
ANNOTATED 

AGENDA 

CITY OF ANTIOCH PLANNING COMMISSION 

ANTIOCH COUNCIL CHAMBERS 
200 “H” STREET 

 
 WEDNESDAY, JUNE 7, 2017 

6:30 P.M. 

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

UNLESS THERE IS A VOTE OF THE PLANNING COMMISSION 

TO HEAR THE MATTER 

 
 APPEAL 
 
All items that can be appealed under 9-5.2509 of the Antioch Municipal Code must be 
appealed within five (5) working days of the date of the decision.  The final appeal date of 
decisions made at this meeting is 5:00 p.m. on WEDNESDAY, JUNE 14, 2017. 

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

 
Commissioners  Zacharatos, Chair 
    Parsons, Vice Chair (absent) 
    Motts 
    Mason 
    Turnage 
    Husary (absent) 
    Conley 
  
PLEDGE OF ALLEGIANCE 

 
PUBLIC COMMENTS 
 



 2

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

 
1. APPROVAL OF MINUTES:  May 3, 2017   APPROVED 
 

* * * END OF CONSENT CALENDAR   *   *   * 
 
NEW PUBLIC HEARINGS 
 
2. UP-16-13, AR-16-07, V-16-05 – Delta Bowl – Kenneth Melton is requesting 

approval of a use permit, design review, and variance application for a 4,800 square 
foot expansion and exterior modernization to the existing Delta Bowl Facility.  The 
project site is located at 3300 Delta Fair Boulevard (APN 074-122-049). 

               RESOLUTION NO. 2017-13 
 
3. GP-16-03, UP-16-19, AR-16-14, V-17-02, Z-16-02 - Almond Knolls – The project 

would include the construction of a 58-unit gated multi-family, clustered residential 
development consisting of five, two- to three-story apartment buildings, as well as 
open space areas, a looped driveway, an outdoor recreation area, and various 
landscaping features.  The applicant has requested a General Plan Amendment to 
change the land use designation for the project site from Medium Low Density 
Residential and Neighborhood Commercial to High Density Residential, and a 
rezone from Single Family Residential (R-6), Medium Density Residential (R-20), 
and Neighborhood Commercial (C-2) to R-20 only.  The application also includes a 
Tentative Parcel Map for condominium purposes, a Variance from the maximum 
fence height allowed in the front yard setback, and Use Permit and Design Review 
for the proposed residential development. 

       RESOLUTION NOS. 2017-14, -15, -16, -17 
 
ORAL COMMUNICATIONS 
 
WRITTEN COMMUNICATIONS 
 
COMMITTEE REPORTS 
 
ADJOURNMENT  8:27 pm 

 
Notice of Availability of Reports 

This agenda is a summary of the discussion items and actions proposed to be taken by the 
Planning Commission.  For almost every agenda item, materials have been prepared by 
the City staff for the Planning Commission’s consideration.  These materials include staff 
reports which explain in detail the item before the Commission and the reason for the 

STAFF REPORT 

STAFF REPORT 

STAFF REPORT STAFF REPORT 

STAFF REPORT 
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recommendation.  The materials may also include resolutions or ordinances which are 
proposed to be adopted.  Other materials, such as maps and diagrams, may also be 
included.  All of these materials are available at the Community Development Department 
located on the 2nd floor of City Hall, 200 “H” Street, Antioch, California, 94509, between the 
hours of 8:00 a.m. and 11:30 a.m. or by appointment only between 1:00 p.m. and 5:00 p.m. 
Monday through Friday for inspection and copying (for a fee).  Copies are also made 
available at the Antioch Public Library for inspection.   Questions on these materials may be 
directed to the staff member who prepared them, or to the Community Development 
Department, who will refer you to the appropriate person. 
 

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

Accessibility 
The meetings are accessible to those with disabilities.  Auxiliary aids will be made available 
for persons with hearing or vision disabilities upon request in advance at (925) 779-7009  or 
TDD (925) 779-7081. 
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    6-7-17 
 

CITY OF ANTIOCH 
PLANNING COMMISSION 

 
Regular Meeting                                       May 3, 2017 
6:30 p.m.                               City Council Chambers 
                    
Chair Motts called the meeting to order at 6:30 P.M. on Wednesday, May 3, 2017 in the 
City Council Chambers.  He stated that all items that can be appealed under 9-5.2509 
of the Antioch Municipal Code must be appealed within five (5) working days of the date 
of the decision.  The final appeal date of decisions made at this meeting is 5:00 P.M. on 
Wednesday, May 10, 2017. 
 
ROLL CALL 
 
Present: Commissioners Parsons, Turnage, Conley, Vice Chair Zacharatos 

and Chair Motts 
Absent: Commissioner Husary and Mason  
Staff: Director of Community Development, Forrest Ebbs 

Planning Manager, Alexis Morris 
Associate Planner, Kevin Scudero 
City Attorney, Michael Vigilia 

 Minutes Clerk, Kitty Eiden 
 
PLEDGE OF ALLEGIANCE 
 
PUBLIC COMMENTS  
 
None. 
 
CONSENT CALENDAR 
 
1. Approval of Minutes:  March 15, 2017  
 
On motion by Commissioner Parsons, seconded by Commissioner Zacharatos, 
the Planning Commission approved the minutes of March 15, 2017, as presented.  
The motion carried the following vote: 
 
AYES: Parsons, Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 
 
 
 
 



NEW PUBLIC HEARINGS 
 
2. UP-16-18, AR-16-12 Granite Expo – Granite Expo requests Use Permit and 

Design Review approval to remodel the south facing portion of an existing 
industrial and warehouse facility into three wholesale type retail businesses.  The 
project site is located at 1888 Verne Roberts Circle (APN 074-051-011). 

 
Associate Planner Scudero presented the staff report dated April 28, 2017 
recommending that the Planning Commission approve the use permit and design 
review application, subject to the conditions contained in the staff report’s attached 
resolution. 
 
Chair Motts stated he was happy to see the repurposing of this building.  
 
Chair Motts opened the public hearing. 
 
Stefan Menzi, Project Architect, gave a brief overview of the project and stated he was 
available to answer any questions this evening. 
 
In response to Chair Motts, Mr. Menzi stated he did not know who would be occupying 
the additional tenant space and noted their goal was to keep the proposal flexible for 
subdividing the building.   
 
In response to Commissioner Parsons, Mr. Menzi stated that they were in agreement 
with the conditions of approval with the exception for the request to change the species 
of the Shumard Oak tree as they felt it would be located in an area that they felt would 
not become a nuisance.  He noted if required, they would be willing to change the tree 
out for another species. 
 
Commissioner Parsons thanked the applicant for coming to Antioch. 
 
In response to the Commission, Applicant Jacky Li clarified that the store would also be 
offering cabinets and that deliveries would occur to the rear of the location. 
 
Chair Motts closed the public hearing. 
 
In response to Commissioner Zacharatos, Associate Planner Scudero clarified the 
Shumard Oak trees were not conducive to ground cover and in the proposed location 
the root structure may reach the sidewalk.  He noted the applicant could choose from a 
list of other drought tolerant trees.   
 
Chair Motts stated he was glad to see the repurposing of the building and development 
in the area.  He voiced his support for the project as presented. 
 
Commissioner Zacharatos stated she felt this project was an excellent use of the facility 
and would attract economic development to the area. 



 
RESOLUTION NO. 2017-08 

 
On motion by Commissioner Turnage, seconded by Commissioner Parsons, the 
Planning Commission unanimously approved the use permit and design review 
application, subject to the conditions contained in the staff reports attached 
resolution.  The motion carried the following vote: 
 
AYES: Parsons, Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 
Commissioner Parsons thanked the applicant for bringing a much needed business to 
Antioch. 
 
3. AR-16-08 Big Break Solar Project  – NRG Solar DG, LLC, requests design 

review approval of a proposed solar photovoltaic power generation development 
located on approximately 16 acres of the 86-acre retired Contra Costa 
Generating Station.  The project would inject up to 2 megawatts of alternating 
current electricity into the PG&E grid.  The project site is located on the north 
side of Wilbur Avenue adjacent to the Marsh Landing Power Plant (APN 051-
031-020).  In compliance with the California Environmental Quality Act (CEQA), 
an Initial Study and Mitigated Negative Declaration (IS/MND) was prepared for 
the project and will be considered at the meeting. 

 
Planning Manager Morris presented the staff report dated April 28, 2017 recommending 
the Planning Commission take the following actions: 1) Adopt the resolution approving 
the Big Break Solar Project Initial Study / Mitigated Negative Declaration and Mitigation 
Monitoring and Report Program for the project; and 2) Adopt the resolution approving 
the design review application (AR-16-08) subject to the conditions of approval. 
 
In response to Chair Motts, Planning Manager Morris clarified that the City’s current 
policy required onsite mitigation or replacement of trees; however, he could discuss 
offsite mitigation for the additional trees with the applicant. 
 
Commissioner Conley supported offsite mitigation for additional trees removed from the 
site. 
 
Planning Manager Morris stated if offsite mitigation were to occur, they would need to 
coordinate with Public Works for the placement of trees and then report back to the 
Planning Commission. 
 
Chair Motts opened the public hearing. 
 



Nate Lapierre, Development Project Manager, NRG Energy, gave a PowerPoint 
presentation of their history in Antioch and the solar project’s benefits.  He noted there 
would be a net benefit in CO2 omissions with this project.  
 
In response to Commissioner Parsons, Mr. Lapierre stated he would have to defer 
information regarding cost savings as he did not have access to the city’s PG&E bills.  
He noted the proposed location received a great deal of radiance from the sun and 
would highly produce. 
 
Commissioner Parsons thanked the applicant for bringing their project to Antioch. 
 
In response to Commissioner Turnage, Mr. Lapierre explained they proposed the 
project for this area of the parcel because there were many constraints and 
underground utilities that prevented them from utilizing the entire site. 
 
In response to Commissioner Conley, Mr. Lapierre stated if approved they hoped to 
begin construction in the fall and be operational by spring.  He noted there would be 
approximately 20,000 black or blue individual solar panels.  He clarified if panels on a 
string failed, they would receive a signal and know of a failure within 8-10 modules.  He 
noted inverters and transformers would generate heat; however, they had cooling fans.  
 
In response to Vice Chair Zacharatos, Mr. Lapierre stated panels would typically be 4x6 
feet and track east to west with the sun. 
 
In response to Chair Motts, Mr. Lapierre stated he would be willing to discuss and 
accommodate for trees in public spaces offsite.  
 
In response to Commissioner Turnage, Mr. Lapierre stated that apart from this project, 
he would be happy to discuss the feasibility of providing electric car charging stations 
downtown.   
 
City Attorney Vigilia explained that the issue of electric car charging stations would be 
an item to be addressed by the City Manager’s office.   
 
Chair Motts closed the public hearing. 
 

RESOLUTION NO. 2017-09 
 
On motion by Commissioner Parsons, seconded by Commissioner Zacharatos, 
the Planning Commission unanimously adopted the resolution approving the Big 
Break Solar Project Initial Study / Mitigated Negative Declaration and Mitigation 
Monitoring and Report Program for the project.  The motion carried the following 
vote: 
 
 
 



AYES: Parsons, Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 

RESOLUTION NO. 2017-10 
 
On motion by Commissioner Parsons, seconded by Commissioner Zacharatos, 
the Planning Commission unanimously adopted the resolution approving the 
design review application (AR-16-08) subject to the conditions of approval and 
with direction to staff to work with the applicant regarding offsite mitigation for 
the trees.  The motion carried the following vote: 
 
AYES: Parsons,  Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 
NEW ITEMS 
 
4. Election of Chair and Vice Chair 
 
On motion by Chair Motts, seconded by Commissioner Conley, the Planning 
Commission unanimously appointed Janet Zacharatos as Chair of the Planning 
Commission.  The motion carried the following vote: 
 
AYES: Parsons, Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 
On motion by Chair Motts, seconded by Vice Chair Zacharatos, the Planning 
Commission unanimously appointed Martha Parsons as Vice Chair of the 
Planning Commission.  The motion carried the following vote: 
 
AYES: Parsons, Zacharatos, Turnage, Conley and Motts 
NOES:  None 
ABSTAIN:  None 
ABSENT:  Husary and Mason 
 
5. Planning Commission Policies 
 
Director of Community Development Ebbs presented the staff report dated April 28, 
2017 recommending the Planning Commission receive the report.   
 
Chair Motts suggested stipends be considered for Planning Commission members. 



 
In response to Chair Motts, Director of Community Development Ebbs reported $5000 
had been budgeted for Planning Commission training next year.  He announced there 
was an APA National Planning Conference in the fall in Sacramento. 
 
Commissioner Parson requested staff email the dates for planning conferences to 
Commission members. 
 
Director of Community Development Ebbs stated he would agendize a follow up item 
regarding Planning Commission policies.   
 
Commissioner Conley commented that in the past, in lieu of a stipend, the Planning 
Commission received free golf at the Lone Tree Golf Course. 
 
ORAL COMMUNICATIONS 
 
Chair Motts requested staff look into presenting Commissioner Hinojosa with a Street 
sign in recognition of her service on the Planning Commission.   
 
Director of Community Development Ebbs announced it was City Attorney Vigilia’s last 
meeting and noted it had been a pleasure to work with him.   
 
City Attorney Vigilia stated it had been a pleasure to serve the Planning Commission 
and he wished them luck in the future.   
 
WRITTEN COMMUNICATIONS  
 
None. 
 
COMMITTEE REPORTS  
 
None. 
 
ADJOURNMENT 
 
Chair Motts adjourned the Planning Commission at 7:31 P.M. to the next regularly 
scheduled meeting to be held on May 17, 2017. 
 
Respectfully Submitted, 
Kitty Eiden 
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Bicycle Parking 
 
No bicycle parking facilities were included on the project plans.  The Antioch Municipal 
Code requires one bicycle parking space for every 25 vehicle parking spaces.  Staff has 
conditioned that the project meet that ratio with the location and design of the bicycle 
parking to be reviewed at building permit submittal.   
 
Issue #4:  Parking Variance Request 
 
The applicant is requesting a variance from the required number of off-street parking 
spaces specified in the Antioch Municipal Code.  Section 9-5.1703.1 of the Antioch 
Municipal Code requires bowling alleys to provide six off-street parking spaces per 
bowling lane.  The proposed project would require 210 parking spaces and the applicant 
is requesting that a variance be granted to reduce the requirement to 155 parking 
spaces.  The site currently has 180 parking spaces.  
 
The applicant submitted a detailed parking study (Attachment C) with their application 
conducted by Fehr and Peers Transportation Consultants.  The purpose of the parking 
study was to establish peak parking demand for the existing site uses and estimate 
future parking demand with the potential facility expansion.  The parking study provides 
ample evidence that the current Antioch Municipal Code requirement of six parking 
spaces per bowling lane is out of date and excessive.  The study showed that the peak 
parking demand for the site as it currently exists was 82 spaces.  With the addition of 
the laser tag facility, they determined that the maximum peak parking demand to be 
approximately 127 spaces if all bowling lanes were filled and the laser tag facility was 
operating at a maximum capacity.  They then applied a circulation efficiency factor of 
15% to determine that a parking requirement of 147 spaces was sufficient for the site. 
Circulation efficiency refers to the desire to allow drivers to enter a parking lot and find 
an available parking space without re-circulating through the parking aisles in search of 
a limited number of spaces.  This is used to account for seasonal variations in use, 
slower than average vehicle turnover, or unexpected peaks in activity.  
 
The Assistant City Engineer reviewed the parking study and agreed with the 
assessment Fehr and Peers made.  Therefore staff is recommending that the variance 
request reducing the parking requirement to 155 spaces be granted.  
 
To approve a variance, four findings must be made (Antioch Municipal Code Section 9-
5.2703).  If an application can meet all four of the findings, then the variance can be 
granted.  Conversely, if any one of the findings cannot be made, the variance should be 
denied.  Staff believes that the Planning Commission can make the following findings 
for approval of a variance: 
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1. That there are exceptional or extraordinary circumstances or conditions        
applicable to the property involved, or to the intended use of the property, that do 
not apply generally to the property or class of use in the same zone or vicinity. 
 
The proposed use is a unique use for the area and the applicant has conducted a 
parking study which demonstrates that the City parking requirement for the 
proposed use is excessive.  No other uses in the area are subject to similar 
excessive parking requirements.  
 

2. That the granting of such variance will not be materially detrimental to the public 
health or welfare or injurious to the property or improvements in such zone or 
vicinity. 
 
The reduction in parking requirements will not be materially detrimental to the 
public health or welfare.  The applicant has conducted a parking study 
demonstrating that the current City requirements are excessive and the amount 
of parking they are proposing will adequately serve the site.   

 
3. That because of special circumstances applicable to the subject property, 

including size, shape, topography, location, or surroundings, the strict application 
of the zoning provisions is found to deprive the subject property of privileges 
enjoyed by other properties in the vicinity under the identical zone classifications. 
 
The parking study determined that the parking requirement for bowling alleys in 
the Antioch Municipal Code is excessive.  The strict application of these 
requirements would deprive the subject property of the ability to expand and 
update their business.  

 
4. That the granting of such variance will not adversely affect the comprehensive 

General Plan.  
 

The applicant’s request would not adversely affect the comprehensive General 
Plan because the existing use of the property, bowling alley, is consistent with 
the General Plan and this proposal will not change that. 

 
Issue #5: Architecture and Design  
 
Architecture 
 
The proposed building design conveys contemporary entertainment architecture.  The 
existing portions of the building will be modernized with articulation of materials and 
profiles, converting the existing two dimensional, block building into a more articulated 
façade in three dimensions.  The new accented entry and detailing on both the 
expansion area and existing building will form a cohesive, modern, visually appealing 
building.  
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The building is light gray colored stucco with a dark gray trim and gold and violet accent 
colors with stone façade applied to the base of columns.  The proposed color scheme 
and finishes are compatible with the area.  A color and materials boards will be provided 
at the Planning Commission Meeting.  
 
Overall, the building is consistent with the Citywide Design Guidelines.  However, the 
proposed south elevation is highly visible from Delta Fair Boulevard but is a relatively 
blank façade.  Staff has included a condition that the stone façade be continued across 
the entire south elevation and that two additional palm trees and additional wall sconces 
be added as well.  
 
Lighting 
 
The proposed exterior building light fixtures are modern in design and consistent with 
the overall design of the building.  The existing parking lot lighting is proposed to 
remain.  However, the colors of the concrete bases of the light fixtures are not 
consistent with the new colors of the building and upon inspection some were found to 
be in disrepair.  Therefore, staff has conditioned that the concrete bases be painted to 
match the new building colors and be repaired as necessary.  The applicant is also 
proposing to remove two parking lot lights at the northern end of the parking lot adjacent 
to State Route 4.  Staff has conditioned that a photometric plan be submitted with the 
building permit plans to determine whether additional parking lot lights are needed.  
 
Signage 
 
The applicant is proposing to keep the same signs that are currently on the north and 
south elevations and proposing a new sign for the entry on the east elevation.  The new 
sign will be constructed of red internally illuminated channel letters that are consistent 
with the Citywide Design Guidelines.  No changes are being proposed for the existing 
monument sign near Delta Fair Boulevard.  However, upon inspection of the sign the 
frame appeared to be in need of repair and paint.  Therefore, staff has conditioned that 
the existing monument sign be painted and repaired as necessary.  
 
Landscaping 
 
The applicant is proposing to install drought tolerant landscaping in the existing planter 
area on the south elevation on the site, as well as the new planter areas along the east 
elevation.  The other planting areas are proposed to remain as currently planted.  While 
some of the existing planter areas are in good condition, staff has found that the parking 
islands at the southeast corner of the site and the narrow planter beds adjacent to the 
west side of the building need additional landscaping installed.  Therefore, staff has 
conditioned that additional planting be installed at these locations.  
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Issue #6:  Possible Future Development Site 
 
The applicant has expressed interest in subdividing the eastern portion of the parcel into 
a 20,000 square foot pad development site.  The plans submitted to the City show the 
potential location of the future parcel, which includes a row of parking currently utilized 
by Delta Bowl.  The applicant’s variance request and site plan for the expansion project 
was designed with the intent that the parking required for Delta Bowl could be provided 
without the row of parking on the potential future parcel.  However, since there is no 
current application or site plan for subdividing and developing the future parcel, staff has 
conditioned that the existing parking on the potential site be maintained and utilized for 
Delta Bowl until a project has been approved.  
 
ATTACHMENTS 
 
A. Site Plan 
B. Project Description 
C. Parking Study 
 
 
 
 



   
 

PLANNING COMMISSION 
RESOLUTION NO. 2017-** 

 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION 

APPROVING A USE PERMIT, VARIANCE, AND DESIGN REVIEW FOR THE DELTA 
BOWL EXPANSION PROJECT 

 
WHEREAS, the City of Antioch did receive a request from Kenneth Melton, for 

approval of a use permit, variance, and design review application to construct an 
approximately 5,000 square foot building expansion at Delta Bowl to allow the 
development of a Laser Tag attraction and the expansion of the existing Arcade.  The 
project site is located at 3300 Delta Fair Boulevard (APN 074-122-049). 

 
WHEREAS, this project is categorically exempt from the provisions of CEQA 

pursuant to CEQA Guideline section 15332 – Infill Development Projects; and, 
 

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

WHEREAS, on June 7, 2017, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary. 

 
NOW THEREFORE BE IT RESOLVED that the Planning Commission makes the 

following required findings for approval of a Use Permit: 
 

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

 
The proposed building addition is located in an existing developed commercial 
area.  Adequate parking for the proposed use would be provided on-site as 
conditioned.  The proposed project will not be detrimental to the public health or 
welfare or injurious to the property or improvements. 

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

authorized. 
 

The General Plan designation of the site is Regional Commercial and the zoning 
designation is Regional Commercial (C-3).  Bowling Alleys require a use permit 
in the Regional Commercial (C-3) zoning district.  

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

accommodate such use, and all yards, fences, parking, loading, landscaping, 
and other features required, to other uses in the neighborhood. 

 



RESOLUTION NO. 2017-** 
June 7, 2017 
Page 2 
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The site is currently developed with a bowling alley.  The site as conditioned 
would be adequate in size and shape to accommodate the proposed expansion 
of use, as well as all aspects associated with the expansion of use.   
 

4. That the site abuts streets and highways adequate in width and pavement type to 
carry the kind of traffic generated by the proposed use.  
 
The project site is bounded by Delta Fair Boulevard to the south.  Delta Fair 
Boulevard is an arterial street, which is adequate in width and pavement type to 
carry the kind of traffic generated by the proposed use.   
 

5. That the granting of such use permit will not adversely affect the comprehensive 
General Plan. 
 
The General Plan designation for the project site is Regional Commercial within 
the Somersville Road Corridor Focus Area.  The proposed use is consistent with 
the designation and with the surrounding uses and will not adversely affect the 
comprehensive General Plan. 
 
NOW THEREFORE BE IT RESOLVED that the Planning Commission makes the 

following required findings for approval of a Variance:  
 

1.   That there are exceptional or extraordinary circumstances or conditions        
applicable to the property involved, or to the intended use of the property, that do 
not apply generally to the property or class of use in the same zone or vicinity. 
 
The proposed use is a unique use for the area and the applicant has conducted a 
parking study which demonstrates that the City parking requirement for the 
proposed use is excessive.  No other uses in the area are subject to similar 
excessive parking requirements.  
 

2. That the granting of such variance will not be materially detrimental to the public 
health or welfare or injurious to the property or improvements in such zone or 
vicinity. 
 
The reduction in parking requirements will not be materially detrimental to the 
public health or welfare.  The applicant has conducted a parking study 
demonstrating that the current City requirements are excessive and the amount 
of parking they are proposing will adequately serve the site.   

 
3. That because of special circumstances applicable to the subject property, 

including size, shape, topography, location, or surroundings, the strict application 
of the zoning provisions is found to deprive the subject property of privileges 
enjoyed by other properties in the vicinity under the identical zone classifications. 



RESOLUTION NO. 2017-** 
June 7, 2017 
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The parking study determined that the parking requirements for bowling alleys in 
the Antioch Municipal Code are excessive. The strict application of these 
requirements would deprive the subject property of the ability to expand and 
update their business.  

 
4. That the granting of such variance will not adversely affect the comprehensive 

General Plan.  
 

The applicant’s request would not adversely affect the comprehensive General 
Plan because the existing use of the property, bowling alley, is consistent with 
the General Plan and this proposal will not change that. 

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

Antioch does hereby APPROVE a use permit, variance, and design review application 
to construct an approximately 5,000 square foot building expansion at Delta Bowl 
located at 3300 Delta Fair Boulevard (APN 074-122-049) to allow the development of a 
Laser Tag attraction and the expansion of the existing Arcade subject to the following 
conditions:  

 
A.      GENERAL CONDITIONS 
 
1. The applicant shall defend, indemnify, and hold harmless the City in any action 

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

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

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

 
3. No building permit will be issued unless the plan conforms to the site plan as 

approved by the Planning Commission and the standards of the City. 
 

4. This approval expires two years from the date of approval (expires June 7, 2019), 
unless a building permit has been issued and construction has diligently 
commenced thereon and has not expired, or an extension has been approved by 
the Zoning Administrator.  Requests for extensions must be received in writing 
with the appropriate fees prior to the expiration of this approval.  No more than 
one, one-year extension shall be granted. 

 



RESOLUTION NO. 2017-** 
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5. No permits or approvals, whether discretionary or mandatory, shall be 
considered if the applicant is not current on fees, reimbursement payments, and 
any other payments that are due. 

 
6. All required easements or rights-of-way for improvements shall be obtained by 

the developer at no cost to the City of Antioch.  Advance permission shall be 
obtained from all pertinent property owners and easement holders, if applicable, 
for any work done within such property or easements. 

 
7. All existing easements shall be identified on the site plan and all plans that 

encroach into existing easements shall be submitted to the easement holder for 
review and approval, and advance written permission shall be obtained from any 
property or easement holders for any work done within such property or 
easements. 

 
8. The project and all proposed improvements shall comply with the City of Antioch 

Municipal Code and City Standards unless a specific exception is granted thereto 
or as approved by the City Engineer. 

 
9. The applicant shall obtain an encroachment permit for all work to be done within 

the public right-of-way or easements, and peak commute-hour traffic shall not be 
impeded by construction related activity. 

 
10. The project shall be identified by a decorative addressing method easily visible to 

emergency responders and modified as deemed necessary by the Antioch Police 
Department. 

 
11. The developer shall install and maintain parking lot and pathway lights and 

landscaping within the project area at no cost to the City. 
 

12. The City engineering, planning and clean water staff will inspect the site and 
adjacent right-of-way for compliance with conditions of approval and the project 
shall conform to all conditions of approval prior to final certificate of occupancy. 
 

13. City of Antioch “No Dumping – Drains to River” decal buttons shall be installed on 
new and existing storm drain inlets to alert the public to the destination of storm 
water and to prevent direct discharge of pollutants into the storm drain system. 
 

14. All access driveways shall be constructed to current ADA and City Standards, 
subject to review and approval by the City Engineer. 
 

15. All parking spaces shall be double-striped and all parking lot dimensions shall 
meet minimum City policies and Municipal Code requirements. 
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16. All cracked, broken or damaged concrete curb, gutter, and sidewalk in the public 
right-of-way shall be removed and replaced as required by the City Engineer. 
 

17. All buildings, parking and access shall meet ADA/Title 24 requirements as 
determined by the Chief Building Official. 
 

18. Prior to the approval of the grading plan(s), the City Engineer shall determine if it 
is necessary to engage soils and structural engineers, as well as any other 
professionals, deemed necessary to review and verify the adequacy of the 
building plans submitted for this project.  If deemed necessary by the City 
Engineer, this condition may include field inspections by such professionals to 
verify implementation of the plans.  Costs for these services shall be borne by the 
developer. 
 

19. A turning template shall be shown on the site plan confirming that all anticipated 
vehicular traffic can successfully ingress, egress, and safely maneuver through 
the site, as approved by the City Engineer. 
 

20. Sight distance triangles shall be maintained per Antioch Code of Ordinances § 9-
5.1101, Site Obstructions at Intersections, or as approved by the City Engineer. 
 

21. The property owner shall maintain all undeveloped areas within this project in an 
attractive manner, which shall also ensure fire safety. 

 
B.      CONSTRUCTION CONDITIONS 
 
1. The use of construction equipment shall be as outlined in the Antioch Municipal 

Code.  Construction is restricted to weekdays between the hours of 7:00 AM and 
6:00 PM.  Requests for alternative days/times may be submitted in writing to the 
City Engineer for consideration. 

 
2. The project shall be in compliance with and supply all the necessary 

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

3. Standard dust control methods and designs shall be used to stabilize the dust 
generated by construction activities.  The applicant shall post dust control 
signage with a contact number of the applicant, City staff, and the Bay Area Air 
Quality Management District. 
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C.     AGENCY REQUIREMENTS 
 
1. All requirements of the Contra Costa County Fire Protection District shall be met, 

including: 
 

 The applicant shall submit a minimum of two (2) copies of site improvement 
plans for review and approval prior to submitting building plans. (501.3) CFC 

 The applicant shall submit a minimum of two (2) complete sets of building plans 
and specifications of the subject project, including plans for the following required 
deferred submittal, to the Fire District for review and approval prior to 
construction to ensure compliance with minimum requirements related to fire and 
life safety. Plan review and inspection fees shall be submitted at the time of plan 
review and submittal. (105.4.1) CFC, (901.2) CFC, (107) CBC 

o Fire Sprinklers 
 

D.     FEES 
 
1. The developer shall pay all City fees which have been established by the City 

Council and as required by the Antioch Municipal Code. 
 

2. The developer shall pay all pass-through fees.  Fees may include but are not 
limited to: 

 

 East Contra Costa Regional Fee and Financing Authority (ECCRFFA) Fee 
in effect at the time of building permit issuance. 

 Contra Costa County Fire Protection District Fire Development Fee in 
effect at the time of building permit issuance.   

 Contra Costa County Flood Control District Fee. 

 School Impact Fees. 

 Delta Diablo Sewer Fees. 

 Contra Costa Water District Fees.  
 
E.     PROPERTY MAINTENANCE 
 
1. A parking lot sweeping program shall be implemented that, at a minimum, 

provides for sweeping immediately prior to, and once during, the storm season. 
 

2. The project shall comply with Property Maintenance Ordinance Section 5-1.204.  
No final landscape and irrigation plan shall be considered to be complete without 
an approved maintenance agreement reflective of standards contained in Section 
5-1.204 (G). 

 

3. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times. 
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F. CONSERVATION/NPDES 
 
1. Water conservation measures, including the use of drought tolerant landscaping, 

shall be used. 
 

2. The project shall meet or exceed Tier 1 of the CALGreen Building Code. 
 
3. The following requirements of the federally mandated NPDES program (National 

Pollutant Discharge Elimination System) shall be complied with as appropriate, or 
as required by the City Engineer: 

 
a. Submit a copy of the Storm Water Pollution Prevention Plan (SWPPP) for 

review to the Engineering Department prior to issuance of a building 
and/or grading permit.  The general contractor and all subcontractors and 
suppliers of materials and equipment shall implement these BMP’s.  
Construction site cleanup and control of construction debris shall also be 
addressed in this program.  Failure to comply with the approved 
construction BMP may result in the issuance of correction notices, 
citations, or a project stop work order. 
 

b. Install appropriate clean water devices at all private storm drain locations 
immediately prior to entering the public storm drain system.  Implement 
Best Management Practices (BMP’s) at all times. 
 

c. Install “No Dumping, Drains to River” decal buttons on all catch basins. 
 

d. If sidewalks are pressure washed, debris shall be trapped and collected to 
prevent entry into the storm drain system.  No cleaning agent may be 
discharged into the storm drain.  If any cleaning agent or degreaser is 
used, wash water shall be collected and discharged to the sanitary sewer, 
subject to the approval of the sanitary sewer District. 
 

e. Include erosion control/storm water quality measures in the final grading 
plan that specifically address measures to prevent soil, dirt, and debris 
from entering the storm drain system.  Such measures may include, but 
are not limited to, hydro seeding, gravel bags and siltation fences and are 
subject to review and approval of the City Engineer.  If no grading plan is 
required, necessary erosion control/storm water quality measures shall be 
shown on the site plan submitted for an on-site permit, subject to review 
and approval of the City Engineer.  The developer shall be responsible for 
ensuring that all contractors and subcontractors are aware of and 
implement such measures. 
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f. Sweep or vacuum the parking lot(s) a minimum of once a month and 
prevent the accumulation of litter and debris on the site.  Corners and hard 
to reach areas shall be swept manually. 
 

g. Ensure that the area surrounding the project such as the streets stay free 
and clear of construction debris such as silt, dirt, dust, and tracked mud 
coming in from or in any way related to project construction.  Areas that 
are exposed for extended periods shall be watered regularly to reduce 
wind erosion.  Paved areas and access roads shall be swept on a regular 
basis.  All trucks shall be covered. 
 

h. Clean all on-site storm drain facilities a minimum of twice a year, once 
immediately prior to October 15 and once in January.  Additional cleaning 
may be required if found necessary by City Inspectors and/or City 
Engineer. 

 
G. UTILITIES 
 
1. The applicant shall install all infrastructure to serve the site.  Infrastructure for 

access to the site (sewer, water, storm, joint trench, and surface improvements) 
shall be completed prior to issuance of building permits. 

 
2. All onsite utilities shall be privately maintained and connected to public facilities 

in accordance with City Standards, or as approved by the City Engineer. 
 

3. All proposed public utilities (e.g. transformers) shall be placed underground 
(subsurface installation) in accordance with the Antioch Municipal Code, unless 
otherwise approved in writing by the City Engineer. 
 

4. A reduced backflow prevention device shall be installed on all City water meter 
services. 
 

5. Reduced pressure backflows, water meters, and double detector check 
backflows shall be enclosed within an easement granted to the City at no cost to 
the City. 
 

6. All sewage shall flow by gravity to the intersecting street sewer main or as 
approved by the City Engineer. 
 

7. All proposed drainage facilities, including open ditches, shall be constructed of 
Portland Concrete Cement or as approved by the City Engineer. 
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8. The developer shall provide adequate water pressure and volume to serve this 
development.  This will include a minimum residual pressure of 20 psi with all 
losses included at the highest point of water service and a minimum static 
pressure of 50 psi or as approved by the City Engineer.  See Fire Requirements 
for additional water flow conditions. 
 

H. LANDSCAPING 
 
1. Landscaping shall show immediate results.  Landscaped areas shall be watered, 

weeded, pruned, fertilized, sprayed, and/or otherwise maintained as necessary.  
Plant materials shall be replaced as needed to maintain the landscaping in 
accordance with the approved plans. 

 
2. Landscaping and signage shall not create a sight distance problem. 

 
3. That detailed landscaping and irrigation plans for the entire site shall be 

submitted to the City for review and approval.  All landscaping and irrigation shall 
be installed in accordance with approved plans prior to the issuance of 
certificates of occupancy for this building. 

 
4. All trees shall be a minimum 15-gallon size and that all shrubs shall be a 

minimum 5-gallon size. 
 

5. Landscaping for the project shall be designed to comply with the applicable 
requirements of the 2015 California State Model Water Efficient Landscape 
Ordinance (MWELO).  Prior to issuance of a building permit, the applicant shall 
demonstrate compliance with the applicable requirements of the MWELO in the 
landscape and irrigation plans submitted to the City. 
 

I. PROJECT SPECIFIC CONDITIONS 
 
1. This use permit, design review, and variance approval applies to the addition of 

an approximately 5,000 square foot building expansion at Delta Bowl to allow the 
development of a Laser Tag attraction and the expansion of the existing Arcade 
at 3300 Delta Fair Boulevard as depicted on the project plans submitted to the 
City of Antioch on February 28, 2017.   

 
2. Wheel stops shall be provided in any parking spaces adjacent to sidewalks less 

than 6 feet wide to maintain ADA paths of travel.   
 

3. A truck delivery route shall be shown on the site plan.  As necessary, delivery 
times shall be adjusted so that deliveries do not impede the flow of traffic within 
the public right-of-way or parking lot. 
 



RESOLUTION NO. 2017-** 
June 7, 2017 
Page 10 
 

10 

   
 

4. Stop signs shall be placed at all driveway exits from the building. 
 

5. The parallel parking spaces on the north side of the parking lot shall be widened 
to nine feet as approved by the City Engineer.  
 

6. Striping of the diagonal parking spaces abutting the north side of the building 
shall be lengthened as necessary to provide a minimum twenty-foot (20’) long 
standard parking space within the parking space stripes as approved by the City 
Engineer. 
 

7. A right turn arrow shall be painted on the west driveway entrance off of Delta Fair 
Boulevard to direct vehicles into the parking lot and away from the one way alley. 
 

8. The parking lot shall be slurry sealed and re-striped to the satisfaction of the City 
Engineer.  
 

9. A minimum of 155 parking spaces shall be provided on site.  
 

10. The row of parking at the east end of the site in the possible future development 
area shall be maintained as parking for Delta Bowl until an approved project is 
constructed on the possible future development site.  
 

11.  The project shall provide one bicycle parking space for every 25 off street 
vehicle parking spaces required.  The location and design of the bicycle parking 
provided shall be included on the building permit plans.  
 

12. All rooftop mechanical equipment shall be screened from the City of Antioch 
public right-of-way.  A line of sight study shall be submitted with the building 
permit submittal confirming the equipment is screened. 
 

13. The concrete base of all parking lot lights shall be repaired as necessary and 
painted to match the building colors.  
 

14. A photometric plan of the parking lot lighting shall be submitted with the building 
permit plans to determine whether additional parking lot lights are needed. 
Parking lot lighting shall comply with section 9-5.1715 of the Antioch Municipal 
Code. 
 

15. All curbs on site shall be repainted and repaired as necessary. 
 

16.  A pitched metal roof shall be added to the existing trash enclosure to comply 
with AMC §9-5.1401 Refuse Storage Area Design Guidelines. 
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17. The west building elevation shall be painted to match the new building colors.  A 
west building elevation shall be included with the building permit submittal. 
 

18. Along the south elevation the following details shall be added:  
 
a. Two additional palm trees 
b. The stone façade shall continue along the entire south elevation frontage 
c. Additional wall sconces shall be added. 

 
19.  All gutters and downspouts shall be painted to match the building.  

 
20. Additional landscaping shall be installed on the parking islands at the southeast 

corner of the site and in the landscape planters adjacent to the west side of the 
building.  
 

21. The monument sign shall repainted and repaired as necessary prior to issuance 
of certificates of occupancy for the project.  
 

* * * * * * * * 
 
I HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning 

Commission of the City of Antioch, County of Contra Costa, State of California, at a 
regular meeting of said Planning Commission held on the 7th day of June, 2017. 
 
AYES:  
NOES:   
ABSTAIN:   
ABSENT:   
 
 _________________________________ 

Forrest Ebbs 
Secretary to the Planning Commission 
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100 Pringle Avenue | Suite 600 | Walnut Creek, CA 94596 | (925) 930-7100 | Fax (925) 933-7090 

www.fehrandpeers.com 

DRAFT MEMORANDUM 

 

Date: April 11, 2016 

To: Ken Melton, Delta Bowl 

From: Kathrin Tellez and Patrick Gilster, Fehr & Peers 

Subject: Delta Bowl Parking Assessment 

WC16-3302 

This memorandum presents the findings of a parking demand assessment conducted for Delta 

Bowl, a bowling alley located at 3300 Delta Fair Boulevard in Antioch, California, as shown on   

Figure 1 (all figures provided at the end of this memorandum).  The facility provides a 35-lane 

bowling alley with an accessory arcade use.  Parking demand is served by an approximately 180 

space surface parking lot.  This level of parking supply does not meet parking requirements as 

established by the City of Antioch for a bowling alley as a portion of the parking lot was dedicated 

for the recent State Route 4 widening project.  The purpose of this parking demand assessment is 

to establish peak parking demand for the existing site uses and estimate future parking demand 

with a potential facility expansion.   

The following describes the proposed project including parking supply modifications, parking 

demand rates and parking assessment.  Results indicate that the expected peak parking demand 

during maximum utilization of the bowling alley and proposed additional ancillary uses would be 

supported by the proposed parking supply.   

PROJECT DESCRIPTION 

Delta Bowl proposes to relocate the primary facility entrance from the north side of the building, 

where a portion of the prior parking lot was dedicated for the expansion of State Route 4, to the 

east side of the building.  As part of this relocation, a portion of the building would be expanded 

and the parking area reconfigured.  Approximately 4,630 square feet would be added to the 

building, expanding the arcade area by approximately 1,500 square feet.  A 16-player Laser Tag 
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facility and a 400 square foot party room is also proposed, as shown on Figure 2.  As part of the 

building renovations, the parking area would be reconfigured, reducing the parking supply from 

approximately 180 spaces to approximately 155 spaces.   

PARKING DEMAND RATES  

The following presents peak parking demand rates from a variety of sources, including observed 

rates at the existing facility, published rates, and City Code parking requirements.   

Data Collection and Site Specific Rates  

 Wednesday, February 10, 2016 from 6:00 to 7:00 PM (Adult League) 

 Friday, February 12, 2016 from 10:00 to 11:00 AM (Senior League) 

 Saturday, February 6, 2016 from 2:00 to 6:00 PM  

 Sunday, February 21, 2016 from 2:00 to 6:00 PM  

A summary of the data collection effort is presented in Table 1, which shows that peak parking 

demand occurred on a Wednesday evening with 82 spaces occupied, coinciding with an adult 

bowling league event.  The observed parking demand also includes employee parking; on 

weekends and evenings there are typically 8 staff on-site, with 6 employees on weekday mornings.  

Parking demand for each observation period is provided as Attachment A.   

TABLE 1 

PEAK PARKING OCCUPANCY  

Day Time of Day 
Total Parking 

Supply 

Maximum Spaces 

Occupied 

Percent 

Occupancy   

Wednesday 7:00 PM 

181 spaces 

82 45% 

Friday 10:30 AM 74 41% 

Saturday 5:00 PM 61 34% 

Sunday 4:00 PM 75 41% 

Source: Fehr & Peers, full data presented in Appendix A. 
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In addition to observing parking occupancy, Fehr & Peers staff observed the number of people 

arriving in each vehicle to calculate the average vehicle occupancy of visitors to Delta Bowl, with 

the results summarized in Table 2.  Weekend average vehicle occupancy is generally higher than 

weekday evening.  The Friday morning observed vehicle occupancy was heavily influenced with a 

large van transporting a group of bowlers.   

TABLE 2 

AVERAGE OBSERVED VEHICLE OCCUPANCY RATE 

Day Time of Day 

Total 

Vehicles 

Observed 

Total # of 

people in 

Observed 

Vehicles 

Average Vehicle 

Occupancy Rate  

(people per vehicle) 

Wednesday Evening 35 50 1.43 

Friday Morning 9 25 2.78 

Weekend  Afternoon 120 313 2.61 

Source: Fehr & Peers. 

Fehr & Peers also obtained the number of lanes in use for each of the data collection periods, as 

well as information related to other activities occurring at the facility.  This information was used to 

calculate a peak parking demand per occupied lane to account for not all lanes being utilized during 

some of the data collection periods.  The results presented in Table 3 show that the peak parking 

demand per lane occurred on a Sunday with three parking spaces per lane.   

TABLE 3 

PEAK PARKING DEMAND RATES 

Day Time of Day 
Maximum Spaces 

Occupied 
Lanes in Use 

Peak Parking 

Demand Per Lane 

Wednesday 7:00 PM 82 34 2.41 

Friday 10:30 AM 74 31 2.39 

Saturday 5:00 PM 61 21 2.90 

Sunday 4:00 PM 75 25 3.00 

Source: Fehr & Peers, 2016. 

These rates where then compared to other published rates.   
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Institute of Transportation Engineers Parking Generation  

Data presented in the Institute of Transportation Engineers publication Parking Generation, 4th 

Edition was reviewed and compared to site-specific parking rates.  Data contained in Parking 

Generation are derived from multiple surveys conducted at numerous locations across the United 

States.  The surveyed bowling alleys area similar to Delta Bowl in terms of ancillary uses such as 

billiards, arcades, food service and alcohol sales.  Additionally, the average size of facilities included 

in the ITE data is 20 to 30 lanes, similar to Delta Bowl.  Despite these commonalities between the 

project site and ITE data collection sites, data presented in Parking Generation were collected 

between 1962 and 1995 and may not be reflective of current trends in bowling alley parking 

demand.  As shown in Table 4, average peak parking demand rates for bowling alleys as 

documented by ITE are higher than the observed peak parking demand rate at Delta Bowl, but 

within the range of peak parking demand documented by other sites.  ITE guidance specifies that 

locally collected parking generation rates should be used in parking assessments, when possible.   

TABLE 4 

ITE PEAK PARKING DEMAND RATES  

Use Average Rate Range of Rates  

Suburban Bowling Alley 

(Non-Friday Weekday) 
4.00 vehicles per lane 2.94 to 4.83 vehicles per lane 

Bowling Alley (Friday) 5.02 vehicles per lane 4.42 to 5.95 vehicles per lane 

Bowling Alley (Saturday) 3.47 spaces per lane 
Not Available – ITE includes one 

survey location  

Source: ITE Parking Generation, 4th Edition (LU Code 437). 

Parking Code Requirements 

Parking code requirements from Title 9, Chapter 5, Article 17 § 9-5.1703.1 of the City of Antioch 

Municipal Code were also reviewed, as presented in Table 5.  The City of Antioch Zoning Code 

requires that bowling alleys have 6 spaces per bowling lane.   
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PARKING ASSESSMENT  

Fehr & Peers assessed the parking supply that would be necessary to support the existing site uses, 

plus additional activities that could occur in the expansion area.  As previously detailed, the existing 

arcade area would be relocated and expanded by approximately 1,500 square feet and a laser tag 

facility with the capacity for 16 players, with three games per hour.  An additional two employees 

would be required to staff the laser tag facility.  A 400-square foot party room would also be 

constructed.   

Laser Tag Parking Demand  

There are no documented studies of parking demand for laser tag facilities, nor does the City of 

Antioch or adjacent jurisdictions have laser tag parking requirements.  To estimate the potential 

parking demand from the laser tag facility, the proposed operational characteristics were reviewed: 

 16 players per game 

 3 games per hour 

 Discounts would be provided for multiple game purchases, incentivizing players to play 

multiple games  

 2 employees would be dedicated to the laser tag facility  

 Facility would be operational during same business hours as bowling alley  

In addition to the known operational characteristics, some assumptions were made regarding the 

interaction between bowling alley patrons and laser tag patrons: 

 1/3rd of laser tag patrons would be at the facility for both bowling and laser tag 

 2/3rds of laser tag patrons would only play laser tag  

 On average, laser tag patrons would play 2 games over the course of one hour 

 Laser tag patrons would arrive to the facility in groups with similar vehicle occupancies as 

observed on weekends for the bowling facility (2.61 persons per vehicle from Table 2)  

Based on these assumptions, the laser tag facility is expected to generate a peak parking demand 

of 20 spaces for patrons, plus 2 additional spaces for employees.  
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Future Parking Demand  

To estimate peak parking demand with the proposed project, the maximum parking demand rate 

per lane was applied to the number of lanes and summed with the projected level of parking 

demand from the laser tag use, as presented in Table 5.  The expansion of the arcade is not 

expected to generate new vehicle trips (and parking demand) to the site, as the arcade is considered 

an ancillary use.  The provision of a party room is also not expected to generate new vehicle trips 

(and parking demand) as these parties currently occur at the site.   

The maximum peak parking demand is expected to be approximately 127 spaces if all lanes were 

occupied and the laser tag facility was operating at maximum capacity.  A circulation efficiency 

factor was then applied.  Circulation efficiency refers to the desire to allow drivers to enter a parking 

lot and find an available parking space without re-circulating through the parking aisles in search 

of a limited number of spaces.  This is used to account for seasonal variations in use, slower than 

average vehicle turnover, or unexpected peaks in activity.  Uses that have recurrent visitors, such as 

an office complex, typically need to provide a parking supply about 10 percent greater than the 

expected demand to minimize parking lot re-circulation.  Retail and recreational uses typically 

require about 15 percent more spaces.  Considering a circulation efficiency factor of 15 percent, a 

parking supply of approximately 146 spaces would be necessary to accommodate peak parking 

demand and unforeseen periods of higher than typical peak parking demand.   
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TABLE 5 

PEAK PARKING DEMAND ESTIMATION  

Use  Maximum Rate  Maximum Parking Demand   

Bowling Alley (35 lanes) 3.00 spaces per lane 105 

Laser Tag (16 players plus 2 

employees)  

1.25 spaces per player plus one 

per each employee  
22  

Projected Maximum Peak Demand   127 

With 15 percent circulation efficiency factor percent buffer factor  146 

Proposed Parking Supply  155 

Surplus  9 

Source: Fehr & Peers, 2016. 

As the site proposes to provide 155 parking spaces, there is sufficient parking to accommodate 

typical peak parking demand as well as the maximum projected parking demand.  

This completes our parking assessment for Delta Bowl.  Please call Kathrin or Patrick at (925) 930-

7100 if you have questions.   

Attachments: 

Figure 1  Site Vicinity Map  

Figure 2  Conceptual Project Site Plan  
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1. Mitigated Negative Declaration:  The Planning Commission must recommend 

approval of the Initial Study/Mitigated Negative Declaration to City Council prior 
to taking action on the other resolutions for the project. 

 
2. General Plan Amendment:  The project would require approval of a General Plan 

Amendment to amend the land use designation for the project site from Medium 
Low Density Residential and Neighborhood Commercial to High Density 
Residential. 
 

3. Zoning Amendment:  The project would require approval of a rezone of the site 
from R-6, R-20, and C-2 to R-20 only. 
 

4. Tentative Parcel Map:  The project would require approval of a tentative parcel 
map to allow potential future sale of the 58 residential units as condominiums. 
 

5. Variance:  The project would require approval of a variance to allow a six-foot tall 
view fence and vehicle gate along Worrell Road. 
 

6. Use Permit:  The project would require approval of a use permit for the 
construction of a 58-unit multi-family cluster development in an R-20 zoning 
district. 
 

7. Design review:  Design review of the project’s architecture, design and 
landscaping.  

 
BACKGROUND 
 
The proposed project site consists of an approximately 2.9-acre property located 
southeast of the intersection of Worrell Road and Lone Tree Way.  The site is situated 
approximately 0.3 miles south of State Route (SR) 4.  The site is identified by Contra 
Costa County Assessor’s Parcel Number (APN) 071-072-015, and is zoned R-6, R-20, 
and C-2.  The site is designated by the City’s General Plan as Medium Low Density 
Residential and Neighborhood Commercial.  
 
The proposed project site is currently vacant and consists primarily of ruderal grasses 
interspersed with scattered trees and shrubs.  The topography of the site is moderately 
sloped, with an elevation ranging from approximately 132 feet in the southeast portion 
of the site to low of approximately 96 feet along the western boundary of the site.  The 
site was historically used for agricultural purposes; however, such uses have long since 
ceased.  The site is absent of permanent structures or other notable development.  With 
the exception of a Valero gas station and a church (New Life Free Will Baptist Church) 
located north of the site across Worrell Road, and an office adjacent to the site’s 
western boundary, the site is primarily surrounded by existing single-family residential 
development.  The single-family residences to the west of the project site are located 
within an area zoned for Medium Density Residential (R-20) and Neighborhood 
Commercial (C-2).  Therefore, the existing residences located to the west of the project 
site constitute legal nonconforming developments.  
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ENVIRONMENTAL 
 
In accordance with CEQA, an Initial Study / Mitigated Negative Declaration IS/MND was 
prepared and determined all significant environmental impacts would be mitigated to a 
less-than-significant level with incorporation of mitigation.  The Mitigation Monitoring and 
Reporting Program (MMRP) is provided as an Exhibit A to the attached Resolution.  The 
Mitigated Negative Declaration is available for review Monday through Friday between 
the hours of 8:00 AM and 11:30 AM, and between the hours of 1:00 PM and 5:00 PM by 
appointment only, at the City of Antioch City Hall, Community Development Department, 
200 H Street, and online at: 
http://ci.antioch.ca.us/CityGov/CommDev/PlanningDivision/Environmental-docs.htm.  
 
Potentially significant impacts to air quality, biological resources, cultural resources, 
geology and soils, hydrology, noise, and tribal cultural resources were identified in the 
IS/MND.  All impacts would be reduced to a less than significant level with the 
implementation of mitigation measures. 
 
The Mitigated Negative Declaration was released for public review from April 17, 2017 
to May 16, 2017 and City staff received several comment letters from the neighbors 
surrounding the project site (see Attachment B).  Staff received four (4) opposition 
letters, one of the letters being a group opposition letter signed by nine (9) residents. 
Staff also received a support letter from a resident that wished to remain anonymous. 
 
According to the comment letters received, neighbors are concerned about the change 
in land use designation from single-family residential to multi-family residential, and the 
potential noise, traffic, and parking impacts the change in land use could bring.  One of 
the opposition letters stated that an owner-occupied rather than renter-occupied product 
would improve the project.  The anonymous support letter agreed with the project and 
stated development of multi-family residential would be a significant improvement to the 
vacant lot that currently experiences problems with the homeless population, which 
results in an eyesore for the community.  
 
ANALYSIS 
 
Issue #1:  Project Overview 
 
The proposed project would include the construction of a gated residential community 
comprised of 5 two- to three-story apartment buildings with 58 units organized around a 
looped private drive aisle.  In addition, the project would include multiple open-space 
areas and various landscape features.  The northern portion of the site would be 
separated from Worrell Road by a six-foot-tall, decorative black steel fence with two 
pedestrian gates and two vehicle gates. 
 
Apartment Buildings 
The proposed apartment buildings would be composed of a mix of 31 one-bedroom 
units and 27 two-bedroom units averaging 625 and 985 square feet, respectively.  
Buildings #1, #2, #3, and #4 would be organized within the interior of the proposed 
central drive aisle.  Buildings #1 and #2 would be two stories tall, while Buildings #3 and 

http://ci.antioch.ca.us/CityGov/CommDev/PlanningDivision/Environmental-docs.htm
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#4 would be three stories tall.  Building #5 would be located on the southern portion of 
the site and would be two to three stories tall.  Each building would be organized around 
a separate courtyard (Courtyards #1, #2, #3, #4, and #5, respectively).  The proposed 
building setback from property lines varies greatly.  Building #5 is located approximately 
24 feet away from the southern property boundary and is the closest building to the 
nearest existing residence at approximately 50 feet.  
 
The project applicant is requesting a Tentative Parcel Map approval for condominium 
purposes.  The proposed project is intended to consist of multi-family rental units; 
however, dependent on market indicators, the applicant would like to reserve the future 
flexibility for the project to be owner-occupied. 
 
Circulation and Parking 
Access to the proposed project site would be provided by two gated access points along 
the portion of the site fronted by Worrell Road.  A new drive aisle would extend 
southward from the two access points to form a loop around Buildings #1, #2, #3, and 
#4.  The drive aisle would be 25 feet wide at the narrowest point and would be lined with 
90-degree parking spaces.  The project would provide 58 covered vehicle parking 
spaces and 30 uncovered spaces for residents.  In addition, 12 uncovered guest 
parking spaces would be provided.   
 
Proposed Grading and Retaining Walls 
The project site would be mass graded prior to construction of the proposed buildings 
and two five-foot retaining walls would be constructed along the western boundary of 
the proposed project site.  The two retaining walls would separate the proposed 
stormwater bio-retention area from the existing development to the west.  Additional 
retaining walls, ranging in height from two to five feet, would be located adjacent to the 
west side of Buildings #1 and #3, between Building #5 and the proposed drive aisle, and 
along the eastern boundary of the site.  
 
Per Antioch Municipal Code (AMC) section 9-5.1714, a parking area for five or more 
cars shall be screened from an adjoining residential property by a solid decorative 
concrete or masonry wall six feet in height.  Therefore, staff has included Condition of 
Approval J.7 to require the parking areas on the southern and eastern boundary of the 
project site to be screened by a six-foot tall solid decorative concrete or masonry wall at 
the adjacent residential properties. 
 
Due to the topography of the area, the existing fencing for the properties located on 
Hillside Drive to the south are generally not located on the property lines and are up to 
ten feet away from the property line at some locations (see Attachment C).  Therefore, 
retaining walls and/or fencing constructed on the southern boundary would create a gap 
(up to eight feet in certain locations) without access to allow weed abatement and 
maintenance of the slope.  The applicant has expressed willingness to provide access 
to allow slope maintenance and potentially conduct maintenance of the slope if they are 
given permission from the affected property owners to do so.   
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Issue #2:  General Plan Amendment and Rezone 
 
In order to allow development of the proposed project site with five, multi-story 
apartment buildings, the proposed project would require a General Plan Amendment to 
change the land use designation for the project site from Medium Low Density 
Residential and Neighborhood Commercial to High Density Residential, as the 
proposed project exceeds the development densities allowed under the existing land 
use designations.  Given that the site currently has three separate zoning designations, 
Single-Family Low Density Residential District (R-6), Medium Density Residential (R-
20), and Neighborhood Commercial (C-2), the proposed project would require a rezone 
to change the zoning of the entire site to R-20.  In addition, according to Section 9-
5.3803 of the AMC, multi-family development within R-20 zoning districts requires the 
approval of a use permit. 
 
Staff believes the site is a transitional parcel between the commercial and multi-family 
zoned properties to the west along Lone Tree Way and the single-family parcels to the 
east.  However, because the project site is relatively small and the topography is quite 
steep and varied, providing roads, stormwater treatment areas, and enough useable 
yard space for single-family development would be very difficult.  A development with 
clustered buildings, such as a multi-family development, is more compatible with the 
topography of the site and provides more flexibility for locating stormwater basins and 
treatment areas.  Furthermore, the existing topography provides a natural separation 
between the project site and the single-family development to the west.  
 
City staff determined the proposed project would be consistent with the General Plan 
goals and policies for High Density Residential development with the approval of the 
requested General Plan Amendment.  In addition, staff determined the proposed project 
would be consistent with the R-20 zoning district development standards with the 
approval of the requested zoning amendment, with exception of the requested variance 
discussed in more detail below.  
 
Issue #3:  Project Infrastructure 
 
The project would include connections to the City’s two existing water mains located in 
Worrell Road by way of new six-inch minimum pipes.  The pipes would extend south 
from the roadway, following the proposed looped drive aisle.  Wastewater generated at 
the project site would be captured by a series of new six-inch pipes that would connect 
to the City’s wastewater system through two existing sanitary sewer manholes located 
in Worrell Road adjacent to the water mains. 
 
On-site runoff would be captured by new storm drain inlets located along the proposed 
drive aisle and routed through a new storm water drainage system.  The storm water 
drainage system would route runoff from newly-created impervious surfaces, such as 
roofs and pavement, to a bio-retention basin on the western portion of the site.  One of 
the two basins would include an overflow inlet to allow storm water to flow to the City’s 
existing storm drainage system during large storm events that exceed the capacity of 
the basin.  The bio-retention basin would be planted with native vegetation to maintain 
the integrity of the soils and enhance the aesthetics of the basins.  



6 
 

 
Issue #4:  Project Architecture and Design 
 
Overall, staff is satisfied with the proposed design of the Almond Knolls Project.  The 
project is subject to the Citywide Design Guidelines and the design of the proposed 
project was peer reviewed by an outside architect, Stantec Architecture, Inc., to review 
compliance with the Guidelines (see Attachment D). 
 
Per Section 9-5.207 of the AMC, all new development within the City is subject to 
design review approval.  The purpose of the Design Review process is to promote the 
orderly development of the City, encourage high quality site design and planning, 
protect the stability of land values and investments, and ensure consistency with the 
Citywide Design Guidelines.  
 
Color and Materials 
Staff has reviewed the proposed color and materials and have found that they are 
appropriate for the proposed multi-family residential development and conform to the 
City of Antioch Multi-Family Design Guidelines.  The proposed color and materials 
include “Ash Brown” asphalt shingles, “Black Walnut” wooden eaves, “Sail Cloth” 
horizontal lap siding, “Country Lane Red” or “Sunken Ship” board and batt lap siding, 
“Moroccan Sand” or “Standford Stone” stucco, and “Gold Nugget” stone accents (see 
Color and Material Schedule included on Sheets A06-A10 of the project plans). 
 
Open Space and Landscaping 
The project would provide residents with open space areas located within five proposed 
courtyards.  In addition, a 7,675-square-foot recreation area would be located on the 
western portion of the site.  The recreation area would include a picnic area, a fire pit, a 
bocce ball court, and a patio overlook.  Access to the recreation area would be provided 
by a series of interconnected sidewalks linking the area to the apartment buildings. 
Overall, the project would include a total of 13,204 square feet of common open space. 
 
Per the City’s Zoning Ordinance, all on-site setbacks would be adequately landscaped 
with drought tolerant trees, shrubbery, and groundcover to provide screening from 
adjacent neighbors.  The proposed open space areas would be landscaped with various 
drought tolerant trees, shrubs, perennial flowers, and ornamental grasses.  The 
proposed project would include a six-foot tall wood perimeter fence along the project 
boundary and a six-foot tall, decorative black steel fence, with two pedestrian gates and 
two vehicle gates along the northern boundary. 
 
Issue #5:  Parks and Recreational Land 
 
Per AMC section 9-4.1002, as a condition of approval of a final subdivision map (COA 
D.4), the subdivider shall dedicate land, pay a fee in lieu thereof, or both, at the option 
of the City, for park or recreational purposes at the time and according to the standards 
and formula set forth in the Code.  The land to be dedicated or the amount of fees to be 
paid, or a combination of both, is to be determined according to the average number of 
persons per dwelling unit multiplied by the standard of 5.0 acres per 1,000 persons 
equals the required number of acres per dwelling unit. 
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The proposed project consists of 58 multi-family units and 7,675 square feet (0.176 
acres) of private recreational area.  Park land credit shall not be credited to park 
dedication if the area is less 2.0 acres, as required by the AMC.  Therefore, the Parks 
and Recreation Commission held a meeting on May 18, 2017 and determined the 
proposed project be assessed Park in Lieu fees at $950 per unit which would total 
$55,100 in lieu of park land dedication. 
 
Issue #6:  Variance 
 
According to Section 9-5.1602 of the AMC, current development standards do not allow 
for a fence, wall or hedge that exceeds three-feet in the required front yard setback.  
Therefore, the proposed project requests a variance to allow a six-foot tall view fence 
and vehicle gates along Worrell Road. 
 
In order to approve a Variance, the Planning Commission shall find the following:  
 

a) That there are exceptional or extraordinary circumstances or conditions 
applicable to the property involved, or to the intended use of the property, that do 
not apply generally to the property or class of use in the same zone or vicinity.  

 
The project site is located approximately 200’ east of existing Lone Tree Way, a 
divided four-lane arterial, providing direct access to State Route 4.  This arterial 
roadway conveys considerable vehicular traffic, and has a posted speed limit of 
35 miles per hour, thus creating safety concerns for the multi-family community . 
The six-foot tall view fence and vehicle access gates will insure the safety of 
residents, their belongings and of community amenities.  The City’s current 
development standards do not allow for a “fence, wall or hedge that exceeds 
three feet in the required front yard setback” (9-5.1602, Walls and Fences: Height 
Restrictions). 

 

b) That the granting of such variance would not be materially detrimental to the 
public health or welfare or injurious to the property or improvements in such zone 
or vicinity.  

 
The granting of the six-foot tall view fence and vehicle gates would not be 
detrimental to the public health and welfare, as the fence and gates are intended 
to ensure the safety of the multi-family development.  The design and location of 
the six-foot tall view fence has been considered as to not obstruct the line of sight 
for vehicles entering or exiting the community.  Stacking distance is proposed at 
both entries so residents and visitors would not obstruct vehicle circulation on 
Worrell Road while queuing for the gate to open.  In addition, the proposed six-
foot tall view fence is intended to reduce nuisance crimes such as car break-ins 
and other types of vandalism.  Therefore, the granting of a variance for the six-
foot tall view fence and vehicle gates would not affect public health or welfare.  
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c) That because of special circumstances applicable to the subject property, 
including size, shape, topography, location, or surroundings, the strict application 
of the zoning provisions is found to deprive the subject property of privileges 
enjoyed by other properties in the vicinity under the identical zone classifications. 

 
The project site consists of a sloped topography which restricts the development 
potential.  Therefore, the proposed project is a residential cluster development 
locating the majority of the development and site access to the northern portion 
of the site.  Because of the cluster development allowing sufficient amount of 
area for open space, parking, circulation, and storm water detention, the six-foot 
view fence and vehicle gates are located within the front yard setback of the 
property.  
 

d) That the granting of such variance would not adversely affect the comprehensive 
General Plan.  
 
The granting of the six-foot tall view fence and vehicle gates would not change 
the allowed uses of the site and would not adversely affect the comprehensive 
General Plan. 

 
The six-foot tall view fence, with vehicle and pedestrian gates, is intended to ensure the 
safety of the multi-family development.  The design and location of the six-foot tall view 
fence has been considered as to not obstruct the line of sight for vehicles entering or 
exiting the community.  Stacking distance is proposed at both entries so residents and 
visitors would not obstruct vehicle circulation on Worrell Road while queuing for the gate 
to open.  Three pedestrian gates are provided along Worrell Road to allow for 
pedestrian access.  In addition, the proposed six-foot tall view fence is intended to 
reduce nuisance crimes such as car break-ins and other types of vandalism.  
 
Issue #7: Neighbor Concerns 
 
As mentioned above, the City received opposition letters to the proposed project 
primarily opposed to the change from single-family development to multi-family 
development.  Concerns also include noise, traffic, and potential impacts of rental 
properties versus ownership properties.  Each issue is addressed below: 
 

 Traffic and safety on Worrell Rd.: Residents in the vicinity of the project site 
have expressed concerns of the existing traffic conditions on Worrell Road and 
the effect the proposed project would have on the existing roadways.  
 
The proposed project would increase the amount of vehicle trips in the existing 
neighborhood.  According to the IS/MND prepared for the proposed project, the 
project would be expected to result in 382 average daily trips (ADT), with 27 trips 
occurring during the AM peak hour and 34 trips during the PM peak hour . 
According to the Contra Costa Transportation Authority (CCTA) Congestion 
Management Plan, projects anticipated to generate fewer than 100 peak hour 
trips are not subject to review by the CCTA.  In addition, per the City of Antioch 
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General Plan Policy 7.3.2h, projects anticipated to generate 50 peak hour trips or 
less are not required to prepare a traffic impact study.  Therefore, because the 
project would generate fewer than 50 trips for both the AM and PM peak hours, 
preparation of a traffic impact study for the proposed project was not required 
and the project is not subject to review by the CCTA.  
 
The proposed project includes vehicle entry and exit gates that would control 
vehicles entering and exiting the project site onto Worrell Road.  In addition, the 
curved portion of Worrell Road is located to the east of the project site and would 
not be impacted by vehicles coming and going from the project site to Lone Tree 
Way.  Furthermore, the IS/MND prepared for the proposed project determined 
the project would not substantially increase hazards due to design features or 
incompatible uses, and emergency access to the site would be adequate. 
 

 Impacts of apartments on single-family neighborhood: The project would 
introduce higher density than a single-family development would.  The majority of 
the proposed buildings are separated from adjacent single-family residences as 
the site will allow.  The buildings are clustered in the center of the parcel and are 
separated from adjacent parcels by a drive aisle, parking, and landscaping, 
which are approximately a minimum distance of 30 feet from the nearest 
residences.  Building #5 is the closest building to adjacent residences and it is a 
minimum of 50 feet from the nearest homes.  The sections of Building #5 that are 
closest to adjacent residences are two stories in height, which is consistent with 
the height that would be allowed of a single-family home in the same area.  

 
The proposed project would be a market-rate rental project initially with the 
possibility of becoming a condominium project in the future.  If the project 
converts to a condominium project, a homeowner’s association (HOA) would be 
required.  The project’s conditions of approval require the property owner, 
whether it is the apartment complex owner or an HOA, to comply with the City’s 
landscape and property maintenance regulations or face enforcement actions.  
The applicant has stated that the apartment complex would have a professional 
management company that neighbors would be able to contact if they have 
immediate concerns. 
 

 Noise: The project’s environmental analysis determined there would be no 
significant noise impacts as a result of the project, nevertheless new sources of 
noise would be introduced where there is currently vacant land.  As stated above, 
the majority of the project’s buildings would be located a significant distance from 
adjacent residences, which provides some separation from any noise generating 
activities.  Staff has included a condition in the attached resolution requiring 
“quiet hours” in the development to be enforced by the apartment complex 
manager or an HOA if one is established.  In addition, the City has a noise 
ordinance that is applicable to all properties in the City (AMC §5-17.01).  
Violations of the ordinance are a misdemeanor. Furthermore, solid concrete or 
masonry walls will be constructed where parking spaces abut residential 
properties. 
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The project proponent has met with neighbors to review the plans and discuss 
neighbors’ concerns and can provide Planning Commission with a summary of 
discussions in those meetings. 
 
ATTACHMENTS 
 
A: Vicinity Map 
B: Almond Knolls Comment Letters 
C: Fence Exhibits 
D: Design Review – Peer Review Summary prepared by Stantec Architecture, Inc. 
 



 

 

PLANNING COMMISSION 
RESOLUTION NO. 2017-** 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 

RECOMMENDING THAT THE CITY COUNCIL ADOPT THE MITIGATED NEGATIVE 
DECLARATION FOR THE ALMOND KOLLS STORAGE PROJECT AS ADEQUATE 

FOR ADDRESSING THE ENVIRONMENTAL IMPACTS OF THE PROPOSED 
PROJECT 

 
WHEREAS, the City received an application from Kyle Masters, Grupe Group, 

for approval of an Initial Study / Mitigated Negative Declaration, a General Plan 
Amendment, rezone to Medium Density Residential (R-20), a Tentative parcel map, a 
Variance, a Use Permit, and Design Review for the development of a 58-unit multi-
family residential cluster development on 2.9 acres.  The project site is located 
southeast of the intersection of Worrell Road and Lone Tree Way (APN 071-072-015); 
and, 

 
WHEREAS, the City prepared an Initial Study and Mitigated Negative 

Declaration, to evaluate the potential environmental impacts of the Project in 
conformance with Section 15063 of Title 14 of the California Code of Regulations (the 
“CEQA Guidelines”); and, 
 

WHEREAS, a draft Initial Study and Mitigated Negative Declaration ("IS/MND") 
was circulated for a 30-day review period, with the public review period commencing on 

April 17, 2017 and ending on May 16, 2017; and, 
 

WHEREAS, the Planning Commission has reviewed the IS/MND for this Project 
and the comments received during the comment period; and, 

 
WHEREAS, the Planning Commission gave notice of public hearing as required 

by law;  
 

WHEREAS, on June 7, 2017, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary and recommended adoption to the City Council of the Final IS/MND and 
Mitigation Monitoring and Reporting Program (MMRP); and, 

 
WHEREAS, the custodian of the Final IS/MND is the Community Development 

Department and the Final IS/MND is available for public review on the second floor of 
City Hall in the Community Development Department, Monday - Friday 8:00 am - 11:30 
am and the MMRP is attached as Exhibit A to this Resolution. 
 
  



RESOLUTION NO. 2017-** 
June 7, 2017 
Page 2 
 

2 
 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows: 
 
1. The foregoing recitals are true and correct. 

 
2. The Planning Commission of the City of Antioch hereby FINDS, on the basis of 

the whole record before it (including the Initial Study and all comments received) 
that: 
 
a.  The City of Antioch exercised overall control and direction over the CEQA 

review for the Project, including the preparation of the Final Initial Study 
and Mitigated Negative Declaration, and independently reviewed the Final 
IS/MND and MMRP; and 

 
b.  There is no substantial evidence that the Project will have a significant 

effect on the environment once mitigation measures have been followed 
and assuming approval of the Zoning Ordinance amendment; and 

 
c. The Final IS/MND and MMRP reflect the City's independent judgment and 

analysis. 
 

3.  The Planning Commission hereby RECOMMENDS that City Council of the 
City of Antioch APROVE AND ADOPT the Initial Study / Mitigated Negative 
Declaration and Mitigation Monitoring and Report Program for the Project. 

 
* * * * * * * * 

 
 I HEREBY CERTIFY that the foregoing resolution was adopted by the Planning 
Commission of the City of Antioch at a regular meeting thereof held on the 7th day of 
June, 2017, by the following vote: 
 
AYES:  
 
NOES:  
 
ABSENT:  
 
ABSTAIN:  

 
 _____________________________________ 

      FORREST EBBS 

Secretary to the Planning Commission 
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CITY OF ANTIOCH PLANNING COMMISSION 
RESOLUTION NO. 2017-** 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 

RECOMMENDING APPROVAL OF GENERAL PLAN AMENDMENT AMENDING THE 
LAND USE DESIGNATION FOR THE PROJECT SITE FROM NEIGHBORHOOD 
COMMERCIAL AND MEDIUM LOW DENSITY RESIDENTIAL TO HIGH DENSITY 

RESIDENTIAL  
 

WHEREAS, the City received an application from Kyle Masters, Grupe Group, 
for approval of an Initial Study / Mitigated Negative Declaration, a General Plan 
Amendment, rezone to Medium Density Residential (R-20), a Tentative parcel map, a 
Variance, a Use Permit, and Design Review for the development of a 58-unit multi-
family residential cluster development on 2.9 acres. The project site is located southeast 
of the intersection of Worrell Road and Lone Tree Way (APN 071-072-015); and, 

 
WHEREAS, an Initial Study / Mitigated Negative Declaration and Mitigation 

Monitoring and Reporting Program was prepared in accordance with the California 
Environmental Quality Act (CEQA) Guidelines Section 15162, and considered by the 
Planning Commission on June 7, 2017; and, 

 
WHEREAS, the Planning Commission recommended adoption of the Initial 

Study / Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program to the City Council; and, 

 
WHEREAS, the Planning Commission duly gave notice of public hearing as 

required by law; and, 
 

WHEREAS, on June 7, 2017, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary. 
 

NOW THEREFORE BE IT RESOLVED, that the Planning Commission makes 
the following findings required for approval of the proposed General Plan Amendment: 

 
1. The proposed project conforms to the provisions and standards of the General 

Plan in that the proposed amendment is internally consistent with all other 
provisions of the General Plan and does not conflict with any of the previously 
adopted Goals, Policies and Programs of the General Plan; and, 
 

2. The proposed Amendment is necessary to implement the goals and objectives of 
the General Plan in that it will further implement the City of Antioch Housing 
Element; and, 
 

3. The proposed Amendment will not be detrimental to the public interest, 
convenience, and general welfare of the City in that the Amendment will result in 
a logical placement of land uses consistent with the overall intent of the General 
Plan; and, 
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4. The proposed project will not cause environmental damage in that the project 

prepared the Almond Knolls Initial Study/Mitigated Negative Declaration and 
Mitigation Monitoring and Reporting Program which concluded that the project 
does not result in any significant or unavoidable impacts; and, 
 

5. The Proposed General Plan Amendment will not require changes to or 
modifications of any other plans that the City Council adopted before the date of 
this resolution. 

 
BE IT FURTHER RESOLVED that the Planning Commission does hereby 

recommend to the City Council APPROVAL of the General Plan Amendment to amend 
the 2.9-acre project site southeast of the intersection of Worrell Road and Lone Tree 
Way (APN 071-072-015). 

 
* * * * * * * * 

 
I HEREBY CERTIFY that the foregoing recommendation was passed and 

adopted by the Planning Commission of the City of Antioch, at a regular meeting 
thereof, held on the 7th day of June, 2017 by following vote: 
 
AYES:  
 
NOES:  
 
ABSTAIN:  
 
ABSENT:  
 
  _____________________________________  
  FORREST EBBS 
 Secretary to the Planning Commission 
 



 

 

CITY OF ANTIOCH PLANNING COMMISSION 
RESOLUTION NO. 2017-** 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
RECOMMENDING APPROVAL OF AN ORDINANCE TO REZONE 2.9 ACRES  

(APN 071-072-015) SINGLE-FAMILY LOW DENSITY RESIDENTIAL DISTRICT (R-6), 
MEDIUM DENSITY RESIDENTIAL (R-20), AND NEIGHBORHOOD COMMERCIAL  

(C-2) TO MEDIUM DENSITY RESIDENTIAL DISTRICT (R-20) 
 

WHEREAS, the City received an application from Kyle Masters, Grupe Group, 
for approval of an Initial Study / Mitigated Negative Declaration, a General Plan 
Amendment, rezone to Medium Density Residential (R-20), a Tentative parcel map, a 
Variance, a Use Permit, and Design Review for the development of a 58-unit multi-
family residential cluster development on 2.9 acres. The project site is located southeast 
of the intersection of Worrell Road and Lone Tree Way (APN 071-072-015); and, 

 
WHEREAS, an Initial Study / Mitigated Negative Declaration and Mitigation 

Monitoring and Reporting Program was prepared in accordance with the California 
Environmental Quality Act (CEQA) Guidelines Section 15162, and considered by the 
Planning Commission on June 7, 2017; and, 

 
WHEREAS, the Planning Commission recommended adoption of the Initial 

Study / Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program to the City Council; and, 

 
WHEREAS, the Planning Commission duly gave notice of public hearing as 

required by law; and, 
 

WHEREAS, on June 7, 2017, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary; and, 

 
WHEREAS, in consideration of the rezone, the granting of such rezone will not 

adversely affect the comprehensive General Plan. 
 

NOW THEREFORE BE IT RESOLVED, that the Planning Commission makes 
the following findings required for approval of the proposed zone change: 

 
1. That the public necessity requires the proposed zone change.  The subject 

property is zoned Single-Family Low Density Residential District (R-6), Medium 
Density Residential (R-20), and Neighborhood Commercial (C-2).  The proposed 
project is required to rezone the subject property to a Medium Density 
Residential (R-20) District. 
 

2. That the subject property is suitable to the use permitted in the proposed zone 
change.  The subject property is undeveloped land adjacent to existing multi-
family and commercial zoned properties and is suitable for a multi-family cluster 
development. 
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3. That said permitted use is not detrimental to the surrounding property.  The 

project is consistent with the adjacent zoning districts to the west. 
 

4. That the proposed zone change is in conformance with the requested General 
Plan Amendment.  The project conforms to the requirements of the General Plan 
for High Density development and the Citywide Design Guidelines. 

 
BE IT FURTHER RESOLVED that the Planning Commission does hereby 

recommend to the City Council APPROVAL of the draft Ordinance (Exhibit A) to rezone 
the 2.9-acre project site located southeast of the intersection of Worrell Road and Lone 
Tree Way (APN 071-072-015). 

 
* * * * * * * * 

 
I HEREBY CERTIFY that the foregoing recommendation was passed and 

adopted by the Planning Commission of the City of Antioch, at a regular meeting 
thereof, held on the 7th day of June by following vote: 
 
AYES:  
 
NOES:  
 
ABSTAIN:  
 
ABSENT:  
 
  _____________________________________  
  FORREST EBBS 
 Secretary to the Planning Commission 



 

 

EXHIBIT A 
 

ORDINANCE NO. ____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF ANTIOCH TO REZONE 
2.9 ACRES TO MEDIUM DENSITY RESIDENTIAL DISTRICT FOR THE ALMOND 

KNOLLS PROJECT (APN 071-072-015) 
 
The City Council of the City of Antioch does ordain as follows: 
 
SECTION 1: 
 

The City Council determined on _________ that, pursuant to Section 15164 of 
the Guidelines of the California Environmental Quality Act, that the appropriate 
environmental document for the project is an Initial Study, Mitigated Negative 
Declaration and Mitigation Monitoring and Reporting Program. 

 
SECTION 2: 
 

At its regular meeting of June 7, 2017, the Planning Commission recommended 
that the City Council adopt the Ordinance to rezone the subject property to Medium 
Density Residential for the Almond Knolls Project.  

 
SECTION 3: 
 

The real property described in Exhibit A, attached hereto, is hereby rezoned to 
Medium Density Residential for the Almond Knolls Project.  
 
SECTION 4: 
 

The City Council finds that the public necessity requires the proposed zone 
change, that the subject property is suitable to the use permitted in the proposed zone 
change, that said permitted use is not detrimental to the surrounding property, and that 
the proposed zone change is in conformance with the Antioch General Plan. 
 
SECTION 5: 
 

This ordinance shall take effect and be enforced thirty (30) days from and after 
the date of its adoption and shall be published once within fifteen (15) days upon 
passage and adoption in a newspaper of general circulation printed and published in the 
City of Antioch. 
 

* * * * * * * 
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I HEREBY CERTIFY that the foregoing ordinance was introduced and adopted at 
a regular meeting of the City Council of the City of Antioch, held on the ___ of ________ 
and passed and adopted at a regular meeting thereof, held on the ____ day of 
_______, by the following vote: 
 
AYES: 
 
NOES: 
 
ABSENT: 
 
 

   
     Mayor of the City of Antioch 

 
ATTEST: 
 
      
City Clerk of the City of Antioch 
 



EXHIBIT “A” 
LEGAL DESCRIPTION 

ALMOND KNOLLS 
 

REAL PROPERTY IN THE CITY OF ANTIOCH, CONTRA COSTA COUNTY, AND STATE OF CALIFORNIA 

DESCRIBED AS FOLLOWS: 

A PORTION OF THE EAST 1/2 OF THE NORTHEAST 1/4 OF SECTION 25, TOWNSHIP 2 NORTH, RANGE 1 

EAST, MOUNT DIABLO BASE AND MERIDIAN, DESCRIBED AS FOLLOWS: 

 

BEGINNING AT THE INTERSECTION OF THE NORTHERN LINE OF THE PARCEL OF LAND DESCRIBED IN 

THE QUITCLAIM DEED FROM THE CITY OF ANTIOCH TO ALFRED BARBAGALLO, ET UX, RECORDED 

NOVEMBER 2, 1955, IN BOOK 2641 OF OFFICIAL RECORDS OF CONTRA COSTA, PAGE 346, WITH THE 

EASTERN LINE OF THE PARCEL OF LAND DESCRIBED AS PARCEL 3 IN THE DEED FROM ALFRED 

BARBAGALLO, ET UX, TO PLEASANT HOMES, INC., RECORDED NOVEMBER 9, 1955, IN BOOK 2646 OF 

OFFICIAL RECORDS OF CONTRA COSTA COUNTY, PAGE 418;  

THENCE SOUTH 3° 15’ 55” EAST A DISTANCE OF 161.35 FEET, ALONG THE EASTERN LINE OF SAID 

PARCEL 3, AND OF PARCELS 2 AND 1, AS DESCRIBED IN SAID DEED TO PLEASANT HOMES, INC., (2646 

OR 418), TO THE NORTHERN LINE OF ANTIOCH HEIGHTS SUBDIVISION UNIT NO. 1, FILED SEPTEMBER 

2, 1949, IN BOOK 38 OF MAPS, PAGES 11 AND 12, CONTRA COSTA COUNTY RECORDS; 

THENCE ALONG THE NORTHERN AND NORTHEASTERN LINES OF SAID SUBDIVISION (38 M 11 & 12), 

THE FOLLOWING COURSES AND DISTANCES: 

NORTH 87° 53’ 00” EAST, 136.84 FEET AND SOUTH 54° 23’ 00” EAST, 329.99 FEET TO THE 

INTERSECTION THEREOF, WITH THE EASTERN LINE OF THE PARCEL OF LAND DESCRIBED IN THE 

DEED FROM NELLIE NICHOLLS, ET AL, TO ALFRED BARBAGALLO, ET UX, RECORDED SEPTEMBER 3, 

1942, IN BOOK 674 OF OFFICIAL RECORDS OF CONTRA COSTA COUNTY, PAGE 277; 

THENCE NORTH 0° 52’ 00” WEST ALONG SAID EASTERN LINE (674 OR 277), A DISTANCE OF 533.15 

FEET TO THE NORTHERN LINE OF SAID BARBAGALLO PARCEL (2641 OR 346) AND THE SOUTH LINE OF 

WORRELL ROAD AS SHOWN ON THE RECORD OF SURVEY FILED MARCH 11, 1980 IN BOOK 66 OF LSM 

AT PAGE 38; 

THENCE ALONG SAID SOUTH LINE OF WORRELL ROAD, SOUTH 68° 01’ 00” WEST, 238.40 FEET; 

THENCE FROM A TANGENT CURVE TO THE RIGHT WITH A RADIUS OF 330 FEET, THROUGH A CENTRAL 

ANGLE OF 13° 50’ 03”, AN ARC DISTANCE OF 79.68 FEET; 

THENCE, SOUTH 06° 26’ 21” EAST, 77.82 FEET; 

THENCE, SOUTH 88° 51’ 05” EAST, 117.07 FEET TO THE POINT OF BEGINNING. 

CONTAINING AN AREA OF 2.90 ACRES MORE OR LESS. 

 

 



THIS DESCRIPTION HAS BEEN PREPARED BY ME, OR UNDER MY DIRECTION, IN CONFORMANCE WITH 

THE PROFESSIONAL LAND SURVEYORS ACT. 

 
 

 
 

 

      
       

RYAN M. SEXTON / PLS 9177 

 



 

   
 

PLANNING COMMISSION 
RESOLUTION NO. 2017-** 

 
RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION 

RECOMMENDING APPROVAL OF A TENTATIVE PARCEL MAP, A VARIANCE TO 
ALLOW A SIX-FOOT TALL VIEW FENCE AND VEHICLE GATES ALONG WORRELL 

ROAD, AND A USE PERMIT AND DESIGN REVIEW FOR THE ALMOND KNOLLS 
PROJECT 

 
WHEREAS, the City received an application from Kyle Masters, Grupe Group, 

for approval of an Initial Study / Mitigated Negative Declaration, a General Plan 
Amendment, rezone to Medium Density Residential (R-20), a Tentative parcel map, a 
Variance, a Use Permit, and Design Review for the development of a 58-unit multi-
family residential cluster development on 2.9 acres. The project site is located southeast 
of the intersection of Worrell Road and Lone Tree Way (APN 071-072-015); and, 
 

WHEREAS, an Initial Study / Mitigated Negative Declaration and Mitigation 
Monitoring and Reporting Program was prepared in accordance with the California 
Environmental Quality Act (CEQA) Guidelines Section 15162, and considered by the 
Planning Commission on June 7, 2017; and, 
 

WHEREAS, the Planning Commission recommended adoption of the Initial 
Study / Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program to the City Council; and, 
 

WHEREAS, on June 7, 2017, the Planning Commission recommended approval 
of a General Plan Amendment to amend 2.9 acres of Medium Low Density Residential 
and Neighborhood Commercial to High Density Residential to the City Council; and, 

 
WHEREAS, on June 7, 2017, the Planning Commission recommended approval 

of a rezone to Medium Density Residential District to the City Council; and, 
 
WHEREAS, the Planning Commission duly gave notice of public hearing as 

required by law; and, 
 

WHEREAS, on June 7, 2017, the Planning Commission duly held a public 
hearing on the matter, and received and considered evidence, both oral and 
documentary. 

 
NOW THEREFORE BE IT RESOLVED, that the Planning Commission does 

hereby make the following findings for approval of a Tentative Parcel Map: 
 
1. That the parcel map, design and improvements are consistent with the General 

Plan, as required by Section 66473.5 of the Subdivision Map Act and the City’s 
Subdivision Regulations.  The site has a proposed General Plan Designation of 
High Density Residential and proposed Medium Density Residential zoning 



RESOLUTION NO. 2017-** 
June 7, 2017 
Page 2 
 

2 
 

district and the Tentative Parcel Map will accommodate uses that are consistent 
with the proposed General Plan designation. 
 

2. That the Tentative Parcel Map complies with the rules, regulations, standards 
and criteria of the City’s Subdivision Regulations.  The proposed Parcel Map 
meets the City’s criteria for the map.  The City’s Planning and Engineering staff 
have reviewed the Tentative Parcel Map and evaluated the effects of the map 
proposed and have determined that the Tentative Parcel Map as conditioned 
complies with and conforms to all the applicable rules, regulations, standards, 
and criteria of the City’s Subdivision Regulations. 
 

3. The Conditions of approval protect the public safety, health and general welfare 
of the users of the project and surrounding area.  In addition, the conditions 
ensure the project is consistent with City standards. 
 
NOW THEREFORE BE IT RESOLVED, that the Planning Commission does 

hereby make the following required findings for approval of the requested variance: 
 

1. There are exceptional or extraordinary circumstances or conditions applicable to 
the property involved, or to the intended use of the property, that do not apply 
generally to the property or class of use in the same zone or vicinity.  

 
The project site is located approximately 200’ east of existing Lone Tree Way, a 
divided four-lane arterial, providing direct access to State Route 4.  This arterial 
roadway conveys considerable vehicular traffic, and has a posted speed limit of 
35 miles per hour, thus creating safety concerns for the multi-family community. 
The six-foot tall view fence and vehicle access gates will insure the safety of 
residents, their belongings and of community amenities.  The City’s current 
development standards do not allow for a “fence, wall or hedge that exceeds 
three feet in the required front yard setback” (9-5.1602, Walls and Fences: Height 
Restrictions). 

 
2. The granting of such variances will not be materially detrimental to the public 

health or welfare or injurious to the property or improvements in such zone or 
vicinity.  

 
The granting of the six-foot tall view fence and vehicle gates would not be 
detrimental to the public health and welfare, as the fence and gates are intended 
to ensure the safety of the multi-family development.  The design and location of 
the six-foot tall view fence has been considered as to not obstruct the line of sight 
for vehicles entering or exiting the community.  Stacking distance is proposed at 
both entries so residents and visitors would not obstruct vehicle circulation on 
Worrell Road while queuing for the gate to open.  In addition, the proposed six-
foot tall view fence is intended to reduce nuisance crimes such as car break-ins 
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and other types of vandalism.  Therefore, the granting of a variance for the six-
foot tall view fence and vehicle gates would not affect public health or welfare.  

 
3. That because of special circumstances applicable to the subject property, 

including size, shape, topography, location, or surroundings, the strict application 
of the zoning provisions is found to deprive the subject property of privileges 
enjoyed by other properties in the vicinity under the identical zone classifications.  

 
The project site consists of a sloped topography which restricts the development 
potential.  Therefore, the proposed project is a residential cluster development 
locating the majority of the development and site access to the northern portion 
of the site.  Because of the cluster development allowing sufficient amount of 
area for open space, parking, circulation, and storm water detention, the six-foot 
view fence and vehicle gates are located within the front yard setback of the 
property.  

 
4. That the granting of such Variance will not adversely affect the comprehensive 

General Plan.  
 

The granting of the six-foot tall view fence and vehicle gates would not change 
the allowed uses of the site and would not adversely affect the comprehensive 
General Plan. 
 
NOW THEREFORE BE IT RESOLVED, that the Planning Commission does 

hereby make the following required findings for approval of the requested use permit: 
 

1. The granting of such use permit will not be detrimental to the public health or 
welfare or injurious to the property or improvements in such zone or vicinity 
because the project has been designed to comply with the City of AMC 
requirements. 
  

2. The use applied at the location indicated is properly one for which a use permit is 
authorized because the City of Antioch Zoning Ordinance requires a use permit 
for all multi-family development applications. 
 

3. That the site for the proposed use is adequate in size and shape to 
accommodate such use, and all yards, fences, parking, loading, landscaping, 
and other features required, to other uses in the neighborhood.  The site plan 
complies with the City of Antioch’s High Density Residential Development 
standards. 
 

4. That the site abuts streets adequate in width and pavement type to carry the kind 
of traffic generated by the proposed use.  The project site will construct street 
improvements, which are designed to meet City standards for adequate width 
and pavement.   
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5. That the granting of such use permit will not adversely affect the comprehensive 

General Plan because the proposed uses and design are consistent with the City 
of Antioch General Plan and Citywide Design Guidelines.  The proposed General 
Plan land use designation for the project site is High Density Residential, which 
conditionally allows for the type of use being developed by the project.   
 

6. The Conditions of approval protect the public safety, health and general welfare 
of the users of the project and surrounding area.  In addition, the conditions 
ensure the project is consistent with City standards. 
 
NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City 

of Antioch does hereby recommend City Council APPROVAL a tentative parcel map, a 
variance, a use permit, and design review for the development of a 58-unit multi-family 
residential cluster development on a 2.9-acre project site located southeast of the 
intersection of Worrell Road and Lone Tree Way (APN 071-072-015) subject to the 
following conditions: 

 
A. GENERAL CONDITIONS 
 
1. The applicant shall defend, indemnify, and hold harmless the City in any action 

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

 
2. Approval of this tentative parcel map for condominium purposes (“tentative map”) 

is subject to the time lines established in the State of California Subdivision Map 
Act. 
 

3. Approval of this tentative map shall not constitute approval of any improvements 
shown on the tentative map. 
 

4. Approval of this tentative map shall not be construed as a guarantee of future 
extension or re-approvals of this or similar maps, nor is it an indication of future 
availability of water or sewer facilities or permission to develop beyond the 
capacities of these facilities.  

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

accompanying materials provided to the City and in compliance with the AMC, or 
as amended by the Planning Commission. 

 
6. No building permit will be issued unless the plan conforms to the site plan as 

approved by the Planning Commission and the standards of the City. 
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7. This approval expires two years from the date of approval (expires June 7, 2019), 
unless a building permit has been issued and construction has diligently 
commenced thereon and has not expired, or an extension has been approved by 
the Zoning Administrator.  Requests for extensions must be received in writing 
with the appropriate fees prior to the expiration of this approval.  No more than 
one one-year extension shall be granted. 

 
8. No permits or approvals, whether discretionary or mandatory, shall be 

considered if the applicant is not current on fees, reimbursement payments, and 
any other payments that are due. 

 
9. All required easements or rights-of-way for improvements shall be obtained by 

the developer at no cost to the City of Antioch.  Advance permission shall be 
obtained from all pertinent property owners and easement holders, if applicable, 
for any work done within such property or easements. 

 
10. All existing easements shall be identified on the site plan and all plans that 

encroach into existing easements shall be submitted to the easement holder for 
review and approval, and advance written permission shall be obtained from any 
property or easement holders for any work done within such property or 
easements. 

 
11. The development and all proposed improvements shall comply with the City of 

AMC and City Standards unless a specific exception is granted thereto or as 
approved by the City Engineer. 

 
12. The developer shall obtain an encroachment permit for all work to be done within 

the public right-of-way or easements, and peak commute-hour traffic shall not be 
impeded by construction related activity. 

 
13. All units within the project shall be identified by a decorative addressing method 

easily visible to emergency responders and modified as deemed necessary by 
the Antioch Police Department. 

 
14. The property owner shall install and maintain parking lot and pathway lights and 

landscaping within the project area at no cost to the City. 
 

15. The property owner agrees to participate in Streetlight and Landscape District 2A 
Zone 4 and accept a level of annual assessments sufficient to maintain the public 
streetlights and landscaping in the vicinity of the project area at no cost to the 
City. 

 
16. The property owner shall pay the AUSD developer fee in effect at the time the 

building permit is issued, in lieu of participation in AUSD CFD 2004-1. 
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17. In order to assist the City in meeting a police force level within a range of 1.2 to 
1.5 officers per 1,000 residents as set forth in Performance Standard 3.5.3.1 of 
the General Plan, the developer shall annex into CFD 2016-01 (Police 
Protection), prior to the issuance of the first building permit for the project. 
 

18. The City engineering, planning and clean water staff will inspect the site and 
adjacent right-of-way for compliance with conditions of approval and the project 
shall conform to all conditions of approval prior to final certificate of occupancy. 
 

19. City of Antioch “No Dumping – Drains to River” decal buttons shall be installed on 
new and existing storm drain inlets to alert the public to the destination of storm 
water and to prevent direct discharge of pollutants into the storm drain system. 
 

20. Masonry trash enclosures shall be provided to screen dumpsters from public 
view.  Trash enclosures shall have a pitched metal roof and accommodate 
recycling containers.  The interior floor shall be sloped to a centralized floor drain 
and plumbed to the sanitary sewer system.  The location and design of trash 
enclosures shall be subject to Planning staff approval prior to issuance of 
building permits for the project.  The trash enclosures shall not be located within 
any easement areas.  Submit architectural designs (roof, drain, elevations, color, 
and materials) for the trash enclosures, including residential composting bins, for 
review and approval by the City of Antioch Planning Division. 
 

21. All access drive aisles shall be constructed to current ADA and City Standards, 
subject to review and approval by the City Engineer. 
 

22. All parking spaces shall be double-striped and all parking lot dimensions shall 
meet minimum City policies and AMC requirements. 
 

23. All cracked, broken or damaged concrete curb, gutter, and sidewalk in the public 
right-of-way along the project frontage shall be removed and replaced as 
required by the City Engineer.  Where existing or proposed fire hydrants or other 
utilities create a narrower passageway, sidewalks shall be replaced bowing out 
around the utility to provide a five-foot (5’) wide path of travel. 
 

24. All buildings, parking and access shall meet ADA/Title 24 requirements as 
determined by the Chief Building Official. 
 

25. Prior to the approval of the grading plan(s), the City Engineer shall determine if it 
is necessary to engage soils and structural engineers, as well as any other 
professionals, deemed necessary to review and verify the adequacy of the 
building plans submitted for this project.  If deemed necessary by the City 
Engineer, this condition may include field inspections by such professionals to 
verify implementation of the plans.  Costs for these services shall be borne by the 
developer. 
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26. Prior to final map approval, the applicant shall submit a detailed plan of the entry 

gates for review and approval of the City Engineer.  The design shall allow for 
adequate vehicle storage and turnaround.  
 

27. A truck-turning template shall be shown on the site plan confirming that trucks 
can successfully ingress, egress, and safely maneuver through the site, as 
approved by the City Engineer. 
 

28. Sight distance triangles shall be maintained per Antioch Code of Ordinances § 9-
5.1101, Site Obstructions at Intersections, or as approved by the City Engineer. 
 

29. The developer or property owner shall maintain all undeveloped areas within this 
project in an attractive manner, which shall also ensure fire safety. 
 

B. CONSTRUCTION CONDITIONS 
 
1. The use of construction equipment shall be as outlined in the AMC. Construction 

is restricted to weekdays between the hours of 8:00 AM and 5:00 PM.  Requests 
for alternative days/times may be submitted in writing to the City Engineer for 
consideration. 

 
2. The project shall be in compliance with and supply all the necessary 

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

3. Standard dust control methods and designs shall be used to stabilize the dust 
generated by construction activities.  The developer shall post dust control 
signage with a contact number of the developer, City staff, and the Bay Area Air 
Quality Management District. 

 
C. FIRE REQUIREMENTS 
 
1. Emergency apparatus access shall have a paved driving surface of not less than 

20 feet unobstructed width, and not less than 13 feet 6 inches of vertical 
clearance, to within 150 feet of travel distance to all portions of the exterior walls 
of every building.  Access shall have a minimum outside turning radius of 45 feet 
and must be capable of supporting the imposed fire apparatus loading of 37 tons. 
(503) CFC  

 

2. All exposed curbs along the access roadways around the buildings shall have 
signs posted or curbs painted red with the words NO PARKING- FIRE LANE 
clearly marked. (503.3) CFC 

 



RESOLUTION NO. 2017-** 
June 7, 2017 
Page 8 
 

8 
 

3. Electrically operated vehicle access gates shall be equipped with a Knox 
Company key-operated switch.  Contact the Fire District for information on 
ordering the key-operated switch.  (D103.5) CFC 

 

4. The developer shall provide an adequate and reliable water supply for fire 
protection with a minimum fire flow of 1,500 GPM.  Required flow must be 
delivered from not more than one (1) hydrant flowing for duration of 120 minutes 
while maintaining 20-pounds residual pressure in the main.  (507.1), (B105) CFC 

 

5. The developer shall provide hydrants of the East Bay type.  Hydrants shall be 
located such that there is a minimum clearance of 3 feet around the perimeter of 
the hydrant barrel. (C103.1) CFC 

 

6. The developer shall submit a minimum of two (2) copies of site improvement 
plans indicating proposed hydrant locations and fire apparatus access for review 
and approval prior to obtaining a building permit.  (501.3) CFC 

 

7. Paved emergency apparatus access throughout the site and new hydrants shall 
be installed, in service, and inspected by the Fire District prior to construction or 
combustible storage on site. (501.4) CFC 

 

Note:  The first lift of asphalt concrete paving must be installed as the minimum 

roadway material and must be engineered to support the designated 

gross vehicle weight of 37 tons. 

 

8. The buildings as proposed shall be protected with an approved automatic fire 

sprinkler system complying with the 2013 edition of NFPA 13R.  Submit a 

minimum of two (2) sets of plans for each building type to the Fire District for 

review and approval prior to installation.  (903.2) CFC 

 

9. The developer shall submit a minimum of two (2) complete sets of construction 

plans for each building model, including plans for the following required deferred 

submittals, to the Fire District for review and approval prior to construction to 

ensure compliance with minimum requirements related to fire and life safety.  

Plan review and inspection fees shall be submitted at the time of plan review 

submittal.  (105.4.1) CFC, (901.2) CFC, (107) CBC 

 

• Private underground fire service 

• Fire sprinklers 

• Fire alarm 
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D. FEES 
 
1. That the developer shall pay all required fees prior to filing of the parcel map for 

condominium purposes, including the Contra Costa County map maintenance 
fee. 
 

2. The developer shall pay all City fees which have been established by the City 
Council and as required by the AMC. 

 
3. The developer shall pay all pass-through fees.  Fees include but are not limited 

to: 
 

 East Contra Costa Regional Fee and Financing Authority (ECCRFFA) 
Fee in effect at the time of building permit issuance. 

 Contra Costa County Fire Protection District Fire Development Fee in 
effect at the time of building permit issuance.   

 Contra Costa County Flood Control District Fee in effect at the time of 
building permit issuance. 

 School Impact Fees. 

 Delta Diablo Sewer Fees. 

 Contra Costa Water District Fees.  
 

4. Per Section 9-4.1007 of the AMC, the developer shall pay all fees park in lieu of 
land dedication at the rate applicable at building permit issuance (currently $950 
per multi-family dwelling unit).  Final determination of the requirements for fees in 
lieu of dedication of land would be made by the Parks and Recreation 
Commission pursuant to Section 9-4.1011 of the Code. 

 
E. PROPERTY MAINTENANCE 
 
1. A parking lot sweeping program shall be implemented that, at a minimum, 

provides for sweeping immediately prior to, and once during, the storm season. 
 

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

F. GRADING 
 
1. The grading operation shall take place at a time and in a manner so as not to 

allow erosion and sedimentation.  The slopes shall be landscaped and reseeded 
as soon as possible after the grading operation ceases.  Erosion measures shall 
be implemented during all construction phases in accordance with an approved 
erosion and sedimentation control plan. 

 
2. All lots and slopes shall drain to approved drainage facilities as approved by the 

City Engineer.  
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3. Wall and fence locations and elevations shall be included on the grading plan. 

 
4. Any existing wells or septic systems on the property shall be properly abandoned 

under permit from the Contra Costa County Environmental Health Department. 
 

5. The grading for slopes shall be contoured to provide as natural an appearance 
as possible as required by the City Engineer. 

 
6. All grading shall be accomplished in a manner that precludes surface water 

drainage across any property line. 
 

7. Asphalt paving shall be designed for a minimum traffic index (TI) of 4.5 and shall 
have a minimum slope of 2%, concrete paving shall have a minimum slope of 
0.75%, and asphalt paving for identified accessible parking stalls and access 
routes may have a minimum slope of 1.5% and a maximum 2% slope, or as 
approved by the City Engineer. 

 
8. Swales adjacent to structures shall have a minimum of a 1% slope or as directed 

by the City Engineer. 
 

9. All off-site grading is subject to the coordination and approval of the affected 
property owners and the City Engineer.  The developer shall submit written 
authorization to “access, enter, or grade” adjacent properties prior to performing 
any work. 

 
10. The grading plan for this development shall be approved by the City Engineer. 

 
11. All elevations shown on the plans shall be on the USGS 1929 sea level datum or 

NAVD 88 with conversion information, as approved by the City Engineer. 
 

12. Retaining walls shall be of masonry construction and shall not be constructed in 
City right-of-way or other City maintained parcels unless approved by the City 
Engineer. 

 
13. All retaining walls shall be reduced in height to the maximum extent practicable 

and the walls shall meet the height requirements in the setback and sight 
distance triangles as required by the City Engineer. 

 
14. The grading transitions from parcel to parcel or parcel to lot shall have a 

maximum slope of 2:1, and shall be accommodated entirely on the lower lot or as 
approved by the City Engineer. 
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G. CONSERVATION/NPDES 
 
1. Water conservation measures, including low volume toilets, flow restrictors in 

showers and the use of drought tolerant landscaping, shall be used. 
 

2. The Project shall meet or exceed Tier 1 of the CALGreen Building Code. 
 

3. That the project shall comply with all Federal, State, and City regulations for the 
National Pollution Discharge Elimination System (NPDES) (AMC § 6-9).  (Note:  
Per State Regulations, NPDES Requirements are those in affect at the time of 
the Final Discretional Approval.)  Under NPDES regulations, the project is 
subject to provision C.3:  New development and redevelopment regulations for 
storm water treatment.  Provision C.3 requires that the project include storm 
water treatment and source control measures, as well run-off flow controls, so 
that post-project runoff does not exceed estimated pre-project runoff. C.3 
regulations require the submittal of a Storm Water Control Plan (SWCP) that 
demonstrates how compliance will be achieved.  The SWCP shall be submitted 
simultaneously with the project plans.  For the treatment and flow-controls 
identified in the approved SWCP, a separate Operation and Maintenance Plan 
(O&M) shall be submitted and approved before the Building Department will 
issue Certificate of Occupancy permits.  Both the approved SWCP and O&M 
plans shall be included in the project CC&Rs.  Prior to building permit final and 
issuance of a Certificate of Occupancy, the developer shall execute any 
agreements identified in the Storm Water Control Plan that pertain to the transfer 
of ownership and/or long-term maintenance of storm water treatment or 
hydrograph modification BMPs.   

 
4. The following requirements of the federally mandated NPDES program (National 

Pollutant Discharge Elimination System) shall be complied with as appropriate, or 
as required by the City Engineer: 

 
a. Prior to issuance of permits for building, site improvements, or 

landscaping, the developer shall submit a permit application 
consistent with the developer’s approved Storm Water Control 
Plan, and include drawings and specifications necessary for 
construction of site design features, measures to limit directly 
connected impervious area, pervious pavements, self-retaining 
areas, treatment BMPs, permanent source control BMPs, and other 
features that control storm water flow and potential storm water 
pollutants. 

 
b. The Storm Water Control Plan shall be certified by a registered civil 

engineer, and by a registered architect or landscape architect as 
applicable.  Professionals certifying the Storm Water Control Plan 
shall be registered in the State of California and submit verification 
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of training, on design of treatment measures for water quality, not 
more than three years prior to the signature date by an organization 
with storm water treatment measure design expertise (e.g., a 
university, American Society of Civil Engineers, American Society 
of Landscape Architects, American Public Works Association, or 
the California Water Environment Association), and verify 
understanding of groundwater protection principles applicable to 
the project site (see Provision C.3.i of Regional Water Quality 
Control Board Order R2 2003 0022). 

 
c. Prior to building permit final and issuance of a Certificate of 

Occupancy, the developer shall submit, for review and approval by 
the City, a final Storm Water BMP Operation and Maintenance Plan 
in accordance with City of Antioch guidelines.  This O&M plan shall 
incorporate City comments on the draft O&M plan and any 
revisions resulting from changes made during construction.   

 
d. Prior to building permit final and issuance of a Certificate of 

Occupancy, the developer shall execute and record any 
agreements identified in the Storm Water Control Plan which 
pertain to the transfer of ownership and/or long-term maintenance 
of storm water treatment or hydrograph modification BMPs. 

 
e. Prevent site drainage from draining across sidewalks and drive 

aisles in a concentrated manner. 
 
f. Collect and convey all storm water entering, and/or originating from, 

the site to an adequate downstream drainage facility without 
diversion of the watershed.  Submit hydrologic and hydraulic 
calculations with the Improvement Plans to Engineering Services 
for review and approval. 

 
g. Prior to issuance of the grading permit, submit proof of filing of a 

Notice of Intent (NOI) by providing the unique Waste Discharge 
Identification Number (WDID#) issued from the Regional Water 
Quality Control Board. 

 
h. Submit a copy of the Storm Water Pollution Prevention Plan 

(SWPPP) for review to the Engineering Department prior to 
issuance of a building and/or grading permit.  The general 
contractor and all subcontractors and suppliers of materials and 
equipment shall implement these BMP’s.  Construction site cleanup 
and control of construction debris shall also be addressed in this 
program.  Failure to comply with the approved construction BMP 
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may result in the issuance of correction notices, citations, or a 
project stop work order. 

 
i. Install appropriate clean water devices at all private storm drain 

locations immediately prior to entering the public storm drain 
system.  Implement Best Management Practices (BMP’s) at all 
times. 

 
j. Install “No Dumping, Drains to River” decal buttons on all catch 

basins. 
 
k. If sidewalks are pressure washed, debris shall be trapped and 

collected to prevent entry into the storm drain system.  No cleaning 
agent may be discharged into the storm drain.  If any cleaning 
agent or degreaser is used, wash water shall be collected and 
discharged to the sanitary sewer, subject to the approval of the 
sanitary sewer District. 

 
l. Include erosion control/storm water quality measures in the final 

grading plan that specifically address measures to prevent soil, dirt, 
and debris from entering the storm drain system.  Such measures 
may include, but are not limited to, hydro seeding, gravel bags and 
siltation fences and are subject to review and approval of the City 
Engineer.  If no grading plan is required, necessary erosion 
control/storm water quality measures shall be shown on the site 
plan submitted for an on-site permit, subject to review and approval 
of the City Engineer.  The developer shall be responsible for 
ensuring that all contractors and subcontractors are aware of and 
implement such measures. 

 
m. Sweep or vacuum the parking lot(s) a minimum of once a month 

and prevent the accumulation of litter and debris on the site.  
Corners and hard to reach areas shall be swept manually. 

 
n. Ensure that the area surrounding the project such as the streets 

stay free and clear of construction debris such as silt, dirt, dust, and 
tracked mud coming in from or in any way related to project 
construction.  Areas that are exposed for extended periods shall be 
watered regularly to reduce wind erosion.  Paved areas and access 
roads shall be swept on a regular basis.  All trucks shall be 
covered. 

 
o. Clean all on-site storm drain facilities a minimum of twice a year, 

once immediately prior to October 15 and once in January.  
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Additional cleaning may be required if found necessary by City 
Inspectors and/or City Engineer. 

 
5. All impervious surfaces to be constructed as part of the project, including off-site 

roadways, are subject to C.3 requirements per State Regulations. 
 
H. UTILITIES 
 
1. The developer shall install all infrastructure necessary to serve the site in the first 

phase of development.   
 

2. All onsite utilities shall be privately maintained and connected to public facilities 
in accordance with City Standards, or as approved by the City Engineer. 

 
3. All existing and proposed public utilities (e.g. transformers) shall be placed 

underground (subsurface installation) in accordance with the AMC, unless 
otherwise approved in writing by the City Engineer. 
 

4. A reduced backflow prevention device shall be installed on all City water meter 
services. 
 

5. Reduced pressure backflows, water meters, and double detector check 
backflows shall be enclosed within an easement granted to the City at no cost to 
the City. 
 

6. A double detector check backflow shall be installed for fire lines to the buildings 
and reduced pressure backflows shall be installed for domestic water and 
irrigation per the City’s standards. 
 

7. All sewage shall flow by gravity to the intersecting street sewer main or as 
approved by the City Engineer. 
 

8. All proposed drainage facilities, including open ditches, shall be constructed of 
Portland Concrete Cement or as approved by the City Engineer. 
 

9. The developer shall comply with all conditions stipulated in Contra Costa County 
Flood Control District letter dated March 16, 2017, inclusive of the following: 
 

a. Submit hydrology and hydraulic analyses that prove the adequacy 
of the in-tract drainage system and the downstream drainage 
system, with a Storm Water Control Plan, to the City for review and 
approval, and submit same to the Contra Costa County Flood 
Control District for review at no cost to the City if directed by the 
City Engineer. 
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b. Analyze the storm drain system and mitigate any impacts caused 
by the change from single-family (medium) residential to multi-
family residential land use. 

 
10. The developer shall provide adequate water pressure and volume to serve this 

development.  This will include a minimum residual pressure of 20 psi with all 
losses included at the highest point of water service and a minimum static 
pressure of 50 psi or as approved by the City Engineer.  See Fire Requirements 
for additional water flow conditions. 
 

11. The units shall contain rain gutters and downspouts that direct water away from 
the foundation as approved by the City Engineer. 

 
I. LANDSCAPING 
 
1. Landscaping, grading and signage shall not create a sight distance problem. 

 
2. Detailed landscaping and irrigation plans for the entire site (including C.3 basins) 

shall be as approved by the Planning Commission on plans dated December 19, 
2016.  Final landscape and irrigation plans shall be submitted to the City for 
review and approval.  All landscaping and irrigation shall be installed in 
accordance with approved plans prior to the issuance of certificates of 
occupancy. 
 

3. All trees shall be a minimum 15-gallon size and all shrubs shall be a minimum 5-
gallon size. 
 

4. Landscape shall show immediate results and be permanently maintained in good 
condition. 

 
5. Based on drought conditions, the City Engineer has the authority to delay some 

or all of the landscape Conditions of Approval. 
 

6. Landscaping for the project shall be designed to comply with the applicable 
requirements of the 2015 California State Model Water Efficient Landscape 
Ordinance (MWELO).  Prior to issuance of a building permit, the applicant shall 
demonstrate compliance with the applicable requirements of the MWELO in the 
landscape and irrigation plans submitted to the City. 
 

J. PROJECT SPECIFIC CONDITIONS 
 
1. This design review approval applies to the construction of 58 multi-family units, 

landscaping, fencing, sound walls and other associated improvements as 
depicted on the plans entitled “Almond Knolls City of Antioch, California”, dated 
January 5, 2017. 
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2. Development shall be substantially in accordance with the plans entitled “Almond 

Knolls City of Antioch, California”, dated January 5, 2017, except as modified by 
the following conditions. 

 
3. The applicant shall prepare and record a condominium plan in accordance with 

California Civil Code § 1351(f), having no more units than that specified on the 
tentative parcel map for condominium purposes per California Government Code 
§ 66427 (e)(1). 

 
4. The applicant shall prepare and record Declaration of Covenants, Conditions, 

and Restrictions (CC&R’s) subject to the approval of the City Attorney and 
Community Development Director.  The CC&R’s shall be recorded concurrently 
or prior to the recording of the parcel map.  The CC&R’s shall contain the 
following requirements which shall be the responsibility of the property owner or 
HOA: 

 
a. Implementation of a parking lot sweeping program. 
b. Maintenance of the storm water detention basin. 
c. Compliance with all City Codes regarding property maintenance. 
d. Maintenance of all slopes to property line. 
e. Maintenance of all onsite landscaping, with the landscaping 

between the parking lot and the homes on Hillside Drive kept in a 
condition to screen headlights. 

 
5. All masonry walls and wood fencing shall be placed so as to not create an 

empty void space between the existing fence and new fence without providing 
access to maintain the slopes adjacent to project fencing. Fence and wall 
locations shall be identified on the plans submitted with the building permit 
submittal. All fencing shall be installed in accordance with AMC Section 9-
5.1602. The applicant shall submit a Maintenance Plan for review and approval 
of the City Engineer for the slopes adjacent to project fencing on the southern 
property boundary providing confirmation that the applicant contacted property 
owners on the southern property boundary regarding an offer of slope 
maintenance or providing access for slope maintenance and indicating which 
affected properties’ slope will be maintained by the project applicant or 
maintained by the owner of the slope. 

 
6. Lot line adjustment(s), if needed, shall be reviewed and approved by the City 

Engineer and Community Development Director prior to the issuance of building 
permits. 

 
7. Per the requirements of AMC section 9-5.1714, the applicant shall provide a solid 

decorative concrete or masonry wall a minimum of six feet in height on the 
southern and eastern boundary boundary of the project site in areas where 
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parking spaces are adjacent residential properties in order to screen the parking 
areas from the adjacent residential properties. 

 
8. The portion of the project between the parking lot and the existing homes on the 

southern project boundary shall be designed to screen headlights, to the 
satisfaction of City staff.   
 

9. Storm drain pipe centerline along Worrell Road shall be located 0.67’ from the 
face-of-curb. 

 
10. All drive aisles shall be perpendicular to the Worrell Road centerline a minimum 

distance of twenty feet (20’) from the property line, or as approved by the City 
Engineer. 

 
11. A solid decorative concrete or masonry wall, six feet (6’) in height, shall be 

constructed to separate the project from the adjacent commercial use.  The 
existing wall may be utilized; however, the wall must be six feet (6’) in height on 
the residential side.  Staff shall review wall height for sight distance constraints 
next to Worrell Road and the developer shall rebuild the wall if necessary. 

 
12. The developer shall notify neighbors at least one week prior to commencement 

of grading or construction operations on the site. 
 
13. The lighting plan shall be per the plans approved by the Planning Commission 

dated January 5, 2017.  Final plans shall be submitted for staff review and 
approval prior to the issuance of any building permits for this project.  Lighting 
shall not spill over onto adjacent properties. 

 
14. The density of landscaping in the unlit areas behind Building #5 should be 

increased to reduce crime and blight.  
 

15. Bicycle parking shall be added to serve the proposed project per the 
requirements of Section 9-5.1707 of the AMC. 

 
16. Submit elevations for retaining walls including overall design, color and 

materials for review and approval by the City of Antioch Planning Division prior 
to issuance of building permit.  

 
17. All mechanical equipment shall be screened from public view per the 

requirements of Section 9-5.1301 of the AMC. 
 

18. Submit location and design of mailboxes for review and approval by the City of 
Antioch Planning Division prior to issuance of building permit . 
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19. The project shall not cause an increase in background ambient noise which will 
exceed 60 CNEL adjacent to outdoor living areas (e.g., backyards for single-
family homes and patios for multi-family units) of adjacent properties. The 
property owner, or HOA if one is established, shall establish and enforce 
through lease agreements or CC&Rs, “quiet hours” for project residents 
between the hours of 10 P.M. and 7 A.M. seven days a week. 

 
* * * * * * * * 

 
I HEREBY CERTIFY that the foregoing recommendation was passed and 

adopted by the Planning Commission of the City of Antioch, at a regular meeting 
thereof, held on the 7th day of June, 2017 by following vote: 
 
AYES:  
 
NOES:  
 
ABSTAIN:  
 
ABSENT:  
 
  _____________________________________  
  FORREST EBBS 
 Secretary to the Planning Commission 
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April 20, 2017 
 
 
I am a homeowner whose property is in direct contact with the property on Worrell Rd, 
that is being called Almond Knolls Luxury Apartments. 
 
Some of my concerns are- 
 

1. That it will be apartments and not single family homes. The last time there 
was a proposal for this site, it was for single family homes. People tend to take 
more pride in ownership. There is less concern for property and value if there 
is not ownership. 

 
2. Please, Please Please  DO NOT  allow Section 8 or any other subsides for 

housing. 
 

3. Privacy. Since my home is on Hillside Rd, the property is above me. Even 
with the proposed grading, those on Hillside Rd will be losing privacy. 
Depending on where the buildings are place some will be losing more. 

 
4. Traffic. What do the traffic studies show? With a minimum of 2 cars per unit, 

that make 110 extra cars on residual streets in the area. First on Worrell Rd 
especially in the mornings. With people rushing to get to school and work, the 
congestion and wait times to cross Lone Tree Way can be long. And 
pedestrian traffic can and has been harrowing. Also of note is the cut through 
traffic on Hillside Rd. Many people are too impatient to wait at the signal 
light, instead race down Hillside Rd and around the corner. Having lived there 
since 1988, I have watched it through the years. 

 
5. It is being called 'Luxury Apartments'. What makes it Luxury? Or is it just a 

term to attract a greater number of prospective tenants but still not 
homeowners? 

 
 
Understanding that some building may happen on the lot. As homeowners I/we are trying 
to- preserve our way of life, the safety and security in our neighborhood, limit the 
congestion in our already over crowded streets, maintain our property values and privacy. 
 
Thank you for you time, 
 
Rose Cardinale 
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Stantec Architecture Inc. 

1383 North McDowell Boulevard Suite 250, Petaluma CA  94954-7118 

 

 Doing business as: 

Stantec Architecture and Engineering (NY) 

Stantec Architecture P.C. (DC, MS, MO, NE) 

For a list of our registered architects, please visit www.stantec.com/registeredarchitects 

 

March 3, 2017 

File: 2007769006 

Attention:   

Alexis Morris-Senior Planner 

City of Antioch 

200 ‘H’ Street 

Antioch, CA 94509 

(925) 779-6141; (925) 779-7034 fax 

 

Reference:   Almond Knolls Apartments – 10 Worrell Road, Antioch, CA 94509 

 

Dear Alexis:, 

In accordance with the City of Antioch’s request, STANTEC is providing this peer review of the 

referenced project. The application is for 58 housing units in (2) two story and (3) three story 

buildings, located on a looped road.  Portions of the sloped 2.94-acre site are devoted to a large 

detention basin and picnic and bocce facilities.   

It is our understanding that the application to the city is deemed complete and the city has 

authorized us to proceed with this review. 

STANTEC reviewed the proposed project based on and in compliance with: 

 Citywide Design Guidelines. 

 General Plan Community Image Policies. 

 Specific Plan Requirements. 

 Applicable City Departmental Requirements 

 Applicable State Regulations - including updated MWELO. 

 Industry standards. 

 

PROJECT UNDERSTANDING 

The following documents have been used in this review and form the basis of understanding for the 

peer review: 

 Landscape, Lighting, and Architectural Project plans dated 10-30-2016 from S Squared 

Architecture for The Grupe Company. 

 The Project Description dated 11-10-2016Previously. 

 The Preliminary Grading Plan dated 10-31-16 from Wood Rodgers. 
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Peer Review Comments: 

Item 

No. 

Comment Source Comment or Concern Recommendation 

 General Comments   

1 Google Aerial 

Article 12 Tree 

Preservation and 

Regulation 

(1) Mature existing trees 

appear on Google Maps 

for this site.   

Existing trees should be 

identified on the landscape 

plan. Clarification is made on 

the demolition plan that shows 

all trees to be removed.  

However, the landscape plan 

has a symbol for almond trees 

without clarification if they are 

to be removed or to remain.  

Additionally, the aerial shows 

many large trees that may be 

on adjacent properties but 

would be impacted by the 

proposed grading and 

construction of the retaining 

wall to the west.   

These trees should appear on 

the landscape plan to help 

inform the intention of 

screening to be provided 

between the apartment 

development and adjacent 

residences.  

There should be a note on the 

landscape plan stating that 

an arborist is to oversee work 

near these mature trees on 

adjacent properties and is to 

develop measures for 

protection. 

Coordination with, civil 

(grading and utilities) is 

required.   
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The trees’ sizes and types 

should be identified on the 

landscape plans.  

 
Project Description 

  

2 
Page 1  

Architectural Description and 

Neighborhood Context 

Applicant should add text 

describing how the 

architectural style of this 

project is complimentary to 

the surrounding neighborhood 

architecture. 

 
Site Plan 

  

3 
Parking Calculations 

and Green Code  
ADA and Green Code parking 

space calculations 

Add Green Code parking 

calculations and ADA spaces 

provided to the site plan 

project notes section sheet 1 

of 4. 

4 
California Building 

Code-

Adaptable/Accessible 

Units 

Provide summary of adaptable 

and accessible units to be 

provided. 

Applicant to add summary 

numbers of 

adaptable/accessible units in 

project summary block of 

sheet 1 of 4. 

Hatch the paths of travel to 

the sidewalk of the main street 

access and within the project. 

Suggest locating an 

accessible parking stall near 

the recreation/open space 

area. 

5 
6.1.2 Design 

Objectives 
Create a human scale …bicycle 

and pedestrian friendly 

environment. 

No bicycle facilities are seen 

on the plan.  See other 

comments about pedestrian 

walkways in this review. 
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6 
 

6.2.2 Pathway Lighting 

 

6.2.6.B Parking Lot 

Lighting 

 

6.2.6.C Pathway 

Lighting 

 

 

 

 

 

 

 

 

Pathways to be lit especially from 

parking areas to the building 

entries. 

Provide parking lighting for safety 

without glare. 

Pedestrian scaled lighting shall be 

located along pedestrian routes.  

 

 

There are no pathway light 

fixtures shown on sheet L02. It 

appears the lighting for 

pathways is dependent on 

splash from building lights.   

Sheet L03 shows reduced 

levels of lighting on these 

walks.  Additional lighting 

should be provided on these 

pathways. 

There is one block of parking in 

the NE corner to the west of 

the secondary entry gate that 

does not have a light fixture 

and may need one added. 

Fixtures should be changed for 

a more residential style of 

fixture, especially W1.2. 

7 6.2.7 Walls and Fences 

 

Provide materials for walls. The retaining wall at the west 

side of the site is not defined.  

Applicant should provide 

materials and colors for the 

wall.   

Clarification should be made 

between the two walls shown 

on the landscape plan and 

the one wall shown on the 

grading plan.  

Clarification as to the symbol 

around the patio/fire pit is 

needed.  Is this a seat-wall?  

Will it provide enough 

separation so no one trips into 

the basin? Clarify the furniture 

to be provided if any. 

8 Site Plan Pedestrian Pathways All paths have 90 degree 

corners which will be cut 
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across damaging the 

landscape over time.   

Consider a more organic form 

for the walks or add curved 

paving radii. 

9 6.2.9 A_F and 6.3.4 A 

11/12 and B5 

Trash Enclosures and Stairs Provide architectural design 

(roof, drain, materials, 

elevations) for the Trash 

Enclosures per the noted 

sections of the City Design 

Guidelines. 

10 6.2.10.A Community 

Facilities Access 

Access to facilities is to be 

provided. 

The detention basin and 

community open space area 

lacks connection to the 

remainder of the site. Show 

how this connection can be 

strengthened using a 

landscape element, paving 

pattern and color or other 

measures.  

Applicant should provide a 

pathway to the bocce court 

with seating and a play 

feature for younger children.  

11 Accessible Paths of 

Travel and Parking  

Path of travel throughout site and 

to public sidewalks is required. 

Show with a hatch full site 

access and accessible paths 

to the common areas and 

public sidewalk.  

The parking stalls provided 

count over 75.  (3) accessible 

spaces are required.  Only two 

have been provided.  

Applicant to define one more. 

See suggestions above. 

12 Emergency Access 

and gate 

None Found Applicant to identify/finalize 

emergency access and gate. 

Provide the path of travel for a 
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fire truck and illustrate that a 

fire truck can get around the 

site.   

On sheet A13 the exit gate is 

showing with the gate 

swinging in and suggest it 

swings out. 

Suggest crossing/entry paving 

treatment at this location and 

at entry. 

13 6.3.4.A.10.11,12 Multi-

Family Housing 

Transformers and Trash Enclosures Locate transformers on the 

plan and show how it they are 

screened /landscaped. 

 

14 6.1.6 / 6.2.7 Walls Masonry wall-may apply to 

retaining wall on the west side. 

Provide an image that shows 

elevations for this wall 

including overall design, 

materials, and color. Show 

how this design is integrated 

with all the community 

features and style.  

15 
Storm Water 

Management 

Illustrate how storm water is being 

managed 
Although the detention basin 

is shown on the site and 

preliminary grading plan, 

sheet 3 of 4, the grades 

indicate that much of the site 

is draining to the street.  

Provide more detail 

information of how storm 

water will be managed on 

site. 

16 
Traffic Control Traffic Calming 

Add speed bumps or other 

traffic calming measures and 

crossings for pedestrians along 

the lopped entry and exit 

road. 
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Preliminary 

Landscape Plan 

 
 

17 
Preliminary 

Landscape Plan  

AB 1883 and Article 10 

Landscaping and Irrigation 9-

5.1004 Specific Design Standards 

(B) (4) Water conserving 

measures to be incorporated. 

 

Provide WUCOLS Ratings for each 

plant. 

Provide the AB 1881 water 

budget calculations with the 

latest factors and incorporate 

the irrigation efficiency in the 

calculation.   

Per the latest WUCOLS Data 

Base available on line, many 

of the plant ratings shown on 

the plan are different. For 

example, the Juniper, Iris and 

Adenstoma are rated L not M. 

Please correct these and 

confirm all others. 

18 
Preliminary 

Landscape  

Article 12 Tree Preservation and 

Regulation 
Add locations of existing trees 

to be removed and remain. 

Add notes regarding tree 

protection and grading limits 

for tree to remain. Note 

bonding requirement and 

permit requirements. See 

comment 1. 

19 
Preliminary 

Landscape Plan  
Total Square footage from site 

plan for landscape area should 

be included on landscape plan. 

Add total sf of landscaped 

areas. 

20 
Preliminary 

Landscape Plan  

 

6.2.6 Landscaping-B,C 

and F 

Miscellaneous Comments per the 

City Design Guidelines and other 

requirements. 

Define what material is used in 

the “white blocks” of area on 

the plan. 

 

Define the material on the 

ground for the picnic area 

and the patio/fire pit area.  

 

Provide a statement defining 

the type of irrigation system to 

be used and the water 

source. 
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What is the landscape 

treatment on the east slope.? 

 

Finalize the landscape 

treatment around the 

perimeter especially on the 

west side in relation to existing 

trees.  

 

Coordinate the location of 

shrubs currently on the entry 

fence at the secondary gate. 

 

Provide 3” depth of mulch not 

2”. 

 

Provide a statement that soils 

will be amended per a post 

grading soils test. 

 

Show how the Trash enclosures 

are to be screened. 

 

21 
6.3.4.A.6 Multi-Family 

Housing 
Create a positive identity at the 

entry. 

Suggest the use of different 

plantings at the entry from 

those used in the basin and 

along the street, to create a 

sense of identity at the entries. 

Consider a paving change as 

well. 

 
Architecture 

  

22 
6.2.4 (a)  

 

 

 

 

Style 

 

 

The project description 

doesn’t delineate what style 

of architecture is used and 

how this style fits into the 

surrounding neighborhood. 

Overall material and colors 

are pleasant but don’t 

appear to match the 

surrounding buildings. Most of 
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the design emphasis for the 

project is on building 1 but the 

elements are not carried 

through with consistency in 

buildings 2-4. The base 

wainscot stone material 

should be used more on 

buildings 2-4.  

23 
6.2.4 (B.9) 

Chapter 8 Municipal 

Code for the City of 

Antioch 

All mechanical equipment to be 

screened. 

Clarify location and screening 

for mechanical equipment. 

The location is not clear in 

elevations. 

24 
6.2.4(G) 

 

 

Colors to be muted and 

compatible. 

The red color appears in print 

to be a little bright and might 

look better in a muted tone. 

This red color is a strong 

contrast to the grey. Verify 

that it is muted down and 

darkened enough to not 

stand out as strong.   Provide a 

color board. 

25 
6.2.4.(F) 

Rooflines to be segmented and 

varied; shall reflect a residential 

appearance 

Rooflines are varied but seem 

to be complex and could be 

simplified. Show gutter and 

rain water leader locations. 

26 
6.2.10 

Mail boxes Show mailbox location. 

27 
Misc.  

 The living room of Units 

111/121 and the stairwells 

appear to be small and 

narrow. Furniture moving and 

placement may be 

challenging. Also there is what 

appears to be a pantry 

between the kitchen and the 

bathroom for the second 

bedroom but no doors are 
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indicated.  Please clarify the 

door type. 

The exterior walk and stairs 

appear stark and some details 

or colors could be added.  

Sheet A08’s East elevation and 

sheet A07’s South elevation 

are both lacking fenestration 

and interest with the one small 

window.  

Perhaps some color changes 

could be made to brighten up 

these elevations.  

Dependence on the stairs and 

railings is not enough as these 

elements are very simple and 

could be enhanced or 

elevated as well. 

Some entrances have a very 

small overhang which would 

be more effective if 

deepened.  Storage rooms do 

not seem to have an 

overhang and this should be 

added. 

Drainage from roofs and 

overhangs might be 

challenging. When 

downspouts are added, avoid 

using them as a design 

element. They should be 

painted to match adjacent 

wall colors.  

Verify that furniture can be 

moved into the units by using 

stairs.   

Provide material specs for 

resident window types. They 

D10
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should be an integral part of 

the design.  

Wall pack light fixtures appear 

of a commercial kind. Suggest 

a different fixture with a more 

residential look. Should show 

location on elevations.  

Show doors at the storage/ 

water heater rooms on the 

elevations.  

Locate electrical closets and 

show on the elevations.  

Is there to be a permanent 

rental office / community 

room on site? If so, please 

identify. 

28 
California Building 

Code 
Access Show/ delineate accessible 

units in data.  

No elevators are provided. 

Show that units on ground 

floor have an accessible 

access. 

 

Illustrate that the sink and 

counter provide for access 

per Ca ADA. 

Summary Conclusions: 

The project as submitted does not fully comply with all the Design Guidelines. The buildings do 

create a pleasant architectural statement. Stantec feels that with some effort the project could 

become more cohesive and some of the elements of the site could elevate the project.  

 

Overall, the site could become more pedestrian friendly with more connectivity, just by addressing 

some of the ADA requirements. The lack of connection within the project is most evident at the 

basin area. Stantec suggests a stronger pedestrian walkway/bike path link so residents can enjoy 

this “open space”. 
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The design of the buildings is pleasant and interesting, but could use some minor detailing 

changes to be more reflective of a residential feel.  These would include different lighting, railings, 

overhangs, and some additional color on a few of the elevations.  

 

We recommend that the applicant consider these and any other suggestions from the city and 

return with an improved project.  

 

 

Regards, 

STANTEC ARCHITECTURE INC. 

Maisha Ruth, PLA, ASLA, CLIA 

Associate 
Phone: (707) 658-4707  

Fax: (707) 765-9908  

Maisha.Ruth@stantec.com 
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PROJECT NOTES
APPLICANT
THE GRUPE COMPANY
3255 WEST MARCH LANE, 4th FLOOR
STOCKTON, CA 95219
CONTACT: KYLE MASTERS
PHONE: (209) 473-6066

OWNER
JIM ODOM
2018 SOUTH MILLER WAY
NAMPA, ID 83686

ENGINEER / PLANNER
WOOD RODGERS INC.
4670 WILLOW ROAD, SUITE 125
PLEASANTON, CA 94588
CONTACT: KARRIE MOSCA, P.E. NO. 60815 | PAUL MEUSER, AICP
PHONE: (925) 847-1547 | (925) 847-1549

GEOTECHNICAL ENGINEER
GEOSPHERE CONSULTANTS, INC.
2001 CROW CANYON ROAD, SUITE 210
SAN RAMON, CA 94583
CONTACT: ERIC SWENSON (CERTIFIED GEOLOGIST NO. 1855)
PHONE: (925) 314-7180

ASSESSOR'S PARCEL NUMBERS (APN)
071-072-015-2

AREA
2.9 ± ACRES GROSS; 126,375 SQ.FT.

NUMBER OF LOTS
1 MULTI-FAMILY LOT | 58 CONDOMINIUM UNITS

DENSITY
20 DU/AC

EXISTING USE
VACANT

PROPOSED USE
MULTI-FAMILY RESIDENTIAL

EXISTING ZONING
C-2, R-20 & R-6
PROPOSED ZONING
R-20
EXISTING GENERAL PLAN
NEIGHBORHOOD COMMERCIAL,
MEDIUM LOW DENSITY RESIDENTIAL (6 DU/AC)
PROPOSED GENERAL PLAN
HIGH DENSITY RESIDENTIAL (UP TO 20 DU/AC)
PARK DISTRICT
ANTIOCH RECREATION DEPARTMENT

FIRE PROTECTION
ANTIOCH FIRE DEPARTMENT

SCHOOL DISTRICT
ANTIOCH UNIFIED SCHOOL DISTRICT

SEWER
CITY OF ANTIOCH

STORM DRAIN
PRIVATELY OWNED & MAINTAINED

WATER
CITY OF ANTIOCH

ELECTRICITY
PG&E

GAS
PG&E

FEMA FLOOD ZONE
ZONE X, AREAS DETERMINED TO BE OUTSIDE THE 0.2%
ANNUAL CHANCE FLOODPLAIN.

NOTES
1. THIS IS AN APPLICATION FOR A DEVELOPMENT PERMIT.

2. ALL EXISTING STRUCTURES TO BE REMOVED AND ALL EXISTING
    WELLS TO BE ABANDONED.

3. THIS EXHIBIT IS PRELIMINARY. ALL SITE CHARACTERISTICS TO BE VERIFIED.

4. THE AERIAL TOPOGRAPHY SHOWN HEREON WAS FLOWN BY
    GSP CONSULTING ON FEBRUARY 24, 2016.

5. ADDITIONAL P.U.E.S MAY BE IDENTIFIED BASED ON FINAL DESIGN.

6. ALL STORM DRAIN, BASIN, RETAINING WALLS, LANDSCAPE, HARDSCAPE,
CURBS PAVING, ETC. ARE TO BE PRIVATELY OWNED AND MAINTAINED. PRIVATE
ENTITY MAY BE ESTABLISHED HOME OWNERS ASSOCIATION OF THE OWNER OF
THE APARTMENT COMPLEX.

PARCEL MAP 9464

ABBREVIATIONS
E.V.A.E.
P.A.E.
P.U.E.
S.S.E.
W.L.E.

EMERGENCY VEHICLE ACCESS EASEMENT
PRIVATE ACCESS EASEMENT
PUBLIC UTILITY EASEMENT
SANITARY SEWER EASEMENT
WATER LINE EASEMENT
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C02

BUILDING/UNIT SUMMARY

1 BR.a
1 BR.b

UNIT TYPE

PARKING SUMMARY
PARKING

1 & 2 BEDROOM

GUEST 12 12

99 100

REQUIRED PROVIDED

UNCOVERED

COVERED 58

29

58

30

BEDROOMS FLOOR AREA (S.F.)

1
1

625 
635

NOTE: ALL UNITS HAVE 250 CUBIC FEET OF STORAGE SPACE, 

OPEN SPACE SUMMARY
COMMON OPEN SPACE

COURTYARD 1
COURTYARD 2 1,517

SIZE (S.F.)

1,204

COURTYARD 3 1,056
COURTYARD 4 1,296
COURTYARD 5 456
RECREATION AREA 7,675

TOTAL 13,204 S.F.
228 S.F./UNIT

PROPOSED
SIZE (S.F.)
REQUIRED

200 S.F./UNIT

NOTES:
PRIVATE OPEN SPACE IS PROVIDED BY BALCONIES OR DECKS
WITH A MINIMUM SIZE OF 60 S.F. PER UNIT; SEE UNIT SUMMARY.

ONE

BUILDING NO. DECK (S.F.)UNIT COUNT

65 
66

2

8

2
2 BR.a 2 952 662
2 BR.b 2 945 742

1 BR.a
1 BR.b

1
1

625
635

TWO 4

10

2
2 BR.b 2 9452
2 BR.c 2 9852

1 BR.a
1 BR.b

1
1
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THREE 65
66

3

12

3
2 BR.b 2 945 743
2 BR.c 2 985 1003

1 BR.a
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1
1
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635

FOUR 65
66

3

12

3
2 BR.a 2 952 663
2 BR.c 2 985 1003

1 BR.a
1 BR.b

1
1
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FIVE 65
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4

16

3
1 BR.c 1 625 661
2 BR.a 2 952 667

65
66

100
74

58TOTAL

PER ANTIOCH ZONING CODE.

-

APPROXIMATELY 50% OF THE LOT AREA IS DEVOTED TO 
LANDSCAPING, COMMON AND PRIVATE OPEN SPACE AREA.

-
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EXISTING CONDITIONS AND DEMOLITION PLAN

1. ALL EXISTING IMPROVEMENTS (STRUCTURES,
TEMPORARY STRUCTURES, UNDERGROUND
PIPES, DRY UTILITIES, CONCRETE, AND ASPHALT)
TO BE DEMOLISHED UNLESS OTHERWISE NOTED

GENERAL NOTES

TREE TO BE REMOVED

GROUPING OF TREES TO BE REMOVED

TREE TABLE
TREE NUMBER DESCRIPTION DISPOSITION

1 9" TREE OF HEAVEN REMOVE
2 7" ALMOND REMOVE
3 8" ALMOND PRESERVE
4 9" ALMOND REMOVE
5 12" SIBERIAN ELM REMOVE
6 6" ALMOND REMOVE
7 6" HOLLY OAK REMOVE
8 7" SIBERIAN ELM REMOVE
9 8" SIBERIAN ELM REMOVE

10 13" SIBERIAN ELM REMOVE
11 9" SIBERIAN ELM REMOVE
12 7" ALMOND REMOVE
13 7" ALMOND REMOVE
14 8" ALMOND REMOVE
15 6" ALMOND REMOVE
16 6" ALMOND REMOVE
17 7" ALMOND PRESERVE
18 33" CALIFORNIA PEPPER PRESERVE
19 7" ALMOND REMOVE
20 6" ALMOND REMOVE
21 6" ALMOND REMOVE
22 7" ALMOND REMOVE
23 8" ALMOND REMOVE
24 7" ALMOND REMOVE
25 6" ALMOND REMOVE
26 6" ALMOND REMOVE
27 8" ALMOND REMOVE
28 6" ALMOND REMOVE
29 6" ALMOND REMOVE
30 7" ALMOND REMOVE
31 6" ALMOND REMOVE
32 6" ALMOND REMOVE
33 6" ALMOND REMOVE
34 7" ALMOND REMOVE
35 7" ALMOND REMOVE
36 9" ALMOND REMOVE
37 7" ALMOND REMOVE
38 7" ALMOND REMOVE
39 8" ALMOND REMOVE
40 6" ALMOND REMOVE

NOTE: REFERENCE ARBORIST REPORT BY HORT SCIENCES, DATED DECEMBER 16, 2016

C03
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CONNECT TO EXISTING
SANTIARY SEWER MAIN PER
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CONNECT TO EXISTING
WATER MAIN PER CITY OF

ANTIOCH STANDARDS

CONNECT TO EXISTING
STORM DRAIN PER CITY OF
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CONNECT TO EXISTING
SANTIARY SEWER MANHOLE PER
CITY OF ANTIOCH STANDARDS

CONNECT TO EXISTING
WATER MAIN PER CITY OF

ANTIOCH STANDARDS

BIORETENTION
W/ FLUSH CURB

E
C04

E
C04

E
C04

WATER QUALITY/ FLOW
CONTROL BASIN

TOP 104.8
BOT 104.0

TRAFFIC RATED
CATCH BASIN

TG 104.6

TG 104.6

TG 104.6

TG 102.6

TG 102.8

TG 102.1

TG 101.1
TG 101.0 TG 100.8

10 YR
OVERFLOW
PIPE

104.40

107.75106.0

105.0

TG 104.6

TW 103.0
BW 99.0
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bduong
Callout
INV 104.4(THRU TO BASIN)
INV 105.31(OUT-OVERFLOW=HGL10)

bduong
Callout
INV 100.2(IN/OUT)
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NOTE:
ALL STORM DRAIN, BASIN, RETAINING WALLS,
LANDSCAPE, HARDSCAPE, CURBS, PAVING, ETC. TO BE
PRIVATELY OWNED AND MAINTAINED; PRIVATE ENTITY
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Summary

Luminaire Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Filename Lumens Per
Lamp

Light
Loss

Factor
Wattage

CM

30 Lithonia
Lighting

OLCFM 15 DDB GENERAL PURPOSE LED
CAST FLUSH MOUNT
WITH DARK BRONZE
FINISH

LED OLCFM_15_DDB.ies 1042 0.85 16.6

PC

3 Lithonia
Lighting

CSX1 LED 60C 1000
40K T3M

CONTOUR SERIES LED
AREA LUMINAIRE WITH
60 4000K LEDS
OPERATED AT 1000mA
AND PRECISION MOLDED
ACRYLIC TYPE III LENS

LED CSX1_LED_60C_1000_
40K_T3M.ies

22277 0.85 209

PS

9 Lithonia
Lighting

CSX1 LED 60C 1000
40K T3M

CONTOUR SERIES LED
AREA LUMINAIRE WITH
60 4000K LEDS
OPERATED AT 1000mA
AND PRECISION MOLDED
ACRYLIC TYPE III LENS

LED CSX1_LED_60C_1000_
40K_T3M.ies

22277 0.85 209

W1

2 Lithonia
Lighting

WSQ LED 1
10A700/40K SR2
MVOLT

WSQ LED WITH 1
MODULE, 10 LED?s,
700mA DRIVER, 4000K
COLOR TEMPERATURE,
TYPE  2 LENS

1. LUMINAIRE OUTPUT:
1994 Lms.

WSQ_LED_1_10A700_
40K_SR2_MVOLT.ies

2007 0.85 24.1

W1.2

16 Lithonia
Lighting

WSQ LED 1
10A700/40K SR2
MVOLT

WSQ LED WITH 1
MODULE, 10 LED?s,
700mA DRIVER, 4000K
COLOR TEMPERATURE,
TYPE  2 LENS

1. LUMINAIRE OUTPUT:
1994 Lms.

WSQ_LED_1_10A700_
40K_SR2_MVOLT.ies

2007 0.85 24.1

W2
14 Lithonia

Lighting
WSQ LED 2
10A700/40K SR2
MVOLT

WSQ LED WITH 2
MODULES, 20 LED?s,
700mA DRIVER, 4000K
COLOR TEMPERATURE,
TYPE  2 LENS

Outdoor Wall Pack
Luminaire to IES LM-79-
08. LUMINAIRE OUTPUT:
3949 Lms.

WSQ_LED_2_10A700_
40K_SR2_MVOLT
(1).ies

3975.735 0.85 46.9

Description Symbol Avg Max Min Max/Min Avg/Min

Site All 2.0 fc 8.7 fc 0.0 fc N/A N/A

Note
Notes:
Reflectances: 30/30/20 Standard
Luminaire Mounting Height: Indicated in the Plan Drawing
Calculation Grid Height: 0'-0" Above Finished Ground
All objects except buildings and garbage enclosure is built flat
Parking canopy height: 10' Above Finished Ground

Luminaire illuminance values provided in this report, whether for normal,
critical, or emergency applications, are for product application assistance
only. These values were developed in collaboration with, and are subject
to approval by, the design professional of record (architect/engineer/LC),
and are NOT intended for construction. Because these values are
approximate and based on limited application information provided to
16500, Inc. at the time of calculation, 16500, Inc. does not warrant the
installed performance of the luminaire(s) will match that shown in this
report. Please verify all data and conditions to assure the accuracy of the
report.  16500 shall neither be responsible nor liable for design,
approval, or results of emergency lighting under any circumstances.
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