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STAFF REPORT TO THE PLANNING COMMISSION 

DATE: Regular Meeting of November 1, 2023 

SUBMITTED BY: Zoe Merideth, Acting Planning Manager 

APPROVED BY: Kevin Scudero, Acting Community Development Director 

SUBJECT: Laurel Ranch Townhomes (PD-23-01, UP2023-0006, DR2023-
0013) 

RECOMMENDED ACTION 

It is recommended that the Planning Commission: 

1. Adopt the resolution approving the Addendum to the Environmental Impact Report
(EIR) for the 2023-2031 Housing Element Update prior to acting on the other
resolution for the project.

2. Adopt the resolution approving a Final Development Plan, Use Permit, and Design
Review subject to conditions of approval (PD-23-01, UP2023-0006, DR2023-0013).

DISCUSSION  

Requested Approvals and Project Overview 

The applicant, Bright Sky Residential, requests a Final Development Plan, Use Permit, 
and Design Review approval for a 216-unit townhome project that spans 18.5 acres. The 
units would be accommodated within a series of 4-, 5-, and 6- plex buildings with one or 
two car private garages. The proposed project would include onsite amenities including 
parking, swimming pool, leasing center, community room, and landscaping. The project 
is located at the southeast corner of Laurel Road and Country Hills Drive (APNs 053-060-
055, 056, 057 and 063). 

The applicant is requesting the following approvals: 

1. Addendum. Approve the Laurel Ranch Townhomes Addendum to the EIR for the
2023-2031 Housing Element Update.
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2. Final Development Plan. The project is located within the East Lone Tree Specific
Plan (ELTSP). The ELTSP requires all projects to be rezoned to Planned
Development. Due to changes in State law since the ELTSP was adopted, housing
projects in the ELTSP cannot be required to rezone to Planned Development.
These changes are discussed below. Therefore, this project is not subject to a
Planned Development rezone, but is subject to a Final Development Plan, which
is required by the Antioch Municipal Code for all projects in a Planned
Development district.

3. Use Permit. The Zoning Ordinance requires that a use permit be approved prior to
the construction of any phase of an approved Planned Development.

4. Design Review. Design review of the project’s architecture, design and
landscaping is required.

The proposed project consists of a 216-unit for-rent townhome project on an 18.5-acre 
site comprised of four parcels. The units would be distributed among 38 buildings. These 
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buildings would be comprised of 4-, 5-, and 6-plex structures, with a maximum height of 
30 feet 8 inches. The residential units would offer either two or three bedrooms and two 
to 2.5 bathrooms, each equipped with a one or two-car private garage providing direct 
access to an individual unit. The size of each unit would range from approximately 941 to 
1,504 square feet. Additionally, each unit would feature a porch spanning 40 to 52 square 
feet and a private yard space consisting of at least 100 square feet.  

The project will provide a total of 88,291 square feet of open space, with 44,195 square 
feet designated as common usable open space and 44,096 square feet as private open 
space. The common open space would feature amenities such as a dog park, turf park 
and lawn areas, children’s playground, recreation center, and pool area. The recreation 
center and pool area would include a barbeque pavilion with dining tables, pool restrooms 
and showers, fire pit lounge, club room, lawn area, lounge chairs and a table with a 
cabana structure. 

The project would be professionally managed and include a staff of up to five full-time 
employees.  

Environmental 

An Addendum to the Environmental Impact Report (EIR) for the 2023-2031 Housing 
Element Update (Housing Element EIR) was prepared for the proposed project. Both the 
Addendum and the Housing Element EIR are available at: 
http://www.antiochca.gov/environmentaldocs  

The California Environmental Quality Act (CEQA) and CEQA Guidelines establish the 
type of environmental documentation that is required when changes to a project occur 
after adoption or certification of an EIR. Section 15164(a) states, “The lead agency or a 
responsible agency shall prepare an addendum to a previously certified EIR if some 
changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred.” 

In order to give a degree of finality to CEQA documentation, Section 15162 of the CEQA 
Guidelines states that when an Environmental Impact Report (EIR) has been certified or 
a negative declaration has been adopted for a project, no subsequent EIR or Negative 
Declaration (ND) shall be prepared for the project unless the lead agency determines, on 
the basis of substantial evidence in the light of the whole record, that one or more of the 
following occur:   

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

2. Substantial changes occur with respect to the circumstances under which the project
is undertaken, which will require major revisions of the previous EIR or ND due to the
involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or
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3. New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR
was certified as complete, or the ND was adopted, shows any of the following:

a. The project will have one or more significant effects not discussed in the previous
EIR or ND,

b. Significant effects previously examined will be substantially more severe than
shown in the previous EIR or ND,

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

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

As explained throughout the Addendum, these three “thresholds” for triggering a 
Subsequent EIR have not been met; therefore, a Subsequent EIR is not required.  As a 
result, an addendum is the appropriate environmental document for the project. 

The Housing Element EIR determined that there were significant and unavoidable 
impacts related to Vehicle Miles Traveled (VMT) but also stipulated that quantitative VMT 
analyses are to be prepared for each individual project (such as the proposed project) to 
be developed in accordance with the Housing Element.  

The proposed project includes characteristics that would reduce VMT. Additionally, the 
proposed modified project is subject to the applicable VMT reducing mitigation measures 
included in the Housing Element EIR. Specifically, the Housing Element EIR Mitigation 
Measure TRANS-1 identifies the following potential VMT reduction measures: 

• Unbundle parking costs (i.e., sell or lease parking separately from the housing
unit). Effectiveness: up to 15.7 percent reduction in greenhouse gases (GHG) from
VMT per the California Air Pollution Control Officers Association (CAPCOA)
Handbook.

• Provide car-sharing, bike sharing, or scooter sharing programs. Effectiveness:
0.15 to 0.18 percent reduction in GHG from VMT for car share, 0.02 to 0.06 percent
for bike share, and 0.07 percent for scooter share, per the CAPCOA Handbook.
The higher car share and bike share values are for electric car and electric bike
share programs.

• Subsidize transit passes for residents of affordable housing. Effectiveness: up to
5.5 percent reduction in GHG from VMT per the CAPCOA Handbook.

Based on the project, some of these mitigation measures are not feasible. The Housing 
Element EIR mitigation to subsidize transit passes for affordable housing residents would 
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not be applicable to the proposed modified project since the proposed modified project 
does not include affordable housing. In regard to car-sharing, bike sharing, or scooter 
sharing, there are currently no car sharing programs in use within the City. Given the size 
of the proposed modified project, a car-sharing program would not be feasible to 
implement at the individual project level, however the proposed modified project could 
implement a bike sharing program for use by residents. Scooter sharing would have 
limited utility given the proposed modified project’s location and lack of destinations within 
a scooter-rideable distance. 

The proposed project can provide some VMT mitigations. The project is providing one to 
two attached parking spaces with each unit, but all surface parking in excess of the 
required number of guest parking spaces will be unbundled from the rental cost and made 
available to residents for an additional cost. Given the proposed modified project’s 
location, an electric bike (ebike) bikeshare program would provide residents an alternative 
to using a vehicle for short trips to nearby destinations. The project sponsor will provide 
residents with the opportunity to borrow a shared ebike to meet the required mitigation.  

With the implementation of the applicable Housing Element EIR mitigation measures, the 
proposed modified project would still result in a significant and unavoidable impact related 
to VMT. However, the proposed project would not result in greater or worse impacts than 
those evaluated in the Housing Element EIR, and no additional mitigation measures 
would be required. As such, the impact finding would remain unchanged from the 
previous project. 

Background 

The project site is located within the ELTSP. The ELTSP was adopted in May 1996 and 
comprises roughly 800 acres in the southeast corner of the City. Its boundaries are Lone 
Tree Way on the south, Empire Avenue and Southern Pacific Railroad on the east, the 
Contra Costa Canal on the north and the Meadow Creek Estates, Canada Hills, and 
Hidden Glen neighborhoods on the west. The General Plan designation for the site is 
ELTSP Focus Area and relies on the land uses and policies in the ELTSP to guide 
development.  

The largest of the four parcels (APN 053-060-063) is located at the southeast corner of 
Laurel Road and Country Hills Drive. This parcel was originally part of the Laurel Ranch 
subdivision and was reserved for a future commercial phase of the project, consist with 
the ELTSP designation of Community Retail (CN). No zoning actions, such as a Planned 
Development Rezone took place as part of the Laurel Ranch entitlements. The other three 
parcels (APNs 053-060-055, 056, and 057) are known as the Delizia Ranch parcels. As 
part of the Housing Element Update effort, all four parcels were analyzed in the Housing 
Element Final EIR. They are not included in the Housing Element sites inventory because 
the City received the current entitlement application prior to the publication of the Housing 
Element.  
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The applicant submitted a Preliminary Application under SB 330. Through the Preliminary 
Application process put in place under SB 330, housing developments may only be 
subject to the ordinances and policies in effect at the time when a completed Preliminary 
Application is submitted. The Preliminary Application requires information regarding site 
characteristics, planned project, certain environmental concerns, the locations of 
recorded public easements, facts related to any potential density bonuses, certain coastal 
zone concerns, and the number of units to be demolished. The developer has 180 days 
from the submittal of the preliminary application to submit the full development 
application. The applicant submitted a complete Preliminary Application on October 28, 
2022. The applicant then provided owner authorization for an entitlement application on 
January 25, 2023, which is within the required 180-day timeframe.  

ANALYSIS 

General Plan, Zoning, and Land Use 

As discussed above, the General Plan designation is ELTSP Focus Area. Within the 
ELTSP the project site is designated as CN which is defined as: 

“Supermarket anchored retail oriented primarily to the day-to-day needs of local residents. 
Community retail in East Lone Tree Area is envisioned not merely as a generic strip 
center, but rather as an integral part of the community, with a scale and character that 
complements and enhances its single-family neighbors.”  

Additionally, the ELTSP allows for alternative uses of the CN designated sites, including 
medium-density residential (RH). The Specific Plan encourages RH as an alternative use 
for CN sites. As a result, use of the CN sites for residential development consistent with 
RH controls would conform to the Specific Plan and would not necessitate a change in 
designation.  

The RH designation allows a maximum density of 2 dwelling units per acre. The project 
has a net density of 15.3 dwelling units per acre and a gross density of 11.6 dwelling units 
per acre. The RH require a minimum front yard setback of 25 feet, a corner setback of 25 
feet, an interior side yard setback of 10 feet, and a rear yard setback of 20 feet. The 
proposed project meets or exceeds all of these setback requirements.  

Currently, the project site is zoned Specific Plan (S-P). The S-P zoning district is defined 
in Antioch Municipal Code (AMC) § 9-5.301(Z) as follows: 

“This District is intended to provide a base designation to further implement the goals, 
objectives, and policies of the General Plan with respect to specific areas and uses which, 
because of their unique character, require a more comprehensive and intense evaluation 
and planning effort. This district will apply to individual parcel(s) only after the adoption of 
a specific plan by the City Council, pursuant to Government Code § 65450 et seq. Within 
the S-P zoning district, permitted uses and development standards shall be as specified 
in the adopted Specific Plan.” 
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The ELTSP requires projects to go through a Planned Development Rezone process, 
which includes a submittal and approval of a preliminary development plan, and then a 
Planned Development rezone request and Final Development Plan to establish the 
individual project’s zoning standards. A use permit is required for each phase of a Planned 
Development as well per the AMC. Since the ELTSP was adopted, changes to State law 
have affected how housing applications can be processed. Specifically, the Housing 
Accountability Act clarifies that if the zoning standards applied to a site are inconsistent 
with the applicable objective General Plan standards for the site, and a proposed 
development project is consistent with the applicable objective General Plan standards 
for the site, then the local agency may not require rezoning prior to the housing 
development’s project approval. In this case, the zoning is S-P, which is a broad, base 
zoning designation that does not have specific standards. The ELTSP’s requirement to 
rezone to a Planned Development is not enforceable because the project does comply 
with the applicable standards found in the ELTSP, which is also the General Plan 
designation.  

The surrounding land uses are noted below: 

• North: Laurel Road and Highway 4 on- and off-ramps and the Laurel Ranch
Subdivision Project (consisting of single-family homes).

• South: Country Hills Road and single-family developments.

• East: Highway 4, beyond which lies undeveloped land.

• West: Laurel Ranch Subdivision Project and single-family homes.

Site Plan and Circulation 

The project site sits at the corner of Laurel Road and Country Hills Drive, which were both 
recently constructed. The site has two existing driveways off Country Hills Drive, one at 
the northern end of the site and one at the southern end of the site. The applicant is 
proposing two entrances. One entrance will be from a new right-in and right-out driveway 
located in the middle of the site off Country Hills Drive. The other entrance will be from 
the existing southern driveway at the intersection of Country Hills Drive and Canyon Ridge 
Way. The existing northern driveway would not be used. A recommended condition of 
approval would require the northern most driveway, which is proposed to not be used, to 
be removed and replaced with curb, gutter, sidewalk, and landscape planting to match 
the surrounding area. The eastern side of the project abuts Highway 4. The applicant is 
proposing retaining walls along the Laurel Road frontage and along Highway 4 and will 
be bringing in fill to create a relatively level project site.  

The two entrance drives will lead to a main central internal road, which loops at the 
northern half of the site. Off this main road, the majority of the townhome buildings’ 
garages abut alleyways. The front of these townhomes feature private patios facing onto 
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a shared pedestrian walkway between the buildings. Buildings 25, 28, and 31 garages 
front directly onto the main internal street. The project’s recreation building and pool is at 
the end of the project’s central drive aisle entrance and is centrally located at the site. A 
playground space is provided in the northeastern corner of the site. The southernmost 
part of the site includes a dog park. Other open spaces are provided at the backs of 
buildings and in between buildings throughout the site.  

The proposed project would provide a total of 446 parking spaces. Most parking spaces 
would be available through one or two-car private garages for each residential unit. 
Additionally, 74 parking spaces would be designated as guest parking and provided as 
street parking stalls along the internal streets. The AMC requires 1.5 parking spaces per 
two-bedroom unit, two parking spaces per three-bedroom unit, and .2 spaces per unit for 
guest parking. Per these calculations, the project is required to provide 445 parking 
spaces and will be providing 446 parking spaces.  

Traffic Study 

The City’s General Plan contains a Circulation element, which has policies on creating 
safe and convenient movement of people. To facilitate these policies, policy 7.3.2.h 
states, in relevant part, “Require traffic impact studies for all new developments that 
propose to increase the approved density or intensity of development or are projected to 
generate 50 peak hour trips or more at any intersection of Circulation Element roadways.” 
As required in the General Plan, the traffic impact study evaluates the Level of Service 
(LOS) at the study intersections. LOS is a measure of how freely traffic and how much 
vehicle delay there is. LOS is designated A through F, with LOS A representing free-
flowing conditions and LOS F representing severe congestion. 

Historically, the traffic study and mitigations related to LOS have been included in the 
project’s CEQA document, as allowed by CEQA Guidelines and the City’s General Plan. 
On December 28, 2018, the California Office of Administrative Law cleared the revised 
CEQA Guidelines for use. Among the changes to the guidelines was removal of vehicle 
delay and LOS from consideration under CEQA. With the adopted guidelines, 
transportation impacts are to be evaluated based on a project’s effect on VMT. Lead 
agencies were required to use the new guidelines starting July 1, 2020. Therefore, the 
Housing Element EIR and the project Addendum examined VMT and a standalone traffic 
study evaluates LOS. The traffic study is available at the following link: 
https://www.antiochca.gov/fc/community/announcements/rpt_laurel_ranch_townhomes_
ta_20230915.pdf  

The traffic study aides the City in determining compliance with the policies found in the 
Growth Management Element and Circulation Element of the General Plan. The 
Circulation Element contains policy 7.3.2.d. Vehicular Circulation Policies, which states, 
“Where feasible, design arterial roadways, including routes of regional significance, to 
provide better service than the minimum standards set forth in Measure C and the Growth 
Management Element. Thus, where feasible, the City will strive to maintain a “High D” 
level of service within regional commercial areas and at intersections within 1,000 feet of 
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a freeway interchange. The City will also strive where feasible to maintain Low-range “D’ 
in all other areas of the City, including freeway interchanges.” 

The traffic study analyzed five signalized intersections, two unsignalized intersections, 
and the project’s proposed access intersections with the following scenarios: 

• Existing Conditions

• Cumulative Conditions (2025) without Project

• Cumulative Conditions (2025) with Project

The existing conditions scenario utilizes AM and PM peak hour traffic counts as well as 
24-hour mid-block average daily traffic counts for key study area intersections and
roadway segments. The counts were collected by a professional traffic data collection
firm in August 2023.

The study found that all intersections are forecast to operate at an acceptable LOS D or 
better with the Project. The Project’s primary access point is at the Country Hills Drive & 
Canyon Ridge Way intersection, the intersection is forecast to continue to operate at LOS 
B based on the existing side-street stop control. The Project’s secondary access point, 
which would be configured as right-turn-in/right-turn-out only due to the existing Country 
Hills Drive raised median, is forecast to operate at LOS A with side-street stop control. 

Based on the above outcomes, no transportation improvements are necessitated or 
recommended.  

Architecture 

The proposed project would include 4-, 5- and 6- plex buildings, with most of the proposed 
buildings being 6-plexes. The project is proposing two architectural elevation styles: 
farmhouse and modern farmhouse. All 4- plex buildings will feature the farmhouse 
elevation, all 5- plex buildings will feature the modern farmhouse elevation, and the 6-
plex buildings will feature a mix of both elevations.  

The building design creates a cohesive look to each building while using changes in the 
roof and wall planes to create visual interest and separate the individual units. The ELTSP 
prohibits large, unarticulated wall and roof planes in standard 8.2.3, and the proposed 
architecture meets these requirements. The ELTSP requires the subtle use of color, and 
not abrupt changes in style (8.2.3). The proposed color palettes feature a variety of muted 
tones that are used to highlight different portions of each building and add interest. 8.2.4 
of the ELTSP requires the use of either clay or concrete tile and the use of plater, brick, 
or wood walls. The applicant is proposing concrete tile roofs with standing metal seam 
accents. The applicant is proposing stucco walls and board and batten siding, which 
meets the ELTSP requirements. 
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The farmhouse elevation features gabled and shed roofs with board and batten siding 
and stucco. The gabled roof features a concrete flat tile while the shed roof details over 
some of the windows and patio doors are made of a standing seam metal roof. The board 
and batten siding is used to highlight the different planes of the building. Decorative 
shutters help to complete the farmhouse design. Finally, some of the unit entrances 
feature stone veneer entry features.  

The modern farmhouse elevation keeps many of the same details as the farmhouse 
elevation but with more contemporary detailing. The gable roof and board batten siding 
both remain. Instead of shed roofs, metal awnings are used. In place of shutters, windows 
feature board and batten siding beneath them. The stone veneer entryways have been 
replaced with wood supports.  

Six color schemes are proposed. The schemes feature earth tones, grays, and cool 
colors. One scheme features cream, light grays, and darker gray trims and accents. 
Another scheme features brown stone, shades beige stuccos, with the option of a medium 
blue or dark brown door and shutters.  

Open Space and Landscaping 

The project consists of a variety of open spaces, both public and private. The applicant 
submitted preliminary landscaping plans as required in the Final Development Plan 
application checklist. The applicant is proposing a mix of plants with varying growth habits 
that are appropriate for the climate.  

The multifamily development standards in effect at the time the SB 330 Preliminary 
Application was submitted required 200 square feet of total usable open space per unit, 
with at least 60 square feet of private open space per unit (former AMC § 9-5.706). 
Additionally, the ELTSP requirements for multifamily design in 8.2.2 require patios, decks 
and yards to have a dimension of at least 10 feet. For the 216 units, 43,200 square feet 
of open space is required. The project is proposing a total of 88,291 square feet of open 
space, with 44,195 square feet designated as common usable open space and 44,096 
square feet as private open space.  

Each unit features a private patio. The project plans also illustrate that the private yard 
space for each unit is at least 10 feet by 10 feet, as required by the ELTSP. The private 
yard spaces will be separated from the common areas by a low CMU wall with a vinyl 
patio gate.  Outside the walls, accent plants including heavenly bamboo, flax, and red 
yucca, will fill planting areas between the walls and common walkways. The planters also 
include trees including fern pine, crepe myrtle, little gem magnolia, Idaho locusts, and 
shrubby yew pines.  

The project includes a variety of common open space areas. The northeast corner of the 
property features a common open space area with a children’s play structure and picnic 
table covered by a trellis. The area is surrounded by landscaping and features honey 
locusts, columnar red maples, and maidenhair trees. 
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Central to the site is the recreation and leasing office building includes a leasing office, 
bathrooms, recreation room with a sink, refrigerator, and ice machine, and an outdoor 
covered patio with seating. The recreation building is connected to a swimming pool and 
hot tub with seating areas. The area also features fire pits with seating around them and 
cabanas. The pool and seating area features plantings of agaves, aloes, blue grama 
grass and Berkeley sedge and southern magnolia and marina strawberry trees. Various 
types of maples are used to buffer the open space area from the drive aisles. The 
perimeter of the recreation area features plants including hawthorns, dwarf olives, sages, 
junipers, and a variety of groundcovers including rosemary, star jasmine, and juniper.  

At the southern portion of the site, a fenced dog park with synthetic lawn is provided. This 
area also features a patio with seating. Thre are features camphor trees, olive trees, and 
southern live oak trees.  

Other smaller common areas and open areas feature landscaping using the same plant 
palette as the rest of the site. The slope between the project site and Highway 4 is 
proposed to be hydroseeded. This treatment is consistent with the Laurel Ranch single 
family subdivision to the north and other projects in the city.  

Entries, Street Frontages, and Walls 

The main entry features a six-foot-tall masonry wall with a stone finish with the project 
name on the wall. This is placed outside the sight distance triangle. The entry driveway 
features enhanced concrete paving to create a welcoming environment. The area will 
include camphor trees, olives, and southern live oaks. The entry way will be highlighted 
with dense plantings of plants including rosemary, juniper, agaves, yucca, flax, hawthorn, 
and heavenly bamboo. Next to the signage wall, low ground covers including agave, aloe, 
and Berkeley sedge will be planted.  

The Country Hills Drive and Laurel Road frontages include the planting of crepe myrtles 
Along the southern portion of Country Hills Drive an additional, off-set row of trees 
includes crepe myrtles interspersed with honey locust skylines, columnar red maples, and 
maiden hair trees. In the northern portion of the site, additional accent trees are also 
present to soften the buildings. Shrubs and groundcovers will be consistent with the plant 
palette found throughout the rest of the site. Country Hills Drive features street 
landscaping of red sunset maple trees and bearberry cotoneasters. A recommended 
condition of approval requires the applicant to remove the existing northern driveway that 
will not be used and replace it with curb, gutter, sidewalk and landscaping consistent with 
the rest of Country Hills Drive. Laurel Road features City maintained stormwater control 
facilities that would not be impacted by this development.  

The Laurel Road frontage and eastern side of the site will include a retaining wall that 
varies in height from two feet tall to 11 feet tall. The wall will be a concrete block wall and 
feature a tubular steel and wire safety rail on top of the wall. To ensure the wall meets the 
requirements of the Citywide Design Guidelines in affect at the time of the project 
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submittal, a recommended condition of approval requires that the retaining wall be a color 
that corresponds to the entry wall’s stone veneer and be made of an enhanced material, 
such as a split face block. The portion of the wall along Laurel Road is proposed to be 
planted with vines that will soften the look of the wall. A recommended condition of 
approval requires that the final landscaping plans show vines of a type that will eventually 
cover the height of the wall. With the recommended conditions of approval, the project 
will comply with applicable standards. 

ATTACHMENTS 
A. Resolution Adopting the Addendum to the Housing Element EIR
B. Resolution Adopting the Final Development Plan, Use Permit, and Design Review

Exhibit A: Conditions of Approval
C. Project Plans
D. Contra Costa Fire Protection District Letter (July 13, 2023)
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PLANNING COMMISSION 
RESOLUTION NO.  2023-XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
ADOPTING THE ADDENDUM TO THE ENVIRONMENTAL IMPACT REPORT FOR 

THE 2023-2031 HOUSING ELEMENT UPDATE FOR LAUREL RANCH 
TOWNHOMES PROJECT AS ADEQUATE FOR ADDRESSING THE 

ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT 

WHEREAS, the City Council of the City of Antioch adopted Resolution No. 2023/15 
Certifying the Environmental Impact Report (EIR) for the 2023-2031 Housing Element 
Update as adequate for addressing the environmental impacts of the project;  

WHEREAS, the City received an application from application from Bright Sky 
Residential for a Final Development Plan, Use Permit, and Design Review approval for a 
216-unit townhome project that spans 18.5 acres. The units would be accommodated
within a series of 4-, 5-, and 6- plex buildings with one or two car private garages. The
proposed project would include onsite amenities including parking, swimming pool,
leasing center, community room, and landscaping. The project is located at the southeast
corner of Laurel Road and Country Hills Drive (APNs 053-060-055, 056, 057 and 063);

WHEREAS, the City determined that the appropriate environmental document for 
the proposed Laurel Ranch Townhomes project is an Addendum to the EIR for the 2023-
2031 Housing Element Update; and 

WHEREAS, the Planning Commission, after notice, held a public hearing before 
said Commission on November 1, 2023,  

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows: 

1. The foregoing recitals are true and correct.

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

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

4. THE PLANNING COMMISSION hereby finds that there is no new information of
substantial importance which was not known and could not have been known at the
time the EIR for the 2023-2031 Housing Element Update was certified showing any
of the following:

A1
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a. The project will have a new significant effect not previously discussed in the EIR.
b. The project will not cause any significant effect examined in the EIR to be

substantially more severe.
c. The mitigation measures in the EIR and adopted in the CEQA Findings for the EIR

remain feasible but some have been modified to reflect the proposed project.  All
mitigation measures identified in this Addendum and required for the proposed
project as identified in the EIR that are necessary to reduce the potentially
significant impacts to a level of insignificance will be made a requirement of the
project and are acceptable by the project proponent.

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

BE IT FURTHER RESOLVED that the Addendum to the EIR for the 2023-2031
Housing Element Update for the Laurel Ranch Townhomes Project is hereby ADOPTED 
pursuant to the California Environmental Quality Act.  All feasible mitigation measures for 
the project identified in the EIR, Addendum and accompanying studies are hereby 
incorporated into this approval. 

* * * * * * * * 

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 1st day of 
November 2023, by the following vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

_____________________________________ 
Kevin Scudero 
Secretary to the Planning Commission 
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PLANNING COMMISSION 
RESOLUTION NO. 2023-XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
APPROVING A FINAL DEVELOPMENT PLAN, USE PERMIT, AND DESIGN REVIEW 

FOR THE LAUREL RANCH TOWNHOMES PROJECT (PD-23-01, UP2023-0006, 
DR2023-0013) 

WHEREAS, the City of Antioch (“City”) received an application from Bright Sky 
Residential for a Final Development Plan, Use Permit, and Design Review approval for a 
216-unit townhome project that spans 18.5 acres. The units would be accommodated
within a series of 4-, 5-, and 6- plex buildings with one or two car private garages. The
proposed project would include onsite amenities including parking, swimming pool,
leasing center, community room, and landscaping. The project is located at the southeast
corner of Laurel Road and Country Hills Drive (APNs 053-060-055, 056, 057 and 063);

WHEREAS, the City determined an Addendum to 2023-2031 Housing Element 
Update Environmental Impact Report is the appropriate environmental document 
pursuant to Section 15164 of the Guidelines of the California Environmental Quality Act; 

WHEREAS, on November 1, 2023, the Planning Commission adopted the 
Addendum;  

WHEREAS, a public hearing notice was published in the East County Times and 
posted in three public places pursuant to California Government Code Section 65090 on 
October 20, 2023 for the Planning Commission public hearing held on November 1, 
2023;  

WHEREAS, on November 1, 2023, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary;  

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

NOW, THEREFORE BE IT RESOLVED, that the Planning Commission hereby 
makes the following findings for approval of a Final Development Plan: 

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

The project is proposed to be constructed in one phase. The conditions of
approval require a phasing plan be provided should the project become

ATTACHMENT "B"
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phased in order to ensure individual units of the development can exist as an 
independent unit. The project is located in the East Lone Tree Specific Plan 
(ELTSP) area, which allows multifamily townhome project, and therefore the 
proposed use would not be detrimental to the surrounding single family uses. 
The ELTSP requires a Final Development Plan for all projects to ensure the 
ELTSP is implemented correctly. 

2. The streets and thoroughfares proposed meet the standards of the city's
Growth Management Program and adequate utility service can be supplied to
all phases of the development.

The project is not constructing any public streets. The private, interior drive
aisles have been designed to meet City standards. The project fronts onto
Laurel Road and Country Hills Drive, both of which have adequate utility
capacity to serve the project.

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

The project does not have a commercial component.

4. Any residential component will be in harmony with the character of the
surrounding neighborhood and community and will result in densities no higher
than that permitted by the General Plan.

The residential component meets the design requirements of the ELTSP,
which ensures harmony with the character of the surrounding neighborhood.
The ELTSP governs the densities of the site, and the site does not exceed the
permitted density of the ELTSP.

5. Any industrial component conforms to applicable desirable standards and will
constitute an efficient, well-organized development with adequate provisions
for railroad and/or truck access and necessary storage and will not adversely
affect adjacent or surrounding development.

The project does not have an industrial component.

6. Any deviation from the standard zoning requirements is warranted by the
design and additional amenities incorporated in the final development plan
which offer certain unusual redeeming features to compensate for any
deviations that may be permitted.

The project meets the development standards of the ELTSP and does not
deviate from the standard requirements of the ELTSP.
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7. The area surrounding the P-D District can be planned and zoned in
coordination and substantial compatibility with the proposed development.

The surrounding parcels are already developed with single family homes, as
permitted by the ELTSP. The proposed project is in conformance with the
ELTSP.

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

The Planned Development District is required in the ELTSP. The project
conforms to the ELTSP, and therefore conforms to the General Plan.

NOW, THEREFORE BE IT FURTHER RESOLVED, that the Planning 
Commission makes the following findings for approval of the requested Use Permit: 

1. The granting of such use permit will not be detrimental to the public health or
welfare or injurious to the property or improvements in such zone or vicinity.

The Antioch Municipal Code (AMC) requires the approval of a use permit for
each phase of a Planned Development. The proposed project was designed to
conform to the ELTSP and other applicable sections of the AMC and will not
be detrimental to the public health or welfare or injurious to the property or
improvements.

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

The use applied for at the location indicated is authorized because the City of
Antioch Zoning Ordinance requires a use permit for all Planned Development
applications.

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

The site plan complies with the development standards in the ELTSP and the
applicable standards in the AMC.

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

The site abuts Laurel Road and Country Hills Drive. Both streets were recently
constructed and designed to accommodate development at the project site.

5. The granting of such use permit will not adversely affect the comprehensive
General Plan.
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The proposed uses and design are consistent with the General Plan. The 
General Plan designation is ELTSP, which allows for the type of residential 
development proposed at the site. The Conditions of Approval protect the 
public safety, health and general welfare of the users of the project and 
surrounding area. In addition, the conditions ensure the project is consistent 
with City standards. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission of the City of Antioch does hereby APPROVE a Final Development Plan, 
Use Permit, and Design Review for a 216-unit townhome project that spans 18.5 acres. 
The units would be accommodated within a series of 4-, 5-, and 6- plex buildings with one 
or two car private garages. The proposed project would include onsite amenities including 
parking, swimming pool, leasing center, community room, and landscaping. The project 
is located at the southeast corner of Laurel Road and Country Hills Drive (APNs 053-060-
055, 056, 057 and 063), subject to the conditions in Exhibit A. 

* * * * * * * * 

I HEREBY CERTIFY that the foregoing resolution was adopted by the Planning 
Commission of the City of Antioch at a regular meeting thereof held on the 1st day of 
November 2023, by the following vote:  

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

_____________________________________ 
KEVIN SCUDERO 

Secretary to the Planning Commission 
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EXHIBIT A 
CONDITIONS OF APPROVAL 
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l c
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p
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 f
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 p
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 c
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l d
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 d
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 d
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 re
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t p
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W
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r m
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b
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 d
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b
e 

re
sp

on
sib

le
 fo

r i
ns

ta
llin

g 
a

ny
 a

d
d

iti
on

a
l o

ff 
sit

e 
w

a
te

r l
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p
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 re
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 p
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 c
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 c
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 c
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 c
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e 

a
nd

 fi
re

 fl
ow

 to
 a

ny
 o

f t
he

 b
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m
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p
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b
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r l
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r c
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l p
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ra
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b
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1.
Pu
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f W
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. R
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g 
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a
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 sh

a
ll n

ot
 b
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 C
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 C
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ed
 p
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s 
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ot
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p
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e 

C
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ee
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a
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g 

w
a
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a
ll b
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 c
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et

e 
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a
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y
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it 
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tru

ct
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n.

3.
He

ig
ht

. A
ll 

re
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in
in

g 
w

a
lls
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ll 
b

e 
re

d
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ed
 in

 h
ei

gh
t t

o 
th

e
m

a
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en

t p
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a
b
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he
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a
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ll 
m

ee
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ig
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 r
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m
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n 
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a
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a
nc
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a
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le
s 

a
s 
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q
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d 
b

y 
th

e 
C

ity
 E

ng
in

ee
r. 
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’ t
o
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‘ 

hi
gh

 r
et

a
in

in
g 

w
a

ll 
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n 
be

 in
st

a
lle

d
 a

lo
ng

 t
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 p
ub
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ht
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f w
a

y 
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a

ur
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oa

d 
a

nd
  

ex
te

nd
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ro
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d 
th

e 
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p
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f s
lo
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lo
ng
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R 

4 
rig

ht
 o

f w
a

y 
to
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e 
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 re
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ea
tio

n
a
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a

 o
f t

he
 s

ite
 o

r u
nt

il 
th

e 
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p
e 

tra
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s 
in
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d
e 

to
 th

e
ex

ist
in

g 
or

 p
ro

p
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ed
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ra
d
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A

 1
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’ 

w
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e 
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ed

 d
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a
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 d
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a
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d 

b
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d 
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g 

w
a

ll 
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a 
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ed

slo
p

e 
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r c
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g 
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rfa
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 d
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a
ge

 fr
om

 th
e
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p
e 
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w
a
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 d
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e 
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g 
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a

ll 
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ll 
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e
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a
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d 

w
ith

 t
re

es
, 

gr
ou
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 c
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 p
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 p
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p
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b
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 p
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p
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ra
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 C
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 re
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 p
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 d
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p
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l D
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p
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p
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CONTRA COSTA COUNTY FIRE PROTECTION DISTRICT 

4005 PORT CHICAGO HWY, STE 250, CONCORD, CA 94520 • (925) 94 1-3300 • CCCFPD.ORG 

July 13, 2023 

Ms. Monique Villagrana 
City of Antioch - Planning 

Subject: Laurel Ranch Townhomes 
0 Laurel and Country Hills St 
Project # Antioch 
CCCFPD Project No.: P-2023-003056 

Dear Ms. Villagrana: 

We have reviewed the development plan application to establish 216 townhomes in 38 buildings 
and a recreation center at the subject location. The following is required for Fire District approval 
in accordance with the 2022 California Fire Code (CFC), the 2022 California Building Code 
(CBC), the 2022 California Residential Code (CRC), and Local and County Ordinances and 
adopted standards: 

1. Access as shown on plans appears comply with Fire District requirements.

Provide emergency apparatus access roadways with all-weather (paved) driving surfaces 

of not less than 20-feet unobstructed width, and not less than 13 feet 6 inches of vertical 

clearance, to within 150 feet of travel distance to all portions of the exterior walls of every 

building. Access shall have a minimum outside turning radius of 45 feet, and must be 

capable of supporting the imposed fire apparatus loading of 37 tons. Access roadways 

shall not exceed 20% grade. Grades exceeding 16% shall be constructed of grooved 

concrete per the attached Fire District standard. (503) CFC 

Aerial Fire Apparatus Access is required where the vertical distance between grade plane 

and the highest roof surface exceeds 30 feet as measured in accordance with Appendix D, 

Section 105 of the 2019 CFC. Aerial access roads shall have a minimum unobstructed 

width of 26 feet, exclusive of shoulders, in the immediate vicinity of the building or portion 

thereof. At least one of the required routes shall be located within a minimum of 15 feet 

and a maximum of 30 feet from the building, and shall be positioned parallel to one entire 

side of the building. Overhead utility and power lines shall not be located over the aerial 

fire apparatus access road or between the aerial fire apparatus road and building. 

2. Access roadways of less than 28-feet unobstructed width shall have signs posted or curbs
painted red with the words: NO PARKING - FIRE LANE clearly marked. (22500.1) CVC,
(503.3) CFC

Access roadways of 28 feet or greater, but less than 36-feet unobstructed width shall 

have NO PARKING - FIRE LANE signs posted, allowing for parking on one side only or 

curbs painted red with the words NO PARKING - FIRE LANE clearly marked. {22500.1) 

eve, (503.3) CFC 

4005 Port Chicago Hwy, Ste. 250 I Concord, CA 94520 I Phone: 925-941-3300 I Fax: 925-3309 I www.cccfpd.org 
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3. Access gates for Fire District apparatus shall be a minimum of 20-feet wide. Access gates
shall slide horizontally or swing inward and shall be located a minimum of 30 feet from the
street. Electrically operated gates shall be equipped with a Knox Company key-operated
switch. Manually operated gates shall be equipped with a non-casehardened lock or
approved Fire District lock. Contact the Fire District for information on ordering the key
operated switch. (D103.5) CFC.

4. The developer shall provide an adequate and reliable water supply for fire protection as set
forth in the California Fire Code. (507.1) CFC

5. The developer shall provide hydrants of the East Bay type in compliance with Chapter 5
and Appendix B and C of the California Fire Code. {C103.1) CFC

6. Provide emergency escape and rescue openings in Group R occupancies of type V

construction. Basements and sleeping rooms below the fourth story above grade plane

shall have at least one exterior emergency escape and rescue opening. Such openings

shall open directly into a public way or to a yard or court that opens to a public way.

Landscaping, signage and other obstructions must not hinder the positioning of firefighting

ground ladders from apparatus access to the rescue windows.

7. A land development permit is required for access and water supply review and approval
prior to submitting building construction plans.

The developer shall submit a minimum of two (2) copies of full size, scaled site 
improvement plans indicating: 

All existing or proposed hydrant locations, 
Fire apparatus access to include slope and road surface 
Aerial fire apparatus access, 
Elevations of building, 
Size of building and type of construction, 
Gates, fences, retaining walls, bio-retention basins, any obstructions to access. 
Detail showing the lowest level of fire department vehicle access and the floor level of the 
highest occupied floor, 
Striping and signage plan to include "NO PARKING-FIRE LANE" markings 
Provide drawings for paths from the public way to under emergency escape and rescue 
openings showing a proposed clear path and clear space under these openings that allow 
for the placement of ground ladders at a climbing angle of 70 to 75 degrees and a minimum 
of 18" clearance from the base of the ladder to any obstruction (see attached ground ladder 
access standard) for review and approval prior to obtaining a building permit. 

This is a separate submittal from the building construction plans. These plans shall 
be approved prior to submitting building plans for review. (501.3) CFC 

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

Note: A temporary aggregate base or asphalt grindings roadway is not considered an 
all-weather surface for emergency apparatus access. The first lift of asphalt 
concrete paving shall be installed as the minimum roadway material and must be 
engineered to support the designated gross vehicle weight of 37 tons. 
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9. The homes, if true townhomes, as proposed shall be protected with an approved automatic
fire sprinkler system complying with the 2016 edition of NFPA 13D or Section R313.3 of the
2022 California Residential Code. Submit a minimum of two (2) sets of plans to this office
for review and approval prior to installation. (903.2) CFC, (R313.3) CRC, Contra Costa
County General Plan/ Contra Costa County Ordinance 2019-37.

10. The developer shall provide traffic signal pre-emption systems (Opticom) on any new or
modified traffic signals installed with this development. (21351) eve

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

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

13. The owner or the owner's authorized agent shall be responsible for the development,
implementation and maintenance of a written plan in compliance with NFPA 241,
establishing a fire prevention program at the project site applicable throughout all phases of
the construction. The plan shall be made available for review by the fire code official upon
request. (Ch.33) CFC

The fire prevention program superintendent shall develop and maintain an approved prefire 
plan in cooperation with the fire chief. The fire chief and fire code official shall be notified of 
changes affecting the utilization of information contained in such prefire plans. (Ch.33) 
CFC 

14. The developer shall submit a minimum of two (2) complete sets of building construction
plans, for any buildings not R3, and specifications for the subject project to the Fire District.
After the new construction/ tenant improvement plans are approved, plans and
specifications for all deferred submittals shall be submitted, including, but not limited to the
following.

• Private underground fire service water mains
• Fire sprinklers
• Standpipe
• Fire alarm
• Fire pump if required
• Photovoltaic
• Commercial kitchen hood extinguishing systems
• Emergency Responder Radio Coverage System (ERRCS)

Plans shall be submitted to the Fire District for review and approval prior to construction of 
the building or installation of the systems to ensure compliance with minimum requirements 
related to fire and life safety. Plan review and inspection fees shall be submitted at the time 
of plan review submittal. (105.4.1) CFC, (901.2) CFC, (107) CBC 

CONTACT THE FIRE DISTRICT (MINIMUM 2 WORKING DAYS IN ADVANCE) AT 925-941-
3300 EXT 3902 TO SCHEDULE AN INSPECTION OF THE ACCESS AND HYDRANT 
INSTALLATION PRIOR TO CONSTRUCTION OR THE STORAGE OF COMBUSTIBLE 
MATERIALS ON THE JOB SITE. 

Our preliminary review comments shall not be construed to encompass the complete project. 
Additional plans and specifications may be required after further review. 
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If you have any questions regarding this matter, please contact this office at (925) 941-3300 or 
email mcame@cccfpd.org. 

Sincerely, 

7/tl/;L 
Michael Cameron 
Fire Inspector 

File: 0 LAUREL AND COUNTRY HILLS ST-PLN-P-2023-003056 
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