
ANNOTATED 

AGENDA 

CITY OF ANTIOCH PLANNING COMMISSION 

ANTIOCH COUNCIL CHAMBERS 
THIRD & “H” STREETS 

 
 WEDNESDAY, AUGUST 19, 2015 

6:30 P.M. 

 NO PUBLIC HEARINGS WILL BEGIN AFTER 10:00 P.M. 

UNLESS THERE IS A VOTE OF THE PLANNING COMMISSION 

TO HEAR THE MATTER 

 
 APPEAL 
 
All items that can be appealed under 9-5.2509 of the Antioch Municipal Code must be 
appealed within five (5) working days of the date of the decision.  The final appeal date of 
decisions made at this meeting is 5:00 p.m. on WEDNESDAY, AUGUST 26, 2015. 

 
If you wish to speak, either during “public comments” or during an agenda item, fill out a 
Speaker Request Form and place in the Speaker Card Tray.  This will enable us to call 
upon you to speak.  Each speaker is limited to not more than 3 minutes.  During public 
hearings, each side is entitled to one “main presenter” who may have not more than 10 
minutes.  These time limits may be modified depending on the number of speakers, 
number of items on the agenda or circumstances.  No one may speak more than once on 
an agenda item or during “public comments”.  Groups who are here regarding an item may 
identify themselves by raising their hands at the appropriate time to show support for one of 
their speakers. 
 
ROLL CALL   6:30 P.M. 

 
Commissioners  Motts, Chair 
    Westerman, Vice Chair 
    Zacharatos 
    Parsons 
    Mason 
    Miller 
    Hinojosa 
  
PLEDGE OF ALLEGIANCE 

 
PUBLIC COMMENTS 
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CONSENT CALENDAR 
 
All matters listed under Consent Calendar are considered routine and are recommended for 
approval by the staff.  There will be one motion approving the items listed.  There will be no 
separate discussion of these items unless members of the Commission, staff or the public 
request specific items to be removed from the Consent Calendar for separate action. 

 
1. APPROVAL OF MINUTES: July 1, 2015   APPROVED; 7/0 
 

* * * END OF CONSENT CALENDAR   *   *   * 
 
CONTINUED PUBLIC HEARING 
 
2. UP-15-09 – Contra Costa Medial Career College Inc. requests approval of a 

Use Permit for the establishment of a private school within the existing 16,737 
square-foot building at 1700 Auto Center Drive (formerly 1700 Somersville 
Road) located in the PBC (Planned Business Center) Zoning District (APN 074-
054-011-08).      RESOLUTION NO. 2015-17; 6/1-P 

 
NEW PUBLIC HEARINGS 
   
3. UP-15-07 – Vista Diablo Mobile Home Park Expansion – Sierra Management 

requests approval of a Use Permit to add 6 mobile home lots at an existing 150-
unit mobile home located at 2901 Somerville Road in the R-10T (Medium 
Density Residential District/Manufacture Housing Combining District)  (APN 
076-010-029).         RESOLUTION NO. 2015-18; 7/0 

 
4. UP-15-08/AR-15-06 – Conrad DeJesus, DJA Architects, on behalf of Pete’s 

Restaurant and Brewhouse requests approval of a Use Permit for the creation 
of a 850 +/- square-foot outdoor dining area adjacent to the existing restaurant 
building at 2709 Hillcrest Avenue in the C-2 (Neighborhood/Community 
Commercial) Zoning District (APN 052-232-020).  

            RESOLUTION NO. 2015-19; 7/0  
 
5. PDP-15-01 – Hillcrest/Wildflower Mixed Use Project – DeNova Homes 

requests a preliminary review of the proposal to develop a mixed use project 
containing approximately 100 apartments, 24 single-family lots and 9.52 acres 
of commercial development at the vacant lot at the northeast corner of the 
intersection of Hillcrest Avenue and Wildflower Drive in the PD/C-2 (Planned 
Development; Neighborhood/Community Commercial) Zoning District (APN 
053-140-002).      COMMENTS RECEIVED 

 
ORAL COMMUNICATIONS 
 
WRITTEN COMMUNICATIONS 

MINUTES 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT 
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COMMITTEE REPORTS 
 
ADJOURNMENT  (9:13 pm) 

 
Notice of Availability of Reports 

This agenda is a summary of the discussion items and actions proposed to be taken by the 
Planning Commission.  For almost every agenda item, materials have been prepared by 
the City staff for the Planning Commission’s consideration.  These materials include staff 
reports which explain in detail the item before the Commission and the reason for the 
recommendation.  The materials may also include resolutions or ordinances which are 
proposed to be adopted.  Other materials, such as maps and diagrams, may also be 
included.  All of these materials are available at the Community Development Department 
located on the 2nd floor of City Hall, 3rd and H Streets, Antioch, California, 94509, between 
the hours of 8:00 a.m. and 11:30 a.m. or by appointment only between 1:00 p.m. and 5:00 
p.m. Monday through Friday for inspection and copying (for a fee).  Copies are also made 
available at the Antioch Public Library for inspection.   Questions on these materials may be 
directed to the staff member who prepared them, or to the Community Development 
Department, who will refer you to the appropriate person. 
 

Notice of Opportunity to Address the Planning Commission 
The public has the opportunity to address the Planning Commission on each agenda item.  
You may be requested to complete a yellow Speaker Request form.  Comments regarding 
matters not on this Agenda may be addressed during the “Public Comment” section on the 
agenda. 

 
Accessibility 

The meetings are accessible to those with disabilities.  Auxiliary aids will be made available 
for persons with hearing or vision disabilities upon request in advance at (925) 779-7009 or 
TDD (925) 779-7081. 
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    8-19-15 
 

CITY OF ANTIOCH 
PLANNING COMMISSION 

 
Regular Meeting                                                 July 1, 2015 
6:30 p.m.                               City Council Chambers 
                    
Chair Motts called the meeting to order at 6:30 P.M. on Wednesday, July 1, 2015, in the 
City Council Chambers.  He stated that all items that can be appealed under 9-5.2509 
of the Antioch Municipal Code must be appealed within five (5) working days of the date 
of the decision.  The final appeal date of decisions made at this meeting is 5:00 P.M. on 
Thursday, July 9, 2015. 
 
ROLL CALL 
 
Present: Commissioners Zacharatos, Parsons, Mason, Hinojosa,  

Vice Chair Westerman and Chair Motts 
Absent: Commissioner Miller  
Staff: Interim City Attorney, Bill Galstan 

Director Community Development, Forrest Ebbs 
Acting Senior Planner, Alexis Morris 

 Minutes Clerk, Kitty Eiden 
 
PLEDGE OF ALLEGIANCE 
 
PUBLIC COMMENTS  
 
None. 
 
CONSENT CALENDAR 
 
1. Approval of Minutes:  A. April 15, 2015 
      B. May 6, 2015  
 
Commissioner Parsons requested Consent Calendar item B pulled from the Consent 
Calendar for separate action. 
 
On motion by Commissioner Hinojosa, seconded by Commissioner Parsons, the 
Planning Commission approved the minutes of April 15, 2015, as presented.  The 
motion carried the following vote: 
 
AYES: Parsons, Zacharatos, Mason, Hinojosa, Westerman, Motts 
 NOES:  None 
ABSTAIN:  None 
ABSENT:  Miller  
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On motion by Vice Chair Westerman, seconded by Commissioner Zacharatos, the 
Planning Commission approved the minutes of May 6, 2015, as presented.  The 
motion carried the following vote: 
 
AYES: Zacharatos, Mason, Hinojosa, Westerman, Motts 
NOES:  None 
ABSTAIN:  Parsons 
ABSENT:  Miller  
 
NEW PUBLIC HEARING 
 
2. UP-15-02 - VERIZON WIRELESS TELECOMMUNICATIONS FACILITY – 

Verizon Wireless requests approval of a Use Permit to construct a new 
telecommunications facility consisting of a 62-foot tall “monopine” containing nine 
panel antennas and a fenced equipment enclosure at the base of the structure.  
The project site is located at the western intersection of Hillcrest Avenue and 
Wildflower Drive (APN 052-460-011). 

 
Tripp May, Telecom Law Firm and the City’s Telecommunication Consultant, stated he 
was present to advise the Planning Commission on technical matters related to wireless 
facilities.  He gave a summary of State and Federal regulations that control local 
discretion over the permitting of wireless facilities.   
 
In response to Commissioner Hinojosa, Mr. May clarified sites #2 and 9 would require 
an additional agreement with the property owner for the land under the PG&E towers.  
He added the carrier had not provided specific details as to why they were unable to 
obtain a lease on these sites.  He explained if there was a shot clock issue, the City 
would need to acquire a tolling agreement.  He stated if the Planning Commission did 
not like the proposed site and wanted to suggest the applicant look at an alternative, 
they would need to have a legitimate basis and explain why the analysis had not 
adequately addressed the sites potential unavailability.     
 
Commissioner Parsons, speaking to the shot clock issue, commented that attachment 
B28 of the staff report was time stamped April 1, 2015. 
 
Director of Community Development Ebbs presented the staff report dated June 18, 
2015 recommending the Planning Commission approve the use permit and design 
review for the telecommunications facility subject to the conditions of approval 
contained in the staff reports attached resolution.   
 
In response to Commissioner Hinojosa, Mr. Ebbs clarified that the telecommunication 
site could potentially impose upon future development opportunities on the parcel; 
however, it was a challenging location due to difficult access.  He explained that the site 
was large enough to accommodate this use as well as additional development.  He 
stated he was unaware if the City had been contacted regarding leaseability of their 
parcel.  
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Michelle Ellis, Verizon Wireless, discussed their efforts to contact the property owners of 
the PG&E parcels and explained parcel #2 had an access issue.  She stated she had 
reviewed this project with former City staff who provided input into the current design.  
She clarified they had built the facility at minimum functional height to offload capacity 
from surrounding sites and provide coverage to address a capacity gap in the area.  
She stated the antenna would be concealed within the branches and requested 
condition G1c be revised to eliminate the requirement for the branches to extend an 
additional two feet from the edge of the tower-mounted equipment.  She expressed 
concern landscaping requirements would be a burden on the landowner and difficult to 
maintain.  In addition, she noted they did not have a landscape easement.  She 
explained they submitted on April 1, 2015 and received a completeness letter on April 
27, 2015; therefore, the shot clock had been tolling since April 1, 2015. 
 
Commissioner Mason suggested mini-mesh fencing be used as it allowed for 
concealment, was non-climbable, and would not provide a solid surface for graffiti. 
 
In response to the Commission, Ms. Ellis agreed to install mini-mesh fencing and 
clarified the antenna was concealed within the canopy.  She explained that other than 
monthly maintenance checks, their generator would never run at full capacity.  She 
discussed their efforts to contact property owners for the alternative locations. 
 
Chair Motts closed the public hearing. 
 
Commissioner Hinojosa stated she supported the mini-mesh fence product and 
screening the fence with landscaping.   
 

RESOLUTION NO. 2015-10 
 
On motion by Commissioner Mason, seconded by Commissioner Parsons, the 
Planning Commission approved the use permit and design review for the 
telecommunications facility subject to the conditions of approval contained in the 
staff report’s attached resolution with the following changes: 
 
G1c.  Striking the third sentence - “The faux-pine branches must extend at least 
24 inches from the edge of the tower mounted equipment, including without 
limitation the antennas.” 
 
G1g. revised to read - :”Permittee shall install, and at all times maintain in good 
condition, a vinyl clad mini-mesh non-climbable fence.” 
 
AYES: Mason, Parsons, Zacharatos, Westerman, Motts 
NOES:  Hinojosa 
ABSTAIN:  None 
ABSENT:  Miller  
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3. UP-15-05 - LAS TARASCAS LIVE ENTERTAINMENT – Jose Meza requests 
approval of a Use Permit for live entertainment activities at Las Tarascas 
Restaurant and Bar.  Live entertainment is proposed to take place Fridays and 
Saturdays from 9:00 pm to 1:00 am and Sundays from 2:00 pm to 6:00 pm.  
Proposed live entertainment activities include Karaoke with a live DJ and 
Mariachi bands.  The project site is located at 992 Fitzuren Rd. (APN 067 342 
004). 

 
Acting Senior Planner Morris presented the staff report dated June 18, 2015, 
recommending the Planning Commission approve the use permit allowing live 
entertainment at 992 Fitzuren Road subject to the conditions contained in the staff 
report’s attached resolution. 
 
In response to the Commission, Acting Senior Planner Morris explained the applicant 
was required to abide by the conditions of approval and if there was non-compliance the 
use permit could be revoked. 
 
Commissioner Parsons suggested adding a condition that required the applicant to 
inform the City if there was a change in the security company or the insurance provider.   
 
Commissioner Zacharatos expressed concern regarding the noise impacts for residents 
in the adjacent apartments.  She stated she felt the distance measurements provided by 
the City were inaccurate. 
 
Commissioner Mason commented that there was a condition requiring live 
entertainment to be inaudible 100 feet from the premises.   
 
Acting Senior Planner Morris stated if the applicant was able to secure additional offsite 
parking and wished to increase attendance, it would require approval of the Planning 
Department.  She clarified that the customer count had not included staff. 
 
Chair Motts opened the public hearing. 
 
In response to the Commission, applicant stated the hours reflected in the staff report 
were their current operating hours and that they shared parking with the church.  He 
commented that they had been hosting live entertainment since March and there had 
been no issues with regards to security.  He noted patrons had the opportunity to 
purchase appetizers after the restaurant closed.   
 
Director of Community Development Ebbs added this restaurant had a type 47 license, 
which had strict guidelines for restaurants.   
 
Jeannie Hiatt, explained that she was the owner of an apartment complex adjacent to 
the restaurant and she had not received notification of the application until late Friday.  
She expressed concern for limited parking in the area and noise impacts from the live 
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entertainment.  She requested the City notify tenants of the apartments to allow them to 
comment regarding this matter.  
 
Chair Motts closed the public hearing.   
 
Acting Senior Planner Morris explained the City had complied with noticing 
requirements.  She noted the applicant had been having live entertainment on the site 
since March and that staff was unaware of any complaints regarding the business. 
 
In response to Vice Chair Westerman, Interim City Attorney Galstan clarified that if the 
applicant violated conditions of approval, Code Enforcement could approach the 
operator to discuss the issue, citations could be issued, and the ultimate remedy would 
be a public hearing of the Planning Commission to consider revocation of the use 
permit. 
 
Chair Motts stated with the successful approach of the applicant since March, he felt he 
could support the application with the conditions of approval. 
 
Commissioner Hinojosa stated she supported giving the applicant the opportunity to be 
successful and with the conditions as written, it gave the City the ability to revisit the 
item if there were issues in the future. 
 

RESOLUTION NO. 2015-11 
 
On motion by Commissioner Parsons, seconded by Commissioner Hinojosa, the 
Planning Commission approved the use permit allowing live entertainment at 992 
Fitzuren Road subject to the conditions contained in the staff report’s attached 
resolution with the following changes: 
 
E7 and E8 – to include the following language – “That should there be a change in 
the security private patrol operator or in the liability insurance of the applicant, 
that the City be notified.” 
 
AYES: Mason, Parsons, Zacharatos, Hinojosa, Westerman and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Miller  
 
ORAL COMMUNICATIONS 
 
Acting Senior Planner Morris announced the Vineyards at Sand Creek Draft EIR was 
out for public comment for a period of 45 days.  
 
Interim City Attorney Galstan announced with Lynn Tracy Nerland taking another City 
Attorney position, Antioch had hired the law firm of Cota Cole to provide Interim City 
Attorney Services.  He noted Derik Cole was covering City Council and that he was 
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covering the Planning Commission and office hours at City Hall.  He noted he had been 
Antioch’s City Attorney for years and he was familiar with the operations.  He 
announced recruitment for the new City Attorney was going throughout the summer.  He 
stated any questions could be emailed to cityattorney@ci.antioch.ca.us or by phone. 
 
Director of Community Development Ebbs announced his employment with the City 
began June 1, 2015 and Senior Planner Gentry had left to take employment with the 
City of Clayton.  He stated they had been very busy and they were using this 
opportunity to identify best practices and make changes moving forward.  He noted they 
would be recruiting for a vacant Planning position.  He encouraged all Commissioners 
to contact him with any questions or any topic they would like him to report back on.  He 
gave a brief history of his professional background and stated he was honored to be 
working in Antioch. 
 
Chair Motts welcomed Director of Community Development Ebbs to Antioch and stated 
he looked forward to the educational component. 
 
Commissioner Parsons requested Director of Community Development Ebbs agendize 
a presentation from Rich Seithel and Gary Craft regarding the Northern Waterfront 
Revitalization effort. 
 
Chair Motts wished everyone a Happy 4th of July and encouraged everyone to attend 
the parade downtown and July 4th, event at the Antioch fairgrounds. 
 
WRITTEN COMMUNICATIONS  
 
None. 
 
COMMITTEE REPORTS 
 
Chairperson Motts stated he did not attend the TRANSPLAN meeting; however, they 
had discussed the same topic as the previous meeting which was to move forward on a 
transportation expenditure plan for a possible 2016 ballot measure. 
 
ADJOURNMENT 
 
Chair Motts adjourned the Planning Commission at 7:57 P.M. to the next regularly 
scheduled meeting to be held on July 15, 2015. 
 
Respectfully Submitted, 
Kitty Eiden 
 

 

 

 

mailto:cityattorney@ci.antioch.ca.us
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South: Costco Way and business park uses. 
East:  Auto Center Drive with automotive repair uses and a hotel. 
West:  Verne Roberts Circle and business park uses. 
 
ENVIRONMENTAL 
 
The project is Categorically Exempt from the provisions of CEQA, pursuant to section 
15301 – Existing Facilities.  This section of CEQA exempts the operation, repair, 
maintenance, permitting, leasing, licensing, or minor alteration of existing public or 
private structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of use beyond that existing at the time of the lead agency's 
determination. 
 
ANALYSIS 
 
The proposed private school would complement the existing business park uses and 
could readily be accommodated at this site.  There is adequate parking for the 
maximum student load of 60 students and the 11-15 staff and faculty that might be on 
the campus simultaneously.  Further, the proposed use would benefit the City of Antioch 
by providing higher educational opportunities and strengthening the quality of the 
workforce.  
 
In summary, the proposed project, as conditioned, would be consistent with City 
standards and would be a strong addition to the City of Antioch.  As such, staff 
recommends approval with conditions. 
 
ATTACHMENT 
 
A: Project Plans dated June 26, 2015 
 



    
 

CITY OF ANTIOCH PLANNING COMMISSION 
RESOLUTION NO. 2015-** 

 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION 

APPROVING A USE PERMIT FOR THE ESTABLISHMENT OF A PRIVATE SCHOOL 
(CONTRA COSTA MEDICAL CAREER COLLEGE) AT 1700 AUTO CENTER DRIVE 

(APN 074-054-011-08) 
 

WHEREAS, the City of Antioch received a request from Stacey Orozco, on 
behalf of Contra Costa Medical Career College Inc., for a use permit for the 
establishment of a private school (Contra Costa Medical Career College) at 1700 Auto 
Center Drive (APN 074-053-011-08); and, 
 
 WHEREAS, this project is exempt from the provisions of CEQA pursuant to 
CEQA Guideline section 15301 – Existing Facilities; and 
 

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

WHEREAS, the Planning Commission on August 19, 2015, duly held a public 
hearing, received, and considered evidence, both oral and documentary, and  

 
WHEREAS, the Planning Commission 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 use would occupy an existing building within an established 
business park district.  The hours of operation for the proposed use are 
consistent with operational hours of adjacent businesses and the proposed 
use does not employ any equipment or processes that would be disruptive 
to adjacent properties.  Further, there is adequate parking available on-site 
for the proposed use. 

 
2. The use applied at the location indicated is properly one for which a use 

permit is authorized. 
 

The site is zoned Planned Business Center (PBC) and per the Municipal 
Code, private schools are allowed with a use permit.   
 

3. That the site for the proposed site is adequate in size and shape to 
accommodate such use, and all yards, fences, parking, loading, 
landscaping, and other features required, to other uses in the 
neighborhood.   
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The site is adequate in size and shape to accommodate a private school. 
There are 98 parking spaces available on the site and the school will likely 
generate a maximum of 60 students and 15 staff and faculty on the site 
simultaneously.   

 
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 has frontage on Auto Center Drive, Costco Way and Verne 
Roberts Circle, where there is sole access. The site is part of a 
contemporary business park and the vehicular access and roadway 
network are all adequate for the proposed use. 

 
5. That the granting of such use permit will not adversely affect the 

comprehensive General Plan. 
 

The use is consistent with the General Plan and will further the City’s 
broader goals of economic development by educating and improving the 
existing workforce. 

 
WHEREAS, the Planning Commission does determine that the following findings 

support the Conditions of Approval. 
 

A. GENERAL CONDITIONS 
 
1. The City of Antioch has established a Municipal Code and City standards 

and the State of California has established a Building Code to protect the public health, 
safety, and welfare of the citizens within the City and the State respectively.  This 
condition of approval is necessary for the developer to mitigate any project impacts that 
may threaten the health, safety, or welfare of its citizens.  

 
2-3.  In order for the project to be constructed to the City's approved standards, 

the plans need to adequately reflect the changes made by the City Council and City 
staff needs to inspect the site for compliance with the conditions of approval prior to final 
inspection approval.  These conditions protects the public safety, health, and general 
welfare of the residents of the Project and surrounding residential and other uses by 
providing an adequate reflection of the approved project prior to the issuance of building 
permits and a follow up site inspection to ensure the Project was built as conditioned. 

 
4.  The regulatory environment of land development and base line conditions 

change frequently as well as thresholds established by the California Environmental 
Quality Act; therefore, this condition is necessary to ensure any project going forward is 
subject to the most current regulations in order to promote the public health, safety, and 
welfare in the City of Antioch. 
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5.  The Project is being pursued by a developer and the City's responsibility is 
to promote orderly development within the City.  This condition is necessary to protect 
the City from the financial and time expenses for defending challenges to land use 
entitlements or environmental reviews that are financially benefitting the applicant, 
particularly given the City's own financial challenges. 

 
6-7.  The Project takes City time and staff to process development applications 

through the land use entitlement process.  The development of property is at the benefit 
of the applicant; therefore, the conditions are necessary to ensure the applicant pays 
the expenses to process the application rather than having that burden placed on the 
taxpayers for another's benefit and satisfies all necessary requirements to make use of 
public lands that serve the project site. 

 
8. It is necessary to ensure administrative consistency and avoid confusion 

between plan versions by identifying the most recent entitlements that govern site 
development and use. 

 
9. The project requires the use of public lands in order to provide access and 

extend infrastructure to the project site.  These conditions are necessary to allow the 
project sponsors to make use of public lands to benefit the project. 

 
NOW THEREFORE BE IT RESOLVED the Planning Commission of the City of 

Antioch, after reviewing the staff report and considering testimony does hereby 
APPROVE the use permit (UP-15-09), to establish a private school subject to the 
following conditions and the findings for the 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. This approval expires two years from the date of approval (Expires August 19, 
2017), unless the use has been established or a building permit has been issued 
and construction has diligently commenced thereon and has not expired, or 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. 
 

3. The applicant shall defend, indemnify, and hold harmless the City in any action 
brought by a third party to challenge the land use entitlement or environmental 
review.  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. 
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4. 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. 
 

5. An encroachment permit shall be required for all work in the public right of way. 
 

6. This approval supersedes previous approvals that have been granted for this 
site. 
 

7. All required easements or rights-of-way for offsite improvements shall be 
obtained by the applicant at no cost to the City of Antioch.  Advance permission 
shall be obtained from any property or easement holders for any work done 
within such property or easements. 
 

B.  CONSTRUCTION CONDITIONS 

 
1. The use of construction equipment shall be restricted to weekdays between the 

hours 8:00 A.M. and 5:00 P.M., or as approved in writing by the City Manager. 
 
2. The Project shall be in compliance with and supply all the necessary 

documentation for AMC6-3.2: Construction and Demolition Debris Recycling. 
 
C.  FEES 
 

1. The applicant shall pay all fees as required by the City Council. 
 
2. The developer shall pay all required fees at the time of building permit issuance. 

 
3. The applicant shall pay the Contra Costa County Fire Protection District Fire 

Development Fee in place at the time of building permit issuance. 
 

D.  FIRE REQUIREMENTS 
 

1. The applicant shall comply with all requirements of the Contra Costa County Fire 
Protection District. 

 
E.   PROPERTY MAINTENANCE 
 

1. No illegal signs, pennants, banners, balloons, flags, or streamers shall be used 
on this site at any time. 

 
2. No signs shall be installed on this site without prior City approval. 
 
3. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times. 
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F.  OPERATIONAL CONDITIONS 
 

1.  The school shall limit programming, enrollment, and/or scheduling such that 
there are no more than 98 students and/or faculty/staff members at the site 
simultaneously. 
 

* * * * * * * * * 
 

I HEREBY CERTIFY that the foregoing resolution was passed and adopted by 
the Planning Commission of the City of Antioch at a regular meeting thereof held on the 
19th day of August 2015. 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:   

 ______           
FORREST EBBS, SECRETARY TO THE 

                                                                                               PLANNING COMMISSION 
 

. 
 

 
 



ATTACHMENT “A” 
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The site currently houses a 150 coach mobile home park.  The mobile home park site 
was approved by the Planning Commission on November 28, 1973, by means of a re-
zoning to R-2T (Mobile Home District) with the Council adopting the Ordinance to re-
zone the parcel on January 8, 1974.   Subsequent Zoning Ordinance updates amended 
the zoning to R-10T, keeping the intent of the original R-2T district. 
 
ENVIRONMENTAL 
 
This project has been found to be Categorically Exempt from the California 
Environmental Quality Act (CEQA) under Article 19, Section15303 New Construction. 
 
ANALYSIS 
 
The Mobilehome park site was originally approved by the City Council through the 
approval of an ordinance rezoning the land use.  The mobilehome park currently 
consists of 150 coach lots on a 22 acre site.  The applicant has requested the approval 
of an additional six (6) lots.  In evaluating this request, the City has considered the 
following items: 
 
Density: 
Vista Diablo Mobile Estates sits on approximately 22 acres.  The current zoning allows 
for up to 10 units per acre.  The current mobilehome park houses 150 coach lots having 
a density of approximately 6.5 units per acre.  The addition of Six (6) lots (resulting in a 
total of 156 lots) would increase the density to approximately 7 units per acre, which is 
still under the allowable density for the R-10T zoning.   
 
Parking:   
Each lot provides for the required two off street parking spaces.   
 
The original approval required one guest parking space per every five coach lots.  This 
is consistent with the current off-street parking requirements for multi-family dwelling 
units.  Although a total of 11 guest spaces will be removed, the site will still have 51 
guest parking spaces, which is in excess of the required 31.   
 
Wall, Access, Signage: 
There are no proposed changes to the park perimeter walls or enclosures on public 
street frontage, signs or access to the mobile home park from the public right of way, 
which would fall under the City’s jurisdiction. 
 
In summary, the proposed project, as conditioned, would be consistent with City 
standards and would be a strong addition to the City of Antioch.  As such, staff 
recommends approval with conditions. 
 
ATTACHMENT 
 
A: Project Plans dated June 3, 2015 



    
 

RESOLUTION NO. 2015-** 
 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION APRROVING A 

USE PERMIT FOR THE EXPANSION OF THE VISTA DIABLO MOBILE ESTATES 
MOBILE HOME PARK AT 2901 SOMERSVILLE ROAD. 

 
WHEREAS, the Planning Commission has received a request from Sierra 

Management for approval of a Use Permit for the expansion of the existing mobilehome 
park located at 2901 Somersville Road from 150 units to 156 units (APN 076-010-
029)(UP-08-07); and  
 
 WHEREAS, This project has been found to be Categorically Exempt from the 
California Environmental Quality Act (CEQA) under Article 19, Section 15303; and 
 
 WHEREAS, the Planning Commission duly gave notice of public hearing as 
required by law; and 
 

WHEREAS, the Planning Commission on August 19, 2015, duly held a public 
hearing, received and considered evidence, both oral and documentary. 

 
NOW THEREFORE BE IT RESOLVED, that the Planning Commission makes 

for following findings for approval of a 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 property is currently zoned for medium density residential 
units and is located within a district which specifically allows for 
manufactured housing units; 

 
2. The use applied at the location indicated is properly one for which a use 

permit is authorized.  Although this site was originally approved and zoned 
for a mobile home park, the zoning has since changed from R-T2 to R-10T 
which under current zoning regulations requires a Use Permit; 

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

accommodate such use, and all yards, fences, parking, loading, 
landscaping, and other features required, to other uses in the 
neighborhood.  Title 25, Chapter 2 of the California Codes and Regulations 
clearly defines the development standards for mobile home parks.  The 
City’s approval of only lots which can meet these standards does ensure 
that the mobile home park coach sites will complement the existing 
development; 

 
4. The project site is currently developed and is located off of Somersville 

Road which, which is adequate in width and pavement type to carry the 
minimal additional traffic that will be generated by the proposed use; and  
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5. That General Plan designation for this site is medium density residential; 

the granting of such use permit will be consistent with this designation and 
does not adversely affect the comprehensive General Plan.   

 
NOW THEREFORE BE IT FURTHER RESOLVED that the Planning 

Commission of the City of Antioch APPROVES the expansion of the existing mobile 
home park from 150 units to 156 units contingent upon compliance with Title 25, 
Chapter 2 of California Codes and Regulations (“Mobilehome Parks and Installations”) 
and approval from the California Department of Housing and Community Development 
(HCD), subject to the following conditions: 

 
STANDARD CONDITIONS 

 
1. That the Antioch Municipal Code be complied with. 
 
2. That the applicant obtain an encroachment permit for all work done within the 

public right-of-way. 
 
3. That the use of construction equipment be restricted to weekdays between the 

hours of 8:00 a.m. and 5:00 p.m., or as approved in writing by the City Engineer. 
 

4. That standard dust control methods and designs be used to stabilize the dust 
generated by construction activities. 
 

5. That this approval expires two years from the date of approval (Expires August 
19, 2017), unless a building permit has been issued by the Department of 
Housing and Community Development and construction has diligently 
commenced thereon and has not expired, or an extension has been approved by 
the Planning Commission.  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.  

 
6. That the applicant shall defend, indemnify and hold harmless the City in any 

action brought by a third party to challenge the land use entitlement. 
 

PROJECT SPECIFIC CONDITIONS 
 

7. That only sites which meet the requirement of Title 25, Chapter 2 of California 
Codes and Regulations (“Mobilehome Parks and Installations”) and approval 
from the California Department of Housing and Community Development (HCD) 
shall be included as part of this approval. 

 
8. That all building and engineering requirements of the Department of Housing and 

Community Development shall be fulfilled. 
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9. That all agency requirements (utilities, fire, health, etc.) shall be obtained by the 

applicant prior to the City of Antioch Planning Division sign off of the State of 
California Department of Housing and Community Development “Mobilehome 
Park, Recreational Vehicle Park, Campground and Associated  Structures Plan 
Review Booklet”. 

 
10. That the Contra Costa Water District shall sign off on the “Mobilehome Park, 

Recreational Vehicle Park, Campground and Associated  Structures Plan Review 
Booklet” prior to the City of Antioch Planning Division and that the following 
conditions recommended by the Contra Costa Water District be addressed: 

a. That the applicant shall have no access to the Contra Costa Canal right-
of-way during construction. 

b. That no grading be conducted in the Contra Costa Canal right of way. 
c. That all sewer lines to be installed shall be a minimum of 3 feet away from 

the Canal property line fence. 
d. Sewer line size depth and distance from the canal fence should be defined 

on the drawings. 
 

* * * * * * * 
 

I HEREBY CERTIFY that the foregoing resolution was passed and 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 19th day of 
August, 2015. 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:   

 ______           
FORREST EBBS, SECRETARY TO THE 

                                                                                               PLANNING COMMISSION 
 

. 
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North: Larkspur Drive and Highway 4. 
South: Hillcrest Crossroads Shopping Center 
East:  Jack in the Box and Hillcrest Crossroads Shopping Center. 
West:  Parking lot and Hillcrest Crossroad Shopping Center. 
 
ENVIRONMENTAL 
 
The project is Categorically Exempt from the provisions of CEQA, pursuant to section 
15301 – Existing Facilities.  This section of CEQA exempts the operation, repair, 
maintenance, permitting, leasing, licensing, or minor alteration of existing public or 
private structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of use beyond that existing at the time of the lead agency's 
determination. 
 
ANALYSIS 
 
The proposed outdoor dining patio would offer an enhanced amenity for an existing 
restaurant building.  Under proper management and operational requirements, staff 
does not anticipate any issues related to the patio.  To that affect, staff has imposed a 
number of Conditions of Approval to ensure the long term success of the outdoor dining 
patio. 
 
In addition, staff has observed that the landscaping in front of the existing restaurant 
building has been neglected since the departure of the prior tenant (Sizzler).  A 
Condition of Approval has been added to require the wholesale improvement of this 
entire area. 
 
In summary, the proposed project, as conditioned, would be consistent with City 
standards and would be a strong addition to the City of Antioch.  As such, staff 
recommends approval with conditions. 
 
ATTACHMENT 
 
A: Project Plans dated June 16, 2015 
 



    
 

CITY OF ANTIOCH PLANNING COMMISSION 
RESOLUTION NO. 2015-** 

 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION 

APPROVING A USE PERMIT FOR THE INSTALLATION OF AN OUTDOOR DINING 
PATIO AT 2709 HILLCREST AVENUE (APN 052-232-020) 

 
WHEREAS, the City of Antioch received a request from Conrad De Jesus, on 

behalf of Gurjit Singh, for a use permit for the installation of an outdoor dining patio at 
the existing restaurant building at 2709 Hillcrest Avenue (APN 052-232-020); and, 
 
 WHEREAS, this project is exempt from the provisions of CEQA pursuant to 
CEQA Guideline section 15301 – Existing Facilities; and 
 

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

WHEREAS, the Planning Commission on August 19, 2015, duly held a public 
hearing, received, and considered evidence, both oral and documentary, and  

 
WHEREAS, the Planning Commission 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 outdoor dining patio would be directly adjacent to an existing 
restaurant building and, due to its size (850 square feet) would not 
significantly increase the occupancy of the restaurant.  Further, the patio 
would not be located near residential uses or other sensitive uses that 
might be impacted by any potential noise.  Rather, it would be located 
adjacent to Larkspur Drive.  Further, there is adequate parking available 
on-site for the proposed use and the minor increase of occupancy resulting 
from the outdoor dining patio. 

 
2. The use applied at the location indicated is properly one for which a use 

permit is authorized. 
 

The site is zoned Neighborhood/Community Commercial (C-2) and per the 
Municipal Code, outdoor dining areas are allowed with a use permit.   
 

3. That the site for the proposed site is adequate in size and shape to 
accommodate such use, and all yards, fences, parking, loading, 
landscaping, and other features required, to other uses in the 
neighborhood.   
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The restaurant is part of a much larger consolidated shopping center 
(Hillcrest Crossroads).  There is adequate parking for the restaurant use 
and other businesses that share the parking lot.   

 
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 has frontage on Larkspur Drive, which is a designed commercial 
street, which can adequately accommodate the restaurant and minor 
expansion. 

 
5. That the granting of such use permit will not adversely affect the 

comprehensive General Plan. 
 

The use is consistent with the General Plan and will further the City’s 
broader goals of economic development by encouraging the reuse of 
existing buildings. 

 
WHEREAS, the Planning Commission does determine that the following findings 

support the Conditions of Approval. 
 

A. GENERAL CONDITIONS 
 
1. The City of Antioch has established a Municipal Code and City standards 

and the State of California has established a Building Code to protect the public health, 
safety, and welfare of the citizens within the City and the State respectively.  This 
condition of approval is necessary for the developer to mitigate any project impacts that 
may threaten the health, safety, or welfare of its citizens.  

 
2-3.  In order for the project to be constructed to the City's approved standards, 

the plans need to adequately reflect the changes made by the City Council and City 
staff needs to inspect the site for compliance with the conditions of approval prior to final 
inspection approval.  These conditions protects the public safety, health, and general 
welfare of the residents of the Project and surrounding residential and other uses by 
providing an adequate reflection of the approved project prior to the issuance of building 
permits and a follow up site inspection to ensure the Project was built as conditioned. 

 
4.  The regulatory environment of land development and base line conditions 

change frequently as well as thresholds established by the California Environmental 
Quality Act; therefore, this condition is necessary to ensure any project going forward is 
subject to the most current regulations in order to promote the public health, safety, and 
welfare in the City of Antioch. 

 
5.  The Project is being pursued by a developer and the City's responsibility is 

to promote orderly development within the City.  This condition is necessary to protect 
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the City from the financial and time expenses for defending challenges to land use 
entitlements or environmental reviews that are financially benefitting the applicant, 
particularly given the City's own financial challenges. 

 
6-7.  The Project takes City time and staff to process development applications 

through the land use entitlement process.  The development of property is at the benefit 
of the applicant; therefore, the conditions are necessary to ensure the applicant pays 
the expenses to process the application rather than having that burden placed on the 
taxpayers for another's benefit and satisfies all necessary requirements to make use of 
public lands that serve the project site. 

 
8. It is necessary to ensure administrative consistency and avoid confusion 

between plan versions by identifying the most recent entitlements that govern site 
development and use. 

 
9. The project requires the use of public lands in order to provide access and 

extend infrastructure to the project site.  These conditions are necessary to allow the 
project sponsors to make use of public lands to benefit the project. 

 
NOW THEREFORE BE IT RESOLVED the Planning Commission of the City of 

Antioch, after reviewing the staff report and considering testimony does hereby 
APPROVE the use permit (UP-15-08), for a use permit for the installation of an outdoor 
dining patio at the existing restaurant building at 2709 Hillcrest Avenue, subject to the 
following conditions and the findings for the 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. This approval expires two years from the date of approval (Expires August 19, 
2017), unless the use has been established or a building permit has been issued 
and construction has diligently commenced thereon and has not expired, or 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. 
 

3. The applicant shall defend, indemnify, and hold harmless the City in any action 
brought by a third party to challenge the land use entitlement or environmental 
review.  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. 
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4. 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. 
 

5. An encroachment permit shall be required for all work in the public right of way. 
 

6. This approval supersedes previous approvals that have been granted for this 
site. 
 

7. All required easements or rights-of-way for offsite improvements shall be 
obtained by the applicant at no cost to the City of Antioch.  Advance permission 
shall be obtained from any property or easement holders for any work done 
within such property or easements. 
 

B.  CONSTRUCTION CONDITIONS 

 
1. The use of construction equipment shall be restricted to weekdays between the 

hours 8:00 A.M. and 5:00 P.M., or as approved in writing by the City Manager. 
 
2. The Project shall be in compliance with and supply all the necessary 

documentation for AMC 6-3.2: Construction and Demolition Debris Recycling. 
 
C.  FEES 
 

1. The applicant shall pay all fees as required by the City Council. 
 
2. The developer shall pay all required fees at the time of building permit issuance. 

 
3. The applicant shall pay the Contra Costa County Fire Protection District Fire 

Development Fee in place at the time of building permit issuance. 
 

D.  FIRE REQUIREMENTS 
 

1. The applicant shall comply with all requirements of the Contra Costa County Fire 
Protection District. 

 
E.   PROPERTY MAINTENANCE 
 

1. No illegal signs, pennants, banners, balloons, flags, or streamers shall be used 
on this site at any time. 

 
2. No signs shall be installed on this site without prior City approval. 
 
3. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times. 

 
F.  OPERATIONAL CONDITIONS 
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1. Amplified music, whether originating from the restaurant or outdoor dining patio, 
shall not be audible beyond the property line. 
 

2. Prior to occupancy, all dead or deteriorated landscaping throughout the entire 
site shall be removed and replaced with new specimens.  A landscape/irrigation 
plan shall be submitted concurrently with the building permit application for the 
outdoor dining area. 
 

* * * * * * * * * 
 

I HEREBY CERTIFY that the foregoing resolution was passed and adopted by 
the Planning Commission of the City of Antioch at a regular meeting thereof held on the 
19th day of August 2015. 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:   

 ______           
FORREST EBBS, SECRETARY TO THE 

                                                                                               PLANNING COMMISSION 
 

. 
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BACKGROUND 
 
The project site is a vacant lot located at the northern intersection of Hillcrest Avenue 
and Wildflower Drive.  It abuts an existing retail center to the north and single-family 
residential to the northeast.  The project site will be subdivided into three parcels to 
accommodate retail development, high-density multi-family residential, and detached 
single-family homes.  
 
The proposed project is not consistent with the existing General Plan land use and 
zoning designations because the site is currently designated for commercial 
development.   Therefore, an amendment to the General Plan and a change of zone will 
be required to allow the proposed mixed-use development.  A Planned Development 
zoning designation will be required to allow the applicant to create specific development 
standards for this project.  However, some of the proposed standards conflict with the 
City Design Guidelines.  
 
ANALYSIS 
 
On March 23, 2015, the City of Antioch Planning and Public Works Departments met to 
review the site plan.  Comments regarding design improvements and compliance with 
the City of Antioch Citywide Design Guidelines Manual were provided to the applicant.  
A copy of the comment letter is included as Attachment C.   
 
A revised site plan was submitted but did not address several of the comments 
provided, including the recommendation to create a main street design in the mixed-use 
portion of the development.  Thus, staff informed the applicant that the revised site plan 
did not provide a mixed-use design that was desirable by the City and requested a 
meeting with the applicant and his team to discuss the issue.   
 
On July 7, 2015, staff met with the applicant and his team, and the applicant provided a 
revised site plan and color rendering for the proposed development (Attachment D).  
The revised site plan addressed the design comment about creating a main street and 
other design comments.  Several comments were not addressed; however, some are 
major comments that will be discussed in detail in this staff report.  Overall, staff 
believes that the latest site plan, with improvements, will provide a desirable mixed-use 
development in Antioch.   
 
Issue #1: Project Overview 
 
The project site is a vacant lot with gently rolling terrain along Hillcrest Avenue and an 
increasingly steep slope riding to the back (northeast portion) of the site.  As proposed 
by the applicant, the site would be subdivided into three parcels consisting of a 
commercial parcel along Hillcrest, a high-density apartment parcel behind the 
commercial parcel, and a single-family residential parcel along the hilltop.  
 
The single-family parcel would be further subdivided to create twenty-five (25) small 
residential lots ranging from 2,800 to 8,860 square feet and one (1) open space lot.  
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The retail and multi-family components have been designed to create a mixed-use 
development on the lower portion of the site and will have access off Hillcrest Avenue 
and Wildflower Drive.  Single-family homes proposed on the upper portion of the site will 
have access off Wildflower Drive and no direct access to the mixed-use area.  
 
An association will be required for the project, which will be responsible for maintaining 
all common areas in the development such as the water quality basins, landscaped 
area, and all open space areas.    
 
The applicant has not proposed architecture or provided a landscape plan as part of the 
application; therefore, design is not discussed in this staff report.  The project will be 
required to comply with the architectural and landscape standards in the City’s Design 
Guidelines. 
 
The exact size of the retail development and the number of multi-family units have not 
yet been determined, but the applicant’s initial plans show approximately 100,000 
square feet of retail space and approximately 100 multi-family units.  Staff has asked 
the applicant to provide a site analysis table with the formal application that includes 
listing the size and number of all buildings, parking, landscape coverage, open space 
area, etc., on the site plan.  When the formal application is submitted, staff will review it 
for consistency with the City standards for parking, landscaping, etc. 
 
Issue #2: Consistency with the General Plan 
 
This staff report will first discuss the consistency of the development with the City 
General Plan and Zoning, and then break down the discussion to analyze the proposed 
design by single-family and mixed used components.  
 
The General Plan land use designation for the project site is Neighborhood Commercial, 
which allows neighborhood retail development on lots ranging from 3 to 12 acres that is 
anchored by a major supermarket and/or drugstore. The zoning is 
Neighborhood/Community Commercial District (C-2) with a very small portion in the 
site’s southeast corner zoned as Planned Development (PD).  
 
General Plan Amendment:  The proposed development includes single- and multi-family 
residential, neither of which is allowed under the existing General Plan land use 
designation.  Therefore, a General Plan Amendment will be required to change the land 
use designation to Mixed Use to allow the development of the commercial buildings, an 
apartment complex, and a small-lot single-family subdivision.  
 
The Mixed Use land use designation is characterized in the General Plan as a different 
style of development than traditional neighborhoods, commercial, and employment 
areas that are physically separated from each other.  Developments in the Mixed Use 
designation are allowed to provide a variety of uses in an integrated manner on a single 
site.  The mix of uses and development density are to be appropriate to the 
development site’s particular location, access, size, and adjacent land uses.  
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The intent of the Mixed Use designation is to allow a wide variety of uses that can come 
together to meet the community’s housing, shopping, employment, and institutional 
needs through efficient land use design.  With the Mixed Use designation, both vertical 
mixed use (various types of uses integrated within individual buildings, such as 
commercial on the ground floor with residential uses above) and horizontal mixed use 
(individual buildings housing different types of uses within an integrated site plan) are 
appropriate.  Small-lot single-family detached homes, multi-family attached homes, 
administrative and professional offices, banks and financial services, business support 
services, eating and drinking establishments, and other retail and recreational uses are 
permitted. 
 
Change of Zone: A change of zone will also be needed to change the zoning of the 
entire site to PD; Planned Development zoning encourages flexibility in the design and 
development of land so as to promote the most appropriate use.  PD zoning intends to:  
  

 Allow diversification in the relationship of various uses, structures, and space; 

 Facilitate the adequate and economical provision of streets and utilities;  

 Preserve natural and scenic qualities of open space;  

 Offer recreational opportunities convenient to residents;  

 Enhance the appearance of neighborhoods through the preservation of natural 
green spaces; and  

 Counteract the effects of urban congestion and monotony. 

 
Public Safety: Due to the City’s budgetary issues and the lack of police staffing to meet 
General Plan standards, residential projects have been required to participate in a 
community facilities district (CFD) or other funding mechanism deemed acceptable by 
the City pertaining to police services.  The project will be required to mitigate its impact 
on police services due to the increase in demand, which is based on the number of 
individuals who are expected to reside in the new project (the General Plan identifies a 
performance ratio of 1.2 to 1.5 police officers per 1,000 individuals).  
 
Currently, a CFD or other funding mechanism has not been formed.  The project will be 
required to establish the district or other mechanism.  Staff is also recommending that 
the proposed project be conditioned to establish, if necessary, and participate in a CFD 
or other funding mechanism. 
 
Issue #3: Single-Family Development  

The proposed project incorporates a “small lot” subdivision, with the majority of lots less 
than 3,000 square feet (average size for all of the lots combined is 4,128 square feet). 
The smallest lot is 2,800 square feet and the largest is 8,860 square feet.  
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All but three homes will have driveway access off a local street designed as a private 
cul-de-sac.  The remaining three homes will take access off Wildflower Drive, which is a 
collector street.  According to the applicant, the lots will accommodate two house plans 
of approximately 2,200 square feet and 2,500 square feet, which may be difficult to 
achieve on such small lots while still maintaining the appropriate setbacks and 
requirements in the City’s Design Guidelines.  
 
For this reason, a change of zone to PD would be required for this project to allow the 
applicant to create development standards (that are different from the Zoning Code) to 
accommodate the proposed project.  However, a few of those standards may conflict 
with the Design Guidelines.   
 
Setback and Street Design: The applicant has not provided setback information or a 
typical lot detail.  However, based on the first version of the site plan, it appears that a 
3-foot front yard setback between the garage and sidewalk is proposed for homes 
fronting on the new local street, with no additional landscaped parkway in the right-of-
way (only a 4.5-foot-wide sidewalk and a 0.5-foot rolled curb are in the right-of-way). 
Side and rear yard setbacks are provided.  Also, it is unclear whether the garages are 
forward-facing or side-facing.   
 
The front setback for homes fronting on Wildflower Drive appears to be a minimum of 
12 feet, with 18 feet to the face of the garages, but this information is not clear.  The 
garages are forward-facing garages that face Wildflower Drive.  The side yard setback 
appears to be 5 feet to the property line, while the rear yard setback is not provided.  
 
The proposed 3-foot front yard setback and the lack of landscaped parkway for the new 
local street conflict with Design Guidelines Section 6.1.3.B.  This section requires 
residential streets to have a minimum 5-foot-wide landscaped parkway with street trees 
and a 5-foot-wide sidewalk in the right-of-way.  This proposal is also not consistent with 
the Zoning Code requirement mandating a 20-foot front yard setback for homes fronting 
on a local street.  
 
The table below lists the setbacks for typical residential zoning.  
 

 Setback 

Front (local street) 20′ 

Front (collector) 25′ 

Front (garage)1 20′–25′ 

Rear (single story) 10′ 

Rear (two stories) 20′ 

Side  5′ 
Note: 1. Forward-facing garages (facing the street) are required 
to be set back behind the primary wall of the homes. 

 



6 
 

The PD zoning allows flexibility with development standards; therefore, the Commission 
has the ability to allow or not allow the reduced setback as proposed for this project. 
However, as mentioned above, the standards conflicts with the Design Guidelines.  

The site plan shows that all garages extend beyond the main portion of the homes.  
This is not in compliance with Design Guidelines Section 6.1.3.E, which states that “only 
one house plan shall have a garage that extends beyond the main portion of the home. 
All other house plans shall vary garage door placement and layout to de-emphasize the 
garage” (p. 6-5). 

In addition, design Guidelines Section 6.1.3.C requires “a minimum of 5 foot variation in 
lot width, side setback, and/or building height for at least every third house.  The front 
setback shall be staggered at least every third house” (p. 6-4).  See Figure 6.1.6 in the 
Design Guidelines.  The site plan does not appear to satisfy the requirements for 
variation in lot size and building placement. 

To allow flexibility with the development standards while maintaining compliance with 
City Design Guidelines, staff recommends that the Commission consider the following 
standards to be included as part of the standards in the PD and Final Development Plan 
submittal for this project:  

 Require homes facing Wildflower Drive to be designed to meet the standard front 
and side yard setbacks in Section 9-5.601 of the Zoning Code (listed in the table 
above) to maintain consistency with the existing homes on Wildflower Drive.  

 Allow the applicant to work with staff on creating reduced side yard setbacks that 
would not impact the privacy of other homes in this project.  This can be 
achieved with creative building form and articulation.  

 Allow flexibility for a reduced rear yard setback because none of the homes abut 
another home’s back yard.  

 Require forward-facing garages to be recessed at least 5 feet from the face of 
the home and maintain a driveway length of at least 20 feet to ensure that the 
garages do not dominate the street and the front facades of homes.  

 Require the design of garages to be in compliance with Design Guidelines 
Section 6.1.3.E. that requires varying garage door placement and layout.  

 Allow flexibility for a reduced front yard setback for homes without forward-facing 
garage that front onto the new local street while being in compliance with the lot 
size variation and building placement of Design Guidelines to maintain 
streetscape variation.  

 Require the right-of-way for the new local street to comply with the design 
standard of providing a 5-foot sidewalk and a 5-foot landscaped parkway to 
ensure a desirable streetscape (Design Guidelines Section 6.1.3.B).  The right-
of-way design shall be extended to the front of Lot 22 and Lot 25.   
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 Require the new local street to be designed in compliance with City standards for 
local streets.  The residential street as proposed is substandard and may not 
have adequate spaces for public utility apparatus.  

Parking: The first version of the site plan shows that a two-car garage and 32 guest 
parking spaces will be provided across the street for guests.  If this is the case, the 
project will be required to provide adequate access for the passenger side of the 
vehicles.  The applicant will also be required to submit a parking plan showing there is 
ample space for guest parking and clearly identifying the location of each of the 32 
parking spaces.  
   
The proposed parking standard complies with the Zoning Code requirement for single-
family home of providing a two-car garage and one guest parking space on the street in 
close proximity to the unit served.  The Code does not specify the placement of the 
guest spaces, but small-lot subdivisions are typically conditioned to provide a guest 
parking space within 150–200 feet of the unit it is serving. 
 
The project is not proposing to provide any recreational vehicles (RV) as required in 
Section 9-5.1718 of the Zoning Code that requires new single-family subdivisions to 
provide unrestricted access to the rear yard for recreational vehicles (RV) on at least 
25% of the lots.  This is consistent with other approved small-lot subdivisions where 
requiring RV parking may not be practical and could be appropriately deterred by 
prohibiting RV parking in the development.  
 
Therefore, staff recommends that the parking standards (number of parking spaces and 
design) for the single-family homes be the same as the standards in the City’s Zoning 
Code, with exception of not requiring RV access to be provided in this development.  
 
Hillside Development: Because of the site’s existing topography, staff recommends that 
the project be required to satisfy the standards for hillside development in Zoning Code 
Section 9-5.2407 as well as policies in the General Plan.  The applicant will need to 
provide a site analysis or description detailing how this project meets the standards.  
 
Infrastructure and Off-Site Improvements: The developer is required to provide all 
infrastructure necessary to serve the site.  This includes utility tie-ins such as water, 
streets, sanitary sewer, and storm drainage systems.  Because of the smaller lots, staff 
has concerns about the placement of the required utility boxes.  In some cases in small-
lot developments, the utility boxes can be placed in a manner that dramatically reduces 
front yard landscaping.  Therefore, staff is recommending that the applicant include a 
utility plan as part of the Final Development Plan submittal showing the placement of all 
utility boxes.   
 
Issue #4: Main Street and Pedestrian Safety in Mixed-Use Development 
 
As mentioned above, the latest site plan provides a main street design consisting of 
sidewalks, street trees, and angled parking that promote pedestrian activity through the 
center of the site’s mixed-use area.  With minor improvements to pedestrian access 
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routes, the proposed design satisfies the intent of the Design Guidelines for a walkable 
main street central corridor that creates a more welcoming environment and a sense of 
place for the community.  Therefore, staff recommends that the following design 
improvements be required as part of the Final Development Plan submittal:  
 

 Sidewalks of approximately 5–10 feet and street trees on both sides of the new 
main street/drive aisle 

 Frequent crossings with special treatment highlighting pedestrian paths  

 Pedestrian crossing from the drive-through building to the rest of the retail center 

 Pedestrian crossing from the building on the corner of Wildflower and Hillcrest to 
the rest of the retail center 

 Shaded outdoor seating amenities throughout the center 

Pedestrian Safety: Chapters 3 and 5 of the Design Guidelines require new commercial 
and mixed-use developments to provide a clear and direct route for pedestrians from 
on-site parking to the building entry and public sidewalk system.  Staff recommends that 
the Final Development Plan submittal provide details for pedestrian paths and crossings 
which include the following: 

 Sidewalks on both sides of the right-of-way in every case (including the entrance 
along Wildflower Drive and Hillcrest Avenue) 

 A circulation path that is direct, continuous, and free of barriers (e.g., site 
equipment, signage, utility poles) 

 Continuation of paving pattern, color, and material used to articulate pathways 
and pedestrian areas when driveways intersect with these areas 

 A material change, contrasting color, or slightly raised crossing to clearly 
delineate the continuing pedestrian path where pedestrian circulation paths cross 
vehicular circulation paths 

 Clear delineation of all sidewalk connections at all access points into the 
development 

 A minimum 5-foot-wide landscape area between the sidewalk and the apartment 
building 

Parking and Landscape: A landscape plan was not provided.  The project needs to 
comply with Design Guidelines Section 3.1.6, which provides standards for parking lot 
design and landscaping.  The landscape plan will need to incorporate drought-tolerant 
landscaping and include details such as open space calculations, residential open 
space/common space amenities, the percentage of landscape coverage, and a palette 
of proposed landscape species and materials.   
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To ensure there is adequate parking for the proposed mixed-use development, staff 
recommends that the parking standards (number of parking spaces and design) for the 
commercial and multi-family residential components be the same as the standards in 
the City’s Zoning Code.  If the applicant wants to provide parking standards different 
from those required in the Zoning Code, a parking study would be required to support 
the proposed parking.  
 
Staff also recommends that a secondary access drive for the sole use of residents of 
the multi-family development be provided on Wildflower Drive.  This additional access 
drive would allow residents to avoid traffic at the main entries.  
 
Issue #5: Main Entries and Street Frontage Design in Mixed-Use Development 
 
The full access on Hillcrest Avenue is connected with the adjacent retail development to 
the north.  The applicant will be required to provide a traffic study showing that this entry 
point has been designed to accommodate stacking during peak hours.  The traffic study 
will also be required to include analysis of stacking at the entry on Wildflower Drive and 
for the drive-through facility.  It must include street improvements for Wildflower and 
Hillcrest and demonstrate whether a secondary access point for the multi-family 
residential development can be provided on Wildflower Drive to provide better access 
for the residents.  

Main Entry Design: Staff recommends that the project be required to design the main 
entry to comply with Design Guidelines Section 3.1.6.  This section requires both main 
entries to have a landscaped median, 5-foot wide sidewalks with a 7-foot-wide 
landscape parkway on both sides of the sidewalk, and other design features that create 
a prominent entryway statement setting the overall tone for the community’s character.  
 
Hillcrest and Wildflower Frontage: Although no entry point is provided at the corner of 
Hillcrest and Wildflower and near the triangle on Hillcrest Avenue, it was requested that 
this project provide a prominent form of monumentation or public art at both of these 
locations.  The latest site plan appears to create a public open space with pedestrian 
access point at these locations to accommodate the monumentation or public art.  It is 
recommended that the applicant provide detailed design of these locations as part of 
the Final Development Plan submittal showing that public art will be provided at the 
triangle on Hillcrest and that a pedestrian entry with landscape and monumentation will 
be provided at the corner of Hillcrest and Wildflower.  

Staff also recommends that the Final Development Plan submittal include design detail 
showing that the drive-through facility will not be visible on Hillcrest Avenue.  

In addition, staff recommends that the project be designed to satisfy the landscape 
setback requirements for non-residential uses in Section 9-5.601 of the Zoning Code as 
listed in the table below, or provide a comparable quality and quantity of landscaping in 
an alternate form on site.  
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 Setback 

Arterial Street 30’ 

Collector Street 25′ 

Local Street 20’ 

 
Issue #6: Community Amenities in Mixed-Use Development 
 
Design Guidelines Section 5.3.5 requires mixed-use projects to have site amenities 
such as courtyards, site furniture, a plaza, etc.  The latest site plan shows a large plaza 
in the center of the retail area that connects the retail component with the apartments. 
This central plaza provides a place where residents and visitors can congregate. 
 
However, the multi-family area lacks community amenities.  Design Guidelines Section 
6.2.10 requires multi-family residential development to provide access to community 
facilities and usable open space for recreation and social activities.  Staff recommends 
that the Commission require the Final Development Plan to include a landscaped 
outdoor gathering area with amenities for barbecuing and gathering.  These amenities 
should be integrated into project design.  Furthermore, the plans should include a 
recreation center and other community facilities that will be conveniently located for the 
majority of the units.  
 
While detention basins cannot be counted toward open space, staff recommends that 
they be designed to function as open space/amenities to the greatest extent possible. 
Amenities can include walkways around the detention basins, shaded seating areas, 
trees, and landscaping. 
 
Issue #7: Infrastructure and Off-Site Improvements  
 
The developer is required to provide all infrastructure necessary to serve the site.  This 
includes utility tie-ins such as water, streets, sanitary sewer, and storm drainage 
systems.  The project will be required to meet City standards and provide improvements 
on Hillcrest Avenue and Wildflower Drive as listed below. 

 A 12-foot-wide right-of-way dedication including a 6-foot-wide sidewalk and 6-
foot-wide landscaped parkway; the landscaped parkway is required to be located 
between the curb and the sidewalk 

 A 20-foot-wide landscaped setback from the right-of-way on Wildflower Drive and 
a 25-foot-wide landscaped setback on Hillcrest Avenue 

 No aboveground utility cabinets can be installed along Hillcrest Avenue and 
Wildflower, and no flush utility boxes can be located within the sidewalk 

 Improvement of the existing landscape in the median on Hillcrest Avenue  



11 
 

Issue #8: Architecture, Landscaping, and Walls for Overall Project 
 
The applicant has not provided plans for architecture, landscaping, fences, or walls with 
this application.  As part of the Final Development Plan, the project applicant will be 
required to demonstrate architecturally enhanced elevations for homes on the corners 
of the single-family development and for the retail buildings where the rear and side of 
the building face the street.  This is a typical requirement where the secondary 
elevations that are visible to the public must include design treatments (e.g., built-up 
stucco, stone veneer, or architectural projections) found on the “front” elevations. 
 
The applicant will also be required to provide a fence and wall plan showing the location 
of all proposed fences and walls.  The plan must demonstrate that landscape will be 
provided to soften the walls as required in the City’s Design Guidelines.  
 
CONCLUSION 
 
The purpose of a preliminary plan is to gather feedback from the Planning Commission 
and outside agencies in order for the applicant to become aware of concerns and/or 
issues prior to Final Development Plan submittal.  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 a Final Development Plan hearing.  Staff suggests that 
the recommendations in this staff report, along with any issues brought up by the 
Planning Commission, be addressed in the PD and Final Development Plan submittal.  

All recommendations are listed below.  

1. An association shall be established for the project and will be responsible for 
maintaining all common areas including but not limited to water quality basins, 
landscape area, and sloped parcels, etc.  

2. The project shall establish, if necessary, and participate in the community 
facilities district or other mechanism deemed acceptable by the City.  

3. To allow flexibility with the development standards for single-family development  
while maintaining compliance with City Design Guidelines, the following 
standards shall be included as part of the standards in the PD and Final 
Development Plan submittal:  

a. Require homes facing Wildflower Drive to be designed to meet the 
standard front and side yard setbacks in Section 9-5.601 of the Zoning 
Code (listed in the table above) to maintain consistency with the existing 
homes on Wildflower Drive.  

b. Allow the applicant to work with staff on creating reduced side yard 
setbacks that would not impact the privacy of other homes in this project.  
This can be achieved with creative building form and articulation.  
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c. Allow flexibility for a reduced rear yard setback because none of the 
homes abut another home’s back yard.  

d. Require forward-facing garages to be recessed at least 5 feet from the 
face of the home and maintain a driveway length of at least 20 feet to 
ensure that the garages do not dominate the street and the front facades 
of homes.  

e. Require the design of garages to be in compliance with Design Guidelines 
Section 6.1.3.E. that requires varying garage door placement and layout.  

f. Allow flexibility for a reduced front yard setback for homes without forward-
facing garage that front onto the new local street while being in 
compliance with the lot size variation and building placement of Design 
Guidelines to maintain streetscape variation.  

g. Require the right-of-way for the new local street to comply with the design 
standard of providing a 5-foot sidewalk and a 5-foot landscaped parkway 
to ensure a desirable streetscape (Design Guidelines Section 6.1.3.B). 
The right-of-way design shall be extended to the front of Lot 22 and Lot 
25.   

h. Require the new local street to be designed in compliance with City 
standards for local streets. The residential street as proposed is 
substandard and may not have adequate spaces for public utility 
apparatus.  

4. The parking design and standards for the project shall comply with the standards 
in the City’s Zoning Code, with the exception of not requiring RV access to be 
provided.  If the applicant wants to provide parking standards different from those 
required in the Zoning Code, a parking study would be required to support the 
proposed parking.  

5. A secondary access drive for the sole use of residents of the multi-family 
development shall be provided on Wildflower Drive.  This additional access drive 
would allow residents to avoid traffic at the main entries.  

6. The applicant shall provide a parking plan that includes the location of all parking 
spaces and where garbage cans will be located on the main streets for trash 
pickup.  The areas shall be able to accommodate three bins plus three feet 
between the bins.  This is required to ensure adequate parking during trash pick-
up days.  

7. The project shall satisfy the standards for hillside development in Zoning Code 
Section 9-5.2407 as well as policies in the General Plan.  The applicant shall 
provide a site analysis or description detailing how this project meets the 
standards.  
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8. The applicant shall submit a utility plan showing the location of all parking 
spaces, water meter boxes, backflows for fire sprinklers, sewer cleanouts, cable, 
phone, and power boxes as it relates to street frontage.  

9. The following design improvements shall be included as part of the PD and Final 
Development Plan submittal for the mixed-use development:  

a. Sidewalks of approximately 5–10 feet and street trees on both sides of the 
new main street/drive aisle 

b. Frequent crossings with special treatment highlighting pedestrian paths  

c. Pedestrian crossing from the drive-through building to the rest of the retail 
center 

d. Pedestrian crossing from the building on the corner of Wildflower and 
Hillcrest to the rest of the retail center 

e. Shaded outdoor seating amenities throughout the center 

10. The applicant shall provide details for pedestrian paths and crossings which shall 
include the following: 

a. Sidewalks on both sides of the right-of-way in every case (including the 
entrance along Wildflower Drive and Hillcrest Avenue) 

b. A circulation path that is direct, continuous, and free of barriers (e.g., site 
equipment, signage, utility poles) 

c. Continuation of paving pattern, color, and material used to articulate 
pathways and pedestrian areas when driveways intersect with these areas 

d. A material change, contrasting color, or slightly raised crossing to clearly 
delineate the continuing pedestrian path where pedestrian circulation 
paths cross vehicular circulation paths 

e. Clear delineation of all sidewalk connections at all access points into the 
development 

f. A minimum 5-foot-wide landscape area between the sidewalk and the 
apartment building 

11. A Traffic Study shall be prepared to the satisfaction of the City Engineer and 
includes the following. 

a. Stacking analysis during peak hours at the project entries and for the 
drive-through facility.  

b. Street improvement for Wildflower and Hillcrest 
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c. Compliance with the Technical Procedure Manual of the Contra Costa 
Transportation Authority. 

d. Demonstrate if a secondary access point for the multi-family component 
can be provided on Wildflower Drive.   

12. Project main entries shall be designed to comply with Design Guidelines Section 
3.1.6.  This section requires both main entries to have a landscaped median, 5-
foot wide sidewalks with a 7-foot-wide landscape parkway on both sides of the 
sidewalk, and other design features that create a prominent entryway statement 
setting the overall tone for the community’s character. 

13. The applicant shall provide detailed design showing that an open space area with 
public art and pedestrian access will be provided at the triangle on Hillcrest 
Avenue and that a pedestrian entry with landscape and monumentation will be 
provided at the corner of Hillcrest and Wildflower.  

14. The applicant shall provide design detail showing that the drive-through facility 
will not be visible on Hillcrest Avenue.  

15. The mixed-used development shall be designed to satisfy the landscape setback 
requirements for non-residential uses in Section 9-5.601 of the Zoning Code.  

16. Community amenities and usable open space for recreation and social activities 
such as landscaped outdoor gathering area with amenities for barbecuing and 
gathering, shall be provided for the multi-family development in compliance in 
with Design Guidelines Section 6.2.10.  These amenities should be integrated 
into project design.  

17. To the greatest extent possible, detention basins shall be designed to function as 
open space/amenities.  Amenities can include walkways around the detention 
basins, shaded seating areas, trees, and landscaping. 

18. The applicant is required to provide all infrastructure necessary to serve the site. 
This includes utility tie-ins such as water, streets, sanitary sewer, and storm 
drainage systems.  

19. The project will be required to meet City standards and the following for 
improvements on Hillcrest Avenue and Wildflower Drive:  

a. A 12-foot-wide right-of-way dedication including a 6-foot-wide sidewalk 
and 6-foot-wide landscaped parkway; the landscaped parkway is required 
to be located between the curb and the sidewalk 

b. A 20-foot-wide landscaped setback from the right-of-way on Wildflower 
Drive and a 25-foot-wide landscaped setback on Hillcrest Avenue 
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c. No aboveground utility cabinets can be installed along Hillcrest Avenue 
and Wildflower, and no flush utility boxes can be located within the 
sidewalk 

d. Improvement of the existing landscape in the median on Hillcrest Avenue  

20. The project’s architecture and landscaping shall comply with the City’s Design 
Guidelines. The landscape plan shall incorporate drought-tolerant landscaping 
and shall include all fences and walls and details such as open space 
calculations, residential open space/common space amenities, the percentage of 
landscape coverage, and a palette of proposed landscape species and materials.   

21. Architectural drawings shall demonstrate architecturally enhanced elevations for 
homes on the corners of the single-family development and for the retail 
buildings where the rear and side of the building face the street.  This is a typical 
requirement where the secondary elevations that are visible to the public must 
include design treatments (e.g., built-up stucco, stone veneer, or architectural 
projections) found on the “front” elevations. 

22. The applicant shall submit a drainage study outlining what facilities are to be 
constructed and how they will function as part of the Drainage District.  The 
project shall also comply with the C.3 stormwater requirements.  Any drainage 
concerns expressed by the City or by Contra Costa County Flood Control District 
shall be implemented, as approved by the City Engineer. 

23. A soils report shall be submitted with the Final Development Plan. 

24. No above-ground utility cabinets can be installed along Hillcrest Avenue and 
Wildflower.  No flush utility boxes can be located within the sidewalk. 

25. The site is required to provide a minimum 2% AC and 0.75% PCC pavement 
slopes, except in or near areas where 2% maximum slope is required by ADA. 

26. Trash capture devices such as a drop-in at catch basins or in-line or off-line will 
be required. 

27. A development agreement for police services will be required. 

28. The project will be required to improve the existing landscape in the median on 
Hillcrest Avenue. 

29. Hydrology and water supply analysis will be required to be performed by City 
consultant, Brown and Caldwell, at the developer’s expense. 
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Figure 1
Project Location and Vicinity
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ATTACHMENT “B” 



 

 

 

February 9, 2015 

City of Antioch 

Community Development Department 

200 H Street 

Antioch, CA 94531 

 

RE: PRELIMINARY DEVELOPMENT APPLICATION – HILLCREST AVE AT 

WILDFLOWER DR PROJECT DESCRIPTION 

To whom it may concern: 

DeNova Homes is pleased to present our proposed project on the corner of Wildflower Drive and 

Hillcrest Avenue. The project site is comprised of approximately 22.7 acres of land designated 

under the Neighborhood Commercial land use category. Applicant wishes to pursue a General 

Plan Amendment and a Rezone of the property in question in order to build a “horizontal mixed 

use community” where the current Neighborhood Commercial designation will be incorporated 

with high density (apartments) and medium density (small lot single family) housing.   

We wish to divide the property into three separate parcels containing a commercial parcel, high 

density apartment parcel, and a small lot, single family parcel to be later subdivided further for 

individual home site lots. Within the application’s development plan all details and information 

are provided as part of the project. In January our project was granted authorization to be issued 

a Nationwide Permit Number in order to mitigate for the very minimal amount of waters of the 

United States, pending receiving our section 401 Water Quality Certification. 

We feel the proposed general plan amendment and subsequent rezone is a warranted request due 

to the development’s close proximity to the Hillcrest Station Area Specific Plan planning area, 

and still being in the Specific Plan’s overall study area. Our proposed project would follow all 

four Land Use and Development Plan Objectives found within Section 1.3 of the Specific Plan: 

 “Establish a signature area of Antioch with high quality development and dynamic 

pedestrian areas that add to the quality of life of the city.” 

o Will clean up a site that has been long vacant and underutilized, and our proposed 

development would bring desirable housing, shopping, and employment 

opportunities to the City of Antioch. 
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  “Designate site for new employment uses that add quality jobs and improve the City’s 

job/housing balance. Accommodate at least 5,000 jobs to create an employment 

center.” 

o Our proposed project has garnered the attention and desire of exclusive 

developers for attractive anchor users such as Starbuck’s and several other 

attractive users. 

 “Create a transit village residential neighborhood, with a variety of high-density 

housing types within walking and bicycling distance of the transit station.” 

o With diversified housing opportunities the proposed development will encourage 

more usage of public transit due to being only a half mile from the E-BART 

station and being immediately next to a Tri Delta Transit bus stop.  

 “Designate sites for retail uses that can take advantage of the freeway visibility and 

access.” 

o Commercial portion of the development will be predominantly retail with minor 

office components should space be effectively implemented.  

We look forward to continue working with the City of Antioch in refining our development plan 

and working towards the development of this project. Should any immediate questions, 

comments, or concerns arise please do not hesitate to contact me.  

Best regards, 

 

Trent Sanson 

Director of Land Acquisition 

DeNova Homes, Inc. 

925-852-0541 

trent@denovahomes.com 
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Community Development Department 
P.O. Box 5007 • 200 H Street •Antioch, CA 94531-5007 • Tel: 925-779-7035 • Fax: 925-779-7034 • www.ci.antioch.ca.us 

 

May 5, 2015 
 

 
Trent Sanson 
Director of Land Acquisition 
DeNova Homes, Inc. 
 
 
Subject: Comment letter for PDP-15-01 – Preliminary Development Plan review for 

the development of single- and multi-family residential and commercial uses 
on an approximately 22.7-acre site located north of Hillcrest Avenue and 
Wildflower Drive.  

 
Dear Mr. Sanson: 

Thank you for submitting a preliminary development plan review for the project 
referenced above.  On March 23, 2015, the City of Antioch Planning and Public Works 
departments met to review your proposal and comments are provided to improve the 
project design and to comply with the Citywide Design Guidelines. The comments 
provided below would result in sustainable changes to the proposal.  Therefore, we 
highly recommend that you revise the plans to reflect or address the comments prior to 
presenting the project to Planning Commission and City Council. 

Comments from Fire Department, Flood Control and Water Conservation District, 
Central Valley Regional Water Quality Control Board, and California Department of 
Transportation are attached.  Additional agency comments will be forwarded as they are 
received. 

The following information was not provided with the project submittals and is needed for 
review.  

1. Provide a comprehensive site analysis table on the first page of the plans.  
Portions of this information are provided on several pages; please consolidate 
the information into one table.  The table should contain, but not be limited to 
the following: 

a. Number and size of all commercial buildings, multi-family buildings and 
units, and single-family homes 

b. Parking requirements including tabulation of the number of parking 
spaces required and proposed based on building area, by type 
(standard, compact and accessible), and required and proposed 
parking ratios. 
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c. Landscape coverage to be provided 

d. Open-space area to be provided 

e. Building setbacks for commercial, multi-family, and single-family 
residential 

2. Because of the scale of the project, please provide the following:  

a. Conceptual architectural plans demonstrating the scale and massing of 
the buildings and architectural theme 

b. Preliminary signage plan showing the location, size, and design of all 
monument sign and freestanding sign, building signage, etc. 

3. Location and dimensions of all existing and proposed structures extending 50 
feet beyond the property. If adjacent to a street, show the entire width of 
street to the next property line, including driveways. 

4. Provide a General Plan Amendment and Change of Zone exhibits that show 
the boundary of existing and proposed land use and zoning districts.  

The below comments are provided to help improve the design of the project and to 
conform to the Citywide Design Guidelines. Please provide a revised set of plans 
showing addressing the comments below. 

Single-family Development 

5. Hillside development.  The project is required to satisfy the standards for hillside 
development in Section 9-5.2407 of the City Zoning Code and policies in the 
General Plan. Provide a site analysis or description detailing how this project 
meets these standards.  

6. Parking and Access.  Clarify if the garages being proposed are forward-facing or 
side -facing garages and provide dimensions of the proposed driveways. 

a. Driveways should provide a minimum of 20 feet in length from property 
line to face of forward-facing garages. 

b. The submitted site plan shows that all garages extend beyond the main 
portion of the homes. This is not in compliance with Section 6.1.3.E of the 
City Design Guidelines. Section 6.1.3.E of the Design Guidelines states 
that “... only one house plan shall have a garage that extends beyond the 
main portion of the home.  All other house plans shall vary garage door 
placement and lay-out to de-emphasize the garage.” (p. 6-5) 
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c. The parking table provided on Sheet 4 states that there will be 32 on-
street parking spaces.  Please provide a parking plan identifying where 
each of those 32 parking spaces will be located.  

d. The width of the proposed street is substandard. Public street shall be 36 
feet curb to curb in a 56-foot wide public right-of-way.  

7. Street Design.  Design Guidelines Section 6.1.3.B. requires residential streets to 
have a minimum 5-foot wide landscaped parkway with street trees and a 5-foot 
wide sidewalk on both sides of the street. The preliminary plans do not conform 
with this standard, and will need to be revised as follows: 

a. The street cross-sections provided need to be revised to show a 5-foot 
wide landscaped parkway and sidewalk along the frontage of the 
proposed homes. 

b. Sidewalk needs to continue from Lot 22 to Lot 25.  

c. If parking is proposed across the street as shown in cross-section B, then 
adequate width will be required for access to the passenger side of 
vehicles.   

d. Show proposed driveways for Lots 1,2, and 3 to demonstrate that these 
lots are taking access off Wildflower.    

8. Wall.  Street cross-section A shows a 5-foot high retaining wall on the east side 
of the street.  Per Section 6.1.6, landscaping along the front of the wall is 
required. 

9. Parcel B “Fingers”.  Parcel B “fingers” (grade breaks between lots) should be 
eliminated between Lots 8-9, 13-14 and 18-19 or future CC&Rs should stipulate 
maintenance responsibility for these areas. 

10. Lot Size and Building Placement.  Design Guidelines Section 6.1.3.C requires “... 
a minimum of 5 foot variation in lot width, side setback, and/or building height for 
at least every third house. The front setback shall be staggered at least every 
third houses…” (pg. 6-4).  See Figure 6.1.6 in the Design Guidelines.  The site 
plan provided does not appear to satisfy the variation in lot size and building 
placement. 

11. Architecture and Landscape.  No architectural elevations or landscape plans 
were submitted with this application.  Please ensure that architectural elevations 
are designed to satisfy the architectural design standards in Section 6.1.4 of the 
Design Guidelines and landscape is designed to satisfy Section 6.1.5.  
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12. Tower Access. The existing physical access drive for PG&E to the existing tower 
near Lot 3 will need to be relocated to accommodate the development of the 
proposed lot.  Show proposed access for this tower. 

Mixed-Use Development 

13. Connectivity and Circulation.  Chapter 3 of the Design Guidelines requires 
commercial sites to have a “main street” with sidewalks and angled parking to 
promote pedestrian activity.  Also, Chapter 5 of the Design Guidelines requires 
buildings to be “... oriented so that the primary commercial building entry is 
located along the public sidewalk, which is the main pedestrian route.”  (p. 5-3). 
The recommendations and illustrations below would help create a new main 
street and satisfy the standards of the design guidelines. 

a. Since this site is not oriented toward or interacting with Hillcrest Avenue or 
Wildflower Drive, it is recommended that a new “main street” be created 
through the commercial/retail component.  This design will allow buildings 
to be oriented along a walkable “main street” central corridor (i.e., drive 
aisle) and will create a more welcoming environment or a sense of place.  
This design will not affect the use of Wildflower Drive as a main access 
point. 

b. Buildings should be in line to create a consistent “street wall” with the 
appearance of smaller storefronts with occasional breaks for pedestrian 
walkways (such as paseos) to parking on the side or rear of the retail 
buildings. 

c. Sidewalks of approximately 5 feet to 10 feet and street trees should be 
present on both sides of the new main street/drive aisle. 

d. Frequent crossings with special treatment that highlight pedestrian paths 
should connect pedestrians from the storefronts to vehicles across the 
main street. 

e. Drive-through facility shall be designed so that it is not visible on Hillcrest 
Avenue.  
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14. Entries. The full access on Hillcrest for this development is connected with the 
adjacent development to the north.  Please clarify the design of this access 
point and improve the circulation in this area.  It is recommended that a “soft 
right turn” (not curved right-of-way), or other configuration, be provided into 
the new “main street” with enough queuing so that traffic does not spill onto 
Hillcrest.  See illustration above. 

a. Design Guidelines Section 3.1.6 requires both main entries into the 
retail component to extend from the public street to the front cross aisle 
and to include the following: 

• A landscaped medians located between the public street and the 
first bisecting parking aisle. 

• A minimum 5-foot wide sidewalks from the street to the front cross 
aisle on both sides. 

• Two 7-foot wide landscape parkway on both side of the sidewalk. 

• Feature a prominent form of entry monumentation such as walls, 
berms, art, or structures. 

• Provide a pedestrian entry with landscape and monumentation at 
the corner of Hillcrest and Wildflower.  

Soft right turn to the 
new main street 
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b. Although no entry point is provided near the triangle on Hillcrest 
Avenue, it is requested that this project provide a prominent form of 
monumentation or public art at this location. 

15. Pedestrian safety.  Chapters 3 and 5 of the Design Guidelines require new 
commercial/mixed use developments to provide a clear and direct route for 
pedestrians from on-site parking to the building entry and public sidewalk 
system.  Provide details for pedestrian paths and crossings that include the 
following: 

a. Sidewalks on both sides of the right of way in every case (including the 
entrance along Wildflower Drive). 

b. A circulation path that is direct, continuous, and free of barriers (e.g., 
site equipment, signage, utility poles, etc.). 

c. Any paving pattern, color, and material used to articulate pathways and 
pedestrian areas shall continue when driveways intersect with these 
areas. 

d. Where pedestrian circulation paths cross vehicular circulation paths, a 
material change, contrasting color, or slightly raised crossing shall be 
used to clearly delineate the continuing pedestrian path. 

e. Clearly show all sidewalk connections at all access points into the 
development. 

f. Revise cross-section D-D to show that there will be a minimum of a 5-
foot wide landscape area between the sidewalk and apartment. 

16. Public space/plazas.  Section 5.3.5 of the Design Guidelines requires mixed-
use projects to have site amenities such as courtyards, site furniture, plaza, 
etc.  The project would benefit greatly from a central open space that 
connects the retail components with the apartments.  The following 
recommendations are provided: 
 

a. Create a central element/axis with a series of green spaces or grand 
central plaza where residents and visitors can congregate. 
 

b. Extend the sidewalks or areas between retail buildings to create small 
plazas or outdoor dining/seating areas. 

 
c. Provide shaded sitting areas. 

 
17. Community Facilities and Open Space. Section 6.2.10 of the Design 

Guidelines requires multi-family residential development to provide access to 
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community facilities and useable open space for recreation and social 
activities.   The following are suggested:  
 

a. Provide landscaped outdoor gathering area with amenities for 
barbecuing and gathering for the apartment complex.  These amenities 
should be integrated into the design of the project (the current plan 
appears to use remnant areas that do not include structures or 
parking). 
 

b. Provide a recreation center and other community facilities that will be 
conveniently located for the majority of the units.  

 
c. Considering that the proposed multi-family development will be located 

along the base of the hill, it is recommended that more dense and 
clustered home design such as 3-story buildings be considered to 
create space for better community facilities.  

 
18. Security for multi-family residential.  The site plan is not clear if any fence will 

be installed to provide security for the multi-family portion. Please identify if 
any fences or walls will be provided.  
 

19. Secondary access of Wildflower Drive.  It is recommended that a secondary 
access drive for the sole use of the residents for the multi-family be provided 
on Wildflower Drive.   
 

20. Appearance of Detention Basins. While detention basins cannot be counted 
towards open space, they should be designed to function as open 
space/amenities to the greatest extent possible (walkways around them, 
seating areas, trees and landscaping). 

 
21. Parking and Landscape. Section 3.1.6 of the Design Guidelines provide 

standards for parking lot design and landscaping.  Since a landscape plan 
was not provided, staff cannot comment on this section.  Please ensure that 
landscaping for the entire site is designed to satisfy the design standards in 
Section 3.1.6 of the Design Guidelines.  Note that the landscape plan needs 
to provide drought tolerant landscaping and include details such as open 
space calculations, residential open space/common space amenities, percent 
landscape coverage and a palette of proposed landscape species and 
materials. 

22. Parking:  To ensure that there is adequate parking for the proposed mixed-use 
development, please revise the parking standards to be the same as the City 
Zoning Code, Section 9-5.1703.1.   
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Overall Project 

23. Please be aware that when the project is formally submitted, a Traffic Study 
that includes the information below will be required for this project. 

a. Stacking analysis during peak hours 

b. Street improvement for Wildflower and Hillcrest 

c. Compliance with the Technical Procedure Manual of the Contra Costa 
Transportation Authority. 

d. Demonstrate if a secondary access point for the multi-family 
component can be provided on Wildflower Drive.   

24. The project will be required to provide the following improvements to Hillcrest 
Avenue: 

A. A 12-foot wide right of way dedication that include a 6-foot wide 
sidewalk and 6-foot wide landscaped parkway.  The landscaped 
parkway is required to be located between the curb and the sidewalk. 

B. A minimum of 20-foot wide landscaped parkway between the sidewalk 
and the parking lot/building. 

25. No above-ground utility cabinets can be installed along Hillcrest Avenue and 
Wildflower.  No flush utility boxes can be located within the sidewalk. 

26. The site is required to provide a minimum 2% AC and 0.75% PCC pavement 
slopes, except in or near areas where 2% maximum slope is required by 
ADA. 

27. Trash capture devices such as a drop-in at catch basins or in-line or off-line 
will be required. 

28. Project shall be designed to show compliance with the California Regional 
Water Quality Control Boards for the San Francisco Bay Region and the 
Central Valley Region added Provision “C.3” requirements.  Including details 
for all C-3 basins. 

29. Standard parking stalls shall be 9 feet by 20 feet and be designed to satisfy 
the design standards in Section 9-5.1719 of the City Zoning Code. 

30. A development agreement for police services will be required. 

31. The project will be required to improve the existing landscape in the median 
on Hillcrest Avenue. 
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32. Hydrology and water supply analysis will be required to be performed by City
consultant, Brown and Caldwell, at the developer’s expense.

33. A site plan showing the proposed buildings and existing easements shall be
provided.  Building footprints shall not be located over existing easements
where buildings are not allowed or could not be relocated.

If you have any questions, please contact me or Alexis Morris at your convenience. 
Alexis Morris can be reached at (925) 779-6141 or via email at 
amorris@ci.antioch.ca.us.  I can be reached by phone at (951) 258-8300 or via email at 
kkith@pmcworld.com. 

Sincerely, 

Kanika Kith 
Contract Planner 

Cc: Alexis Morris, Associate Planner 
Mitch Oshinsky, Interim Community Development Director 
Ron Bernal, Public Works Director 
Lynne Filson, Assistant City Engineer 
Eric Norris, Contract Planner 

Attachment: Comments from other agencies 
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