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INTRODUCTION 

A. Purpose 
 
The purpose of this planning study is to 
identify various opportunities for the 
redevelopment and revival of Antioch’s 
downtown waterfront.  The focus is to 
provide a community gathering place for 
Antioch residents, with specialty 
commercial, retail, restaurant and 
entertainment uses, as well as recreational 
activities along the riverfront.  In order to 
envision this type of a revitalized 
downtown, a bold vision must be married 
with a thoughtful and economically viable 
development strategy. 

 
This planning study, taking into account 
existing conditions of the natural and man-
made environment, will provide the 
overall guidance needed to ensure balance 
between the vision and economic realities.  
It will provide a plan for the efficient and 
orderly development of the downtown to 
meet certain objectives.  It will identify a 

mix of uses to achieve the vision of a 
vibrant downtown and detail the 
requirements to make the vision a reality.  
 
B. Methodology 
 
The preparation of this planning document 
followed an established process of data 
collection, data analysis, opportunities and 
constraints analysis, concept development, 
and implementations strategies.    The data 
collection stage commenced with 
interviews with key City officials to 
discuss the existing impressions of the 
downtown and potential development 
scenarios.  Data on the natural and man-
made environments was collected and on-
site visual analyses conducted.  Review of 
previous studies and plans was done to 
determine what thoughts and ideas have 
been considered in the past.  An in-depth 
market study was conducted to determine 
existing growth trends and implications for 
development in downtown, both in the 
commercial and residential markets. 
 
After analyzing the data collected, a vision 
statement and conceptual development 
plan was formulated.  This plan becomes 
the “framework” for alternative 
development plans which provide more 
detail as to anticipated uses within the 
study area.  Each alternative were 
reviewed and ultimately refined into a Test 
Development Plan for the downtown. 
 
The ultimate development plan was further 
analyzed as to the impact it would have on 
the City’s infrastructure, circulation and 
social fabric.  Implementation strategies 
were developed, permitting requirements 
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determined, and general, parametric 
development costs generated. 
 
C. Planning Assumptions 
 
The following assumptions were made by 
the planning team during the development 
of this planning study: 
 
• City and Developer will work as  

Partners in the development and 
execution of the Development Plan 

• The San Joaquin River should become 
a visual centerpiece to the Rivertown 
Waterfront Development. 

• Develop clearly defined districts 
within the development area and 
provide a mix of uses to create a 
vibrant community. 

• Provide a broad range of commercial, 
employment, housing and recreational 
opportunities as a part of the new 
Rivertown. 

• Recognize open space as a valuable 
development asset 

• Create a plan that meets the vision of 
the community, yet is economically 
viable and can be implemented within 
strategic time-frames. 

• Create an implementation strategy that 
enables the phasing and financing of 
improvements that will facilitate future 
development and encourage continued 
public and private investment. 
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SITE AND VISUAL ANALYSIS 

A. Location 
 
Antioch is located roughly halfway 
between Oakland and Stockton, 
California.  It is 25- miles east of Oakland 
and located in eastern Contra Costa 
County near the confluences of the 
Sacramento and San Joaquin Rivers (see 
Figure II-1).  Antioch is on the south 
shore of the San Joaquin River and is 
considered the “Gateway to the Delta”.  
 
The incorporated area of Antioch is about 
27 square miles.  The City is bounded on 
the west by the City of Pittsburg; the 
Antioch Bridge (Highway 160) and the 
community of Oakley to the east; the San 
Joaquin River to the north; and, the 
foothills of Mount Diablo to the south (see 
Figure II-2).   Antioch is one of the fastest 
growing communities in Contra Costa 
County. 
 
The City is bisected east-west by Highway 
4, a 4-lane freeway that is planned to be 
expanded to 6 lanes in the future.  The 
area south of Highway 4 is the City’s 
primary growth area with recently 
developed residential neighborhoods and 
commercial activities.  Older residential 
areas, the area subject to this planning 
study, are on the north side of Highway 4. 
 
B. Study Area 
 
The initial study area for the Rivertown 
Waterfront Redevelopment is located in 
the downtown area of Antioch and is 
characterized by a system of grid streets 
immediately adjacent to the San Joaquin 
River.  Figure II-3 illustrates the core 

study area which is defined as the area 
between O Street to the west; the Fulton 
Shipyard to the east; San Joaquin River to 
the north; and 6th Street to the south.  The 
area is distinguished from the reminder of 
“old” Antioch by its proximity to the river, 
architectural character, and mix of land 
uses including office, commercial, retail 
and housing.   
C. Existing Conditions 

 
1. Natural Environment 
 
a. Climatology 
 
The summer climate of the Bay Area, 
including Antioch, is dominated by a 
semi permanent high centered over the 
northeastern Pacific Ocean.  Because 
this high pressure cell is persistent, 
storms rarely affect the area during 
summer.  Therefore, the conditions 
that persist in the region during the 
summer are a northwest air flow, 
negligible precipitation and sunshine 
95% of the time. 
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Figure II-1 
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Figure II-2 
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Figure II-3
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 The average mean temperature for 
Antioch during the height of summer 
(July and August) reaches close to 75 
degrees.  
 
In winter, the Pacific High weakens 
and shifts southward and winter storms 
become frequent.  Almost all of the 
regions precipitation takes place 
between November and April.  During 
winter periods when the Pacific High 
becomes dominant, inversions become 
strong.  These periods are 
characterized by winds that flow out of 
the Central Valley into the Bay Area 
and sunshine only for about 45% of the 
time.  The average mean temperature 
for Antioch during the winter months 
(December and January) is about 46 
degrees.   

 
 
 

 
 

b. Wetland, Vegetation and Wildlife 
 

The study area for the Antioch 
Rivertown Waterfront Redevelopment 
is located near the confluence of the 
San Joaquin and Sacramento Rivers.  
Here, fresh water from the rivers and 
salt water from San Francisco Bay mix 
and create a tidal, brackish water 
environment that supports a variety of 
wetland plants and animals. 
 
Brackish tidal marshes occur along the 
Antioch shoreline in the project area.  
The most extensive marshes occur in 
west of downtown and in the Cannery 
Cove area.   
 
Non-tidal wetlands are located south of 
the railroad and north of 2nd Street at 
the end of K Street.  The area receives 
no surface tidal flooding, but a high 
ground water table is present 
throughout the year.  Additionally, the 
area south of the railroad and east of A 
Street, in the vicinity of the Hickmont 
Cannery site, also has wetland species 
plants.  The area is subject to flooding 
and may have a high ground water 
table as well. 
 
Most of the upland areas along the 
Antioch Waterfront were previously 
developed and have been disturbed.  
Upland vegetation along the shoreline 
generally consists of non-native 
grasses and exotic ornamental trees 
and shrubs.  
 
Due to the urban environment along 
the Antioch waterfront, the area has 
limited wildlife habitat.  However, 
there are numerous species that inhabit 
the wetland areas within the project 
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area.  There is more extensive wildlife 
habitat both east and west of the study 
area, specifically within the Antioch 
Dunes and Dow Wetlands Preserve. 

 
The most important wildlife habitat in 
the study area is along the shoreline 
between the railroad tracks and the 
river.  This area is designated as 
seasonally tidal, emergent palustrine 
and scrub-shrub palustrine habitat.  
This habitat would be ideal for a 
variety of birds.  However, no rare or 
endangered wildlife species have been 
observed or reported in the study area.   

 
c. Geotech and Soils 

 
The study area lies on the Pittsburg-
Antioch alluvial plain and is underlain 
by old, slightly consolidated alluvium.  
The plain has been elevated slightly 
above sea level and shallow stream 
channels have eroded into the older 
alluvium and have been filled with 
unconsolidated alluvium or other 
deposits.  In general, the area is within 
a region which has experienced 
geologically tectonic activity and 
historical earthquakes. 
 

More specifically, the areas east and 
west of the study area lie within 
historically low-lying creek watersheds 
which were gradually filled during the 
first half of the century.  These areas 
are primarily underlain by surficial fill, 
bay mud, peaty soils, and saturated 
silty sands.  Previous geotechnical 
studies suggest that further 
investigation is required to determine 
what improvements or construction 
techniques should be used in these 
loose and organic soils. 
 
In the central portion of the study area, 
which is at a high elevation, the soils 
are believed to be stiffer and denser.  
Previous geotechnical investigations 
found these soils to be stable and 
suitable for building without special 
requirements. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

30 
     INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT   II-7 
 

2. Man-Made Environment 
 
a. Land Use 

 
Land use is the fundamental 
framework in directing the appropriate 
development to the most suitable 
locations, while maintaining the 
economic vitality, health, safety and 
welfare of a community.  A key 
consideration in defining the type, 
intensity, location, and mix of future 
land uses is achieving balance – 
sometimes compromise – on issues 
such as employment, housing, traffic, 
public infrastructure, schools and 
parks.  In the broadest of terms, land 
use is the cornerstone of the General 
Plan and guides all other elements. 
 
Within the study area, there are 4 
general land use classifications: 
commercial and retail; residential; 
park/recreation and open space; and, 
business park.  The Commercial 
activity is generally concentrated in an 
18 block core area bounded by the 
river to the north, 5th Street to the 
south, J Street to the west and E Street 
to the east.  The area surrounding this 
core is designated in the General plan 
as Medium Density Residential.  The 
western edge of the study area is 
currently designated as Business Park 
and the area along the river, including 
Barbara Price Park, is classified as 
Park/Recreation and Open Space. 
 
As a Focused Planning Area, policy 
directions have been established for 
the Rivertown area.  These include: 
 
• The Rivertown area is intended to 

be a community gathering place 

focused on the waterfront, 
providing specialty retail, 
restaurants, and office uses, as well 
as recreational activities 

• There should be an emphasis on 
both day and night activities. 

• The waterfront is to be re-
established as a major attraction for 
the downtown and community as a 
whole. 

• The density of new development 
within the developed portions of 
the Rivertown/Urban Waterfront 
Focus Area may be increased as 
compared to existing development 
as a means of increasing use. 

 
It is anticipated that changes or 
amendments to the General Plan may 
be required once a development 
program for the Rivertown Waterfront 
Development is established and 
approved by the City.    

 
b. Real Estate 

 
A more in-depth discussion on the 
markets and real estate in the 
downtown core is provided in Chapter 
3 of this report.  However, it is 
important to note that the current 
market potential for downtown is 
limited by the fact that in past years 
substantial new commercial 
developments have been developed 
closer to Highway 4 or on the south 
side of the City in the newer 
developments.  In other words, the 
downtown lacks the “critical mass” of 
unique businesses and features that 
would provide incentives for people to 
travel to the downtown.. 
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During our data collection, it has been 
determined that there are many small 
property and business owners in the 
study area.  In fact, we have 
catalogued over 175 property parcels 
within the core area.  These are shown 
on Table II-1. 
 
However, there is the potential to 
provide significant “infill” within the 
core due to property owned by the 
City.  Shown on Figure II-4, these 
properties are scattered throughout the 
study area.  Although some of these 
have essential services associated with 
them, such as City Hall and Police 
Headquarters, some properties seem to 
be underutilized as parking along the 
riverfront, vacant or have outdated 
buildings such as the community 
center.  These underutilized parcels are 
considered assets and may be able to 
be used to develop a catalyst project. 
 
There are very few large parcels 
available in the study area for the 
development of an “impact” project.  
Notable exceptions to this are large 
parcels located to the east and west of 
the Rivertown Waterfront 
Development area.  These large 
“bookend” parcels include the 
Hickmont Cannery site and Fulton 
Shipyard to the east and the JHB 
Alamo Company and Libitzky parcels 
to the west.  In order to establish a 
critical mass of residents and to create 
a viable and vibrant downtown, it will 
be important to acquire, or at a 
minimum guide, the development of 
one or more of these major properties.  
While there are various constraints 
encumbering these properties, it is 
believed that they can be overcome to 

create viable and attractive new 
neighborhoods or employment centers 
within walking distance of the 
downtown core. 

 
c. Cultural Resources  
 
Historically, Antioch’s downtown has 
been physically and economically 
linked to the waterfront.  In fact, the 
downtown’s proximity to deep water 
was the original reason for the 
founding of the settlement in 1850.  
Over the years, port facilities in 
Antioch served agricultural, mining, 
canning, general shipping and 
manufacturing activities.  As the 
nature of the area’s industry changes 
and the emphasis from ports to surface 
transportation changed, the focus of 
commercial activity has shifted from 
the waterfront to major complexes near 
Highway 4. 
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Table II-1 
Property Parcel Database 

 

Land Value
Improvement 

Value

TOTAL 
ASSESSED 

VALUE
Address Street

066 010 020 21245 ANTIOCH CITY OF S of RR, E of 'L' 1.12
Parking Lot/ 

Undeveloped/ 
Path

$263,973 $0 $263,973 RTC                   -    1ST 

066 010 014 21437
ANTIOCH 

DEVELOPMENT 
AGENCY

N of '1st', between I 
& K'

1.08
Path/ 

Undeveloped
$166,489 $0 $166,489 RTC                   -    1ST 

066 102 004 21993 ANTIOCH CITY OF
N of '2nd', between 

'J' & 'K'
0.69 Undeveloped $160,891 $0 $160,891 RTC  908  2ND W 

066 102 010 22001
ANTIOCH 

DEVELOPMENT 
AGENCY

Near 1st & Prospect 
Way

0.12 Undeveloped $10,683 $0 $10,683 RTC                   -    PROSPECTS 

066 101 001 21980 ANTIOCH MARINA
N of '2nd', between 

'J' & 'K'
1.36 Undeveloped $282,718 $0 $282,718 OS                   -    2ND 

066 091 015 22018
ANTIOCH 

DEVELOPMENT 
AGENCY

S of '1st', between 'I' 
& 'J'

0.32
Hart House, Lynn 

House
$386,542 $568,090 $954,632 RTC  809  1ST W 

066 082 005 22034
ANTIOCH 

DEVELOPMENT 
AGENCY

SE of '1st' & 'I' 0.21 Parking Lot $98,986 $30,927 $129,913 M-1  101  I 

066 082 006 22035
ANTIOCH 

DEVELOPMENT 
AGENCY

SE of '1st' & 'I' 0.05 Parking Lot $26,391 $8,242 $34,633 M-1                   -    1ST 

066 082 007 22036
ANTIOCH 

DEVELOPMENT 
AGENCY

SE of '1st' & 'I' 0.06 Parking Lot $26,391 $8,242 $34,633 M-1                   -    1ST 

066 082 008 22037 ANTIOCH CITY OF SE of '1st' & 'I' 0.17 Parking Lot $79,486 $16,638 $96,124 M-1                   -    1ST 

066 081 003 21697 ADLER VLADIMIR S of RR, at I street 0.08
Commerical 

buildings
$41,948 $95,102 $137,050 RTC  710  1ST W 

066 010 009 21520 CHADWICK CAROLE A N of RR, at I street 0.02 Restaurant $32,693 $583,034 $615,727 RTC  1  I 

066 020 010 20876
ANTIOCH 

DEVELOPMENT 
AGENCY

N of RR, pier from 
restaurant

0.37 Fishing pier $3,690 $0 $3,690 WF                   -   
 NO 

ADDRESS 

066 071 005 22041
ANTIOCH 

DEVELOPMENT 
AGENCY

N of '2nd' between 
'G' & 'I'

0.53 Parking Lot $195,232 $0 $195,232 RTC                   -    2ND 

066 071 015 22048 ANTIOCH CITY OF
N of '2nd' between 
'G' & 'I' on N side of 

block
0.18 Parking Lot $21,787 $1,739 $23,526 RTC                   -    1ST W 

066 071 012 22055 ANTIOCH CITY OF
S of RR at G street 

(west side)
0.06 Undeveloped $1,739 $501 $2,240 RTC                   -    1ST W 

066 071 004 22444 WARD THOMAS M TRE
N of '2nd' between 

'G' & 'I'
0.06

Commercial 
buildings

$22,912 $50,244 $73,156 RTC  610  2ND W 

066 071 003 22445 WARD THOMAS M TRE
N of '2nd' between 

'G' & 'I'
0.07

Commercial 
buildings

$23,358 $92,881 $116,239 RTC  608  2ND W 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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066 071 002 22446 BALOCCO MARY ANN 
TRE

N of '2nd' between 
'G' & 'I'

0.06 Commercial 
buildings

$29,191 $92,510 $121,701 RTC  606  2ND W 

066 052 003 22368
ANTIOCH 

DEVELOPMENT 
AGENCY

NW of '2nd' & 'E' 0.48 Parking Lot $247,171 $0 $247,171 RTC                   -    2ND 

066 052 002 22305
KALSBEEK-COOK 
MARLISE A TRE

NE of '2nd' & 'F' 0.32
Commercial 

buildings
$82,053 $335,075 $417,128 RTC  414  2ND W 

066 055 001 23111 ANTIOCH CITY OF SE of '2nd' & 'E' 1.35 Undeveloped $394,571 $0 $394,571 RTR-10                   -    E 

066 041 004 23082A ANTIOCH CITY OF SE of '2nd' & 'E' 0.44 Undeveloped $648,611 $0 $648,611 RTR-10                   -    C 

066 107 010 24128
ANTIOCH 

DEVELOPMENT 
AGENCY

W of 'I' between '3rd' 
& '4th'

0.10 Parking Lot $40,502 $0 $40,502 RTC  807  3RD W 

066 107 001 24385
ANTIOCH 

DEVELOPMENT 
AGENCY

W of 'I' between '3rd' 
& '4th'

0.34 Parking Lot $58,611 $0 $58,611 RTC  308  I 

066 107 003 24964
ANTIOCH 

DEVELOPMENT 
AGENCY

NW Corner of 4th & I 0.17 Parking Lot $37,810 $0 $37,810 RTC  314  I 

066 107 011 24134
ANTIOCH 

DEVELOPMENT 
AGENCY

SW Corner of 3rd & I 0.07 Parking Lot $27,457 $0 $27,457 RTC  302  I 

066 061 009 24145
ANTIOCH 

DEVELOPMENT 
AGENCY

E of 'I' between '3rd' 
& '4th'

0.39 Parking Lot $114,259 $0 $114,259 RTC                   -    I 

066 061 010 24147
ANTIOCH 

DEVELOPMENT 
AGENCY

Middle of block 
between H & I, and 

3rd & 4th
0.20 Parking Lot $116,268 $0 $116,268 RTC                   -    3RD 

066 032 025 26841 ANTIOCH CITY OF East of A where 5th 
would come thru

0.09 Undeveloped $241,816 $0 $241,816 C-2                   -    B 

066 032 018 27189 ANTIOCH CITY OF East of A where 5th 
would come thru

0.24 Undeveloped $669,915 $0 $669,915 C-2                   -    6TH E 

066 010 006 18957
ANTIOCH 

DEVELOPMENT 
AGENCY

N of RR, E of marina 4.72 Park $120,366 $0 $120,366 OS                   -    L 

066 010 007 20426
ANTIOCH 

DEVELOPMENT 
AGENCY

N of RR, E of marina 0.24 Wetlands $6,314 $0 $6,314 OS                   -    L 

066 051 012 22066 ANTIOCH CITY OF S of RR, East of 'G' 0.28 Parking Lot $35,518 $3,136 $38,654 RTC                   -    1ST W 

066 051 001 22162
ANTIOCH 

DEVELOPMENT 
AGENCY

NW of '2nd' & 'F' 0.08 Parking Lot $25,083 $0 $25,083 RTC                   -    F 

066 051 002 22470
ANTIOCH 

DEVELOPMENT 
AGENCY

NW of '2nd' & 'F' 0.11 Parking Lot $35,834 $0 $35,834 RTC  500  2ND W 

066 062 016 24165
ANTIOCH 

DEVELOPMENT 
AGENCY

N of '4th' between 
'H' & 'G' 

0.29 Parking Lot $105,044 $1,364 $106,408 RTC                   -    3RD 

066 041 004 23082B ANTIOCH CITY OF NE of '3rd' & 'C' 1.73 Undeveloped $648,611 $0 $648,611                   -    C 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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066 054 004 23095 ANTIOCH CITY OF NE of '3rd' & 'F' 0.69 Senior Center $114,103 $1,917,161 $2,031,264 RTR-10  213  F 

066 041 004 23082C ANTIOCH CITY OF NE of '4th' & 'C' 0.53 Undeveloped $648,611 $0 $648,611                   -    C 

066 132 020 26109
ANTIOCH 

DEVELOPMENT 
AGENCY

NE of '5th' & 'K' 0.07 Undeveloped $32,870 $0 $32,870 RTR-10                   -    K 

066 132 021 26113
ANTIOCH 

DEVELOPMENT 
AGENCY

NE of '5th' & 'K' 0.06 Undeveloped $30,103 $0 $30,103 RTR-10                   -    5TH 

066 132 022 26115
ANTIOCH 

DEVELOPMENT 
AGENCY

NE of '5th' & 'K' 0.06 Undeveloped $30,103 $0 $30,103 RTR-10                   -    5TH 

066 132 023 26117
ANTIOCH 

DEVELOPMENT 
AGENCY

NE of '5th' & 'K' 0.06 Undeveloped $30,103 $0 $30,103 RTR-10                   -    5TH 

066 148 009 27591 ANTIOCH CITY OF NE of '6th' & 'F' 0.08 ? $4,898 $30,237 $35,135 RTR-10  519  F 

066 053 002 23504
ANTIOCH 

DEVELOPMENT 
AGENCY

NW of '3rd' & 'F' 0.23 Parking Lot $109,570 $1,848 $111,418 RTC                   -    3RD 

066 072 020 23475
ANTIOCH 

DEVELOPMENT 
AGENCY

NW of '3rd' & 'G' 0.19 Parking Lot $78,709 $0 $78,709 RTC  608  3RD W 

066 054 005 23101 ANTIOCH CITY OF SW of '2nd' & 'E' 0.35 Senior Center $140,677 $341,951 $482,628 RTR-10                   -    2ND 

066 053 011 23083 ANTIOCH CITY OF SW of '2nd' & 'F' 0.11 Parking Lot $23,723 $1,035 $24,758 RTC                   -    2ND 

066 092 014 23000
ANTIOCH 

DEVELOPMENT 
AGENCY

SW of '2nd' & 'I' 0.06 Undeveloped $27,781 $0 $27,781 RTC                   -    2ND 

066 092 001 23001
ANTIOCH 

DEVELOPMENT 
AGENCY

SW of '2nd' & 'I' 0.17 Undeveloped $83,345 $0 $83,345 RTC  801  2ND W 

066 103 009 22923 FIBREBOARD CLUB OF 
ANTIOCH

SE Corner of 2nd 
and L

0.11 $7,014 $15,802 $22,816 RTR-10  1023  L 

066 103 011 22933 WINN DAVID
Between L & K on 

2nd 0.12 $28,116 $1,123 $29,239 RTR-10                   -    2ND 

066 103 012 22935 EBEL IRIS D TRE
Between L & K on 

2nd
0.11 $13,162 $30,368 $43,530 RTR-10  1007  2ND W 

066 103 013 22940 WINN DAVID Between L & K on 
2nd

0.12 $28,116 $140,586 $168,702 RTR-10  1005  2ND W 

066 105 013 24594 REIS JOSEPH P & 
MARGARET TRE

NE corner of L & 4th 0.11 $29,715 $32,243 $61,958 C-1  1022  4TH W 

066 131 001 26015 ST GERMAIN STEEN & 
SUSAN TRE

NW corner of 5th & 
K

0.11 $71,505 $77,464 $148,969 RTR-10  412  K 

066 134 011 26897 SURBER TIMOTHY & 
LYNN

SW Corner of 5th & 
K

0.11 $140,270 $322,103 $462,373 RTR-10  500  K 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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066 132 003 25492 SADRUDDIN SALEEM K 
TRE

SE Corner of 4th & K 0.12 $23,832 $66,737 $90,569 RTR-20  921  4TH W 

066 081 XXX 20511 UNKNOWN
Entire Railroad 

Corridor 19.82 $0 $0 $0 RTC/WF/PD/M-2                   -    L 

066 102 008 22383
LATHAM DAVID A & 

FRANCES A
NW Corner of 

Prospect Way & 2nd
0.12 $17,506 $55,835 $73,341 RTC  908  2ND W 

066 102 009 22010 ANTIOCH UNIFIED 
SCHOOL DIST

NW Corner of J & 
2nd

0.35 $353,289 $0 $353,289 RTC                   -    PROSPECTS 

066 092 010 22987 RAY KAREN L SE Corner of 2nd & 
J

0.07 $55,080 $148,920 $204,000 RTC  817  2ND W 

066 104 020 22970 CIRELLI TONY SW Corner of 2nd & 
J

0.35 $180,000 $270,000 $450,000 RTR-10  200  J 

066 092 009 22984 ROGERS ROBERT B & 
SHARI B TRE

SE Corner of 2nd & 
J

0.07 $8,416 $17,100 $25,516 RTC  819  2ND W 

066 092 007 23565
ARVAY RICHARD S & 

DENISE M NE Corner of 3rd & J 0.14 $27,565 $0 $27,565 RTC  816  3RD W 

066 107 007 24118 GOULIS GEORGE TRE
SE Corner of 3rd 

and J
0.06 $23,616 $0 $23,616 RTC                   -    3RD 

066 106 013 24108 EDEN RIVERTOWN LTD
J Street between 3rd 

& 4th
0.69 $648,611 $545,497 $1,194,108 RTR-20                   -    J 

066 132 019 25496 EDEN RIVERTOWN LTD
Large parcel 

between 4th & 5th 
and K & J

1.02 $851,038 $698,236 $1,549,274 RTR-20/RTR-10                   -    J 

066 010 008 21348 CHADWICK CAROLE A N of RR at I Street 0.11 $3,494 $0 $3,494 RTC                   -    H 

066 091 018 22415 BERKE ELINOR M N of 2nd between J 
& I

0.02 $0 $0 $0 RTC                   -    2ND 

066 091 010 22030 CLAY JAMES T SW Corner of 1st & I 0.21 $83,253 $0 $83,253 RTC                   -    I 

066 091 016 22016
ANTIOCH UNIFIED 

SCHOOL DIST
J street between 1st 

& 2nd 0.53 $190,292 $0 $190,292 RTC                   -    2ND W 

066 091 017 22416 BERKE ELINOR M
NW Corner of 2nd 

and I
0.29 $0 $0 $0 RTC                   -    1ST W 

066 092 012 22993 LEMKE BERT E & 
YVONNE E TRE

S of 2nd between J 
& I

0.08 $11,149 $0 $11,149 RTC  813  2ND W 

066 092 013 22996 NGUYEN CAROLINE P N of 2nd between G 
& I

0.16 $85,680 $266,220 $351,900 RTC  809  2ND W 

066 092 005 23444 210 HOLDINGS LLC
Middle of block 

between I & J and 
2nd & 3rd

0.28 $132,600 $99,960 $232,560 RTC  210  I 

066 092 003 23637 COLACO KEVIN A TRE NW corner of 2nd & I 0.18 $216,203 $486,458 $702,661 RTC  218  I 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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066 061 012 24151 GREEN JAMES P SW Corner of H & 
3rd

0.03 $19,793 $73,356 $93,149 RTC  300  H 

066 061 013 24530 GREEN JAMES P
SW Corner of H & 

3rd 0.02 $16,381 $60,718 $77,099 RTC  300  H 

066 061 014 24580 GREEN JAMES P
SW Corner of H & 

3rd
0.02 $12,965 $48,059 $61,024 RTC  300  H 

066 061 015 24309 GREEN JAMES P SW Corner of H & 
3rd

0.01 $6,140 $22,765 $28,905 RTC  300  H 

066 061 016 24153 GREEN JAMES P SW Corner of H & 
3rd

0.06 $42,220 $156,468 $198,688 RTC  300  H 

066 107 004 24699 GORI LENA TRE EST OF On 4th between J & I 0.12 $5,257 $0 $5,257 RTC  818  4TH W 

066 133 013 25508 EDEN RIVERTOWN LTD 
PRTSHIP

SE Corner of J & 4th 0.47 $642,782 $970,465 $1,613,247 RTC                   -    J 

066 133 011 25518 YAM CALVIN
S of 4th between J & 

I 0.12 $59,160 $0 $59,160 RTC                   -    4TH 

066 133 012 25524
VONUBIN UNOVALD & 

DOROTHY TRE
SW Corner of 4th & I 0.12 $4,642 $44,421 $49,063 RTC  801  4TH W 

066 141 006 25532 GEBER CLAIRE E
E of I between 5th & 

4th
0.23 $49,744 $63,426 $113,170 RTC  723  4TH W 

066 136 015 26947 DIAZ IRMA S of 5th between J & 
I

0.11 $64,860 $64,860 $129,720 RTR-10  805  5TH W 

066 136 010 27516 CABRERA RONALD N of 6th between I & 
J

0.11 $44,104 $132,315 $176,419 RTR-10  806  6TH W 

066 082 001 22427 ENG WEYLIN G & 
ROSELYN M TRE

N of 2nd between G 
& I

0.23 $78,086 $140,562 $218,648 RTC  700  2ND W 

066 082 004 22521 MARTINEZ JOSEPH L & 
DESIREE

NE of 2nd & I 0.12 $64,860 $183,136 $247,996 RTC  740  2ND W 

066 082 002 22426
MARTINEZ JOE & 

DESIREE NE of 2nd & I 0.05 $31,171 $296,126 $327,297 RTC  714  2ND W 

066 083 004 23005 ANTIOCH CITY OF
E of I between 2nd 

and 3rd
0.46 $211,964 $35,503 $247,467 RTC                   -    2ND 

066 083 008 23012 ANTIOCH CITY OF Between 2nd & 3rd 
and H & I

0.46 $52,749 $4,747,053 $4,799,802 RTC                   -    3RD W 

066 072 021 23024 ANTIOCH CITY OF Between 2nd and 
3rd & G and H

0.93 $114,314 $8,773 $123,087 RTC                   -    2ND W 

066 141 001 25541 KRUSE HELGA 
CHRISTINA

SW corner of H & 
4th

0.11 $33,650 $154,816 $188,466 RTC  400  H 

066 141 002 25809 MOORE DAVID D & GINA 
A TRE

W of H between 4th 
& 5th

0.12 $28,635 $203,786 $232,421 RTC  406  H 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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066 145 002 26958 NAHEL GURMAIL & 
NARINDER TRE

Whole block S of 5th 
between I & H

0.79 $233,160 $545,809 $778,969 C-1  516  H 

066 061 017 24150
COMMON AREA-TRACT 

7004
SW Corner of H & 

3rd 0.09 $0 $0 $0 RTC  300  H 

066 062 007 24159
SAN JOAQUIN LODGE 

#151 I O O F
SE corner of 3rd & H 0.13 $22,851 $14,398 $37,249 RTC  625  3RD W 

066 062 008 24163 SAN JOAQUIN LODGE 
#151 I O O F

S of 3rd between G 
& H

0.05 $7,899 $337 $8,236 RTC                   -    3RD 

066 062 017 24734 PEDERSEN FREDRICK A 
& SUSAN

NE corner of 4th & H 0.18 $68,728 $114,551 $183,279 RTC  309  H 

066 061 008 24772 DELTA BEAUTY 
COLLEGE INC

NW of 4th & H 0.11 $30,121 $451,885 $482,006 RTC  320  H 

066 062 004 24909 BERRIOS DENNIS JR & 
IVETTE

N of 4th between G 
& H

0.08 $37,093 $67,979 $105,072 RTC  610  4TH W 

066 142 007 25559 JOHNSON ERIK
S of 4th between G 

& H 0.23 $166,246 $384,446 $550,692 RTC  615  4TH W 

066 146 001 26974
ANTIOCH UNIFIED 

SCHOOL DIST

Whole block 
between 5th & 6th 

and G & H
1.38 $131,902 $657,478 $789,380 RTR-10  510  G 

066 072 016 23040
SOLOMON FRANK JR 

TRE
S of 2nd between G 

& I
0.12 $59,134 $299,353 $358,487 RTC  615  2ND W 

066 072 015 23038 SOLOMON FRANK JR 
TRE

S of 2nd between G 
& I

0.06 $30,478 $123,152 $153,630 RTC  625  2ND W 

066 072 003 23418 BYER JOHN L & 
MARGARET J TRE

W of G between 2nd 
& 3rd

0.05 $17,921 $10,122 $28,043 RTC  208  G 

066 072 004 23490 MCCANDLESS 
GREGORY & G M TRE

NW corner of 3rd & 
G

0.14 $99,358 $419,954 $519,312 RTC  210  G 

066 062 012 24171 CASTRO WILLIAM J SR 
& CAROL A

SW corner of 3rd & 
G

0.25 $65,545 $470,762 $536,307 RTC  300  G 

066 062 015 24168 FONTANA ANDREA
S of 3rd between G 

& H 0.16 $83,266 $324,961 $408,227 RTC                   -    3RD W 

066 062 001 24749 RIGHETTI MILTON E
NW corner of G & 

4th
0.23 $84,032 $390,547 $474,579 RTC  308  G 

066 051 006 22452 LEWIS DAVID NE corner of 2nd & 
G

0.17 $77,928 $711,743 $789,671 RTC  113  G 

066 053 006 23060 ANTIOCH MASONIC 
HALL ASSN

SE of 2nd & G 0.17 $36,577 $69,866 $106,443 RTC  521  2ND W 

066 053 009 23074 HOJAS PAULINO S & 
ANDREA P

S of 2nd between F 
& G

0.11 $37,151 $126,335 $163,486 RTC  509  2ND W 

066 053 014 23069 HOJAS PAULINO 
ANDRES

S of 2nd between F 
& G

0.11 $49,998 $0 $49,998 RTC                   -    2ND 

APN
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066 053 015 23065 HOJAS PAULINO & 
ANDREA

S of 2nd between F 
& G

0.06 $24,994 $128,574 $153,568 RTC                   -    2ND 

066 053 005 23488 WYNSHIRE NE corner of G & 3rd 0.24 $34,362 $70,674 $105,036 RTC  209  G 

066 053 003 23499 WYNSHIRE
N of 3rd between F 

& G
0.12 $17,178 $20,959 $38,137 RTC  508  3RD W 

066 056 010 24190 E C A FEDERAL CREDIT 
UNION

SE corner of 3rd & G 0.15 $85,352 $219,483 $304,835 RTC  301  G 

066 056 004 24204 ANTIQUES AT 
RIVERTOWN LLC

E of G between 3rd 
& 4th

0.19 $83,122 $436,397 $519,519 RTC  307  G 

066 056 003 24751 FAMILY STRESS 
CENTER

NE corner of G & 4th 0.34 $82,696 $396,553 $479,249 RTC  315  G 

066 056 012 24774 MOORE DAVID D & GINA 
A TRE

N of 4th between F 
& G

0.26 $145,937 $302,685 $448,622 RTC  506  4TH W 

066 143 007 25568
PANTELL GEORGE JR & 

BETTY TRE SE corner of G & 4th 0.23 $42,191 $57,318 $99,509 RTC  401  G 

066 142 002 26105
ERBEZ JOHN P & MARY 

TRE
N of 5th between G 

& H
0.12 $44,582 $142,125 $186,707 RTC  608  5TH W 

066 142 001 26112
PETERSEN MARK A & 

JEANNETTE M
NW corner of 5th & 

G
0.23 $112,044 $175,078 $287,122 RTC  414  G 

066 142 008 25565 KARP ROBERT T & 
SANDRA L

S of 4th between H 
& G

0.10 $61,965 $0 $61,965 RTC  607  4TH W 

066 142 010 25567 KARP ROBERT T & 
SANDRA L

SW corner of G & 
4th

0.13 $75,735 $0 $75,735 RTC  601  4TH W 

066 147 014 27572 BAUTISTA IGLESIA 
BIBLICA

NE corner of 6th & g 0.34 $97,291 $97,291 $194,582 RTR-10  510  6TH W 

066 056 015 24213 FRIGARD LOWELL D & 
FRANCES J

SW corner of 3rd & 
F

0.11 $38,272 $99,525 $137,797 RTC  501  3RD W 

066 057 005 24225 STAMM THEATERS INC
E of F between 3rd & 

4th 0.46 $84,400 $191,495 $275,895 RTR-10  424  4TH W 

066 057 006 24231
PRENTICE JOHN F & 

LESLEY A
S of 3rd between E 

& f
0.23 $87,425 $116,568 $203,993 C-2  415  3RD W 

066 056 016 24212 GONSALVES MARTIN T S of 3rd between F & 
G

0.11 $63,593 $12,175 $75,768 RTC  503  3RD W 

066 056 017 24205 GONSALVES MARTIN T S of 3rd between F & 
G

0.11 $63,593 $123,722 $187,315 RTC  511  3RD W 

066 056 011 24942 RUIZ GILBERTO NW corner of f & 4th 0.08 $19,568 $85,585 $105,153 RTC  500  4TH W 

066 143 004 26129 YAN BENG YUE & YUE 
SUN

N of 5th between F 
& G

0.07 $24,870 $618 $25,488 RTC  512  5TH W 

APN
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Value

TOTAL 
ASSESSED 

VALUE
Address Street

066 143 003 26135 YAN BENG YUE & YUE 
SUN

N of 5th between F 
& G

0.23 $99,495 $61,560 $161,055 RTC  512  5TH W 

066 143 014 26123 CROSS PEGGY L TRE NE of G & 5th 0.17 $40,253 $27,985 $68,238 RTC  415  G 

066 147 009 27009
CARROLL DANIEL & 

ROSEANNE
SE of 5th & G 0.11 $20,025 $4,547 $24,572 RTR-10  503  G 

066 147 008 27305 GFWC WOMANS CLUB 
OF ANTIOCH

E of G between 5th 
& 6th

0.11 $15,283 $26,401 $41,684 RTR-10  509  G 

066 148 004 27823 PHOENIX PROGRAMS 
INC

NW of 6th & E 0.14 $66,818 $185,242 $252,060 RTR-10  512  E 

066 053 004 23495 COPELAND JARED & 
MICHELE

N of 3rd between F 
& G

0.11 $48,768 $237,756 $286,524 RTC  516  3RD W 

066 052 004 22598 BEEDE HENRY F TRE NE of 2nd & E 0.16 $13,162 $4,374 $17,536 RTR-10                   -    2ND 

066 058 015 24249
STOKLEY JOSEPH F & A 

P TRE SE of 3rd & E 0.11 $58,481 $146,209 $204,690 RTR-10  301  3RD E 

066 057 001 24814
CLUCK WADE & 
ANNETTE Y TRE

NW of E & 4th 0.11 $39,996 $52,847 $92,843 RTR-10  400  4TH W 

066 155 010 27138 CAPPA LORETTA M
S of 5th between C 

& D
0.12 $127,178 $299,929 $427,107 RTR-10  209  5TH W 

066 155 011 27143 MORINO JEFFREY & 
ELIZABETH H

S of 5th between C 
& D

0.12 $45,818 $61,856 $107,674 RTR-10  205  5TH W 

066 058 013 24272 SBRANTI RONALD & 
ELSEMARIE TRE

SW corner of 3rd & 
D

0.12 $49,617 $0 $49,617 RTR-10  301  3RD W 

066 042 008 24288 RATTO ANN TRE S of 3rd between C 
& D

0.17 $14,046 $75,963 $90,009 RTR-10  215  3RD W 

066 042 010 24298 POULOS NICKI Corner of 3rd and 
A/2nd

0.23 $159,881 $369,383 $529,264 RTR-10  201  3RD W 

066 153 006 25715 KIRK CECILIA L
S on 4th between B 

& C 0.12 $22,735 $0 $22,735 RTR-10                   -    4TH W 

066 156 006 27700
STOKLEY JOSEPH F SR 

TRE
NE of 6th & C 0.11 $49,617 $121,289 $170,906 RTR-10  509  C 

066 156 001 27718 WEBB JIMMIE D EST OF NW corner of B & 
6th

0.12 $15,100 $15,960 $31,060 RTR-10  100  6TH W 

066 032 024 24362A FRUITFUL FARMS LLC North of A street, S 
of RR

2.46 $50,610 $0 $50,610 P-D                   -    B 

066 032 024 24362B FRUITFUL FARMS LLC Between A and B 
street

0.98 $50,610 $0 $50,610 P-D                   -    B 

066 032 006 27748 STAMM GEORGE F TRE N of 6th between A 
& McElheny

0.12 $21,854 $0 $21,854 C-2                   -    6TH 

APN

Street Address
General Plan 

Zoning
Parcel ID Current UseAcreageLocationOwner

Current Assessed Value
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Table II-1 (continued) 
Property Parcel Database 

 

Land Value
Improvement 

Value

TOTAL 
ASSESSED 

VALUE
Address Street

066 032 019 24513 FRUITFUL FARMS LLC
Between McElheny 

& A
5.70 $31,489 $0 $31,489 P-D                   -   

 NO 
ADDRESS 

066 031 001 23594
RIVERFRONT 

PARTNERS LLC
N of RR at McElheny 1.91 $320,000 $0 $320,000 M-2  111 

 FULTON 
SHIPYARD 

066 032 003 27245 MISKIC MATTHEW
N of 6th between A 

& McElheny
0.18 $62,342 $0 $62,342 UNKNOWN                   -    6TH 

066 032 015 27249 MISKIC MATTHEW
N of 6th between A 

& McElheny
0.23 $89,357 $0 $89,357 UNKNOWN  43  6TH E 

066 053 010 23080 BALDOCCHI NELLO TRE
S of 2nd between F 

&G
0.12 $17,572 $57,848 $75,420 RTC  505  2ND W 

066 051 014 22102 WINN DENNIS
N of 2nd between F 

& G
0.21 $56,607 $163,871 $220,478 RTC  506  2ND W 

066 051 015 22076 WINN DENNIS
N of 2nd between F 

& G
0.23 $56,607 $116,197 $172,804 RTC  508  2ND W 

066 051 011 22408
CALISESI EDMUND J & 

PATTY
N of 2nd between F 

& G
0.13 $20,214 $46,591 $66,805 RTC  512  2ND W 

066 051 005 22543
MAYER GARRETT J & 

HEIDI R
N of 2nd between F 

& G
0.06 $10,714 $82,238 $92,952 RTC  516  2ND W 

066 072 001 23048 WILLIAMS CYNDI D
SW corner of 2nd & 

G
0.07 $47,411 $283,376 $330,787 RTC  601  2ND W 

066 051 013 22195 GEORGE BRIAN T TRE
West of G street, 

north of 2nd
0.04 $10,883 $25,140 $36,023 RTC  105  G 

066 072 018 23045
ANTIOCH POLICE 
OFFICERS ASSN

S of 2nd between G 
& I

0.07 $17,758 $99,080 $116,838 RTC  609  2ND W 

066 071 013 22174 EL CAMPANIL THEATRE
NW corner of 2nd & 

G
0.25 $51,000 $457,980 $508,980 RTC  602  2ND W 

066 071 007 22040
SHUNK KENNETH R & 

GEORGINE H
S of RR at Plaza 0.10 $40,704 $56,451 $97,155 RTC  101  H 

066 010 009 21520 CHADWICK CAROLE A N of RR at I street 0.02 $32,693 $583,034 $615,727 RTC  1  I 

066 081 002 21741 KATS LLC S of RR at I street 0.04 $22,032 $197,268 $219,300 RTC  700  1ST W 

066 072 002 23298 ALVARADO OLGA
W of G between 2nd 

& 3rd
0.04 $33,762 $267,138 $300,900 RTC 204 G

066 142 006 25549
POCOCK ROD W & 

JOSLYN P
SE Corner of 4th & H 0.23 $135,127 $270,255 $405,382 RTC 625 4TH W

066 071 006 22478
ENG WEYLIN G & 
ROSELYN M TRE

N of 2nd between G 
& I

0.07 $37,136 $150,309 $187,445 RTC 640 2ND W

066 032 016 27253 GRAY CURTIS & LINDA
NW corner of 

McElheny & 6th
0.41 $48,727 $39,935 $88,662 UNKNOWN 49 6TH E

APN

Street Address
General Plan 

ZoningParcel ID Current UseAcreageLocationOwner

Current Assessed Value
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Figure II-4
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Much of the basic architectural and urban 
fabric of the downtown has been 
preserved.  There are several historic 
structures located in the initial study area.  
These include the Hard House and Lynn 
House Gallery both located near First and 
J Streets; the Beede Lumber Company 
building located near Second and E 
Streets, the El Campanil Theater and 
Masonic Lodge both located near the 
intersection of Second and G Street; and 
other commercial structures in the 
downtown.  These structures range from 
very poor condition to recently renovated.  
Most should be preserved, if practical. 

 
No known archaeological resources 
have been identified in the study area.  
Due to the urban and industrial 
development of the area, it is not 
anticipated that there will be 
significant archaeological resources.  
One area that may need additional 
study however is Rodger’s Point.  

 
 

d. Circulation and Parking 
 

There are 4 primary access routes into 
the Rivertown Waterfront area.  All of 

these routes come from the south and 
access Highway 4 and the newer 
sections of the City located south of 
the highway.  These include 
Somersville Road turning east onto 
Fourth Street, L Street, G Street and A 
Street.  Once in the downtown core, 
the grid of north-south lettered streets 
and east-west numbered streets is 
generally continuous and provides 
excellent access to businesses.  One 
notable exception for good access is 
the road leading to Rodger’s Point and 
the Fulton Shipyard.  This road is 
unpaved, low, subject to flooding and 
goes under the railroad. 
 
All downtown streets have 60-foot 
right-of-ways with two traffic lanes 
and parallel parking on both sides.  
The existing roads are generally 40 
feet wide curb to curb.  There are 
sidewalks on both sides of the streets 
and they range in size from 7 to 10 feet 
in width.  Improvements to the 
streetscape in previous years have 
included flared sidewalks and 
landscaping at the intersections.  These 
improvements create a desired result of 
“traffic calming” within the downtown 
core. 
 
Pedestrian circulation on the main 
roads in the downtown core is good 
due to the existing sidewalk system 
and improvements made in the mid-
1980’s.  However, pedestrian access to 
the waterfront is poor and there are no 
improved pedestrian paths to the river.  
Recent improvements have been made 
to provide a pedestrian path from the I 
Street to Barbara Price Park. 
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Generally, parking appears to be good 
in the downtown core.  During our 
analysis, we never saw parking as a 
problem in the study area. In fact, a 
previous parking study concluded that 
there is an excess amount of parking 
downtown for the current level of use 
and development.  City parking 
facilities comprise approximately 500 
spaces which are augmented by 
another 224 spaces in private lots.  In 
addition, there are approximately 700 
on-street parking spaces. 
 
 It should be noted that some of the 
city parking facilities are utilizing what 
could be valuable development land on 
the waterfront.  Consideration should 
be made to develop these underutilized 
parcels and provide parking facilities 
more in the center of the core area and 
include parking facilities within some 
of the large potential developments.  
 
Located between the downtown core 
and the waterfront is the Atchison, 
Topeka and Santa Fe (AT&SF) 
railroad track.  These tracks, and the 
train operations that occur on them 
(average of 24 trains per day), presents 
a significant barrier to vehicular and 
pedestrian access to the waterfront.  

Not only does the track create access 
problems, but is a safety concern as 
well.  Overcoming this obstacle will be 
critical to meet the goal of getting 
access to the waterfront.   
 
e. Infrastructure 

 
The utility system in the Rivertown 
Waterfront Development area is 
generally complete and in good 
condition.  Recent improvements have 
been made to line the sewer lines and 
expand water service.  Figure II-5 
illustrates the extent of the water 
system while Figure II-6 denotes the 
sanitary sewer system.  As shown on 
the plans, the water and sanitary 
systems follow the grid pattern of the 
streets and are within the right-of-
ways. 
 
The City of Antioch is responsible for 
water distribution system with supplies 
from the San Joaquin River and the 
Contra Costa Water District.  The river 
intake is located close to the existing 
boat ramp on Rodger’s Point.  There 
appears to be adequate capacity to 
supply water in the Rivertown 
Development area.  However, 
additional study will be required to 
verify once a development program 
and density is established. 
 
The City is also responsible for local 
storm drains and sanitary sewers.  
Sewage is pumped to the Delta Diablo 
Sanitation District Treatment plant.  
There may be issues with the capacity 
of the treatment plan.  Again, 
additional investigation will be 
required to see how this may impact 
development. 
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Figure II-5 
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Figure II-6 
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Gas and electric utilities are provided 
by Pacific Gas and Electric Company.  
There are no capacity issues as far as 
providing the necessary power and gas 
for future downtown development. 
 

 
f. Architectural Character 

 
Buildings or open spaces which 
possess memorable characteristics or 
unique design elements become well 
known and seen as landmarks in the 
community.  These distinguished 
structures or places can be used to 
develop projects that blend with the 
community and can be viewed a 
compatible with the existing urban 
fabric. 

 
As noted in a previous section of this 
report, there are a few historically 
significant structures within the 
Rivertown Waterfront Development 
area.  Such buildings include the Lynn 
House Gallery, the Beede Lumber 
building, the El Campanil Theater and 
the Masonic Lodge.  There are also 
examples of Victorian, mission and 
bungalow architecture style in the 

neighborhoods adjacent to the 
downtown core.  Using these as 
inspiration for future development will 
be essential in making the 
developments not seem like they were 
“dropped out of the sky”.  

 
 

 
g. Noise 
 
The primary source of noise in the 
study area is the Atchison, Topeka and 
Santa Fe (AT & SF) railroad.  
Miscellaneous noise sources would 
also include power boats on the river 
and in the marina and traffic on the 
streets within the project site. 

 
Of these, the only one of significance, 
and of concern for our planning, is the 
railroad noise.  Train traffic produces a 
relatively load, through short duration, 
impact in the study area.  An average 
of 24 trains pass through the project 
site every day, a level that is not 
anticipated to change in the near 
future.  
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Noise measurements were taken for a 
previous study at the former Hickmott 
Cannery site.  This study indicates that 
the noise from passing trains varies 
from locomotive noise levels of 86 
dBA at a distance of 70 feet to 77 dBA 
at 180 feet, depending on the type of 
train and power setting of the engine.  
This roughly equates to the 
Community Noise Equivalent Level 
(CNEL) noise contours generate by 
train operations are affecting the 
adjacent land use to 65 CNEL at 125 
feet and 60 CNEL at approximately 
300 feet from the railroad tracks. 

 
To comply with California laws related 
to sound insulation from exterior noise 
sources, such as the railroad, building 
construction must provide sound 
insulation to attain an interior 
Community Noise Equivalent Level 
(CNEL) of 45 dBA.  This will need to 
be taken into account when 
determining construction costs for 
buildings located near the railroad. 

 
h. Contamination Issues 

 
The planning team did a cursory 
review of existing data and documents 
to ascertain if there were 

contamination on parcels that may be 
considered for development.  Based on 
this limited review, we did not find 
evidence that there are contamination 
issues on any of the City-owned 
property.  However, there are 
indications, either through reports or 
existing/previous use of property, that 
there may be contamination on 
properties that are privately held which 
may be of interest in the 
redevelopment of Rivertown.  
Additional study is recommended to 
determine if there are issues, and if so, 
the extent of the issues.  Those 
properties include: 
 
• The western edge of the initial 

study area (Libitzky parcel) 
• The auto repair shop at the corner 

of Second and J Streets 
• The Hickmont Cannery Site 
• The Fulton Shipyard 
 
Before development occurs, it is 
recommended that environmental 
studies and research be done to 
determine specific contamination 
issues. 
 

 
D. Growth and Future Plans 
 
Over the past 20 years, sustained 
employment increases without 
corresponding housing development in 
many parts of the Bay Area has forced 
people to seek housing in Eastern Contra 
Costa County.  This condition produced 
rapid home building in Antioch.  Between 
1990 and 1999, the City added more than 
6,300 housing units and the population 



 

 
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT  II-25 
 

increased by 20,000 – an increase of over 
30 percent. 
 
This growth led to a need of essential city 
services such as water, sewer, schools, 
parks and police/fire.  It also led to 
increase traffic within the City and heavy 
congestion on Highway 4. 
 
In response to these growth pressures, the 
City of Antioch’s General Plan was 
updated in 2003.  This is the principle 
document to aid in guiding the City’s 
development for the next 20 years and to 
enhance the quality of life for all residents 
of Antioch. 
 
To accomplish this goal, the plan calls for 
expanding and diversifying its 
employment base and providing a greater 
variety of housing types than current 
offered.  Incorporated into the General 
Plan are policies and programs that 
establish minimum levels of service 
standards for items like water and sewer 
facilities, parks, and police and fire 
services.  Responsibilities for maintaining 
the level of service are placed on new 
development to ensure that standards are 
achieved. 
 
More specific to this study, the General 
Plan provides specific policy direction 
including:  
 
• Residential development shall provide 

public and private amenities including, 
building amenities, pedestrian 
amenities, pedestrian movement, 
transportation improvement, 
preservation and cultural amenities. 

• The central core of Rivertown is to be 
primarily retail in character, 

transitioning to office, commercial 
services and neighborhoods. 

• The downtown area adjacent to the 
waterfront should be complemented by 
public access, promenades, piers and 
landscaping. 

• A continuous waterfront park should 
be developed and have access to 
Rodgers Point to the east and Barbara 
Price Park to the west. 

 
There are a number of projects 
programmed or under consideration which 
will have significant impacts to the 
redevelopment of the Rivertown 
Waterfront.  Those of significance include: 
 
• A new boat ramp located at the end of 

L Street within the Barbara Price Park 
• Improvement of L Street to a 4-lane 

divided facility 
• Connection to the BART system by 

developing an E-BART station at or 
near the fair grounds 

• Construction of the last segment of the 
Highway 4 Bypass as well as 
improvements to Highway 4 to 
increase vehicle capacity 

• Potential ferry service with intermodal 
connection with the AF & SF rail line 

 
 
E. Strengths, Weaknesses, 
Opportunities and Threats 
 
As part of the planning study, a Strengths, 
Weakness, Opportunities and Threats 
(SWOT) analysis was performed with 
representatives from the planning team 
and City representatives.   
 
SWOT analysis is a tool in understanding 
the internal and external factors for 
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strategic planning.  Strengths and 
Weaknesses represent internal factors.  
Opportunities and threats are external 
factors.  The SWOT analysis provides 
important information and insights that is 
helpful in understanding the resources 
available, capabilities and softness for a 
site.  As such, it is instrumental in concept 
formulation. 
 
During our charette session, the following 
were identified: 
 
Strengths 
• The San Joaquin River and river views 

from downtown 
• An established, intimate downtown 

core 
• Adequate vehicular access and 

accessibility 
• Large, mature trees in the downtown 
• Housing close by to the commercial 

core 
• Easy orientation with grid streets 
• Police HQ location within the study 

area 
• City owned property 
• Political will by current elected 

officials 
 
 
Weaknesses 
• Poor access due to the railroad “cutting 

off” the downtown from the waterfront 
• Small, individual land owners in core 
• No “great” architecture on the major 

roadways 
• Main thoroughfare to access the study 

area is depressed 
• Economic disparity 
• Distance to freeway and conditions of 

access roads 
• No entry statement 

 
Opportunities 
• Moderate and appealing climate 
• Strong economic base in SE Contra 

Costa County – reason to move toward 
Antioch 

• Deep Water Channel and active 
boating community 

• Potential for intermodal connectivity – 
railroad and ferry. 

 
Threats 
• Potential double tracking of waterfront 

railroad through Antioch 
• Congestion on State Route 4 

(programmed to be corrected by 2012) 
• Political focus – election cycle shorter 

than long-term view 
• Preconceptions and expectations 
• Uncooperative Owners 
• Homeless Issue 
 
 
F. Site Development Constraints and 
Potentials 
 
In summary, the Antioch Rivertown 
Waterfront Redevelopment area has both 
physical development constraints, most of 
which can be overcome by good planning, 
design, and construction techniques, and 
excellent potential to become a successful 
and vibrant place to live, work and shop.  
Figure II-7 illustrates the more pertinent 
issues which will need to be addressed in 
the conceptual planning process and 
include: 
 
Potentials 
• Broad views of the river are afforded 

along the Riverfront from G to H 
Street, from Rodger’s Point and from 
the wharf. 
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Figure II-7 
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• Cooling breezes off the river 
• Large “bookend” Properties on the 

west and east side of the study area 
• Good access and system of grid streets. 
• An established, intimate downtown 
• Residential in close proximity to the 

downtown core 
• Potential of a significant riverwalk 

corridor 
 
Constraints 
• Railroad bisecting the development 

area from the waterfront 
• Railroad creates noise due to train 

operations 
• Potential contaminated soil on the 

Hickmont site 
• Access to the Fulton Shipyard site. 
 

 
 
 



 

 
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT   III-1 
 

MARKET STUDY 
 
A. Market Area Overview 
 
This section provides an overview of the 
economic and demographic conditions 
relevant to the development of the 
Rivertown Waterfront Master 
Development Project.  It focuses on both 
the local and regional markets, including 
Antioch’s downtown area, the City as a 
whole and eastern Contra Costa County. 
 

1. Market Area Description 
 

a. Eastern Contra Costa County 
Market Area 
 
The East County Market Area (the 
“Market Area”) assumed for this study 
includes the cities of Antioch, 
Brentwood, Pittsburg, and Oakley.  A 
market area is defined as a geographic 
area that contains the primary elements 
of demand and supply for the real 
estate product types being considered 
in this study. 
 
A market area is influenced by a 
variety of factors, including the 
location and density of the targeted 
residential population, the location of 
key competitors, the relative distance 
or travel time for each of the above, 
and local commute patterns.  These 
four cities included share similar 
characteristics such as household 
composition, household income, and 
employment, which are discussed in 
more detail below.  With regard to 
future retail development, the Market 
Area is not assumed to extend farther 
west into Concord or Martinez because 
these cities are well-served by 

numerous types of retail development, 
including regional and power centers 
in the cities of Concord, Pleasant Hill, 
and Walnut Creek. 
 
The East County is one of the fastest 
growing regions in the San Francisco 
Bay Area.  Many Bay Area residents 
who cannot afford to buy a home or do 
not desire to live in the inner urban 
core have moved to the East County 
for affordable homeownership.  As the 
region has grown, East County has 
transformed from being primarily an 
industrial and agricultural community 
to a bedroom community serving 
employment hubs including San 
Francisco, Oakland, the Tri-Valley, 
and Central Contra Costa County.  
Additionally, East County’s dramatic 
growth in households has created 
significant new opportunities for retail 
development over the last several 
years.   
 
As discussed in more detail below, 
East County and the Bay Area region, 
as a whole, are expected to experience 
strong growth in population, 
employment, and income over the 
upcoming decade.  In addition, there is 
a limited supply of land in the inner 
Bay Area due to buildout of the region 
and topographical and natural 
resources constraints as well as policy 
restrictions on development.  These 
growth trends coupled with a lack of 
developable land will continue to 
create future demand for development 
opportunities throughout the Bay Area, 
and especially for new housing and 
retail development in the growing East 
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County market area.  Given these 
trends, Antioch and the Downtown are 
well positioned to attract new housing 
and retail/commercial development in 
the near future. 
 
b. Downtown Market Area 
 
Antioch was incorporated as the first 
City in Contra Costa County in 1872.  
During the fifty-year period between 
1850 and 1900, the City was primarily 
composed of the area bounded by the 
San Joaquin River to the north, A 
Street to the east, 10th Street to the 
south, and O Street to the west, which 
includes the current downtown.  The 
first settlers built their homes here and 
early industries included brick kilns, 
coal mining, a copper smelt, several 
potteries, and a distillery.  Consistent 
with larger regional trends, the City of 
Antioch has since evolved from a 
predominantly industrial community to 
one of the most rapidly growing 
residential communities in the Bay 
Area.  Although Downtown Antioch 
centered on the historic commercial 
district that runs along 2nd Street, has 
experienced some new development 
over the last decade, most of the 
growth as occurred elsewhere in the 
City.   
 
The existing land use mix in the 
downtown area is summarized in 
Table III-1.  As shown, the area 
includes a mix of commercial, 
residential, public, and even industrial 
land uses.   The commercial uses, 
estimated at about 533,000 square feet, 
consist of a varied mix of local serving 
commercial and retail uses.  These 
uses include local restaurants, antique 

dealers, hobby shops, gift shops, and 
professional office users such as 
financial and insurance services.  
Although some new businesses have 
opened and vacant space is leasing, the 
Downtown remains a relatively under-
utilized and struggling commercial 
district.  Nevertheless, many of the 
existing buildings are historic and/or 
have attractive facades and the overall 
district has an appealing “main street” 
feel.  
 
There are currently about 1,350 
residential units in the downtown area, 
about 55 percent of which are single 
family with the rest consisting of 
multi-family apartments, condos and 
attached units. The residential 
neighborhood surrounding the 
downtown core to the east consists 
primarily of older, well-maintained, 
owner-occupied single-family units 
and newer apartment complexes.  
There are also some less well-
maintained single-family homes and 
apartment complexes in various 
locations, especially to the west.  The 
residential architecture in the 
Downtown is variable, including 
newer modern and post-modern 
housing alongside historic Victorian, 
Queen Anne, craftsman cottage, or 
California bungalow-style housing.1
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Table III-1 

Summary of Existing Downtown Land Uses 

Land Use Amt. % Amt. % Amt. %

Commercial
Retail $16,278,373 5.9% 19,969,163 54.4% 354,873 28.3%
Office $3,281,108 1.2% 577,806 1.6% 41,323 3.3%
Hotel $1,624,582 0.6% 113,038 0.3% 24,259 1.9%
Other $7,447,851 2.7% 589,570 1.6% 112,058 8.9%

Subtotal $28,631,914 10.4% 21,249,577 57.8% 532,513 42.5%

Industrial $36,371,214 13.3% 3,898,726 10.6% 562,295 44.9%

Residential
Single Family $91,356,375 33.3% 3,394,030 9.2% 724 Units
Multifamily / Condo $47,282,236 17.2% 1,076,495 2.9% 628 Units
  Subtotal $138,638,611 50.5% 4,470,525 12.2% 1,352 Units

Public Buildings
City $65,023,186 23.7% 5,682,494 15.5% 93,378 7.4%
Schools $789,380 0.3% N/A N/A N/A N/A
Other $1,524,388 0.6% 79,127 0.2% 59,897 4.8%

Subtotal $67,336,954 24.5% 5,761,621 15.7% 153,275 12.2%

Vacant Land
Commercial $1,150,689 0.4% 285,629 0.8% 2,579 0.2%
Residential $987,617 0.4% 277,349 0.8% N/A N/A
Industrial $1,080,902 0.4% 749,060 2.0% N/A N/A

Subtotal $3,219,208 1.2% 1,312,038 3.6% 2,579 0.2%

Misc. $260,177 0.1% 42,100 0.1% 1,592 0.1%

Total $274,458,078 100.0% 36,734,587 100.0% 1,253,606 100.0%

Sources: City of Antioch; Economic & Planning Systems, Inc.

Assessed Value Building (Sq. Ft.)Land (Sq. Ft.)
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Public uses in the Downtown include 
City Hall, the Antioch Police Station, a 
combination secondary and adult 
school, and several public plazas.  A 
number of active and inactive 
industrial sites exist both to the east 
and west of the downtown core with 
about 560,000 square feet of building 
space on 3.8 million square feet of 
land.  Finally, there are a number of 
vacant parcels spread throughout the 
downtown area, covering about 1.3 
million square feet of land in total. 
 
Several additional location and 
competitive attributes of the 
Downtown are further described 
below. 

Waterfront Location 

As demonstrated by various successful 
commercial districts in waterfront 
locations throughout the Bay Area, a 
visually appealing waterfront can be a 
shopping or entertainment destination 
for local residents and regional 
visitors.  Fourth Street via Somersville 
Road, L Street, and A Street all 
transect the Antioch Downtown area 
and provide access to the waterfront of 
the San Joaquin River.  The downtown 
also offers immediate proximity to the 
Antioch Marina and Barbara Price 
Marina Park, two recreational 
resources that attract local and regional 
visitors.  Many water-based activities 
take place in the area throughout the 
year, attracting outside visitors to the 
Downtown including recreational 
fisherman and boaters. 
 
New housing and retail development in 
the Downtown could expect to benefit 

from its proximity to the waterfront.  
For example, new retail development 
could to take advantage of demand 
created by visitors attracted to the 
Marina.  New residential development 
would benefit from the potential for 
views and proximity to recreational 
opportunities.   

Unique Historic Character of 
Downtown 

Downtown Antioch has rich historical 
resources including historic buildings 
that reflect the architectural styles 
prevalent during the early to mid-
1900s.  Historic buildings that serve as 
landmarks include the Hard House, the 
mid-19th century ship captain’s house 
at the southeast corner of 1st and J 
Street, the Lynn House, a turn-of-the-
century structure located adjacent to 
the Hard House, and the El Campanile 
Theatre. Additionally, Beedee Lumber 
is one of the oldest businesses in the 
County and is situated along the 
waterfront on 2nd Street. 
 
In an effort to preserve and celebrate 
the historic resources available, the 
City designated the downtown area as 
a historic district called the Rivertown 
Waterfront, which is currently defined 
as the area between A Street on the 
east, L Street on the West, the railroad 
on the north, and 4th Street on the 
south.2   
 
The unique, historic character of the 
Downtown makes it a desirable 
location for attracting people to the 
area, especially households who prefer 
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to live in a more urban, downtown 
setting.  Further improvements to and 
continued marketing of the historic 
assets in the Downtown will improve 
Rivertown Waterfront’s attractiveness 
for a wide range of uses.   

Transportation Accessibility and 
Visibility 

Antioch is served by a network of 
highways, SR 4 and Highway 160, and 
railroad lines, including daily Amtrak 
passenger service, with a depot in the 
Rivertown Waterfront area.  SR 4 is 
currently being widened up to eight 
lanes from Bailey Road through 
Hillcrest Road between Pittsburg and 
Antioch, and the Highway 4 Bypass 
should be upgraded to a freeway in 
Oakley to Vasco Road by 2011 to 
2015.  The Tri Delta Transit bus 
service travels throughout East 
County, and the Bay Area Rapid 
Transit (BART) system provides bus 
and rail connections throughout the 
Bay Area.   
 
Beginning 2007, construction is 
scheduled to begin on the eBART 
(BART extension) that would operate 
multiple unit diesel trains in the 
median of SR 4 between Pittsburg and 
Byron (southeast of Brentwood).  
Passengers would transfer to BART at 
a transfer facility in Pittsburg.  Lastly, 
in July 2004, the San Francisco Bay 
Area Water Transit Authority (WTA) 
began planning, designing, and 
environmental studies for expanded 
ferry service for eight new routes 
across the Bay, including one that 
would connect from Antioch/Martinez 
to San Francisco.    

 
The interior location of the downtown 
may present a barrier to attracting 
regional serving retail tenants, which 
generally require higher traffic 
volumes than offered.  The Auto 
Center Drive exit, which becomes 
Somerville Road north, is 
approximately 1.5 miles from 
Downtown and offers no visibility 
from the freeway.   However, the 
relatively close proximity and direct 
access to Downtown from the freeway 
via Somersville Road represents a 
competitive advantage for residents 
needing to commute to other parts of 
the region.   
 
Although slightly outside of the 
Downtown area, SR 4 also represents a 
physical and psychological barrier 
dividing the City into north and south.  
Much of the new housing growth has 
occurred on the southern side of SR 4 
on vacant land, whereas the northern 
side of the City is comprised of older 
housing stock.   

Image 

Downtown Antioch has long been 
viewed by many longtime residents as 
a quiet, low-crime area, an image 
enhanced by the neighboring police 
station. This perception would be 
especially favored by many new 
households moving into East County 
from other parts of the Bay Area and 
could be used in marketing materials 
to potential residents and business 
tenants.   

 
2. Growth Trend 
 



 

 
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT   III-6 
 

Population, employment, and income 
trends are key determinants in the type 
of housing and retail demand in a 
particular area.  For example, higher-
income households typically demand 
more upscale, home ownership 
opportunities (e.g., better views, 
amenities, size) as well as more and 
different types of retail goods than 
lower-income households.  Assuming 
average household incomes remain 
constant or improve over time, a 
growing population base will generally 
result in increased housing and retail 
demand.   
 
a. Population and Household Trends  
 
Historic and project population and 
household trends are shown in Table 
III-2 using Association of Bay Area 
Governments’ (ABAG) Projections 
2000 and 2005 data for 1995-2020.  
Despite the economic downturn of the 
early 2000s, Contra Costa County as a 
whole has continued to grow and is 
currently home to over 1.0 million 
residents.  Antioch and East County 
also grew significantly between 1995 
and 2005 and currently represents 
about 26 percent of the County’s 
population.  As shown in Table III-2, 
Antioch grew from 74,100 people in 
1995 to 103,100 in 2005, or by 39 
percent, and is currently the third 
largest City in the County behind 
Concord and Richmond.  The East 
County population grew by almost 50 
percent over the same period, adding a 
total of 83,300 new residents.  The 
growth of Brentwood over the last ten 
years is especially noteworthy, gaining 
about 32,000 new residents, more than 
tripling its size.  

 
Population and households in the City 
and East County are expected to 
continue to grow over the 2005-2015 
period, although at a slower growth 
rate than the previous ten years.  As 
shown in Table III-2, Antioch is 
projected to add 3,260 new households 
during the 2005-2015 time period, at a 
growth rate of 10 percent, slightly 
lagging behind the 14 percent growth 
rate projected for East County as a 
whole.   
 
Given these demographic trends, 
Antioch and its Downtown are well 
positioned to attract additional housing 
development.  As population grows 
and developable land becomes more 
scarce and/or expensive in the Bay 
Area, developers and potential 
residents will continue to seek more 
in-fill opportunities in areas such as 
the Downtown.   

Age and Household Characteristics  

Household characteristics shown in 
Table III-3 are based on information 
from the U.S. 2000 Census.  As 
shown, family households predominate 
in both Antioch and East County at 79 
percent, with non-family households 
representing the remaining 21 percent 
(non-family households are defined as 
a person living alone or who shares a 
home with non-relatives such as with 
roommates or an unmarried partner).  
In addition, small households with one 
to three persons represent the 
predominant household size in both 



 

 
      INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT  `  III-7 

Table II-2 
Historical and Projected Demographic and Employment Trends 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Category 1995 2000 2005 2010 2015 # % # %

Population
Antioch 74,100 91,293 103,100 108,200 112,500 29,000 39% 9,400 9%
Brentwood 13,900 24,385 45,700 53,500 57,600 31,800 229% 11,900 26%
Oakley 22,100 26,803 29,800 32,000 34,500 7,700 35% 4,700 16%
Pittsburg 68,100 77,479 82,900 87,300 92,300 14,800 22% 9,400 11%
East County (1) 178,200 219,960 261,500 281,000 296,900 83,300 47% 35,400 14%
Contra Costa County 865,300 948,816 1,016,300 1,055,600 1,102,300 151,000 17% 86,000 8%

Households
Antioch 25,120 29,656 33,660 35,580 36,920 8,540 34% 3,260 10%
Brentwood 4,350 7,899 14,900 17,540 18,850 10,550 243% 3,950 27%
Oakley 7,100 8,294 9,290 10,050 10,820 2,190 31% 1,530 16%
Pittsburg 21,830 24,001 25,800 27,370 28,910 3,970 18% 3,110 12%
East County (1) 58,400 69,850 83,650 90,540 95,500 25,250 43% 11,850 14%
Contra Costa County 320,240 344,129 368,770 385,250 401,670 48,530 15% 32,900 9%

Jobs
Antioch 14,060 20,440 20,590 23,790 26,920 6,530 46% 6,330 31%
Brentwood 3,840 7,480 7,610 8,880 10,860 3,770 98% 3,250 43%
Oakley 2,330 3,270 3,370 4,660 5,940 1,040 45% 2,570 76%
Pittsburg 16,620 17,470 17,560 20,120 23,810 940 6% 6,250 36%
East County (1) 36,850 48,660 49,130 57,450 67,530 12,280 33% 18,400 37%
Contra Costa County 308,150 371,310 373,000 406,010 439,020 64,850 21% 66,020 18%

Jobs/Housing Ratio
Antioch 0.56 0.69 0.61 0.67 0.73 0.05 9% 0.12 19%
Brentwood 0.88 0.95 0.51 0.51 0.58 -0.37 -42% 0.07 13%
Oakley 0.33 0.39 0.36 0.46 0.55 0.03 11% 0.19 51%
Pittsburg 0.76 0.73 0.68 0.74 0.82 -0.08 -11% 0.14 21%
East County (1) 0.63 0.70 0.59 0.63 0.71 -0.04 -7% 0.12 20%
Contra Costa County 0.96 1.08 1.01 1.05 1.09 0.05 5% 0.08 8%

(1)  East County includes the cities of Antioch, Brentwood, Oakley, and Pittsburg.

Source:  ABAG Projections 2000  & 2005 ; Bureau of Labor Statistics; Economic & Planning Systems, Inc.

Change, 1995-2005 Change, 2005-2015Year
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Table III-3 
Trends in Household Type, Household Size and Age Breakdown 

 

Households # % # % # % # % # % # % # % # % # %

Household Composition
Family 16,585 77% 23,173 79% 6,588 40% 35,228 78% 49,243 79% 14,015 40% 972,766     63% 1,051,092  63% 78,326   8%
Non-Family (4) 4,816 23% 6,165 21% 1,349 28% 10,198 22% 13,165 21% 2,967 29% 574,430     37% 621,940     37% 47,510   8%

Total Households 21,401 100% 29,338 100% 7,937 37% 45,426 100% 62,408 100% 16,982 37% 1,547,196  100% 1,673,032  100% 125,836 8%

Household Size
1-3 persons 14,227 67% 18,307 62% 4,080 29% 29,553 65% 38,583 62% 9,030 31% 1,160,376  75% 1,226,960  66% 66,584   6%
4+ persons 7,163 33% 11,059 38% 3,896 54% 15,970 35% 23,950 38% 7,980 50% 390,075     25% 622,827     34% 232,752 60%

Total Households 21,390 100% 29,366 100% 7,976 37% 45,523 100% 62,533 100% 17,010 37% 1,550,451  100% 1,849,787  100% 299,336 19%

Age Breakdown
19 and under 20,880 34% 31,628 35% 10,748 51% 46,103 34% 68,603 35% 22,500 49% 1,029,215  23% 1,156,485  25% 127,270 12%
20 to 34 16,199 26% 17,698 20% 1,499 9% 36,747 27% 39,677 20% 2,930 8% 1,183,473  27% 1,143,139  25% (40,334)  -3%
35 to 54 16,788 27% 28,410 31% 11,622 69% 34,535 25% 59,751 30% 25,216 73% 1,160,607  26% 1,431,602  31% 270,995 23%
55 to 64 3,649 6% 6,088 7% 2,439 67% 8,046 6% 13,212 7% 5,166 64% 440,453     10% 376,680     8% (63,773)  -14%
65 and over 4,679 8% 6,708 7% 2,029 43% 10,116 7% 14,979 8% 4,863 48% 578,548     13% 502,314     11% (76,234)  -13%

Total Population 62,195 100% 90,532 100% 28,337 46% 135,547 100% 196,222 100% 60,675 45% 4,392,296  100% 4,610,220  100% 217,924 5%

(1) City boundary changes occurred between 1990-2000.
(2)  East County includes the cities of Antioch, Brentwood, Oakley, and Pittsburg.
(3)  The Inner Bay Area includes San Francisco, Santa Clara, San Mateo, and Alameda counties.  
(4)  According to the U.S. Census Bureau, a non-family household consists of a person living alone or a householder who shares the home with non-

relatives such as with roommates or an unmarried partner.

Source:  Census 1990; Census 2000; Economic & Planning Systems, Inc.

1990 2000 1990-2000

Inner Bay Area (3)

1990 2000 Growth

Antioch (1) East County (2)

1990 2000 Growth
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the City and East County.  When 
compared to the Inner Bay Area,3 Antioch 
and East County have a larger proportion 
of family households and a smaller 
proportion of small household size (1-3 
persons).  This is indicative of its more 
suburban orientation. 
 
As shown in Table III-3, parent-age adults 
(ages 35 to 64) make up the single largest 
population group and have experienced the 
fastest growth between 1990 and 2000 in 
these communities.  The second age cohort 
to experience the fastest growth during 
this same period is those age 19 and 
younger.  Meanwhile, the ten-year historic 
trend indicates that young adults have left 
the area, with the 20 to 34 age bracket 
actually decreasing during the period.  In 
other words, the last ten years have 
witnessed an increase in the middle-aged 
parent cohort and a reduction in the 
number of single, young professionals.  
Again, this is indicative of the East 
County’s role as a suburban “bedroom” 
community. 
 
b. Employment Trends 
 
Employment growth trends are also a key 
determinant in the type and pace of 
development that may occur in Antioch 
and Downtown.  As presented in Table III-
2, the East County employment base has 
increased by 12,280 jobs over the 1995-
2005 time period, or by of 33 percent.  
However, the job growth rate was 
significantly lower than population 
growth, reflecting the region’s orientation 
as a “bedroom community.”  Interestingly, 
both Antioch and Oakley’s job growth 
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actually exceeded population growth, 
bucking the trend for the East County as a 
whole.  In the City of Antioch alone, 6,530 
new jobs have been added to the economy 
during this period, a 46 percent growth 
rate.   
 
Going forward, the employment and 
population trends described above are 
expected to reverse themselves slightly.  
Specifically, job growth is actually 
expected to exceed population growth in 
the East County between 2005 and 2015, 
with a 37 percent increase in employment 
compared to a 14 percent increase in 
population over the 10 year period.  
Antioch, for example, is expected to gain 
about 6,300 more jobs by 2015, an 
increase of 31 percent, compared to 9,400 
new residents, an increase of 9 percent 
over the same period.  
 
Given this expected reversal of 
employment and population growth rates, 
the jobs-housing ratio in both Antioch and 
the East County will gradually improve 
from 0.6 local jobs per household to 0.7 
local jobs per household.   In other words, 
there will be more jobs per resident, 
reducing the need for out-commuting and 
providing additional day-time population.  
Growing employment is also likely to 
increase the population of young 
professionals, a primary market segment 
for higher density housing in a downtown 
setting. Finally, employment growth will 
increase demand for commercial space in 
the City which may eventually spillover 
into the Downtown. 
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c. Household Income Trends 
 
Income growth trends can also influence 
the type and amount of new development 
that occurs in an area.  Households with 
higher incomes are more inclined to seek 
home ownership and create greater 
demand for a wider variety of retail goods.   
 
As presented in Table III-4, the City’s 
mean household income of $85,700 in 
2005 was slightly below that of the 
County’s at $99,800. However, the City 
compares favorably to the East County 
average of $81,300.  Although incomes 
did not grow significantly over the 1995 to 
2005 time period, they are expected to 
increase considerably over the 2005 to 
2015 time period, by 10 percent to 13 
percent, respectively.  This increase in 
household income will increase demand 
for more upscale housing and retail 
shopping opportunities.  
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Table III-4 
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Avg. Annual
Rate 

Category 1995 2000 2005 2010 2015 2020 # % # %  (2005-2015)

Antioch $80,759 $81,665 $85,714 $90,889 $96,738 $102,587 $4,955 6% $11,024 13% 1.2%
Brentwood $87,846 $91,901 $95,163 $100,900 $107,762 $114,511 $7,318 8% $12,598 13% 1.3%
Oakley $80,625 $84,815 $83,577 $87,739 $92,014 $96,738 $2,952 4% $8,436 10% 1.0%
Pittsburg $64,714 $68,504 $66,817 $70,416 $74,466 $78,403 $2,103 3% $7,649 11% 1.1%
East County (2) $75,273 $78,674 $81,332 $86,290 $91,636 $96,920 $6,058 8% $10,305 13% 1.2%
Contra Costa County $95,601 $100,450 $99,775 $105,624 $112,149 $118,785 $4,175 4% $12,373 12% 1.2%

(1)  Consumer Price Index (CPI) is used to adjust this data to 2005 dollars based on the Bureau of Labor Statistics.
(2)  East County includes the cities of Antioch, Brentwood, Oakley, and Pittsburg.

Source:  ABAG Projections 2000 & 2005; Bureau of Labor Statistics; Economic & Planning Systems, Inc.

Mean Household Income (1) Change, 1995-2005 Change, 2005-2015
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B. Residential Market Analysis 
 
This section describes the market 
conditions for residential development in 
eastern Contra Costa County in general 
and downtown Antioch in particular.  It 
is designed to assess the type and 
amount of housing that may be 
appropriate for the Rivertown 
Waterfront project 
 
 1. Market Area Overview 
 

As described in the previous chapter, 
over the past ten years, the East 
County has experienced significant 
population growth as a bedroom 
community serving employment 
centers throughout the San Francisco 
Bay Area.  As home prices have 
increased in the inner core of the Bay 
Area, households, especially family 
households, have sought home 
ownership opportunities in more 
affordable outlying areas, including 
Antioch.  As further described 
below, the focus has been on single-
family residential production with 
only minor multifamily 
development, for-sale and rental, 
occurring in the market due to the 
availability of vacant land.   
 
a. Existing Market Supply 
 
An illustration of home ownership 
trends in Antioch and East County is 
provided in Table III-5.  Antioch 
and East County both have a high 
percentage of owner-occupied rates, 
at slightly above 70 percent, which 
has increased over the last ten years.  
For example, in Antioch rental units 

represented 29 percent of the total 
units in 2000, a decrease of 7 percent 
from 1990.  This trend demonstrates 
a strong market for owner-occupied 
housing in the City of Antioch and 
East County.   

 
The strength of the City’s housing 
market is also demonstrated by 
escalating home prices.  The change 
in for-sale housing prices in Antioch 
between 2001 and 2005 is 
summarized in Figure III-1 and 
Table III-6, based on information 
from DataQuick.  As shown the 
median price for a home in Antioch 
was $438,300 in 2005, a 64 percent 
increase in only a five-year period 
and 19 percent higher than the year 
before.  Again, the majority of the 
homes sold in Antioch during the 
five-year period between 2000 and 
2005, or about 91 percent, were 
single-family homes.   

 
To place Antioch’s median home 
sale prices and number of sales in 
more specific context, EPS 
compared the City’s sales with those 
in Brentwood, Oakley, and Pittsburg 
in 2005.  As shown in Table III-7, 
the average home price was about 
$490,000 in 2005 for the East 
County market area as a whole, with 
about 94 percent representing single 
family homes.  Brentwood had the 
highest mean home price, followed 
by Oakley, Antioch, and Pittsburg 
respectively.  Overall, the for-sale 
housing market in Antioch and 
Contra Costa County generally has 
been very strong and is likely to 
remain so.  
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Table III-5 
Trends in Household Tenure and Units (1990-2000) 

Item Amt. % Total Amt. % Total Amt. % Total % Change

Antioch
Owner-occupied 13,768 64% 20,817 71% 7,049 89% 51%
Renter-occupied 7,633 36% 8,521 29% 888 11% 12%

Total 21,401 100% 29,338 100% 7,937 100% 37%

East County (1)
Owner-occupied 29,935 66% 44,681 72% 14,746 87% 49%
Renter-occupied 15,491 34% 17,727 28% 2,236 13% 14%

Total 45,426 100% 62,408 100% 16,982 100% 37%

Contra Costa County
Owner-occupied 202,894 68% 238,449 69% 35,555 81% 18%
Renter-occupied 97,394 32% 105,680 31% 8,286 19% 9%

Total 300,288 100% 344,129 100% 43,841 100% 15%

(1)  East County includes the cities of Antioch, Brentwood, Oakley, and Pittsburg.

Source:  Census 1990 & 2000; Economic & Planning Systems, Inc.

1990 2000 1990-2000
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Figure III-1 
Antioch Home Price and Sale Trends 
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Table III-6 

Median Home Sales Price in Antioch (2001-2006) 
 

Item 2001 2002 2003 2004 2005 2006 (1Q) # % # %

New Home Sales
Number of Sales 602 144 62 54 31 6 899 8% (571)
Median Home Sales Price $353,000 $371,750 $439,000 $508,000 $663,500 $745,000 $310,500 88%

Condo Re-Sales
Number of Sales 201 164 179 228 207 40 1,019 9% 6
Median Home Sales Price $129,000 $162,500 $180,000 $215,000 $265,000 $282,500 $136,000 105%

Single Family Home ReSales
Number of Sales 1,653 1,707 1,925 2,274 1,730 202 9,491 83% 77
Median Home Sales Price $252,000 $274,000 $322,000 $380,000 $455,000 $460,000 $203,000 81%

Total Sales
Number of Sales 2,456 2,015 2,166 2,556 1,968 248 11,409 100% (488)
Weighted Average Median Home Sales Price $266,690 $271,911 $313,614 $367,986 $438,300 $438,266 $171,609 64%

Source:  DataQuick; Economic & Planning Systems, Inc.

Change (2001-2005)Total



 

 
  INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT    III-16 
 

Table III-7 
Median Home Sale Prices in Eastern Contra Cost County (2005) 

 

 

 

Item Antioch Brentwood Oakley Pittsburg
# %

New Home Sales
Number of Sales 31 586 185 215 1,018 16%
Median Home Sales Price $663,500 $691,500 $526,000 $598,250 $640,466

Condo Re-Sales
Number of Sales 207 5 16 148 376 6%
Median Home Sales Price $265,000 $290,000 $360,000 $362,000 $307,454

Single Family Home Re-Sales
Number of Sales 1,730 1,020 753 1,585 5,090 79%
Median Home Sales Price $455,000 $569,000 $457,000 $432,000 $470,772

Total Sales
Number of Sales 1,968 1,611 954 1,948 6,484 100%
Weighted Average Median Home Sales Price $438,300 $612,693 $468,754 $445,031 $487,929

Source:  DataQuick; Economic & Planning Systems, Inc.

Total
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Much of the new housing growth has 
occurred on the southern side of SR 
4 on vacant land, whereas the 
northern side of the City is 
comprised of older housing stock.  In 
Downtown Antioch, the existing 
housing stock consists of relatively 
older large and small single-family 
detached homes and apartment 
complexes beginning on 4th Street 
between A Street and L Street to 10th 
Street.   With the exception of one 
affordable housing project, new 
development has been limited to 
single, in-fill custom home projects. 
 
b. Supply Pipeline 
 
An analysis of planned and proposed 
projects in the East County Market 
Area suggests some variation from 
the trends described above.  As 
shown on Table III-8, there are over 
23,900 units of residential housing 
currently approved, in planning 
review, approved, or under 
construction in East County.  As 
described in the previous section, 
ABAG projections suggest that about 
32,900 new households will be 
demanded in the market area over 
the next ten years.  Thus, planned 
projects will accommodate about 70 
percent of this growth.    

 
Although the majority of new units 
currently planned in the East County 
Market Area are single-family, the 
proportion of multifamily units does 

appear to be increasing.  
Specifically, about 80 percent of the 
new projects are planned as single-
family residences compared to about 
90 percent over the last five years.  
This suggest that the market may be 
responding to (1) a reduction in the 
availability of large tracts of land 
available for low density housing 
and (2) increased demand for high-
density products.  However, it is 
worth noting that Pittsburg alone 
accounts for the bulk planned high-
density residential development at 
about 85 percent. 
 
c. Compact Residential Market 
Segment 
 
Housing demand is largely driven by 
consumer preference, which is 
strongly tied to the life-stage of 
households.  In general, compact 
residential development attracts the 
following groups: (1) young 
professionals and singles, (2) young 
families looking to purchase their 
first home, (3) empty nesters and 
new starts (e.g., divorcees), and (4) 
seniors and low-income households.  
Although these market segments are 
based on a variety of factors, age, 
household size, and income are good 
indicators of their presence in the 
City.  A brief definition of these life 
stage groups is provided below.  
Subsequent sections describe market 
conditions for compact residential 
development in the East County.  
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Table III-8 

Summary of Market Area Residential Development Projects in the Pipeline 

Under
Item In Review Approved Construction Total %

Antioch
Single-Family 0 1,102 1,687 2,789 92%
Multifamily (1) 60 180 0 240 8%

Subtotal 60 1,282 1,687 3,029 100%

Brentwood
Single-Family 373 3,251 3,676 7,300 95%
Multifamily (1) 0 96 323 419 5%

Subtotal 373 3,347 3,999 7,719 100%

Oakley (2)
Single-Family 2,423 3,284 0 5,707 100%
Multifamily (1) 0 0 0 0 0%

Subtotal 2,423 3,284 0 5,707 100%

Pittsburg
Single-Family 415 353 2,914 3,682 49%
Multifamily (1) 2,896 680 223 3,799 51%

Subtotal 3,311 1,033 3,137 7,481 100%

Market Area Total
Single-Family 3,211 7,990 8,277 19,478 81%
Multifamily (1) 2,956 956 546 4,458 19%

Total 6,167 8,946 8,823 23,936 100%

(1)  Includes apartments and condominium developments.  See Table A-1 for more details.
(2)  Oakley does not separate its under construction projects from approved projects, so it is unclear which  

approved projects are under construction.

Source:  Respective City Planning Departments; Economic & Planning Systems, Inc.
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• Young professionals and 
singles:  Young professionals, 
living alone or with housemates, 
as well as young couples, have 
filled many of the higher-end 
compact residential products in 
other cities in California.  Given 
the higher pricing associated with 
such products, these young 
persons are often professionals 
with above average incomes for 
their age group.  The appeal of 
these unit types is often the urban 
amenities that are close to many 
successful development projects 
(including eating, drinking, and 
entertainment options) and short 
commute time associated with 
the proximity to work, often via 
walking or direct transit links.  
As noted earlier, this market 
segment has declined in the East 
County over the last ten years but 
is expected to bounce back with 
regional employment growth. 

 
• Young, first-home buyers:  

Young families looking to 
purchase their first home often 
look for smaller and/or more 
compact residential development, 
primarily because of affordability 
and family size.  These families 
are often looking to purchase a 
smaller home as a way to get into 
the market with the intention of 
trading up to a larger home as the 
family grows.  The biggest 
appeal of compact residential 
development for this group, 
however, is affordability.   

 
• Empty nesters / new starters:  

Empty nesters generally refer to 

parents who are still together, but 
whose children have left home.  
No longer needing the additional 
bedrooms and space, these 
couples will often move to a 
higher-priced, higher density 
product in safe walkable 
neighborhoods that offer easy 
access to cultural, entertainment, 
and eating and drinking 
amenities.  New starters refer to 
individuals undergoing a major 
change in lifestyle due to a 
significant event such as a 
divorce or career change.  They 
often seek high-density housing 
due to both affordability and 
lifestyle factors. 

 
• Seniors and low-income 

households:  Seniors often seek 
a safe and walkable community 
in a more quiet part of the town 
and prefer to live among similar 
age groups.  Access to public 
transit is also a plus.  Some 
senior projects also provide 
special amenities such as a 24-
hour doorman, additional on-site 
staff to assist with daily needs, 
and even health care 
professionals.  Affordable 
compact housing developments 
also attract households in lower 
income groups.  Low rental rates 
are generally the most important 
determinant in attracting these 
households. 

 
Over the past twenty years, many 
cities have tried to reinvigorate their 
downtowns by inviting residential 
development.  These types of 
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developments are typically higher 
density multifamily products and 
range from new construction to 
adaptive reuse in historic buildings 
and are rental or for-sale.  A report 
by Eugenie L. Birch for The 
Brookings Institution (the 
“Brookings Institution Report”) 
titled “Who Lives Downtown” 
analyzed the populations, 
households, and income trends of 44 
selected downtowns from 1970 to 
2000.  Increasingly, certain segments 
of the population are recognizing the 
amenities many downtowns offer 
and see downtown living as an 
alternative to the suburbs. 4   
 
Many downtowns offer a large 
number of assets that support 
residential uses, including 
architecturally interesting buildings, 
waterfront property, a rich cultural 
heritage, bustling entertainment 
sectors, and proximity to jobs.  The 
Brookings Institution Report 
concluded that during the thirty-year 
period between 1970 and 2000, 
downtowns have a higher percentage 
of both young adults and college 
educated residents than the nation’s 
cities and suburbs and 
homeownership rates more than 
doubled during the thirty-year 
period, reaching 22 percent in 2000. 
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d. East County Condominium 
Market   
 
As noted above, families have 
traditionally moved to East County 
so that they can afford to purchase a 
large single-family home in a 
suburban family-oriented 
community.  A strong demand for 
smaller condominium units of the 
type being built in more dense urban 
environments of the Bay Area has 
not yet fully materialized in the East 
County.  However, a handful of 
successful projects do exist in other 
parts of the County, especially near 
BART stations and/or in successful 
downtown areas (e.g., Concord, 
Pleasant Hill, and Walnut Creek). 
 
Despite limited development in the 
East County, condominium re-sales 
have experienced relatively healthy 
price escalation over the five-year 
period, with the median sales prices 
doubling over a five year period (see 
Table III-9).  It is also worth noting 
that Antioch has experienced the 
greatest number of condominium 
sales in East County, at about 55 
percent of the total.  However, 
Antioch also had the lowest average 
price for condo re-sales when 
compared to other cities within the 
Market Area. 
 
In terms of new condominium 
development, the neighboring City 
of Pittsburg appears to be the most 
active in the market area.  Once a 
blue-collar city with a busy 
downtown and active commercial 
fishing industry, Downtown 
Pittsburg has been on the decline 
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Table III-9 

Median Sales Prices for Condominium in Eastern Contra Costa County 

 
 

Item 2001 2002 2003 2004 2005 2006 (1Q) # %

Antioch
Number of Sales 201 164 179 228 207 40 6 3%
Median Condo Sales Price $129,000 $162,500 $180,000 $215,000 $265,000 $282,000 $136,000 143%

Brentwood
Number of Sales 1 1 2 3 5 0 4 50%
Median Condo Sales Price $124,000 $196,250 $240,000 $290,000 $290,000 0 $166,000 160%

Oakley
Number of Sales 17 10 5 6 16 0 (1) -7%
Median Condo Sales Price $156,500 $205,000 $270,000 $315,000 $360,000 0 $203,500 129%

Pittsburg
Number of Sales 109 143 134 157 148 24 39 26%
Median Condo Sales Price $168,000 $196,000 $230,500 $277,000 $362,000 $349,000 $194,000 137%

Total Sales
Number of Sales 328 318 320 394 376 64 48 13%
Weighted Average Median Condo Sales Price $143,370 $179,007 $202,928 $241,799 $307,556 $307,125 $164,185 141%

Source:  DataQuick; Economic & Planning Systems, Inc.

Change, 2001-2005Year



 

 
     INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT  III-22 

since the mid-1950s.  However, over 
the next three years, the Pittsburg 
Redevelopment Agency (PRA) has 
set-aside $51 million for 
infrastructure improvements and 
development projects to reshape their 
downtown area.  The PRA is the 
largest redevelopment agency in the 
County and is one of the largest in 
the State with about 70 percent of the 
City lying within the boundaries of 
the redevelopment area.  The PRA 
also owns 28 of the 37 properties in 
Old Town.   
 
Currently, approximately 40 percent 
of Downtown Pittsburg, otherwise 
called Old Town Pittsburg, is under 
construction and will include a new 
marina, bed-and-breakfast, 
elementary school, park, and lodge 
as well as restaurant, retail, and 
residential uses (e.g., single-family 
homes, town-homes, condominiums, 
and apartments).   
 
It is important to note that because 
Pittsburg has gotten a jump start on 
developing mixed-use housing and 
retail projects in their Downtown, it 
may affect the competitiveness of 
projects that get built in Downtown 
Antioch. 

 
A more detailed description of key 
active or recently developed 
condominium projects in the East 
County market area is provided 
below.  These descriptions are 
designed to shed light on the product 
type that may eventually be 
successful in Downtown Antioch in 
the short term, given the right 
environment.  It is worth noting that 

three out of the four projects are 
located in Pittsburg.  In addition, 
only one of the four is offering a 
new, market rate product (the others 
are condo-conversions or subsidized 
affordable units). 

Baywoods 

Baywoods is a 128-unit 
condominium conversion project, 
which opened in June 2005, and is 
located on Vermont Lane and San 
Jose Drive in Antioch, just south of 
SR 4.  According to a recent article 
in the Contra Costa Times, it is the 
first condominium conversion in the 
City of Antioch in over twenty 
years.5  The units will feature new 
kitchens including granite 
countertops, new bathrooms 
including cultured marble, Berber 
carpet, and central air conditioning.   

 

The unit mix includes two-
bedroom/one-bath and two-
bedroom/two-bath units, and range 
in size from 795 square feet to 830 
square feet.  The project amenities 
will include a clubhouse and gym, 
playground, swimming pool and spa, 
and reserved garage parking.  The 
two-bedroom/one-bath units have a 
base price of $280,000, or $352 per 
square foot, and the two-
bedroom/two bath units have a base 
price of $305,000, or $367 per 
square foot.  Through the end of first 
quarter 2006, 68 units (53 percent) 
have been sold. 
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Lakeview Condominiums 

Lakeview Condominiums is a 132-
init condominium conversion 
project, which opened in November 
2005, and is located on Loveridge 
and East Leland roads in Pittsburg.  
The units will feature kitchens with 
Whirlpool appliance packages (e.g., 
refrigerator, dishwasher, microwave, 
oven/range, washing machine, and 
dryer), granite slab countertops, and 
all-wood cabinetry; updated 
bathrooms; and many other upgraded 
design elements throughout the units.   

 
The unit mix includes one-
bedroom/one-bath, two-bedroom/one 
bath, two-bedroom/two-baths, and 
three-bedrooms/two-bath, and range 
in size from 619 square feet to 1,019 
square feet.  The project amenities 
will include a fitness room and 
clubhouse, heated pool and spa, 
gated entry, and enclosed garage or 
covered carport parking.  The one-
bedroom/one-bath units have a base 
price of $225,000, or $356 per 
square foot, and the three-
bedroom/two-bath units have a base 
price of $343,000, or $332 per 
square foot.  Through the end of first 
quarter 2006, 84 units (64 percent) 
have been sold. 

Vidrio 

Vidrio is a five-story, 195-unit 
condominium development of town-
homes, lofts, and flats as well as 
38,000 square feet of ground-floor 
retail space located on three city 
blocks between 5th and 8th streets in 
Old Town Pittsburg.  There are 28 
units per acre.  The unit mix will 

include one-, two-, and three-
bedroom units from 750 square feet 
for a one-bedroom flat to up to 1,900 
square feet for a three-bedroom 
town-home with a den.  The majority 
of the units will be sold at market 
rates, but 15 percent will be made 
available to moderate-income 
households at 120 percent of area 
median income (AMI).   
 
The three buildings, one on each 
block, will have a courtyard with 
different amenities for the residents.  
The first building will include a 
fitness/recreation center and 
swimming pool, the second building 
will have a tot lot, and the third will 
have a lawn area for residents’ 
leisure and recreation.  There are 28 
units per acre, and resident parking 
will be tucked under the building on 
grade.  The $100 million project is a 
partnership between the City and A. 
F. Evans Co., a private developer in 
Oakland, and is the centerpiece of 
the redevelopment effort. The 
Redevelopment Agency contributed 
about $21 million ($4 million for 
affordable housing, $7 million in 
land, $4 million in fees, and $4 
million in off-site improvements) to 
the project.  The premium units are 
projected to sell at approximately 
$580,000, with the remaining market 
rate units selling for about $420,000.    
Construction began in spring 2006 
with an expected completion date in 
late 2008 to early 2009.   

Gateway 

Gateway is a 28-unit condominium-
designed apartment complex that 
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will be affordable at rental rates for 
very-low and moderate-income 
households, located at 10th Street and 
Railroad Avenue in Old Town 
Pittsburg.  This three-story building 
will also include 8,000 square feet of 
ground-floor office space for the 
City’s Housing Authority.  The 
project is being developed as the 
result of a public/private partnership 
between the City of Pittsburg 
Redevelopment Agency and Domus 
Development of San Francisco.  The 
project will be located directly across 
from the future home of Pittsburg’s 
new elementary school.  The project 
broke ground in early 2006 and has 
an expected completion date of July 
2007. 
 
e. East County Rental Market 
 
Trends in the rental market also 
provide important information on the 
feasibility of higher density 
residential development.  Monthly 
rental trends for Antioch and Contra 
Costa County are summarized in 
Table III-10 and Figure III-2.  As 
shown, Antioch has experienced 
moderate rent increases over the 
2000 to first quarter 2006 time 
period; however, occupancy rates 
have decreased over the same period.  
Specifically, according to data from 
RealFacts, the 2005 average monthly 
rent for Antioch was $1,038 ($1.29 
per square foot), which was 15 
percent less than the average rent for 
the County at $1,190.6  The overall 
occupancy rate for Antioch in 2005 
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was 90.5 percent, which was almost 
4 percent less than the County 
occupancy rate of 94.4 percent and 
has decreased considerably from its 
2001 rate of 98 percent, or 7.5 
percent.   
 
RealFacts’ first quarter 2006 
inventory analysis identified over 
2,500 apartment units in 16 
properties for Antioch.  
Approximately 56 percent of these 
properties were classified as Class C, 
31 percent as Class B, and only 13 
percent, or 308 units, were in Class 
A buildings.  The average year built 
was 1980, ranging from 1960 to 
2003.  The average number of units 
per property was 157 and ranged 
from 52 to 300 units per property.  
As shown in Table III-11, the 
majority of the units consisted of 
two-bedroom/two-bath units (33 
percent), one-bedroom/one-bath 
units (31 percent), and two-
bedroom/one-bath units (30 percent).  
Units were on average 807 square 
feet and ranged from 671 square feet 
for a one-bedroom/one-bath unit to 
1,209 square feet for a three-
bedroom/two-bath apartment.   
 
Some examples of this housing type 
currently found in the Downtown 
include the West Rivertown 
Apartments located between 4th and 
5th and J and K streets developed by 
Eden Housing, a nonprofit housing 
developer in northern California.  
The City has currently approved the 
creation of 40 additional affordable 
units in conjunction with their 
existing 57-unit low-income family 
units (for households at 30 percent to 
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60 percent of AMI) that were 
completed in 2003.  The existing 
project features townhouse-style 
one-bedroom to four-bedroom 
apartments, including a community 
room, daycare center, and computer-
learning center.  The additional units 
will have a similar style and unit mix 
to the existing units. 
  
2. Development Implications for 
Downtown 
 
Overall, a variety of residential 
product types and sizes are likely to 
be successful in Downtown Antioch 
over the long-term due to strong 
population growth trends.  In the 
more immediate term, however, a 
single-family detached product is 
likely to be the most secure 
investment given the established 
nature of this market.  The market 
for a higher density condominium 
product in the East County remains 
largely untested and thus would 
represent a slightly more risky 
prospect in the Downtown, in the 
short term.  By way of example, the 
only new, market rate condominium 
project in East County, Vidrio in 
downtown Pittsburg, has received 
approximately $20 million subsidy 
from the Pittsburg RDA. 
 
However, there are a number of 
factors that suggest that a higher-
density product type (e.g. town-
homes or condos), could and should 
be a successful component of a 
broader downtown redevelopment 
strategy if introduced on a moderate 
scale.  These factors include:  
 

• Favorable Demographic 
Trends:  In addition to continued 
population growth, the East 
County is also projected to 
experience significant 
employment growth over the 
next 10 years. Moreover, the rate 
of employment growth is 
expected to outpace population 
growth, reversing historic trends.  
This suggests that the East 
County market may be evolving 
from its traditional orientation as 
a “bedroom community” to an 
area that attracts a higher 
proportion of young, single 
professionals.  This market 
segment tends to exhibit stronger 
preferences for higher density 
living relative to the 
demographic that has dominated 
the area’s residential market over 
the last ten years. 

 
• Escalating Home Prices and 

Limited Land Supply:  
Mirroring a trend throughout the 
Bay Area, average home prices 
have experienced rapid 
escalation in the East County 
over the last five years.  This is 
in part a function of the 
relationship between market 
demand and supply and the 
diminishing amount of readily 
available tracts of land for large 
scale residential development.  
Similar to the trends in other 
suburban Bay Area communities, 
increasing home prices combined 
with reduced land availability 
will continue to improve the 
economic attractiveness of higher 
density development.  Currently, 
the average single family home 
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price in the East County of about 
$471,000 is about 53 percent 
higher than the average condo 
price of about $308,000.  This 
price differential will ultimately 
lead new market entrants to 
consider condos.  

. 
•  Convenient and Accessible 

Location:  Downtown Antioch is 
conveniently located relative to 
SR 4 as well as major 
commercial centers in the East 
County.  In contrast to other 
rapidly growing neighborhoods 
in the market, the freeway can be 
accessed relatively quickly.  The 
Downtown’s proximity to 
existing and planned public 
transit amenities (BART, 
Amtrak, water ferry) further 
enhances its competitiveness in 
this regard 

 
• Desirable Downtown 

Character and Amenities:  
Downtown Antioch offers views 
and access to a desirable 
waterfront, a historic setting and 
buildings, and a favorable 
climate (e.g., cool breezes off the 
water).  The combination of these 
qualities does not exist, and 
cannot be replicated, anywhere in 
the East County Market Area. 
Although Downtown Pittsburg is 
investing significantly in the 
redevelopment of its downtown, 
Antioch offers more favorable 
waterfront proximity and 
transportation accessibility.  In 
addition, Downtown Antioch 
offers a relatively favorable 
image including the presence of a 

successful and high quality 
residential neighborhood.  

 
There are a range of housing types 
that could be considered for the 
Downtown, including 
condominiums, town-homes, mixed-
use units, and lofts.  A higher density 
town-home or condominium project 
in the range of 15 to 35 units per acre 
has the potential to create a greater 
concentration of people to support 
additional retail in the Downtown 
and foster a more urban feel.  These 
represent proven product-types in 
several other Contra Costa County 
cities such as Walnut Creek and 
Pleasant Hill and are currently being 
introduced in neighboring Old Town 
Pittsburg.  Residential units above 
retail are especially attractive to 
young professionals seeking a unique 
urban experience.  Given the less 
traditional and less substantiated 
nature of this type of development in 
the Downtown Market Area; 
however, the mixed-use component 
of new development at the site 
should be small in scale initially.  
 
It is important to note that market 
conditions for high-density rental 
product in the Downtown do not 
currently appear to be as favorable.  
First, Antioch’s rental market has 
weakened over the last several years 
and, even though rents have 
increased moderately, occupancy 
rates have declined, currently 
hovering at about 90 percent (see 
Table III-10).  Second, there is 
already a significant supply of rental 
product in the Downtown and no 
proposed market rate development 
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activity.  Recent investments include 
a 57-unit affordable project 
completed in 2003 by Eden Housing 
(West Rivertown Apartments).  This 
project will be expanded to include 
another 40 units, which has been 
approved by the City.  Of course, the 
relative performance of condos and 
apartments will be influenced by 
national trends such as changes in 
mortgage interest rates. 

 
 
C. Retail Market Analysis 
 
This section evaluates market conditions 
in the Eastern Contra Costa County retail 
sector.  Based on relevant demographic 
trends in the market area, analysis of 
competitive supply in the region, and the 
competitive attributes of downtown, the 
marketability of various types of retail 
are examined. 
 

1. Market Area’s General Retail 
Position 
 
a. Market Demand Assessment 
 
Retail market demand is a function 
of local population, employment, and 
income trends as well as the type and 
quality of retail establishments.  
Table III-12 estimates the total retail 
expenditures by households in the 
Market Area based on population 
and income levels and the percent of 
household income spent on retail 
goods.  As shown, East County 
residents currently spend about $2.25 
million on retail goods and services.  
As the largest city in the Market 
Area, Antioch accounts for about 42 
percent of this total. 

  
Population and income growth in the 
region is expected to result in 29 
percent increase in retail 
expenditures over the next 10 years 
(see Table III-12).  This is a 
significant increase which will 
provide new opportunities for retail 
development.  Additional demand 
will also be provided by employment 
growth although this impact is more 
difficult to quantify. 
 
b. Demand and Supply Comparison 
 
As part of this analysis, EPS has 
compared household retail 
expenditures with actual retail sales 
the East County.  As shown in Table 
III-13, the East County Market Area 
is estimated to capture approximately 
87 percent of the total retail 
expenditures from existing 
households (this calculation excludes 
retail demand and supply from 
Oakley given lack of available data).  
Specifically, Market Area 
households are estimated to have 
spent approximately $1.99 billion in 
2004, compared to the $1.74 billion 
in actual retail sales by local 
establishments.  Thus, approximately 
13 percent of the retail expenditures 
from Market Area households in 
2004 “leaked” to other jurisdictions.   
 
The 87 percent capture rate is 
relatively acceptable given that the 
Market Area as a whole is located in 
a “cul-de-sac” position relative to the 
Bay Area and outlying communities.  
In other words, Eastern Contra Costa 
County does not capture significant 
demand from the broader region 
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Table III-12 

Retail Expenditure Potential by Jurisdiction 

 
 
 
 

 
 
 
 
 
 
 

Avg. Annual
2005-2015 Growth

Jurisdiction 2005 2010 2015 % Change (2005-2015)

Antioch
Households 33,660 35,580 36,920 10% 0.9%
Mean Household Income (in constant 2005$) $85,714 $90,889 $96,738 13% 1.2%
Total Retail Expenditures ($1,000s) (1) $954,751 $1,070,134 $1,181,901 24% 2.2%

Brentwood
Households 14,900 17,540 18,850 27% 2.4%
Mean Household Income (in constant 2005$) $95,163 $100,900 $107,762 13% 1.3%
Total Retail Expenditures ($1,000s) (1) $469,221 $585,657 $672,199 43% 3.7%

Oakley
Households 9,290 10,050 10,820 16% 1.5%
Mean Household Income (in constant 2005$) $83,577 $87,739 $92,014 10% 1.0%
Total Retail Expenditures ($1,000s) (1) $256,936 $291,798 $329,459 28% 2.5%

Pittsburg
Households 25,800 27,370 28,910 12% 1.1%
Mean Household Income (in constant 2005$) $66,817 $70,416 $74,466 11% 1.1%
Total Retail Expenditures ($1,000s) (1) $570,463 $637,779 $712,405 25% 2.2%

Market Area Total 
Households 83,650 90,540 95,500 14% 1.3%
Weighted Mean Household Income (in constant 2005$) $81,332 $86,290 $91,636 13% 1.2%
Total Retail Expenditures ($1,000s) (1) $2,251,371 $2,585,367 $2,895,964 29% 2.5%

(1)  Total retail expenditures includes all retail expenditures.  Assumes 33% of household income is spent on retail goods, based on
Bureau of Labor Statistics estimates.

Source:  ABAG Projections 2005; Bureau of Labor Statistics Consumer Expenditure Survey (2002-2003) San Francisco MSA; 
Economic & Planning Systems, Inc.
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because it is not located on a 
regional transportation corridor 
(commuters do not travel through 
Eastern Contra Costa County on 
their way to another destination).  In 
addition, the Market Area does not 
currently offer major destination 
oriented attractions that would attract 
consumers from other locations (e.g. 
tourism).  Thus, the 87 percent 
capture primarily represents 
spending from local residents and/or 
employees rather than tourists or 
other visitors.   
 
In comparison to the Market Area as 
a whole, the City of Antioch is 
estimated to currently capture 
approximately 90 percent of the total 
retail expenditures from existing 
households (see Table III-14).  In 
other words, approximately 10 
percent of the retail expenditures 
from Antioch households in 2004 
“leaked” out of the City to other 
jurisdictions.  This suggests that 
Antioch currently maintains a 
relatively successful retail sector that 
serves as a destination to shoppers 
throughout the Market Area.  In 
contrast, Brentwood currently 
exhibits significant leakage (65 
percent) while Pittsburg performs the 
best at 101 percent capture. 
(Appendix Tables A-3 through A-4 
provides additional detailed 
calculations of the same retail sales 
flow phenomena described above for 
the cities of Brentwood and 
Pittsburg). 
 
 
 

2. Existing and Planned Retail 
Supply 
 
Retail establishments can be broadly 
categorized into three main types:  
(1) local serving, (2) regional, and 
(3) destination-oriented retail.  Most 
retail centers consist of “anchor 
tenants” (bigger stores that draw 
shoppers) and “in-line” stores (small 
tenants, usually a mix of national, 
regional, and local stores and service 
businesses).  Both of these retail 
center types are found in Antioch 
and the East County Market Area, 
which are described in more detail 
below.  Figure III-3 and Table III-
15 show the existing shopping 
centers.  
 
Overall, the Market Area has a 
considerable amount of conventional 
or “formula” retail space, including 
malls, “big-box” retailers, and 
“power centers”.  In addition, a 
significant number of new retail 
projects are proposed, approved, or 
under construction throughout the 
Market Area.  However, given the 
visibility, accessibility and land 
constraints of Downtown Antioch, 
this type of retail is probably not 
appropriate for this location, with the 
possible exception of a grocery store.   
 
a. Existing Retail Centers 
 
As shown in Table III-15, there are 
over 4.7 million square feet of 
existing retail square feet in the East 
County Market Area.  Antioch has 
2.0 million square feet, or 43 percent 
of the total.  The majority of the 
existing regional retail found in 
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Table III-15 

Major Shopping Centers in Antioch, Brentwood, Oakley, and Pittsburg 

Total
Map Square

# Shopping Center Feet (1) Major Tenants

1 Contra Loma Plaza 80,000 Save Mart Supermarket

2 Deer Valley Square 133,000 Walgreens

3 Delta Fair Shopping Center 160,000 Food 4 Less
House of Fabrics
Rite Aid Pharmacy

4 Delta Square 45,000 N/A

5 East County Shopping Center 20,635 N/A

6 Eastwood Shopping Center 60,800 Grocery Outlet

7 Kmart Center 100,000 Kmart

8 Lolita Plaza 8,000 N/A

9 Orchard Square 96,000 Orchard Supply Hardware

10 Raley's Center 123,735 Raley's Supermarket
Hollywood Video
Schneider & Saver

11 Slatten Ranch Shopping Center 430,000 Target Greatland
Cost Plus
Bed Bath & Beyond
Barnes & Nobles
Mervyn's
Sports Chalet

12 Somersville Shopping Center 17,200 Craft & Tea Shop
Ken's TV Sales
La Plaza Mexican Restaurant
Spanky's
Start Gate Lounge

ANTIOCH
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Table III-15 (continued) 

Major Shopping Centers in Antioch, Brentwood, Oakley, and Pittsburg 

 

13 Somersville Town Center 503,456 Macy's
Gottschalk's
24 Hour Fitness
Mervyn's
Sears

14 Sycamore Square 14,000 N/A

15 The Crossing Shopping Center 120,667 Rite Aid Pharmacy
Safeway

16 The Terrace Shopping Center 46,000 N/A

17 Somersville Road Shopping Center 76,000 Albertson's

18 Williamson Ranch Plaza 230,000 Wal-Mart
Orchard Supply Hardware
Staples
Big 5 Sporting Goods

SUBTOTAL, ANTIOCH 2,034,493

19 Atlantic Plaza 143,077 Foods Co.
Long's Drugs

20 Century Plaza 523,120 Best Buy
Brenden 16 Theater
Burlington Coat Factory
Target
Toys R Us
Old Navy
Ross

21 Century Plaza II; Delta Gateway 43,000 Circuit City

22 Heights Shopping Center 67,000 Dino's Foods
Movies 2

continued

PITTSBURG

ANTIOCH, cont'd
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Table III-15 (continued) 

Major Shopping Centers in Antioch, Brentwood, Oakley, and Pittsburg 

 

23 Highland Square 86,495 Raley's

24 North Park Plaza 208,000 Home Depot
Staples Office Supply
Super United Furniture

25 Oakhills Shopping Center 124,778 Rite Aid
Safeway

26 Save Mart Plaza 80,000 Save Mart Supermarket

27 Wal-Mart Shopping Center 186,584 Wal-Mart

SUBTOTAL, PITTSBURG 1,462,054
continued

28 Brentwood Center 77,000 Rite Aid Pharmacy

29 Brentwood Plaza 32,420 Centro Mart Supermarket

30 Brentwood Town Centre 120,000 Payless ShoeSource
Safeway

31 Lone Tree Plaza 482,000 Kohl's
Home Depot
Sportsmart

32 Sand Creek Crossing 255,000 Ross Dress for Less
TJ Maxx
Raley's

SUBTOTAL, BRENTWOOD 966,420
continued

BRENTWOOD

PITTSBURG (cont.)
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Table III-15 (continued) 

Major Shopping Centers in Antioch, Brentwood, Oakley, and Pittsburg 

\ 

33 Cypress Square 123,000 Raley's Supermarket

34 Oakley Shopping Center 31,350 Central Bank
Centro Mart Supermarket

35 Oakley Town Center 108,670 Albertson's
Rite Aid Pharmacy

SUBTOTAL, OAKLEY 263,020

TOTAL 4,725,987

(1)  Square feet listed are approximate.

Source:  Shopping Center Directory 2006; Economic & Planning Systems, Inc.

OAKLEY
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Antioch is on the southern side of SR 4.  
A more detailed description of the type 
of existing retail in the Market Area is 
provided below 

 
Grocery-Anchored Centers 

A neighborhood retail center 
primarily sells convenience goods 
(food, drugs, cards, and sundries) 
and provides personal services (dry 
cleaning, hair and nail care, travel 
agent, and video rental) that meet 
day-to-day living needs of the 
immediate area.  Takeout food and 
small sit-down restaurants are also 
common in these centers.  Typically 
anchored by a supermarket, grocery-
anchored centers serve a two- to 
three-mile radius and need 10 to 15 
acres of land, including parking.  
They tend to be smaller than 100,000 
square feet in size, but range from 
30,000 to 150,000 square feet.      
 
Currently, there are no neighborhood 
retail centers in Downtown Antioch 
although there are mini marts and 
liquor stores that provide some 
grocery items.  But there are several 
neighborhood centers throughout 
Antioch and the East County Market 
Area, including The Crossing 
Shopping Center in Antioch, Atlantic 
Plaza in Pittsburg, Brentwood Town 
Centre in Brentwood, and Cypress 
Square in Oakley (see Table III-15).  
Residents of Downtown report that 
the most significant retail category 
that is missing is a supermarket.  
Currently, the closest supermarket is 
the Grocery Outlet, a discount 
“bargains only” grocery retailer, 

located at 18th and A streets, which is 
a little over one mile away from the 
heart of Downtown.  The closest 
large-scale supermarket is the 
Raley’s store on Lone Tree Way at 
Davison Drive, which is almost three 
miles away.   

Community Retail Centers 

A community retail center has a 
wider range of stores than a 
neighborhood center.  These centers 
also provide for daily necessities but 
add more apparel and specialty store 
tenants.  Key tenants are typically a 
supermarket and a discount 
department store.  Home 
improvement stores, hardware, lawn 
and garden, gift items, banks, and 
larger eating establishments are also 
located here.  A typical community-
serving retail center is 150,000 
square feet, but may range in size 
from 100,000 to 300,000 square feet 
and occupy 30 or more acres.  Trade 
areas typically range from three to 
six miles.  
 
Several community retail centers are 
found in the East County Market 
Area, including the Williamson 
Ranch Plaza in Antioch, North Park 
Plaza in Pittsburg, and Sand Creek 
Crossing Shopping Center in 
Brentwood (see Table III-15).  In 
Downtown Antioch, locational 
attributes such as freeway visibility 
and accessibility, lower traffic 
volumes, and insufficient space 
would not allow the area to 
accommodate a community retail 
center. 
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Regional Centers 

Regional centers focus on general 
merchandise, apparel, furniture, and 
home furnishings.  They are usually 
enclosed and have two or three 
department stores.  They may also 
have movie theaters, a food court, 
and restaurants.  They typically draw 
the majority of their sales from 
within a ten-mile radius.  The typical 
size is 400,000 to 800,000 square 
feet.  Currently, there is only one 
regional center in the East County 
Market Area, the Somersville Town 
Center in Antioch, but the City 
would like an additional mall 
featuring department stores and 
upscale retailing.  The Somersville 
Town Center, formerly County East 
Mall, includes four department stores 
including Gottschalk’s, Mervyn’s, 
Sears, and a recent expansion that 
included Macy’s.   

Power Centers 

Power centers offer at least three 
“big-box” or “category-killer” stores 
(e.g., include stores such as Costco, 
Wal-Mart, and/or Home Depot), 
each having at least 25,000 square 
feet of space.  Such stores offer in-
depth merchandise selection at 
attractive prices.  These centers are 
typically in separate buildings 
located near large malls or along 
highways and draw customers from a 
radius of five miles or more.  They 
range in size from 250,000 to more 
than 1 million square feet.  Some 
examples of power centers are found 
in the East County Market Area, 
including the Slatten Ranch 
Shopping Center in Antioch, Century 

Plaza in Pittsburg, and Lone Tree 
Plaza in Brentwood (see Table III-
15).   
 
b. Retail Supply Pipeline 
 
Currently, there is a considerable 
amount of proposed, approved, or 
under construction retail 
development in the supply pipeline 
throughout the Market Area.  As 
shown in Table III-16, the East 
County Market Area will add an 
additional 2.6 million square feet of 
retail space, including some mixed-
use retail space (e.g., retail with 
office, industrial, and/or flex uses), 
over the next couple of years, with 
nearly 840,000 square feet being 
added to Antioch alone.  The 
majority of the new retail space will 
occur in Brentwood, with over 1.2 
million square feet or 47 percent of 
the total.  As shown on Figure III-4, 
these shopping centers include the 
recently completed Slatten Ranch 
(Antioch) and Lone Tree Plaza 
(Brentwood), as well as the 
forthcoming Orchard at Slatten 
Ranch (Antioch) and The Streets of 
Brentwood (Brentwood).   
 
The introduction of an additional 2.6 
million square feet of retail space in 
the Market Area over the next few 
years will provide a 55 percent 
increase to the existing retail base.  
This is a significant increase in 
supply, especially considering that 
the total population is only expected 
to increase by 14 percent over the 
next ten years.  This massive 
infusion of new space will  
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Table III-16 

Summary of Area Retail Development Projects in the Pipeline 

 

 

 

Under
Item In Review Approved Construction Total %

Antioch
Retail 84,065 188,085 567,693 839,843 100%
Mixed-Use (1) 0 0 0 0 0%

Subtotal 84,065 188,085 567,693 839,843 100%

Brentwood
Retail 557,016 149,114 437,895 1,144,025 93%
Mixed-Use (1) 29,700 0 59,647 89,347 7%

Subtotal 586,716 149,114 497,542 1,233,372 100%

Oakley (2)
Retail 71,577 97,891 27,540 197,008 100%
Mixed-Use (1) 0 0 0 0 0%

Subtotal 71,577 97,891 27,540 197,008 100%

Pittsburg
Retail 6,687 9,500 323,032 339,219 100%
Mixed-Use (1) 0 0 0 0 0%

Subtotal 6,687 9,500 323,032 339,219 100%

Market Area Total
Retail 719,345 444,590 1,356,160 2,520,095 97%
Mixed-Use (1) 29,700 0 59,647 89,347 3%

Total 749,045 444,590 1,415,807 2,609,442 100%

(1)  Includes retail and office, industrial, and/or flex uses.  See Table A-2 for more details.
(2)  Oakley does not separate its under construction projects from approved, so it is unclear which approved 

projects are under construction.

Source:  Respective City Planning Departments; Economic & Planning Systems, Inc.
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undoubtedly put significant 
competitive pressure on existing 
centers and make new retail more 
difficult to sustain. 
 
Given the “cul-de-sac” orientation of 
the East County market area, it is 
also unlikely that the potential over-
supply will be mitigated by increased 
demand from outside the region.  By 
way of example, even if the Market 
Area succeeded in capturing 100 
percent of the sales of new and 
existing residents, total new demand 
by 2015 would be about $890 
million per year over existing levels.  
However, assuming that the 
additional 2.6 million square feet of 
new space planned for the Market 
Area is supported by average annual 
sales of $400 per square feet; an 
additional $1 billion in new sales 
would be required. Thus, a 100 
percent capture rate, even if possible, 
is not sufficient to support all new 
and existing space in the Market 
Area. 
 
A further description of the type and 
location of planned retail centers in 
the market area is provided below. 

Slatten Ranch Shopping Center 

Slatten Ranch, located on Lone Tree 
Way and Slatten Ranch Road in 
Antioch, was completed in 2003 as a 
lifestyle community shopping 
center.7  It consists of 430,000 
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square feet and serves the 
communities of Antioch, Oakley, 
Brentwood, and Discovery Bay 
(southeast of Brentwood).  Tenants 
include retailers such as Barnes & 
Noble, Bed Bath & Beyond, Target, 
Mervyn’s, Cost Plus, Pier 1 Imports, 
and Men’s Wearhouse as well as 
numerous other retail, restaurants, 
and ancillary uses.   

Lone Tree Plaza 

Lone Tree Plaza is located at the 
southwest corner of the Highway 4 
Bypass and Lone Tree Way in 
Brentwood, and is one of the East 
County’s largest regional power 
centers.  The 52-acre, 482,000-
square foot center has such tenants as 
Home Depot, Kohl’s Department 
Store, Linens ‘n Things, Michael’s, 
Sportsmart, and Peet’s Coffee and 
Tea, as well as other retail, 
restaurants, and ancillary uses.  The 
center is nearing completion and will 
soon include Trader Joe’s and Babies 
‘R Us.  An additional 23 acres have 
been approved for either office and 
residential or office and retail uses.   

The Orchard at Slatten Ranch 

The Orchard at Slatten Ranch will be 
located at the northeast corner of 
Lone Tree Way and the Highway 4 
Bypass in Antioch, and will serve the 
communities of Antioch, Oakley, 
Brentwood, and Discovery Bay.  
Currently under construction, the 
470,000-square foot project will 
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open fall 2007 as a lifestyle center.  
This center will be located adjacent 
to the Slatten Ranch Shopping 
Center described above.  

The Streets of Brentwood 

The Streets of Brentwood will be 
located on 60 acres at the Highway 4 
Bypass and Sand Creek Road in 
Brentwood.  The development will 
be an upscale regional lifestyle 
center that will compliment the 
affluent master-planned communities 
of eastern Contra Costa County.  The 
project will feature 446,100 square 
feet of more than 40 specialty retail 
shops, restaurants, and entertainment 
uses that will be anchored by a 
theatre complex and major 
bookstore.  The center’s opening will 
coincide with the completion of the 
new SR 4 expansion in late 2007. 
 

 
3. Development Implications for 
Downtown 
 
With the overwhelming presence of 
traditional neighborhood and 
regional power retail centers in the 
East County Market Area and the 
lack of freeway visibility, Downtown 
Antioch would be an inappropriate 
location for these more conventional 
retail formats described above for 
several reasons.  First, Downtown 
Antioch’s distance from the nearest 
freeway exit and the amount of 
required space and parking do not 
make it appropriate for community 
or regional centers.  Second, “big 
box” retail centers are already found 
in great number in East County and 

more will open within the next few 
years.  These centers currently 
provide or will provide entertainment 
and retail opportunities that local 
households demand for their basic 
general merchandise, apparel, 
furniture, and home furnishing 
needs.   

 
In order for retail in Downtown 
Antioch to succeed it will need to 
carve out a niche that is less 
formulaic than what is being 
provided in the rest of the market 
area, reflecting the area’s unique 
attributes and waterfront location. 
This is consistent with a strategy that 
has been pursued by many older 
communities seeking to revitalize 
their downtowns (including regional 
examples such as Walnut Creek, 
Pleasanton, Pleasant Hill, and 
Concord, and efforts in Old Town 
Pittsburg).  Economically vibrant 
downtown districts have managed to 
be successful at creating a unique 
shopping alternative to power centers 
by providing a distinct and attractive 
mix of goods and atmosphere.  A 
lively downtown retail experience is 
currently not available in the East 
County. 
 
Downtown Antioch already offers an 
established retail area in a “main 
street” configuration, which is 
pedestrian-oriented with narrower 
streets and clusters of specialty 
stores and eateries.  There are a 
number of budding independent 
retail establishments such as 
Winner’s Circle Western Wear and 
Ghost Cycles Inc. that have created a 
more active corridor along 2nd Street 
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and attract customers from other 
parts of the City and East County.  
Many of the restaurants and cafes in 
the area serve local residents, marina 
visitors, and employees from the 
nearby City Hall and other 
employers.   
 
Additional residential development 
in the area will also provide for a 
more active, urban feel, which is 
likely to support new retail.  
However, it is important to stress 
that the additional residential 
population implied under proposed 
Concept A (852 households, and 
Concept B (313 households) will not 
be sufficient to support a viable retail 
district.  By way of example, Table 
III-17 estimates the total retail sales 
potential from both existing and new 
residents in the Downtown under 
both Concept plans.  As shown, these 
residents will support between 
114,000 to 151,000 square feet of 
space.  However, this is far less than 
the amount of retail space 
represented by existing retail 
establishments let alone new 
development.  
 
Table III-17 also calculates potential 
demand for supermarket given that 
this is a retail category that local 
residents would like to see and could 
also help catalyze other activity.   
 
Given that a supermarket would 
require a minimum of about 30,000 
square feet of supportable space, it is 

unlikely that demand from residents 
in the immediate downtown would 
be sufficient.  However, if a store 
was capable of drawing from a 
slightly larger market area (e.g. 
residents east of SR 4) sufficient 
demand might be available.  Given 
the lack of competition in this 
immediate sub-market, such a 
development may be feasible.  In 
addition, some grocery retailers such 
as Trader Joe’s or Whole Foods have 
opened stores in smaller formats 
when there is sufficient demand and 
higher incomes.   
 
Based on the analysis above, new 
and existing retail introduced within 
the Downtown will have to draw 
residents from the southern part of 
the City as a whole as well as attract 
tourists and other regional visitors.  
Moreover, to compete in a soon-to-
be saturated market, the Downtown 
will need to effectively leverage its 
unique, downtown/waterfront 
attributes and distinguish itself from 
the abundant amount of “formula 
retail” offered elsewhere. The initial 
retailers will likely be local small 
business owners and potentially 
some regional operators (e.g., those 
who own one or more existing stores 
or restaurants in the region). A 
small-scale grocery store such as 
Whole Foods or Trader Joes’s may 
also be feasible assuming other 
components of the development are 
successfully implemented. 
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Table III-17 

Estimates of Supportable Grocery Square Footage in Downtown from Household Growth

 

Base Data

New Downtown Households 852 313

Existing Downtown Households1 1,352 1,352

Total Downtown Households 2,204 1,665

Mean Household Income (2015) $96,738 $96,738

Aggregate Household Income $213,176,483 $161,034,663

Household Expenditures on Grocery as % of Income 5.2% 5.2%
Household Expenditures on Retail as % of Income 33.1% 33.1%

Aggregate Household Expenditures on Groceries $11,016,522 $8,321,940
Aggregate Household Expenditures on Retail $70,544,195 $53,289,465

Total Estimated Grocery Sq. Ft. Supported $500 /sq. ft. 22,000 sq. ft. 16,600 sq. ft.
Total Estimated Retail Sq. Ft. Supported $350 /sq. ft. 201,600 sq. ft. 152,300 sq. ft.

Potential Capture Rate for Groceries2 85% 85%
Potential Capture Rate for Retail3 75% 75%

New Potential Grocery Sq. Ft. Supported by Capture Rate 18,700 sq. ft. 14,100 sq. ft.
New Potential Retail Sq. Ft. Supported by Capture Rate 151,000 sq. ft. 114,000 sq. ft.

(1) Assumes that the Downtown population will remain constant through 2010.

(2) Assumes that the Downtown can capture 85% of its grocery sales from existing and new Downtown households.
(3) Assumes that the Downtown can capture 75% of its retail sales from existing and new Downtown households.

Source: Contra Costa County; U.S. Bureau of Labor Statistics Consumer Expenditure Survey (2002-2003); EPS

Assumption Concept A Concept B
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D. Office Market Analysis 
 
This section reviews the market 
conditions for the office sector and 
evaluates its development potential at 
the Rivertown Waterfront Master 
Development Project. 
 

1. Office Market Conditions and 
Trends 
 
a. Existing Supply 
 
The Antioch-Pittsburg office sector 
currently serves as a satellite sub-
market to the larger Interstate 680 
Contra Costa County Office 
Market.8  A summary of the existing 
trends in this I-680 Office Market as 
a whole is provided in Table III-18.  
As shown, there area as a whole 
contains about 17.3 million square 
feet of space with an overall vacancy 
rate of about 8.9 percent, as of the 
first quarter of 2006.  Although this 
vacancy rate is relatively high, 
brokers active in the area report 
almost two years of positive growth.  
During this period, the market has 
experienced approximately 1.4 
million square feet of absorption, 
vacancy at the lowest level in four 
years, and Class A rent growth of 14 
percent.   
 
The Antioch and Pittsburg sub-
markets are the smallest in the I-680 
Market Area, comprising a total of 
216,000 square feet of net rentable 
area or less than 2 percent of the 

                                                 
����	���/3��$ ������$ �!���$ � ����4 11��	�# ��+	��
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total.  Although detailed data for the 
Antioch-Pittsburg sub-market are 
less reliable, average monthly asking 
lease rates of $1.50 per square foot 
are well below the I-680 Market 
Area average for comparable Class B 
space.  There is currently minimal 
traditional office space in the 
Downtown.  The office space that 
does exist in the Downtown can be 
characterized as local serving 
professional office/commercial space 
with rents below $1.00 per square 
foot. 
 
b. Pipeline Projects 
 
The level of planned and/or 
approved office related development 
in Eastern Contra Costa County 
suggests that the area is beginning to 
emerge as a distinct and viable 
business center, consistent with the 
employment projections as shown in 
the earlier portion of this chapter.  As 
shown Table III-19, more than 1.9 
million square feet is planned for 
development in the East County 
including two major projects in 
Antioch.  This represents almost a 9 
fold increase in building space over 
existing levels.  It is worth noting, 
however, that none of the new 
projects are planned in the Antioch 
downtown, or even East of SR 4.
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2. Implications for Downtown 
Development 
 
Despite the significant office 
development planned in Antioch, 
Pittsburg, and Brentwood, the 
Downtown is not currently viewed as 
a primary or even secondary 
destination for major office tenants.  
As a result, the office component of 
Downtown redevelopment should be 
viewed as a “follower” rather than a 
“leader”.  Specifically, office tenants 
are likely to become more interested 
in the area once the retail and 
residential components become more 
established and begin to create 
vitality.  
 
Nevertheless, the growth in market 
area employment, and significant 
level of planned development, 
suggests that the downtown office 
market can evolve into a viable 
niche. Office uses can be used to 
“fill-in the holes” especially above 
the first floor as part of mixed-use 
buildings.  Most likely the tenants 
will be small-scale, local serving 
professional service firms (e.g. 
lawyers, accounts, real estate agents) 
that do not have large floor-plate 
requirements.   These types of 
tenants are likely to be attracted by 
the downtowns unique attributes, 
including views, historic character, 
and waterfront setting, which cannot 
be duplicated elsewhere in the 
Market Area.  
 

E. Resort Hotel Analysis 
 
This section reviews the market 
conditions for lodging in Eastern Contra 

Costa County with a focus on the 
feasibility of a resort hotel and spa 
facility.  The analysis is designed to 
assess the potential for a resort hotel as 
complimentary component of the 
Rivertown Waterfront development. 
 

1. Overview of Resort Hotel 
Economics 

 
Growing household incomes among 
certain population segments and 
increased leisure time among the 
baby-boom generation have boosted 
the size of the for-pleasure travel 
market.  Most resort hotels, once 
highly seasonal operations, now 
remain open year-round.  Today’s 
leisure travelers increasingly prefer 
active vacations that typically 
include sporting activities as opposed 
to traditional relaxing-by-the-pool 
vacations.  As a result, resort hotels 
are turning to niche products 
designed to capture a specific 
market.   In addition, value-
conscious vacationers and those with 
a preference for active vacations 
have boosted the popularity of all-
inclusive vacation packages, which 
typically include accommodations, 
meals, recreational activities, airport 
transfers, service charges, and/or 
gratuities for a predetermined price. 

 
One key to a resort hotel’s success is 
its ability to change as demand does.  
The economic resilience of the resort 
industry’s top competitors lies in 
their ability to understand the “resort 
life cycle” and the factors that drive 
a resort’s success.  Resort hotels 
must differentiate themselves at 
every level, including price and 
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value, all-season appeal, character 
and theme, convenience, lifestyle, 
real estate products, and new 
amenities.  Resorts also need to have 
a strong sense of place—an 
ambience that attracts tourists and 
makes the community a place they 
want to visit.  The central importance 
of location to resort hotel success is 
supported by the tendency for these 
facilities to be clustered in particular 
geographical areas, generally in 
close proximity to major natural or 
man-made attractions (e.g., Lake 
Tahoe or Disneyland).  Key drivers 
of success include: 

 
• Recreational opportunities.  

Extensive recreational 
opportunities for all ability levels 
and interests contribute to the 
success of a resort, including 
winter and summer activities 
such as golf courses, skiing, 
water parks, marinas, beaches, 
tennis courts, fitness centers, and 
hiking/biking trails.  Resort 
hotels are also built to provide 
access to man-made recreational 
activities such as gambling or 
amusement parks. 

 
• Cultural and educational 

amenities.  The arts—music, 
festivals, museums, 
performances, visual arts, and 
events that celebrate the history 
of a place—can provide lasting 
impressions for visitors and 
residents, setting a place apart 
from other destinations. 

 
• Visual setting.  In addition to 

recreational opportunities, resort 

hotels are often located adjacent 
to or within attractive natural 
and/or man-made environments.  
For example, rooms often 
provide panoramic views of 
dramatic natural environments 
(e.g., water or a mountain range) 
and the facility’s architecture is 
generally thematic (e.g., 
historical or luxurious).   

 
• Mobility and access.  

Destination travelers, whether 
domestic or international, look 
for hassle-free transportation.  
This often means packaged air 
and land transfers, which a resort 
can help to create. 

 
2. Applicable Resort Hotel Product 
Types 

 
Hotel/resort facilities generally 
differentiate themselves through the 
type of amenities, services, and 
attractions that they offer.  Several 
resort product types that are most 
applicable to Downtown Antioch are 
described below.     
 
a. Water Amenities 
 
Water views and waterfront 
locations, water-moderated climates, 
and various shore and water 
activities appeal to a large number of 
people, making water amenities 
critical assets for many resort 
locations.  With water-oriented 
resorts, residents and guests want to 
be near the water and use it for a 
variety of recreational activities.  
Water sports and boating activity 
such as fishing, water skiing, sail 
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boarding, canoeing, kayaking, 
powerboat cruising, sailing, and 
racing vary widely with the body of 
water and its geographic region, 
climactic differences, and the 
influence or absence of boating 
traditions.  Amenities that 
compliment waterfront locations 
include natural beaches, open 
space/trails, golf courses, marinas 
and boating activities, residential 
development, and commercial 
development.  Water sports and 
activities as well as amenities that 
compliment the water are all 
considerations when planning a 
resort hotel. 

 
b. Golf 
 
Because of golf’s popularity among 
various age groups, signature 
championship golf courses are a 
powerful amenity to attract 
individual and group travelers to 
resorts.  The availability of a good 
golf course is also an important 
factor for many upscale travelers and 
planners of business meetings and 
conferences.  The recreational 
element of a business meeting or 
conference often includes a golf 
event.  Demand is expected to 
continue to grow for both those who 
want to play a challenging course 
and those who want to play a 
leisurely round. 

 
c. Mixed-use/Timeshare Resort 
 
Mixed-use/timeshare resorts 
combine residential and resort 
facilities into one product to broaden 
market appeal.  Mixed-use resorts 

often combine fee-simple or 
timeshare residential products with 
recreational and retail facilities, 
which have significant development 
advantages.  As the focal point for 
social and business activity, this type 
of resort hotel attracts visitors who 
are potential purchasers of residential 
products.  Consumers are often of 
retirement age as well as individuals 
looking for a second home or 
“vacation house.”   

 
3. Local Market Dynamics 

 
a. Regional Competitive Attributes 

 
The San Joaquin River Region, or 
the “California Delta”, attracts 
visitors from the greater Bay Area as 
well as the Central Valley, southern 
California, and the State of Nevada.  
The high season is from May to 
October.  Most visitors come to 
enjoy boating and fishing, but many 
also come to enjoy other water sports 
as well as hunting, camping, and 
wine tasting. 

 
The Delta region also hosts 
numerous festivals and activities 
along the waterfront such as the 
Barron Hilton Fireworks show on the 
Mandeville tip, the Taste of the Delta 
in Walnut Grove, the Lodi Classic 
Boat Show in Lodi, and the Cornfest 
in Brentwood.  Hotel occupancy is 
usually up during the summer 
months, and visitors will usually stay 
at a local hotel or cabin overnight or 
for the week.  According to several 
Chambers of Commerce and Visitors 
Bureaus, the majority of visitors 
come for the day and do not stay 
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overnight.9  However, some events 
such as the national annual fishing 
tournaments hosted in Oakley 
require an overnight to a week’s stay 
for participants if they are coming 
from out of state or are not within a 
drivable distance. 

 
Antioch currently serves a niche 
market within the East County 
hospitality market.  The City has an 
active waterfront area along the San 
Joaquin River and has attracted 
many visitors to stay in the City.  
According to the Antioch Chamber 
of Commerce, visitors and relatives 
of families that live in the City and 
those from the greater Bay Area 
come to the waterfront in spring, 
summer, and fall for the annual 
Contra Costa County Fair, Fourth of 
July Jazz Festival, and Rivertown 
Jamboree.   

 
The Marina attracts numerous 
visitors who enjoy fishing and 
boating.  According to the Antioch 
Marina Harbor Master, many who 
rent marina slips for their speedboats 
and houseboats come from Antioch 
(34 percent) as well as the greater 
Bay Area, Nevada, and Arizona (66 
percent) to enjoy activities along the 
riverfront aboard their boats or 
recreational vehicles (RV).  It is 
important to note that boat and RV 
owners are less likely to need 
overnight lodging accommodations 
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because they have amenities such as 
full kitchens, bathrooms, and 
bedrooms on board.   

 
b. Existing Supply 

 
In the East County, there are around 
706 hotel/motel rooms in seven 
national brand motels and six 
independent lodging places, as 
shown in Table III-20.  East County 
does not currently offer a full service 
resort hotel.  The national brand and 
independent motels offer similar 
accommodations to those in Antioch, 
with the majority being geared 
towards leisure travelers.  For both 
types of lodging places, rates range 
from $45 to $130 per night, with no 
variation in price for weekday or 
weekend rates.  The higher room 
rates for accommodations in both 
Brentwood and Oakley can likely be 
attributed to the fact that there is 
only one hotel in each city and that 
both of these hotels are more geared 
towards business travelers, so they 
can demand higher room rates. 

 
Antioch has around 324 motel rooms 
located in four national brand motels 
and two independent lodging places 
(see Table III-20).  The national 
brand motels offer standard limited-
service room and property amenities, 
such as televisions, microwaves, 
swimming pools, and continental 
breakfast, as well as services and 
amenities geared towards business 
travelers such as meeting rooms, 
high speed Internet service, and 
fitness centers.  The independent 
lodging places offer limited-service 
room and property amenities  
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Table III-20 

Performance Indicators for East County Lodging Accommodations 

 

# of 
Item Rooms Weekday Weekend Amenities

Antioch

Executive Inn 32 $55.00 $70.00
television

microwave

Economy Inn 35 $55.00 $55.00
television

microwave

Best Western Heritage Inn 72 $94.50 $94.50

continental breakfast buffet
pool and spa

guest laundry/dry cleaning
high-speed Internet access

Ramada Inn 116 $75.00 $79.00

continental breakfast buffet
two meeting rooms

guest laundry facilities
pool and spa

Riverview Motel 23 $55.00 $55.00
television

microwave

Holiday Lodge Motel 46 $60.50 $60.50

television
microwave

guest laundry
Subtotal 324 $71.72 $74.63

Brentwood

Holiday Inn Express 50 $115.00 $115.00

pool
complimentary breakfast

high-speed Internet access
fitness center

Subtotal 50 $115.00 $115.00

Oakley

Comfort Suites 80 $129.99 $129.99

high speed internet
guest laundry/dry cleaning

pool and spa
two meeting rooms

continental breakfast buffet
Subtotal 80 $129.99 $129.99

Pittsburg

Mar Ray Hotel 20 $55.00 $55.00
television

microwave

Motel 6 Pittsburg 175 $51.99 $55.99
television

coffee

Deluxe Inn (former El Rey Motel) 26 $45.00 $45.00

television
microwave

air conditioning

El Dorado Motel 20 $53.00 $53.00
television

microwave

Budget Inn 11 $45.00 $45.00
television

microwave
Subtotal 252 $51.28 $54.06

Market Area Lodging Facilities 13
706

54 $74.09 $76.42

(1) Room rate is for double-occupancy.

Source:  Respective hotels; Economic & Planning Systems, Inc.

Room Rate (1)

Market Area Rooms
Average/Weighted Average



 

 
     INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT  III-56 

including televisions, microwaves, 
in-room coffee makers, and air 
conditioning.  For both types of 
lodging places, rates range from $55 
to $95 per night, with no variation in 
price for weekday or weekend rates. 

 
In central Contra Costa County, the 
hotels with the highest occupancy 
and room rates are found in the cities 
of Lafayette and Walnut Creek.  In 
Lafayette, there is one four-star, 
luxury hotel, the Lafayette Park 
Hotel and Spa.  The Lafayette Park 
Hotel and Spa offers 140 
guestrooms, full-service spa, 
restaurant and café, 5,000 square feet 
of meeting space, swimming pool, 
whirlpool spa, sauna, and fitness 
center.  Room rates range from $149 
to $249 per night.  Walnut Creek 
also has a four-star, luxury hotel, the 
Renaissance ClubSport Hotel, which 
is located in the Downtown and 
typically serves the needs of business 
travelers.  It is a hotel, fitness center, 
and spa all under one roof.  Some of 
the amenities include a concierge 
desk, full-service business center, 
and six meeting rooms totaling 4,000 
square feet of space.  Room rates 
range from $149 to $239 per night.   

 
Although these hotels typically cater 
to both business and leisure travelers, 
they offer numerous amenities such 
as special events space, restaurants, 
swimming pools, and fitness centers 
and are in close proximity to a 
variety of entertainment venues, 
eating places, and upscale shopping.  
All of these amenities would be 
expected by visitors of a resort/spa 
hotel. 

c. Supply Pipeline 
 

Currently there are approximately 
193 hotel rooms under construction 
or planned in the East County market 
area, as shown in Table III-21.  In 
the City of Antioch, there is 
currently one hotel under 
construction on Somersville Road, 
close to Downtown, which will be a 
Microtel Inn & Suites.  This limited-
service extended-stay motel will 
feature 46 rooms and suites and is a 
renovated property.   

 
According to the City of Antioch 
Planning Department, over the last 
few years, three hotel developers 
have inquired about locating hotels 
in the City.  To date, an application 
for a La Quinta Inn on Mahogany 
Way was filed some time ago, but 
because of the developer’s concerns 
regarding the SR 4 expansion, it has 
since expired.  Another developer 
would like to construct a hotel near 
Highway 160, but freeway visibility 
is limited, so the developer has put 
these plans on hold.  Finally, a third 
developer has preliminary plans to 
develop a hotel in the future Urban 
Area II location at Laurel Road and 
SR 4 expansion.  These plans will be 
decided upon within the next 18 
months to 2 years once SR 4 is 
widened.   

 
Other hotel development in the East 
County includes construction of a 
45-room Best Western on Valdry 
Court in Brentwood and a 94-room 
Hampton Inn & Suites on California 
Avenue in Pittsburg.  These hotels 
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will likely be geared towards leisure 
travelers.  Also in Pittsburg, as part 
of their Old Town Master Plan, an 
eight-room bed-and-breakfast (B&B) 
and a boutique hotel with up to 100 
rooms have both been approved.  
The boutique hotel is currently in the 
design concept phase.  The B&B will 
be along the waterfront and will 
feature landscaped grounds including 
rose gardens, fountains, trellises, and 
a gazebo, as well as a formal dining 
area, library, and outdoor dining 
terrace.  The rooms will be 
executive-style suites including 
fireplaces and balconies with views 
overlooking the water.  The project 
is currently out for bid.  Although the 
facility would cater to the luxury 
leisure market, it will not represent a 
significant market presence, if built, 
given its small size. 

 
3. Implications for Downtown 
Development 

 
As noted above, Eastern Contra 
Costa County does not currently 
have a resort-oriented hotel facility.  
The absence of such a facility, as 
well as the lack of any identified 
interest by operators or developers, is 
itself an indication that the market is 
not currently ready for such a use.  
Overall, the viability of such a use in 
Downtown Antioch should be 
considered an operator-driven rather 
than market-driven prospect.  In 
other words, at some point a 
motivated operator may come 
forward that is capable of providing 
a successful product.  However, such 
a prospect is not suggested by 
current market conditions and not 

likely to materialize in the short-
term.  The following considerations 
are relevant to this conclusion. 

 
• Eastern Contra Costa County is 

not a major tourist destination:  
Eastern Contra Costa County and 
Antioch in particular are 
predominantly residential 
communities and do not currently 
function as major tourist 
destinations.  Although the area does 
have a number of attractions, most 
notably the California Delta as well 
as popular annual events and 
festivals, these attractions are not 
currently of the type likely to attract 
resort oriented vacations on a year-
around basis. 

 
• Eastern Contra Costa County 

lacks supporting tourist amenities:  
Because the area primarily serves as 
a residential community, Eastern 
Contra Costa County does not 
currently offer the range of 
recreational and cultural amenities 
sought by resort tourists.  Downtown 
Antioch in particular is currently 
lacking unique shopping 
opportunities, specialty restaurants, 
or ample entertainment venues that 
would support a resort hotel.  

 
• Significant competition from other 

Bay Area resort hotel 
communities:  There are numerous 
Bay Area communities that offer 
resort facilities in highly competitive 
resort settings.   These include a 
range of facilities in the Wine 
Country (e.g., Napa and Sonoma 
counties) as well as along the Pacific 
coast on Highway 1 that would 
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provide significant competition to 
any resort facility in Antioch.  In the 
broader northern California region, 
areas such as Lake Tahoe and Santa 
Cruz and Monterey counties (e.g., 
Carmel-by-the-Sea) also offer a wide 
variety of resort facilities.  A resort 
hotel in Antioch would also directly 
compete with the two lodging places 
being developed in nearby Pittsburg 
that will have a waterfront 
orientation. 

 
• Visitors to the California Delta do 

not seek resort facilities:  Currently, 
the majority of demand for hotel 
rooms in the East County is derived 
from business travelers and families 
visiting relatives, not from tourists.  
Although there has been interest 
from hotel developers over the years, 
the type of hotels they are interested 
in developing would likely be small 
in scale and near SR 4 or Highway 
160.  A 250-room waterfront resort 
hotel and spa would need to cater to 
an upscale clientele requiring 
demand higher than average room 
rates comparable to those at the 
Lafayette Park Hotel & Spa in 
Lafayette and the Renaissance 
ClubSport Hotel.  As noted earlier, 
most of the visitors to the Delta do 
not fit the resort market segment and 
often do not even seek overnight 
accommodations (e.g., they visit for 
the day, or sleep on their boats). 

 
Given the factors described above, if 
a resort hotel were to locate in 
Downtown Antioch, it would be 
likely to arrive at the tail end of 
Downtown’s development after 
additional retail, entertainment, and 

cultural amenities have been 
established.   
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CONCEPT DEVELOPMENT 

A. Vision 
 
In order to revitalize downtown, a bold 
vision must be married with a 
development strategy.   Realizing this, we 
suggest the concept of three discrete yet 
connected villages: Marina Village, 
Downtown Village, and East Village, each 
linked via a waterfront walk, or 
promenade, and continuing the City’s 
traditional interconnected street grid where 
appropriate. 

 
The purpose of this organizing structure is 
twofold.  First, the village concept will 
strengthen, rather tan diminish, the area’s 
historic overall identity and appeal.  The 
village concept builds on what is essential 
and unique about Antioch.  It reveals what 
should – and will – be treasured about the 
City, rather than erasing it to impose 
homogeneity. 
  
Second, each village will have a separate 
identity, including distinctive yet 
complementary land uses and architecture.  
Each will serve as a magnet to different 
users, whether commercial, residential, 
retail, office, entertainment-oriented, or 
recreational. 
 

1. Marina Village 
 
The Marina Village, west of the 
downtown core, is envisioned to be a 
major recreational destination, offering 
boating and land-based activities.  Key 
to the planning of this area will be the 
interrelationships of the village with 
the existing marina and Barbara Price 
Park.  This village should be 
developed to complement the existing 
water-related activities and must be 
reviewed to determine how best to take 
advantage of the recreational 
opportunities and the river views. 

 
2. Downtown Village 

 
We envision the Downtown Village as 
the heart of town, a vibrant riverfront 
place to live and shop.  Retail tenants, 
shops, cafes and restaurants will 
contribute to the goal of making 
downtown a highly attractive, vibrant 
destination.  Rather than being viewed 
as “place-making”, this strategy should 
be viewed as “place enhancing.”  The 
rich character associated with the 
charm of a traditional main street and 
nearby neighborhoods should be 
embraced and improved.  Any new 
development should contribute to, not 
detract, from this form.  Key infill 
buildings should serve as strong 
catalysts for change of the greater 
downtown and not be viewed as 
individual projects. 
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3. East Village 
 
East Village is envisioned as a 
predominantly residential area, tiered 
from the existing street system, but 
introducing potentially higher density 
development and appropriate amounts 
of neighborhood services.  It is 
important that this area maintain a 
strong self-identity but be connected to 
the Downtown Village.  The 
residential mix will, in a sense, be a 
new waterfront neighborhood adjacent 
to the downtown area. 

 
 
B. Guiding Principles 
 
In order to achieve the vision outlined 
above, it is important to establish guiding 
principles which will be used to develop 
concepts; refine the concept into a series 
of development plans; review and generate 
a preferred development scenario; and, to 
continually evaluate the implementation of 
the Test Development Plan to ensure the 
vision is realized. 
 

1. Make a Place 
• Improve access and connection to 

the river, creating a greenway or 
substantial amenity to the citizens 
of Antioch. 

• Develop interconnected, attractive 
and safe pedestrian links and 
activities. 

• Develop outdoor activity areas 
including special events and eating. 

• Establish downtown as a 24-hour 
city and as a new location for 
residential development and a 
destination for local residents and 
tourists. 

 
 
2. Mix Uses 
• Develop clearly defined districts 

within the Rivertown Waterfront 
Development with distinct 
identities and a mix of uses. 

• Offer convenience by combining 
housing, shopping, employment 
and entertainment. 

• Establish sustainable densities to 
support neighborhood services and 
amenities. 

 
3. Create a Flexible Plan 
• Provide for an intensity and mixing 

of uses to respond to market 
conditions 

• Select building block sizes for 
multiple uses 

 
4. Incorporate Public Spaces 
• Provide a sustainable system of 

connected public open spaces that 
encourages variety, both in terms 
of size and function. 

• Recognize open space as a 
valuable development asset. 

• Enhance the perception of 
downtown as a safe and enjoyable 
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place – design “eyes-on-the-
street”. 

• Make public spaces engaging by 
offering activities and outdoor 
eating and public events. 

 
5. Remember Access 
• Encourage adequate, well-designed 

and strategically placed parking. 
• Create access to regional 

transportation points and expand 
intermodal transportation hubs. 

 
 
C. Concept Framework 
 
The success of the downtown as a vibrant 
place to live, work and shop will depend 
upon the ability to attract a diversity of 
new residents, who will support the shops 
and restaurants, as well as appeal and 
attract the residents that live south of 
Highway 4.  The development of the 
Rivertown Waterfront will need to 
introduce a new energy and life to the 
area.  It will be to create and establish 
Rivertown as one of the Bay Area’s more 
interesting places to live and visit. 
 
Essential to the success of a revitalized 
and attractive downtown is creating strong 
public spaces with a unique identity while 
providing visitors and residents alike with 
convenient and inviting ways to visit or 
perform day-to-day activities.  
Fundamental to the creation of such an 
identity will be the establishment of a 
strong waterfront promenade.  This 
promenade must be continuous, must 
connect the three villages together and 
must be designed to reflect its setting. 
 
 

Fortunately, there are many positive 
factors which, if properly incorporated, 
will contribute to the success of a 
redeveloped downtown.  Some of these 
factors include a strong residential real 
estate market in the Bay Area.  Suburban 
“greenfield” sites are becoming harder to 
find and costly to develop making urban 
infill sites like those in and surrounding 
the downtown core highly desirable and 
competitive.  The “bookends” to the west 
and east of the downtown provide 
relatively large contiguous properties 
within walking distance of downtown and 
the amenity of being on or close to the 
river.  
 
Taking into account the existing 
conditions of the downtown and the vision 
outlined, Figure IV-1 provides the initial 
starting point for concept development.  
This diagram provides some of the key 
factors which will be examined and used 
during concept development.  This 
becomes the framework from which all 
concepts will be evaluated. 
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Figure VI-1 
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SITE DEVELOPMENT PLANS 

The Concept Development Diagram 
(Figure VI-1) serves as the framework for 
development planning.  The Development 
Plan, which is a more detailed depiction of 
land uses, circulation, development 
patterns and potential building sites, will 
be the building block of a revitalized and 
vibrant downtown.  While the Concept 
Development Diagram intentionally 
downplays many of the physical 
development constraints inherent in the 
site and is grossly general in nature, the 
Development Plan considers these 
constraints and develops the vision of the 
concept more fully. 
 
During the planning study, two initial 
development plans were developed.  These 
plans were reviewed and evaluated by the 
planning team and City representatives 
taking into consideration the constraints of 
the site, market conditions, difficulty of 
implementation, and community desires.  
From that review, a preferred concept was 
developed and evolved to the next step, 
including costing data.  The following is a 
description of each of the concepts with an 
evaluation and development matrix for 
comparison.  
 
A. Development Plan A 
 
Figure V-1 illustrates the overall plan for 
the first alternative.  As detailed in the 
concept diagram, three villages are 
established, the Downtown Village 
anchored to the west by the Marina 
Village and to the East by the East Village.  
Running the entire length of the river is a 
promenade connecting the three villages as 
was considered essential during concept 

development.  This alternative has greatly 
increased the density of the Rivertown 
Waterfront with both residential and retail 
uses. 

 
1. Marina Village 

 
Figure V-2 provides a detail view of 
the Marina Village.  This area, donated 
roughly from O Street to the west to J 
Street to the east, will be influenced 
greatly by the Barbara Price Marina 
and park.  In this alternative, we 
envision a large residential component 
overlooking the park and river.  With 
the railroad bisecting the “landside” of 
the village to the “waterside” we see 
an improved L Street at the railroad 
crossing incorporating a pedestrian-
friendly crossing.  To the south of the 
railroad will be a linear park that runs 
the entire length of the village and 
enters the Downtown Village at J 
Street.   

 
To increase density needed due to the 
anticipated cost of the waterfront land, 
this development plan calls for two 6 
story towers (MV-3 and MV-5) lined 
with 2-story townhomes overlooking 
the marina.  These towers, with 
approximately 184 units, would 
include resident parking under the 
structure.  Between the towers would 
be a green space with a resident-only 
recreation center (MV-4). 
 
 To the east of the towers would be a 
lower residential structure (MV-6) 
accommodating up to 90 units.  In the 
center of the unit would be a 
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Figure V-1
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Figure V-2



 

  
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT    V-4 
 

parking deck to accommodate resident 
parking. 
 
Since this, and the residential tower 
parcel, are both located within the 
Alquist-Priolo Special Study Zone, 
additional geotechnical work will be 
required to determine the type of 
construction and foundation required.  
This study will greatly affect the cost 
of construction and therefore pro 
forma analysis. 
 
Other features shown in the Marina 
Village is a small office complex 
(MV-1 and MV-2) as well as a strong 
image identifier at the intersection of L 
Street and 4th Street – the entry into 
Rivertown.  The Marina Village is also 
the pivot point between the waterfront 
promenade and what could be a link to 
the potential E-BART station.  With 
the land purchases made for the 
improvements to L Street, we envision 
a linear park connecting the Marina 
Village to the E-BART station.  This 
park would allow residents to walk or 
ride bikes to the station and not need to 
travel by car to travel to the metro 
area. 
 
2. Downtown Village 
 
Figure V-3 illustrates the first 
alternative for the Downtown Village.  
This plan calls for quite a bit of infill 
of underutilized parcels, the 
establishment of strong public spaces, 
demolition and replacement of city-
owned/operated facilities and 
taking/purchasing of a limited number 
of residential units.  Also included is a 
waterfront development, Village 
Landing, which can serve as a retail 

area and intermodal hub for ferry and 
train service. 
 
The first major consideration in this 
development plan was to relocate 
parking from the waterfront further 
into the downtown and away from 
valuable waterfront property.  By 
doing so, this plan recommends a 
parking structure be built on the city-
owned property located on I Street 
between 3rd and 4th Streets (DV-2).  To 
increase the value of the waterfront 
and provide for a quality public 
promenade, we are also recommending 
the taking and demolition of the 
triangular-shaped building adjacent to 
the railroad between H and I Streets.  
This area is opened up and becomes 
part of the promenade running through 
all the villages. 
 
There is a strong mix of uses in this 
development plan.  Many of the 
buildings in the core area are 
envisioned to have retail, specialty 
shops and restaurants on the ground 
floor with residential on the second 
and third (and possibly 4th) floors.  
Some parking would be 
accommodated with ground floor 
parking lined by shops. 
 
Within the core of downtown, it is 
recommended that a portion of 2nd 
Street be closed (in front of City Hall) 
and made into a pedestrian area with 
pedestrian “alleys” and plaza linking 
back to the promenade.  Envisioned 
here would be outdoor entertainment 
and cafes.  To accommodate this 
partial road closure, it is recommended 
that A Street be realigned so the major  
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Figure V-3
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traffic movement is directed toward 3rd 
Street and away from 2nd Street. 
 
As you move away from the core, the 
structures would become exclusively 
residential (DV-4, DV-16, and DV-17, 
totaling 116).  To accommodate the 
construction of one of the residential 
parcels, DV-4, two historic structures 
would need to be considered.  The 
first, the Lynn House Gallery, is 
proposed to be relocated by the Beede 
Lumber building, creating a small 
historic park along the waterfront.  The 
second structure is greatly deteriorated 
and most likely not salvageable. 
 
On the eastern side of the downtown 
core, this plan proposes to demolition 
the existing community center and 
creates a large mixed use development 
(DV-13, DV-14 and DV-15).  This 
development would have retail facing 
the streets with residential accessed 
through private gardens to reach their 
second and third floor units.  Some 
ground floor parking would be 
included, although street parking for 
residents will also be required.  Further 
discussion on the relocation of the 
community and senior centers will 
need to be had. 
 
Similar to the west side of the 
Downtown Village, the east side will 
accommodate residential only 
development (DV-16 and DV-17).  
This property is city-owned and 
currently vacant.  It would be possible 
for this to be a catalyst project and part 
of the first phase. 
 
Lastly, this alternative considers a 
large water activity zone, Village 

Landing.  This area would be accessed 
from downtown from the existing, 
although improved, I Street crossing 
and by way of an elevated walk 
crossing the railroad at G Street.  This 
elevate walk and ramp system would 
enter a retail, museum and ferry area 
on a new wharf in the San Joaquin 
River.  There would be a strong tie 
between the ferry and the Amtrak 
station so as to make this an 
intermodal connection port.  To offset 
some of the wetland impacts this 
construction would entail, a wetland 
restoration project would be included 
as an educational demonstration area. 
 
3. East Village 
 
The East Village, which is located east 
of A Street and includes the Hickmont 
site and Fulton Shipyard, is shown in 
Figure V-4.  This development plan 
envisions two multi-family residential 
neighborhoods with a strong 
connection to the downtown and river.  
It is estimated that there will be 287 
units accommodated in this area.  An 
amenity to the Fulton Shipyard 
development (EV-9 through EV-13) 
would be the inclusion or resident 
marina.  Live only steps from your 
boat. 
 
Paramount in the viability of this 
concept is to find an engineering 
solution to the access road to Fulton 
Shipyard under the railroad.  Included 
in the plan are improvements to the 
drainage system, which can be used as 
an amenity to the residential 
development. 
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Figure V-4
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 The terminus of the waterfront 
promenade is here as well with the 
development of a small park with 
boardwalk and tot-lot.  Similar to the 
Marina Village a strong design feature 
or gateway marking the entry into 
Rivertown would be incorporated 
along with a liner park.  This feature 
would be provided at the corner of A 
Street and 7th Street. 
 
4. Development Summary 
 
Table V-1 provides a development 
summary for Alternative Development 
Plan A.  As earlier described, this 
alternative is the more aggressive 
development and provides for 852 
housing units and approximately 
155,000 SF of additional retail space 
with a small component of office. 
 

 
B. Development Plan B 
 
The second alternative provides for lesser 
density and includes a large office 
component as well as a riverfront resort.  
The overall plan is shown as Figure V-5 
and denotes the three village concept 
similar to the first alternative. 
 

1. Marina Village 
 

The Marina Village for the second 
alternative is illustrated on Figure V-6.  
There are similarities to the first 
alternative, notably the connection to 
the marina and park, improvements to 
L Street including a liner park with 
access to the potential E-BART station 
and a residential development (MV-6 
and MV-7) on the eastern edge of the 
village where it joins the Downtown 

Village.  It is envisioned that various 
types of residential would be 
developed to the west of the area 
shown. 
 
The major difference is that the 
residential towers have been replaced 
with an office campus (MV-3 through 
MV-5) overlooking the marina.  Two, 
4-story office towers are proposed with 
a parking structure (MV-4) serving 
both towers.  This development would 
be a prime location for a small 
corporate headquarters looking for a 
more cost-effective community for 
their employees within the Bay Area.    
 
2. Downtown Village 
 
Figure V-7 examines a less aggressive 
approach to the development of the 
Downtown Village.  A smaller 
waterfront activity area is envisioned, 
less demolition is contemplated and 
there is no road closure of 2nd Street.  
However, there is still a mixed-use 
development program where retail and 
residential are brought together. 
 
Mixed use development is again a 
cornerstone of the downtown core.  
DV-5, DV-7, DV-9 and DV-10 all 
envision multi-story buildings with 
retail and specialty shops on the 
ground floor, with parking in some 
instances, and residential on the 
second, third and possibly fourth 
floors.  Since we are “infilling” these 
developments on parking lots for the 
majority of the developments, a 
parking structure is again 
contemplated (DV-2) 
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Table V-1 
Alternative A Development Summary 

 
Total SF Total DU's Demo City/Agency 

Designation Use Floors All but residential residential only Req'd Controled Phase Notes

MV-1 Office 2 40,000 No
MV-2 Office 2 40,000 No
MV-3 Residential (Tower) 6 92 No 2 floor garage w/ town home linears
MV-4 Residential (Comm. Ctr) 2 No Community building for residential community
MV-5 Residential (Tower) 6 92 No 2 floor garage w/ town home linears
MV-6 Residential 3 90 Most Small outparcel needed, RE # 
MV-7 Garage 3 54,000 Yes 150 car capacity (est.)

Marina Village Subtotal 134,000 274

DV-1 Retail 2 16,000 Yes
DV-2 Parking Garage 3 81,000 Yes 200 car capacity (est.)
DV-3 Retail / Office 2 24,000 Half Outparcel needed, RE #
DV-4 Residential 4 42 Portion 1 floor garage
DV-5 Retail / Resdential 4 10,000 30 Yes 1 floor retail
DV-6 Retail (Resteraunt) 1 15,000 No
DV-7 Retail / Residential 4 14,000 24 Yes 1 floor retail
DV-8 Retail 2 10,000 Yes
DV-9 Commercial / Public 1 No
DV-10 Retail / Residential 3 12,500 45 Portions 1 floor garage; Outparcel needed, RE #
DV-11 Retail 2 20,000 No
DV-12 Retail 2 12,000 Yes
DV-13 Retail / Residential 3 9,000 16 Yes 1 floor retail w/ small garage
DV-14 Retail / Residential 3 6,000 30 Yes Yes 1 floor retail w/ garage
DV-15 Retail / Residential 3 6,000 30 Yes Yes 1 floor retail w/ garage
DV-16 Residential 4 50 No Yes 1 floor garage
DV-17 Residential 4 24 No Yes 1 floor garage

Downtown Village Subtotal 235,500 291

EV-1 Residential (Comm. Ctr) 1 No Community building for residential community
EV-2 Residential 3 9 No
EV-3 Residential 3 9 No
EV-4 Residential 3 9 No
EV-5 Residential 3 9 No
EV-6 Residential 3 9 No
EV-7 Residential 3 9 No
EV-8 Residential 3 9 No
EV-9 Residential 4 48 Yes

EV-10 Residential 4 48 Yes
EV-11 Residential 4 64 No
EV-12 Residential (Comm. Ctr) 2 No Community building for residential community
EV-13 Residential 4 64 No

East Village Subtotal 0 287

Total Development1 369,500 852

Marina Village

Downtown Village

East Village
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Figure V-5
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Figure V-6
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Figure V-7
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Pure residential developments are 
again used to transition from the core 
to the Marina and East Villages.  In 
this alternative, we again see a multi-
story residential building on 1st Street, 
although not closing 1st Street.  This, 
as in the first alternative, would 
necessitate the need to relocate the 
Lynn House Gallery.  In this 
alternative that relocation is proposed 
on city-owned property along I Street  
between 3rd and 4th Streets.  The 
gallery would be incorporated in to a 
historic park with gardens. 
 
On the city-owned property east of the 
downtown core, it is envision in this 
alternative that a less dense residential 
development be proposed.  In this 
scenario a 21 unit neo-tradition 
development with public spaces, alleys 
and a Downtown Village entry feature 
or fountain is considered. 
 
As with the first alternative, and in 
keeping with the vision and concept, a 
public promenade is developed with an 
elevated crossing at G Street to gain 
access to a possible ferry terminal.   
Thus, creating the potential for an 
intermodal access point in the Bay 
area. 
 
3. East Village 
 
The East Village for the second 
alternative is graphically depicted as 
Figure V-8.  This shows a more 
modest approach to residential 
development in the East Village. 
 
Located on the Hickmont site in this 
scenario is a 45 unit, single-family 
residential neighborhood closely 

aligned to the downtown.  Similar to 
the first alternative, there would be 
access to the waterfront promenade 
with a small park as the terminus.  
Road improvements to the Fulton 
Shipyard site and Rodger’s Point are 
again a key consideration in the future 
development of this area. 
 
At the Fulton Shipyard and Rodger’s 
Point, this development plan envisions 
a resort or destination type hotel.  
Further market studies will need to be 
done to see if this is a viable 
alternative, but the prime location 
would make it an ideal use. 
 
4. Development Summary 
 
Table V-2 provides the development 
summary for Alternative Development 
Plan B.  This concept is more modest 
in its approach with 313 housing units, 
94,000 SF of additional retail and 
300,000 SF of new office. 
 

 
C. Test Development Plan 
 
The Alternative Development Plans were 
reviewed with City Staff and substantial 
discussion on the positive and negative 
aspects of each were considered.  During 
this review, general consensus included: 
 

• Accommodations should be made 
for waterfront activity and the 
inclusion of a museum or other 
“attractor”. 

• There is a concern in having “high 
rises” along the waterfront, but 
mid-rises (no more than 6 stories) 
may be appropriate on the east and 
west ends of the study area. 
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Figure V-8 
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Table V-2 
Alternative B Development Summary 

 
 

Total SF Total DU's Demo City/Agency 
Designation Use Floors All but residential residential only Req'd Controled Phase Notes

MV-1 Office 2 42,000 No
MV-2 Office 2 42,000 No
MV-3 Office Tower 4 108,000 No
MV-4 Garage 4 No 600 car capacity
MV-5 Office Tower 4 108,000 No
MV-6 Residential 3 90 Most Small outparcel needed, RE # 
MV-7 Garage 3 54,000 Yes 150 car capacity (est.)

Marina Village Subtotal 354,000 90

DV-1 Retail 2 6,400 Yes
DV-2 Garage 3 81,000 Yes 200 car capacity (est.)
DV-3 Retail/Office 2 24,000 Half Outparcel needed, RE #
DV-4 Residential 4 42 Portion 1 floor garage
DV-5 Retail/Residential 4 10,000 30 Yes 1 floor retail
DV-6 Retail (Resteraunt) 1 18,000 No
DV-7 Retail/Resdidential 4 14,000 24 Yes 1 floor retail
DV-8 Retail 2 10,000 Yes
DV-9 Retail/Residential 3 12,500 45 Portions 1 floor garage; Outparcel needed, RE #
DV-10 Retail/Residential 3 9,000 16 Yes 1 floor retail w/ small garage
DV-11 Residential 21 Yes Neo-traditional Development

Downtown Village Subtotal 184,900 178

EV-1 Residential 45 No
EV-2 Hotel/Spa Resort 3 No 250 Rooms w/ spa or meeting space

East Village Subtotal 0 45

Total Development1 538,900 313

Marina Village

Downtown Village

East Village
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• Need to have provisions to replace 
parking that is programmed to be 
taken away with the development 
plan. 

• Denser residential is preferred in 
the core area (ie: no traditional, 
single family lots). 

• Include a mix of uses including 
residential, office and retail.  Have 
the retail and office in close 
proximity to the Downtown 
Village. 

 
With the comments provided on each 
Alternative, a Test Development Plan – to 
be used in the financial analysis - was 
developed.  Figure V-9 is an overall 
graphic representation of that plan..  In 
keeping with the Concept, three villages 
are provided with an interconnected 
Riverwalk.    

 
1. Marina Village 

 
Figure V-10 illustrates the Test 
Development Plan for the Marina 
Village.  There are three major parcels 
shown for development, with the 
potential of additional redevelopment 
west of this area.  These properties, 
located west of the downtown core and 
along the San Joaquin River, are 
strongly influenced by the Barbara 
Price Marina and Park and have 
significant views of the river. 
 
Similar to Alternative Development 
Plan A, we envision a large residential 
component in this area.  To enhance 
the residential component, and provide 
connectivity to the Downtown Village, 
we recommend improving and 
continuing the riverwalk.  This 

pedestrian linear park will become the 
common “ribbon” in each of the 
villages. 
 
Most of the properties shown are 
privately held.  However, the site that 
contains MV-6 and MV-7 is partially 
owned by the City.  Due to the 
anticipated land cost of these 
waterfront properties, it we have 
provided a plan that provides up to 28 
dwelling units per acre 
 
The largest parcel is planned to have 
three, 6-story residential towers (MV-
3, MV-4 and MV-5).  The towers 
include 2 floors parking and 4 floors of 
residential.  With an average of 1,300 
SF per unit, each tower, along with the 
linear townhomes, can accommodate 
up to 83 units.  These towers are 
oriented to take full advantage of the 
river views.  Facing the river and 
“hiding” the parking from the public 
riverwalk, are 2-story townhome 
liners.   
 
Moving across L street, the plan is to 
construct additional residential units, 
but in a lower residential structure 
(MV-6).  This development will 
accommodate up to 90 units.  In the 
center of the parcel is a parking deck 
to accommodate resident and guest 
parking.  Additional geotechnical work 
is recommended on this property to 
determine soil conditions and type of 
construction and foundation required. 
 
The last development parcel shown on 
Figure V-10, is a small office complex 
(MV-1 and MV-2) which is best suited 
for small professional offices.  This  



 

  
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT   V-17 
 

Figure V-9 
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Figure V-10
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80,000 SF complex consisting of two, 
2-story buildings is located on the 
major east-west transportation corridor 
in Rivertown, 4th Street. 
 
Further recommendations for this area 
include improvements to L Street.  The 
Marina Village is the pivot point 
between the waterfront promenade and 
what could be a strong pedestrian/bike 
link to the potential E-BART station.  
With the land purchases made for the 
improvements to L Street, we envision 
a linear park connecting Rivertown to 
the E-BART station.  Connectivity to a 
regional transportation hub is a critical 
component. 
 
Also included in this linear park at the 
corner of 4th Street and L Street, a 
strong image identifier would be 
included.  This could be in the form of 
signage, gateway or some other 
architecture feature to welcome people 
into the Rivertown development.  
 
2. Downtown Village 
 
The Test Development Plan for the 
Downtown Village is graphically 
represented on Figure V-11.  This plan 
establishes strong public spaces; 
creates a “front porch” on the 
riverfront for Antioch’s citizens; and, 
recommends infill of underutilized 
parcels.  Also included is a waterfront 
development, Village Landing, which 
can serve as an “attractor” and 
intermodal hub for ferry and train 
service. 
 
As with both Alternative Plans, this 
plan looks at the underutilized parking 
on the riverfront and plans to relocate 

that use into the downtown core and 
away from the valuable waterfront 
property.  By doing so, this plan 
recommends a parking structure be 
built on the city-owned property 
located on I Street between 3rd and 4th 
Streets (DV-1).  This parking structure 
would “bridge” over I Street to allow 
for greater capacity of the garage.  It is 
also recommended that retail spaces be 
included in the ground floor so that the 
pedestrian feel of Rivertown is 
maintained. 
 
To increase the value of the waterfront 
and provide for a quality public 
promenade, it is recommended that the 
triangular building (Property Record 
066 081 003 and 066 081 002) be 
taken and demolished.  Adjacent to 
this space, in the existing parking lot, a 
mixed-use retail/residential building be 
constructed (DV-4).  This building will 
help define the edge of the public 
riverwalk. 
 
The Test Development Plan proposes a 
strong mix of uses in the Downtown 
Village.  Many of the buildings in the 
core area are envisioned to have retail, 
specialty shops and restaurants on the 
ground floor with residential and the 
second and third (and possibly 4th) 
floors.  Some parking would be 
accommodated with ground floor 
parking lined by shops. 
 
To enhance the pedestrian experience, 
and “tie” the Downtown Village to the 
Village Landing, a portion of 2nd Street 
(in front of City Hall) is recommended 
to be closed and designed as a 
pedestrian area with “alleys” and plaza 
linking back to the riverwalk and 
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Figure V-11
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Village Landing.  Envisioned here 
would be outdoor entertainment, cafes 
and outdoor events to take advantage 
of the restored El Campanil Theater.  
To accommodate this partial road 
closure, it is recommended that A 
Street be realigned so the major traffic 
movement is directed toward 3rd Street 
and away from 2nd Street.  Further, it is  
recommended that the east end of 2nd 
Street also be closed to vehicular 
traffic.  This closed road would 
become an extension of the riverwalk 
and still maintain infrastructure that is 
located within the ROW. 
 
Figure V-11 denotes the proposed uses 
for the new facilities.  Generally, the 
west side of the Downtown Village 
will accommodate parking, retail and 
office uses as denoted in buildings 
DV-1, DV-2 and DV-3.  Part of the 
construction for DV-3 is to relocate the 
Lynn House Gallery.  This house 
would be moved near the Beede 
Lumber building so a historic park can 
be developed near the original town 
landing at the end of F Street. 
 
Within the core of the downtown, most 
of the buildings are programmed to be 
mixed-use with retail, specialty shops 
or eateries on the first floor.  Upper 
floors would include smaller 
residential units averaging 900 SF. 
 
On the eastern side of the downtown 
core, this plan proposes to demolish 
the existing community center and 
senior center and create a large, mixed 
use development (DV-13, DV-14 and 
DV-15).  This development would also 
necessitate the taking of three 
residences.  This development would 

have retail facing the streets with 
residential accessed through private 
gardens to reach their second and third 
floor units.  Some ground floor parking 
would be included, although street 
parking for residents will also be 
required.  It is recommended that a 
portion of this development be 
reserved to replace the senior center. 
 
The large city-owned property located 
on the east side of the Downtown 
Village is well-suited for residential 
development (DV-14 and DV-15).  
These two buildings would be 4 stories 
with a parking podium on the ground 
floor.  A “roof” garden would be 
provided between the two buildings for 
use by the residents.  Due to the 
closure of 2nd Street, additional 
greenspace is provided for the citizens 
and provides more opportunities to 
access the waterfront. 
 
Lastly, the Test Development Plan 
considers a large water activity zone, 
Village Landing.  This area would be 
accessed from downtown from the 
existing, although improved, I Street 
crossing and by way of a new, elevated 
walk crossing the railroad at G Street.  
This elevated walk and ramp system 
would enter a retail, museum and ferry 
area on a new wharf in the San Joaquin 
River.  There would be a strong tie 
between the ferry and the Amtrak 
station so as to make this an 
intermodal connection port. 
 
To offset some of the wetland impacts 
this construction would entail, a 
wetland restoration project would be 
included as an educational 
demonstration area.  As part of the 
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Delta Heritage and Ecosystem 
Museum, possible water tours of the 
Delta would depart from this location.  
A new waterfront restaurant (DV-5) 
would also be included in Village 
Landing. 
 
3. East Village 
 
The East Village, located east of A 
Street and includes the Hickmont site 
and the Fulton Shipyard, is shown on 
Figure V-12.  Similar to the Marina 
Village, there is little city-owned land 
in the East Village, but we have 
included a possible development 
scenario on the privately-owned land 
to show the potential and synergy 
needed for the development of 
Rivertown. 
 
This plan envisions two large 
residential developments, one on the 
Hickmont site and the other on the 
Shipyard site.  The proposed 
development for the Hickmont site 
includes four, 4-story buildings (EV-1, 
EV-2, EV-3 and EV-4).  Within each 
building there would be 1 floor 
dedicated to parking and 3 floors for 
living space.  The average unit size in 
this concept is 1,300 SF and the site 
provides for approximate 23 units to 
the acre.  Because a majority of the 
parking is included in the building 
footprint, the development shown here 
provides for a large greenspace for the 
residents as well as a resident fitness 
facility (EV-5). 
 
As part of this development, it is 
recommended that the unimproved 
portion of Mcelheny Road going under 
the railroad be closed to vehicular 

traffic.  Drainage improvements are 
included as well as a riverwalk park 
that connects to the Downtown 
Village. 
 
EV-6 denotes the potential of a park 
being developed at Rodgers Point and 
the eastern terminus of the riverwalk.  
This park would be open to all citizens 
of Antioch and accessed by a realigned 
Fulton Shipyard Road.  The park 
would be mostly passive, although a 
playground and fitness trail could be 
accommodated.  The public water 
intake supply would also be 
maintained as part of this park. 
 
The second residential development in 
the East Village is shown on the Fulton 
Shipyard property.  This most certainly 
would be some years out, but due to its 
ideal location on the San Joaquin River 
and adjacent to the Antioch Dunes 
Conservation Area, this is considered a 
prime development site.   
 
The proposed development shown here 
is an upscale townhome product 
including a resident’s marina.  The 
density is proposed at 20 units per 
acre.  The buildings closest to the river 
(EV-7, EV-8, EV-9 and EV-10) are 3 
story townhomes at an average of 
1,500 SF.  EV-11 is the 5-story 
condominium with fitness facility and 
resident concierge desk.  All parking is 
accommodated by surface lots.    
 
Vehicular access to this exclusive 
development would be via a realigned 
and improved Fulton Shipyard Road.  
However, there would be pedestrian 
connectivity to downtown via the 
riverwalk.  
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Figure V-12
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4. Development Summary 
 

Table V-3 provides the development 
summary for the Test Development 
Plan.  During the review of the 
Alternative Development Plans, a 
preferred concept was developed.  This 
concept is similar to Alternative 
Development Plan A with minor 
variations.  The Test Development 
Plan provides for 989 housing units 
and approximately 137,500 SF of 
additional retail space.  There is also 
101,000 SF of office incorporated into 
this plan.    



 

  
 INITIAL STUDY 
 
 

 
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT   V-25 
 

Table V-3 
Preferred Development Summary 

 
DESIGNATION NOTES

Proposed Use Floors Retail/ Office Residential Average Total
Square Foot Square Foot1 Unit Size DU's

MV-1 Office 2 40,000
MV-2 Office 2 40,000
MV-3 Residential (Tower) 6 144,000 1,300 83
MV-4 Residential (Tower) 6 144,000 1,300 83
MV-5 Residential (Tower) 6 144,000 1,300 83
MV-6 Residential 3 144,000 1,200 90
MV-7 Garage 3

Marina Village Subtotal 80,000 576,000 339

DV-1 Retail & Garage 3 15,000 Located on City-owned property and uses the 
ROW of I Street.  Garage Capacity approximately 
350 cars

DV-2 Retail/Office 2 24,000

DV-3 Office 3 21,000 Relocation of Lynn House required.  Demolition or 
Hard House required. Firsxt floor parking to 
accommodate 52 cars

DV-4 Retail/Residential 3 6,000 28,000 900 24 Approximately 24 car parking of first floor.  Need to 
demolish commercial building adjacent to tracks 
(Parcels 066 081 003 and 066 081 002).

DV-5 Retail (Resteraunt) 1 15,000
DV-6 Retail/Residential 4 14,000 26,000 900 22

DV-7 Retail 2 10,000
DV-8 Commercial / Public 1
DV-9 Retail/Residential 3 12,500 46,000 900 40 Approximately 30 parking spaces on ground floor

DV-10 Retail 2 20,000
DV-11 Community/Residential 3 9,000 24,000 900 20
DV-12 Retail/Residential 3 6,000 44,000 1,100 30
DV-13 Retail/Residential 3 6,000 36,650 1,100 25

DV-14 Residential 4 97,200 1,250 58
DV-15 Residential 4 43,200 1,250 26

Downtown Village Subtotal 158,500 345,050 245

EV-1 Residential 4 91,500 1,300 52
EV-2 Residential 4 91,500 1,300 52
EV-3 Residential 4 91,500 1,300 52
EV-4 Residential 4 91,500 1,300 52
EV-5 Resident Community 

Buidling
1

EV-6 Park/Community Parcel n/a Community park site and water intake facility.
EV-7 Residential (Townhome) 3 27,000 1,500 18
EV-8 Residential (Townhome) 3 54,000 1,500 36
EV-9 Residential (Townhome) 3 22,500 1,500 15
EV-10 Residential (Townhome) 3 54,000 1,500 36
EV-11 Residential (Tower) 5 160,000 1,300 92

East Village Subtotal 0 683,500 405

Total Development 238,500 1,604,550 989

Office 101,000
Retail 137,500

1 Includes a 25% factor for common area and core for multi-story residential buildings.  This factor is deducted in calculating number of units.

City-owned facilities include community center and 
senior center.  Relocate Senior Center in new 
facility.  Will required 3 residential lots.

Downtown Village

East Village

BUIILDING INFORMATION

Marina Village

4 -story residential, with Townhome linears.  
Includes 2 story garage.  Approximately 28 
units/acre.
Garage has 135 car capacity (1.5 cars/unit).  
Approximately 20 units/acre.

Hickmont Cannery site.  1 floor parking below 3 
foors of residential.  Approximately 23 units/acre.  
Approximately 300 cars or 1.44 cars/unit.

1 floor parking podium (130 car acapcity) over site 
with 2 residential buildings at 3 -story each.  
Between buidlings is "roof" garden.Approximately 
42 units/acre. 

Realignment of Fulton Shipyard Road impacts 
other properties.  Surface parking provides 
approximately 1.5 spaces per unit.  Density is 
approximately 20/acre.
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IMPLEMENTATION ISSUES 
 

A. Infrastructure Improvements 
 
One of the critical components in 
supporting redevelopment is the ability of 
the public infrastructure to accommodate 
the influx of new residents and businesses.  
This infrastructure includes roads and 
parking; mass transit; water and sanitary 
sewer service; electric and natural gas; 
and, communications. 
 
During the site investigation of the 
Rivertown area, and review of existing 
conditions and interviews with City and 
County staff, it would appear that most of 
the infrastructure network will be able to 
accommodate the estimated 989 new 
residential units, 100,000 SF of office and 
138,000 SF of new retail space. 
 
Roads and parking within the Rivertown 
area are significantly below capacity.  And 
with the addition of the proposed parking 
garage, this should off-set any losses of 
parking along the waterfront.  The water 
system in the downtown core has been 
recently renovated with new pipes and is 
in good repair.  There appears to be 
sufficient water source, capacity and 
pressure that serving the additional 
residential units should not be a problem.  
However, booster pumps may be required 
for taller buildings for pressure and fire 
safety. 
 
No issues were identified with the power 
grid and power generation for the 
proposed increase is not of issue.  Same 
holds true with communications. 
 

The one service that may be inadequate is 
the sanitary sewer system.  Although there 
have been improvements made within the 
downtown core, the treatment plant is 
reaching capacity.  Depending on when 
the redevelopment occurs, an expansion of 
the treatment plant may be necessary to 
handle this, and other developments in the 
area.  It should be noted that the estimates 
provided in the next section do NOT take 
into account the cost for expanding the 
treatment plant.   
 
Other services that may be impacted, but 
no analysis made, include public safety 
(police and fire), schools, and waste 
disposal.  However, it is not anticipated 
that the modest amount of redevelopment 
proposed would have adverse impacts on 
these essential public services.   
 
 
B. Engineering Feasibility and Costs 
 
From the preliminary review of reports 
and studies and the investigation made of 
the initial study area, it does not appear 
that there are insurmountable engineering 
issues which would prevent the 
implementation of the Test Development 
Plan.  However, there are several issues of 
special concern which will require 
additional consideration and study.  
Specifically, these include: 
 

• Potential remediation of the 
Libitzky parcel within the Marina 
Village. 

• Soil conditions in and around the 
area of MV-6 and MV-7 
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• Soil conditions within the San 
Joaquin River which may impact 
the development of the Village 
Landing. 

• Potential remediation of the 
Hickmont site 

• Potential remediation of the Fulton 
Shipyard site 

• Drainage in and around the 
Hickmont site. 

 
Addressing these issues may require 
special design or technology which may 
increase development costs and 
significantly increase schedule timing. 
 
The construction estimate to achieve the 
Test Development Plan as shown in the 
previous chapter is estimated at over $585 
million.  Of this amount $ 30.6 million, or 
5.3%, would be for public improvements.  
An estimate of probable development cost 
is shown for the Marina Village (Table 
VI-1), the Downtown Village (Table VI-2) 
and the East Village (Table VI-3). 
 
C. Financial Feasibility 
 
The financial feasibility of new 
development in the Rivertown 
Redevelopment area will depend on a 
variety of factors, including market rents 
and sales prices, development costs, 
interest rates, regulatory requirements, and 
the investment priorities of individual 
property owners.  For the purpose of this 
analysis EPS developed a cash-flow pro 
forma to assess the financial feasibility of 
a condominium project developed on a 
vacant downtown parcel.  Although it is 
recognized that a variety product types are 
envisioned for the downtown area, 
including mixed use retail and office, a 

market rate condominium project is 
provided as a test case given the relative 
strength of Antioch’s residential market.  
This type of use is likely to be the most 
feasible from a market and financial 
perspective (lower density, single family 
housing is not considered since it would be 
inconsistent with vision of Downtown).   
 
Table VI-4 compares the “residual land 
value” of a hypothetical high density and 
medium density condo project developed 
on a two-acre site in the Downtown (the 
more detailed cash-flow pro-forma models 
are provided in Appendix B).   The 
residual land value indicates how much a 
developer would be willing to pay for a 
property and still generate an adequate 
financial return to pursue development.  
The financial assumptions and calculations 
are designed to reflect prevailing 
conditions in Eastern Contra Costa County 
and are based on the EPS market analysis, 
similar development projects in the Bay 
Area, as well as EPS in-house expertise.  
The key financial parameters and results 
are further discussed below: 
 
• Project Description:  As shown in 

Table VI-4, the project description 
(e.g., design and size of a project) will 
have an important impact on its 
financial performance.  As shown, the 
higher density product, which includes 
about 200 units in a five-story building 
(ground floor parking) covering about 
80 percent of the two-acre site, 
generates a residual land value of 
about $10 per square foot.  In other 
words, a real estate developer would 
be willing to invest in such a project 
providing the land could be acquired 
for $10 per square foot or less.



 

  
  INITIAL STUDY 
 
 

  
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT    VI-3 
 

Table VI-1 

Estimate of Probable Development Cost – Marina Village 
Property Building Unit of Unit Extendeed

Designation Designation Cost Item Unit Measure Cost Cost Notes

Property MV-A MV-1 Demolition 112,500 SF $10 $1,125,000 No remediation costs included
Privately-owned MV-2 Site Preparation1 161,000 Land SF $12 $1,932,000

Office Shell and Core 40,000 SF $165 $6,600,000
Parking2 90 Per Space $2,000 $180,000
Landscape and Hardscape, General 161,000 Land SF $2.50 $402,500
Landscape & Hardscape, Specialty 0 SF $7 $0 No specialty Area
General Conditions (5% Construction) 1 % Construction $511,975 $511,975
Contractor Fee (5% Construciton) 1 % Construction $511,975 $511,975
Mobilization (5% Consturciton) 1 % Construction $511,975 $511,975

Hard Construction Costs $11,775,425
A/E Cost (6% Hard Construction) 1 % Hard Costs $706,526 $706,526
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $117,754 $117,754
Contingency (5% Hard Costs) 1 % Hard Costs $588,771 $588,771

Estimate of Probable Costs3 $13,188,476

Property MV-B MV-3 Demolition 210,000 SF $10 $2,100,000 No remediation costs included
Privately-owned MV-4 Site Preparation1 400,000 Land SF $12 $4,800,000

MV-5 Residential Shell and Core 576,000 SF $220 $126,720,000
Parking2 0 Per Space $0 $0 Podium Parking included in Residential Cost
Landscape and Hardscape, General 400,000 Land SF $2.50 $1,000,000
Landscape & Hardscape, Specialty 52,500 SF $7 $367,500 Riverwalk
General Conditions (5% Construction) 1 % Construction $6,749,375 $6,749,375
Contractor Fee (5% Construciton) 1 % Construction $6,749,375 $6,749,375
Mobilization (5% Consturciton) 1 % Construction $6,749,375 $6,749,375

Hard Construction Costs $155,235,625
A/E Cost (6% Hard Construction) 1 % Hard Costs $9,314,138 $9,314,138
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $1,552,356 $1,552,356
Contingency (5% Hard Costs) 1 % Hard Costs $7,761,781 $7,761,781

Estimate of Probable Costs3 $173,863,900
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Table VI-1 (cont.) 

Estimate of Probable Development Cost – Marina Village 

 
Property Building Unit of Unit Extendeed

Designation Designation Cost Item Unit Measure Cost Cost Notes

Property MV-C MV-6 Demolition 0 SF $10 $0 No demolition required
MV-7 Site Preparation1 192,500 Land SF $12 $2,310,000

Residential Shell and Core 144,000 SF $185 $26,640,000
Parking2 135 Per Space $15,000 $2,025,000 3-story parking garage
Utility Upgrades (water and Sewer) 1,300 LF $150 $195,000
New Access Road 1,300 LF $750 $975,000
Landscape and Hardscape, General 192,000 Land SF $2.50 $480,000
Landscape & Hardscape, Specialty 37,500 SF $7 $262,500 Riverwalk
General Conditions (5% Construction) 1 % Construction $1,644,375 $1,644,375
Contractor Fee (5% Construciton) 1 % Construction $1,644,375 $1,644,375
Mobilization (5% Consturciton) 1 % Construction $1,644,375 $1,644,375

Hard Construction Costs $37,820,625
A/E Cost (6% Hard Construction) 1 % Hard Costs $2,269,238 $2,269,238
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $378,206 $378,206
Contingency (5% Hard Costs) 1 % Hard Costs $1,891,031 $1,891,031

Estimate of Probable Costs3 $42,359,100

Total for Marina Village $229,411,476

Partially City-
Owned
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Table VI-2 

Estimate of Probable Development Cost – Downtown Village 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-A DV-1 Demolition 0 SF $10 $0 No demolition required
City-Owned Site Preparation1 60,000 Land SF $12 $720,000

Shell, Commercial 15,000 SF $150 $2,250,000
Parking2 350 Per Space $15,000 $5,250,000 3-story parkiing garage
Landscape and Hardscape, General 60,000 Land SF $2.50 $150,000
Landscape & Hardscape, Specialty 0 SF $7 $0 No specialty area
General Conditions (5% Construction) 1 % Construction $418,500 $418,500
Contractor Fee (5% Construciton) 1 % Construction $418,500 $418,500
Mobilization (5% Consturciton) 1 % Construction $418,500 $418,500

Hard Construction Costs $9,625,500
A/E Cost (6% Hard Construction) 1 % Hard Costs $577,530 $577,530
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $96,255 $96,255
Contingency (5% Hard Costs) 1 % Hard Costs $481,275 $481,275

Estimate of Probable Costs3 $10,780,560

Property DV-B DV-2 Demolition 3,600 SF $10 $36,000
Site Preparation1 21,387 Land SF $12 $256,644
Shell, Commercial and Office 24,000 SF $150 $3,600,000
Parking2 0 Per Space $0 $0 Use public garage or on-street
Landscape and Hardscape, General 16,000 Land SF $2.50 $40,000
Landscape & Hardscape, Specialty 0 SF $7 $0 no specialty area
General Conditions (5% Construction) 1 % Construction $196,632 $196,632
Contractor Fee (5% Construciton) 1 % Construction $196,632 $196,632
Mobilization (5% Consturciton) 1 % Construction $196,632 $196,632

Hard Construction Costs $4,522,541
A/E Cost (6% Hard Construction) 1 % Hard Costs $271,352 $271,352
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $45,225 $45,225
Contingency (5% Hard Costs) 1 % Hard Costs $226,127 $226,127

Estimate of Probable Costs3 $5,065,245

Partially City-
Owned
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Table VI-2 (cont.) 

Estimate of Probable Development Cost – Downtown Village 

�

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-C DV-3 Demolition 1,500 SF $10 $15,000 Demolition of Hard House
City-Owned Site Preparation1 12,800 Land SF $12 $153,600

Shell, Office 21,000 SF $200 $4,200,000
Building Relocation 1 LS $15,000 $15,000 Move Lynn House Gallery
Parking2 0 Per Space $18,000 $0 1st floor parking.  Cost included in shell
Landscape and Hardscape, General 12,800 Land SF $2.50 $32,000
Landscape & Hardscape, Specialty 0 SF $7 $0 No specialty area.  Riverwalk exists.
General Conditions (5% Construction) 1 % Construction $220,780 $220,780
Contractor Fee (5% Construciton) 1 % Construction $220,780 $220,780
Mobilization (5% Consturciton) 1 % Construction $220,780 $220,780

Hard Construction Costs $5,077,940
A/E Cost (6% Hard Construction) 1 % Hard Costs $304,676 $304,676
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $50,779 $50,779
Contingency (5% Hard Costs) 1 % Hard Costs $253,897 $253,897

Estimate of Probable Costs3 $5,687,293

Property DV-D DV-4 Demolition 6,000 SF $10 $60,000 Demolition of "triangle" building adjacent to tracks

Site Preparation1 30,000 Land SF $12 $360,000 Includes public area
Shell, Commercial & Residential 34,000 SF $220 $7,480,000
Parking2 0 Per Space $0 Cost included in shell
Landscape and Hardscape, General 18,000 Land SF $2.50 $45,000
Landscape & Hardscape, Specialty 16,000 SF $7 $112,000 Riverwalk
General Conditions (5% Construction) 1 % Construction $418,500 $418,500
Contractor Fee (5% Construciton) 1 % Construction $418,500 $418,500
Mobilization (5% Consturciton) 1 % Construction $418,500 $418,500

Hard Construction Costs $9,312,500
A/E Cost (6% Hard Construction) 1 % Hard Costs $558,750 $558,750
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $93,125 $93,125
Contingency (5% Hard Costs) 1 % Hard Costs $465,625 $465,625

Estimate of Probable Costs3 $10,430,000

Partially City-
Owned
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Table VI-2 (cont.) 

Estimate of Probable Development Cost – Downtown Village 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-E DV-5 Demolition 12,000 SF $10 $120,000
Site Preparation1 0 Land SF $12 $0 On existing Platform
Shell, Restaurant 15,000 SF $250 $3,750,000
Parking2 0 Per Space $0 $0 included in Platform Upgrades
Platform Upgrades 60,000 SF $10 $600,000 structural and concrete improvements
Utility Upgrades 1 LS $15,000 $15,000
Landscape and Hardscape, General 0 Land SF $2.50 $0 No traditional landscaping
Landscape & Hardscape, Specialty 60,000 SF $7 $420,000
General Conditions (5% Construction) 1 % Construction $196,632 $196,632
Contractor Fee (5% Construciton) 1 % Construction $196,632 $196,632
Mobilization (5% Consturciton) 1 % Construction $196,632 $196,632

Hard Construction Costs $5,494,897
A/E Cost (6% Hard Construction) 1 % Hard Costs $329,694 $329,694
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $54,949 $54,949
Contingency (5% Hard Costs) 1 % Hard Costs $274,745 $274,745

Estimate of Probable Costs3 $6,154,284

Property DV-F DV-6 Demolition 0 SF $10 $0 Existing City Parking Lot
City-Owned DV-7 Site Preparation1 32,000 Land SF $12 $384,000

Shell, Commercial & Residential 41,000 SF $185 $7,585,000
Parking2 0 Per Space $18,000 $0 Use City Parking Garage or on-street
Landscape and Hardscape, General 32,000 Land SF $2.50 $80,000
Landscape & Hardscape, Specialty 15,000 SF $7 $105,000
General Conditions (5% Construction) 1 % Construction $220,780 $220,780
Contractor Fee (5% Construciton) 1 % Construction $220,780 $220,780
Mobilization (5% Consturciton) 1 % Construction $220,780 $220,780

Hard Construction Costs $8,816,340
A/E Cost (6% Hard Construction) 1 % Hard Costs $528,980 $528,980
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $88,163 $88,163
Contingency (5% Hard Costs) 1 % Hard Costs $440,817 $440,817

Estimate of Probable Costs3 $9,874,301
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Table VI-2 (cont.) 

Estimate of Probable Development Cost – Downtown Village 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-G DV-8 Demolition 0 SF $10 $0
Privately Owned Site Preparation1 0 Land SF $12 $0

Shell, Commercial 20,000 SF $150 $3,000,000
Parking2 0 Per Space $0 no parking
Relieving Platform 60,000 SF $85 $5,100,000
Pedestrian Ramp System 1 LS $1,300,000 $1,300,000
Landscape and Hardscape, General 0 Land SF $2.50 $0 No traditional landscape
Landscape & Hardscape, Specialty 60,000 SF $7 $420,000
General Conditions (5% Construction) 1 % Construction $418,500 $418,500
Contractor Fee (5% Construciton) 1 % Construction $418,500 $418,500
Mobilization (5% Consturciton) 1 % Construction $418,500 $418,500

Hard Construction Costs $11,075,500
A/E Cost (6% Hard Construction) 1 % Hard Costs $664,530 $664,530
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $110,755 $110,755
Contingency (5% Hard Costs) 1 % Hard Costs $553,775 $553,775

Estimate of Probable Costs3 $12,404,560

Property DV-H DV-9 Demolition 3,600 SF $10 $36,000
Site Preparation1 45,000 Land SF $12 $540,000
Shell, Commercial & Residential 58,500 SF $220 $12,870,000
Parking2 Per Space $0 $0 1st. Floor parking.  Cost included in shell
Landscape and Hardscape, General 45,000 Land SF $2.50 $112,500
Landscape & Hardscape, Specialty 9,000 SF $7 $63,000 Riverwalk
General Conditions (5% Construction) 1 % Construction $196,632 $196,632
Contractor Fee (5% Construciton) 1 % Construction $196,632 $196,632
Mobilization (5% Consturciton) 1 % Construction $196,632 $196,632

Hard Construction Costs $14,211,397
A/E Cost (6% Hard Construction) 1 % Hard Costs $852,684 $852,684
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $142,114 $142,114
Contingency (5% Hard Costs) 1 % Hard Costs $710,570 $710,570

Estimate of Probable Costs3 $15,916,764

Partially City-
Owned
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Table VI-2 (cont.) 

Estimate of Probable Development Cost – Downtown Village 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-I DV-10 Demolition 5,000 SF $10 $50,000
Privately Owned Site Preparation1 15,600 Land SF $12 $187,200

Shell, Commercial 20,000 SF $150 $3,000,000
Parking2 0 Per Space $18,000 $0 use public parking or on-street
Landscape and Hardscape, General 15,600 Land SF $2.50 $39,000
Landscape & Hardscape, Specialty 3,600 SF $7 $25,200
General Conditions (5% Construction) 1 % Construction $220,780 $220,780
Contractor Fee (5% Construciton) 1 % Construction $220,780 $220,780
Mobilization (5% Consturciton) 1 % Construction $220,780 $220,780

Hard Construction Costs $3,963,740
A/E Cost (6% Hard Construction) 1 % Hard Costs $237,824 $237,824
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $39,637 $39,637
Contingency (5% Hard Costs) 1 % Hard Costs $198,187 $198,187

Estimate of Probable Costs3 $4,439,389

Property DV-J DV-11 Demolition 33,500 SF $10 $335,000
DV-12 Site Preparation1 80,000 Land SF $12 $960,000
DV-13 Shell, Commercial & Residential 117,550 SF $220 $25,861,000

Parking2 0 Per Space $0 1st. Floor parking.  Cost included in shell
Landscape and Hardscape, General 80,000 Land SF $2.50 $200,000
Landscape & Hardscape, Specialty 0 SF $7 $0 no specialty areas
General Conditions (5% Construction) 1 % Construction $418,500 $418,500
Contractor Fee (5% Construciton) 1 % Construction $418,500 $418,500
Mobilization (5% Consturciton) 1 % Construction $418,500 $418,500

Hard Construction Costs $28,611,500
A/E Cost (6% Hard Construction) 1 % Hard Costs $1,716,690 $1,716,690
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $286,115 $286,115
Contingency (5% Hard Costs) 1 % Hard Costs $1,430,575 $1,430,575

Estimate of Probable Costs3 $32,044,880

Partially City-
Owned
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Table VI-2 (cont.) 

Estimate of Probable Development Cost – Downtown Village 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property DV-K DV-14 Demolition 0 SF $10 $0
City-Owned DV-15 Site Preparation1 90,000 Land SF $12 $1,080,000

Residential Shell and Core 140,400 SF $220 $30,888,000
Parking2 0 Per Space $0 $0 1st. Floor parking.  Cost included in shell
Landscape and Hardscape, General 90,000 Land SF $2.50 $225,000
Landscape & Hardscape, Specialty 0 SF $7 $0 No specialty Area
General Conditions (5% Construction) 1 % Construction $196,632 $196,632
Contractor Fee (5% Construciton) 1 % Construction $196,632 $196,632
Mobilization (5% Consturciton) 1 % Construction $196,632 $196,632

Hard Construction Costs $32,782,897
A/E Cost (6% Hard Construction) 1 % Hard Costs $1,966,974 $1,966,974
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $327,829 $327,829
Contingency (5% Hard Costs) 1 % Hard Costs $1,639,145 $1,639,145

Estimate of Probable Costs3 $36,716,844

Other Improvements Site Preparation1 0 Land SF $10 $0
City-Owned General Utility Improvements 1 LS $500,000 $500,000 Allowance for utility upgrades

Second Street Pedestrian Mall 27,000 SF $25 $675,000 Road closure and pedestrian Mall improve.
Demolition of West Second Street 800 LF $15 $12,000
Historic Park 10,000 Land SF $7.00 $70,000 Park on river at end of E Street
Placement of Lynn House Gallery 1 LS $50,000 $50,000 Foundation and ADA access
General Conditions (5% Construction) 1 % Construction $196,632 $196,632
Contractor Fee (5% Construciton) 1 % Construction $196,632 $196,632
Mobilization (5% Consturciton) 1 % Construction $196,632 $196,632

Hard Construction Costs $1,896,897
A/E Cost (6% Hard Construction) 1 % Hard Costs $113,814 $113,814
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $18,969 $18,969
Contingency (5% Hard Costs) 1 % Hard Costs $94,845 $94,845

Estimate of Probable Costs3 $2,124,524

Total for Downtown Village $151,638,645
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Table VI-3 

Estimate of Probable Development Cost – East Village 

 

Property Building Unit of Unit Extendeed
Designation Designation Cost Item Unit Measure Cost Cost Notes

Property EV-A EV-1 Demolition 0 SF $10 $0 No cost included for possible remediation
Privately Owned EV-2 Site Preparation1 435,600 Land SF $12 $5,227,200

EV-3 Residential Shell and Core 366,000 SF $220 $80,520,000
EV-4 Parking2 0 Per Space $0 Podium Parking included in Residential Cost
EV-5 Utility Upgrades (water and Sewer) 650 LF $150 $97,500

New Access Road 650 LF $500 $325,000
Drainage Improvements 1 LS $750,000 $750,000
Landscape and Hardscape, General 435,600 Land SF $2.50 $1,089,000
Landscape & Hardscape, Specialty 45,000 SF $7 $315,000 Riverwalk
General Conditions (5% Construction) 1 % Construction $4,416,185 $4,416,185
Contractor Fee (5% Construciton) 1 % Construction $4,416,185 $4,416,185
Mobilization (5% Consturciton) 1 % Construction $4,416,185 $4,416,185

Hard Construction Costs $101,572,255
A/E Cost (6% Hard Construction) 1 % Hard Costs $6,094,335 $6,094,335
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $1,015,723 $1,015,723
Contingency (5% Hard Costs) 1 % Hard Costs $5,078,613 $5,078,613

Estimate of Probable Costs3 $113,760,926

Property EV-B EV-6 Demolition 0 SF $10 $0
City-Owned Site Preparation1 100,000 Land SF $12 $1,200,000

Restroom Facility, ADA compliant 1 LS $85,000 $85,000
Recreational Equipment, ADA compliant 1 LS $75,000 $75,000
Parking2 30 Per Space $2,000 $60,000
Landscape and Hardscape, General 100,000 Land SF $2.50 $250,000
Landscape & Hardscape, Specialty 50,000 SF $7 $350,000 Riverwalk and Park Pathways
General Conditions (5% Construction) 1 % Construction $101,000 $101,000
Contractor Fee (5% Construciton) 1 % Construction $101,000 $101,000
Mobilization (5% Consturciton) 1 % Construction $101,000 $101,000

Hard Construction Costs $2,323,000
A/E Cost (6% Hard Construction) 1 % Hard Costs $139,380 $139,380
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $23,230 $23,230
Contingency (5% Hard Costs) 1 % Hard Costs $116,150 $116,150

Estimate of Probable Costs3 $2,601,760
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Table VI-3 (cont.) 

Estimate of Probable Development Cost – East Village 

 
Property Building Unit of Unit Extendeed

Designation Designation Cost Item Unit Measure Cost Cost Notes

Property EV-C EV-7 Demolition 45,000 SF $10 $450,000 Does not include cost for potential remediation
EV-8 Site Preparation1 487,500 Land SF $12 $5,850,000
EV-9 Residential Shell and Core 317,500 SF $185 $58,737,500
EV-10 Marina Development 16 Per Slip $12,000 $192,000
EV-11 New Fulton Shipyard Road 1,200 LF $750 $900,000

Parking2 305 Per Space $2,000 $610,000
Landscape and Hardscape, General 487,500 Land SF $2.50 $1,218,750
Landscape & Hardscape, Specialty 46,500 SF $7 $325,500 Pool Area and river frontage
General Conditions (5% Construction) 1 % Construction $3,414,188 $3,414,188
Contractor Fee (5% Construciton) 1 % Construction $3,414,188 $3,414,188
Mobilization (5% Consturciton) 1 % Construction $3,414,188 $3,414,188

Hard Construction Costs $78,526,313
A/E Cost (6% Hard Construction) 1 % Hard Costs $4,711,579 $4,711,579
Permits & Connection Fees (1% Hard Costs) 1 % Hard Costs $785,263 $785,263
Contingency (5% Hard Costs) 1 % Hard Costs $3,926,316 $3,926,316

Estimate of Probable Costs3 $87,949,470

Total for East Village: $204,312,156

Partially City-
Owned
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Table VI-4 

Summary of Financial Feasibility of New Condo Development 
 

Medium High
Density Density

Assumption / Calculation(1) Condo Condo

Project Description
# of Units 85 201
# of Floors (Includes ground floor parking) 4 5
Avg. Unit Size (Net Square Feet) 1,250 1,250
Units per Acre 43 101

Revenue Assumptions
Avg. Sale Price / Sq. Ft. $425 $425
Avg. Sale Price / Unit $531,250 $531,250

Total Development Costs(2)

Per Sq. Ft. $306 $304
Total $47,949,128 $105,880,836

Residual Land Value(3)

Total ($2,792,878) $900,414
Per Square Foot ($32) $10

Sensitivity Analysis (New Residual Land Value / Sq. Ft.)(4)

10% Increase in Market Price $15 $121
10% Decrease in Development Costs $23 $132

(1) See Table A-1 and Table A-2 for detailed calculations and assumptions.
(2) Represents total estimated development cost per building sq. ft., including soft and hard costs

as well as builder profit.
(3) Residual value represents the net present value of the land after accounting for all future 

revenues and costs associated with the use specified.
(4) Represents the change in key financial parameters needed to make the development financially

feasible from the perspective of a private developer.
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By comparison, a medium-density 
product, with about 85 units in a four-
story building and 45 percent lot 
coverage, appears infeasible from a 
financial perspective given prevailing 
market conditions. 

 
• Development Costs:  The 

development cost estimate of about 
$305 per square foot, including hard 
and soft cost as well as developer 
profit, is consistent with other multi-
story, wood-frame (less then 6 floors) 
condominium projects being built in 
the San Francisco Bay Area using 
“prevailing wage” or union labor rates.   
Actual development costs will be 
influenced by local fees and regulatory 
requirements, energy costs, interest 
rates, and a variety of other factors 
which are difficult to predict with 
certainty (e.g., local prevailing wage 
requirements can increase costs by 15 
to 20 percent).  As shown in Table VI-
4, a 10 percent decrease in overall 
development costs would significantly 
improve the project’s financial 
performance.  For example, such a cost 
reduction is estimated to transform the 
medium-density condominium project 
from one that is marginal at best to one 
that is relatively attractive to a private 
developer (residual land value 
increases to $23 per square foot). 

 
• Market Values: The actual sales price 

of a new condominium in downtown 
Antioch will depend on project design 
(which is also linked to development 
costs), neighborhood amenities, local 
and regional housing market trends, 
interest rates, and other factors.  The 
average selling price of about 
$531,000 per unit (or $425 per square 
foot) assumed in Table VI-4 is 

difficult to validate given the lack of 
new, market rate condominium sales in 
Eastern Contra Costa County.  By way 
of example, the average sale price for a 
new single-family house in Antioch is 
about $745,000 and the average sale 
price for a new condominium in 
Walnut Creek is about $550 per square 
foot.  The average sale prices in the 
downtown would also be affected by 
affordable housing requirements (e.g., 
land owned by the Antioch 
Development Agency is likely to 
include an affordable component).  
Again, as shown in Table VI-4, a 
relatively small improvement in 
market conditions (e.g., 10 percent 
increase in average sales price) would 
substantially improve the financial 
performance of both the medium- and 
high-density product. 

 
Based on the above analysis, the financial 
feasibility of private development in 
downtown Antioch could be characterized 
as indefinite at best given prevailing 
market conditions.  Success will depend 
on a variety of factors that are difficult to 
predict or control.   Thus, it is not 
surprising that new, high-density or 
mixed-use development has yet to occur in 
the Rivertown Project area despite its 
prevalence elsewhere in the County (e.g., 
Walnut Creek).  Indeed, the only recent 
market-rate high-density project anywhere 
in Eastern Contra Costa County, the 
Vidrio in Pittsburg, is receiving a $20 
million subsidy from the City. 
 
The above analysis also suggests that if 
market conditions continue to improve 
and/or the City is able to provide 
appropriate developer incentives (e.g., 
increase density allowances, project wide 
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infrastructure investments, exemptions 
from affordable housing requirements, 
etc), private investment will eventually 
become more attractive.  Part of this will 
depend on the feasibility and timing public 
investments in the Downtown, as further 
described below.  

1. Project-Wide financial Feasibility 
 

The feasibility of providing the public 
facilities and infrastructure necessary 
to enable and/or stimulate Rivertown 
redevelopment will depend on (1) the 
costs associated with the type of 
improvements sought, and (2) the 
availability of public financing 
revenues and programs necessary to 
cover these costs.  Both of these issues 
are discussed further below. 

 
2. Project-Wide Costs 

 
As part of this analysis, EPS 
assembled the costs associated with the 
primary investments in public 
infrastructure and facilities proposed 
as part of the Rivertown Waterfront 
Development.

10
  Overall, these 

infrastructure improvements and 
facilities are expected to cost 
approximately $30.6 million as 
summarized in Table VI-5.  The key 
elements are further described below:  

 
a. RiverWalk and Other Public 
Walkways 
 
The Riverwalk provides a continuous 
pathway through and between the three 

                                                 
-�
����!�!	������1�� !	!����� ���������$ ����!���!��	��

���8	��!��������	�����"���	����1	�	�������8	��!�! ����!�

��	����	������	2���!�����1��	����"	����	��

villages.  This path provides pedestrian 
and bicycle access.  It will include 
landscaping, specialty paving, seating 
areas and becomes the “front porch” of 
Rivertown. 
 
b. Public Parks 
 
As an eastern terminus of the 
riverwalk, it is recommended that the 
area known as Rodgers Point be 
developed as a public park.  This 
property has great views of the river 
and would be an ideal location for a 
passive park with possible playground 
and fitness trails.  Development of this 
area provides a 2.4 acre park for the 
citizens of Antioch. 
 
Additional pocket parks are envisioned 
along the riverwalk including a 
“historic park” near the location of the 
Beede Lumber building.  By moving 
the Lynn House Gallery here, a 
significant space can be created near 
the original landing of the founders of 
Antioch, creating a location to discuss 
the rich history of the city. 

 
c. Transportation Improvements 

 
Improvements to the transportation 
network include the realignment of A 
Street to Third Street.  By redirecting 
this primary access road into the Study 
area, certain portions of Second Street 
can be closed, including the area in 
front of City Hall.  This one block will 
be redesigned as a pedestrian mall to 
accommodate outdoor activities and 
cafes.  The section of Second Street 
between A  and E Streets would also 
be closed to provide for a larger 
riverwalk. 
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Table VI-5 

Rivertown Public Infrastructure Costs 

Item Location Cost(1)

Riverwalk and Other Walkways
Riverwalk MV 3-4-5 $407,925
Riverwalk MV 6-7 $291,375
Riverwalk DV-4 $124,320
Riverwalk DV-9 $69,930
Public Walkway DV-5 $466,200
Subtotal $1,359,750

Parks
Park and Riverwalk EV-6 $2,601,760
2nd St Mall & Park DV $2,058,164
Subtotal $4,659,924

Museums / Galleries
Move Lynn House Gallery DV-3 $16,650
Lynn House Gallery $55,500
Pier Museum $3,330,000
Subtotal $3,402,150

Utilities and Drainage Upgrades
Utility Upgrades (water and Sewer) MV 6-7 $216,450
Utility Upgrades (water and Sewer) EV 1 - 5 $108,225
Utility Upgrades DV-5 $16,650
Drainage Improvements EV 1 - 5 $832,500
Subtotal $1,173,825

Transportation Improvements
New Access Road MV 6-7 $1,082,250
New Access Road EV 1 - 5 $360,750
Parking Garage DV-1 $8,530,560
New Fulton Shipyard Road EV 7 - 10 $999,000
Subtotal $10,972,560

Pedestrian Water Ramp / Platform DV-8 $9,074,560

-------------
Total $30,642,769

(1) Includes 11% for Architecture / Engineering and contingency.
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d. Utilities and Drainage 

 
Various utility and drainage upgrades 
are anticipated to accommodate the 
new development.  The overall water 
and sanitary system is in generally 
good repair, but it is anticipated that 
new or upgraded lines will need to be 
included; specifically, those utility 
services which will serve the Village 
Landing. 
 
e. Museums / Galleries 
 
Key to the redevelopment is an 
“attractor” – something unique to the 
area.  The Test Development Plan 
recommends a museum or Science 
Center that centers around the heritage 
and ecosystem of the Delta.  Included 
in this scenario would be the 
construction of a museum on the wharf 
of the Village Landing and can also 
“tell” the story of Antioch’s history in 
a park created by the Lynn House 
Gallery and the Beede Lumber 
building. 

 
f. Pedestrian Water Ramp / Platform 
 
The pedestrian ramp provides 
pedestrian access from G-Street over 
the railroad to the new wharf 
construction.  This provides access to 
the Village Landing which will include 
limited commercial activities, potential 
intermodal access to both ferry and 
train services and a key “attractor” 
such as a museum and potential boat 
tour of the Delta. 
 
 

3. Potential Revenue Resources and 
Programs 

 
A discussion of the potential funding 
sources and programs that may be 
available to finance the infrastructure 
and public facilities associated with the 
Rivertown Waterfront Development is 
provided below.  In addition, Table 
VI-6 provides “ballpark” estimates of 
the potential funding amounts that may 
be available from several of these 
sources. 
 
a. ADA Tax Increment Financing 

 
The Antioch Development Agency 
(ADA) can issue tax exempt bonds 
secured by tax increment revenue 
generated from increased assessed 
value in the Rivertown Project Area to 
finance infrastructure investment.  An 
estimate of the ADA’s potential 
bonding capacity is provided in Table 
VI-6 based on a recently 
commissioned City study forecasting 
available tax increment (after 
repayment of housing set-aside and 
existing debt obligations). 

 
As shown, the total potential net bond 
proceeds are likely to reach about 
$22.3 million within ten years.  The 
estimate assumes total increase in 
assessed value of about 4 percent per 
year, or twice the rate allowed under 
Proposition 13 for property that does 
not turn-over or improve.  This 
appreciation could be higher if 
substantial re-investment in the Project 
Area were to occur. It is important to 
note the ADA’s actual debt issuance 
abilities are subject to statutory 
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constraints that have not been fully 
analyzed here.  In addition, there will 
likely be a variety of demands on any 
proceeds generated that will compete 
with the Rivertown related costs 
summarized in Table VI-5.  
 
b. Developer Contributions and 
Exactions 
 
As described in the previous section, 
high density development in the 
Rivertown Project Area is a relatively 
high risk proposition given prevailing 
market conditions.   Consequently, 
excessive exactions or contributions 
required from developers are likely to 
render new development financially 
infeasible in the short term. However, 
as market conditions improve over the 
long run, developer contributions and 
exactions are likely to become more 
viable.   

 
The projections provided in Table VI-
6 assume minimal developer 
contributions in the early years of 
project development but increasing 
over time.  Specifically, funding in 
early years assumes revenue generated 
though the City’s existing impact fees 
for parks, sewer, and traffic 
improvements. Over time the City may 
seek to expand this fee program or 
pursue other developer exactions.  
Total developer contributions over a 
ten- year period are estimated at about 
$4.9 million, corresponding to about 
1.6 million square feet of gross land 
area forecasted to undergo 
development over this time frame. 
 
 
 

c. Use of City-owned Land 
 

The City (primarily the ADA) 
currently owns about 715,000 square 
feet of land in the Rivertown Project 
Area that could potentially be 
redeveloped (this excludes existing 
uses such as City Hall and the Police 
Department).  However, a large 
portion of this land is likely to be 
allocated to public uses and thus will 
not provide revenue generating 
potential.  Of the total City owned 
land, it is estimated that approximately 
410,000 square feet could potentially 
be conveyed to private investors 
pursuing projects consistent with the 
City’s goals Downtown. 

 
Again, in early years of project 
development the City will probably 
need to convey strategic opportunity 
sites to developers at low or negligible 
costs in order to incentive development 
given current market conditions.   The 
revenue estimates provided in Table 
VI-6 assume that the City’s net land 
sale proceeds are negligible in early 
years and gradually increase to $2.3 
million over the ten-year time frame 
(an average sale price of about $5.70 
per square foot over the period). 
 
d. Other City Sources 

 
Additional funding for Rivertown 
infrastructure and public facilities may 
be available through the City General 
fund and Capital Improvement Plan 
(CIP) budgets.  However, both of these 
sources are discretionary and thus 
subject to the policy vicissitudes of the 
annual budget cycle.  Given the high  
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Table VI-6 
 

Potential Revenue Sources 
 
 

Funding Source Total 1 2 3 4 5 6 7 8 9 10

ADA Tax Increment Financing
Projected Net TIF Revenue $7,931,000 $710,000 $803,000 $899,000 $997,000 $1,092,000 $1,200,000 $1,277,000 $93,000 $1,570,000 $2,407,000
Potential Net Bond Proceeds1 $22,260,000 $6,570,000 $7,430,000 $8,320,000 $9,220,000 $10,100,000 $11,100,000 $11,810,000 $860,000 $14,520,000 $22,260,000

Developer Contributions / Exactions
New Development (Land Sq. Ft.) 1,644,800 227,200         177,200         177,200         177,200           177,200         177,200         177,200         177,200           177,200            
Potential Revenue $4,890,000 $230,000 $230,000 $530,000 $530,000 $530,000 $710,000 $710,000 $710,000 $710,000

City Owned-Land
Conveyance of City Land (Land Sq. Ft.) 410,000 90,000           40,000           40,000           40,000             40,000           40,000           40,000           40,000             40,000              
Potential Land Sale Proceeds $2,320,000 $0 $200,000 $200,000 $280,000 $280,000 $280,000 $360,000 $360,000 $360,000

Cummulative Total $29,470,000 $6,570,000 $7,660,000 $8,980,000 $10,610,000 $12,300,000 $14,110,000 $15,810,000 $5,930,000 $20,660,000 $29,470,000
Percent of total 22% 26% 30% 36% 42% 48% 54% 20% 70% 100%

(1) Estimate assumes an interest rate of 6.50%, a 30 year term, a debt coverage ratio of 1.20, and issuance cost / reserve requirement equal to 15% of gross debt.

Project Year
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level of uncertainty associate with 
these funds, Table VI-6 does not 
estimate potential budget allocations 
for the Rivertown project.  
 
e. State and Federal Sources 

 
A summary of potential State and 
Federal funding programs and 
resources is provided in Appendix 
Tables B-1 and B-2. These programs 
are typically highly competitive and 
the potential funding available is 
difficult predict a priori.  As with the 
City General Fund and CIP, Table VI-
6 does not include specific budget 
estimates for these sources. 
 
4. Financial Feasibility Summary 

 
Table VI-5 documents about $30.6 
million in project-wide costs compared 
to about $29.5 million in revenue 
sources identified in Table VI-6.  On 
the positive side, a $1.1 million 
funding gap appears relatively 
manageable over a ten-year time 
frame.  This is especially true given 
that the revenue estimates exclude 
funding through the City CIP process 
as well as any State and Federal 
sources.   

 
However, as is typical for large scale 
redevelopment projects, the key 
challenge for the Rivertown 
Waterfront Development will be 
project phasing.  Specifically, the 
identified funding sources are expected 
to be generated over a ten-year period 
with more than half of the total 
unavailable for at least six years after 
project initiation.  However, many of 
the identified infrastructure 

improvements and public facilities 
may be sought early on in the process 
to stimulate and/or enable private 
sector investment.  Bridging this 
funding gap will require a strategic 
approach to infrastructure phasing. 

 
 
E. CEQA Requirements and Other 

Permits 
 
Land use and planning in California is 
regulated by a set of environmental review 
requirements. Requirements, as stated in 
the California Environmental Quality Act 
(CEQA), are triggered by any project that 
will potentially effect the environment. 
 
Ideally, permit compliance is 
accomplished concurrently with CEQA 
timelines and review periods.  The EIR for 
the Rivertown Waterfront Development 
Project (RWDP) will be directed by the 
City of Antioch (City), with input from the 
public and permitting agencies.  The City 
should approach this process as a whole, 
and prepare for CEQA review by 
determining and integrating necessary 
permit requirements into the process early. 
 
To understand the CEQA permit issue, it 
is necessary to understand the roles of the 
various agencies that regulate 
development activities in California.  
 

• Federal Agencies Have Permit 
Authority Over Activities On 
Federal Lands And Over Certain 
Resources.  Federal agency 
authority is normally granted 
through congressional legislation, 
(i.e., for national forests, air and 
water quality, wildlife, and 
navigable waters).  The 
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responsibility for implementing 
some federal regulatory programs, 
such as those for air and water 
quality, has been delegated to 
specific state agencies in 
California. 

 
• State Agencies Regulate The 

Private Use Of State Land And 
Resources And Certain Activities 
Of Statewide Significance.  The 
permit authority for each state 
agency is established by statute, 
usually with additional 
administrative rules promulgated 
by the agency. 

 
• Cities and Counties Regulate 

Land Use by Way of Planning, 
Zoning, and Subdivision 
Controls.  Local government 
authority is granted by state law, 
and cities and counties have 
legislative power to adopt local 
ordinances and rules consistent 
with state law.  Some activities, 
however, are permitted only by 
special use authorization. 

 
Table VI-7 provides a listing of the more 
significant federal, state, and local 
regulatory requirements for the RWDP.  
Table VI-7 provides a brief description of 
the regulation, identifies issues of concern, 
and provides recommendations which 
should be considered in developing a 
permitting program to address these 
issues.   
 
 
 
 
 
 

1. Permit Process 
 

In California, the development permit 
process is coordinated with the 
environmental review process under 
CEQA. Development projects not 
exempt from CEQA must be analyzed 
by the lead agency to determine the 
potential environmental effects of the 
project.  For the RWDP, which is a 
relatively large and complex project, 
the time period for analysis and 
approval or denial can be expected to 
range from 12 to 16 months.   

 
Once the lead agency is identified, all 
other involved agencies with resource 
management or permitting 
responsibilities, whether federal, state, 
or local, become responsible (i.e., 
CEQA Guidelines Section 15381) or 
trustee (i.e., CEQA Guidelines Section 
15386) agencies.  Responsible, 
cooperating, and trustee agencies must 
consider the environmental document 
prepared by the lead agency(s) in their 
review of the permit/approval 
application, but do not, except in rare 
instances, prepare their own 
environmental documents.  The 
procedure for issuing each required 
permit is governed by the particular 
law which establishes the permit 
authority and by the Permit 
Streamlining Act of California. 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

California Environmental Quality Act 
(CEQA) 
 

 

The California Environmental Quality Act 
(CEQA) applies to all public agencies that 
undertake or fund, in whole or in part, activities 
that may have a significant effect on the 
environment and to all public agencies that issue 
leases, permits, licenses, certificates, or other 
entitlement to pursue activities that may have a 
significant effect on the environment.  For the 
Antioch Riverfront Development project 
(Antioch or Project) it is anticipated that an EIR 
will be required to satisfy CEQA requirements.   
The City of Antioch (City) would be the lead 
agency with primary responsibility for preparing 
the EIR.  The time required to prepare an EIR of 
this magnitude is typically 12 to 14 months.  
 

 

�Delays in the CEQA process are possible, due to problems often associated with 
coordinating the efforts of associated with coordinating the efforts of the lead 
agency and a large number of federal, state, and local permitting agencies.  
RECOMMENDATION:  A Memorandum of Understanding (MOU) between the 
City of Antioch and key permitting agencies should be developed to guide the 
joint CEQA process.  The MOU would include the following information: 1) 
Lead Agency project representatives and their duties; 2) responsibilities of the key 
permitting agencies; and 3) time limits and a timetable for the environmental 
process.   
  
�Non-project alternatives must be addressed in the EIR.  RECOMMENDATION:  
Identify and discuss non-project alternatives in the EIR including:  the required 
No Project, or a Waterfront Park (no shoreline development). 
 
�Project alternatives need to be addressed in the EIR.  RECOMMENDATION:  
Identify project alternatives in the EIR including: reduced density development, 
alternative mix of development (i.e., More (or less) commercial or residential 
development).    Consider all alternatives equally and explain in the EIR and at 
public meetings, why environmentally preferred alternatives are not always the 
most feasible. 
�� 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

City/County Permits 
  general plan amendments 
  zoning ordinance amendments 
  conditional/special use permits 
  variance encroachment permits  

The Project  Area is identified in the City’s 
General Plan as a focus area that includes land 
use designations therefore a general plan 
amendment, zoning ordinance amendment, 
conditional/special use permit, or a variance, 
would not be needed but an analysis of  
consistency of the specific project elements 
would be required.  All proposed activity 
involving the placement of encroachments 
within, under, or over County or City road right-
of-way must be covered by an Encroachment 
Permit.  The permitting process of both state and 
local agencies is regulated by the Permit 
Streamlining Act (California Government Code 
Sections 65920 to 65957.1).  Responsible 
agencies must approve or disapprove the permit 
within six months of the Lead Agency approving 
the project. 

�The Proposed Project is the implementation of the City’s General Plan therefore 
specific Local permits required would consist of grading, construction and 
conditions of occupancy for the individual project elements. 
RECOMMENDATION:  1) The Project developer will obtain all local and state 
permits during the CEQA process or upon City approval of the Project.  
 
� 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

Encroachment Permits 
Reclamation Board 

Any person or public agency must obtain a 
Reclamation Board (Board) permit prior to start 
of any work or plan of work within floodways, 
levees, and generally ten feet landward of the 
landside toes of the levees over which the Board 
has jurisdiction. The Board’s area of jurisdiction 
includes the entire Central Valley, including all 
tributaries and distributaries of the Sacramento 
and San Joaquin Rivers and Tulare and Buena 
Vista Basins. A list of streams regulated by the 
Board, including permissible work periods, is 
contained in the California Code of Regulations, 
Title 23, Section 112, Table 8.1. Designated 
floodway maps are available for review at the 
Board’s office in Sacramento, at city and county 
planning or public works departments, and 
county recorders’ offices. 

�Delays in permit issuance are possible, due to the review time required by 
Reclamation Board staff.  RECOMMENDATION:  Permit applications should be 
submitted to the Reclamation Board at the Draft EIR stage of the CEQA process 
in order to expedite the issuance of the permit. 

 

Section 2090 Process and 2091 Permit 
 
CA Dept. of Fish and Game (CDFG) 

Section 2090 of the California Fish and Game 
Code requires that state agencies consult with 
the CDFG concerning the potential adverse 
impacts of proposed projects on state-listed 
species.  If, after consultation, the California 
Department of Fish and Game (CDFG) 
determine that significant habitat loss and/or the 
taking of a state-listed species will result from 
the project, a 2091 permit must be obtained.  
The permit can be issued after the Notice of 
Determination (NOD) is completed.  This 
process often takes several months. 

GENERAL RECOMMENDATION:  If state-listed species will be potentially 
impacted by the Project, consultation with the CDFG should be undertaken as 
early in the CEQA process as possible.   
  
�The CDFG has unusually stringent mitigation guidelines for project impacts for a 
number species located in the Bay Area Region.  RECOMMENDATION:  City 
should meet with appropriate CDFG representatives as early in the CEQA 
process as is practicable.  Negotiations concerning mitigation should be 
completed during these meetings. 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

Section 1601/1603 
Stream or Lake Alteration Agreement 
 
CA Dept. of Fish and Game (CDFG) 

Any activity that will divert or obstruct the 
natural flow or change the bed, channel or bank 
of any river, stream, or lake, or proposing to use 
any material from a stream bed, must enter into a 
Stream or Lake Alteration Agreement with the 
CDFG.  These permits are typically obtained 
once the alignment is chosen for the project.  
The statutory time limit for issuance of the 
permit (once the application is received) is 30 
days. 

�The CDFG has authority to impose limitations and mitigation requirements on 
construction activities in the vicinity of streams or other bodies of water.  
RECOMMENDATION:  City should coordinate with the CDFG early in the 
CEQA process concerning streambed alteration.  City should meet with the 
CDFG on site after a final route is identified and discussions should be held 
concerning permit requirements and mitigation, including seasonal restrictions. 

 

Section 7 (Endangered Species Act) 
 
US Fish and Wildlife Service 
(USFWS) 

 

Consultation with U.S. Fish and Wildlife Service 
(USFWS) is required if the project has the 
potential to impact any listed Threatened or 
Endangered species.  Section 7(c) requires that a 
biological assessment be prepared by which the 
USFWS concludes whether or not the project is 
expected to affect listed species.  The review and 
processing time for Section 7 permits is 
approximately 3 to 6 months. 

�Several Bay Area Wildlife, Aquatic, and Botanical species are listed or proposed 
for listing by the USFWS.  Section 7 consultation concerning the impact of the 
Antioch Project on these species would be necessary.  Through this consultation 
additional mitigation required for construction and/or operational activities would 
be identified, this could add considerable time and cost to the project. 
RECOMMENDATION:  City/Developer should complete surveys to determine 
the presence of any listed species and determine the course of action based on the 
results of the surveys. 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

National Pollution Discharge 
Elimination System (NPDES) General 
Stormwater Construction Permit  
 
CA Regional Water Quality Control 
Boards 
State Water Resources Control Board 
Environmental Protection Agency 

Storm water discharges from those portions of a 
construction project which include dredging 
and/or filling which are subject to regulations by 
Section 10 and/or Section 404 of the Clean 
Water Act are excluded from regulation under 
this general permit.  Storm water discharges 
from dredge spoil placement which is not under 
the jurisdiction of the Corps of Engineers' 
Section 10 or Section 404 (i.e., upland sites); 
and is part of a construction activity which 
disturbs five or more acres of land, are covered 
by this general permit.  

�The Storm Water Prevention Program (SWPP), required under the NPDES, is to 
include site-specific information on erosion and sediment controls both during and 
post-construction.  A monitoring program is also required under this permit, in 
which dischargers are required to inspect construction sites before and after storm 
events in order to evaluate the effectiveness of the SWPP.  
RECOMMENDATION: City/Developer should complete the SWPP and solicit 
agency comments during the early planning stages of the project.   

Section 404 Clean Water Act  
 
US Army Corps of Engineers 
Environmental Protection Agency 

Anyone proposing to locate a structure excavate, 
or discharge dredged or fill materials into waters 
of the United States must obtain a Corps of 
Engineers' 404 Permit.  (Note:  "Water" is 
considered to be any body of water below the 
normal high water line and adjacent wetlands.) 
Review and process of this permit often takes 3 
to 24 months.   

�Development of the wharf structure and Roger’s Point marina would require 
dredging and fill, therefore the Project will require a 404 Permit.  Nationwide 404 
permits are much less time-consuming to obtain than are Individual 404 permits.  
Representatives of the San Francisco District of the Corps of Engineers have 
indicated that Nationwide permits are not appropriate for projects within the San 
Francisco Bay; however, it is possible that the City’s location on the San Joaquin 
River would still allow the use of a Nationwide permit.  However, if dredged 
materials could contain hazardous materials the Corps of Engineers will require an 
Individual Permit.  RECOMMENDATION:  City should enter into discussions 
with the Corps of Engineers early in the CEQA process in order to negotiate 
Nationwide status, if possible, or else to start the Individual permit process as 
soon as possible.  
 
�Delays in permit issuance are possible, due to the review time required by the 
Corps of Engineers.  RECOMMENDATION:  Permit applications should be 
submitted to the Corps of Engineers at the Draft EIR stage of the CEQA process 
in order to expedite the issuance of the Section 404 permit. 



 

  
  INITIAL STUDY 
 
 

  
ANTIOCH RIVERTOWN WATERFRONT DEVELOPMENT    VI-27 
 

TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

Section 10 Rivers and Harbors Act 
 
US Army Corps of Engineers 

Anyone proposing to locate a structure in or 
across a navigable body of water must obtain a 
Section 10 Permit from the Corps of Engineers.  
This permit typically takes three months to 
obtain.  

�Delays in permit issuance are possible, due to the review time required by the 
Corps of Engineers.  RECOMMENDATION:  Permit applications should be 
submitted to the Corps of Engineers at the Draft EIR/EIS stage of the CEQA 
process in order to expedite the issuance of the Section 10 permit. 

Section 106 (National Historic 
Preservation Act) 
 
State Historic Preservation Office 
(SHPO) 
Advisory Council on Historic 
Preservation (ACHP) 

The Lead Agency of a project must take into 
account the effect a proposed action would have 
on culturally or historically sensitive sites listed 
on, or eligible for listing on, the National 
Register of Historic Places.  The Lead Agency is 
also required to give the Advisory Council on 
Historic Preservation (ACHP) and/or the State 
Historic Preservation Office (SHPO) the 
opportunity to comment on potential impacts 
and if impacts are expected, the Lead Agency 
must initiate formal consultation with the SHPO.  
This process usually takes approximately 6 
months.  It should be started as early as possible 
in the environmental review and its outcome 
presented in the final environmental documents. 

�Ideally, the Section 106 process is completed concurrently with the CEQA process.  
Delays in this process are possible, however, because of extensive review required 
by SHPO. RECOMMENDATION:  City should enter into a MOA with the 
ACHP/SHPOs concerning agency responsibility and schedule early in the CEQA 
process in order to expedite the review of cultural resources information and the 
agreement on required mitigation measures.  City should review SHPO records 
early in the CEQA process in order to identify potential issues and areas of 
concern.  To the extent practicable, sites or structures should be avoided in 
delineating the final project alignment.  This could lessen potential delays (i.e., 
resulting from consultation requirements if a cultural or historic site may be 
adversely impacted by a proposed action) and mitigation costs. 

Air Permits 
 
California Air Districts  

 

Anyone proposing to construct, modify or 
operate a facility or equipment that may emit 
pollutants from a stationary source into the 
atmosphere, must obtain an Authority to 
Construct and Permit to Operate from the 
regional Air Pollution Control District (APCD). 

�Traffic related emissions and construction PM10 is expected to be the major air 
pollutants produced by the Antioch project.  RECOMMENDATION:  City 
representatives should meet early in the CEQA process with appropriate air 
quality agency personnel whose jurisdictions cover air basins that are in non-
attainment for this pollutant.  Appropriate mitigation measures concerning PM10 
can be discussed in these meetings. 
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TABLE VI-7 

ANTIOCH RIVERFRONT WATERFRONT DEVELOPMENT POTENTIAL REGULATORY REQUIREMENTS 

 

REGULATION / 
REGULATORY AGENCY DESCRIPTION ISSUES/RECOMMENDATIONS 

Land Use Lease 
 
State Lands Commission 

 

Any entity requiring a right-of-way across state-
owned lands, including rivers to the normal high 
water mark, for the purpose of establishing an 
electric transmission line, must obtain a Land 
Use Lease from the State Lands Commission. 

�Obtaining an encroachment permit from the Bureau of Reclamation can be a 
relatively lengthy process.  RECOMMENDATION: The City should enter into an 
MOU with the Bureau of Reclamation early in the CEQA/NEPA process 
concerning requirements for the Encroachment Permit and schedule.  The 
application for this permit should be submitted to the Bureau of Reclamation as 
early as possible. 
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2. Regulatory Approach  
 

For the RWDP project, ARCADIS 
staff has identified five primary phases 
in the regulatory process.  Each phase 
includes recommendations which are 
intended to help keep the project on 
schedule and help to develop a legally 
defensible final environmental 
document and ARCADIS decision.  
The five phases are: 

 
• Pre-CEQA 
• Scoping  
• Draft EIR  
• Final EIR  
• Permit Completion  

 
a. Pre-CEQA Phase 

 
The pre-filing phase would begin when 
the City completes the conceptual and 
preliminary design work for a project 
and is ready to prepare a project 
description.  At this point, there would 
be enough information available to 
describe the scope of the project and 
identify the proposed location.  The 
primary objective of this phase is to 
identify appropriate permit agencies 
and to begin collecting as much 
background information as possible.  

 
Under the Permit Streamlining Act, all 
state and local agencies are required to 
list the types of information and the 
criteria they will use in evaluating a 
project application.  We would 
recommend that the City request pre-
application consultation or "scoping" 
meetings with the key permitting 
agencies (e.g., California Department 

of Fish and Game, Army Corps of 
Engineers, and U.S. Fish and Wildlife) 
to discuss how the agencies’ specific 
rules would apply to the proposed 
project.  

 
By the end of the pre-application 
phase, the City would have a good 
understanding of detailed project 
information required including special 
studies (e.g., biological and cultural 
surveys), a list of probable permitting 
agencies, an indication of the level of 
environmental analysis that will be 
performed, timeframes, and fees.  

 
The proposed project would require 
special studies (e.g., biological and 
cultural surveys), either during the 
application's formal processing.   

 
b. Scoping Phase  

 
The Scoping Phase begins when the 
City has completed the conceptual and 
initial feasibility evaluation, and 
publicly notice the start of the CEQA 
process through the publication and 
circulation of a Notice of Preparation 
(NOP) to federal, State, and local 
agencies, special interest groups, and 
the public.  At this point, there should 
be enough information to describe the 
scope of the project.  During this 
phase, the Draft EIR will be prepared 
concurrently with initial permitting 
activities.  ARCADIS staff will use 
The Draft EIR Memoranda of 
Understanding (MOUs) with selected 
agencies (identified in Table 1) should 
be prepared during this phase as well.  
The primary objectives of this phase 
are to collect as much background 
information as possible, identify 
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permitting agencies, enter into MOUs 
with selected permitting agencies, 
complete the permit/approval 
applications, and prepare the Draft 
EIR. 

 
To help minimize delays in the 
regulatory process, the following 
activities should be completed during 
the Scoping Phase.  

 
• Conduct scoping meetings with the 

regulatory agencies, discuss how 
the agencies' specific rules will 
apply to the project, and determine 
timelines for the submitting, 
processing, and issuing of permits.  
Scoping meetings provide a forum 
for introducing the project to the 
regulatory agencies and for 
identifying RWDP specific 
permit/approval processing 
requirements. 

• Prepare a Scoping Report for the 
administrative record.  Legal 
challenges to the environmental 
process based on alleged lack of 
public involvement can be avoided 
with a well-documented record of 
scoping activities. 

• Identify the types of information 
and the criteria that the permitting 
agencies will use in evaluating 
permit applications.  With this 
information, it will be possible to 
determine which permits/approvals 
can be filed in the Draft EIR Phase, 
and which permits/approvals must 
be filed in the Final EIR Phase 
when more site specific 
information is necessary.  

• Involve regulatory agencies in 

public scoping meetings to the 
extent possible to help inform the 
public of the extent of coordination 
required for project activities.  

• Agency involvement also helps to 
identify the information that should 
be contained in the regulatory 
documents. 

Once the Scoping Phase has been 
completed, the City should have: 1) a 
good understanding of the detailed 
project information required by the 
permitting agencies; 2) a probable list 
of regulatory agencies and their 
authority; 3) an indication of the level 
of environmental analysis which will 
be performed; and 4) entered into 
MOUs with selected permitting 
agencies.  This information will lead to 
a more defined CEQA process and 
reduce the potential for unanticipated 
requirements that might cause delays 
late in the CEQA and permitting 
processes. 
 
c. Draft EIR Phase 

 
The Draft EIR Phase begins with the 
Lead Agencies' release of the Draft 
EIR for public and agency review and 
the filing of the permit/approval 
applications with the regulatory 
agencies identified in the Scoping 
Phase.  Each of these agencies would 
review the permit/approval application 
to determine if it is complete 
concurrent to their review of the 
environmental document.  If the 
application is determined to be 
incomplete, the regulatory agency 
must identify the deficiencies and 
ways to correct them. 
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To help minimize delays in the 
regulatory process, the following 
activities should be accomplished 
during the Draft EIR Phase.  

 
• Encourage regulatory agencies to 

process the permit/approval 
applications concurrently with their 
review of the environmental 
document.  By keeping in contact 
with the appropriate staff at the 
regulatory agencies, delays in the 
processing of permit/approval 
applications can be minimized.  
Also, deficiencies in a permit 
application could be identified and 
resolved early.  

• Send the Draft EIR and 
permit/approval applications to the 
regulatory agencies by certified 
mail so as to document when the 
agencies receive them.  This 
provides proof for the project 
administrative record that all 
potential regulatory agencies 
received the Draft EIR for review 
and therefore establishes the 
beginning of the statutory limit 
time for review of the 
permit/approval applications. 

• Prompt the regulatory agencies to 
act (approve or deny) on the 
permit/approval application within 
statutory time limits.  For example, 
most state and local agencies in 
California must accept or deny the 
permit/approval application within 
30 days of receipt, or it is deemed 
complete. 

• Monitor whether regulatory 
agencies have reviewed the Draft 
EIR and document inactions as part 

of the administrative record.  To 
minimize late submittals of 
significant comments and to avoid 
legal challenges that an agency was 
not given an opportunity to 
comment, contact agencies which 
have not provided written 
comments on the Draft EIR to 
determine if they are planning to 
do so.  

 
By the end of the Draft EIR Phase, the 
Lead Agencies should have: 1) a 
timetable identifying when permitting 
agencies would review and act upon 
the permit applications; 2) identified 
any potential conflicts with the project 
schedule which could cause delays in 
the projects final approval; and 3) 
received all of the comments on the 
Draft EIR. 

 
d. Final EIR Phase 

 
The Final EIR Phase begins 
immediately after the end of the 
agency and public review of the Draft 
EIR.  By the beginning of this phase, 
most of the permit/approval 
applications should have been 
accepted, and the review of these 
applications started.  During this phase 
of the regulatory process, agency and 
public comments on the Draft EIR 
would be responded to in writing.  
Next, the Final EIR, including 
responses to comments, would be 
prepared and sent to each agency 
which commented on the Draft EIR.  
Finally, draft Notice of Determination 
(NOD). 
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To minimize delays in the Final EIR 
process, the following activities should 
be performed:  

 
• Send the Final EIR to the 

regulatory agencies which 
commented on the Draft EIR by 
certified mail to establish when the 
agencies received them.  This 
provides proof for the 
administrative record that all the 
commenting regulatory agencies 
received the Final EIR.   

• Monitor permitting agencies' 
processing of the RWDP 
permit/approval applications.  By 
keeping in contact with the 
appropriate staff at the regulatory 
agencies, delays in the processing 
of permit/approval applications can 
be minimized.  

 
By the end of the application phase, 
the Lead Agencies should have: 1) a 
Certified Final EIR; 2) filed an NOD; 
and 3) a refined permit completion 
schedule. 

 
3. Permit Completion Phase 

 
The Permit Completion Phase begins 
immediately after the CEQA NOD is 
filed with the Contra Costa County 
Clerk.  During this phase, regulatory 
agencies complete their review of the 
permit/approval applications, which 
leads to public hearings, followed by a 
written decision by the agency or its 
designated officer.  Typically, a project 
is approved, denied, or approved 
subject to specified conditions.  

 

To minimize delays in permit 
completion, the following activities 
should be performed:  

 
• Ensure that each regulatory agency 

acts (approves or denies) on their 
respective permit/approval 
application within statutory time 
limits.  For example, most state 
and local agencies in California 
must approve or deny 
permit/approval applications 
within 180 days of the final project 
approval (NOD), or it may be 
deemed complete. 

• Consult with regulatory agencies to 
identify feasible mitigation 
measures.  By working with the 
regulatory agency staff, infeasible 
or impracticable mitigation 
measures can be addressed before 
the final permit/approval is issued. 

 
E. Recommendations 
 
In order to make the redevelopment of 
Rivertown viable, successful and 
attractive to developers, we offer the 
following recommendations which will 
better position the City in its 
redevelopment efforts. 
 
• Consider the possibility of 

establishing a fund to provide a 
development subsidy in the event 
that market demand alone does not 
provide the financial incentives to 
meet the City’s need in a timely 
fashion. 

• Identify one or more potential 
“draws” or “attractors” and begin 
planning to realize their existence 
in the downtown area. 
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• Initiate efforts to create Tax 
Incremental Financing (TIF) that is 
available to support the creation of 
an “attractor” sooner rather than 
later in the development process. 

• Reconsider the creation of a Master 
Plan as such a framework typically 
accelerates the creation of value 
and associated development 
interest. 

• If a Master Plan is not a likely 
near-term action, consider creating 
an Urban Overlay which assigns 
density ranges to each property and 
acceptable product mixes. 

• Issue a full set of Design 
Guidelines consistent with the 
vision and, ultimately, the Master 
Plan. 

• Develop a new fee structure for all 
development within the district to 
help pay for infrastructure needed 
along with the development. 

• Consider using existing railroad 
programs to obtain railroad 
financing for vibration and noise 
controls alon the tracts adjacent to 
downtown as well as to upgrade 
railroad crossings. 

• Make certain that development 
outside the district is consistent 
with the plan and does not unfairly 
compete with the redevelopment 
projects.  
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TABLE A-1 
AREA RESIDENTIAL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Antioch
Almondridge East 81 single family units E. 18th St. & Philips Ln. Approved
Dhyanyoga Custom Housing 12 single family units Lexington Way Approved
Habitat for Humanity 4 single family units 5th St. & K St. Approved
Mission Creek Villages 97 single family units Lone Tree Way Approved
Monterra 369 single family units Wildhorse Approved
Sierra Vista 50 estate residential units Near James Donlon Approved
West Rivertown Phase II 40 affordable apartments 4th St. & J St. Approved
Park Lake Apartments 60 apartments Tabora Dr. and James Donlon In planning review
Black Diamond Ranch 268 single family units Somersville Rd. & James Donlon Permits issued
Deer Creek Apartments (Bella Rose) 140 apartments Lone Tree Way Permits issued
Sand Creek Ranch (Lyons) 163 single family units Canada Valley Rd. Permits issued
Sand Creek Ranch (Shea) 58 single family units Canada Valley Rd. Permits issued
Ashleigh Estates 12 single family units Worrell Rd. Under construction
Bermuda Way Subdivision 6 single family units Bermuda Way Under construction
Bluerock Estates 91 single family units Lone Tree Way & Bluerock Dr. Under construction
Hidden Glen 371 single family units Hillcrest and Hidden Glenn Dr. Under construction
Jacuzzi Properties 562 single family units Laurel Rd. N of Lone Tree Under construction
Mira Vista Hills #13 95 single family units James Donlon Under construction
Pulte Sr. Housing 550 single family units Deer Valley Rd. Under construction
Subtotal 3,029 Units

Brentwood
Alexandra Homes 37 single family units N Sand Creek & E. Helena Way Application filed
Bridle Gate 166 single family units Hwy 4 & Western Terminus of San Jose Ave. Application filed
Carmel Estates 103 single family units E. of Minnesota Ave. & S. of Carmel Pkwy. Application filed
Estates at Preserve 59 single family units Lone Tree Wy. & Smith Rd. Application filed
St. James Tract 8 single family units Minnesota Ave. & Randy Wy. Application filed
Barrington 494 single family units Sunset Rd. btwn Brentwood Blvd. & Sellers Ave. Approved but not under construction
Blumen Ranch 176 single family units 2801 Ohara Ave. Approved but not under construction
Cox Property 120 senior apartments S. of Wentworth Ct., E. of Cortona Wy.,  W. Hwy 4 Approved but not under construction
Mark Taylor 8 single family units Grant St. & St. Martin Pl. Approved but not under construction
Marseilles 579 single family units Central Ave. E. of Griffiths Ln. Approved but not under construction

continued

# of Units & Use
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TABLE A-1 (CONTINUED) 
AREA RESIDENTIAL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Brentwood, cont'd,
Mercy Housing 96 apartments/condos Sand Creek Rd. & Shady Willow Ln. Approved but not under construction
Prewett Ranch 240 single family units SE of O'Hara Ln. & Smith Rd. Approved but not under construction
Sterling Preserve III 84 single family units Fairview & Hillsborough Blvd. Approved but not under construction
Vineyards 1,550 single family units Southern Terminus of Fairview Ave. & Hwy 4 Approved but not under construction
Amber Park 162 single family units 2277 DeMartini Lane Under construction
Arbor Ridge Apartments 178 single family units 2400 Shady Willow Lane Under construction
Ashford Park II 11 single family units Apricot Way & Montclair Pl. Under construction
Blackhawk-Nunn Cox Property 90 single family units Carrara St. & Cotona Way Under construction
Brighton Station 199 single family units 2266 Black Stone Drive Under construction
Casitas Del Sol 9 single family units Sycamore Ave. & Barbara St. Under construction
Cedarwood 177 single family units 474 Richdale Ct. Under construction
Coppergate 120 townhomes 210 Washington Dr. Under construction
Crossroads II 56 single family units Minnesota Ave. & Sand Creek Rd. Under construction
Deer Ridge 996 single family units N/A Under construction
Eden Housing 80 senior apartments Oak St. & Garin Parkway Under construction
Garin Corners 120 duplexes 502 Verbena Court Under construction
Granville Estates 84 single family units 1233 Sheldon Drive Under construction
H. Siino Property 9 single family units Fairview Ave. & Fairview Ct. Under construction
Montelena 137 single family units Fairview and Cipriani Place Under construction
Montelena II 59 single family units SW of Grant St. & Mediterraneo Way Under construction
Pheasant Hill Assisted Living 123 assisted living units John Muir Prkwy &Ventura Dr. Under construction
Rose Garden 511 single family units 1316 Prominent Drive Under construction
Sterling Pinnacle/Gate 219 single family units Fairview & Apricot Way Under construction
Sterling Preserve II 99 single family units Trinity Dr. Hillsborough Blvd. Under construction
Terreno 311 single family units SE of Grant St. and Union Pacific Railroad Tracks Under construction
Visions at Brentwood 133 single family units 2357 Cobalt Lane Under construction
Western Pacific Housing 116 single family units Balfour Rd. & Fairview Ave. Under construction
Subtotal 7,719 Units

# of Units & Use
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TABLE A-1 (CONTINUED) 
AREA RESIDENTIAL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Oakley, cont'd.
Hernandez 4 single family units 60 Douglas Rd. Approved
Laurel Woods 220 single family units 1779 Laurel Rd. Approved
Magnolia Park 396 single family units West of Freedom HS Approved
Michelle Lane 4 single family units 300 Michelle Lane Approved
Monarch Ranch (Amberwood) 182 single family units 4400 Live Oak Ave. Approved
Parklands 197 single family units E. End of Laurel Rd. Approved
Perkins 16 single family units Rose Ave. Approved
Pheasant Meadows 44 single family units 1860 O'Hara Approved
Ponderosa Homes 176 single family units Sellers South of Railroad Approved
Quail Glen 36 single family units 4195 Live Oak Ave. Approved
Ryder Homes 354 single family units 5373 Main St. Approved
Sagewood 86 single family units Main St. Approved
Stonewood 215 single family units Rose Lane Approved
Tanglewood 147 single family units Main St. Approved
Teton Group 172 single family units E. of Marsh Creek Approved
Thompson 3 single family units 151 Hill Approved
West of Gehringer School 21 single family units South Simoni Ranch Rd. Approved
Zel Debelich 3 single family units 140 Hill Ave. Approved
Burroughs Ranch 176 single family units E. Cypress/Sellers Pre-Application received
Gilbert- Castle/Ryder 506 single family units Cypress Rd./Sellers Pre-Application received
Live Oak Subdivision 4 single family units 4761 Live Oak Pre-Application received
Subtotal 5,707 Units

Pittsburg
Bailey Estates 249 single family units West of Bailey Rd. Approved
Bancroft Gardens II 28 single family units Western Terminus of Wedgewood Dr. Approved
East Leland Family Housing 63 apartments/condos 2555 E. Leland Rd. Approved
East Street Estates 8 single family units 855 E. St. Approved
Habitat for Humanity Homes 3 single family units E. Fourteenth St. at Harbor St. Approved
Harbor Park n/a single family units 420 E. Third St. Approved
Stanford Place II 65 single family units W. Leland Rd. at Gladstone Dr. Approved

continued

# of Units & Use
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TABLE A-1 (CONTINUED) 
AREA RESIDENTIAL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Pittsburg, cont'd.
San Marco Developments 1,526 apartments/condos South of Highway 4 at Willow Pass Rd. Design review pending
Vista del Mar 617 apartments/condos Western Terminus of W. Leland Rd. General Plan, rezoning approved
West Coast Transit Village 1,040 apartments W. Leland Rd. at Southwood Dr. Pending
San Marco Villas 330 apartments/condos NW corner of San Marco Blvd. and W. Leland Rd. Pending approval
Sky Ranch II 415 single family units Buchanan Rd. west of Somersville Rd. Pending CEQA review
Bancroft Gardens 22 single family units Western Terminus of Wedgewood Dr. Under construction
Gateway 28 apartments Tenth Street & Railroad Avenue Under construction
Highlands Ranch 600 single family units Buchanan Rd. and Meadows Ave. Under construction
Lawlor Estates 50 single family units W. Leland Rd. east of Bailey Rd. Under construction
Mariner Walk 123 single family units West of Herb White Way Under construction
Rose Glen 7 single family units W. Leland Rd. near Range Rd. Under construction
San Marco 1,412 single family units South of Highway 4 at Willow Pass Rd. Under construction
Stanford Place (formerly E. Leland Property) 100 single family units E. Leland Rd. east of Freed Way Under construction
Vidrio 195 condominiums Between 5th & 8th Streets Under construction
` 540 single family units Western Terminus of W. Leland Rd. Under construction
Willow Brook 60 single family units 1055 North Parkside Dr. Under construction
Subtotal 7,065 Units

Market Area Total #REF! Units

N/A - This information is not available.

Source:  Respective City Planning Departments; Economic & Planning Systems, Inc.

# of Units & Use
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TABLE A-2 
AREA RETAIL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Antioch
Asian Market 30,860          grocery store Hillcrest & Larkspur Approved
Bases Loaded 4,700            restaurant 4th & G Street Approved
Laurel Ranch 130,000        commercial Laurel Rd. Approved
SaveMart Shopping Center 7,620            commercial Contra Loma & Putnam Approved
Retail Center 8,860            retail L Street and Sycamore Approved
Terrace Plaza 6,045            retail 18th St. & Terrace Dr. Approved
Wal-Mart Expansion 72,890          grocery store Lone Tree Way & Hillcrest Draft EIR being written
4th Street Gift Shop 2,675            retail 4th St. & I St. Reviewing application
Antioch Auto Span and Bank of Commerce 8,500            bank and car wash Lone Tree Way & Country Hills Reviewing application
Costco Expansion n/a expansion & gas station Verne Roberts Dr. Reviewing application
Lone Tree Landing 81,693          retail Lone Tree Way & Hillcrest Under construction
Orchard at Slatten Ranch, The 470,000        lifestyle retail center NE corner of Lone Tree Way & Highway 4 BypassUnder construction
Rivertown Business Center 16,000          retail/restaurant 2nd St. & I St. Under construction
Starbucks n/a restaurant Hillcrest & Wildflower Under construction
Subtotal 839,843        Square Feet

Brentwood
Best Buy 60,100 retail Lone Tree Way & Empire Ave. Approved
City Block 49,364 retail Balfour Rd. & Griffith Ln. Approved
Garin Commercial 'C' 7,500 retail Balfour Rd. & Brentwood Blvd. Approved
KFC/A&W remodel 2,550 restaurant 7810 Brentwood Blvd Approved
Shady Willow Plaza 29,600 retail Shady Willow Ln. & Lone Tree Way. Approved
Brentwood Commercial Center 98,366 retail Brentwood Blvd. &  Grant St. Being Processed
Lone Tree Ranch 12,550 retail Lone Tree Way & Gann St. Being Processed
Streets of Brentwood, The 446,100 retail Highway 4 Bypass & Sand Creek Rd. Being processed
Vista Montana 29,700 retail/office Brentwood Blvd. & Harvest Park Dr. Being Processed
Lone Tree Towne Plaza 118,229 retail N. of Lone Tree Way & E. of Empire Ave. Under construction
Balfour Retail Center 23,150 retail Balfour Rd. & Fairview Under construction
Balfour Road Retail 26,824 retail Balfour Rd. & John Muir Prkwy. Under construction
Garin Commercial 80,000 retail Balfour Rd. & Hwy 4 Under construction
Lone Tree Center 158,000 retail 6670 Lone Tree Way Under construction
Sunset Plaza 31,692 retail Brentwood Blvd. & Nancy St. Under construction

continued

Total Square Feet & Use
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TABLE A-2 (CONTINUED) 
AREA RETAIL DEVELOPMENT PROJECTS IN THE PIPELINE 

Project Location Status

Brentwood (continued)
Tri-City Plaza 50,647 retail/office Lone Tree Way & Fairview Ave. Under construction
Valverde Remodel 9,000 retail/office First St. btwn Oak St. & Chestnut St. Under construction
Subtotal 1,233,372 Square Feet

Oakley
Main Street Retail 10,000 retail NW corner Anticipated application
Oakley Commercial 10,000 commercial Main Street btwn Second & Fifth Street Anticipated application
Oakley Town Center n/a retail 102 Loren Lane Anticipated application
Oakley Village Commercial Center 6,700 commercial 100 Carol/Main Street Application received
S+S Retail Center 14,700 retail 101 East Cypress Grove Application received
ARCO AM/PM 3,600 retail SW corner of Highway 4 & East Cypress Approved
Caffino 112 restaurant Main Street Approved
Popeye's Restaurant and Retail Center 6,000 retail 900 and 912 Main Street Approved
Safeway 85,000 grocery store NE corner of Laurel and O'Hara Approved
Wendy's 3,179 restaurant Main Street Approved
Main Street at Laurel Road 30,177 retail NW corner Pre-Application received
Les Schwab 16,800 retail 89 Carol Lane Under construction
Main Street Retail (Equus Group) 10,740 retail Main Street near Carol Lane Under construction
Subtotal 197,008 Square Feet

Pittsburg
Railroad Plaza Multi-Tenant Building 9,500 retail 2120 Railroad Avenue Approved
El Matador Restaurant 6,687 restaurant 95 Bliss Avenue Pending Approval
Black Diamond Mixed-Use Project 37,855 retail/restaurant Railroad Avenue North of Eighth Street Under construction
Century Plaza II (Delta Gateway) 70,013 retail South of Century Blvd. Under construction
Century Plaza III (Auto Mall) 171,164 retail South of Century Blvd. Under construction
Loveridge Center Starbucks/Multi-Tenant Building 6,000 restaurant/retail California Avenue at Loveridge Under construction
Vidrio 38,000 retail Between 5th & 8th Streets (in Old Town) Under construction
Subtotal 339,219 Square Feet

Market Area Total 2,609,442 Square Feet

N/A - This information is not available.

Source:  Respective City Planning Departments; Economic & Planning Systems, Inc.

Total Square Feet & Use
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TABLE A-3 
RETAIL SALES AND ESTIMATED DEMAND IN THE MARKET AREA (2005 $’S) 

Actual Taxable Excess
Average HH Aggregate HH Retail Sales in Capture /

Taxable Retail Taxable Retail Exps. Market Area1 (Leakage)1 Capture 
Retail Category Expenditures ($1,000s) ($1,000s) ($1000s) Rate1

a b=a*Market Area HHs/1000 c d=c-b e=c/b

Apparel Stores (2) $1,871 $139,162 $46,486 ($92,676) 33%
General Merchandise Stores $2,051 $152,513 $343,411 $190,899 225%
Home Furnishings and Appliances $861 $63,995 $64,640 $645 101%
Bldg. Matrl. And Farm Implements $1,542 $114,639 $270,667 $156,027 236%
Auto Dealers and Auto Supplies $5,322 $395,721 $362,750 ($32,971) 92%
Other Retail Stores (3) $3,325 $247,266 $210,299 ($36,967) 85%
Food Stores (4) $4,361 $324,311 $120,381 ($203,930) 37%
Eating and Drinking Places $4,968 $369,400 $173,504 ($195,895) 47%
Service Stations $2,521 $187,428 $148,918 ($38,510) 79%

Total / Average $26,821 $1,994,434 $1,741,057 ($253,377) 87%

(1) Retail sales for the City of Oakley are not available and are not accounted for in the actual sales calculations.
(2) Apparel store sales for the City of Brentwood are not available and are not accounted for in the actual sales calculation.
(3)  Includes specialty stores; packaged liquor stores; second-hand merchandise; fuel and ice dealers; 

mobile homes, trailers, campers; boat, motorcycle, and plane dealers; and business and personal services.
(4)  Typically, only 35% of grocery purchases are taxable.  The average HH taxable retail expenditures shown here represents only those grocery 

store purchases that are taxable. 

Source:  U.S. Bureau of Labor Statistics Consumer Expenditure Survey (2002-2003); California State Board of Equalization; Economic & Planning Systems, Inc.
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TABLE A-4 
RETAIL SALES AND ESTIMATED DEMAND IN BRENTWOOD (2005 $’S) 

Actual Taxable Excess
Average HH Aggregate HH Retail Sales in Capture /

Taxable Retail Taxable Retail Exps. Brentwood (Leakage) Capture 
Retail Category Expenditures ($1,000s) ($1,000s) ($1000s) Rate

a b=a*Brentwood HHs/1000 c d=c-b e=c/b

Apparel Stores $2,197 $32,740 $0 ($32,740) 0%
General Merchandise Stores $2,408 $35,881 $14,018 ($21,863) 39%
Home Furnishings and Appliances $1,010 $15,056 $15,221 $165 101%
Bldg. Matrl. And Farm Implements $1,810 $26,971 $69,820 $42,850 259%
Auto Dealers and Auto Supplies $6,248 $93,099 $46,866 ($46,234) 50%
Other Retail Stores (1) $3,904 $58,173 $49,029 ($9,144) 84%
Food Stores (2) $5,121 $76,299 $37,221 ($39,078) 49%
Eating and Drinking Places $5,833 $86,907 $31,271 ($55,636) 36%
Service Stations $2,959 $44,095 $41,237 ($2,858) 94%

Total / Average $31,491 $469,221 $304,683 ($164,538) 65%

(1)  Includes specialty stores; packaged liquor stores; second-hand merchandise; fuel and ice dealers; 
mobile homes, trailers, campers; boat, motorcycle, and plane dealers; and business and personal services.

(2)  Typically, only 35% of grocery purchases are taxable.  The average HH taxable retail expenditures shown here represents only those grocery 
store purchases that are taxable. 

Source:  U.S. Bureau of Labor Statistics Consumer Expenditure Survey (2002-2003); California State Board of Equalization; Economic & Planning Systems, Inc.
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TABLE A-5 
RETAIL SALES AND ESTIMATED DEMAND IN PITTSBURG (2005 $’S) 

Actual Taxable Excess
Average HH Aggregate HH Retail Sales in Capture /

Taxable Retail Taxable Retail Exps. Pittsburg (Leakage) Capture 
Retail Category Expenditures ($1,000s) ($1,000s) ($1000s) Rate

a b=a*Pittsburg HHs/1000 c d=c-b e=c/b

Apparel Stores $1,543 $39,804 $21,342 ($18,462) 54%
General Merchandise Stores $1,691 $43,623 $81,256 $37,634 186%
Home Furnishings and Appliances $709 $18,304 $24,683 $6,379 135%
Bldg. Matrl. And Farm Implements $1,271 $32,790 $93,698 $60,908 286%
Auto Dealers and Auto Supplies $4,387 $113,187 $169,690 $56,503 150%
Other Retail Stores (1) $2,741 $70,725 $74,149 $3,424 105%
Food Stores (2) $3,595 $92,762 $32,514 ($60,248) 35%
Eating and Drinking Places $4,095 $105,658 $50,452 ($55,207) 48%
Service Stations $2,078 $53,609 $30,685 ($22,924) 57%

Total / Average $22,111 $570,463 $578,468 $8,005 101%

(1)  Includes specialty stores; packaged liquor stores; second-hand merchandise; fuel and ice dealers; 
mobile homes, trailers, campers; boat, motorcycle, and plane dealers; and business and personal services.

(2)  Typically, only 35% of grocery purchases are taxable.  The average HH taxable retail expenditures shown here represents only those grocery 
store purchases that are taxable. 

Source:  U.S. Bureau of Labor Statistics Consumer Expenditure Survey (2002-2003); California State Board of Equalization; Economic & Planning Systems, Inc.
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TABLE A-6 
PER CAPITA RETAIL SALES IN ANTIOCH, BRENTWOOD, PITTSBURG, CONTRA COSTA COUNTY AND CALIFORNIA (2005 $’S) 

Market Contra Costa Antioch % State Antioch %
Category Antioch Brentwood (1) Pittsburg Area  County of County Total of State

2005 Estimated Population 101,049 40,912 62,605 232,831 1,020,898 10% 36,810,358 0%

Comparison Goods
Apparel Stores $249 $0 $341 $200 $411 61% $470 53%
General Merchandise Stores $2,456 $343 $1,298 $1,475 $1,792 137% $1,494 164%
Home Furnishings and Appliances $245 $372 $394 $278 $492 50% $454 54%
Bldg. Matrl. & Farm Implements $1,060 $1,707 $1,497 $1,163 $1,079 98% $946 112%
Auto Dealers and Auto Supplies $1,447 $1,146 $2,710 $1,558 $1,806 80% $1,960 74%
Other Retail Stores (2) $862 $1,198 $1,184 $903 $1,594 54% $1,720 50%

TOTAL $6,319 $4,765 $7,425 $5,576 $7,175 88% $7,044 90%

Convenience Goods
Food Stores $501 $910 $519 $140 $596 84% $549 91%
Eating and Drinking Places $908 $764 $806 $217 $993 91% $1,199 76%
Service Stations $762 $1,008 $490 $132 $921 83% $907 84%

TOTAL $2,171 $2,682 $1,815 $490 $2,510 87% $2,655 82%

TOTAL RETAIL GOODS $8,490 $7,447 $9,240 $6,065 $9,685 88% $9,700 88%

Note:  Taxable sales data for Oakley is not available from the California Board of Equalization. 

(1)  Apparel sales for Brentwood are omitted because their publication would result in the disclosure of confidential information.
(2)  Includes specialty stores; packaged liquor stores; second-hand merchandise; fuel and ice dealers; mobile homes, trailers, and campers; boat, 

motorcycle, and plane dealers; and business and personal services.  

Source:  U.S. Bureau of Labor Statistics; California State Board of Equalization; Economic & Planning Systems, Inc.
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TABLE B-1 
DEVELOPMENT CASH-FLOW FOR MEDIUM DENSITY CONDOMINIUM 

Item Amount

Project Description
Lot Size (in sq. ft.) 87,120                
# of floors (including ground floor parking) 4
Lot Coverage 45%
Gross Building Area (GBA) 156,816              
FAR 1.8                      
Net to gross ratio (excludes ground floor) 90%
Net Saleable Sq. Ft. (excludes ground floor) 3 floors 105,851              
# of for-sale condos 1,250          Avg. sq. ft. / unit 85                       
Parking spaces 1.2 Avg. / unit 102.0                  
Parking Area (ground floor) 350 Sq. Ft. / space 35,700                

Project Revenues $425 price / sq. ft. $45,156,250

Development Cost Assumptions
Hard Costs

Site Preparation (grading, utilities, paving, etc.) $12.00 Per Land Sq. Ft. $1,045,440
Residential Shell and Core $200.00 Per GBA Residential $31,363,200
Parking - Ground Floor Podium Included in Residential Shell /Core na
General Conditions 0.0% of Construction Costs $0
Contractor Fee 0.0% of Construction Costs $0
Construction Contingency 5.0% of Construction Costs $1,620,432

Subtotal $34,029,072

Soft Costs
City / School Fee & Permits $5,000 / Unit $425,000
Architecture & Engineering 6% of Hard Costs $2,041,744
Pre-Development (e.g. survey, soils, EIR,  consultants)
Insurance 1% of Hard Costs $340,291
Property Taxes 0.75% Hard costs $255,218
Construction Defect Lit. Insurance $18,000  / unit $1,530,000
Title, Legal, Accounting 1% of Hard Costs $340,291
Sales and Marketing 3.0% Of gross revenues $1,020,872
Developer Project Management 4% of Hard Costs $1,361,163
Contingency 10% of Soft Costs (not including Fees)$688,958

Subtotal Soft Cost $8,003,537

Financing
Construction Loan Amount 80% of Hard & Soft Costs $33,626,087
Interest Rate 6.50% Per Year
Construction Period 15 Months
Construction Period Take-Down 50%
Construction Period Interest: $1,366,060
Points and Fees - Construction 1.15% of Loan $15,710
Points, Fees, and Closing Costs - Permanent 1.40% of Loan $19,125

Subtotal Financing $1,400,894

Developer Profit Requirement 10% of gross revenues $4,515,625

Total Development Costs $47,949,128
---------

Residual Land Value (Revenues minus development costs and profit)
Total -$2,792,878
per sq. ft. -32

To Be Determined

Calculation Factor
Project Assumption /
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TABLE B-2  
DEVELOPMENT CASH-FLOW FOR HIGH DENSITY CONDOMINIUM 

Item Amount

Project Description
Lot Size (in sq. ft.) 87,120                
# of floors (including podium parking) 5
Lot Coverage 80%
Gross Building Area (GBA) 348,480              
FAR 4.0                      
Net to gross ratio (excludes ground floor) 90%
Net Saleable Sq. Ft. (excludes ground floor) 4 floors 250,906              
# of for-sale condos 1,250          Avg. sq. ft. / unit 201                     
Parking spaces 1.2 Avg. / unit 241.0                  
Parking Area (ground floor) 350 Sq. Ft. / space 84,350                

Revenue Assumptions $425 price / sq. ft. $106,781,250

Development Cost Assumptions
Hard Costs

Site Preparation (grading, utilities, paving, etc.) $12.00 Per Land Sq. Ft. $1,045,440
Residential Shell and Core $200.00 Per GBA Residential $69,696,000
Parking - Ground Floor Podium Included in Residential Shell /Core na
General Conditions 0.0% of Construction Costs $0
Contractor Fee 0.0% of Construction Costs $0
Construction Contingency 5.0% of Construction Costs $3,537,072

Subtotal $74,278,512

Soft Costs
City / School Fee & Permits1 $5,000 / Unit $1,005,000
Architecture & Engineering 6% of Hard Costs $4,456,711
Pre-Development (e.g. survey, soils, EIR,  consultants)
Insurance 1% of Hard Costs $742,785
Property Taxes 0.75% Hard costs $557,089
Construction Defect Lit. Insurance $18,000  / unit $3,618,000
Title, Legal, Accounting 1% of Hard Costs $742,785
Sales and Marketing 3.0% Of gross revenues $2,228,355
Developer Project Management 4% of Hard Costs $2,971,140
Contingency 10% of Soft Costs (not including Fees)$1,531,687

Subtotal Soft Cost $17,853,552

Financing
Construction Loan Amount 80% of Hard & Soft Costs $73,705,651.36
Interest Rate 6.50% Per Year
Construction Period 15 Months
Construction Period Take-Down 50%
Construction Period Interest: $2,994,292
Points and Fees - Construction 1.15% of Loan $34,434
Points, Fees, and Closing Costs - Permanent 1.40% of Loan $41,920

Subtotal Financing $3,070,647

Developer Profit Requirement 10% of gross revenues $10,678,125

Total Development Costs $105,880,836
---------

Residual Land Value (Revenues minus development costs and profit)
Total $900,414
per sq. ft. $10

To Be Determined

Calculation Factor
Project Assumption /
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TABLE B-3 
POTENTIAL STATE FUNDING SOURCES FOR RIVERTOWN REDEVELOPMENT 

Agency Program Description Eligibility

California State 
Library

California Cultural and 
Historical Endowment

Program established to distribute 
Prop. 40 funds designated for 
historic and cultural preservation. 
Support for public agencies and 
nonprofits, including museums, that 
preserve and tell the stories of 
California and its diverse residents. 
According to rul

Non-profits and government 
agencies

CA State Parks Land and Water Conservation 
Fund

Funding for Acquisition and 
Development projects for public 
outdoor recreation and associated 
support facilities, including buildings 
that interpret the resources of 
recreation areas. 

Counties, cities, recreation and 
park Districts; state agencies 
including Dept. of Parks and 
Rec, Wildlife Conservation 
Board, and Dept. of Water 
Resources. Applicant must have 
assured source of matching 
funds to meet cost of project. 

California Department 
of Transportation

Transportation Development 
Act

Local Transportation Fund (LTF) 
and State Transit Assistance Fund 
(STA) provide state sales tax 
revenues for the development and 
support of public transportation 
facilities.  Funds are allocated to 
areas of each county based on 
population, taxable sales, 

Cities, counties, transit districts, 
and other transportation 
agencies, based on allocation 
formulas.

Bay Area Air Quality 
Management District

Transportation Fund for Clean 
Air

Grant program funded by a $4 
surcharge on vehicles registered in 
the Bay Area.  Funding for Bay Area 
projects that will improve air quality 
by decreasing motor vehicle 
emissions, e.g., purchase of clean 
air vehicles, shuttle service to train 
stations, bic

Public agencies (cities, counties, 
school districts, regional and 
state agencies) and non-public 
agencies (for the sponsorship/ 
implementation of clean air 
vehicle projects only).  Funds 
allocated to applicants, either 
directly by BAAQMD (Regional 
Fund) o
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TABLE B-3 (CONTINUED) 
POTENTIAL STATE FUNDING SOURCES FOR RIVERTOWN REDEVELOPMENT 

Agency Program Description Eligibility

Table B-1
Potential State Funding Sources for Antioch Rivertown Redevelopment

Agency Program Description Eligibility

Department of 
Transportation

State Gas Tax Portion of State gas taxes allocated 
to cities based on population.   
Uses are limited to research, 
planning, construction, 
improvement, maintenance, and 
operation of public streets and 
streetlights.

Allocated to cities according to a 
population-based formula.

California Department 
of Housing

Multifamily Housing Program Deferred payment loans to assist in 
the new construction, rehabilitation, 
and preservation of permanent and 
transitional rental housing for lower 
income households.  55-year loan 
term with 3 percent interest. 

Local public entities, for-profit 
and nonprofit corporations, 
limited equity housing 
cooperatives, individuals, Indian 
reservations. Applicants or their 
principals must have 
successfully developed at least 
one affordable housing project.  
Applications inv

Workforce Housing 
Reward Program

California Department of 
Housing

Financial incentives (grants) to 
counties and cities that issue 
building permits for new housing 
affordable to low and very low 
income households.  Funds can be 
used for construction or acquisition 
of capital assets such as traffic 
improvements, neighborh

Cities, counties, and cities and 
counties that, by the end of the 
12-month period for which 
application is made, have 
adopted housing elements that 
HCD has found to be in 
substantial compliance with 
housing element law.  
Applications will be invited throu

Sources: Individual programs; Economic & Planning Systems, Inc. 
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TABLE B-4 
POTENTIAL FEDERAL FUNDING SOURCES FOR RIVERTOWN REDEVELOPMENT 

Agency Program Description Eligibility

Department of 
Housing and Urban 
Development

Community Development 
Block Grants

Annual grants on a formula basis to 
entitlement communities (incl. 
Antioch) to develop decent housing 
and expanded economic 
opportunities for low- and moderate-
income persons.  Eligible activities 
include property acquisition, 
construction, and rehabilita

Designated entitlement 
communities are required to 
develop a detailed plan for the 
use of CDBG funds, including 
provisions for citizen 
participation. 

Federal Highway 
Administration 
(administered locally 
by Metropolitan 
Transportation 
Commission)

Regional Signal Timing 
Program

Funding and technical assistance 
for the development and 
implementation of new time-of-day 
traffic signal coordination plans for 
weekday peak periods.

Public agencies that operate 
traffic signals in the Bay Area 
and other agencies acting on 
their behalf are eligible to apply.

Federal Highway 
Administration, 
administered by State 
Departments of 
Transportation

Safe Routes to School 
Program

Funding for projects that improve 
the ability of primary and middle 
school students to walk and bicycle 
to school safely.  Projects may 
include engineering/ infrastructure 
improvements or non-infrastructure 
activities such as education, 
encouragement, and

State, local, and regional 
agencies, including nonprofit 
organizations.  Applications 
solicited through State DOT.  

Federal Highway 
Administration, 
administered at State 
level by  CA Dept. of 
Parks and Recreation

Recreational Trails Program Funding for the acquisition, 
development, rehabilitation, and 
construction of new recreational 
trails (motorized or non-motorized) 
and related facilities. 

Cities, counties, Districts, state 
agencies, and  nonprofit 
organizations with management 
responsibilities over public lands.  
Requires minimum 12 percent 
match. 

National Park Service Federal Income Tax Credits 
for Historic Preservation

Federal income tax credit equal to 
20 percent of the cost of 
rehabilitating a historic building for 
commercial or government use.  

Private property owners. The 
property must be a certified 
historic structure listed on the 
National Register of Historic 
Places or contributing to a 
registered historic district.  
Rehabilitation work must meet 
federally established standards.
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TABLE B-4 (CONTINUED) 
POTENTIAL FEDERAL FUNDING SOURCES FOR RIVERTOWN REDEVELOPMENT 

Agency Program Description Eligibility

Table B-2
Potential Federal Funding Sources for Antioch Rivertown Redevelopment

Agency Program Description Eligibility

Federal Highway 
Administration, 
administered at State 
level by  CA Dept. of 
Parks and Recreation

Recreational Trails Program Funding for the acquisition, 
development, rehabilitation, and 
construction of new recreational 
trails (motorized or non-motorized) 
and related facilities. 

Cities, counties, Districts, state 
agencies, and  nonprofit 
organizations with management 
responsibilities over public lands.  
Requires minimum 12 percent 
match. 

Federal Highway 
Administration/ 
Federal Transit 
Administration

Congestion Mitigation Air 
Quality Improvement Program

Funding for surface transportation 
and related projects that contribute 
to air quality improvements and 
reduce congestion, e.g., public 
transit improvements, traffic flow 
improvements and HOV lanes, 
shared ride services, etc.

Funding is allocated to State 
Departments of Transportation/ 
Metropolitan Planning 
Organizations on an annual 
basis.  Government and non-
profit agencies may apply to 
State DOT to determine project 
eligibility.  To receive approval, 
projects must be incorp

EPA (administered 
within CA by Region 
9)

Brownfields Grants Funding for communities and other 
stakeholders in economic 
development to work together to 
prevent, assess, safely clean up, 
and sustainably reuse brownfields.  

States, cities, counties, U.S. 
Territories, and Indian Tribes.  
Some grants require a partial 
match.  

Institute of Museum 
and Library Services 
(federal agency)

Museums for America Support for projects and activities to 
strengthen the role of museums as 
key players in livable communities; 
one-time projects should have long-
term impacts.

All types and sizes of museums; 
grant period of 2 - 3 years.

Institute of Museum 
and Library Services 
(federal agency)

National Leadership Grants 
for Museums (Three sub-
categories: Advancing 
Learning Communities, 
Building Digital Resources, 
Research and Demonstration)

Support for museums; emphasis is 
on lifelong learning, community 
needs, creative use of new 
technologies, greater public access 
to museum collections, and 
extended impact of federal dollars 
through collaborative projects.

Museums, private nonprofit 
museum services organizations, 
and institutions of higher 
learning; grant period of up to 3 
years.

National Endowment 
for the Humanities

Consultation Grants for 
Museums

Funding for consultation with 
advisors to help develop possible 
interpretive approaches based on a 
variety of perspectives.

Any non-profit organization or 
state or local agency.

Sources:  Individual programs; Economic & Planning Systems, Inc. 



 

  
  
 
 

 

 
 


