
       _   Item 3.1___ 
    ZA 02-24-22 

STAFF REPORT TO THE ZONING ADMINISTRATOR 
FOR CONSIDERATION AT THE MEETING OF FEBRUARY 24, 2022  
 
Prepared by: Jose Cortez, Associate Planner  
 
Approved by: Forrest Ebbs, Community Development Director  
 
Date:  February 24, 2022 
 
Subject: La Princesa Market (UP-21-18) 
 
RECOMMENDATION 
 
It is recommended that the Zoning Administrator APPROVE a use permit to occupy an 
existing commercial space to operate a convenience store with an attached restaurant 
subject to the conditions contained in the attached resolution. 

 
REQUEST 
 
The applicant, Muthanna Naser, requests approval of a use permit to occupy an existing 
commercial space to operate a convenience store with an attached restaurant. The 
subject property is located at 1721 Alhambra Drive (APN 065-235-023). 
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ENVIRONMENTAL DETERMINATION 
 
This project has been deemed Categorically Exempt from CEQA under Article 19, Section 
15301, Existing Facilities, Class 1 because the project involves no expansion of use. 
 
ANALYSIS 
 
Issue #1: Project Overview 
 
The applicant proposes to occupy an existing commercial space to operate a 
convenience store with an attached restaurant at 1721 Alhambra Drive. Proposed 
operating hours are 7 days a week and are:  
 

• Convenience store:  8:00 AM to 10:00 PM 
• Restaurant: 10:00 AM to 8:00 PM.  

 
Exterior modifications are not proposed.  Minor interior improvements are proposed and 
include shelving for merchandise and upgrades to the existing kitchen area. The 
proposed convenience store will utilize approximately 2,158 square feet, and the taqueria 
will utilize 954 square feet. The restaurant portion of the project is managed by a separate 
operator. The applicant’s project plans are provided as Attachment “B”. 
 
Issue #2: General Plan, Zoning Consistency and Land Use 
 
The General Plan designation of the property site is Neighborhood Community 
Commercial. The site is zoned Convenience Commercial District (C-1) which is intended 
to contain a mix of retail uses that provide goods and services to the immediate residential 
neighborhood area.  These uses typically have a service area of a one-mile radius or less. 
A convenience store requires the approval of a use permit in the Convenience 
Commercial District (C-1). 
 
The surrounding land uses and zoning designations are as noted below: 
 
North: Single-Family Residential District (R-6) 
South: Single-Family Residential District (R-6) 
East: Neighborhood/Community Commercial District (C-2) 
West: Neighborhood/Community Commercial District (C-2) 
 
Issue #3:  Site Plan & Parking 
 
The site is approximately 0.59 acres in size and is developed with a commercial building, 
and parking lot. The site is currently accessed via two driveways along Alhambra Drive 
and one along East 18th Street that can be used to both enter and exit the site. Further 
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development of the site is not required in order to accommodate the proposed 
convenience store.  
 
The proposed convenience store proposes to occupy an existing commercial space that 
was previously used as a restaurant. The site is developed with 18 parking spaces allotted 
for all the uses on site. The existing parking complies with the requirements of Antioch 
Municipal Code § 9-5.1703., which requires five (5) spaces per 1,000 square feet of gross 
floor area. The proposed convenience store will be located within the existing building 
and utilize approximately 3,112 square foot of the building. The proposed use will not be 
more intensive than the uses allowed in the C-1 zoning district.  
 
Pursuant to the requirements of Antioch Municipal Code § 9-5.14, which requires projects 
to construct a trash enclosure, the applicant proposes to build a new 195 square foot 
trash enclosure on the Northeast corner of the building. The enclosure is made of 
masonry block, a comp shingle roof, and metal doors.  
 
Issue #4: Use Permit 
 
The City of Antioch Municipal Code requires a Use Permit for convenience stores; 
therefore, the applicant is requesting Use Permit approval for La Princesa Market. Use 
Permits are required for land uses that may be suitable only in specific locations or require 
special consideration in their design, operation, or layout to ensure compatibility with 
surrounding uses. 
 
The C-1 Zoning District provides for a wide range of commercial and personal service 
uses and, a mix of retail uses that provide goods and services to the immediate residential 
neighborhood area. The proposed use complies with the underlying zoning and goals in 
that it adds a retail type use within the district.   
 
 

 
ATTACHMENTS 
 
A: Resolution 
B: Project Plans 
C: Project Description 
D: CCCFD Comment Letter 
E:  Environmental Health Letter 
 



 

ATTACHMENT A 

 
Resolution  

 
  



    
 

CITY OF ANTIOCH ZONING ADMINISTRATOR 
RESOLUTION NO. 2022-** 

 
RESOLUTION OF THE CITY OF ANTIOCH ZONING ADMINISTRATOR 

APPROVING A USE PERMIT (UP-21-18) FOR A CONVENIENCE STORE AT 1721 
ALHAMBRA DRIVE  

 
WHEREAS, Muthanna Naser requests approval of a use permit for a convenience 

store, located at 1721 Alhambra Drive (APN 065-235-023);   
 
 WHEREAS, this project is Categorically Exempt from the provisions of CEQA, 
pursuant 15301, Existing Facilities, Class 1; 
 

WHEREAS, the Zoning Administrator duly gave notice of public hearing as 
required by law;  
 

WHEREAS, the Zoning Administrator on February 24, 2022, duly held a public 
hearing and received and considered evidence, both oral and documentary;  

 
WHEREAS, the Zoning Administrator does determine: 
 

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 proposed convenience store and associated restaurant will not be detrimental 
to the surrounding property or improvements.  Based upon the conditions imposed, 
the proposed use will not create adverse impacts to the surrounding businesses 
and residents.  
 

2. The use applied at the location indicated is properly one for which a Use Permit is 
authorized. 
 
The site is zoned Convenience Commercial District (C-1), which is intended to 
contain a mix of retail uses that provide goods and services to the immediate 
residential neighborhood area. The City of Antioch Municipal Code allows 
convenience stores with the approval of a use permit in the Convenience 
Commercial District. 

 
3. That the site for the proposed use is adequate in size and shape to accommodate 

such use, and all parking, and other features required. 
 

The proposed convenience store will occupy an existing commercial building that 
had been previously used as a restaurant. The proposed convenience store is 
located within an existing commercial site with a developed parking lot that 
provides sufficient parking for commercial uses and, the proposed convenience 
store.  
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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 project site is currently developed and is located on the corner of Alhambra 
Drive and East 18th Street, which are adequate in width and pavement type to carry 
the traffic generated by the proposed use. 

 
5. The granting of such Use Permit will not adversely affect the comprehensive 

General Plan. 
 
The use will not adversely affect the comprehensive General Plan because the 
project is consistent with the General Plan designation for the site of Neighborhood 
Community Commercial and is located in an existing commercial building.   

 
NOW, THEREFORE, BE IT RESOLVED, the Zoning Administrator of the City of 

Antioch does hereby APPROVE UP-21-18, for a convenience store at 1721 Alhambra 
Drive (APN 065-235-023), subject to the following conditions: 

 
A.      GENERAL CONDITIONS 
 
1. The project shall comply with the Antioch Municipal Code.  All construction shall 

conform to the requirements of the California Building Code and City of Antioch 
standards. 

 
2. The applicant shall defend, indemnify, and hold harmless the City in any action 

brought by a third party to challenge the land use entitlement.  In addition, if there 
is any referendum or other election action to contest or overturn these approvals, 
the applicant shall either withdraw the application or pay all City costs for such an 
election. 

 
3. The project shall be implemented as indicated on the application form and 

accompanying materials provided to the City and in compliance with the Antioch 
Municipal Code, or as amended by the Zoning Administrator.  
 

4. No building permit will be issued unless the plan conforms to the project description 
and materials as approved by the Zoning Administrator and the standards of the 
City. 
 

5. This approval expires two years from the date of approval (expires February 24, 
2024), unless an extension has been approved by the Zoning Administrator.  
Requests for extensions must be received in writing with the appropriate fees prior 
to the expiration of this approval. No more than one, one-year extension shall be 
granted. 
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6. No permits or approvals, whether discretionary or mandatory, shall be considered 
if the applicant is not current on fees, reimbursement payments, and any other 
payments that are due. 
 

7. This approval supersedes previous approvals that have been granted for this site. 
 
B     FEES 
 
1. The applicant shall pay all fees as required by the City Council. 
 
C.     AGENCY REQUIREMENTS 
 
1. All requirements of the Contra Costa Fire District shall be met. 
 
2. All requirements of the Contra Costa Environmental Health Department shall be 

met. 
 
D.     PROPERTY MAINTENANCE 
 
1. No illegal signs, pennants, banners, balloons, flags, or streamers shall be used on 

this site at any time. 
 
2. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times. 

 
3. No signs shall be installed on this site without prior City approval. 

 
E.      PROJECT SPECIFIC CONDITIONS 
 
1. This use permit approval applies to the convenience store at 1721 Alhambra Drive, 

and as depicted on the project plans submitted to the City of Antioch on December 
13, 2021.  

 
2. The hours of operation for the convenience store shall be from 8:00 AM - 10:00 

PM 
 
3. The hours of operation for the restaurant shall be from 8:00 AM - 8:00 PM. 
 
4. Any changes to the hours of operation shall be subject to the review and approval 

of the Zoning Administrator. 
 
5. Alcohol/liquor sales are prohibited as part of this entitlement.  
 
6. Tobacco sales are prohibited and are not approved as a part of this entitlement. 
 
 

A3

Merideth, Zoe
If Enviro Health commented with condiitons, need condition to comply with their requirements

Merideth, Zoe
Need conditions related to not allowing tobacco or alcohol sales.

Scudero, Kevin
Condition the hours of operation and subject any change to the proposed hours to ZA approval



RESOLUTION NO. 2022-** 
FEBRUARY 24, 2022 
Page 4 

4 

* * * * * * * * * 

I HEREBY CERTIFY that the foregoing resolution was passed and adopted by the 
Zoning Administrator of the City of Antioch at a regular meeting thereof held on the 24th 
day of February 2022. 

 ______ 
FORREST EBBS 

 ZONING ADMINISTRATOR 
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ATTACHMENT B 

 
Project Plans 
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ATTACHMENT C 

 
Project Description  

 
 

  



Project description 

Changing the zoning from a restaurant to a small market in a restaurant. No alcohol 

beverages. Just food 

Hours of operation: 

7 days a week 

Market: 8:00 AM to 10:00 PM  

Restaurant: 10:00 AM to 8:00 PM.   
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ATTACHMENT D 

Contra Costa County Fire Protection District (CCFPD) 
Comment Letter  
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ATTACHMENT E 

 
Contra Costa County Environmental Health  

Comment Letter  
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