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 Agenda Item # 
 

 
STAFF REPORT TO THE ANTIOCH PLANNING COMMISSION 

 
DATE:   Regular Meeting of September 17, 2025 
 
SUBMITTED BY:  Zoe Merideth, Planning Manager 
 
APPROVED BY:   David A. Storer, AICP, Interim Community and Economic 

Development Director 
 
SUBJECT:  Appeal of Cruise America Home Occupation Use Permit and 

Business License Denial  
 
 
REQUEST 
The appellant, Nanette Johnston, has filed an appeal of the denial of a Home Occupation 
Use Permit (HOUP) and business license for a Cruise America recreational vehicle (RV) 
rental business at 2425 Willow Avenue. 
 
STAFF RECOMMENDATION 
Staff recommends that the Planning Commission uphold staff’s administrative decision 
and deny the appeal.  

 
SUBJECT SITE 
The subject site is a +/- 1.74 acre property located at 2425 Willow Avenue (APN: 051-
180-017), just north of Oakley Road. The property contains an existing residence, 
accessory structure/detached garage, parking area and driveways and landscaping. Tax 
records indicate the property was developed in 1972. 
 
The subject site has a General Plan Designation of Medium Low Density Residential, 
zoning designation of Planned Development, and is located within the East Antioch 
Specific Plan Area. Within the Specific Plan the property has a designation of Residential 
– Low Density. 
 
The following page includes an aerial view of the site and surrounding area. 
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BACKGROUND 
All businesses with the City of Antioch are required to obtain a business license prior to 
beginning business operations. This requirement is included in the Antioch Municipal 
Code (AMC). AMC 3-1.103 requires, in relevant part, that it “shall be unlawful for any 
person to commence, conduct or purport to commence or conduct, either directly or 
indirectly, any business activity in the city without having an unrevoked license under this 
chapter so to do, valid and in effect at the time, and without paying the required taxes and 
fees therefore and complying with any and all regulations of such business provided in 
this chapter, unless such person is exempt under this chapter.” While a business license 
is a tax mechanism and not a land use function, as a matter of course, business licenses 
are routed for review to the Planning Division to ensure new businesses meet the City’s 
zoning requirements pursuant to AMC 9-5.2902. 
 
Additionally, AMC Title 9, Chapter 5, Article 9 includes additional requirements for 
businesses operated out of residential properties, which are known as “home 
occupations” and a HOUP is required as part of the business license issuance. Per AMC  
9-5.901(A) a home occupation is “a commercial or other activity conducted in a home by 
the resident thereof which activity is clearly incidental and secondary to the use of the 
home as a residence and which exhibits no external evidence of the activity and will not 
change the residential character of the dwelling.” Prior to operating a business within a 
home, a home occupation affidavit is required verifying compliance with the HOUP 
requirements found within the AMC. This affidavit is included as part of a business license 
application that is reviewed by the Planning Division and processed by Finance’s 
Business License Division.  
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On July 21, 2025 Kevin Bensen applied for a business license and HOUP to operate a 
Cruise America RV rental business at 2425 Willow Avenue, a property owned by the 
appellant, Nanette Johnson.  
 
On August 5, 2025 the City of Antioch denied the business license and HOUP. The 
reasons for the denial will be described in the following sections.  
 
On August 14, 2025 Nanette Johnson filed an appeal of the administrative decision to 
deny the Cruise America business license and HOUP in accordance with AMC 3-1.116(B) 
“Appealability”, which states that any person may appeal the denial of a business license 
pursuant to Chapter 4 of Title 1 of the AMC. Chapter 4 of Title 1 requires that a notice of 
appeal be filed within ten calendar days after the action appealed has been taken. The 
Chapter also requires that any administrative decision made regarding a matter governed 
by the Zoning Code be appealed to the Planning Commission. The appellant filed an 
appeal and paid the appeal fee within the required ten calendar day time period. As this 
appeal affects land use and zoning decisions, the appeal is being heard by the Planning 
Commission. 
 
ANALYSIS 
 
General Plan 
The General Plan serves as the City’s guiding document for the City. Last 
comprehensively updated in 2003, the General Plan’s Land Use Element designates the 
land uses and broad land uses for all land within the City. The subject property has a 
General Plan designation of Medium Low Density Residential. This designation is 
described as, “generally characterized by single-family homes in typical subdivision 
development, as well as other detached housing such as zero lot line units and patio 
homes,” (page 4-19 of the General Plan) and the maximum allowable density is six 
dwelling units per gross developable acre. The Land Use table 4.A generally allows 
detached residential uses, open space, and schools (subject to certain conditions). The 
General Plan does not allow operable vehicle storage nor automotive uses in the Medium 
Low Density Residential Category.  
 
Zoning and HOUP Requirements 
The property has a zoning of Planned Development. AMC section 9-5.301 defines the 
Planned Development District as: 
 

This district accommodates various types of development, such as 
neighborhood and district shopping centers, professional and administrative 
offices multiple housing developments, single-family residential 
developments, commercial service centers, and industrial parks, or any 
other use or combination of uses which are appropriately a part of a planned 
development. This district is intended to enable and encourage flexibility in 
the design and development of land so as to promote its most appropriate 
use; to allow diversification in the relationship of various uses, structures, 
and space; to facilitate the adequate and economical provision of streets 
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and utilities; to preserve the natural and scenic qualities of open space; to 
offer recreational opportunities convenient to residents to enhance the 
appearance of neighbor-hoods through the preservation of natural green 
spaces; and to counteract the effects of urban con-gestion and monotony. 
The minimum area required for the establishment of a residential Planned 
Development shall be three contiguous acres of land and the minimum area 
for an exclusively non-residential Planned Development shall be one 
contiguous acre of land. 

 
This property is currently within the Planned Development 79-5.4, which is a residential 
Planned Development, which includes parcels with residential uses and parcels with 
grape vines on them. The subject property was developed prior to the formation of the 
planned development.  
 
The zoning code also contains provisions for home occupations. Home occupations have 
specific requirements outlined in AMC section 9-5.901 Home Occupation Use Permits. 
The zoning code, including the HOUP section was comprehensively updated in 1994 and 
the HOUP ordinance was subsequently updated June 8, 2021.  
 
A home occupation shall be incidental and subordinate to the use as a residence. The 
purpose of the HOUP requirements and restrictions is to ensure that the commercial uses 
do not impact surrounding residences or the residential nature of the area in which the 
business is located. The AMC outlines a list of requirements and restrictions, which are 
included as Attachment C. Requirements from the ordinance include that the use shall 
not involve more than one commercial vehicle, “No customers or clients shall be permitted 
to visit the home at any time in conjunction with the home occupation, however, in-home 
music lessons, academic tutoring, or similar uses, shall be allowed for no more than six 
students total in any 24 hour period”, and all actions associated with the home occupation 
shall occur within a building located on the site. Examples of permitted home occupations 
include bookkeepers, accountants, piano teachers and tutors abiding by the applicable 
student restrictions, gardeners, housecleaners, and businesses such as contractors who 
do bookkeeping at the residence but store equipment in an off-site facility.    
 
East Antioch Specific Plan 
The subject property is located within the East Antioch Specific Plan. The Specific Plan 
is included as Attachment D. This Plan was adopted in 1981. Since its adoption, the 
General Plan and zoning have both been comprehensively updated on multiple 
occasions. As stated previously, the General Plan is the guiding document for the City 
and takes precedence in areas of conflict with a Specific Plan or zoning code. Section II 
A of the plan describes the planning area of the plan as “an unincorporated area of the 
County immediately east of and adjacent to the Antioch City limits within the Antioch 
Spere of Influence.” The plan area is bounded by East 18th Street (Victory Highway at the 
time) to the north, by State Route 4 to the south and east, and by the Antioch City limits 
at the time to the west, which were near the terminus of Trembath St, Yellowstone Drive, 
the eastern edge of the PG&E service center property, and BART station.  
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The below figure is an excerpt from the Specific Plan and includes the approximate 
location of the subject parcel highlighted.  
 

 
 
Within the Specific Plan the property has a designation of Residential – Low Density. The 
Specific Plan in Section V A. describes the Low Density residential use as “intended to 
promote housing which provides amenities in character to other single family 
neighborhoods in Antioch,” and further states, “maximum density calculated on a gross 
acreage basis shall be no greater than six units per acre.” The Specific Plan also breaks 
the planning area into specific sub-areas, and the subject property is within sub-area four. 
On page 28 of the plan, it is stated that “This area was initially proposed for a combination 
of low density and medium density. However, the medium density was eliminated by the 
Planning Commission. The predominance of low density residential development on this 
site is based on its location, secluded and protected from major traffic and noise and a 
large enough site to design a residential neighborhood concept.” The low density 
residential designation in the Specific Plan is equivalent to the current General Plan’s 
density and land uses.  
 
The Specific Plan also includes language regarding non-conforming uses within the 
Specific Plan area. Page 34 of the Specific Plan states: 
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Those uses existing prior to adoption of the Specific Plan or annexation may 
continue to exist for their natural life or may be replaced by similar or less 
intensive use. Building and site may be upgraded as needed, provided 
standards for design are not reduced. Significant physical expansion of the 
non-conforming site, building or use will not be allowed without Planning 
Commission approval. Total destruction of a site’s facilities by any means 
will require that any redevelopment be in conformance with the Specific 
Plan.  

 
SITE HISTORY 
 
Custom Bunk Beds – City of Antioch business license records indicate that a business 
license for custom bunk beds was issued in 1996.  
 
U-Haul – The appellant provided a receipt of the HOUP for a U-Haul business at the 
location dated May 18, 2000. Subsequently, the U-Haul business and Custom Bunk Beds 
business were combined into one business license. This license is currently active and is 
for both businesses.  
 
2021 Cruise America – On March 19 2021, Kevin Bensen applied for a business license 
and HOUP for a Cruise America RV rental business. The City denied this application.  
 
Code Enforcement Complaint – On April 27, 2025, the Code Enforcement Division 
received an anonymous complaint regarding vehicles parked at the property. Code 
Enforcement opened a code case for operating a business without a business license at 
the property. The case is currently open and pending the results of this appeal. 
 
2025 Cruise America – On July 21, 2025, Kevin Bensen applied for a business license 
and HOUP for a Cruise America RV rental business. The City denied this application on 
August 5, 2025. 
 
APPEAL 
 
On August 14, 2025, Nanette Johnson appealed the administrative denial of the business 
license and HOUP and provided a written letter with the appeal, which is included as 
Attachment B.  
 
The City of Antioch administratively denied the business license and HOUP application 
because the Cruise America business does not meet the standards to issue a HOUP per 
the HOUP ordinance because several of the requirements in AMC 9-5.901(B) are not 
met: 
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(1)   The home occupation shall be incidental and subordinate to the use as a residence. 
Staff Finding: Staff determined this requirement is not met because the RVs are 
parked outside the residence and multiple customers come to the residence, which 
is not an incidental use of the property. 

 
(2)   The appearance of the structure in no way shall be altered, nor shall the home 
occupation be conducted in a manner which would cause the residence to differ from its 
original residential character, either by the use of colors, materials, construction, lighting, 
or signs. There shall be no outside display or storage of goods or materials. 

Staff Finding: Staff determined this requirement is not met because the RVs are 
parked outside the home, which is not permitted. 

 
Requirements (3) – (8) are not relevant to the discussion 
 
 (9)   Not more than one commercial vehicle, which shall be owned by the occupant of the 
home, shall be permitted, inclusive of all home occupations for the premises, the 
maximum payload size thereof not exceeding one-ton classification. No food trucks, utility 
trailers, cargo trailers, food trailers, or food carts shall be permitted. 

Staff Finding: Staff determined this requirement is not met because the RVs are 
not privately owned and are on the property for a commercial purpose, in violation 
of the HOUP ordinance. 

 
 (10)   No customers or clients shall be permitted to visit the home at any time in 
conjunction with the home occupation, however, in-home music lessons, academic 
tutoring, or similar uses, shall be allowed for no more than six students total in any 24 
hour period. 

Staff Finding: Staff determined this requirement is not met because customers 
come to the home to pick up and drop off the rental RVs. This use does not fall 
into the exception of music or tutoring lessons.  

 
Requirement (11) is not relevant to the discussion 
 
  (12)   All actions associated with the home occupation shall occur within a building 
located on the site. 

Staff Finding: Staff determined this requirement is not met because the RVs are 
stored outside and not within a building at the site.  

 
Requirement (13) is not relevant to the discussion 
 
AMC 9-5.901(C) outlines prohibited uses for a HOUP, including: 
 
(11)   The use of yard space or any activity outside the main or accessory building which 
is not normally associated with a residential use. 

Staff Finding: Staff determined the RV rental use is prohibited because the yard 
space is used for storing rental RVs, which is not a use typically associated with a 
residence. 
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The General Plan, zoning, and Specific Plan for the property all indicate that the permitted 
use at the property is a single-family use and an RV rental business is not consistent with 
the HOUP requirements. Findings for the issuance of the license under the current HOUP 
requirements cannot be made, as detailed above. The only way the Cruise America 
business can be approved is if the City Council amends the HOUP ordinance to allow 
these types of uses citywide, which staff would not recommend allowing. 
 
The appellant’s letter details several reasons the appellant believes the license should be 
issued. First, the appellant discusses the East Antioch Specific Plan’s nonconforming 
language, discussed above. The appellant states in their letter that prior to the Plan’s 
adoption the property was used for a backhoe service and rental business. While this may 
be true, the City does not have record of this use. The Specific Plan language states that 
the non-conforming uses may continue “to exist for their natural life or be replaced by 
similar or less intensive use.” Based on the appellant’s information, the backhoe business 
ceased at an unknown time. There are currently two licensed nonconforming businesses 
at the address. The non-conforming language does not state that any use that existed 
previously at the site may be replaced in perpetuity at the site. Therefore, the addition of 
the Cruise America would be in violation of the nonconforming section of the Specific Plan 
and the AMC HOUP regulations regardless of whether or not a backhoe service and rental 
business previously operated at the site. 
 
The appellant’s letter discusses a reduction in use intensity at the site with the addition of 
Cruise America, by ceasing manufacturing of bunk beds at the site, reducing hours of 
operations, and reducing U-Haul’s fleet size to accommodate Cruise America’s fleet. 
 
Based on the current AMC regulations, the existing bunk bed and U-Haul businesses are 
considered nonconforming uses because they would not be permitted to be established 
under the current HOUP ordinance today. Adding the Cruise America use to the site is 
an expansion of use, even if the appellant states the intensity of uses has decreased. 
Neither existing business has a use permit with conditions of approval that would allow 
the City to control the business operations. Additionally, the City is unable to condition a 
HOUP, including for Cruise America, that would ensure the limits the appellant states in 
the letter are maintained. The HOUP regulations were crafted to ensure that a HOUP 
following all regulations will not be detrimental to the surrounding properties.  
 
The appellant’s letter states that in 1996, staff reviewed the property for a proposed minor 
automotive maintenance business to replace the backhoe business (Letter included as 
Attachment E). Today, staff does not have records to indicate when the backhoe business 
ceased operations. Business license records do not indicate that an automotive 
maintenance business was established at the site.  
 
The appellant discusses that the City approved a HOUP for the U-Haul rental business. 
While a U-Haul HOUP was issued in 2000, since that time the HOUP ordinance has been 
amended. A new Cruise America business must meet the current HOUP requirements, 
which staff has determined it does not.  
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The appellant’s letter discusses that there is no expansion beyond what is already 
approved for the existing businesses. The current HOUP requirements do not allow 
outdoor storage, and the Cruise America business would require outdoor storage of 
vehicles at the site and expand the uses at the site.  
 
Finally, the appellant states that the business provides economic and community benefits 
and provides a conclusion. 
 
ENVIRONMENTAL 
The City, as lead agency under the California Environmental Quality Act (“CEQA”), has 
determined CEQA is not applicable because CEQA does not apply to denials. 
 
CONCLUSION 
 
The subject property is zoned for single family residential uses and is currently licensed 
for a bunk bed and a U-Haul business. Staff has determined that these uses are 
nonconforming uses that cannot be expanded under current HOUP regulations. The 
addition of a Cruise America business does not meet the current HOUP requirements. 
While the appellant states that the overall intensity of uses at the site will not increase 
due to operational changes at the existing businesses, staff does not have a mechanism 
to ensure that these operational modifications are maintained, nor do they comply with 
the current HOUP requirements. Even without the existing business licenses operating at 
the site, the Cruise America business license cannot be approved because the operation 
of an RV rental business does not meet the current HOUP requirements. Staff 
recommends that the Planning Commission uphold staff’s administrative decision and 
deny the HOUP and business license. 
 
ATTACHMENTS 
A. Planning Commission Resolution  
B. Appeal Letter 
C. Antioch Municipal Code – HOUP Regulations 
D. East Antioch Specific Plan 
E. 1996 Letter from Antioch Staff 



PLANNING COMMISSION 
RESOLUTION # 2025-xx 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
DENYING THE APPEAL OF A DENIAL OF A HOME OCCUPATION USE PERMIT 
AND BUSINESS LICENSE FOR A CRUISE AMERICA RECREATIONAL VEHICLE 

RENTAL BUSINESS AT 2425 WILLOW AVENUE (APN: 051-180-017)  

  WHEREAS, Antioch Municipal Code Section 3-1.103 “License Required” 
establishes the requirement for a business license in the City of Antioch (“City”); and  

WHEREAS, Antioch Municipal Code Section 9-5.901 “Home Occupation Use 
Permits” (“HOUP”) establishes permit requirements for commercial activity conducted in 
a home in the City; and 

WHEREAS, on July 21, 2025, the City received an application for a HOUP and 
business license from Kevin Bensen to operate a Cruise America recreational vehicle 
rental business at 2425 Willow Avenue; and  

WHEREAS, the City administratively denied the HOUP and business license on 
August 5, 2025; and  

WHEREAS, Antioch Municipal Code Section 3-1.116(B) “Appealability” allows a 
person to appeal the denial of a business license; and  

WHEREAS, the appellant, Nanette Johnson, filed an appeal of the City’s 
administrative action on August 14, 2025; and  

WHEREAS, the City, as lead agency under the California Environmental Quality 
Act (“CEQA”), has determined the denials are not subject to CEQA; and  

WHEREAS, the Planning Commission held a public meeting 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, the Planning Commission determines that the findings used by the 
Tree Committee were supported by evidence in the record and appropriately respond to 
the criteria required by the Antioch Municipal Code.  

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission  hereby 
denies the appeal and upholds the administrative decision to deny the business license 
and HOUP based on not meeting the requirements of Antioch Municipal Code 9-5.901 
“Home Occupation Use Permits”. 

ATTACHMENT "A"

A1



PLANNING COMMISSION 
RESOLUTION NO. 2025-XX 
September 17 2025     
Page 2 

* * * * * * *

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 
September 2025, by the following vote:  

AYES: 

NOES: 

ABSTAIN: 

ABSENT: 

_____________________________________ 
DAVID A. STORER, AICP 

Secretary to the Planning Commission 

A2



CITY OF ANTIOCH 
ATTN: CITY CLERK 
P.O. BOX 5007 
ANTIOCH, CA 94531-5007 
925 779-7009 

Date of Decision: 

Name: 

Property Address: 

Mailing Address: 

Email: 

Signature 

ATTACHMENT "B" 

CITY OF 

ANTIOCH 
CALI IA 

Decision Appeal Application 

REASON FOR APPEAL 

CITY OF ANTIOCH 

Clerk's Department 

AUG 14 2025 

RECEIVED 

\ l'\ r:(o >"\ 

Date g. 

*PLE_ASE NOTE: A $ 00 Boa d of Administrative Appeals Fee is also due when filing your appeal as
per our City of Antioch's er Fee Schedule located on c;JUr City's Website under the following link:
Master Fee Schedules - City of Antioch, California (antiochca.gov).



Nanette & Ken Johnston​
Custom Bunk Beds​
2425 Willow Avenue​
Antioch, CA 94509 

August 14th, 2025  

To:  
City of Antioch, Office of the City Clerk​
200 H Street​
Antioch, CA 94509 

City of Antioch Board of Administrative Appeals​
Attn: Secretary of the Board​ ​
200 H Street​
Antioch, CA 94509 

City of Antioch, Planning Division​
200 H Street​
Antioch, CA 94509 

Re: Appeal of Denial – Cruise America Business License 

To Whom It May Concern, 

I am timely submitting this appeal regarding the denial of the business license application for 

Cruise America, Inc. at 2425 Willow Ave. Antioch, CA 94509. We are filing this appeal with the 

City of Antioch Board of Administrative Appeals, as city staff has advised. In addition, we are 

also filing an appeal with the City of Antioch Planning Division because the denial appears to be 

based on land use and zoning determinations, which fall under the Planning Division’s 

jurisdiction. We are doing this out of an abundance of caution to ensure we meet all appeal 

deadlines.  

We respectfully request an opportunity to meet with the appropriate city officials, as a 

collaborative discussion could potentially resolve this matter without having to go before the 

appropriate appeals board. 

1 
B2



It is important to note that the City initially approved the Cruise America business license, and 

payment was submitted accordingly. Subsequently, the license was denied, citing an approval 

error, and the payment was refunded. This reversal occurred after all required fees were paid and 

after we were informed the business was deemed eligible for licensure.  

Pursuant to the City of Antioch Master Fee Schedule, submitted along with this letter is payment 

in the amount of $50 for the Board of Administrative Appeals Fee and $920 for the Appeal to 

Planning Commission fee.  

This letter provides the initial factual and legal basis for my appeal, with the understanding that 

additional evidence and arguments will be submitted prior to any hearing. 

1. Protection of Nonconforming Uses under the East Antioch Specific Plan

The East Antioch Specific Plan provides that: 

“Those uses existing prior to adoption of the Specific Plan or annexation may 

continue to exist for their natural life or may be replaced by similar or less intensive 

use. Building and site may be upgraded as needed, provided standards for design are 

not reduced. Significant physical expansion of the non-conforming site, building or 

use will not be allowed without Planning Commission approval. Total destruction of 

a site’s facilities by any means will require that any redevelopment be in 

conformance with the Specific Plan.” 

Prior to the adoption of the East Antioch Specific Plan, the property was used for a backhoe 

service and rental business — a heavy equipment operation involving higher noise levels, larger 

vehicles, commercial machinery, and more intensive site activity than the current uses.  

By every reasonable measure, Cruise America rentals, combined with our other business 

operations of U-Haul and Custom Bunk Beds, constitute a “similar or less intensive use” under 

the East Antioch Specific Plan: 

● Noise Levels: No heavy machinery operation.

● Traffic: Fewer and lighter vehicle trips compared to heavy trucks and trailers.
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● Site Impact: RVs and trucks are parked neatly; no outdoor mechanical work or materials

storage.

● Operating Hours: limited business hours instead of early/late heavy equipment

movement.

Under the Specific Plan, replacing a high-intensity use with a lighter, vehicle-rental use that 

avoids industrial activity is the type of transition the Specific Plan intended to protect. 

2. Reduction in Use Intensity Since Adding Cruise America

Since starting Cruise America, the overall business activity on the property has decreased in 

measurable ways:  

● Reduction of Custom Bunk Beds: Custom Bunk Beds remains an active business but

has ceased manufacturing, eliminating prior heavy woodworking machinery, sawdust

collection systems, and regular commercial deliveries.

● Hours of operation: Our business hours have been reduced from 51 hours a week to 34

hours a week, resulting in less traffic to the property.

● Vehicle Storage: U-Haul’s fleet has been reduced to make room for Cruise America RVs.

● Traffic Patterns: U-Haul trucks often turn over daily, generating multiple customer

visits per unit per week; Cruise America RVs rent for a minimum of three days and often

for weeks at a time, generating significantly fewer trips.

This supports that the total site impact is lower today than it was prior to Cruise America’s 

addition. Satisfying the “less intensive” threshold in both the East Antioch Specific Plan and the 

City’s nonconforming use provisions. 

3. 1996 City Determination on Similar Use

In 1996, City staff reviewed this property regarding a proposed minor automotive maintenance 

and diagnostic business. It confirmed that under the East Antioch Specific Plan, nonconforming 

uses could be replaced with similar or less intensive uses. Staff concluded that such a transition 

was permissible, subject to reasonable conditions and required only a business license.  
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Cruise America’s RV rental operation is objectively less intensive than the automotive 

maintenance and diagnostic business proposed in 1996. There is no mechanical work performed 

on-site, no outdoor repair activity, and no noise or traffic associated with machinery operation.  

This prior City determination supports the argument that Cruise America’s use qualifies as a 

permitted less-intensive replacement under the East Antioch Specific Plan. 

4. Consistency with Prior City Approvals

The City previously issued a Home Occupation Use Permit for U-Haul rentals at this location, 

recognizing vehicle rental activity as compatible with the property’s circumstances. Cruise 

America’s operation is functionally similar to U-Haul in terms of how the property is used: 

● Customers pick up and return vehicles.

● All maintenance occurs off-site.

● On-site activity is limited to paperwork and key exchange.

If U-Haul’s use was approved under the property’s legal nonconforming status, Cruise America 

should fall within the same permissible category. 

5. No Significant Physical Expansion

Cruise America’s use of the property does not involve any expansion of the site beyond what is 

already approved and in use for Custom Bunk Beds and U-Haul rentals. 

6. Economic and Community Benefit

Cruise America provides measurable benefits to the City of Antioch: 

● Generates tourism-related spending as customers often shop, dine, and purchase supplies

locally before departure.

● Brings tourists from around the country and the world to the city.

● Maintains a tidy, professional business site, preserving neighborhood character.
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Conclusion 

For the reasons stated here, I contend that the addition of Cruise America constitutes a similar or 

less intense use and should be authorized. I respectfully request that the City overturn the denial 

and approve the Cruise America business license at this location, consistent with the East 

Antioch Specific Plan and the property’s existing rights.  

We remain open to meeting with city staff in advance of any hearing to explore a resolution. 

Additional documentation and supporting evidence will be submitted prior to any hearing. 

Thank you for your consideration. 

Sincerely, 

Nanette Johnston​
Owner of Custom Bunk Beds​

CC: Tamisha Torres-Walker, City Council Member 

        Bessie Marie Scott, City Manager 

        Derek Cole, City Attorney 

        David Storer, Interim Director of Community Development 

        Zoe Meredith, Planning Manager 

        City of Antioch Code Enforcement Division 

        Pete Ceja, Code Enforcement Officer  

        City of Antioch Finance Department 

        Sergio Vazquez, Business License Representative 

        Ryan Holste, Controller, Cruise America 

        Michael Patrick Durkee, Esq., Law Office of Michael Patrick Durkee 
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§ 9-5.901 HOME OCCUPATION USE PERMITS.

(A) Definition. A HOME OCCUPATION is a commercial or other activity conducted in a home by the
resident thereof which activity is clearly incidental and secondary to the use of the home as a
residence and which exhibits no external evidence of the activity and will not change the residential
character of the dwelling.

(B) Requirements. Home occupations are permitted within residential units, subject to the following
restrictions:

(1) The home occupation shall be incidental and subordinate to the use as a residence.

(2) The appearance of the structure in no way shall be altered, nor shall the home occupation be
conducted in a manner which would cause the residence to differ from its original residential character,
either by the use of colors, materials, construction, lighting, or signs. There shall be no outside display
or storage of goods or materials.

(3) There shall be no significant interior physical alteration associated with the use of the dwelling
for a home occupation.

(4) The use of a garage for the purpose of a home occupation shall not decrease the amount of
enclosed off-street parking required for the residence.

(5) The occupation shall not create any noise, vibration, fumes, odors, dust, or electrical
interference which is detectable to the normal senses:

(a) Off the lot if the occupation is conducted in a single-family dwelling unit; or

(b) Outside the dwelling unit if the occupation is conducted in other than a single-family dwelling
unit.

(6) There shall be no excessive use of, or unusual discharge into, any one or more of the
following utilities: water, sewers, electrical, garbage, or storm drains.

(7) Employees working or meeting at the site shall be limited to persons who reside in the unit
and one nonresident, inclusive of all home occupation use permits issued for the premises.

(8) Delivery vehicles shall be limited to those types of vehicles which typically make deliveries to
single-family neighborhoods, such as the United States Postal Service, United Parcel Service, pickup
trucks, and light vans.

(9) Not more than one commercial vehicle, which shall be owned by the occupant of the home,
shall be permitted, inclusive of all home occupations for the premises, the maximum payload size
thereof not exceeding one-ton classification. No food trucks, utility trailers, cargo trailers, food trailers,
or food carts shall be permitted.

(10) No customers or clients shall be permitted to visit the home at any time in conjunction with
the home occupation, however, in-home music lessons, academic tutoring, or similar uses, shall be
allowed for no more than six students total in any 24 hour period.

(11) The operator of a home occupation shall have received permission from the property owner,
if applicable, for use of the property prior to initiation of the home occupation.

(12) All actions associated with the home occupation shall occur within a building located on the
site.

(13) The operator of a home occupation shall comply with all applicable federal, state, and local
regulations pertaining to the home occupation, including local health regulations.

ATTACHMENT "C"

C1



(C) Prohibited uses. Inappropriate home occupations shall include, but not be limited to, the
following and similar types of uses:

(1) Beauty parlors, barber shops and haircut salons.

(2) Retail sales.

(3) Restaurants.

(4) Funeral chapels, funeral homes, and taxidermists.

(5) Stables, kennels, animal boarding, and animal breeding, except dog fanciers, those holding
multiple pet permits, and those holding kennel permits, as authorized by this Municipal Code.

(6) Veterinary clinics.

(7) Mechanical and automobile repair and servicing.

(8) Cabinet shop, furniture manufacture, upholstery repair or similar uses requiring the use of
electric saws, joiners, air compressors and similar tools.

(9) Industrial manufacturing of any kind.

(10) Repair of large appliances, internal combustion engines, automobiles or motorcycles at the
home.

(11) The use of yard space or any activity outside the main or accessory building which is not
normally associated with a residential use.

(12) Any use involving storage of hazardous chemicals or supplies not normally found at a private
residence.

(13) Bicycle, lawn mower or small engine repair or maintenance.

(14) Welding, use of paint sprayers, compressors, etc.

(D) Home occupation affidavit.

(1) Prior to initiation of a home occupation, the operator, and also the property owner, if different,
shall sign and submit an affidavit verifying and committing to continued compliance with the
requirements identified in division (B) of this section. The applicant shall furthermore verify they have
complied with all applicable federal, state and local regulations pertaining to the home occupation.

(a) A business license shall not be issued for a home occupation until and unless the signed
home occupation affidavit is received.

(2) More than one home occupation may be allowed per household, provided each application
can meet the requirements stipulated in division (B) of this section.

(E) Enforcement. Operation or initiation of a home occupation in violation of these provisions shall
be subject to enforcement as prescribed in Chapter 1 of this Municipal Code.

(F) Transferability. A home occupation use permit is not transferrable to another individual,
business, or site. An existing home occupation may be changed by applying for a new business
license under the requirements of this chapter.

(Ord. 2195-C-S, passed 6-8-21)
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The Specific Area Plan for East Antioch represen7s a 
joint �ffort by Torrey & Terrey !nc., ccnsul7���s to 
the City of An"tioch, and t:-ie Department of Development 
Services. 

The planning process for "the Specific Area Pian involved 
extensive discussions with the Development Services and 
Pub I ic Works Departments' staffs, a number of pub! ic 
meetings including a Planning Commission Study Session 
on the plan options, and discussions with the staff of 
the Contra Costa County Flood Control and Water Conser­
vation District. Many land use planning cont! icts were 
resolved in the process of preparing the plan. Thus 
the SAP represents a consensus of the responsible agen­
cies on the best future for the area. 

Mr. Raymond Vignola, the Director of the Department of 
Development Services, and Mr. Valentin Alexeeff, Senior 
Planner/Project Manager made significant contributions 
to the Plan in shaping its final form. 

This Soecific Area Plan is intended to be used as a pol icy 
guide'by City officials, scecia! districts, and private 
developers. It is hoped that the plan wi 11 oromote orderly 
growth and preservation oi unique features in this part of 
Antioch. 

Torrey & Torrey Jnc. 

Environmental Planning 
Design Management 

One Sutter Street, Suite 707 
San Francisco Ca 94104 
415 397 2868 
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A. PURPOSE OF THE SPECIFIC PLAN/

SECTION I 

INTRODUCTION 

MASTER ENVIRONMENTAL IMPACT REPORT (.S.P./ETR)

This document is prepared in compliance with Section 65450 of the Cali­
fornia Government Code which allows cities to prepare specific plans for
the implementation of a General Plan and further to SRread the cost of
plan preparation and subsequent EIR over the benefiting properties. The
specific plan can be of any level of detail or area within the adopted
General Plan and shall include appropriate regulations, conditions and
programs for General Plan implementation.

Specific plan details include the location and regulation of buildings,
specification of land use, identification of transportation facilities,
establishment of density, provision of water supply and solid waste
disposal. Specific plans must also consider conservation and develop­
ment of resources, open space and other measures appropriate to the
area. Similar to zoning, a specific plan provides regulatory linkage
from planning to implementation, but in greater detail than zoning and
with more flexibility than zoning. Once a specific plan is adopted,
public works improvements, tentative maps and private development must
be consistent with the specific plan. A specific plan in turn must be
consistent with the City's General Plan elements.

The intent of this Specific Plan* and �aster Environmental Impact Report
is to respond to development proposals (see Exhibit A) and offer guidance
for future development and conservation of the East Antioch area. Parti­
cular objectives that led to the use of the specific plan tool instead

·of traditional zoning are as follows:

- . To identify large scale land use, circulation and environmental
constraint and opportunity issues.

- To create a detailed design and land use response to major de­
velopment concerns.

- .To clarify vague direction provided by the Integrated Planned
Corranunity designation in the General Plan.

- To streamline the processing of development applications upon
adoption of the Specific Plan.

- To provide performance standards for industrial, corrmercial and
residential development to prevent conflicts between uses.

*The term Specific Plan is described in Section 65450 of the California
Government Code.

-1-
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- To identify needs for amenities such as trails and parks and
to integrate them into development proposals.

- To provide a mechanism for public evaluation of the development
proposals for the area, establishing a forum to consider public
versus private needs.

' - To combine 1 and use design and environmental mitigation into a 
mutually reinforcing process. 

- To take into account the particular needs of the East Antioch
Creek drainage area.
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SECTION II 

[ 
PLAN AREA DESCRIPTION 

r A.. GENERAL SETTING 

f 

The City of Antioch is located on the San Joaquin River in Contra 
Costa County. The planning area described as 11East Antioch" lies in 
an unincorporated area of the County immediately east of and adjacent
to the Antioch City limits within the Antioch Sphere of Influence. 
Exhibit B shows the project's regional setting. Th� planning area is V 

bounded by Victory Highway (East 18th Street within the City) to the 
north, by State Route 4 to the south and east, and by the City limits 
to the west. 

The study area of East Antioch consists of approximately 677 acres
of undulating hilly terrain primarily used for orchards, vineyards 
and pastures. In addition to agri cul tura 1 uses, there are two ceme­
tari es along 18th Street, as well as residences and coll1llercial uses. 
In the southern portion of the site two industries can be found adja�
cent to the Southern Pacific Railroad. Additional residences are 
scattered throughout the area. The potential for conflicts among the 
uses is high as is the potential for uncoordinated development require­
ments precluding quality projects and assuring proper urban services. 

Several roads presently exist within the Specific Plan area. Willow 
Avenue and Oakley Road are paved road intersections that will need to 
be extended. Phi 11 i ps Lane and Vi era Avenue wi 11. be necessary to area 
developments and will have to be constructed to City standard. Vic­
tory Highway/East 18th Street needs to be designed to coordinate com­
mercial/residential development with high speed rural arterial circu­
lation needs. PG&E right-of-ways of varied widths criss-cross the 
site. There is a 35 acre abandoned quarry next to the freeway on the 
east �order of the site which includes a mature stand of eucalyptus. 
At this southeastern point, a marsh marks tbe entrance of the East 
Antioch Creek into the planning area. Another marsh lies farther
downstream. 

The General Plan designates the majority of the area as Integrated 
Planned Community (.IPC) which is intended to "provide flexibility in 
the development of parcels of land of coordinated projects involving 
·a mixture of residential densities and housing types, industrial areas
and related commercial activities". The Specific Plan is being de­
veloped in order to accomplish this coordination.

The State does not prescribe a level of detail for specific plans nor
do they require mandatory standards of administration of development. 
The primary requirements pertaining to specific plans deal with the 
process of adoption. This a 11 ows the City of Antioch to establish the

-4-
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level of detail, the type of standards and the process of administra­
tion of development within a specific plan area as may be needed. In 
this particular plan, the City has attempted to reach a level of de­
tail, similar to zoning, through the use of specific policies and 
standards but still allow for some flexibility and negotiation in re­
gard to individual project design, thus, attempting to fulfill the 
intent of the General Plan designation, Integrated Planned Community. 

There is a need for periodic reevaluation of the plan due to aspects 
of area-wide development still under study, such as ultimate circula­
tion design, final drainage plan, feasibility of the establishment of 
a BART station and other concerns. The specific plan requirements for ,· 
development must respond to changing conditions and circumstances. 

The format of the plan flows from the general to the specific. Area­
wide policies are discussed, followed by sub-area development standards 
to deal with unique sub-areas of the specific plan. Finally, an imple­
mentation mechanism is proposed to supplement traditional zoning. The 
policies and standards will provide the guidelines for conditions of 
approval of the final development proposals. 

B.. CONSTRAINTS AND OPPORTUNITIES 

'The planning area can be described in terms of its constraints and 
opportunities. Using this approach, a site can be evaluated for its 
suitability for different uses, its overall development potential, and 
its limitations. This examination should take into account both the 
site and nearby areas. One objecti�e of optimal planning and design 
is to attempt to turn the constraints into opportunities. In this 
way, analysis of the site's characteristics can result in design 
guidelines for the area's future development. 

An inventory and comparison of site opportunities and constraints is 
provided in the following table. Some constraints in the planning 
area· are indeed also opportunities for development and preservation 
activities in the area. Although the East Antioch planning area has 
a number of constraints, it also has unique features which could bene­
fit the Antioch corrmunity. 

-6- D11



East 
Antioch 
Creek 

• Hilly- -
Terrain

Ve�etation 

Aesthetics 

:, Existing 
Setting 

6 Access & 
Circulation 

7 Co;mnercial 
& Indus­
trial De­
velopment 

EXHIBIT C 

Constraints 

C.l

These natural habitats could be al1wrsely affected by polluted 
runoff from urban �� lop111ent. TI1e Cf ty 's (",cneral Plan places 
1 strong valw on t/le preservdtion of the wetlands of East 
Antfllch Creek. The State l>!oart.,�nt of Fish and G�me has 
stated an interest in preserving the marsh areas. 

The site has northern and southern slopes which face East 
Anttodl Creek. Residential developn-ent of these slopes, 
with consequent cutting, filli.ng, and paving could cause 
erosion of the son, thus increasing sedir.entation in 
the creekbed. A change in ttie character of t11e hi 11 sides 
fr011 orchards to urtlan developr.ent may cause further 
erosion as trees are removed for housing. 

Residential development will occur in those areas now 
cowred by vineyards and orc.'lards which follow the 
rolling contours of the nillsides. If tne existing· 
'll!getation is removed and not replaced, there could be 
erosion of topsoil and an increase in site temperatures 
due tq..less shading. On the other hand, if the orchards 
are partiafly preserved but not cared for ?roperly, they 
may becorre diseased, .di,.fficult to maintain and provide 
potantial sources of d1Sease,,t:oi;- ,o�er orchards.

Development of the area will change th� visual•-cllaracter 
fl"OII rural to urban. The neoative visual elements,. including 
the P Ii & E substation and easements, the proximity of State·' 
Highway 4, and existing industrial sites will pose constraints 
to new development. To a significant extent, however postive 
aesthetic qualities can be retained through good design. 

A n�r of homes, COflffl!rcial and industrial businesses, 
and other uses already exist in the planning area. 
These wil 1 have to be taken into account. Al so, parce 1 
ownership by many different individuals could ir.ipede 
1093:cal and efficient developn-ent. Finally, tne P G & E 
easements bisect several parcels, and create artlitrary 
spaces where development would not be feasible. 

A particularly difficult problem e.xists in the southwest 
portion of the site. Here, the close proximity of High­
way 4, Sunset Drive, Oakley Avenue and the P Ii & E sub­
station make it dufficult to provide connections to 
Hillcrest Avenue. Also, there is a limit as to how much 
traffic the surrounding streets can accorrmodate. 

In order to establish major quality corrrrercial and 
industrial enterorises, minimum standards of develoo­
ment must be established. The question of short term 
and long tenn gain will telll!)er developirent plan 
considerations. 

-7-

Opportunf tfes 

C.2

The creek and n1arsh areas are the major natural feature of 
the area. These elelll!nts offer scenic and recreational 
benefits to future residents of the area and to all Antioch 
res1 dents. 

Hills within the planning area as well lS those visible fr'OIII 
it provide attractive views. Residential development can 
take advantage of this by preserving ridgelines and orient• 
ing homes ,o that distant ridgelines can be seen. Southem 
facing slopes provide an opportunity fo.- utilJution of 

solar ·energy. -

In addition to the vegetation in the marshes and along the 
creek, much of the area ; s covered with fruit trees. A 1 though 
it isn't practical to preserve all of these. they will be an 
asset in the future development of the aru. Willow Avenue, 
for cxalll)le, is lined with older trees and is an outstanding 
visual feature. Future development shO'-!ld take advantage of 
this. 

The creek, marshes, hills and vegetation are· the primary 
aesthetic features, so that future residents would enjoy 
the views of the creek and distant hiHs. 

The fact that most of the .. planning area is tatdeveloped 
provides an opportunity for nex1ble and responsive 
development proposals. The location is logical for 
development, in that it is contiguous to already develop­
ed areas and is within the City's officially designated 
Sphere of Inf! uence. Moreover, the location of the irea 
next to the Victory Highway is essentially il!'Portant. 
Since the Victory Highway is a •gateway-" to the City, 
and a County-designated scenic roadway, this apsect 
should be featured in the development of the area. 

The location is adjacent to the State Route 4, and East ... , 
18th Street connecting downtown Antioch and the East County. _  ;· 
There is also potential for a BART line in the vicinity •.. •f' 

The northeast comer of the site is an optimal focation for 
businesses serving highway travelers. This area can also 
be used for conmercial activities serving area residents. 
Tax revenues from conmercial development will help offset 
the net public costs typically incurred by residential 
development. Although the demand forseen for industrial 
developirent in the near future is not large, the location 
of the planning area along the rallroad and Highway 4 
suggests industrial use. ;/hen industrial acttvit1e�.r;ecover 
economically, provision of industrial sites in the �f' could 
facilitate the creation of local er.1',1 loyirent and a 1110re 
diversified tax base. 

•·.
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10 

Natural 
Hazards 

Man Made 
Hazards 

Easements 

Constraints 

There 1s flood potential in East Anti'och Creek during 
heaving rainfall. Urb.in develop1!1('nt will cause .in 
increase In runoff, fesul ting in �1�dter flood hazard 
and siltation in' the creek. A small area of the site, 
primarily along the creekbed, contains soils 11hi�h pose 
limitations for construction. Fin.illy, the Davis branch 
of the Antioch Fault traverses the planning area, but 
there ·is no evidence of recent seismic activity, 

He.IVY vehicular traffic on Victory Highway will pose 
difficulties for both cars and pedestrians leaving or 
entering .the planning area. The Souehem Pacific; 
Railroad tracks are also hazardous. East Antioch 
Creek, with retention basins needed for flood coritrol 
creat.es a potentially unsafe situation for childrea. 
There 1s also a question of insurance and liability 
for recreational use of the creek and tne P G l .E 
easelll!nts. Finally. the P G & ( 1 ines and any • 
industrial development could conceivably create 
safety problems, especially If residential areas 
ire developed nearby. 

Easellll!nts restrict design and land use. P G & E
lines detract from a •natur�l" setting. 

Opport,ml tics 

Areas unsuitable for development .provide a variety of open 
sp.sce opportunities. 

The large area of the P G & E easements can be utilized 
for recreation, open space and bike trails. They can 
provide access to the creek, and can becollll! part, of the -
City's system of equestrian, pedestrian, bicycle tr-ails. • 
P G & E has responded positively to the concept of these 
activities. • • 

.
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11 Prime Decrease in agriculture has regional implications Prime soils benefit laridscapir.g/open space proposals and 
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12 Noise

13 Public 
Ser.vices 

14 Housing 

Noise levels within residential areas of the site wfll 
be above 55 dBi\ along sections of East 18th Street/ 
Victory Highway, Route 4, and the rail road. The 
large industrial area south of Oakley Avenue may 
�nerate noise above 55 dBA specific to the location 

- and the type of industry. Truck and automobile
traffic within the planning area will also generate 
noise. 

Since the area has not yet been annexed into the City, 
water and sewer- mains, etc. are gl!nerally lacking. 

• This fact and the need to expand plant and service
capacities wi 11 1 imi t development in accordance with 
the City's Capital Improvements Program and 7A
Sanitation District Program, or until priviate 
developers are able to construct portions of the
_needed faci 1 i ties.

New housing demands services on both a direct and
indirect level. The incremental demands on services
and facilities often do not help pace with rapid
growth.

-8-

Housing is needed in Antioch and Contra Costa County and 
residential developl!l!nt is an appropriate use of the area. 
The City's "Planned Integrated Cor.munity" approach can be 
utilized to adequately address site opportunities and 
constraints. 

L 

[ 

[ 

L 

l 

[ 

L 

lD13



- •• 1

Report No. 
Source 

,----, -

1 .. ') • .... , 1 l I
•• 1 

----� ---
-\ 

,--1 .. ,
! 

. 
N'.I � ··�· L,:� I:. " 1

1

:·
, 
... � .. -= .... / ··.' .. :'

N:• 
••••• 

.. .- l _;,ll  • 
::-:• 

·� '-;.. '� •• •• � 
_,•' 

1 
·:::{.....,,.., .... JI 

H
u D I":. :�� /. •'" • 

. 

:;:-::: 

. -- .. . · ' �:r int , ••'( 1 • •• : 

-1 -· . . : • ••'•••  / I 

•----1 • 

--- . I • " • • • -· r 
, UIHDI.IC • • ! : 1 I 

:;=i PJ -·· n--l-1 1 1 » 1 "...... 1 • • ·-:::_: . ] I . : : 
"-s• L.� ·

trltnr,, ••

_ f] ·r·;s:-�:t J j 
fJ

CR�EK , · 1 J_ \' , , I: \j l�l l i \' �·� 
. I•. t \'<\9,/ 

' • • --- � . I NOIS '11.: 
I '( I 

'  7F. 
.,,,,J. l. 11�- ----· -- ....... --

I • ' 

mmL 0#rrnf i: "i7,•�, •• · I : ', SAFETY HAZA 10-rn 1c;ll

) 1 I . . • �:4,,L
I I 1;:1,,1-

'"}_"C'.-,----�·-·-·1·· ·r5► • •• - - - . .... . • •  DAVIS FAULT • j I ld):i l f

... ----- --------- -- ' ·-] --- - � ' •' 
I, \ t :jf:f' 

DEQUATE ·x\· •• ------i i • 1 ; 1 ;:·t·:' --· --
• I ' . • ' -:Ip 

1M . . CC�SS ______ - ---�·L( > j . I ; \ \ if fl IJ�
I • .  ��• !.' • •■,• • ,t • • •-•- • 1(:••• 

. MARSH \ARE
/
1 

... i· Jfr' 7' ....

ti 
·if_<(./ I 

e· 
-

I· . ·t � -� 
� 

•• 1 � j1t - i"' · ·····•:-:-:.: � 7:r 
•. 

1 • 

I�, 
' I•� 

� 
�-

s . .,,:;,:: 
: :'::-·:.•:::,;,•,•. . � /f:f 

\ }, .•.•:-:::::::;::;:•:-::•.::.• - •

' 

\• • •'·"••:\\::f:•.� ... \-:1\'i I • -- -
\v JUilOOU} •�--�\\\� 

�l .. :,q 

\�, 
·�,\�\:;!;i:::;::::::;: .. S�AFETY HAZ j;;:::,, }- I Il I

�.. .... ,... ,.,. ······•:-:-: •. \\\{\� RAIL TRA .:� '·
,r 1 1 I

EAST ANTIOCH I I 
.... •:\\,::\xl� �.:�:•:•:•;:::::::•i•::· 

SPECIFIC AREA PLAN 
•·.•: . .-:.:·:.'•;.!.:f.:-�:-::::.:-:-:•::,:-:-: -:•::,•·······'.•'.•.•·····1• . •·.-.�:•.····•-·-·-·- ..... . 

·1 • 7 I

8002 SITE CONSTRAINTS 

Torrey & Torrey Inc. 

?T 
EXHIBIT 

C.1
D14



Report No. 

Source 

�-

�.1L.ztlL--!!....J 
/ - � N-.---1 

'°o •• 

=1 · -- ·--_ l . ; • I <!,RN,··. /./� <.,•,
I • 

• -· b 
' 

l
..

' :. ·l I l 
.-· /I I 

• 

LL-JI....,_ .�,••-·'-1/-..... 

/ :··.:d  •'/ i //__J__.] I ·-

_,µ](� I rytf/ ou�f--·J 
o�J .._It� -[:LY Ji Ac�J s ,/# 

�--:< . · :-. nO , L T .- r·_- _:l...Q I ,#J 

, ' . . I 
... . --o 

, ' • • • i • •• - • ,,, " 

m1 . 
. -·• . -- () 

J 
• 

E • 
,,, • ,,

. 
. ... ·. 

.. o···- . 
• .... ·,

• 
:," .:-

ow rnrcKET-r ;
�

:,·;• ·{ 1/
/3

3i
1
!i�--0RcH�1h 'Tk�Es �

· l"

--· ,L---- l I, "' 0, 

• • 

1 I 
,, 

·"'""�- .. ,- . •. "9 

' - • 
• 

■ ,· . .  -LSIDE: VIE.r
t:'"�"''· • -

�_
'.j" • '; • • -� E�SEM 

N ls/&'/ I

- -- ..ks""'- I , CR"' 
., • ,,  l - /'2" 

··- _ ''•!,,,,,.·-·· • "t-EK 
:-.:. I 

' 

< . ''·::/MARSH J) i! , lL__ ,: 

',� 

. --�• ./1' . · · ·· .·."A''311AT). ---·�·-fj�

f

r,' c::.:..=-

. ., -- :.::.i. I 
.-• C- • ,,,- \" i' , : ,-' • 1-

1 
-:-- . ' -- ,:-· ·- �·- ......_____ .:·:_. - ,:'!/ / 

1 �

..... � " ·: �: _. < --�,. - 1:1? • • 

EAST. 
-

• 
""- 

� • C "'-,._ 
I " 

ANTIOC 

- ·

-_ 
, • - - -- •• • ., - - -

'II 

SPECIFIC H 

� 
• - - .,o· :-' -�· - • J!','/ 

AREA PLAN 

""-. ·j:-,:··· ,· .�. ,: /:' " 
.. .. "r I 1·J •·· 

� 
-.•:.{""'-� / ,/ J.. l r 

I ,. __ _;;..-, •• lt I TI 

.. . \\ .
.- 5r 

._�� -•� nt-•M"°°"'"i!: 

·1 Tor:rey &·Torrey Inc.

8002 SITE OPPORTUNITIES 

2T 
EXHIBIT 

P�2
J 

I!"""- ,.,._ r- � � � � - ,-- r-'"'1 • ....,._,, • - • r--! ......_, ....... � -, � -

D15



SECTION II I 

THE SPECIFIC PLAN 

A. LANO USE P!_f ·1 CDNC[PT

; The plannin<l concepts which were usPrl for the '.,pecific Plan evolved from
:� the City's stated goals ,:1nd objectives for the ;irea. The major guiding

. ,.· organizational concepts ar� as fo1lnws: 

- Primary emphasis on low density residential development in
the. area.

Balance of residential uses by prov1s1on for future employ­
ment opportunities with minimal environmental conflicts.

- Use of natural features to provide area-,"ide public amenities.

Creation of a clear identity for the area as part of the
City of Antioch.

B. LANO USE HIGHLIGHTS

1. Residential Use Focus

The Specific Plan designates the majority of available acreage in the
planning area (i.e., excluding the cemeteries) for residential use.
A total of 246 acres are planned for housing. The largest amount of
housing would be.low density (fi units per ac!�e), consic:tent with the
City's goa1 to maintCTin" 1o• . ..i density character for thf' area. Medium
density (10 units per acre) is proposed for locations nn the site
close to major transportation routes or to public amenities, in o�der
to reduce travel time and·to provide convenient recreation facil i 1.ies
for the residents. The r:-edium density area .could accommodate a mobile
home park development as is presently being prooosed.

2. Comrrerci al Development __ Pote_nti al

The existing area inclu des random commercial P.nterprisP.s along Vir:tory
Highway. The Specific Plan identifies a commercial center on the
southwest corner of State Highway 4 and Victory Highway. This is con­
sidered the strongest location for commercial within the study area
due to its proximity to the freeway, location along a principle rnute
into Antioch from the eastern part of the County and short time di st.1nce

. from points within the study area. The development of a center rather 
than a strip provides better circulation, ease of shopping and loca­
tion of compatible and complementary uses. 
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Table 1 

EAST AflTIOCH SPECIFIC AREA PLAN 
LAtlD USE DATA 

·--;_,;;.,.,, 1,11,.,;.,.,�\� M•,.,__.-i 

Sub-Area Acres 
Unit/Acre 
Density Poe/Unit Dwellings Poeulation 

l 

2 

3 

4 

5 

Service/Commercial 
Residential 
Residential 
Industry 

Industry 

Res i den ti al 

Residential 

Cemetary 

TOTALS 

Service/Commercial 
Industry 
Cemetary 
Residential-Low Density 
Residential-Medium Density 

GRAND TOTAL 

26. l 
38.3 
17.5 
33.4 

199.3 

53.6 

136.4 

66.0 

26. l 
232. 7
66.0

174.7 
71.1 

570.6 

Low (6) 
Med ( 10) 

Med (10) 

Low (6) 

--·-

---

3. 1
2.2

2.2 

3. 1

3.1 
2.2 

5.3 

230 
175 

536 

819 

1049 
711 

1760 

712 
385 

1179 

2538 

3250 
1564 

4814 

NOTE: A. Sub-area map provided on page 13. 
B. Area of PG&E easements not included in the above areas• totals.
C. Area 3 was revised from modular housing in EIR to Medium Density in this document. Therefore,

the numbers in this document were revised as well.
D. Sub-areas include flood drainage basins and open space in area totals.
E. The total study area is 677 acres. The area not included in the tabulation is .PG&E easements and

incorporated area that is not in any of the sub-areas.

·_,,?,,.

:\{j; .., 
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3. Industrial Development Opportunities

The Specific Plan includes des�gnations of 232.7 ac�es for indus­
trial development. The City of Antioch has strongly stated its
goal to provide additional opportunities for employment within the
City boundaries. B�tause of the proximity to the freeway and the
rail road, the southern part of the planning area appeared to be
$Uitable for this use. The market analysis prepared for the Specific
Plan indicated that in the short range, perhaps up to 20 acres of
industry could be developed in the southwestern corner of Area 2.
Therefore, the designation of 232.7 acres is seen .as a long-term
measure, to ensure that all of the available land in the -area is
not developed for other uses. In spite of good re·gional transpor­
tation facilities (both existing and planned) to the East Antioch

• area, access into the industrial area itself will be difficult.
Topography (rolling land) also presents a problem for industrial
development. Because of other potential environmental difficulties

. fore seen at this ti rre .• a me ch an ism to con tro 1 the future environ­
men ta 1 effects of industrial development is included as part of the
plan. (See Section V-3 - "Industrial Performance Standards"�)

4. East Antioch Creek As Part Of An Open Space Network

. The planning area can be described as having a generally uniform
physical quality of softly undulating terrain. The main,.natural
feature which can be seen and which would be strengthened by future
flood control improvements is the East Antioch Creek. Although
sorre parts of the creek are not easily visible during sumrrer, the
two existing marsh areas are· covered with vegetation, and the large
retention basins proposed by the Contra Costa County Flood Control
and Water Conservation District would further serve to expand the
open area adjacent to the creek. The Pl art incorporates the proposed
improvements to the creek and provides for development of area-wide
recreational activities along its length. This corridor of hiking
and bicycle paths would be linked to the open space trails proposed
within the PG&E easements, thus creating an entire open space network
fo_r East Antioch. This·network will provide a desirable pedestrian
ljnk between diverse environments in the planning area; from a marsh
near the railroad tracks, through a future industrial area, through

.. a low density housing area, to a large detention basin, a major open 
space and a mobile home development. The retention basin will ensure 
the preservation of open space since no permanent structures wil 1 be 
permitted within their boundaries due to the seasonal flooding. Par­
ticular areas along the creek, including two marshes and a. large 
willow thicket, \-Jill also be preserved within the open space category. 

5. East Antioch As A Gateway

The intersection of State Highway 4 and Victory Highway wi 11 gain in
importance when the area develops. This intersectiqn will be the
City's gateway from the East. If the City wishes to attract patrons
for its new commercial centers, a clear definition and aesthetic

-14-
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treatment of the gateway area \'lill be important. The Plan desig­
nates a commercial center at the southwestern corner of the inter­
section, and a Landscape Maintenance District is proposed along 
Victory Highway since 18th Street/Victory Highway is a County 
scenic route. State Highway 4 provides an introduction to Antioch 
from the east. Additional standards shall be provided for develop­
ment imr.iediately visible from State Highway 4, a County-designated 
scenic highway. 

6. Provision of Parkland for Active Recreation

The required park dedication for subdivision is- five acres per one·
thousand persons. This will occur in addition to private recrea­
tion areas. The location of parks has not been �roposed in this
report. The subdivision requirement exceeds the General Plan re­
quirement. Parks will be incorporated into the East Antioch Creek
Open Space area as well as in selected locations within the Specific
Pl an area.

7. Continuation of Trail System

The General Plan proposes a hiking and riding trail which traverses
the Specific Plan study area. This trail will be located within
the open space areas and along East Antioch Creek. The route
follows the PG&E easements· in a northeast direction from the sub­
station on Hillcrest Avenue until it joins the Atchison-Topeka-
Santa Fe Railroad easement north of the study area. To take advan­
tage of scenic riparian habitat, the trail will cross the creek near

a 1 arge wi 11 ow thicket which is to be preserved within the retention
basin. A new branch of this trail is proposed to follow the creek
contours on the north side. The trail will provide a scenic route
along the·edge of the two marsh areas and could extend to areas
southeast of the study site by crossing beneath the freeway.

Some bicycle lanes have a1ready been established on roads within
the City limits. It. is proposed that bicycle lanes continue to be

• established within the Specific Plan s�udy area. A bicycle path
along the south side of East Antioch Creek should be coordinated
with the existing bike lane which ends at Hillcrest and East 18th
Street by adding a bicycle lane along Hillcrest to Yellowstone.
An extension to the Southern Pacific Railroad right-of-way to the
south would permit a route beneath the freeway curve and a connec-

. tion of the planned route along i·leroly Road. This route takes full
&dvantage of the creek green belt and also provides access to bath
the City of Antioch and the rural areas southeast of the freeway.

·C. POLICIES

The following policies for development and preservation of the East 
Antioch planning area are based on a thorough review of the City's goals. 
for the area and an analysis of the constraints and opportunities for 

-15-
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the East Antioch sub-areas. Field surveys ·have been conducted 1md 
numerous distussions have taken place with the Antioch Development 
Services Department and Public Works Department staff and other City 
and County agencies, with special districts, and other interested 
parties and comments were received from the Antioch Planning Commis­
sion and citi'zens at large. The purpose of these policies is as 
follows: 

1. Provide the City Council, Planning Commission and staff with the
means for determining and expressing precise city objectives for
development in the Specific Plan area; and

-

2. Provide developers with precise information about City objectivE?s
and requirements to guide their own detailed plans for site.s within
the area.

The policies are organized under general goals based on those of the 
General Pl an. The policies wi 11 serve as the basis for the Specific 
Plan development standards and review of development proposals. 

GOAL A 

To plan for safe, attract:ive, siogle and multi�family residential 
neighborhoods. 

Policies 

l. Encourage environmental diversity, contrast and i ndi vi dual archi -
tectural expression, emphasizing low density single family housing.
Locate medium density development near existing large open space
areas and major transportation facilities. Use the Planned De­
velopment concept to integrate site features, public amenities
and development needs.

2. Ensure that new developments are physically well-related to sites
in terms of street and lot layout, surrounding developments, open
spaces and natural resources.

3. Identify development-free areas for preserving major natural re-·
sources and fu l fi 11 i ng drainage and other common needs.

4. P·reserve or replace existing tree cover for reduction of domestic
energy use. This is to be accomplished either by siting dwellings
for passive solar design within the existing tree pattern of the
orchards or establishing a shade pattern effective in mitigating
the effect of summer heat on residentia1 units.

5. Maximize use of natural drainage systems such as turf and grass
swales to control runoff and return precipitation to soil.

6. · Locate i nc;lustry as a buffer between noise from Highway 4 and the
railroad and residential development. 
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7. Use performance zoning or standards to insure minimal noise from
industrial activities.

8. Require noise walls and vegetation along roadways where traffic
is heavy and exterior noise within residential property would ex­
ceed 65 dBA.

9. Develop design review guidelines for site and structures for all
uses through the Planned Development concept.

GOAL B 

To plan a safe and efficient circulation system. 

Policies 

1. Protect residential areas from the negative environmental effects
of congestion, through-traffic and noise.

2. Encourage expansion of bus service through the specific plan area,
with bus stops at locations that are convenient to residents.
Work with employers and CalTrans to encourage car pooling and

• transit usage for emp 1 oyees.

3. Develop Oakley Road as a collector to serve the industry of the
area with access to Hillcrest Avenue.

4. Develop Victory Highway as a safe arterial road with left-turn
pockets to serve the Specific Plan area I s future development.

5. Develop a loop access pattern to ensure emergency vehicle access
to residential areas from two points. Extend cul-de-sacs from
the loop roads and restrict the length cif cul-de-sacs to ensure
proper emergency vehicle access to residential uni·ts.

6. • Encourage functional and aesthetically pleasing roadway design with
roads adequate for public safety and traffic flow. Design streets
to discourage speeding and encourage enjoyment of the natural ameni­
ties of the area while providing adequate traffic circulation. 

7. Incorporate an open space trail along East Antioch Creek and through
the PG&E easements. Ensure continuous pedestrian access along the
creek. Adopt pedestrian access as part of flood control plan for
East Antioch Creek.

8. Provide specific development requirements along Highway 4 and the
railroad tracks to mitigate noise and visual impacts and to retain
some of the area's rural character.

-17- D22



9. Identify development regulations along Victory Highway to upgrade
the character of this major "gateway" into Antioch.

10. �rovide design links between the Specific Plan area and the City
1n development design and function to ensure incorporation of the
new area into the existing community.

11. Preserve existing deciduous shade trees along the· road system to re­
tain the original character of the area, to enrich the driving ex­
perience and to reduce the ambient air temperature around the pave­
ment area during summer months.

GOAL C 

Plan for adequate provision 0f needed community facilities and services 

Policies 

1. Identify needed community facilities (including neighborhood parks,
schools, fire ,;tati ans) at appropriate 1 ocat ions in project area and
construct at :t:e expense of potential facility; users.

2. □eve 1 op commercial center facilities fronting the souths id�. o.f, V;i<:tory
Highway west of State Route 4 (160) interchange. Resolve conflicts
and adverse impacts between commercial and surrouhding nonco�rci�l
uses through design and circulation buffer.

3. Prior to any major development require a pl an for major sewer and water·
lines and include analysis of any system-wide effects.

4. Adopt a drainage and flood control plan for all. development. within the
Specific Plan area.

5. Develop sufficient water storage as area develops in accordance with
1�80 Water System Master Pl an by Brown & Cal dwel 1.

GOAL D 

To encourage mea ,-_;r-·•. that �·ii 11 preserve natura i rP.:-:ources including uni­
que land featur'=s, (li:ergy,,_air and water quality. 

Policies 

1. Require confrr .. ,'a:-'•·.•= t:·. ,�nergy design stanJar.;::, for new residential con­
struction ci-t�d ir�, a: fornia Adrninistrative Code Title 24, Part 6,
Article I.
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2. Require deve 1 ope rs to utilize where feasible the foll owing environ­
menta 1 design factors in the energy design of new residential struc­
tures; solar (north-south) building orientation. shade design through
landscaping or the built form. choice of low energy derived building
materials such as.wood, and recognition of sun rights for roof top
solar applications on the individual residence.

3. Where feasible the City should encourage developers to install solar
energy col lect ion systems to rep 1 ace con ven tiona 1 space heating· and
hot water systems, or use roof d�sign which allows for direct retro­
fit for solar collection.

4. Encourage east-west road orientation for major streets of new develop­
ments to allow a buildout of dwellings on a solar axis along the
front.:.lot setback. Allow flexibility in side yard setbacks for solar
orientation on north-south roads.

5. Review plans to determine benefits of minimized street widths, through
streets and asphalt parking areas to reduce ambient air temperatures
in the residential areas and to allow more percolation of runoff stonn
water directly into the s.oil, where feasible (i.e. encourage cluster­
ing, and maintain adequate circulation).

6. Evaluate potential of using natural drainage systems such as turf and
grass swales as opposed to concrete curbs, gutters, storm water lines
and catch basins, where possible.

7. Investigate feasibility of retaining the rema1n1ng orchard grid where
possible to reduce erosion and ambient air temperatures and to act as
a shelter from westerly winds.

8. Util i ze the PG&E easements as a green be 1 t access to the planned City­
wide park system.

9. Require parti ci pat ion in PG&E Energy Conservation program as a minimum
response to energy conservation.

10. 1dentify and preserve scenic vistas.

11. Phase construction during the dry seasons to prevent ero sion.

12. Retain vegetation including trees and shrubs in natural clumps at
select ed locations and promote wildlife cover.

GOAL E 

Provide an appropriate area for light industry and local employment 
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Policies 

1. Identify land suitable for industrial use for the purpose of develop­
ing new industries.

2. Develop new tax sources to help offset the public costs of residen­
tial deyelo.pment.

3. Identify a.nd _undertake city actions which could promote industrial
use of area land.

D. SUB".'AREA DESCRIPTIQ;-l, DEVELOPMENT STANDARDS AND CIRCULATION PLAN

For the purpose of planning, analysis and requirements, the Ea$t Antioch
Specific Plan area has been divided into five sub-areas .. A description
is given for each_ area including thase aspects that should be preserved
along with new development features. Specific sub-area development
standards are 1dentified as a refinement of policies and other standards
within this Specific Plan.

Several exhibits are provided in th-is section. Exhibit F identifies the
different sub ... areas of the plan. Exhibit G provides the proposed rc;ircu­
lation plan. A primary issue in most of the sub-areas,is ctrculation.
The circulation plan which is· a refinement of the Genera,1 Plan; is in­
corporated into sub-area standards. Variation in street standards may
occur in response to other needs of the area. ·· The street standards are
provided in Appendix E, the Technical Appendix.

In addition to specific sub-area standards, the following sets of develop­
ment standards found in this plan will apply:

1. Specific plan administration.

2. Residential development requir�ments.

3. Commercial development requirements.

4. Industrial development requirements.

5. Victory Highway/East 18th 'Street development requirements.

6. East Antioch Creek development requirements.

SUB-AREA ONE 

Environmental Setting 

The area is bordered on the north by East 18th Street, on the east by 
the freeway (State Route 4), on the south by Oakley Road to Phillips 
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Lane. The west border is Phillips Lane until a point approximately 
1000 feet south of East 18th Street and shifting west approximately 
2600 feet to �Jillow Avenue. The present land use of the sub-area is 
highly mixed. Victory Highway/East 18th Street in particular has a 
variety of uses due to the county zoning of light industrial and the 
historical use of Victory Highway. Presently many former residences 
between Willow Avenue and State Route 4 have been converted to offices, 
shops and commercial uses. Present use for several parcels is a com­
bination of residence and business. 

Once deve1oped, sub-area one will become a neighborhood with the 
greatest mix of activities in the planning area. The area will 
serve as Antioch 1 s eastern gateway and will contain 26 acres of 
service/corrrnercial use, 38 acres of low density (6 units per acre) 
residential, and 17.5 acres medium density (10 units per acre) resi­
dential use. A total of 405 units with an estimated population of 
1079 persons based on a household size can be projected. Industrial 
area proposed totals 33 acres. 

The primary feature of the area to be preserved is the commercial de­
velopment between the PG&E right-of-way and State Route 4, also indus­
trial use on individual parcels on Victory Highway frontage between 
Willow Avenue and the PG&E right-of-way. New development features in­
clude: establishment of an integrated design commercial center on the 
southwest corner of Victory Highway and State Highway 4, medium density 
development along Oakley Road, and the center of the area indicated for 
single family residential development. Phillips Lane will be developed 
to City standards; however, the rural character will be maintained 
through tree-lined landscaping. 

Development Standards 

(Also, see residential development requirements, commercial development 
requirements and Victory Highway/East 18th Street development require­
ments.) 

1. Establish a sheltered bus stop on Victory Highway between Phillips
• Lane and State Highway 4.

2. Widen and improve Phillips Lane to a residential collector stan-
dard with forty (40 1 ) feet of paved road\'iay on a sixty (60 1 ) foot
right-of-way, keeping the tree-lined nature of the existing roadway.

3. Widen and improve Oakley Road to a residential collector standard
with forty ( 40 1) feet of paved roadway on a sixty ( 60 1) foot right­
of-way.

4. Widen and conform Victory Highway as an arterial to four-lanes
with limited access points on a sixty-eight (68 1) foot paved road­
way and an eighty-eight (88') foot right-of-way.
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5. Design PG&E easements as pedestrian/biGycle paths.

6. Require development of an east-,.w�st local road connecting Willow
Avenue to Ph ill i.PS Lane south of Victory Highway frontage parce 1 s
to relieve pressure from direct access to Victory Highway.

7. Signalize the intersections of Victory Highway and the west side
of State Route 4.

8. Establish an Antioch entry marker or other entry feature at the
eastern City Limits.

9. Require residential development to identify sub-area and area-w'lde
recreation sites or facilities,

10. Require development to mitigate exterior nois� levels along Oakley
Road and State Rout� 4 to 65 dba or less.

11. Follow the scenic highway standards for development east of Phillips
Lane as.pro!)osed for sub-area two.

12. Require following additional development standards for frontage
industrial parcels on Victory Highway between Willow Avenue and
the PG&E right-of-way.

a. That no retail use be permitted for the frontage parceJs ..

b. No further subdivision to occur of the frontage parceJs.

c. Joint access be established between existing parcels at
the time of new development proposals.

d. The industrial parcels shall not nave access to interior
residential streets. There shall be a fifty (50 1 ) foot
special restriction buffer area at the rear of the indus­
trial properties adjacent to the area designated residential.

e. The parcels shall meet the roadway s.�andards established for
Victory High1•1ay/East 18th Street. The development shall
meet the performance standards for objectional effects and
other conc�rns within the Specific Plan.

f. Development shall adhere to performance standards for indus­
trial development established in Section 5.3 of the Specific
Plan.

SUB-AREA TWO 

Environmental Setting 

This 200 acre area is bound on the north by Oakley Road, on the east 
and south by State Route 4/160 and on the west by the City limits. 
East Antioch Creek crosses the site from the southeast to northwest 
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through the center of the sub-area. There are two marsh areas within 
the creek; one is located near the free\-1ay and the other near Willow 
Avenue and Oakley Road. A chemical plant and foundry are located 
with in this sub-area. 

This entire area is indicated for industrial use. The City will 
encourage largely the development of quality controlled industrial 
parks particularly between the railroad and highway. Because of the 
size of the area, other more typical light industrial uses may be 
anticipated but such uses will require similar high quality design 
standards to maintain the integrity of the area. The industrial 
development of this area is considered to be long-term. 

Existing features to be preserved are creek side and marsh habitat, 
existing industries, steep slopes and scenic vistas adjacent to the 
freeway. New development features include the extension of Oakley 
Road, creation of flood retention basin, development of pedestrian/ 
bicycle paths along the creek, and extension of Sunset Drive as an 
industrial collector. 

Development Standards 

(Also, see industrial performance requirements and East Antioch Creek 
development requirements.)·� 

1. Prevent onsite drainage into East Antioch Creek prior to construc­
tion of proper facilities.

2. Require an aesthetic buffer between East Antioch Creek and new in-
dustrial development.

3. Establish road1.<1ay 1 andscape standards for Oak 1 ey Road.

4. 

5. 

6. 

7. 

8. 

9. 

Identify truck routes and create suitable buffers for nonindus­
tri a 1 uses.

Require aesthetic evaluatio n  for industrial development visible
from the East Antioch Creek and State Route 4.

Encourage development of light industrial parks.

Identify at grade crossing over Southern Pacific tracks for indus­
trial traffic.

Construct Sunset Drive as an industrial collector south of the
Southern Pacific Railroad with reservation of potential arterial

right-of-way

Develop Oakley Road to residential collector standard, determine
engineering feasibility for Hillcrest Avenue connection, require
internal circulation of industrial access to industrial develop­
ment south of Oakley Road.
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10. Coordinate development of sub-area with potential BART extension 
and station location.

11. Review of applications for development directly visible from
State Route 4 shall be reviewed for compliance with the following
findings: 

a. The structures ·will provide visual interest and enhancement
to the existing developed setting. 

b. There is no unscreened storage or repair work visible from
State Route 4. 

c. The proposed signs provide adequate identification-without
unnecessary size or distraction. 

d. The landscaping enhance the site and provide adequat� visual
diversity. 

e. Parking areas have adequate landscaping to offset the effect
of a 1

1sea of asphalt 11

• 

f. The height and bulk of structures receive suf:fi9i:�nt .destgn , .
treatment to offset the effect of barren walls o.r blocks"' . 

g. Any contour altered by grading is to be restored by means of
land sculpturing providing a cover to top soil and establis.h-
ment of vegetation to minimize runoff and erosion. 

h. No scenic features have been destroyed or altered unnecessar.ily.

i. Utility lines ·and facilities have been exposed to the. minimum
extent possible. 

SUB-AREA THREE 

Environmental Setting 

This 54�acre area is bordered on the north by East 18th Street/Victory 
Highway, on the east by Holy Cross cemetery, on the south by an exten­
sion of the existing Oakley Road, and on the west by the existing City 
limits. 

• • • 

The site lies between an existing S.l!bdivision on the east and a cemetery 
on the west. The area is traversed east to west by two PG&E easements
and diagonally southeast to northwest by East Antioch Creek. 

Sub-area three is presently orchard and proposed by a combination of 
mobile homes and condominiums at a density of 10 units per acre. The 
planned development proposal for the site has varie.d from near maximum 

*Does not include PG&E right-of-way. -26-
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densit y  of 499 uni ts (mobi1e homes and condomini urns) to a rnobi 1e 
home park exclusively with 300 units. The population density can 
range from 958 persons to 570 persons at 1 .92* persons per unit. 

Tne existing feature of the area to be preserved is East Antioch 
Creek. The creek wi11 not be channelized and a creekside amenity 
will be maintained. Some change in creek alignment and configura­
tion can be anticipated. �lew development features include the con.­
struction of flood control improvements along East Antioch Creek, 
connection of Trembath Lane and Yellowstone Drive together and with 
Oakley Road; and development of pedestrian and bicycle paths along 
the southernmost PG&E right-of-way and East Antioch Creek. 

Development Standards 

(Also, see residential development requirements, Victory Highway/ 
East 18th Street development requirements, East Antioch Creek 
development requirements.) 

l. Utilize the East Antioch Creek retention basin as a public open
space with separated pedestrian access trails from the north
and south portions of the site.

2. Develop the PG&E easements as a pedestrian/bicycle trail system
to the linear open space along East Antioch Creek and other por­
tions of the site.

3. Provide landscape buffers along the perimeter of the mobile home
park and insure compatibility with adjacent residential uses.

4. Utilize the earth embankment needed for a retention basin as the
base of a roadway connecting site development to East 18th Street
via Trembath Lane through the Meadowbrook Subdivision.

5. Provide separate pedestrian and vehicular movement through the
site.

6. Provide public parking 1vithin PG&E easement adjacent to East
Antio ch Creek.

7. Provide noise or other nuisance buffer with landscape between
residential and industrial uses.

sus ... AREA FOUR 

Environmental Setting 

This sub-area occupies the center of the East Antioch Specific Plan 
area. The area is bound by Oakley Road to the .south, Phillips Lane 
to the east, sub-area three to the 11est and sub-areas five and one to 

*1975 Special Census for Antioch
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the north. T\-JO PG&E easements cross the site east-west and north-
south, intersecting on the east part of the sub-area. East Antioch 
Creek traverses the sub-area fl owing southeast to northwest crossing 
Willow Avenue. Willow Avenue bisects the sub-area north-south. The 
11.0-acre area includes orchards, rolling terrain and a few scattered 
homesites. This area was initfally proposed for a combination of low 
density and medium density. However, the medium density was elimi-
nated by, the.Planning Commission. The predominance of low density 
residential development on this site is based on its location, secluded 
and protected from major traffic and noise and a large enough site to 
design a residential neighborhood concept. The primary development can be 
expected to generate 2043 persons. The sub-area can generate up to 2538 persons. 

The PG&E easements which traverses the site would be developed as open 
space trails and would be connected to the trail along East Antioch 
Creek. At the western end of sub-area four, the Flood Control Dis-
trict's retention basin will be surrounded by extensions of Viera Lane 
and Oakley Road ·and cluster housing (up to 201 units) is proposed ad-
jacent to these roads. The area surrounding the creek, the Roman 
Catholic Churc.q proper,ty, is de_signated for cemetery. 

·' ' ' • ,

Existing features of the area to be preserved are the tree-lined 
character of streets and East Antioch Creek open space .. New develop­
ment features include construction of Viera Lane, Willow Avenue,
Oakley Road intersection/ri:!tenfion basin. " ' • 

Develooment Standards 

(Also, see residential development requirements and East Antioch Creek 
development requi'rements.) 

1. Maintain topographic diversity by minimizing grading to extent
necessary.

2. Concentration of cluster development should occur along collector
streets and near open space areas; otherewise, cluster develop�
ment can be spread out forming pockets within low density develop­
inent.

3. Maintain the tree-lined character of Willow Avenue and site new
roads to utilize existing mature tree lines as borders to the
extent feasible.

4. Mitigate development of areas along Oakley Road and Willow Avenue
with exterior noise levels above 65 dba, and/or private noise
nuisance mitigations.

5. Develop pedestrian/bicycle trail systems along PG&E easements
to link residential areas to East Antioch Creek recreation points.

6. Ensure safe, direct access from cluster development areas to the
East Antioch Creek recreation: areas.
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7. Identify transit stops and/or car pool pick-up points within site.

8. Widen and improve Willow Avenue to residential collector standards
·of forty (40') feet of paved roadway on a sixty (60') foot right­
of-way.

9. Widen and improve Oakley Road east of Willow Avenue to residential
collector standard of forty (40') feet of paved roadway on a
sixty (60') foot right-of-way.

10. Extend Oakley Road west of l•lillow Avenue as a residential collector
with a forty (40') foot pavement width on a sixty (60') foot right­
of-way.

11 .. Create a new east-west road connecting Hillow Avenue to Phillips 
Lane along the northern border of the McBail/Ruckstuhl properties. 

12. Connect Willow Avenue and Viera Lane using a residential collector
standard of forty (40') feet of paved roadway and a sixty (60')
foot right-of-way.

13. Develop a "loop road" access pattern to ensure emergency vehicle
entrance to residential areas from two points, extend cul-de-sacs
from 11 1 oop road", and restrict cul-de-sac length to 600 feet to
ensure proper emergency vehicle access to residential units.

14. Identify sub-area and Specific Plan area parks, open space and
recreation facilities for the residents within the sub-area.
Minimum contribution to park facilities within the Antioch Muni­
cipal Code is five (5) acres per 1000 residents as determined by
the Antioch Municipal Code.

SUB-AREA FIVE 

Environmental Setting 

This.66-acre sub-area is bound by Victory Highway to the north and 
Willow Avenue to the east and is occupied by two cerreteries. This 
use is assumed to continue indefinitely with possible expansion to 
the south. No development objectives are proposed except to limit 
design disruption of the facilities by roads or other land uses. 
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A. INTRODUCTION

SECTION IV 

SPECIFIC PLAN ADMINISTRATION 

This section has a two-fold purpose. The first is to establish a process

for the adoption of the Specific Plan and subsequent amendments. The
second is to develop a simplified mechanism for processing development
proposals. Section V establishes the development standards to be
applied in the review and conditioning of development proposals.

B. ADMINISTRATION

The Department of Development Services is responsible for the administra­
tion, implementation and enforcement of the Specific Plan.

C. SPECIFIC PLAN ADOPTION

A Specific Plan is similar to a Zoning Ordinance in that it implements the
General Plan through land use designation on a map, listing or referencing
permitted specific uses, standards for development and appropriate special
conditions. Title 7, Article 8 of the California Government Code provides
the requirements for the contents of a Specific Plan as well as the basis for
the following adoption process:

1. Certification of the Master Environmental Impact Report (see Appendix
B under separate cover).

2. Public hearing by the Planning Commission after providing a minimum of
ten (10) days notice published in the local newspaper.

3,. Recommendation to the City Council through, resolution with a minimum 
affirmative vote of the majority of the total voting membership of 
the Commission (4). 

4. Pub1ic hearing by the City Council in accordance with the above notice
requirements.

5. Adoption by ordinance of the City Council. (Note that any cha.nges by
the Council in the recommended plan have to be referred back to the
Planning Commission for reconsideraion und reconnendation to the City
Council per Section 65504 of the California Government Code, Title 7).
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D. SPECIFIC PLAN AME:.:wMEW

Amendments to the Spec1t1c Plan may be initiated by a resident or property
owner as well as by the City 1n accordance with the procedures outlined
for initial adoption. In addition to these requirements, an amendment
shafl require notification of property owners within 300 feet of the
boundaries of the area requested for amendment.

Application Requirements

1. A Specific Plan map drawn to equivalent scale showing the revision.

2. A written outline substantiating the requested change.

3. A fee of $300.00.

4 .. An environmental assessment fonn and filing fee. 

5. Other information as may be deemed necessary by the Director of
Development Services.

Scope of Amendment 

The Director will be responsible for determining 11 major 11 amendments as 
opposed to 1

1minor 11 amendments to the plan and its standards .. • 11Majbr11

amendments are to be processed as outlined above through the Planning 
Comnission.and Cit y  Council. Among the, items which would be considered 
major are: 

1. Introduction of a new type of 1 and use not discussed in the Specific
Plan.

2. Major changes to the layout of land use (affecting one acre of land
or more) or other changes which may significantly affect a pl.anning
concept spelled out in this report.

3. Major changes to the proposed street system that would significantly
alter land use or circulation concepts spelled out in this plan.

4. Changes or additions to design standards whith �ould significantly
change the stated intent of this Specific Plan.

5. Any change to the plan which could significantly increase environ-
mental impacts.

Within ten days of the submittal of a request, the Director will deter­
mine whether the change is "major" or 11 minor 11 • If it is a major change , 
then the City's adopted Specific Plan amendment procedures will be followed. 
If it is a minor change, the Director may approve or deny the request. 
His decision may be appealed to the Planning Commission and if necessary 
the City Council within five working days. 
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E. FINDINGS

In considering any amendment to the Plan or its standards the following
findings shall be considered by the appropriate decision-making body:

1. Changes in the community have occurred since the adoption of the
Specific Plan warranting an amendment as requested.

2. The change will benefit the Specific Plan area.

3. The change is in conformance with the adopted General Plan.

4. The change will not adversely affect adjacent properties and can
be properly serviced.

5. The physical constraints of the property are such that the change
is warranted.

F. ENVIRONMENTAL DOCUMENT A TI ON

G. 

The Master Environmental Impact Report certified for this Specific Plan
is.meant to apply to future projects in the area. The following poli­
cies will guide the detennination of need for additional environmental
assessment:

1. An environmental assessment will be required for Specific Plan
amendments.which may result in a negative declaration or additional
EIR work depending on the scope of impact as determined by the City.

2. No additional environmental information will be needed by the City
for development projects that are consistent with the adopted plan,
consistency to be determined by the Director.

3. If it is determined that a development pro.posa 1 wi 11 have environ­
mental impacts not originally addressed in the Master EIR, then addi­
tional environmental study or mitigation m�y be required.

DEVELOPMENT PLANS 

Once the Specific Plan is adopted, the area will be allowed to develop 
accordingly. This section deals with the processing of development 
plans that will result in actual construction. For detailed processing 
of plans and submission requirements, developers are referred to the 
Department of Deve 1 opment Services. 
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Annexation 

Once the Specific Plan is adopted, lands in the area are eligible to 
apply for annexation. Annexations are processed through LAFCO and wi 11 
be judged accepta'b le based on the City's ability to provide adequate 
servi.ces, and the area being cqntiguous to existing City limits. 

Planned Developments 

The land use map of the Specific Plan shall determine the types of uses 
allowed in a particular area. When particular areas are proposed for 
development, they shall be proce�sed in accordance with Section 9-5.413 
of the Antiqch Municipal Code, Planned Development District, with the 
following additional provisions: 

1. The preliminary plan stage be at the applicant's option with
the consent of staff.

2. Individual use permits per Section (f) of the Code will not be re­
quired unless specified as part of the project conditions.

3. The minimum area of three (3) acres for a Planned Development shall
not apply.

4. An additional finding for approval should include the project's
consistency with the Specific Plan.

5. Approval of the Planned Development shall be by resolution by the
Planning Corrmissibn after the required public hearing. Approval
shall be final and become the conditions- of that development for
that area of the Specific Plan unless appealed to the City Council.

6. The applicant,shall show how all services will be provided for the
site in a manner acceptable to the City.

7. Overall circulation, maximum height and bulk, m1n1mum setbacks,
yard area, parking, lot size, grading, architectural elevations,
improvement plans, sign program and landscape plans shall be
enacted as part of the Final Development Pl.an to be reviewed by
the Architectural Review Board and Planning Commission as appro­
priate. The existing Code standards shall be used as a guide, but
innovations will be considered based on merit.

8. Each Planned Development shall prepare conditions, covenants and
restrictions (CC&�'s) for the �urp6se of further defining land.use
regulations within a Planned District._ CC&R's shall be reviewed
and approved by t_he City and enforced in event that an owners'
association does not enforce its own provisions.
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9. Planned developments shall follow the standards set for the sub­
area (Section IIID) and the development standards identified in
Section V. Modification of the standards can be approved by the
Planning Commission if one of the following findings can be made:

a. The modification of the sub-area standards will improve the
long-term design or setting of the Specific Plan.

b. Area-wide change in land use or circulation needs require modifi­
cation of sub-area needs.

Construction Plans 

In those instances where there is: 

1. An individual parcel of land which was not included as part of a
Final Development Plan; or

2. An individual parcel of land existed prior to Specific Plan adoption
or annexation to the City;· and

3. The request is to build no more than an individual structure for
a single-family residence, duplex� single-user commercial building
or single-user industrial building;

the the process wi 11 be as fo 11 ows: 

1. Submission of site plan to staff including landscape plans, eleva­
tions and sign program.

2. Plan will be checked with the Specific Plan for consistency. Set­
backs and design should be consistent with acceptable standards of
adjacent uses

,.

3. Action by the Director may be aopealed to the Planning Corrmission.

4. Building pennit can be issued upon compliance with conditions.

Non-Conforming Uses 

Those uses existing prior to adoption of the Specific Plan or annexation 
may continue to exist for their natural life or may be replaced by 
similar or less intensive use. Building and site may be upgraded as 
needed, provided standards for design are not reduced. Significant 
physical expansion of the non-conforming site, building or use will 
not be allowed without Planning Commission approval. Total destruc-
tion of a site's facilities by any means will require that any redevelop­
ment be in conformance with the Specific Plan. 
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Subdivisions 

All processing of tentative and final maps will be in accordance with 
the Antioch Municipal Code. All services �ill be required to be pro­
vided in an acceptable manner and will include compliance with but not 
limfted to the following: 

1. East.Antioch Drainage Flood Plan.

2. Brown and Caldwell Master Water Study.

3. Specific Plan circulation requirements.

4. Appropriate Specific Plan standards.

Enforcement of Standards a�d Regulatiohs •

Any regulatory issue not included in the standards of the Specific Plan 
or the conditions of approval fof the Planned Di�tritt proposal shall 
be regulated by the Antioch Municipal Code. 
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SECTION V 

DEVELOPMENT STANDARDS* 

A. PLANNED RESIDENTIAL STANDARDS

Intent

The Specific Plan shall prescribe the appropriate density for sub-areas
within the plan and it is the intent of the Planned Residential standards
to insure that adequate design standards are provided, that homes maxi­
mize efficiency and conservation of resources and that neighborhoods
become viable attractive additions to the City of Antioch. The Specific
Plan allows for a mixture of housing types that is consistent with the
Integrated Planned Community Concept.

Low Density Housing

This land use category is intended to promote housing which provides
amenities in character to other single family neighborhoods in Antioch.
Development shall provide housing opportunities for those who desire
private yard area or large open space and detached or attached homes
including patio homes, townhouses and condominiums. Maximum density
calculated on a gross acreage basis shall be no greater than six units
per acre. Mobile homes placed on a permanent foundation shall be per­
mitted on lots designated for that purpose subject to City of Antioch
requirements and procedures.

Medium Density Housing

This land use category is intended to permit a variety of housing
types which include attached/detached single-family homes, rental
apartments, patio homes, townhouses and condominiums. Housing may be
oriented to those who desire smaller more economical housing, limited
private yard areas or minimum maintenance responsibilities. Maximum
density calculated on a gross acreage basis shall be no greater than
ten units per acre.

Density Transfer

Density transfer is permitted within the limits of either low or medium
density development proposal if the following findings can be made:

1. The transfer of density will preserve and enhance natural and scenic
qualities or constraints of the site or its surroundings.

*A technical appendix, Appendix E, attached to but not adopted as part of the
East Area Plan, shall be prepared to maintain on-going design solutions
t6 development issues in the Southeast Area.
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2. The transfer of density will increase efficiency and economy of
development.

3. The transfer of density will provide recreationa.l and open space
amenities otherwise unavailable.

4. The transfer of density will promote aesthetic quality of design
of the project anrl units.

Uses Accessory and ConJi tiona1 to Residential Designation 

In every residential area there are uses considered appropriate acces­
sory uses or potential conditional uses. Accessory uses normally per­
mitted within a residential development can be placed ih the Specific 
Plan area subject to the Building Code, and provisions of the Planned 
District, and staff apptOval. 

Conditional uses can be aporooriate depending on the setting and speci­
fic nature of the use. The following uses can be permitted sub.iect to 
specific circumstances: churches, public buildings and schools, homes 
for the aged, day nurseries, family care homes. 

Mobile Home Park/Subdivision Standards 

Definitions 

1. Mobile home/manufattured housing shall mean a transportable� single�
family dwelling unit suitable for year round occupancy and contain-
ing the same water supply, waste disposal and electrical conveniences
as immobile housing; or a vehicle �vhich requires a pertnit to be moved -
on a highway, other than a motor vehicle, designed or used for human
habitation,- for carrying persons and property on its own struc;ture,
and for beipg drawn by a motor vehicle.

2. Mobile home park shall mean a parcel of land which has been planned
and approved for a designated number of spaces for the placement
of mobile homes for nontransient use, pursuant to mobile home park
standards.

3. Modular unit/factory built shall mean an.immobile unit(s) constructed
in a factory and delivered to a site to be placed, arranged or assem­
bled in a permanent fashion for residential use. Modular units that
meet structural residential standards shall not be considered to be
mobile homes.

Purpose and Intent 

Mobile home parks and mobile home subdivisions can be developed in areas 
designated as Medium Density. 
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Requirements 

1. Area - minimum size of a mobile home park shall be ten (10) acres.

2. Setbacks

a. No mobile home space shall be closer than twenty (20') feet from
a public street.

b. No mobile home space shall be closer than five (5') feet from an
adjacent property line not created by a public street.

c. No mobile home space shall be closer than five (5') feet from a
land use other than a mobile home space, or private street right
of way.

d. No mobile home or other structure within a mobile home space
shall be closer than six (6') feet from a structure on an
adjacent space.

Walls and Enclosures 

A solid wall of not less than six (6') feet and not exceeding seven (7') 
feet in height shall be placed and maintained on property lines forming 
the common boundary line of a mobile home and abutting private property. 

Access 

All mobile home space shall be served from internal private streets within 
the mobile home park. There shall be no direct access from a mobile home 
park. There shall be no direct access from a mobile home to a public street

or a 11 ey. 

Open Spaces 

Recreation or open spaces shall be provided for each mobile home park of 
an area of at least 1,000 square feet, plus 150 square feet for each mobile 
home space over ten (10). Each recreational space shall be accessible to 
all of the mobile home spaces in the park and shall not be used for any 
other purpose. 

Private Street Names 

Each thoroughfare shall be given a name to be approved as part of the 
Final Development Plan. 

Final Development Approval Details 

The specifications for internal streets, landscaping, signs, off-street 
parking, sales of mobile homes and accessories, as well as walls and 
enclosures, access and open space shall be established by the final develop­
ment pl an for the project. 

-38-
D43



B. COMMUNITY COMMERCIAL CENTER/HIGHWAY SERVICE

Purpose and Intent

The Specific Plan designates t.he area on the southwest comer of
State Freeway 4 and 18th Street/Victory Highway as a Cominuni ty
Commercial/Highway Service Center. This commercial area has two
purposes. The first is to provtde retail services and facilities
for comnunity residents su¢h as grocery and specialty item shop­
ping, real esfate and banking office type of facilities, and legal
and redical service establi$hments. The second use is to provide
facilities for the highway traveler such as restauri;iilts, service
stations and motel-type accommodations. The intention of thi$
section is to ensure orderly development of a mixture of comrrer­
cial uses, to minimize traffic hazards, to reduce conflicts among
comnercial L!ses and, to prevent conflicts with adjacent residential
or industrial uses.

Permitted Uses

Land use categories allowed within the area designated. as Corrmunity
Comrerci a 1 /Highway Service Center are as foll ows:

Retail Goods and Service-Convenience for Neighbor-hood 'shopper· 

(Examples: bakeries, barber shops, drug stores, grocery stores, 
gift shops, laundry, pet shops, specialtiy stores.) 

Retail Goods and. Service - Center for Primary. Retail 

(Examples:, arts and craft supplies, book store, building 
materials, convenience goods, departrrent store, floor covering, 
hardware store, home furnishings, record shop.) 

Offices and StutliQs - Local Grc1nci1es 

(Examples: ansv,ering service, banks, medical clinics, engineering 
and industrial desirn,. public utility 'professional, real estate, .. 
teaching studios, trave 1 agencies, veterinary clinics, vocational 
schools.) 

Recreation and Entertainment Facilities - Indoor 

(Examples: athletic clubs, bowling alleys, dance halls, theaters, 
skating rinks.) 

Eating Places 

(Examples: cafe, drive-ins, restaurants.} 
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Automotive - Service 

(Examples: automotive repair, car 1-1ash, gas station, tire shop.) 

Accorrrnodations - For Travelers and Trailers 

(E;amples: auto court, hotel, motel.) 

Quasi Public Facilities 

(Examples: social service agency, church, day car facilities, 
resthome.) 

Use Permit Required 

1. Any use mentioned previously where outdoor storage is requested.

a. Facilities for outdoor storage may be permitted provided that
such outdoor storage shall not encroach upon any required yard,
shall be enclosed with a six (6') foot to eight (8') foot high
fence, and shall adequately screen the view of the storage area
from public view. The storage area shall be computed in addi­
tion to warehousing area for _parking requirements.

b. Temporary and seasonal outdoor uses may be permitted for a time
period of no longet than seven (7) calendar days (except
Christmas tree sales); shall not conflict with required parking
areas; emergency access areas, or pedestrian circulation areas;
sha 11 be approved by the 1 andowner; and sha 11 not create a
hazard or public nuisance. All requests for temporary or
seasonal sales shall be submitted to Planning Division for re­
view and �pproval.

Property Develo�ment Standards 

1. Canooies may be located in the required front and side street yards
no closer than ten (10') feet from any public right of way. There
should be a minimum vertical clearance of eight (8') feet from the
lowest point of the canopy fringe to the ground or walkway below.

2. Customer convenience items such as litter containers, bicycle racks,
mail boxes, book depositories and other similar conveniences may be
placed in y�rd ar��s.

3. Fences shall not exce�i six (6' l feet and may be erected in rear
yards and interior •:;-i_'-? �1ards unless necessary for special screen­
ing. Fences shou:ri ,;·-. be en::cted in required front yards or side
street yards, exr�o� ,� required �lsewhere in this Chapter.
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4. Landscaping features such as planter boxes, retaining walls,
fountains and ponds may be placed in yard areas, subject to
implementation plan approval.

5. Light standards and street fixtures may be permitted within
• required yard areas and shall be located in such a way so as
not to produce a glare or circulation impediment on adjacent
properties, other properties in the vicinity, or public streets.
Light standards and street fixtures shall be approved by staff
and such facilities shall maintain a consistent theme within
the community center.

6. Buffer areas where the commercial area is adjacent to a resi­
dential area, including the fol101tiing: masonry wall, b�rm or
mound, or landscaping subject to determination of need.

7. Parking and access - at the inception of a major development
of cominuriity commercial, an area-wide parking plan shall be
prepared in order to integrate the parking of individual
facilities. The purpose is to economize on parking area needs,
to establish efficient interior circulation and to promote
aesthetic quality of the site.
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C. PERFORMANCE INDUSTRIAL PARK

Intent 

This designation is intended to promote high quality industrial parks 
that have control standards. landscaping, integrated parking and cir­
culation, and an architectural orientation to industrial facilities. 
The parcel sizes are intended to accommodate a variety of users based 
on size needs, lease or purchase needs and specific amenity needs. 
The regulations have been established to provide a healthful operating 
environment for industry'. to prevent encroachment and adverse effects 
of incompatible uses� to e1iminate obnoxious exterior effects of op­
erations; and to allow sufficient flexibility for desirable industries 
to conduct their operations. 

Uses Permitted 

All business, servicing, manufacturing or processing of materials, 
goods or products shall be conducted within completely enclosed build­
ings. Materials and motor vehicle storage may be permitted outdoors 
but shall be effectively screened by a solid wall, fence or planting 
so that materials shall not be visible from a public right-of-way and 
adjoining properties. No use shall generate or contribute to objec­
tionable effects as described in a subsequent section. The following 
use groups are encouraged within this designation: 

Manufacturing - Warehousing 

Characteristics are: moderate importance of rail access and/or 
freeway access, rroderate noise and visual impacts possible, lot 
requirements vary, traffic impacts include customer vehicle as 
well as employee vehicl2s and trucks. 

(Examples: moving and storage facilities, distribution facili­
ties, wholesale stores; equipment rental, service delivery 
firms including janitorial and pool maintenance.) 

Manufacturing - Assembly 

Characteristics are: minor importance of rail access, moderate 
importance of visibility and freeway access, limited noise, visual 
or odor impacts, variable lot requirements, traffic impacts limited 
to employee vehicles and trucks. 

(Examples: semiconductor manufacturer, assembly of previously 
prepared materials, printing, finished paper products and photo­
graphic processing.) 
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Administrat1v� and Research 

Charac-ceristics are: rai I and port access is not important, no 
noise, vi sua 1 or odor impacts. 1,·,t requirements vary, traffic 
limited to employee vehicles, 1-iiC!h 11noortance of visibility . 

. (Examples: research testing anrl Pxperimental offices and facili­
ties, and health cltJhs.) 

Manufacturing - . Anc i 11 a ry 

Characteristics are: proximitv to employment concentrations. and 
industrial facilities. The uses must demonstrate accessory need. 

(Examples: convenience $tores, cafes, retail support facilities, 
and caretaker residences in support of industrial �ses.) 

Supplemental Guidelines 

Development conditions for industrial park facilities will be based on 
the specific needs of the industry, the setting ·and area wide needs. The 
following represent guidelines that can be used as base conditions. Al­
ternatives to these conditions can be made to meet specific industrial 
needs subject to development plan approval. 

Site area - no minimum lot size. 

Building coverage - maximum coverage 50%, subject to all other re­
quirements. 

Building height - maximum building height is forty (40 1 ) feet.· 

Front yard - minimum front yard of thirty (30 1 ) feet mea.sured from 
the building_foundation. 

Street side yard - the minimum street side yard shall be ten (10') 
feet measured from the building foundation. 

Rear and interior s�de yards - there shall be no minimum r�quirement 
except that there shall be a minimum of twenty (20') feet between any 
structure and another outdoor use except parking. 

Parking - all parking standards shall be designed in conformance with 
the parking regulations and standards pursuant to parking and loading 
standards, Section 9-5.605 of the Antioch Municipal Code, 

Landscaping  - minimum of 15% of site �rea including trees, shrubs 
and ground cover with primary emphasis directed toward areas adjacent 
to public rights-of-way, screening of parking and outdoor storage and 
mitigation of objectionabl� effects. 

Signs - shall be regulated and approved in conformance with Title 9, 
Article 11, of the Antioch Municip�l Code. 
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Objectional Effects 

The followinq lists a series of effects which must be prevented as a 
condition of land use. Failure to permit objectional effects subject 
the use to citation of infraction and/or use revocation. 

1. There shall be no noise emanating from any use in excess of the
level of 55 dba beyond the boundary of the site between 7 a.m.
to 7 p.m., and 45 dba between 7 p.m. and 7 a.m. Short intermit­
tent noise peaks may be pennitted if they do not exceed 60 dba
beyond the boundary of the site.

The following sources of noise are exempt:

a. Transportation vehicles not under the control of the indus­
trial use.

b. Occasionally used safety signals, warning devices and emer­
gency pressure relief valves.

c. Temporary construction of on-site structures between 7 a.m.
and 7 p.m.

2. There shall be no vibration generated by the land use perceptible
at lot or site boundaries.

3. There shal 1 be no emission of odorous gases or other odorous matter
in such quantities as to be detectable at lot boundaries.

4. There sha11 be no direct or sky reflected 1 i ght or glare, whether
from flood lights, processing or reflection of materials.

5. There shall be no activities involving flammable, highly toxic or
explosive materials unless adequate safety devices exist against
the hazards of fire, spillage or release, and explosion. Adequate

·fire fighting and fire suppressant equipment and devices must be
provided.

6. There shall be no activities that emit dangerous radioactivity at
any point, or electrical disturbances adversely affecting the use
of adjacent property.

7. There shall be no SJTX)ke emitted from a chimney or other source
darker than No. 1 on the Ringelmann Chart and there shall be no
ash, dust, fumes or other forms of air pollution which can cause
any damage to hea1th, animals, vegetation or other forms of prop­
erty or which can cause excessive soiling on adjacent property or
downwind receptors.
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8. There shall be no discharge of any �aterials of such nature
or temperature that can contaim1nate any water supply, inter­
fere with bacterial processes in sewage treatment, or other­
wise cause emission of dangerous or offensive elements.

9. There shall be.no outdoor storage or use of property exterior
that is or results in undesirable effects upon adjacent uses.

Enforcement of Performance Standards 

After occupancy, the City of Antioch shall investigate any purported 
violation of performance .standards and if after inspection there is 
reasonable grounds for violation, the Code Enforcement Officer shall 
notify the company res pons i b 1 e and request corrections. If no cor­
rection or response is made within seven {?).working days, a hearjng 
shall be initiated before the Zoning Admini�tfator for suspeh�ion or 
revocation of operatfons., This may be reinstated upon correction or 
elimination of objecti6�a1 effects. 
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D. EAST ANTIOCH CREEK DEVELOPMENT STANDARDS

Purpose and Intent

The'east fork of East Antioch Creek is a seasonal stream that crosses the
East Antioch Specific Plan from southeast to northwest. The creek supports
two marsh areas. The creek is a well defined channel in some parts of the
study area and not in others. Major channel work is proposed for the
creek for the purposes of flood control. This will include deepening and
widening the channel, creating flood control detention basins, sediment
ponds and developing other features. In addition to environmental and
flood control features of the creek there are also public access and
amenity concerns that can be incorporated into creek design. These fac­
tors make it necessary to establish standards and design solutions for
new development adjacent to the creek. See Exhibit H.

1. Creek Alteration Requirements

a. Creek banks must be recontoured to slopes 3:1 to 4:1 to prevent
erosion.

b. Recontoured banks will be revegetated with plant species that
are riparian that require minimal maintenance and that are
suitable for area wild life subject to staff approval.

c. Sedimentation basins are to be located outside of existing marsh
to prevent excessive siltation within the marsh.

d. All improvements unnecessary to flood control and recreation
should be located away from the creek beyond the top of the
bank of the creek.

e. No structures other than flood control,' circulation and recrea­
tion structures should be closer from the top of
the bank than necessa r.v for the access needs of flood contra l ,
recreation and other Cit_v functions. Flood control easement
requirements are provided in Appendix E*.

f. No parcels less than one acre in size shall be within flood con­
trol easement area.

2. Landscape Requirements

a. Creekside landscape vegetation should consist of indigenous
plant species that are drought resistant, require minimal main­
tenance and that are suitable for wildlife in the area.

Appendix E provides a list of species beneficial to erosion 
control. 

*Appendix E is not intended to be adopted as part of the Specific Plan.
It will provide design recommendations and solutions subject to change
in light of changes in information, conception technology.
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. 

b. Disturbance or destruction of the willc� thicket and marsh
area are to be avoided.

c. A landscape plan for vegetation is to be provided for any
development adjacent to the creek channel in compliance with
Appendix E.
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E. VICTORY HIGHWAY DEVELOPMENT STANDARDS

Purpose and- Intent

Victory Highway/East 18th Street serves as a primary route into
Antioch from the East County. Historically this route also served
as the major route into the Delta. The road has high vehicle travel
rates at 9000 cars per day at the city entrance. The route provides
strip commercial and scattered industrial sites interspersed with
agricultural and residential uses. The present speed limit is 35-50
miles per hour. The accident rate on Victory Highway between the
existing City limits and Bridgehead was 11 in 1980 and 13 in 1979.
The route is important ta the City and to regional circulation. It
is the intent of these standards to promote route safety, efficiency
and aesthetic potential of the route. The extent of this standard
includes the road right-of-way on 18th Street/Victory Highway between
the existing City limits and State Route 4 and adjacent lands that
directly influence circulation on that route. Roadway schematic is
provided in Exhibit I.

Roadway Standard

1. The right-of-way for 18th Street/Victory Highway shall be based
on an arterial standard of 68/88 foot section with median.

2. Design speed for 18th Street/Victory Highway be 45 miles per hour.

3. Left turns will be provided at all public street intersections.

4. Direct driveway access to 18th Street/Victory Highway from parking
lots and garages will be limited. Joint access to the route will
be encouraged. Cars will not be allowed to back directly out onto
18th Street/Victory Highway.

5. A traffic signal should be considered at the following
intersections, when justified by sufficient traffic.

a. East 18th Street/Victory Highway at Trembath Lane

b. East 18th Street/Victory Highway qt Viera Avenue

c. East 18th Street/Victory Highway at Phillips Lane

d. East 18th Street/Victory Highway at east off ramp/on
for State Route 4

ramp 

6. As assessment district shall be fonned for the construction of
the roadway and landscape improvements.

7. Bus turnouts and shelters shall be provided in accordance with
a transit plan for the route.
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Landscape Standards 

1. A fifteen (15) foot landscape easement will be required beyond
the right-of-way.

2. Plantings within the landscape strip and sidewalk shall be
selected from a list prepared by the City in order to promote
a coordinated system of vegetation.
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SPECIFIC PLAN CONSISTENCY WITH THE GENERAL PLAN 
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SPECIFIC PLAN CONSISTENCY WITH THE GENERAL PLAN 

Land Use Area 

Exhibit J indicates the Genera1 Plan 1and use designations within the 
study area*. The area delineated to each designation is as follows: 

Integrated Planned Co11111unity 376.92 acres 

Residential (_up to 4 uni ts per acre) 0 acres 

Open Space** 65.4 acres 

Light Industrial Park 67.0 acres 

Heavy Industrial 40.88 acres 

550.20 acres 

*January, 1980
-irir£xc1uding creek, including PG&E easement 

The proposed Specific Plan will provide the following development acreage: 

Service ( Commerci a 1 ) 22.0 acres 

Industry 199.3 acres 

Cemetary 50.4 acres 

Res i den ti a 1 - Low Density 150.3 acres 

Residentia1 - Medium Density 113. 7 acres 

Open Space* 0 acres 

537.7 acres 

*PG&E easement not included (14.5 acres) marsh and creek area included
in other designations.

General Plan Consistency 

Table 1 identifies objectives, policies and land use descriptions found 
surrmarized in the General Plan that are applicable to the study area. 
The extent of applicability is identified and the response of the speci­
fic area plan to these objectives, policies and land use descriptions. 
In this way the tab1e serves to define the extent of specific area plan 
consistency with the General Plan. 
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A. Basic Development Policies 

1. The City may consider transferring 
dt?nsities within d dcsiq11,1ted neigh-
borhood ,1r-ea. Uowever, the 11�ax i munt 

holding capacity established by the
total densi�y or densities in the 
neighborhood shall not be exceeded. 

2. The area within the line of c1rbani-
zation of Antioch represents moder-
•te growth up to a population hold-
ing c1pacity of 60,000. 

3. The cau11Unfty of Antioch shall be 
developed on the basis of neighbor-
hood service areas. 

4. The line of urbanization depicted 
in the Land Use Map shall serve as 
the boundary of the proposed - urban 
1rea and future development shall 
not extend beyond such 1 ine.

5. The City shall promote the develop-
ment of industrial parks along 
major circulation and transporta-
t1on facilities. 

There Is no dens 1ty es tab I i shed for the s tudv 
area. Absolute holdin•J CJpocitv needs to be 
detcnnincd •nd densiti<!s prescribed. 

The City of Antioch has not reached 60,000, 
however, existing land within the City limits
could reach the limits. 

The study area can be considered a neighbor­
hood due to its size and barriers surrounding 
it. 

The subject property is within the line of ur­
banization. however, development area was not 
quantified in land use totals. 

The site is bound by State Route 4 and Victory
Highway, both of which are major circulation 

• routes. The extent of industrial designation 
is considered by the General Plan. 

6. The City shall provide an organized The area includes drainage area and utility
system of open spaces throughout the easements. 
c011111Unity by utilizing existing and 
pn:iposed parts, utility easetnents, 
natura 1 drainage areas, and those 
areas unsuited for urllan development 
due ta unsafe gea 1 ogi c conditions and 
severe topographic features. 

Land Use Element 

A. Genera I Objectives 

1. The City should endeavor ta preserve 
and inaintain the present predomi­
nance of low-density residential 
development within existing and 
future neighborhoods throughout the 
comnunity. 

z. Medium and higher residential de­
velopments should be limited to 
those areas where comoatible to 
1djacent land" uses. and where ade­
quate and convenient coomercial 
services and public support systems 
such as streets, parking, park, 
schools and utilities are, or will 
be adequate to serve them. 

3. The neighborhood atmosphere and 
identity of existing residential 
areas should be preserved and en­
couraged. 

4. The type and amount of c01t111ercial 
uses should be limited to those 
which can feasibly be supported by 
�•ch trade area and which are con­
sistent and compatible with the 
prime concept and i111.Jge of the com-
1111 11,ity as a desirable river-foothill 
area. 

5. The City should develop and maintain 
suitable and adequate land�caping, 
utility undergrounding, sign control, 
site and bui1'1ing design, parking and 
perfonnance s tanda rd5 to insure that 
all existinCJ and future conwn�rcial aed 
industrial developm!!nts are compatible 
with surrounding land u�cs. 

A variety of residential densities are proposed 
in the study area. 

Medium denslty development is indicated. 

The newly emerging area is adjacent to existing 
development comprising 234 lots 

The proposal for CO!llllercial is 22 acres of
Genera 1 Co11111erci a 1. 

The subject area will include a miAtur� of re­
sidential, CC!Tlnercial and industrial dcvelopn,ent. 

A.3

Area wide density and sub-area densities are identi­
fied by the spt?Ci fie plan. Densf ty transfers wi 11 
be penni tted within a sub-trea. 

The subject area was included In the line of urbani­
zation, however, potential units �re not Included 
In population and housing totals. Present population 
41,750 will be i�creased by 5,019. 

The specific: plan provides 1 inkages and services for
the �rea between the freeway, 1ictory Highway and 
Hillcrest Avenue. This will fonn the neighborhood. 

The subject area was.identified for development and
not considered as agriculture by the General Plan. 

The area between Oakley Road, the freeway and Hill­
crest Avenue is designated industrial. The basis 
for the designation is proximity to the freeway and 
the SPRR. 

The flood plain of East Antioch Creek has been· iden�
tified as open space as have the PS&E easements, 
hiking and bicycle trails have been proposed. 

The specific plan proposes 903 low density dwellings 
1030 medium density dwellings. 

Medium density is proposed along major thoroughfares
and design public facilities is intended to provide 
adequate service. 

The existing neighborhood will have some traffic im­
pact from potential traffic though it will be limited
by design. The existing neighborhood will obtain 
open space and recreation as a result of the develop­
ment. 

The market aspects identified for the COfllllOrci,11 de­
velopment includes neighborhood convenience, comnun-
1ty co11111erc1al for east area highway service oriented
to delta travelers. 

The specific plan will provide perfonn.,nce dnri dP.�igr. 
stand,ird$ for residential, conmcrciJl and industrial 
deve 1 op,::ent. 
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�nl!ral Plan Ob.Jectives
.__ ___________ .:.A. ip)ication to ,tudv Ar·N

B. Residential• Low Density

l. Up to 4 units is intended for area
with flatt,•r tcrNin ch,1ractr.ristics
and only minm· g�ologic topuqr.1phi• 
c�l or enviro'nniental constr,1ints. 
(This is contrast with up to 6 units
per acre designation free Jrom en-
v!ronmental i:onstraints and medium 
density des i gna ti ans as defined by 
location on the land use map. 

c. Conmen:ial Description 

l. Neighborhood level facH ities are 
intended to be· 'located within one 
mile of area to be served.

z. C011111unity level facilities are in­
tended to serve conmunities ranging 
fn size fror., 5,000 to 15,000 popu-

. lation.

D. Integrated Planned C011111Unity Description

1. Provide for flexibility in the de­
velopment, creative and imaginative
design and the development of par­
cels of land of coordinated pro­
jects involving a mixture of re•
sidential densities and housing
types, industrial area and related
comnerc:i a 1 ac:tivi ti es.

2. Provide for optimum integration of
urban and natural amenities within 
the area.

3. Provf de deve 1 opers and 1 and owners
assurances that innovative and uni­
que land development techniques wi 11 
be given close and reasonable con­
sideration for approval. 

4. Respond to City need for alternatives 
to traditional development due to 
changes in technology, energy crisis 

. and life style�. 

�- Prepare specific: plan for area to 
assure goals and objectives of Gen­
era 1 Pl an are met. 

6. Incorporate considerations of nat­
ural area preservation and aesthic:s 
into development deisgn ..

7. Residential should include various 
housing types. 

8. Conillercial should be strictly sup­
portive of neighborhood residential.

9. Industrial should be limited to
light manufacturing, planned indus•
trial park or a planned co��nercial
Industrial park.

Approxi1�atcly 50 acres of the site are desig• 
na tl!d for up to 4 uni ts per dCrc. 

A shopping area is- identified in the subject 
area. 

A shopping area is identified in the subject 
area. 

The subject ·area includes a -creek, orchard and 
rolling hills. 

The subject area includes a creek, orchard and 
rolling hil 1 s. 

Proposa 1 have been submitted for deve 1 opment 
with tne area which have been reviewed in the 
course of plan preparation. 

Basic development standards are identified 
in the specific plan. 

The Integrated Planned Conmuni ty designation 
covers the majority of the area. 

There will be a need to integrate natural fea­
tures and aesthetic concepts :and vari.ous de­
velopment proposals. 

Residentia 1 devel opmen� is proposed. 

Conmercial is proposed within the area. 

Industrial is identified in the area. 

A.4

Specific Pl.1n Rl!_S.fil!.n.s_e,_ ___________ _ 

The specific: plan Indicates that the low density 
desigri.ltion is to be changed to medium Jerisi ty· re• 
sidentlal. Tht! development will be designed dround 
environmental limitat!ons by using cluster design 
and other factors. 

The proposed center Is to be· located wtthtn a 111fle 
of the majority of the site. 

The specific plan indicates that the colllll!rCilll site 
may serve a conmuni ty conmercia 1 function oriented 
to corrmunities east of the freeway. This will ex•;; 
pand the market population beyond 5,000 persons • 

The spec:iffo plan proposes low and inediUIII residen­
tial, comtierc:ial and ;iglit industrial uses. The · 
uses are buffered from one another ilnd designs for 
development offer innovation, 

The specific plan reco11111ends identification, and, pr,e-.. 
-servation of key natural features as focal points
for deve 1 opment. 

The specific: plan has identified primary feiitur!!s , 
and standards of development, however, a perlformance, 
orientation will permit innovation within ttie adopte 
_structure. 

The specific: plan identifies an alternative �ppffo�c:h 
to energy requirements and units other than d�tacred 
single family units . 

Specific: plan intended to provide implementation 
criteria for General Plan designation. 

The specific plan will preserve the creek and re­
qtii�e.;aesthetic: development considerations. 

Current proposals identified within the specific 
lJlan include single family detached, patio houses, 
-mabile homes and condominiums. 

Con-mercial will be located where the neighborhood 
convenience will be primary; however, an expanded 
lllllrket will increase c011111ercial viability and di­
-rersity. 

The specific plijn does limit industrial to tne 
light industrial uses proposed. 
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r- Circul.ation �lr111C11t
- -

L A. General Obje<:tives

r 
l. 

1. Freeways, ra ii roads and n.,jor 
streets, in particular, should 
not bisect or isolate individual
cocm,unities. neighborhoods, the 
CHy and business areas, parks or 
other hOl!IOgeneous areas. 

2. The City should limit and control 
the distribution, character and 
intensity of all land uses which 
would generate increased levels ot 
traffic beyond the capacity of th� 
existing or planned street syster... 

3. The City should insure the provi­
sion of adequate sidewalks and 
other pedestrian ways and assist 
in tl!e development of a bicycle, 
hiking and equestrian trail system 
throughout the Cl ty. 

B. Street Designations within Area 

1. Victory Highway is a designated
al'lterial. 

2. Oakley Avenue is a designated
colleetor. 

3. Vierra Avenue is a designate<!
collector. 

Housing Element 

A. Objectives

_Fre�>ways, ra 11 roads and m.1jor streets are found 
w1tnrn the subject area. 

Development within the area wi11 increase traffic 
levels in the vicinity. 

The area provides substantial opportunity for 
development of pedestrian facilities. 

Victory Highway is a primary route for east 
. county. 

Oakley currently serves as a collector. 

Vierra is currently unimproved. 

1. The City shall retain the present 'New residential development Is proposed.
predominance of low density residen-
tial development throughout the 
c011111unity ind offer housing types
and lot sizes which wil 1 satisfy 
a diversity of housing needs. 

z. The City should encourage the d�- New residential Jevelopment is proposed. 
velopment of a variety of neigh-
borhood patterns and housing mixes 
In order to offer alternative 
housing environments to meet a 
variety of life styles and incomes. 

3. All new housing developments should New residential development is proposed.
include landscaping, open space. 
parks and recreation features and 
other design amenities to meet high 
standards of envi ronmenta 1 quality. 

Open Space, �ecreation, Conservation and 
Scenic Highway O�jectives 

A. 

1. Preserve areas due to their outstand•
ing aesthetic quality, natural value 
as watersheds or prime agricu 1 tura 1 
land or wildlife habitats or their 
high susceptibility to major hazards 
from such phenoinenon as earthquakes 
and floods should be maintained in 
pennanent open space. 

A.5

The specific plan study area is bounded by majar 
facilities. Internal collector circulation fol'llls 
a buffer between differing uses. 

The specific plan incorporates traffic and reccmnend 
at!ons for circulation design. 

Off road pedestrian pathways are incorporat�d into 
the specific plan. 

The speci fie plan rec011111end this route be a four
lane road with median . 

Oakley Is designed to connect to Hillcrest Avenue. 

Vierra is proposed as a collector connection be­
tween Oakley and 18th Street. 

The majority of area is indicated for low density 
residential development, medium density is pro­
vided in effort to make units affordable to medl .. 
Income. 

At least four types of units are proposed for de-, 
velopcnent within the specific plan. 

The specific plan includes minilllUIII amenity standards. 

Open space-- designation has been retained by the 
specific plan along the flood ?lain 
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General Plan Objectives 

2. Within areas identified as open
space encouragement should be 
given for bicycle paths, eques­
trian trails, picnic fadl !ties,
etc. 

3, The City should provide recrea­
tion faci 11ti es adequate in ex­
tent wherever possible, conven­
iently located to serve all re­
sidents of the pi1111unity on a 
regional, comnunity or neighbor­
hood level. 

4, The City should develop, pre­
serve and enhance areas of sceni, 
interest and detennine methods to 
protect key_ scenic corridors an(! 
routes. 

• 5, State scenic highway designation
for State Route 4 and county de• 
s1gnation for Victory Highway. 

VI.· Noise Eleinent 

A. Acti.on Program 

1, Restrict certain noise impact areas 
to non-residential uses in accord• 
ance with the Land use Element of 
�he General Plan. 

z. Make specia 1 noise insulating de­
sign or site layout a major con­
sfder&tion In issuing building
permits.

·3. Whenever possible, isolate freeways 
and highways fran residences and 
schools by noise attenuation bar­
riers, right-of-way design, or by a 
distance sufficient for the lowering 
of the noise level to acceptable 
11mi ts. Es tab 1 i sh truck refutes 
which avoid residential, school and 
institutional areas. 

Application to Study fu�J 

Recreation needed within specific plan area. 

Scenic areas are found within the specific 
plan area. 

Scenic routes are included within the speci­
fic plan area. 

High noise level exists within the area. 

Noise mit1gatfon is needed within the area. 

Freeways, highways and a railroad line exist 
within the area. 

4. Require open space and/or extensive .. Noise generating uses are found within the area. 
1,ndscape buffering along major free,; 
ways, highways and between heavy 'iii;.
dustrial uses or other noise sources 
and existing or future residential 
uses.

VtI. SeiSlliC Safety 

The City should require special geologic­
seismic or engineering investigations for

all proposed structures or areas exhibited 
on the geotechnical land capability map as 
lAY and lAD, except within those zones 
transected by the suspected Antioch Fault 
and the Davis Fault which should require 
special studies prior to approval of all 
types of proposed land use. 

VIII. Safety 

1, Provide for the highest quality of

fire, police and health protection 
possible for all Antioch residents, 

z. Create the tools necessary to eli­
minate and/or mitigate hazards
prior to development of the land
within and surrounding Antioch.

Davis fault is Identified within the specific 
plan area. 

Emergency service needs must be considered for 
the area. 

Potential hazards need to be identified and 
considered. 

A.6

Specific Plan l!esponse 

Pedestrian paths are proposed creekside-.ind· along 
PG&E easements. 

Recreation standards and features are Incorporated 
Into the sped fie plan. 

Scenic features are identified by the specific plan 
and proposals for development inccirj)oriatfon are Iii:; 
eluded. 

Standards for development along botb routes are 
proposed by the spei:ific plan. 

Specific plan identifies noise sensitive areas and 
·/mitigation proposed.

Noise mitigation fs proposed by the specific plan. 

Noise mitigation Is proposed by the specific plan; 

Noise mitigation is propqsed by the sp,iciffc plan. 
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r�rnl Plan Objectives 

1l. Coumunfty Facilities Element 

r 
.1. The City should encourage lppro­

priate levels of hNith dnd safety 
senices and facil !tics to adequately 
serve the current and future needs of 
the comnunfty, Including police and 
fire protection, refuse and san1 t�ry 
dfsposal senices, flood control and 
building safety and public utility 
services. 

X. Coamuri1ty Design Element

I 
1-

l_ 

l 

r 
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L 

l. 

1. The major natura 1 features, such as 
hillsides, ravines, creekbeds and the 
river should each serve as the major 
identifiable fonns or connecting 

• visual features throughout major 
parts of the City and the physica I 
and vi sua 1 access to these features 
preserved. 

Applfcat1on to Study Arca 

Colfflll.lnity services and facil I ties are needed for 
the subJect area. 

Natural features have been Identified for the 
subject area. 

A.7

Specf fie Plan Rcspo_n_s_e_ ..... __________ _ 

The specific plan has identified service and 
facility needs within the subject area and offered 
reccmnendations for their mitigation. 

The specific plan incorporates key natural features 
into design recon-mendations. 

... 
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APPENDIX B 

ENVIRONMENTAL IMPACT REPORT 

( under separate cover) 
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APPENDIX C 

RESOLUTIONS OF ADOPTION 
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A�TIOCH CITY PLANNING COMMISSION 

RESOLUTIO� NO. 1161 

WHEREAS, the Antioch City Planning Commission did receive a request 
by McBail Company and the City of Antioch for approval of a Specific Plan for 
the East Antioch Area (SP-1); and 

WHEREAS, an Environmental Impact Report, pursuant to the California 
Environmental Quality Act and City implementir,g procedures, has been prepared 
and certifed for this project (EIR-79-11); and 

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

WHEREAS, the Planning Cammi ss ion on December 3, 1980, January 21, 
February 18 and March 4, 1981 duly held a public hearing, received and con­
sidered evidence both oral and documentary; and 

WHEREAS, the amendment �reposed is as follows: 

To amend the Antioch �unicipal Code and add Chapter 
6 to.Title 9 and approving a Specific Plan for resi­
dential, commercial and industrial development with 
intent to annex that area bound by Highway 4 on the 
south, East 18th Street on the north, Highway 4 on 
the east and the eastern City limits on the west. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Cormnission of the 
City of Antioch does hereby recommend to the City Council APPROVAL to amend 
the Antioch Municipal Code to add Chapter 6 to Title 9 and APPROVAL of a 
Specific Plan for residential, commercial and industrial development with 
intent to annex that area bound by Highway 4 on the south, East 18th Street 
on the north, High\'1ay 4 on the east and the eastern City limits on the west, 
specifically referred to as the East Antioch Area Specific Plan (SP-1). 

******************-lrl,************** 

I HEREBY CERTIFY that the foregoing resolution was duly adopted by 

the Planning Commission of the City of Antioch, County of Contra Costa, State 

of California, at a regular meeting of said Planning Commission held on the 

4th day of March, 1981 by the fol lowing vote: 

AYES: Commissioners Gatter, Stone, Dameron, Ferguson, Chism, 
Vice Chairman Cavalli and Chairman Gyi. 

tmES: None. 

ABSENT: None. 
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URDINANCI:. Nl,. 487-C-S

AN ORDINANC!:: OF THC: CITY 01'' ANTIOCH. ADDING 
CHAf'TER 6 TO TITLE 9 OF THE ANTIOCH MUNICIPAL 

CODE. DEALING WITH SPECIFIC PLANS 

The City Council of the City of Antioch does ordain 

as follows: 

SECTION l: 

Chapter 6 is hereby added co Title 9 of the Antioch 

Mun1.cipal Code, co read as follows: 

CHAPTER 6. SPECIFIC PLANS 

SEC. 9-6.0l. PURPOSE AND INTENT. 

Ic is the intent of che City of Antioch, from time to 

time, co adopt specific plans pursuant to the authority contained 

in Government Code Sections 6S4S0-65553 and successor legisla­

tion. Such specific plans shall provide for the systematic 

execution of the general plan, and contain chose regulations 

necessary for chat purpose. Any specifi.c plan adopted pursuant 

co chis chapter shall have the force of law, as provided for in 

the Government Code. 

SEC. 9-6.02. PROCEDURE FOR ADOPTION. 

The procedures established in Sections 65500-65507 of 

the Government Code shall be used in considering, adopting, and 

amending any specific plan. 

SEC .. 9-6. OJ. EAST ANTIOCH SPECIFIC PLAN ADOPTED. 

The procedures for·adoption specified in Government 

Code Sections 65500-65507 having been followed, the East Antioch 

Specific Plan, dated March 4, 1981, is hereby adopted. The City 

Clerk and the Deparr:ment of Development Services shall maintain 

copie.s of such specific plan dn<l make it available for inspec�ion 

.by the public. The City Clerk shall mainr:ain r:he original of 

c.be spt:c:if Le pL.,n ,rnJ enJori;., i c. with the Cic.y Seal. Any item 

c,uveru-,J uy L:h, .. q.iL..,r , ut c.hi:, Tlc. le buL nut reg,ulaced in the 

l:: . ..J.st: A11Liuc:h :.,;IH,c.it 1..: I' l.1n .sli.., ll cunLinue cu be s·ubject t:o Chi:! 
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SECTION 2: 

This ordinance shall cake effect and be enforced 

thirty (30) days from and after the dace of ics adopcion and 

shall be published ,Jnce within fifceen (15) days upon passage

and adoption in the Ddily Ledger, a newspaper of general circu­

lation printed and published in the City of Antioch. 

* * * * * * * * * 

I HER.EBY CERTIFY that the foregoing ordinance was 

introduced ac a regular meeting of the City Council of the 

* 

City of Antioch held on che ---1.A_day of _ __...A_or_j�J ___ _ 1981, and 

passed and adopted ac a regular meeting thereof held on the 

.-2,..8 __ day of - �Ap�c�iu] ____ , 1981, by the following vote:

AYES: Counci 1 Members Pierce, Catanzaro, Hall and Mayor Roberts

NOES: Council Member Andrade 

ABSENT: None 

ATTJ::ST: 

-..!-
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FLOOD CONTROL EASEMENT REQUIREMENTS 

IMPROVED CHAW�ELS 

1. Width of Easements

The width of drainage easements for excavated earth channels and
channels greater than three (3 1 ) feet in width that are lined with
concrete or other materials, shall include the full outside top
width of channel, including lining and the required adjacent access
easements. For lined channels having a top width less than three
(3 1 ) feet, the minimum width of drainage easement shall be ten
(10') feet (Ord. 78-5).

2. Access Easements

a. For excavated eilrth channels, within the subdivision, access
easements shall be provided along the banks as follows:

Channel Top 
Width (Feet) 

0-10
10-30
30-40
40-50
50-60
60-70
80 and above

Access Easements 
(Minimum Width-Feet) 

12 one side, 3 other side if within subdivision 
15 one side, 3 other side if within subdivision 
18 one side, 3 other side if within subdivision 
21 one side, 3 other side if within subdivision 
15 each side if within subdivision 
18 each side if within subdivision 
21 each side if within subdivision 

b. For 1 ined channe 1 s, access easements sha 11 be provided a 1 ong the
banks as follows:

Channel Lining Access Easements 
Top Width (Minimum Width-Feet) 

3-10 3 one side, 6 other side 
10-15 6 one side, 12 other side 
15-30 6 one side, 15 other side 
30-40 6 one side, 18 other side 
40-50 6 one side, 21 other side 
50 and above same as earth channels-

c. Access easements shall be graded in a manner so as to be usable 
by vehicular maintenance equipment but need not be surfaced. 
Minimum radius of centerline of access easement shall be forty 
(40') feet. All access easements along channels shall be pro­
vided with ingress easements from a public way and be usable 
by vehicular maintenance equipment. The minimum width of the 
ingress easements shall be twelve (12') feet. 
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Where trees in place on and adjacent to channel banks are to 
remain, adequate additional vehicular access easement width 
sha l1 be dedicated. 

UNIMPROVED CHANNFI. <". 

1. Width of E_asements

The width of drai·nage easements for unimproved channels with side
slopes steeper than 2:1 (2-horizontal to !-vertical) shall be
determined by a line ireasured from the toe of slope a distance
of twice the channel depth plus the appropriate top of bank setback
as follows:

Channel Depth Top of Bank Setback 
( Feet) (Minimum Width-Feet) 

0-6 .12 each side if within s ubdi vision 
6-12 15 each side if within subdi vision 

12-18 18 each side if within subdivision 
18 and above 21 each side if within s ubdi vision 

The width of drainage easements for unimproved channels with side 
slopes flatter than 2:1 (2-horizontal to !-vertical) shall be the· 
channel top width plus the appropriate top of bank setback� 

2. Structure Setback

For unimproved channels exceeding 21 feet in depth a structure setback
line shall be determined by measuring from the toe of slope a· distance
of three times the channel deptb. If the ·s.tructure setback line falls
outside of the drainage easement the developer shall grant development
rights to the county in a form that forbids locations of structures,
other than drainage structures� with-in the setback area without approval
of the Public vlorks Department.

3. Structures and Landscaping _Wi_thin Easements

No permanent structures of any kind other than drainage structures may
be constructed within or over any drainage or access easement. Land­
scaping including trees and shrubs may be accomplished within easemerits
upon approval by the Public Works Department.
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VEGETATION TO MITIGAff CREEK SLOPE EROSION 

Below is a list of trees and shrubs that do well in non-irrigated areas. 
It is important that they be irrigated for the initial three years after 
planting to fdcilitate establishment. The irrigation system can then be 
removed or abandoned. Trees should be limited to the lesser slopes and 
flat areas. Shrubs can be planted on all areas. 

Cornroon Name 

honey locust 
toyon 
Ceanothus 
Ca 1 i fo rn i a buckeye 
laurel willow 
ho 11 yl eaf cherry 
wol fberry 
quail bush 
eucalyptus 
pyrancan tha 
oak 
Monterey pine 

Scientific Name 

Gleditsia spp. 
Photina spp. 
Ceanothus spp. 
Aesculus California 
S}t"JJxpentan dra 
Prunus ilicifolia 
L_x_�i-�IT! spp. 
Atri_pl ex spp. 
E��a]XE_tus spp. 
�.Y'.acan tha spp. 
Que rcus spp. 
ffi n u-s-rad i a ta 

Oak tree plantings should be made from sprouted acorns, or from very 
young seedlings. Oak seedlings have a very long tap root. Damage to 
this tap root will often result in an oak tree that will appear stunted 
or will not survive. 

All slopes and disturbed areas (other than building pads) should be 
seeded with one of the seeding mixtures listed below: 

Co1T111on Na,re 

bl ando ·brorre 
l oma vetch

bl ando b roIre 
wirnrrera 62 
(annual ryegrass) 

winnera 62 ryegrass 
blando brorre 

A wildflower mixture can be 

Scientific Na11e 

Bromus mollis 
Vfc,·a daSz'.CarQd 

Bromus mollis 
Lo 1 u-,m-ri gi dum 

Lal uim ri_gj dum 
Bromus 111011 is 

added fo r col or at 

Seeding Rate 

18#/Acre 
20#/Acre 

18#/Acre 
6#/Acre 

27#/Acre 
6#/Acre 

a rate of 2#/acre or more.

Fertilizer should be added at a rate of 500#/acre. It should contain 16% 
nitrogen, 20% phosphoric acid, ctnd 0'.t so1uable potash. Refer to the 
attached Standards dnd Sp6cifications for nethods of application of grass 
seed, mulch and fertilizer. 
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It is important to have all grading of slopes completed by October 15 
of each year. Al 1 disturbed areas (except the building pads with 0% 
slope) should be seeded just prior to the first fall rains. Berms at 
least 1 .0 1 in height should be constructed around each building pad 
to hold water and sediments on-site. 

The above-mentioned species of pl ants require zero maintenance after 
the establishment years, except for mowing or disking of perineter for 
fire control. They will lend themselves well to an open spa'de-settihg 
that can appear natural and unplanned. 

************************** 

E.5

r 

t 

f 
--

- r

[ 

( 

r 

[ 

L 

f 

[ 

L 

l 

[

l

D76



I 

I 
I 

I''

I 
•• 
• 
• 
•
'
• 
I 
• 

•

' .
• 
• 
• 

I 
• 
• 

i 
• 
• 
•
•
J 
I 
• 

I 
I 

' 
I 
r 

I 
• 

• 
• 

• 

I 
• 

I 
I 

I•
• 
' 
j •• 
I 
• 

I 
• 
I 
• 
I 

l 
• 
I 
• 
• 
• 

• 

f 
• 

I 
',
••
I••
• 
•
•
I 

• 

• •
•
• 
• 
• 

I 
• 
I 

I 
• 

• 
• 

• 

! 
l 
I 
J 

I 

• 
• 
' 

' 
• 
• 
• 

i ,j 

February 7, l 996 

?vt,. Martha Par10

Ru.scdl Real &we 
509 W. 10th Strcc 
Anttoch, � 94S0, 

Dear� 

ti 

• 

RNTJ 

ATTACHMENT "E" 

• • • 

• 

• 

• 

• 

Staff has tt;Vtewcd-""-ur inquiry conccming 2425 Willow Avenue. This site ls 
approximately 1.7 aa-c11n Jlzc with a 2800 ,quan: t0ot single-cunlly home and a.
large l SOO square t shop bu!lding in the rear. As ycu lndf cate in yotJr let� dated 

• 

January 31, 1996, baclcMc company previously occupied the propetty. A 
ptnpcctlvc buyer ..,vould now llke to operate a uilnor automobile main.tenai\Ca 1nd 
diagt\OStlc busll'es• The l:JutAntioch Sped.B.c Plan "gtande&tl>.oied.1 i.n non--

allows them to be replaced 'With slrnlla.r or lcs.. lnf•:it&e uses, 
Sbff hu . .d that the proposccl use VVQuld qualify aa a "�1milat or� lntcnx 
use" ruh)ect to the allowing provWons: 

I. That any au\,Omibles belngworked on be kept within the shop buil�
2. That the h of operation be from 7:00 a.m. to 6:00 p,m. Any adjustmenu 

to thls shall e approved by the City; 
S. 'That no st�c be per1nitted;
4. • That the a .... Tlty on the site be consistent with minor automotive iepalr as 

defe.it'.\ed by . e Antloch MunJdpal Code. 
• 

Based on these req 1'�'9N:ii,ts, the proposed use would be pcm\1ttcd on the site. A 
business llcense be required Please £eel free to call me if you have any questions 
or ccmxne11u. •

Slnccrely, 

"' 
• 

Vici.or Camiglla 
• 

Deputy Dltector oaunuoity Development 
VCIJ� 
o:: Bill Davis� ode Enforcement 

, 

• 
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