CITY OF

ANTIQCH

CALIFORNIA

STAFF REPORT TO THE PLANNING COMMISSION

DATE: Regular Meeting of December 6, 2023
SUBMITTED BY: Kevin Valente, Contract Planner
APPROVED BY: Kevin Scudero, Acting Community Development Director

SUBJECT: Vineyard Crossing Preliminary Development Plan (PRE2023-003)

STAFF RECOMMENDATION

It is recommended that the Planning Commission provide feedback to the applicant and
City staff regarding the proposal and provide direction to the applicant for the Final
Development Plan submittal.

DISCUSSION

Request

Reggie Decker and Charles McKeag, BrightSky Residential LLC, request Preliminary
Development Plan review of a proposal to develop approximately 71 single-family
residences (SFRs) and 70 accessory dwelling units (ADUs) on 71 residential lots. The
14.6-acre project site is located north of Oakley Road and west of Phillips Lane and
currently contains an existing vineyard (APNs 051-191-028-4 and 051-191-034-2). The
proposed project currently includes amenities for the residents consisting of a recreation
center, pool, and spa, as well as pedestrian paths throughout the proposed open space
areas (the existing vineyard that will remain). In addition, the proposed project includes
approximately two bioretention areas totaling 1.76-acres. The project site would have
primary site access from Oakley Road and Phillips Lane, and new internal neighborhood
streets. The applicant's project plans and project description are provided as Attachments
A and B, respectively.
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Environmental

Preliminary Development Plan review is a non-entitlement action and does not require
environmental review. The future project application review would require compliance
with the California Environmental Quality Act (CEQA).

Background

The proposed project site is located on two parcels totaling an approximate 14.6-acres at
the intersection of Oakley Road and Phillips Lane with a Pacific Gas & Electric (PG&E)
utility easement dividing the project site. The west parcel has a General Plan designation
of Medium Low Density Residential (MLDR) and the east parcel is Medium Density
Residential (MDR) and both parcels are currently zoned Planned Development (PD). The
project site is currently a vineyard with an adjacent single-family residence (SFR) to the
south along Oakley Road that is not part of this project and is proposed to remain. The
project site is surrounded by SFRs to the north, east, and west with vacant land to the
south.

The project application was submitted to the City in June 2023, and staff determined the
application was complete in September 2023 and was routed to City Departments and
outside agencies for review. Comment letters have been provided by City Engineering
staff, PG&E, Chevron, Contra Costa County Flood Control District, California Department
of Fish and Wildlife, and the Contra Costa County Fire Protection District (CCCFPD)
(Attachment D). These comments include modifying the width of streets, parking spaces,
improving fire lane access, and relocating bioretention areas. All these issues are
discussed in more detail below.

The purpose of a Preliminary Development Plan is to gather feedback from the Planning
Commission and others in order for the applicant to become aware of concerns and/or
issues prior to final development plan and tentative map submittal. As standard practice,
preliminary plans are not conditioned; rather a list of needed items, information, and
issues to be addressed is compiled for the applicant to address prior to submitting an
entitlement application.

ANALYSIS

Project Overview

The applicant proposes to remove the eastern and western portions of the existing
vineyard that is separated by a PG&E easement which would remain undeveloped other
than the proposed neighborhood street and pedestrian path. The proposed project
includes 71 lots for SFRs with an ADU on all but one of the lots. All units are currently
proposed to be renter occupied. The proposed unit mix includes three different SFR floor
plans that range in size from 1,492 to 1,697 square feet (sf) and two different ADU floor
plans that range in size from 603 to 750 sf. Each SFR included in the proposed project
would have an attached two-car garage with a driveway and each ADU would include a
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driveway for one vehicle parking space. The proposed homes would include front yard
landscaping maintained by the developers who would also retain ownership of the
proposed rental community. The proposed recreational amenities include a recreation
center including the leasing and managers offices, pool, and spa for the community, as
well as trails between the east and west parcels, trails within the vineyards, three vineyard
lounges and three vineyard picnic areas.

Consistency with the General Plan and Zoning

The project site has an existing General Plan Land Use designation as MLDR and MDR.
The entire project site is currently zoned PD. Residential uses are permitted within these
existing land use designations and future development would require approval of a
tentative subdivision map, final development plan, and planned development rezone to
establish the development standards for the community.

Density

Pursuant the Antioch General Plan, the maximum allowable density in the MLDR land
use designation is four dwelling units per gross developable acre (du/ac) and the
maximum allowable density in the MDR land use designation is six du/ac. The current
proposed gross density for the entire project site would be 4.86 du/ac. The calculated
gross density for just the western property is 4.71 du/ac, which has the MLDR and allows
for a maximum of four du/ac. The calculated density for the just the eastern property is
4.90 du/ac, which has the MDR land use designation and allows for a maximum of six
du/ac. While the MLDR density is exceeded on a gross level, the City’s General Plan in
section 4.4.1.1 states that density accrues to lands that are developable, which means,
in part, lands that are not encumbered by prior dedications of easements or rights of way.
The northern portion of both properties is encumbered by a PG&E easement and would
not be included in gross developable density calculations. At entitlement submittal, the
applicant will need to show that the gross developable density calculations for each
property do not exceed the maximum allowed densities in the General Plan.

Zoning Standards

The proposed project site is currently zoned PD. The intent of the PD district is to allow
some flexibility from zoning standards in order to better integrate a project into its setting,
while maintaining consistency with the General Plan. Because of this flexibility the existing
PD zoning designation would be most appropriate for this project. As a result, the
proposed project would include a PD rezone which would be required to establish these
specific development standards, including lot size, yard setbacks, and building height
requirements.

Staff reviewed the current development standards in the R-6 Single-Family Residential
District and the R-10 Medium Density Residential District as a comparison for consistency
with the development intended for the MLDR and MDR land use designations. It should
be noted that the R-6 Single-Family Residential District is consistent with the MLDR land
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use designation of four to six dwelling units per gross developable acre and the R-10
Medium Density Residential District is consistent with the MDR land use designation
which allows six to ten dwelling units per gross developable acre. Typical development
would include attached and/or cluster-type, ownership, oriented units including some with
private yards and common recreation areas.

The proposed residential building heights and front yard setbacks for the SFRs are
consistent with the R-6 and R-10 district regulations. However, the proposed project
includes varying interior side and rear yard setbacks that are not consistent with the
minimum five-foot interior side yard setback and 10-foot rear yard setbacks of the R-6
and R-10 districts respectively. The proposed project currently includes some four-foot
interior side yard setbacks and some rear yard setbacks as small as six feet. The
proposed lot sizes range from 4,125 sf to 7,369 sf, whereas minimum building lot sizes
for both the R-6 and R-10 zoning district is 6,000 sf. Out of the proposed 71 lots, only
seven meet the minimum lot size requirement for the R-6 and R-10 zoning districts and a
majority of the proposed lots do not meet the minimum lot width, which would be 65-feet
for a corner lot and 60-feet for an interior lot. Maximum lot coverage for the R-6 and R-10
zoning district is 40 percent and if the largest floor plan is built on the smallest lot, it would
result in a 53 percent lot coverage. If the largest floor plan was built on the largest lot, it
would result in a 30 percent lot coverage. As mentioned above, the proposed project’s
density would be consistent with the R-6 density range of four to six du/ac, but not the R-
10 density range of six to ten du/ac. Staff recommends the Planning Commission consider
the proposed lot sizes and setbacks and provide feedback to establish the final
development plan and standards the proposed PD standards.

The Antioch Municipal Code also provides development standards for detached ADUs
that are smaller than 800 sf related to building height and rear and side yard setbacks.
The proposed project's ADUs are consistent with the citywide ADU development
standards for maximum height of 16-feet and four-foot side and rear yard setbacks, as
well as the standards for ADUs provided by the State of California.

Site Layout and Design

The City of Antioch adopted citywide Single-Family and Missing Middle Residential
Objective Design Standards relating to all aspects of residential projects including building
siting, architectural style, parking, and landscaping in August 2023, after this Preliminary
Development Plan was submitted. The entitlement application will be subject to these
standards. A list of the relevant standards and how the project complies with them is
included as Attachment C, and a detailed discussion of the issues is provided below. The
submittal of the Objective Design Standards Checklist will be required at the time of
Design Review application to illustrate compliance.

Building Siting and Massing

The City’s Objective Design Standards require projects to be oriented to adjacent streets
with varying setbacks to present an attractive fagade to the right-of-way. The proposed
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project consists of 71 SFRs and 70 ADUs. Each SFR would have an attached two-car
garage with driveway, and each ADU would have a driveway for one vehicle parking
space. The proposed front yard setbacks would vary from a minimum of 20 feet to a
maximum of 42 feet.

The proposed project would include three different floor plan options ranging in size from
1,492 sf to 1,697 sf, with three complimentary elevations each — farmhouse, transitional,
and craftsman. Additionally, beyond the traditional construction of SFRs, the proposed
project would include two different ADU options ranging in size from 603 sf or 750 sf, with
three elevations matching the SFRs. The applicant is providing ADUs as an opportunity
to provide a variety of housing and affordability options for a broad spectrum of people.

Recreational Amenities

The Objective Design Standards require buildings to be oriented to create courtyards and
open space areas and that community facilities and open spaces be conveniently located
for the majority of residents. The proposed leasing office, recreation center, pool, and spa
would be located near the center of the west parcel. Amenities would include restrooms,
showers, lounges, picnic tables, and a pump room. Two decomposed granite trails would
be provided connecting the two parcels cutting through the PG&E easement with picnic
areas, rail fencing, and low stone walls along the path. The residences located in the west
property would be able to easily access the community facilities and pool. However, the
east site lacks complete connectivity to the proposed community facilities. Additional
active open space areas and increased pedestrian connectivity would comply with the
City’s Objective Design Standards.

Landscaping and Fencing

The total landscaped area would consist of approximately 1.04-acres of shrubs, turf, and
trees. Plant material for this project would be locally acclimated, drought tolerant, and
moderate or low water use. The applicant has chosen the proposed trees for the project
for their form and structure to provide shade onto paved surfaces and pedestrians.
Residential units would be landscaped with decorative mulch, synthetic lawns, concrete
patios, and street trees. The proposed entry features include a six-foot tall masonry wall
with pilasters on both sides of the entry drive, with project entry signage. The proposed
project includes a variety of trees along the project boundary and neighborhood streets.
Six-foot tall backyard wood fencing would be included for each residential lot. The
proposed landscaping and fencing connectivity would comply with the City’s Objective
Design Standards.

Architecture
As mentioned previously, the proposed architecture consists of three styles. The
Craftsman style features a lap siding and stucco exterior with board and batten and

decorative wood corbels at the upper gables, with a decorative stone veneer. The
Transitional style features a stucco exterior with a decorative brick veneer. The
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Farmhouse style features a stucco and board and batten exterior with decorative wood
corbels. The three proposed architectural styles for both the SFRs and ADUs include
visually interesting architectural elements and style variation, which would comply with
the City’s Objective Design Standards.

Traffic, Circulation, and Parking

The proposed project includes primary site access through Oakley Road and Phillips
Lane into a new internal roadway network, which includes 36-foot-wide and 32-foot-wide
roads. City Engineering and the CCFPD have concerns regarding the currently proposed
street widths as emergency service vehicles would not be able to access the residences
along the narrow street in the eastern parcel with street parking on both sides of the street.
Therefore, City Engineering identifies that the proposed 32-foot-wide road is too narrow
to support parking on both sides, and parking would be limited to one side of the street.
Staff would need the internal roadways to be a minimum of 38-feet-wide from curb to curb
to accommodate two 11-foot travel lanes, eight-foot parking lanes, and two five-foot
sidewalks on each side. In addition, each proposed SFR would have a two-car garage
with driveway and each ADU would include a parking pad with driveway. Therefore, each
proposed lot would include two driveways, which would severely limit street parking
options for residents and guests. As a result, City Engineering requests a parking plan to
show how many vehicles would be able to use street parking. City Engineering is also
requesting concept designs of the proposed sewer system and a more complete
preliminary grading plan. In addition, pursuant to the CCCFPD comment letter, lots 43
and 46 also do not currently meet access requirements for fire apparatus.

Other Issues

The proposed project is proposed to be renter occupied. However, nothing precludes the
applicant from selling the lots individually in the future. Staff would require the formation
of a homeowner’s association (HOA) to ensure maintenance of all common areas would
be covered should the lots be sold in the future. In addition, per the Antioch Municipal
Code:

e The ADU may not be sold separately from the primary dwelling;
e The ADU is restricted to the approved size and to other attributes allowed by the
code

Public Comments

In addition to the City receiving comment letters from the CCCFPD and City Engineering,
comments letters from PG&E and Chevron were received. PG&E commented on the
need for the proposed bioretention facilities to not impact their existing easement, as well
as the need for low growing landscaping in their easement to not impact the existing
overhead lines. In addition, the proposed roadway and pedestrian pathways through the
PG&E easement would require a third-party approval by PG&E, and the project applicant
would need to secure the necessary leases, licenses, and a California Public Utilities
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Commission (CPUC) approval and/or 851 filing. Chevron did not provide any comments
requesting changes to the project. Other comments letters received are from the Contra
Costa County Flood Control District and from the California Department of Fish and
Wildlife. The letters are provided in Attachment D.

CONCLUSION

Staff is supportive of the architectural styles and proposed design of the residences;
however, staff has a number of concerns with the proposed project’s street design and
access, pedestrian connectivity, lack of active recreation amenities. Staff recommends
that the Planning Commission provide the applicant feedback concerning staff’s
recommendations below, as well as other areas of concern the Commission may have.

Staff Recommendations

e Provide active recreational areas.

e Provide increased pedestrian connectivity to the proposed recreation center/pool.

e Provide internal local private residential street sections that are consistent with
minimum Engineering standards, including travel lanes, street parking, and
sidewalk widths.

e Provide concept designs of the proposed sewer system and a more complete
preliminary grading plan.

e Coordinate with the CCCFPD to ensure compliance with the 2022 California Fire
Code (CFC), the 2022 California Building Code (CBC), the 2022 California
Residential Code (CRC), and all Local and County Ordinances and adopted
standards.

e Coordinate with PG&E to ensure the existing easement is not impacted due to this
proposed development.

ATTACHMENTS

A: Project Plans

B: Applicant’s Project Description
C: Relevant Guidelines

D: Public Comments
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