike lane along Street B in the central 

portion of the project site.  

Landscaping features would be provided throughout the proposed development area and would 

conform to the requirements and provisions of Section 9-5.1001 of the City of Antioch Municipal 

Code as well as the approved Master Development Plan and Planned Development Design 

Guidelines. The proposed project includes six different types of landscaping that encompass the 

non-built environment. Each of these landscapes would have a different approach to their 

character and function. 

1. Sand Creek Drainage Corridor – The actual corridor that contains the flow line and banks
of Sand Creek is narrow and highly eroded from cattle crossings and heavy rainfall storm
events. Most of the Oak trees on the property are located within those banks. Additional
plantings of native grasses and shrubs tolerant of seasonal high flows and potentially
additional non-vegetated approaches would be warranted for bank stabilization.

2. Natural Grasslands/Uplands – These areas are the predominant open space type and
include native and introduced grass species that have been historically used for cattle
grazing, which are non-irrigated and generally have a greener appearance during winter
and spring rains and more golden appearance during summer and fall dry seasons.
Additional Oak plantings could be employed within this typology to provide shade by trails
and seating areas.

3. Detention Ponds/Wetlands – Detention ponds with natural edges are provided for the
project to hold stormwater runoff from heavy rainfall events. The planting regime along
their side banks needs to be selected based on water level elevations and the amount and
time of inundation into the root zones. Jurisdictional wetlands along the Sand Creek
corridor are preserved and incorporated into the open space experience.
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4. Parks & Parkways – Neighborhood parks should include a balance of open lawn areas for
mostly informal play or gatherings, with lands that are landscaped for utilitarian purposes
(e.g., drainage or low lands, trees for shade) and places for ornamental or themed
gardens. Areas for paths, playgrounds, and sport courts (e.g. basketball) will also be
provided. Parkways provide meaningful connective open space within the developed
lands.

5. Landscaped Streets – These areas within the right-of-way (ROW) would include trees,
shrubs, groundcovers, and native grasses planted within the center medians and
landscape strips.

6. Recreational Trails – Various trails would provide recreational opportunities and
alternative means to travel through the various open spaces within the community.

Utilities 

The proposed project would include the provision of water lines, sewer lines, and drainage 

facilities to serve the proposed project site. 

The water system for the proposed project would be designed to integrate with existing 

transmission mains and would complete a looped connection through the proposed project site. 

In addition, a connection would be located at the existing 20-inch water main in Deer Valley Road 

at the intersection with the extension of Sand Creek Road. The interior streets throughout the 

project site would contain 8-inch water lines. 

Drainage improvements would include a combination of subsurface and surface drainage 

systems, including new pipe and channel conveyance systems, as well as culverts. The proposed 

project would include the construction of storm drainpipes in the Sand Creek Road extension, as 

well as other streets. All stormwater runoff within the proposed project site would be treated on-

site by proposed stormwater detention basins. 

The proposed project would include the installation of a new sewer main, as well as a number of 

sewer lines throughout the proposed project site. The connection point for the sewer main would 

be located approximately 1.50 miles east of the project site in the Heidorn Ranch Road ROW. An 

off-site extension of the existing sewer line would be required to provide the proposed project with 

sewer service. All on-site and off-site sewer improvements would be constructed within the public 

right-of-way or within public utility easements within private roadways as needed. 

Republic Services would provide solid waste collection, disposal, recycling, and yard waste 

services to the project site. 
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Engineering Review 

The Antioch Engineering Division provided draft conditions of approval related to construction, 

site and project design, utilities, landscaping, and more for the proposed tentative subdivision 

maps (see Exhibit C of Attachment E). 

Proposed Use Permit 

Pursuant to the Antioch Municipal Code Section 9-5.2307(C)(1), a Use Permit shall be required 
prior to the construction of any phase of an approved PD District. As such, the project requires 
the approval of a Use Permit to allow for the development of 440 residential lots, a mixed-use 
component, a fire station, 6.6 acres of parkland, stormwater detention areas, and an internal 
roadway network within the Phase I area of The Ranch Project site. The intent of the Use Permit 
is to further clarify the details of the development phase being considered and to ensure that each 
component complies with the established provisions of the district.  

Design Review 

Pursuant to the Antioch Municipal Code Section 9-5.2601(A)(1), Design Review shall be required 

for any new building or construction proposed in any zoning district, except for single-family 

homes in the RE, RR, RTR, R-4, and R-6 Districts. As such, the proposed project would require 

Design Review. The applicant has prepared Development Standards and Design Guidelines. The 

intent of Design Guidelines and Development Standards is to implement the City of Antioch’s 

Residential Design Guidelines for the proposed project. These Guidelines, conceptualized with 

neighborhood landscaping, entry, and architectural renderings, are to be used in place of the 

Citywide Design Guidelines in evaluating the future neighborhood construction plans. Future 

Design Review submittals will be reviewed against the project’s Design Guidelines to ensure that 

the design of the development would be consistent as it is implemented in phases, possibly by 

different builders, over time.  

Design Objectives 

On July 28, 2020, the Antioch City Council adopted the Master Development Plan and Design 

Guidelines for The Ranch Project. The Ranch Design Guidelines include guidelines for residential 

architectural styles, as well as guidelines for open space, parks, and trails, that allow residents 

and visitors access to the East Bay Regional Park system. The adopted Design Guidelines 

establish a variety of neighborhoods that create housing opportunities for different household 

types. 

The planned community character for the Project is to prioritize the character of the surrounding 

landscape by having large portions of the property appear in their natural state. The ridgelines in 

the southeast hill will remains in their natural state, as will the Sand Creek corridor except where 

stream banks have been improved to halt erosion or new pedestrian footbridges are installed. 

The architectural styles for residential and commercial buildings will reflect a simple agrarian 

theme to reflect the ranch history of the property. 

Staff has determined the Phase IA plans for the proposed project are consistent with the adopted 

Design Guidelines and the objectives in the adopted Master Development Plan (see Exhibit A of 
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Attachment D). The analysis below identifies the proposed project’s consistency with the adopted 

Design Guidelines and Master Development Plan, with the exception of the requested 

amendments.  

Community Character 

The adopted design guidelines intend to create a community character based on natural 

vegetation and landscaping, while preserving the ridgelines for the hills to the southwest. The 

Sand Creek corridor is intended to remain in its natural state as much as possible. The project 

site includes pedestrian connections to the adjacent Kaiser Permanente and Village Center, as 

well as, pedestrian connections to the Sand Creek Corridor and other recreational trails providing 

access to the natural, physical, and social environments from this neighborhood. The approved 

architectural styles for the residential and commercial buildings reflect an agrarian theme through 

the use of similar material palettes consisting of wood, metal, and stone. Residences within the 

1A phase of the project reflect the same agrarian theme through the use of California Ranch, 

Prairie and Craftsman style homes and landscaping that is consistent with the approved Design 

Guidelines. 

Per the approved plans, the neighborhood parks will be themed and programmed to respond to 

their context and be located either directly adjacent to or within easy walking distances of the trail 

access points. Phase IA plans are consistent with the adopted Design Guidelines through the 

construction of Homestead Park and pedestrian connections to the main east/west trail system.  

Neighborhoods 

The adopted design guidelines intend to create six distinct neighborhoods that each hold their 

own neighborhood identity. Each neighborhood is to have a park to serve as a community 

gathering place and offer recreational opportunities. Although distinct from each other, all 

neighborhoods will share a cohesive agrarian theme through the use of similar material and plant 

pallets and be connected through a system of pedestrian trails.  

The neighborhood within the Phase IA project site is consistent with the approved Design 

Guidelines by taking a more urban form than other planned neighborhoods by using smaller lots 

and more uniform street trees to create a distinct neighborhood, while still displaying the agrarian 

theme. 

Architecture 

Architectural guidelines are provided in the Design Guidelines in order to maintain and enhance 

the quality and character of the neighborhoods at The Ranch. The Design Guidelines serve to 

ensure style consistency across neighborhoods while encouraging creative applications of the 

features that express the heritage of a particular style in order to allow for the integration of 

modern materials and contemporary design.  

The overall form and massing of residential buildings are to emphasize horizontal lines and 

elements to be consistent with the expansive open space and rustic character of the site. Variation 

in roof lines is encouraged while generally maintain the predominant roof pitch throughout the 
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building. Residential building façade materials should follow the recommended materials included 

in the Design Guidelines and should be generally applied to emphasize horizontal lines and 

elements. Earth tones are recommended for main buildings with contrasting trim. 

 

Phase IA includes the following three architectural styles: 

 

• California Ranch generally emphasizes simple and clean horizontal forms, in addition to 
an open plan that blends functional spaces. Asymmetrical one-story shape with dominant 
low-pitched roofs, moderate-to-wide eave overhangs; attached garage; wood and 
stone/brick exterior. Given its horizontal, one-story nature, the California Ranch style is 
more suited for lots that have wide frontages facing the street. 

 

 
 

• The Prairie style homes typically have broad, gently sloping, hip roofs with prominent low 
chimneys. Balconies and terraces extend in several directions beyond the basic structure 
of the house, creating protected outdoor spaces. With its emphasis on horizontal form and 
massing, the Prairie style is suited for conventional to larger lots within the project. 
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• The Craftsman style exterior includes a low- to moderately pitched, gabled roof with deep
overhanging eaves usually supported by exposed rafters and knee braces. A front porch
with relatively heavy, tapering columns is another defining feature of this style. Natural
materials such as wood and stone are used extensively. The Craftsman style is suited for
lots of all sizes within the project.

It should be noted that future phases of The Ranch project will also include the Farmhouse and 

Foursquare architectural styles for residences. 

• Farmhouse style homes are simply framed and rectangular in shape, often with few
feature bump-outs or bays. A common distinguishing feature is a partial or fullwidth
wraparound porch. Main façade may be symmetrical or asymmetrical, with an elevated
first level and steps leading from the walk to the porch. Most farmhouse-styles homes are
one-and-a-half or two-story buildings with bedrooms upstairs and living spaces on the
main floor. Common exterior features include horizontal lap siding and shuttered windows,
with a main side-gable roof. The roof over the porch often has a shallower pitch than the
roof of the main structure. With its emphasis on horizontal form and massing, the
Farmhouse style is suited for conventional to larger lots within The Ranch.

• Foursquare style homes are characterized by the basic cubic form, two-and-a-half stories
high, usually with four large rooms to a floor and a wide elevated front porch with steps.
Foursquare homes often include a two-car garage recessed or placed in the rear.
Foursquare is suited for smaller medium density lots or conventional lots within The
Ranch.

Landscaping 

Front Yards 

The approved design guidelines intend to minimize manicured landscapes or extensive 

lawn through the use of a sustainable plant palette with native, drought tolerant trees, 
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shrubs, and ground cover. The proposed landscaping in Phase IA of development is 

consistent with the approved Design Guidelines. 

Sound Walls 

The approved Design Guidelines permit masonry sound walls for traffic noise abatement 

adjacent to arterial or collector streets, and should be accompanied by landscaped 

setback areas. Maximum height of sounds walls cannot exceed 7.5 feet. Sound walls will 

incorporate breaks at street intersections, line-end cul-de-sacs, as well as parks and open 

space access points with a post and post cap anchoring the ends. Sound walls will also 

be architecturally treated with vertical and horizontal design elements that break up long 

expanses of uninterrupted walls. 

Street Trees 

The street trees to be used within the 1A phase of the proposed project include Raywood 

Ash, Red Maple, Little Gem Magnolia, and Chinese Elm (see Attachment B). The 

proposed tree species and tree locations remain consistent with the approved design 

guidelines and the objective to use a diverse and tolerant plant palette. The trees selected 

have non-invasive root systems and will be placed with adequate setbacks to ensure no 

conflict with utilities and hardscape, or conflict with any site line distances. 

Community Entrances 

The approved Design Guidelines include the use of multiple entrances: 

• The Ranch Gateway – The main entrances to the project site.

• Community Entrances – Entries to gated communities such as the age restricted
neighborhood and the executive home locations, and to entries into the market-rate
neighborhoods.

• Amenity Entrances – Include the entries to the village center, firehouse, trails staging area,
and parks.

• Special Branding Feature – The existing windmill is planned to be relocated to Homestead
Park, and could potentially be combined with other forms of signage/monumentation that
relate to the history of the place. In conjunction with the various community building
activities programmed for the park, these would act as a key branding element.

Phase IA includes the construction of a Ranch Gateway, three community entrances, and five 
amenity entrances. 

Per the approved Design Guidelines, any signage/monumentation at The Ranch will match the 

aesthetic of the surrounding environment through the use of stone, wood, and metal. Names and 

logos will also match the existing landscape and may be lighted in a muted but clear fashion. 

Wayfinding and directional signage on the individual developments/neighborhoods within the 

community would be placed at key intersections along the arterial and collector streets, as 

appropriate. Phase IA includes the installation of three wayfinding/directional signage and the 

special branding feature. 



Page | 16 

Fencing 

The approved Design Guidelines include that fencing should continue the agrarian theme and 

use predominantly natural material. Public realm fencing is not to exceed four feet in height. 

Residential fencing is to compliment the architectural style of the home, and should not exceed 6 

feet. The fencing included in Phase IA is consistent with the approved Design Guidelines. 

Lighting 

The adopted Master Development Plan includes provisions requiring the use of lighting fixtures 

of high quality that are coordinated with the overall style of the neighborhood. All lighting standards 

will adhere to Section 8.3.4 of the Antioch Citywide Design Guidelines as it relates to height, 

placement, and illumination levels. Light fixtures will be appropriately placed and scaled as to 

avoid spillover and glare into surrounding sensitive areas. As per Antioch Municipal Code § 9-

5.1715, “lighting shall not shine directly onto adjacent streets or property. Minimum illumination at 

ground level shall be two foot-candles but shall not exceed one-half foot-candles in a residential 

district.” Lighting fixtures will also include photocell control to reduce and energy use and solar 

street lights are highly encouraged.  

The lighting fixtures within Phase IA remain consistent with the approved Master Development 

Plans. 

Fiscal Impact 

A Fiscal Impact Analysis was prepared for The Ranch Project as approved in 2020.The proposed 

Phase I development is consistent with what was previously approved which would result in a 

surplus of revenue annually. In addition, the project applicant is required to participate in a CFD 

for fire services. 

ENVIRONMENTAL REVIEW 

An Environmental Impact Report (EIR) was prepared for The Ranch Project in accordance with 
the California Environmental Quality Act (CEQA), and was certified by the City Council on July 
28, 2020. The 2020 EIR analyzed development of Phase I, Phase II, and Phase III of The Ranch 
Project, which would consist of 1,177 residential units over 253.50 acres on a 551.50-acre site, 
including Low Density (LD), Medium Density (MD), and Age Restricted (AR) units; a 5.00-acre 
Village Center consisting of commercial, office, and retail space; 3.00 acres of public services 
facilities, including a new fire station site and a trail staging area; approximately 22.50 acres of 
public parks and landscaped areas; 229.50 of open space including trails; and 38.00 acres of 
roadway improvements, and recommends mitigation measures to reduce impacts to the 
maximum extent feasible.  

The EIR concluded that the project will contribute to a significant and unavoidable impact to the 

following areas: 

• Aesthetics: project and cumulatively substantially degrade the existing visual character or
quality of public views of the site and its surroundings;
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• Air quality: conflict with or obstruct implementation of the applicable air quality plan,
cumulatively considerable net increase of a criteria pollutant, and cumulative toxic air
contaminant impact;

• Greenhouse gas emissions: generate direct and indirect greenhouse gas emissions; and

• Transportation: conflict with a program plan, ordinance or policy of the circulation system
under existing plus project, near-term, and cumulative traffic conditions, as well as being
inconsistent with CEQA Guidelines Section 15064.3(b).

Findings of fact for the EIR, and a statement of overriding considerations were also included in 

the certification of the EIR. In addition, a Mitigation Monitoring and Reporting Program was 

prepared and adopted. 

Copies of The Ranch Project EIR were made available for review Monday through Friday, at the 

City of Antioch Community Development Department, between the hours of 8:00 AM and 5:00 

PM. The EIR was also available online at: https://www.antiochca.gov/community-development-

department/planning-division/environmental-documents/. 

A Consistency Checklist was prepared to ensure that the development of Phase IA of The Ranch 

Project is consistent with the project analyzed in the certified 2020 EIR (Attachment G). The 

Consistency Checklist determined that the development of Phase IA of The Ranch Project would 

not result in any new or significant impacts beyond what was previously analyzed in the certified 

2020 EIR, and therefore, would not require additional environmental review pursuant to CEQA 

Guidelines Section 15162. In addition, development of the Phase IA area would have to comply 

with all applicable mitigation measures from the previously certified 2020 EIR. 

ATTACHMENTS 

A. Trails Map
B. Preliminary Landscape Plan
C. Resolution No. 2023-__ recommending City Council approval of a Planned Development

Guidelines Amendment.
a. Exhibit A – Planned Development Guidelines Amendment Ordinance

D. Resolution No. 2023-__ recommending City Council approval of the Master Development
Plan Amendment.

a. Exhibit A – The Ranch Master Development Plan (Link)

(WebAddress:https://www.antiochca.gov/fc/community-
development/planning/ATT-4-Exhibit-A-The-Ranch-Master-Development-
Plan.pdf)

E. Resolution No.2023-__ recommending City Council approval of two Vesting Tentative
Maps, a Use Permit and Design Review.

a. Exhibit A – Large Lot Vesting Tentative Subdivision Map
b. Exhibit B – Small Lot Vesting Tentative Subdivision Map
c. Exhibit C – Draft Conditions of Approval

F. Consistency Checklist Memo

https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/
https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/
https://www.antiochca.gov/fc/community-development/planning/ATT-4-Exhibit-A-The-Ranch-Master-Development-Plan.pdf
https://www.antiochca.gov/fc/community-development/planning/ATT-4-Exhibit-A-The-Ranch-Master-Development-Plan.pdf
https://www.antiochca.gov/fc/community-development/planning/ATT-4-Exhibit-A-The-Ranch-Master-Development-Plan.pdf
https://www.antiochca.gov/fc/community-development/planning/ATT-4-Exhibit-A-The-Ranch-Master-Development-Plan.pdf
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Attachment C

PLANNING COMMISSION 
RESOLUTION NO. 2023-xx 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
FORWARDING A RECOMMENDATION TO THE CITY COUNCIL TO APPROVE AN 

ORDINANCE TO AMEND THE RANCH PLANNED DEVELOPMENT GUIDELINES 

WHEREAS, the City of Antioch (“City”) received an application from Richland Planned 
Communities, Inc. (“Applicant”) requesting an amendment to the adopted Planned Development 
Guidelines in order to modify the required setbacks, lot widths and patio encroachment for the 
development of Phase I of The Ranch Project;  

WHEREAS, the Project site is in the southeastern section of the City of Antioch, on the 
western side of State Route 4 and is within the Sand Creek Focus Area west of Deer Valley Road 
along Sand Creek (APNs 057-010-002, 057-010-003, and 057-021-003);  

WHEREAS, a Final Environmental Impact Report and Mitigation Monitoring and Reporting 
Program was prepared for The Ranch Project in accordance with the California Environmental 
Quality Act (CEQA), and was adopted by the City on July 28, 2020, which analyzed development 
of Phase I, Phase II, and Phase III of The Ranch Project;  

WHEREAS, development of Phase I of The Ranch Project is consistent with the project 
analyzed in the EIR, and, therefore, would not require additional environmental review pursuant 
to CEQA Guidelines Section 15162;  

WHEREAS, the proposed Planned Development Guidelines Amendment would change: 
1) the side and rear setback minimums for the rear center lot of the T-Court Clusters from 6 feet
to 5 feet; 2) the minimum lot width of the rear center lot in the T-Court Clusters from 65 feet to 60
feet; and 3) allow attached patios to encroach 2 feet into the required setbacks.

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

WHEREAS, a public hearing notice was published in the East County Times and posted 
in three public places pursuant to California Government Code Section 65090 on *DATE* for the 
public hearing held on May 17, 2023; and  

WHEREAS, in consideration of the amendment, the granting of such amendment will not 
adversely affect the comprehensive General Plan. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission hereby make the following findings for recommendation to the City Council for 
approval of the proposed zone change: 

1. 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 and potential surrounding uses but instead will have a
beneficial effect which could not be achieved under another zoning district. The proposed
Development Plan Amendment would merely modify the setback requirements and lot
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widths for the rear center lot of the T-Court clusters. The original intent of the previously 
approved Planned Development Guidelines would remain.  

2. 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. Arterial and collector streets through the project are designed to be
consistent with the City’s Growth Management Program as well as the General Plan
Circulation Element, as amended. The proposed Planned Development Guidelines
Amendment would not alter the proposed roadways.

3. Any commercial component is justified economically at the location(s) proposed. The
proposed Planned Development Guidelines Amendment would not alter previously
approved commercial components.

4. 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. The proposed Planned Development Guidelines Amendment would not
alter the previously approved densities for The Ranch Project.

5. Any deviation from the standard zoning requirements is warranted by the design and
additional amenities incorporated in the final development plan which offer certain usual
redeeming features to compensate for any deviations that may be permitted. The
proposed Planned Development Guidelines Amendment would merely modify the
required setbacks and lot widths for the rear center lot of the T-Court Clusters. The
proposed amendment would not further deviate from the standard zoning requirements.

6. The area surrounding the PD District can be planned and zoned in coordination and
substantial compatibility with the proposed development. The proposed Development
Plan Amendment would merely modify the setback requirements and lot widths for the
rear center lot of the T-Court clusters. The original intent and compatibility of the previously
approved Planned Development Guidelines would remain.

7. The PD District conforms with the General Plan of the City. The proposed Development
Plan Amendment would merely modify the setback requirements and lot widths for the
rear center lot of the T-Court clusters. The original intent and consistency with the
General Plan of the previously approved Planned Development Guidelines would
remain.

NOW THEREFORE BE IT FURTHER RESOLVED that the Planning Commission does 
hereby recommend City Council approval of the proposed draft Ordinance (attached hereto as 
Exhibit A) to amend the Planned Development Guidelines for The Ranch changing the required 
setbacks and lot widths for the rear center lot of the T-Court Cluster and allow attached patios 
to encroach 2 feet into setbacks. 

I 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 17th day of May, 
2023, by the following vote:  

AYES: 
NOES: 
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ABSENT: 
ABSTAIN: 

_____________________________________ 
FORREST EBBS 

Secretary to the Planning Commission 
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EXHIBIT “A” 

ORDINANCE NO.__ 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF ANTIOCH 
TO AMEND THE PLANNED DEVELOPMENT GUIDELINES  

FOR THE RANCH PROJECT (APNs 057-010-002, 057-010-003, and 057-021-003) 

SECTION 1: 

On July 17, 2020 the City Council certified the Environmental Impact Report, Mitigation 
Monitoring and Reporting Program, AND Statement of Overriding Considerations for The Ranch 
Project. The proposed amendment to the Planned Development Guidelines is consistent with the 
2020 Environmental Impact Report, and further environmental analysis under CEQA is not 
required pursuant to CEQA Guidelines Section 15162. 

SECTION 2: 

At its regular meeting of May 17, 2023, the Antioch Planning Commission 
recommended that the City Council adopt the Ordinance to amend the Planned Development 
Guidelines for The Ranch Project.  

SECTION 3: 

The Planned Development Guidelines is hereby amended as shown below to alter the lot 
width of the rear center lot of the T-Court Cluster from 65 feet to 60 feet, the rear and side setback 
of the rear center lot of the T-Court Cluster from 6 feet to 5 feet, and, finally, allow for 2 feet of 
encroachment from attached covered patios into the side and rear setbacks for residential lots. 
All other requirements and standards established in the previously approved Planned 
Development Guidelines will remain as is.  

9-5.4202 Residential Uses (B. Single-Family Medium Density)
60’ min.
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EXHIBIT “A” 

MD-3 T-Court Lots Development Standards
LOT DIMENSIONS 
Refer to Figure A-1 for typical lot dimensions 
SETBACKS 
Streetside Lots 

(a) Front, living space 12’ min 
(b) Front, porch 8’ min 
(c) Drive aisle side, living space * 5’ min 
(d) Drive aisle side, garage* 18’ min 
(e) Side 5’ min 
(f) Rear** 10’ min 

Rear Corner Lots 
(g) Front, porch* 5’ min 
(h) Front, living space* 8’ min 
(i) Front, garage 18’ min 
(j) Side 5’ min 
(k) Rear** 10’ min 

Rear Center Lot 
(l) Front, living space* 8’ min 
(m) Front, porch* 5’ min 
(n) Front, garage* 18’ min 
(o) Side & rear** 5’ min 

HEIGHT 35’ max. 

*Setback distance measured from the edge of the drive aisle.
** 2’ encroachment into setback allowed for covered patio.

SECTION 4: 

The Planned Development Guidelines, as defined below, for the subject property (APNs 
057-010-002, 057-010-003, and 057-021-003), known as The Ranch Project, are herein
incorporated into this ordinance, and are binding upon said property.

SECTION 5: 

The City Council finds that the public necessity requires the proposed amendment; that 
the subject property is suitable to the amendment; that said amendment is not detrimental to the 
surrounding property; and that the amendment is in conformance with the Antioch General Plan, 
as amended. 

SECTION 6: 

This ordinance shall take effect and be enforced thirty (30) days from and after the date 
of its adoption and shall be published once within fifteen (15) days upon passage and adoption in 
a newspaper of general circulation printed and published in the City of Antioch. 

* * * * * * * * 
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EXHIBIT “A” 

I HEREBY CERTIFY that the forgoing ordinance was introduced and adopted at a regular 
meeting of the City Council of the City of Antioch, held on the _____ of _____________, 2023, 
and passed and adopted at a regular meeting thereof, held on the _____ of _____________, 
2023, by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

____________________________________ 
Mayor of the City of Antioch 

ATTEST: 

____________________________________ 
City Clerk of the City of Antioch 
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Attachment D

PLANNING COMMISSION 
RESOLUTION NO. 2023-xx 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
FORWARDING A RECOMMENDATION TO THE CITY COUNCIL TO APPROVE A 

RESOLUTION ADOPTING THE RANCH MASTER DEVELOPMENT PLAN AMENDMENT 

WHEREAS, the City of Antioch (“City”) received an application from Richland Planned 
Communities, Inc. (“Applicant”) requesting a Master Development Plan Amendment to modify 
the proposed trail systems in order to reserve more space for conservation and modify trails to 
more closely border the development and include different amenities such as picnic tables and 
signage for Phase I of The Ranch Project;  

WHEREAS, the Project site is in the southeastern section of the City of Antioch, on the 
western side of State Route 4 and is within the Sand Creek Focus Area west of Deer Valley Road 
along Sand Creek (APNs 057-010-002, 057-010-003, and 057-021-003);  

WHEREAS, a Final Environmental Impact Report and Mitigation Monitoring and Reporting 
Program was prepared for The Ranch Project in accordance with the California Environmental 
Quality Act (CEQA), and was adopted by the City on July 28, 2020, which analyzed development 
of Phase I, Phase II, and Phase III of The Ranch Project;  

WHEREAS, development of Phase I of The Ranch Project is consistent with the project 
analyzed in the EIR, and, therefore, would not require additional environmental review pursuant 
to CEQA Guidelines Section 15162;  

WHEREAS, the proposed Master Development Plan Amendment would modify the trail 
network to more closely border the development in order to reserve more space for conservation, 
and to provide more amenities along the trail network, including picnic tables, signage, and 
landscaping area;  

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

WHEREAS, a public hearing notice was published in the East County Times and posted 
in three public places pursuant to California Government Code Section 65090 on May 5, 2023 for 
the public hearing held on May 17, 2023; and  

WHEREAS, in consideration of the amendment, the granting of such amendment will not 
adversely affect the comprehensive General Plan. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission hereby recommends approval to the City Council of the Master Development Plan 
Amendment for The Ranch Project in order to modify the proposed trail network (attached hereto 
as Exhibit A). 

I 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 17th day of May, 2023, by the following 
vote:  
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AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

_____________________________________ 
FORREST EBBS 

Secretary to the Planning Commission 
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ATTACHMENT D – EXHIBIT A 
THE RANCH MASTER DEVELOPMENT PLAN 

https://www.antiochca.gov/fc/community-development/planning/ATT-4-Exhibit-A-The-Ranch-
Master-Development-Plan.pdf 
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PLANNING COMMISSION 
RESOLUTION NO. 2023-xx 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
FORWARDING A RECOMMENDATION TO THE CITY COUNCIL TO ADOPT THE 

PROPOSED TWO VESTING TENTATIVE SUBDIVISION MAPS, A USE PERMIT AND 
DESIGN REVIEW FOR THE DEVELOPMENT OF THE RANCH PHASE I PROJECT 

WHEREAS, the City of Antioch (“City”) received an application from Richland Planned 
Communities, Inc. (“Applicant”) seeking City approval of a Large Lot Vesting Tentative 
Subdivision Map for The Ranch Project site, a Small Lot Vesting Tentative Subdivision Map for 
Phase I of The Ranch Project, a Use Permit for the development of Phase I, and Design Review 
for the development of Phase I of The Ranch Project; 

WHEREAS, The Project site is in the southeastern section of the City of Antioch, on the 
western side of State Route 4 and is within the Sand Creek Focus Area west of Deer Valley Road 
along Sand Creek (APNs 057-010-002, 057-010-003, and 057-021-003);  

WHEREAS, a Final Environmental Impact Report (EIR) was prepared for The Ranch 
Project in accordance with the California Environmental Quality Act (CEQA), and was adopted by 
the City on July 28, 2020, which analyzed development of Phase I, Phase II, and Phase III of The 
Ranch Project;  

WHEREAS, development of Phase I of The Ranch Project is consistent with the project 
analyzed in the EIR, and, therefore, would require no further environmental review pursuant to 
CEQA Guidelines Section 15162;  

WHEREAS, the proposed project requires approval of a Large Lot Vesting Tentative 
Subdivision Map (attached hereto as Exhibit A) to allow for the division of The Ranch Project site 
into four large lots. Phase I development would occur on Lots 1 and 2, in the eastern portion of 
The Ranch Project site. Approval of the Small Lot Vesting Tentative Subdivision Map (attached 
hereto as Exhibit B) would divide the Phase I area into 440 residential lots, a mixed-use 
component, a fire station, 6.6 acres of parkland, stormwater detention areas, and an internal 
roadway network. 

WHEREAS, the proposed project requires approval of a Use Permit to allow for the 
development of the proposed uses within the Phase I area of The Ranch Project site. 

WHEREAS, the proposed project requires approval off a Design Review to authorize the 
proposed building conceptual architecture, landscaping, and site design of the residential 
community and to ensure consistency with the City of Antioch’s General Plan, Zoning Ordinance 
design policies and criteria, and Citywide Design Guidelines. 

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

WHEREAS, a public hearing notice was published in the East County Times and posted 
in three public places pursuant to California Government Code Section 65090 on *DATE* for the 
public hearing held on May 17, 2023.  
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NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission does hereby make the following findings for approval of a Large Lot Subdivision Map 
and a Small Lot Vesting Subdivision Map: 

1. That the subdivision, design and improvements are consistent with the General Plan, as
required by Section 66473.5 of the Subdivision Map Act and the City’s Subdivision
Regulations. The site has a General Plan Designation of Limited Development Area and
is zoned Planned Development and the subdivision will accommodate uses that are
consistent with the General Plan on each of the lots created by the subdivision; and,

2. That the subdivision proposed by the Large Lot Vesting Tentative Map and the Small Lot
Vesting Tentative Map complies with the rules, regulations, standards and criteria of the
City’s Subdivision Regulations. The proposed subdivision meets the City’s criteria for the
map. The City’s Planning and Engineering staff have reviewed the Large Lot Vesting
Tentative Map and the Small Lot Vesting Tentative Map and evaluated the effects of the
subdivision proposed and have determined that the Vesting Tentative Maps as
conditioned comply with and conform to all the applicable rules, regulations, standards,
and criteria of the City’s Subdivision Regulations.

3. The conditions of approval protect the public safety, health and general welfare of the
users of the project and surrounding area. In addition, the conditions ensure the project is
consistent with City standards.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that pursuant to Section 9-
5.2703 (B) (1) of the Antioch Municipal Code the Planning Commission hereby make the following 
findings for a Use Permit: 

a. 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.

Finding: The construction of The Ranch Phase 1 will not be detrimental to the public
health or welfare or injurious to the property or improvements. The construction of the
Project has been designed to match the existing environment and focus on open space.
The Project has been designed to have attractive frontages and entrances into the
neighborhoods. The subject site will benefit the public welfare by providing a variety of
housing options, as well as public parks, open space, and pedestrian trails.

b. The use applied at the location indicated is properly one for which a Use Permit is
authorized.

Finding: The site is zoned as Planned Development (PD) and per the Municipal Code
any and all uses are permitted provided that the uses are shown on the approved final
development plan and in accordance with the General Plan. The General Plan designation
of the site is Limited Development Are, which allows for the following uses:

• Single-Family Low Density (LD-1, LD-2, and LD-3);
• Single-Family Medium Density (MD-1, MD-2, MD-3, and MD-4);
• Age-Restricted (AR);
• Village Center (VC);
• Public Use Zone (PQ);
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• Open Space/Recreation Zones (P-Park, OS-Open Space, Landscape, Trails)

The Project is consistent with the PD zone and Limited Development Area designation. 
Furthermore, the Project is consistent with the previously approved uses for the original 
project in 2020. 

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

Finding: The site is adequate in size and shape to accommodate the proposed
development. The Phase I area is 136.7 acres and can accommodate the development of
440 residential lots including 230 MD lots with an average lot size of 4,845 square feet (sf)
and 210 LD-3 lots with an average lot size of 8,140 sf; a mixed-use component; a fire
station; 6.6 acres of parkland; stormwater detention areas; and construction of an interim
roadway that would connect Sand Creek Road to Dallas Ranch Road. The Project is
consistent with the Design Guidelines and Planned Development Standards, as amended.

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.

Finding: The Project includes the construction of an interim roadway to connect Sand
Creek Road to Dallas Ranch Road in Phase 1 as required in the 2020 EIR and the
Development Agreement. The construction of roads included in the Project will be
adequate in width and pavement to carry the anticipated traffic generated by the Project.

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

Finding: The General Plan designation of the site is Limited Development Area, which
allows for the following uses:

• Single-Family Low Density (LD-1, LD-2, and LD-3);
• Single-Family Medium Density (MD-1, MD-2, MD-3, and MD-4);
• Age-Restricted (AR);
• Village Center (VC);
• Public Use Zone (PQ);
• Open Space/Recreation Zones (P-Park, OS-Open Space, Landscape, Trails)

The Project is consistent with the Limited Development Area designation. Furthermore, 
the Project is consistent with the previous approvals for the original project in 2020. 

NOW THEREFORE BE IT FURTHER RESOLVED that the Planning Commission hereby 
recommends City Council approval of the proposed two Vesting Tentative Maps, a Use Permit, 
and Design Review for The Ranch Phase I Project, subject to the conditions of approval attached 
hereto as  Exhibit C. 

I 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 17th day of May 2023, 
by the following vote:  
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AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

_____________________________________ 
FORREST EBBS 

Secretary to the Planning Commission 
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A. INTRODUCTION AND SUMMARY
The purpose of this Memorandum is to demonstrate that Phase I of The Ranch Planned 
Development (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. As will be demonstrated below, consistent with CEQA Guidelines Section 15162, a 
Subsequent EIR or Negative Declaration is not required.  

B. PROJECT BACKGROUND
On July 28, 2020, the City adopted The Ranch Project Environmental Impact Report (SCH# 
2019060012), hereafter referred to as the “2020 EIR”. The 2020 EIR was prepared pursuant to 
Title 14, Section 15070 of the California Code of Regulations. 

The 2020 EIR analyzed development of Phase I, Phase II, and Phase III of The Ranch Project 
(see Figure 1), which would consist of 1,177 residential units over 253.50 acres on a 551.50-acre 
site, including Low Density (LD), Medium Density (MD), and Age Restricted (AR) units; a 5.00-
acre Village Center consisting of commercial, office, and retail space; 3.00 acres of public services 
facilities, including a new fire station site and a trail staging area; approximately 22.50 acres of 
public parks and landscaped areas; 229.50 of open space including trails; and 38.00 acres of 
roadway improvements. In addition to the EIR, the Antioch City Council also approved the 
following entitlements for The Ranch Project on July 28, 2020: 

• Approval of a Development Agreement between the City of Antioch and Richland Planned
Communities, Inc.;

• Approval of a General Plan Amendment;
• Approval of a Rezone of the project site to Planned Development and adoption of the

development standards; and
• Adoption of the Master Development Plan, Design Review adoption Design Guidelines,

and a Resource Management Plan.

The proposed project is located within the boundaries of The Ranch Project site, and would 
generally involve buildout of Phase I (see Figure 1).  

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 project site is located at 6275 Deer Valley Road, in the City of Antioch, California. The 
approximately 551.5-acre project site is identified by Assessor’s Parcel Numbers 057-010-002, 
057-010-003, and 057-021-003. The Ranch Project site is located within the Sand Creek Focus
Area of the City of Antioch General Plan. The Phase I project site is located within the eastern
portion of The Ranch Project site and is surrounded by a single-family residential subdivision to
the north, undeveloped land to the south, Deer Valley Road and Kaiser Permanente Antioch
Medical Center to the east, and undeveloped land and Empire Mine Road to the west.

Project Components 
The proposed project would entail approval of Planned Development Guidelines Amendment, 
Master Development Plan Amendment, two Vesting Tentative Subdivision Maps, a Use Permit, 
and Design Review. The project components are discussed in further detail below.
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Planned Development Guidelines Amendment 
The proposed project includes an amendment to The Ranch Planned Development Guidelines 
approved in 2020. The amendment would involve adjusting the lot width and rear and side 
setbacks of the rear center lot in the T-Court Clusters. The required rear and side setback will 
change from 6 feet to 5 feet. The lot width will be adjusted from 65 feet to 60 feet. The rear center 
lot size will be 4,284 square feet (sf) and remain consistent with the minimum lot area of 4,000 sf 
for MD lots. The proposed amendment would also allow attached patios to encroach two feet into 
the rear setback. 
 
Master Development Plan Amendment 
The proposed project would involve a Master Development Plan Amendment in order to modify 
the previously approved locations for the on-site trail network. Figure 2 below shows the approved 
versus the modified trail locations proposed. 
 
As discussed in the 2020 EIR, implementation of the project could result in potentially significant 
impacts to California tiger salamander (CTS). The California Department of Fish and Wildlife 
(CDFW) and the U.S. Fish and Wildlife Service (USFWS) typically require a 3:1 mitigation ratio 
for the loss of CTS habitat. In order to fulfill this mitigation requirement, the applicant planned to 
provide a 193-acre on-site preserve, as well as the preservation of two off-site parcels that total 
956 acres. However, the CDFW and USFWS have raised concerns regarding the public use of 
the on-site preserve through the use of the proposed trail system, and further indicated that 
mitigation credit would not be given for the on-site preserve due to the extensive trail network that 
traversed the preserve. Due to the trail network’s proximity to Sand Creek, the agencies have 
stated that human access and use of the trails could lead to mortality, directly and indirectly, of 
CTS. Thus, the applicant worked with the agencies and now proposes to include wildlife crossings 
within the on-site preserve and CTS walls and other barriers at strategic locations to reduce 
mortality. Furthermore, the trial network has been reconfigured to more closely follow the edges 
of development, rather than traversing the interior of the preserve. 
 
In order to account for the reconfiguration of the trail network, the proposed project includes 
enhanced areas along the trail known as respite areas. Respite areas may include picnic tables, 
native landscaping, directional markers and plant and habitat educational information signage. 
The Master Development Plan Amendment would result in a trail network that avoids CTS habitat 
and provides additional amenity areas.  
 
Tentative Subdivision Map  
The proposed project would involve a large lot Tentative Subdivision Map that would divide The 
Ranch Project site into four lots (see Figure 3). Phase I development would occur on Lots 1 and 
2, in the eastern portion of The Ranch Project site. The proposed small lot Tentative Subdivision 
Map would divide the 136.7-acre Phase I area into 440 residential lots, a mixed-use component 
(the Village Center) on Parcel A, a fire station on Parcel B, 6.6 acres of parkland, stormwater 
detention areas, and an internal roadway network (see Figure 4).  
 
The 440 residential lots would consist of 230 MD lots with an average lot size of 4,845 sf and 210 
LD-3 lots with an average lot size of 8,140 sf. 
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Implementation of Phase I of The Ranch Planned Development Project would also include 
construction of an interim roadway that would connect Sand Creek Road to Dallas Ranch Road. 
Interior streets would all include curbs, gutters, and sidewalks with a width of five feet. 
Construction would involve exporting 15,800 cubic yards of soil. Water, sewer, and stormwater 
connections would be extended into the project site from the east. 
 
Use Permit 
Pursuant to the Antioch Municipal Code Section 9-5.2307(C)(1), a Use Permit shall be required 
prior to the construction of any phase of an approved PD District. As such, approval of a Use 
Permit is required to allow for the development of 440 residential lots, a mixed-use component, a 
fire station, 6.6 acres of parkland, stormwater detention areas, and an internal roadway network. 
within the Phase I area of The Ranch Project site. The intent of the Use Permit is to further clarify 
the details of the development phase being considered and to ensure that each component 
complies with the established provisions of the district. 
 
Design Review 
Pursuant to the Antioch Municipal Code Section 9-5.2601(A)(1), Design Review shall be required 
for any new building or construction proposed in any zoning district, except for single-family 
homes in the RE, RR, RTR, R-4, and R-6 Districts. As such, the proposed project would require 
Design Review. The applicant has prepared Development Standards and Design Guidelines. The 
intent of Development Standards and Design Guidelines is to implement the City of Antioch’s 
Residential Design Guidelines for the proposed project. These Guidelines, conceptualized with 
neighborhood landscaping, entry, and architectural renderings, are to be used in place of the 
Citywide Design Guidelines in evaluating the future neighborhood construction plans. Future 
Design Review submittals will be reviewed against the project’s Design Guidelines to ensure that 
the design of the development would be consistent as it is implemented in phases, possibly by 
different builders, over time. 
 
Requested/Required Entitlements 
The proposed project would require the following approvals from the City of Antioch: 
 

• Planned Development Guidelines Amendment; 
• Master Development Plan Amendment; 
• Vesting Tentative Subdivision Maps;  
• Use Permit; and  
• Design Review. 

 
D. PROPOSED PROJECT COMPARED TO PHASE I IN 2020 EIR 
According to the 2020 EIR, development of the Phase I area would be limited to MD and LD-3 
zoning. Within the Phase I area, the 2020 EIR estimated buildout of 212 MD units with an average 
lot size of 4,500 sf. The 2020 EIR did not specify the number of LD-3 units that would be developed 
during Phase I, but limited the total number of LD-3 units across the three phases of The Ranch 
Project to 410 units with an average lot size of 7,000 sf. 
 
For the proposed project, the Phase I area would support 230 MD units, which is 18 additional 
units as compared to what was evaluated in the 2020 EIR. Under the proposed project, the LD-3 
lot sizes would be larger than the average lot sizes analyzed and approved in the 2020 EIR. 
However, the increased lot sizes would still fall within the 5,000-sf to 10,000-sf range that was 
established in a General Plan Amendment that was approved when the 2020 EIR was certified.  
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The extension of Sand Creek Road through The Ranch Project site would be consistent with what 
was analyzed in the 2020 EIR. 
 
The Planned Development Guidelines Amendment alters the lot width, rear and side setbacks of 
the rear center lot of the T-Court Clusters, and allows attached patios to encroach two feet into 
the rear setback. The aforementioned amendment would not result in any impacts beyond what 
was analyzed in the 2020 EIR.  
 
The Master Development Plan Amendment would reconfigure the location of the on-site trail 
network in order to minimize impacts to CTS habitat. The reconfiguration of the trail network would 
not result in any impacts beyond what was anticipated in the 2020 EIR. 
 
E. DISCUSSION 
New significant effects or other grounds require preparation of a subsequent EIR or supplemental 
EIR in support of further agency action on a project pursuant to Public Resources Code Section 
21166 and State CEQA Guidelines Sections 15162 and 15163. Under the guidelines, a 
subsequent or supplemental EIR or MND shall be prepared if any of the following criteria are met: 
 

(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. 
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The applicability of the criteria to the proposed project is described in the following sections.  
 
Criterion 15162(a)(1)  
The proposed project would include approval of tentative maps that would subdivide that Phase 
I area into lots for 230 MD units and 210 LD-3 units. The areas proposed for development and 
the land uses proposed in the Phase I tentative maps are consistent with what was analyzed in 
the 2020 EIR. While the 230 proposed MD units is greater than the 212 MD units estimated in the 
2020 EIR, this would not result in new environmental impacts that would require major revisions 
to the 2020 EIR. The 210 LD-3 units proposed for Phase I is less than the total of 410 LD-3 units 
analyzed in the 2020 EIR. Thus, buildout of Phase II and Phase III would be required to ensure 
that the total number of LD-3 units remains less than 410 units. 
 
The proposed project would also require approval of a Planned Development Guidelines 
Amendment in order to modify the lot width, rear and side setbacks of the rear center lot of the T-
Court Clusters, and allow for attached patios to encroach two feet into the rear setback. In 
addition, the proposed Master Development Plan would modify the location of the proposed trail 
system in order to reserve more space for conservation area for special-status wildlife species. 
The proposed Planned Development Guidelines Amendment and Master Development 
Amendment would not result in new environmental impacts that would require major revisions to 
the 2020 EIR. 
 
Approval of a Use Permit is required for the proposed project to allow for the development of the 
proposed uses within Phase I of The Ranch Project site. Design Review is also required in order 
to authorize the proposed building architecture, landscaping, and site design to ensure 
consistency with the City of Antioch General Plan, Zoning Ordinance, and Citywide Design 
Guidelines. The requested Use Permit and Design Review would not alter the analysis or 
conclusions of the previously approved 2020 EIR.  
 
Based on the above, substantial changes which would require major revisions of the previous EIR 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effect would not occur as a result of the proposed 
project. In addition, the phased development of The Ranch Project would not be allowed to exceed 
the approved 1,177 units. 
 
Criterion 15162(a)(2) 
As discussed above, an EIR which assessed the full buildout of MD and LD-3 development on 
the project site was certified in 2020. Because significant updates to local, State, and federal 
regulations have not been adopted since the certification of the previous EIR, as noted in further 
detail in the Environmental Impact Analysis section below, substantial changes would not occur 
with respect to the circumstances under which the project is undertaken.  
 
Therefore, new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects would not occur, and major revisions of the previous EIR 
would not be required. 
 
Criterion 15162(a)(3) 
The previously certified 2020 EIR assessed the environmental effects of a proposed residential 
development on the project site and included mitigation measures to reduce significant impacts 
related to Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology and Soils, 
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Greenhouse Gas Emissions and Energy, Hazards and Hazardous Materials, Noise, Public 
Services and Recreation, and Transportation. 
 
The question of “new information of substantial importance” relates to the current CEQA 
requirements to assess impacts that were not required at the time the 2020 EIR was certified. 
Because the 2020 EIR was completed in accordance with the most recent version of the CEQA 
Appendix G Checklist, all required environmental impact areas were addressed in the 2020 EIR.  
 
The proposed project would consist entirely of land that has already been subject to an EIR, and 
the same residential densities are proposed in the areas of land previously analyzed. The 
relocation of the trails will move the trails closer to development and preserve more land for 
conservation purposes. Therefore, extenuating circumstances do not exist that would require 
subsequent environmental review, and the proposed project would not meet any of the criteria 
discussed in Sections 15162(a)(3)(A) through 15162(a)(3)(D) of the CEQA Guidelines. 
 
F. ENVIRONMENTAL IMPACT ANALYSIS 
The following discussion briefly evaluates each CEQA Appendix G environmental resource area. 
 
Air Quality, Greenhouse Gas Emissions, and Energy 
According to the analysis included in the 2020 EIR, the GHG emissions associated with The 
Ranch Project were determined to exceed the applicable threshold for the year 2030, and a 
significant and unavoidable impact would occur. As part of the certification of the 2020 EIR, a 
Statement of Overriding Considerations was adopted by the Antioch City Council, acknowledging 
that the impact cannot be mitigated to a less than significant level.  
 
It should be noted that the Bay Area Air Quality Management District (BAAQMD) has adopted 
updated CEQA thresholds of significance for climate impacts from land use projects since the 
2020 EIR was prepared. The updated BAAQMD GHG thresholds provide qualitative thresholds 
related to buildings and transportation and are most appropriately applied to CEQA projects for 
which a Notice of Preparation is issued and environmental analysis begins after the date of 
adoption, which occurred on April 20, 2022.  
 
The proposed project would consist of the same area of disturbance and would include the same 
development types as previously analyzed in the 2020 EIR. Therefore, the intensity of site grading 
and other associated construction activities would be identical to those evaluated in the 2020 EIR. 
In addition, given that the proposed land uses are the same as those proposed in The Ranch 
Project, the operational emissions of criteria pollutants, TACs, and greenhouse gases (GHGs) 
would be similar to what was previously analyzed in the 2020 EIR. As discussed further below, 
the proposed project would generate a negligible increase in vehicle trips as compared to the 
previously evaluated project. Thus, the increase in vehicle miles traveled (VMT) and associated 
GHG emissions would also be a negligible difference when compared to the 2020 EIR. 
Furthermore, provided that the three phases of The Ranch Project do not exceed the total number 
of 1,177 units that were analyzed and approved in the 2020 EIR, additional impacts related to air 
quality, GHG emissions, and energy would not occur during construction or operation of the 
proposed project.  
 
Based on the above, although the circumstances with respect to the thresholds of significance 
used to evaluate GHG emissions have changed since the 2020 EIR, the change in circumstances 
or the proposed project’s addition of 18 residential units would not result in any new significant 
impacts or a substantial increase in the severity of a previously identified significant impact related 
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to air quality, GHG emissions, or energy. Thus, further environmental review would not be 
required related to Air Quality, Greenhouse Gas Emissions, or Energy, and all mitigation 
measures from the 2020 EIR would still be required. 
 
Biological Resources 
The proposed project would involve the same project site and the same development types as 
those previously evaluated in the 2020 EIR. However, the proposed Development Plan 
Amendment would modify the location of the proposed trail networks and result in the on-site 
preserve experiencing less human-related disturbance. Therefore, impacts to CTS would be less 
than previously analyzed in the 2020 EIR. 
 
Based on the above, the proposed project would not require further environmental review related 
to Biological Resources, and all mitigation measures from the 2020 EIR would still be required. 
 
Transportation 
The 2020 EIR analyzed transportation impacts based on an estimated 212 MD units, whereas 
the proposed project would involve future development of 230 MD units. Based on the ITE Trip 
Generation Manual, 10th edition, single-family residences generate an average of 9.44 trips per 
unit per day, with 0.76 during the AM peak hour and 1.00 during the PM peak hour. Multifamily 
housing is known to generate fewer trips per unit. Accordingly, the 18-unit increase in multifamily 
units associated with the proposed project would result in approximately 32 additional peak hour 
trips (18 x (1.00+0.76)). Per Table 3.14-6 of The Ranch EIR, Phase I of The Ranch Project was 
anticipated to generate 858 total peak hour trips and, thus, the 32 additional trips associated with 
the proposed project would not be anticipated to result in any new impacts related to the 
circulation system. The extension of Sand Creek Road is planned to have two lanes in both 
directions for the entire length of the road. However, between the development of Phase I and 
Phases II and III, the interim portion of Sand Creek Road west of Phase I would have one lane in 
each direction. 
 
At the time of preparation of the 2020 EIR, analysis of VMT was not a mandatory requirement. 
Nonetheless, a brief VMT analysis was provided for information purposes in the 2020 EIR. 
According to the analysis included in the 2020 EIR, the VMT associated with The Ranch Project 
would exceed 85 percent of the existing Bay Area regional VMT per capita, and a significant and 
unavoidable impact would occur. As part of the certification of the 2020 EIR, a Statement of 
Overriding Considerations was adopted by the Antioch City Council, acknowledging that the 
impact cannot be mitigated to a less than significant level. The proposed project’s addition of 18 
residential units would not alter the conclusion made in the 2020 EIR.   
 
Based on the above, the proposed project would not require further environmental review related 
to Transportation, and all mitigation measures from the 2020 EIR would still be required. 
 
Public Services, Recreation, Utilities, and Service Systems 
The proposed project would involve the same project site and the same development types as 
those previously evaluated in the 2020 EIR. As a result, the project site for the proposed project 
is located within the jurisdiction of the same police and fire departments, school district, and utility 
and service system providers as those analyzed in the 2020 EIR. The proposed project would still 
be subject to all applicable regulations governing structure safety (i.e., the installation of smoke 
alarms) and the payment of any applicable development impact fees to support utilities and 
service systems, including compliance with items included in the Development Agreement. The 
proposed Master Development Plan Amendment would reconfigure the trail networks to more 
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closely follow the edge of developed areas, and would provide additional amenity areas. 
Therefore, impacts to recreational facilities would not result in further impacts beyond what was 
analyzed in the 2020 EIR. In addition, the proposed project would include 6.6 acres of parkland, 
which would achieve the City’s required parkland standard of 0.015 acres or park per single-family 
dwelling unit. Thus, further environmental review would not be required related to Public Services, 
Recreation, Utilities, and Service Systems, and all mitigation measures from the 2020 EIR would 
still be required. 
 
Noise 
The proposed project would involve the same area of disturbance and same development types 
that were approved in the 2020 EIR. Thus, any noise associated with implementation of the 
proposed project would affect the same noise-sensitive receptors that were considered in the 
2020 EIR. Construction would occur on the same project site and would include the same land 
use types. As a result, construction noise and associated groundborne vibrations would be 
identical to what was analyzed in the 2020 EIR. Operations of residential land uses are not 
associated with the generation of substantial noise and vibration. The proposed fire station and 
mixed-use portion of the proposed project could result in an increase in ambient noise levels 
during operations; however, operations of such uses were already evaluated in the 2020 EIR. 
Therefore, the proposed project would not require further environmental review related to Noise, 
and all mitigation measures from the 2020 EIR would still be required. 
 
Land Use/Planning and Population/Housing 
The proposed project would involve development of the same land use types on the same project 
site that was evaluated in the 2020 EIR. Thus, implementation of the proposed project would not 
result in new impacts related to Land Use/Planning and Population/Housing, and further 
environmental review is not required. 
 
Remaining Impact Areas  
Impacts related to Aesthetics would remain the same under the proposed project as what was 
identified in the 2020 EIR the development types would be the same as what was previously 
analyzed, and the proposed project would be subject to the same rules governing aesthetics and 
glare. Additionally, the proposed project would include a Design Review, which would ensure that 
the visual character of the proposed project is consistent with what was intended for The Ranch 
Project. Thus, further environmental review related to Aesthetics is not required, and all mitigation 
measures from the 2020 EIR would still be required. 
 
The proposed project would result in the same area of disturbance, and would not create more 
impervious surfaces than what was evaluated in the 2020 EIR. Therefore, an increase in the rate 
or volume of surface runoff would not occur under the proposed project as compared to the levels 
anticipated for the site in the 2020 EIR. Thus, further environmental review related to Hydrology 
and Water Quality is not required, and all mitigation measures from the 2020 EIR would still be 
required. 
 
The proposed project would involve development on the same project site that was evaluated in 
the 2020 EIR. Therefore, the proposed project would involve the identical level of impacts related 
to the suitability of agricultural land/farmland, the potential discovery of previously unknown 
cultural or tribal cultural resources, the suitability of soils for development, the presence of 
potentially hazardous conditions, and the susceptibility of the project site to wildfire. Overall, the 
impacts that could occur with implementation of the proposed project related to Agricultural and 
Forestry Resources, Cultural Resources, Geology and Soils, Mineral Resources, Tribal Cultural 
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Resources, and Wildfire would be identical to those previously evaluated in the adopted 2020 
EIR, and all mitigation measures from the 2020 EIR would still be required. 
 
Environmental Findings 
As presented in the discussions above, the proposed project would not result in any new 
significant information of substantial importance, new impacts, or an increase the severity of 
previously identified significant impacts to any CEQA topic areas that would require major 
revisions to the 2020 EIR. The feasibility of mitigation measures or alternatives previously 
identified would not be modified with implementation of the proposed project. In addition, the 
proposed project would be required to implement all applicable mitigation measures set forth in 
the 2020 EIR. As a result, new information of substantial importance, which was not known and 
could not have been known at the time the previous CEQA document was prepared, has not 
come to light from what has been previously analyzed.  
 
G. CONCLUSION 
As established in the discussions above regarding the potential effects of the proposed project 
modifications, the proposed modified 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 2020 EIR. As 
such, the proposed modified project would not result in any conditions identified in CEQA 
Guidelines Section 15162, and a subsequent EIR is not required. Therefore, additional 
environmental review under CEQA would not be required for the proposed project. 
 
H. APPLICABLE MITIGATION MEASURES 
All mitigation measures from the 2020 EIR, as presented in the Mitigation Monitoring and 
Reporting Plan for the 2020 EIR, would be required to be implemented with approval of the 
proposed project. 
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