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STAFF REPORT TO THE ANTIOCH PLANNING COMMISSION 

DATE: Regular Meeting of July 17, 2024 

SUBMITTED BY: Cindy Gnos, Contract Planner 
Raney Planning & Management, Inc. 

APPROVED BY: Zoe Merideth, Planning Manager 

SUBJECT:   East Lone Tree Specific Plan Project 

REQUESTS 

Amend the East Lone Tree Specific Plan (ELTSP). Necessary approvals from the City of 
Antioch include the following: 

Environmental Review. The proposed project would require the certification 
of the ELTSP Supplemental Environmental Impact Report (SEIR). 

Specific Plan Amendment. The proposed project would require approval of 
an amendment to the ELTSP to remove the required approval of a Planned 
Development (PD) rezone for future development projects within the 
Regional Retail/Employment (CR/E) and Employment Retail (CE) 
designated parcels of the ELTSP. If approved, future proposed plans within 
the CR/E and CE designated parcels would only require a Use Permit and 
Design Review approval by the City’s Planning Commission. The Use 
Permit and Design Review process shall be as outlined in Articles 26 and 
27 of the Antioch Municipal Code. 

. 
STAFF RECOMMENDATION 

Staff recommends that the Planning Commission: 

1. Adopt the resolution recommending the City Council certify the ELTSP SEIR

2. Adopt the resolution recommending the City Council approve the ELTSP
Amendment.
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SITE LOCATION 

The ELTSP Area is comprised of 785-acres on the eastern edge of Antioch, and is 
bounded by Lone Tree Way to the south, Empire Avenue and Neroly Road to the east, 
and the Contra Costa Canal to the north (Figures 1 and 2). The ELTSP allows for a mix 
of employment, commercial, residential uses, and public uses, as well as parks and open 
space, to be developed within the Specific Plan Area. The area that would be affected by 
the proposed project consists of four parcels totaling 87.82-acres, identified by Assessor’s 
Parcel Numbers (APNs) 053-072-003, 053-072-025, 053-072-026, and 056-120-095, 
which are located in the eastern portion of the ELTSP Area. 

The parcels that comprise the project site are zoned Specific Plan (S-P) and designated 
ELTSP Focus Area by the City’s General Plan. According to the ELTSP, the majority of 
the project site is designated as a CR/E district, and a small portion of the site is 
designated CE.  

Location Map (Figure 1) 

Project Location 
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Project Site Map (Figure 2) 
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BACKGROUND 
 
The East Lone Tree Specific Plan (ELTSP) Environmental Impact Report (EIR), also 
known as the Future Urbanization Area #2 (FUA #2) Specific Plan EIR, was certified by 
the City of Antioch City Council in August 1995. The ELTSP designates the eastern 
portion of the site as primarily CR/E and a small portion of the site as CE. The General 
Plan anticipates this Focus Area to develop employment-generating uses, with the 
majority of the focus area developed with suburban-type business parks, incorporating 
major office complexes and light industrial uses, all developed in accordance with high 
development standards. The ELTSP is available in its entirety here: 
https://www.antiochca.gov/fc/community-development/planning/East-Lone-Tree-
Specific-Plan.pdf   
 
The purpose of the ELTSP is to be developed for employment generating uses, with the 
majority of the area developed with suburban-type business parks, incorporating major 
office complexes and light industrial uses. The proposed project consists of four parcels 
located within the eastern portion of the ELTSP Area. The CE retail district is intended for 
restaurants and service providers that the employment center would require to function. 
It also is intended to provide a sense of identity, vitality, and urbanity to what is otherwise 
a low, spread-out campus of largely internalized workplaces. The CR site is reserved for 
regional retail use only, the CR/E sites may be developed for regional retail or 
employment. The design of this retail place is intended to create a human-scaled cluster 
of activity at the heart of the campus. 
 
ANALYSIS 
 
Currently, the majority of the project site is undeveloped, consisting primarily of non-native 
vegetation. However, a portion of APN 053-072-003 is currently developed with a single-
family residence and associated outbuildings. Surrounding existing land uses include 
single-family residences to the east and west, commercial uses to the south and 
southeast, and the Randall-Bold Water Treatment Plant and undeveloped lands to the 
north. In addition, the City of Oakley borders the project site to the east, the City of 
Brentwood borders the site to the southeast, and the East Antioch Creek borders the site 
to the west. 
 
Proposed Specific Plan Amendment 
 
The City is proposing to modify the approval process for commercial development within 
the CR/E and CE designated parcels of the ELTSP Area. Currently, as outlined in Section 
9 of the ELTSP, all development within the ELTSP Area requires approval of a PD Rezone 
by City Council. The current process requires the submittal of a preliminary development 
plan application for review before the Planning Commission and City Council prior to 
submitting for entitlements. The City is proposing to amend Article 3 and Article 9 of the 
ELTSP to no longer require approval of a PD rezone and instead only require a Use 
Permit and Design Review approval by the City’s Planning Commission for commercial 
development within the CR/E and CE designated parcels of the Specific Plan (see 

https://www.antiochca.gov/fc/community-development/planning/East-Lone-Tree-Specific-Plan.pdf
https://www.antiochca.gov/fc/community-development/planning/East-Lone-Tree-Specific-Plan.pdf
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Attachment C). The goal of the modification is to streamline commercial development and 
minimize the need for further California Environmental Quality Act (CEQA) review. The 
current approval process requires two separate application submittals and a minimum of 
four public hearings before an entitlement could be approved. The proposed approval 
process will require one application submittal and one public hearing.  All proposed 
developments within the four identified parcels of the ELTSP would comply with the 
procedures set forth in Article 26 and 27 of the Antioch Municipal Code. Each new 
development would need to comply with the land use provisions, design standards, and 
other elements of this Specific Plan. 
 
The Specific Plan Amendment does not modify any of the allowed uses or intensity of 
development of the ELTSP. It should be noted that while the proposed amendment would 
affect the entirety of the ELTSP, the amendment would only be applicable to the four 
parcels comprising the project site, as the remaining CR/E and CE designated parcels 
located within the Specific Plan Area have either already been developed or have site 
constraints that would prevent development from occurring. 
 
In addition to the process changes, two additional development criteria are proposed to 
ensure that new development is developed as a regional center in the case of the CR 
designation and an employment retail district with a campus design in the case of the CE 
designation. The first is limiting the number of drive-throughs to two at each existing site. 
This will limit the total number of drive-throughs to eight for the entire remaining 
undeveloped parcels. Secondly, automotive uses, including gas stations are not allowed, 
with the exception of regional auto dealerships. Limiting automotive oriented uses will 
help create regional centers and human-scaled activity clusters in the CR and CE areas, 
respectively. 
 
The amendments also include a required statement to comply with the City’s National 
Pollutant Discharge Elimination System (NPDES) Permit. Under the NPDES permit, all 
Specific Plans and Specific Plan updates must include a statement regarding the 
construction of green infrastructure as part of development through the specific plan. This 
statement has been added to Section 9.2 Development Entitlement Process. 
 
ENVIRONMENTAL REVIEW 
 
As previously discussed, the ELTSP EIR, also known as the FUA #2 Specific Plan EIR, 
was previously certified by the City of Antioch City Council in August 1995. Given that the 
proposed project would likely necessitate minor changes to the overall analysis, a SEIR 
was prepared. A SEIR is required to evaluate only the changes in the project, changes in 
circumstances, or new information that led to the preparation of the further EIR.  
 
Although the proposed project does not include any specific development proposals or 
new uses, approval of the proposed Specific Plan Amendment would allow future 
development of the project site with regional retail/employment uses. The completed 
SEIR analysis has assumed buildout of regional retail/employment uses for the four 
parcels to minimize future CEQA review for future commercial projects consistent with 
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the CR/E and CE zones of the ELTSP. Additionally, the proposed project will be required 
to abide by the FAR outlined in the ELTSP.  

Issue Areas 

The SEIR will only evaluate the changes in the project, changes in circumstances, or new 
information that led to the preparation of the further EIR. Therefore, the focus of the SEIR 
will be on the potential new or substantially more severe significant impacts caused by 
such changes that were not evaluated in the prior EIR. Since the approval of the 1995 
ELTSP EIR, CEQA Guidelines have been amended. For example, lead agencies must 
now analyze greenhouse gas (GHG) emissions and energy of proposed projects, and the 
metric used for measuring transportation impacts is now vehicle miles traveled (VMT). 
The aforementioned changes to the CEQA Guidelines represent a change in 
circumstances since the certification of the ELTSP EIR. In addition, the potential exists 
for species not identified in the 1995 ELTSP EIR to now be present within the project site, 
which would represent new information leading to the preparation of a further EIR. 
Accordingly, the SEIR addresses Biological Resources, GHG Emissions and Energy, and 
Transportation. 
With the exception of Biological Resources, GHG Emissions and Energy, and 
Transportation, the remaining chapters of the 1995 ELTSP EIR remain applicable and the 
associated mitigation measures are still required. The SEIR identified mitigation 
measures, if necessary, to reduce all impacts to a less-than-significant level. 

Final SEIR and Response to Comments 

A SEIR was prepared for this project in accordance with CEQA. A Notice of Availability 
(NOA) of the Draft EIR was distributed and the SEIR was sent to the State Clearinghouse 
for distribution on January 11, 2024, for the 45-day public review period. The Draft SEIR 
was published on the City’s website at: https://www.antiochca.gov/community-
development-department/planning-division/environmental-documents  

A Final SEIR, which includes responses to comments and errors, has also been prepared 
and is located on the City’s website at the link above. 

Findings of fact for the SEIR and a Mitigation Monitoring and Reporting Program has been 
prepared and are included in the Resolution certifying the SEIR (see Attachment A). 

https://www.antiochca.gov/community-development-department/planning-division/environmental-documents
https://www.antiochca.gov/community-development-department/planning-division/environmental-documents
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ATTACHMENTS 

A. Resolution Recommending the City Council Certify the East Lone Tree Specific 
Plan Supplemental Environmental Impact Report  

Exhibit A – City Council SEIR Resolution and Findings 

Exhibit A – Mitigation Monitoring and Reporting Program  

B. Resolution Recommending the City Council Adopt the East Lone Tree Specific 
Plan Amendments 

C. Proposed East Lone Tree Specific Plan Text Amendments 



PLANNING COMMISSION 
RESOLUTION NO. 2024-** 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
RECOMMENDING CITY COUNCIL CERTIFY THE SUPPLEMENTAL 

ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE TREE SPECIFIC PLAN 
AMENDMENT PROJECT 

WHEREAS, the City of Antioch (“City”) is proposing to approve a Specific Plan 
Amendment, which would be a text amendment known as the East Lone Tree Specific 
Plan Project (“Project”), to modify the approval process for commercial development 
within the four Regional Retail/Employment (CR/E) and Employment Retail (CE) 
designated parcels of the East Lone Tree Specific Plan (ELTSP) Area; 

WHEREAS, the City, as lead agency under CEQA, has completed the Final 
Supplemental Environmental Impact Report (“Final SEIR” or “SEIR”) for the Project; 

WHEREAS, the City has determined that an SEIR to the ELTSP EIR is the 
appropriate CEQA document, given that only minor changes to the overall analysis 
contained in the ELTSP EIR were needed. All analysis and mitigation measures from the 
ELTSP EIR remain applicable to the Project, unless otherwise stated in the SEIR; 

WHEREAS, this document contains the City’s certification of the SEIR and its 
CEQA findings supporting approval of the Project considered in the SEIR. The Final SEIR 
has State Clearinghouse No. 1993111069; 

WHEREAS, a Draft Supplemental Environmental Impact Report (“Draft SEIR”) 
was released for a 45-day public and agency review on January 11, 2024. The Draft SEIR 
assesses the potential environmental effects of implementation of the Project, identifies 
means to eliminate or reduce potential adverse impacts, and evaluates a reasonable 
range of alternatives to the Project; 

WHEREAS, the Final SEIR comprises the Draft SEIR together with one additional 
volume that includes the comments on the Draft SEIR submitted by interested public 
agencies and organizations; written responses to the environmental issues raised in 
those comments; revisions to the text of the Draft SEIR reflecting changes made in 
response to comments and other information; and a Mitigation Monitoring and Reporting 
Program. The Final SEIR is hereby incorporated in this document by reference. 

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

WHEREAS, on July 17, 2024, the Planning Commission duly held a public hearing 
on the matter, and received and considered evidence, both oral and documentary;  

ATTACHMENT "A"
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WHEREAS, the Planning Commission considered all public comments received, 
the presentation by City staff, the staff report, and all other pertinent documents regarding 
the proposed request. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission does hereby make recommend the Antioch City Council make the necessary 
findings in compliance with CEQA and the CEQA Guidelines to certify the ELTSP SEIR 
as detailed in Exhibit A. 

* * * * * * *

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 17th day of July 
2024 by the following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 
_____________________________________ 

KEVIN SCUDERO 
Secretary to the Planning Commission 
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RESOLUTION NO. 2024/** 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ANTIOCH CERTIFYING 
THE SUBSEQUENT ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE 

TREE SPECIFIC PLAN PROJECT AS ADEQUATE FOR ADDRESSING THE 
ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT AND ADOPTING 

CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS, MITIGATION 
MEASURES AND A MITIGATION MONITORING AND REPORTING PROGRAM 

WHEREAS, the City of Antioch (“City”) is proposing to approve a Specific Plan 
Amendment, which would be a text amendment known as the East Lone Tree Specific 
Plan Project (“Project”), to modify the approval process for commercial development 
within the four Regional Retail/Employment (CR/E) and Employment Retail (CE) 
designated parcels of the East Lone Tree Specific Plan (ELTSP) Area; 

WHEREAS, the project site consists of an 87.82-acre site located in the eastern 
portion of the ELTSP Area on the eastern edge of the City of Antioch, California. The 
project site is bordered by the City of Oakley city limit to the east, the City of Brentwood 
city limit to the southeast, and the East Antioch Creek to the west. The site is identified 
by Assessor’s Parcel Numbers (APNs) 053-072-003, 053-072-025, 053-072-026, and 
056-120-095. The parcels that comprise the project site are zoned Specific Plan (S-P)
and are designated ELTSP Focus Area by the City’s General Plan. The majority of the
project site is designated as CR/E, and a small portion of the site is designated CE;

WHEREAS, the Project would modify the approval process for commercial 
development within the four CR/E and CE designated parcels of the ELTSP Area. The 
City is proposing to no longer require approval of a Planned Development (PD) Rezone, 
and would instead only require a Use Permit and Design Review approval by the City’s 
Planning Commission for commercial development within the CR/E and CE designated 
parcels of the Specific Plan. The Project would not involve specific development 
proposals at this time, and the Project would streamline future commercial development 
and minimize the need for further review under the California Environmental Quality Act 
(“CEQA”). The Project would also include an amendment to the ELTSP to require private 
Green Infrastructure facilities to be built as a result of the development of parcels; 

WHEREAS, the City, as lead agency under CEQA, has completed the Final 
Supplemental Environmental Impact Report (“Final SEIR” or “SEIR”) for the Project; 

WHEREAS, the City has determined that an SEIR to the ELTSP EIR is the 
appropriate CEQA document, given that only minor changes to the overall analysis 
contained in the ELTSP EIR were needed. All analysis and mitigation measures from the 
ELTSP EIR remain applicable to the Project, unless otherwise stated in the SEIR; 

WHEREAS, this document contains the City’s certification of the SEIR and its 
CEQA findings supporting approval of the Project considered in the SEIR. The Final SEIR 
has State Clearinghouse No. 1993111069; 
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WHEREAS, a Draft Supplemental Environmental Impact Report (“Draft SEIR”) 
was released for a 45-day public and agency review on January 11, 2024. The Draft SEIR 
assesses the potential environmental effects of implementation of the Project, identifies 
means to eliminate or reduce potential adverse impacts, and evaluates a reasonable 
range of alternatives to the Project; 

WHEREAS, the Final SEIR comprises the Draft SEIR together with one additional 
volume that includes the comments on the Draft SEIR submitted by interested public 
agencies and organizations; written responses to the environmental issues raised in 
those comments; revisions to the text of the Draft SEIR reflecting changes made in 
response to comments and other information; and a Mitigation Monitoring and Reporting 
Program. The Final SEIR is hereby incorporated in this document by reference. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows: 

CERTIFICATION OF THE FINAL SEIR 

The City Council of the City of Antioch (the “City Council”) certifies that it has been 
presented with the Final SEIR and that it has reviewed and considered the information 
contained in the Final SEIR prior to making the following findings. 

Pursuant to CEQA Guidelines Section 15090 (Title 14 of the California Code of 
Regulations, Section 15090) the City Council certifies that the Final SEIR has been 
completed in compliance with CEQA and the State CEQA Guidelines. The City Council 
certifies the Final SEIR for the Project as described above. 

The City Council further certifies that the Final SEIR reflects its independent 
judgment and analysis. 

FINDINGS 

Having received, reviewed, and considered the Final SEIR and other information 
in the record of proceedings, the City Council hereby adopts the following findings in 
compliance with CEQA and the CEQA Guidelines: 

Part A: Findings regarding the environmental review process and the contents of 
the Final SEIR. 

Part B: Findings regarding the significant environmental impacts of the Project and 
the mitigation measures for those impacts identified in the Final SEIR and adopted within 
the Mitigation Monitoring and Reporting Program, as well as the reasons that some 
potential mitigation measures are rejected. 
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Part C: Findings regarding the reasonableness of the range of alternatives 
evaluated in the Final SEIR. 

The City Council certifies that these findings are based on full appraisal of all 
viewpoints, including all comments received up to the date of adoption of these findings, 
concerning the environmental issues identified and discussed in the Final SEIR. The City 
Council adopts the findings in Parts A, B, and C for the Project. 

In addition to the findings regarding environmental impacts and mitigation 
measures, Part D, below, identifies the custodian and location of the record of 
proceedings, as required by CEQA. 

Part E describes the Mitigation Monitoring and Reporting Program for the Project. 
As described in Part E, the City Council hereby adopts the Mitigation Monitoring and 
Reporting Program as set forth in Exhibit A to these findings. 

Part A. Environmental Review Process 

Preparation of the SEIR 

The City completed the Draft SEIR for the Project and, beginning on January 11, 
2024, the City made the Draft SEIR available for review and comment. A Notice of 
Availability was published and the period for receipt of comments on the Draft SEIR 
remained open for 45 days. Copies of the Draft SEIR document were made available at 
the City of Antioch Community Development Department, located at Third and “H” 
Streets, Antioch, and on the City’s website at: www.ci.antioch.ca.us. During the comment 
period, the City received two comment letters from public agencies and two comments 
from groups.  

The Final SEIR was completed and available to commenting public agencies on 
or before July 1, 2024. 

The Final SEIR contains all of the comments received during the public comment 
period, together with written responses to significant environmental issues raised in those 
comments, which were prepared in accordance with CEQA and the CEQA Guidelines. 

The City Council finds and determines that the Final SEIR provides adequate, 
good faith, and reasoned responses to all comments raising significant environmental 
issues. 

Absence of Significant New Information 

CEQA Guidelines Section 15088.5 requires that a lead agency recirculate an EIR 
for further review and comment when significant new information is added to the EIR after 
public notice is given of the availability of a Draft EIR, but before certification of the Final 
EIR. New information added to an EIR is not “significant” unless the EIR is changed in a 
way that deprives the public of a meaningful opportunity to comment upon a substantial 
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adverse environmental effect of the project or a feasible way to mitigate or avoid such an 
effect that the project proponent declines to implement. Recirculation is not required 
where the new information added to the EIR merely clarifies or amplifies or makes 
insignificant modifications in an adequate EIR. The Guidelines provide examples of 
significant new information under this standard, which include the following:  

1. A new significant environmental impact that would result from the Project (or 
any alternative) or from a new mitigation measure proposed to be 
implemented. 

2. A substantial increase in the severity of an environmental impact would result 
unless mitigation measures are adopted that reduce the impact to a level of 
insignificance. 

3. A feasible project alternative or mitigation measure considerably different 
from others previously analyzed would clearly lessen the significant 
environmental impacts of the Project (or an alternative), but the Project's 
proponents decline to adopt it. 

4. The Draft EIR was so fundamentally and basically inadequate and conclusory 
in nature that meaningful public review and comment were precluded. 

Having reviewed all the information in the record, the City Council finds that 
significant new information has not been added to the Final SEIR since public notice was 
given of the availability of the Draft SEIR. New or substantial changes to the Draft SEIR 
were not proposed as a result of the public comment process. The Final SEIR responds 
to comments and makes only minor technical changes, clarifications or additions to the 
Draft SEIR. The minor changes, clarifications, or additions to the Draft SEIR do not 
identify any new significant impacts or substantial increase in the severity of any 
environmental impacts, and do not include any new mitigation measures that would have 
a potentially significant impact. Therefore, the City Council finds that recirculation of the 
SEIR is not required. 

Differences of Opinion Regarding the Impacts of the Project 

In making its determination to certify the Final SEIR and to approve the Project, 
the City Council recognizes that a range of technical and scientific opinion exists with 
respect to certain environmental issues. The City Council acknowledges that it has 
acquired an understanding of the range of this technical and scientific opinion by its review 
of the Draft SEIR, the comments received on the Draft SEIR and the responses to those 
comments in the Final SEIR, as well as testimony, letters, and reports regarding the Final 
SEIR and its own experience and expertise in these environmental issues. The City 
Council acknowledges that it has reviewed and considered, as a whole, the evidence and 
analysis presented in the Draft SEIR, the evidence and analysis presented in the 
comments on the Draft SEIR, the evidence and analysis presented in the Final SEIR, the 
information submitted on the Final SEIR, and the reports prepared by the experts who 
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prepared the SEIR, by the City’s consultants, and by staff, addressing those comments. 
The City Council acknowledges that it has gained a comprehensive and well-rounded 
understanding of the environmental issues presented by the Project. The City Council 
acknowledges that in turn, this understanding has enabled the City Council to make its 
decisions after weighing and considering the various viewpoints on these important 
issues. The City Council accordingly certifies that its findings are based on full appraisal 
of all of the evidence contained in the Final SEIR, as well as the evidence and other 
information in the record addressing the Final SEIR. 

Part B. Impacts and Mitigation Measures  

The City Council acknowledges that these findings provide the written analysis and 
conclusions of the City Council regarding the environmental impacts of the Project and 
the mitigation measures identified by the Final SEIR and adopted by the City Council 
within the Mitigation Monitoring and Reporting Program. It should be noted that the 
Mitigation Monitoring and Reporting Program adopted for the Project also includes the 
mitigation measures from the ELTSP EIR, in addition to the new mitigation measures from 
the SEIR identified below.  

1. Significant or Potentially Significant Impacts Mitigated to a Less-Than-
Significant Level.  

The following significant and potentially significant environmental impacts of the 
Project, including cumulative impacts, are being mitigated to a less-than-significant level 
and are set out below. Pursuant to Section 21081(a)(1) of CEQA and Section 15091(a)(1) 
of the CEQA Guidelines, as to each such impact, the City Council, based on the evidence 
in the record before it, finds that changes or alterations incorporated into the Project by 
means of conditions or otherwise, mitigate, avoid or substantially lessen these significant 
or potentially significant environmental impacts of the Project to a less-than-significant 
level. The basis for the finding for each identified impact is set forth below.   

Biological Resources 

Impact 4.1-1 Have a substantial adverse effect, either directly or through habitat 
modifications, on special-status plant species. 

 
Mitigation Measures: The following mitigation measure has been adopted to address this 
impact: 
 

4.1-1 Prior to the initiation of any future ground-disturbing activities on the 
project site, the project applicant shall retain a qualified biologist to 
conduct a planning-level special-status plant survey during the 
appropriate season to identify the species. Project construction shall 
not be initiated until the special-status plant survey is completed and 
mitigation is implemented, if necessary and required prior to starting 
construction.  
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A special-status plant survey report that includes the methods used, 
survey participants, and associated findings shall be prepared and 
submitted to the City no more than 30 days following the completion 
of the final site visit conducted as part of the survey. A record of any 
special-status plant species identified within the project site during 
the preconstruction surveys shall be submitted to the CNDDB. If new 
special-status plant populations are not found on the site during the 
appropriately timed surveys, additional mitigation is not required. If 
construction is not started within two years after the special-status 
plant survey is completed, the City may require additional special-
status plant surveys. 
 

If special-status plants are observed on the site during the survey, 
the populations shall be avoided to the maximum degree possible 
during project development, and a Mitigation and Monitoring Plan 
shall be prepared detailing the measures to be implemented to avoid 
the plant population. Measures shall include, but not be limited to, 
establishment of appropriate buffers during construction, fencing of 
the population prior to and during construction, and regular 
monitoring of the preserved population by a biologist during and after 
construction activities. The Mitigation and Monitoring Plan shall be 
implemented prior to the initiation of project grading. If the plant 
populations cannot be avoided, the applicant shall hire a qualified 
biologist to prepare a seed collection and replanting plan in 
coordination with the City of Antioch to reduce impacts to the 
identified special-status plant populations, subject to review and 
approval by the City of Antioch Community Development 
Department. 

 
Finding: Implementation of Mitigation Measure 4.1-1 would reduce potential impacts to 
special-status wildlife species to a less-than-significant level by requiring a planning-level 
special-status plant survey during the appropriate season to identify the species, which 
would ensure that special-status plant populations are avoided to the maximum extent 
possible. If the plant population cannot be avoided, the applicant would be required to 
hire a qualified biologist to prepare a seed collection and replanting plan in coordination 
with the City of Antioch. 
 
Impact 4.1-2 Have a substantial adverse effect, either directly or through habitat 

modifications, on special-status wildlife species. 
 
Mitigation Measures: The following mitigation measures have been adopted to address 
this impact: 
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American Badger 
4.1-2(a)  The project applicant shall retain a qualified biologist to conduct a 

preconstruction survey to determine the presence or absence of 
badgers no more than seven days prior to the initiation of any future 
ground-disturbing activities on the project site. If badgers are not 
identified, further mitigation is not required. If an active badger den is 
identified during preconstruction surveys within or immediately 
adjacent to an area subject to construction, a qualified biologist shall 
establish a construction-free buffer of up to 300 feet around the 
badger den. Once the biologist has determined that the badger has 
vacated the burrow, the burrow can be collapsed or excavated, and 
ground disturbance can proceed. Should the burrow be determined 
to be a natal or reproductive den, and because badgers are known 
to use multiple burrows in a breeding burrow complex, a biological 
monitor shall be present on-site during construction activities in the 
vicinity of the burrows to ensure that the buffer is adequate to avoid 
direct impact to individuals or natal/reproductive den abandonment. 
The monitor shall be required to be present until it is determined that 
the badger young are of an independent age and construction 
activities would not harm individual badgers. A written summary of 
the survey results shall be submitted to the City of Antioch 
Community Development Department. 

 
San Joaquin Kit Fox 
4.1-2(b) A qualified biologist shall conduct preconstruction surveys no more 

than 14 days prior to site grading to determine the presence or 
absence of kit fox. If kit fox is not identified during the surveys, further 
mitigation is not required. If an active kit fox den is identified during 
preconstruction surveys within or immediately adjacent to an area 
subject to construction, a qualified biologist shall establish a 
construction free buffer of up to 300 feet around the San Joaquin kit 
fox den. Once the biologist has determined that the San Joaquin kit 
fox has vacated the den, the den can be collapsed or excavated, and 
ground disturbance can proceed. Should the den be determined to 
be a natal or reproductive den, a biological monitor shall be present 
on-site during construction activities in the vicinity of the dens to 
ensure that the buffer is adequate to avoid direct impact to individuals 
or natal/reproductive den abandonment. The monitor shall be 
required to be present until it is determined that the young are of an 
independent age and construction activities would not harm 
individual San Joaquin kit fox. A written summary of the survey 
results shall be submitted to the City of Antioch Community 
Development Department. 
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Swainson’s Hawk 
4.1-2(c) Prior to the initiation of any future ground-disturbing activities on the 

project site that occur during the nesting season (March 15th to 
September 15th) within a half-mile of a potential nest tree, a qualified 
biologist shall conduct preconstruction surveys within the 
construction zones and adjacent lands to identify any nesting pairs 
of Swainson’s hawks within 14 days prior to the onset of ground 
disturbance. Preconstruction surveys are not required for 
construction activities located farther than a half-mile from a potential 
nest tree. Surveys shall follow the protocol in the Recommended 
Timing and Methodology for Swainson’s Hawk Nesting Surveys in 
California’s Central Valley (Swainson’s Hawk Technical Advisory 
Committee 2000), including the survey period lengths identified 
therein. A written summary of the survey results shall be submitted 
to the City of Antioch Community Development Department. 

 
If active nests are not found during preconstruction surveys, further 
mitigation is not necessary. If any active nests are discovered in or 
near proposed construction zones, the qualified biologist shall 
establish a suitable construction-free buffer around the active nest 
site. The buffer shall be identified on the ground with flagging or 
fencing and shall be maintained until the qualified biologist has 
determined that the young have fledged.  

 
Western Burrowing Owl 
4.1-2(d) Prior to the initiation of any future ground-disturbing activities on the 

project site, a preconstruction survey for burrowing owls shall be 
conducted. The CDFG’s Staff Report on Burrowing Owl Mitigation 
(CDFG 2012) states that take avoidance (preconstruction) surveys 
shall be conducted within 14 days prior to ground disturbance. As 
burrowing owls may recolonize a site after only a few days, time 
lapses between project activities trigger subsequent take avoidance 
surveys, including, but not limited to, a final survey conducted within 
24 hours prior to ground disturbance to ensure absence of the 
species. Surveys shall ensure 100 percent visual coverage. The 
results of the survey shall be submitted to the City of Antioch 
Community Development Department. 

 
If burrowing owls or fresh sign of burrowing owls are not observed 
during preconstruction surveys, further mitigation is not required and 
construction may proceed. If burrowing owls or their recent sign are 
detected on the site, occupied burrows shall be identified by the 
monitoring biologist and a construction-free buffer shall be 
established as determined by a qualified biologist and maintained 
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until the qualified biologist has determined the burrowing owl has 
abandoned the burrow.  

 
White-tailed Kite and Other Nesting Birds and Raptors 
4.1-2(e) Prior to the initiation of any future ground-disturbing activities or tree 

removal on-site during the breeding season (typically between 
February 1st and August 31st), the project applicant shall retain a 
qualified biologist to conduct preconstruction migratory bird and 
raptor nesting surveys within 14 days prior to the onset of ground 
disturbance. The nesting migratory bird surveys shall cover the 
project site and the raptor nesting surveys shall encompass the site 
and lands within 250 feet of the site, where accessible. A written 
summary of the survey results shall be submitted to the City of 
Antioch Community Development Department. If nesting migratory 
birds or raptors are not identified during the surveys, further 
mitigation is not required. 

 
If nesting migratory birds or raptors are identified during the surveys, 
an appropriate construction-free buffer shall be established. The 
actual size of the buffer, which would be determined by the qualified 
biologist, will depend on the species, topography, and type of activity 
that would occur in the vicinity of the nest. The project buffer shall be 
monitored periodically by the qualified biologist to ensure 
compliance. Construction or earth-moving activity shall not occur 
within the established buffer until determined by a qualified biologist 
that the young have fledged. 

 
Finding: Implementation of Mitigation Measures 4.1-2(a) through 4.1-2(e) would reduce 
potential impacts to special-status wildlife species to a less-than-significant level by 
requiring completion of preconstruction surveys and implementation of appropriate 
avoidance measures. 
 
Impact 4.1-5 Conflict with any local policies or ordinances protecting biological 

resources, such as a tree preservation policy or ordinance. 
 
Mitigation Measures: The following mitigation measure has been adopted to address this 
impact: 
 

4.1-5 Prior to any tree removal, an arborist report shall be prepared by a 
certified arborist and submitted to the City of Antioch Community 
Development Department for review and approval. In conjunction 
with submittal of the arborist report, a site plan showing all trees 
proposed for removal shall be submitted. All trees that are legally 
removed as part of the proposed project shall be replaced according 
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to the following schedule, to the satisfaction of the City of Antioch 
Community Development Department: 

 
1. Each established tree: two 24-inch box trees. 
2. Each mature tree: two 48-inch box trees. 

 
The locations and sizes of the replacement trees shall be clearly 
shown on the final landscape plans, which shall be submitted to the 
City of Antioch Community Development Department for review and 
approval prior to building permit issuance for any future development 
within the project site. 

 
Finding: Implementation of Mitigation Measure 4.1-5 would reduce impacts related to 
conflicting with a tree preservation policy to a less-than-significant level by ensuring that 
all trees that are determined to meet the tree criteria established in Section 9-5.1205 of 
the City’s Municipal Code that are removed due to project buildout would be replaced 
appropriately. 
 
Impact 4.2-2 Generate greenhouse gas (GHG) emissions, either directly or 

indirectly, that may have a significant impact on the environment, or 
conflict with an applicable plan, policy, or regulation adopted for the 
purpose of reducing the emissions of GHGs. 

 
Mitigation Measure: The following mitigation measure has been adopted to address this 

impact: 
 

4.2-2  The following requirements shall be noted on all future project 
improvement plans, subject to review and approval by the City of 
Antioch Community Development Department: 

 
• Consistent with the BAAQMD’s Buildings standard a., natural 

gas shall be prohibited in any structures proposed within the 
project site. 

• Consistent with the BAAQMD’s Transportation criterion b., 
future development on the project site shall be constructed to 
include electric vehicle (EV) parking spaces consistent with 
the most recently adopted CALGreen Code Tier 2 off-street 
EV requirements. 
 

Finding: Implementation of Mitigation Measure 4.2-2 would reduce impacts associated 
with conflicts with an applicable plan, policy, or regulation adopted for the purpose of 
reducing the emissions of GHGs to a to a less-than-cumulatively considerable level by 
requiring the Project to be consistent with the Bay Area Air Quality Management District’s 
(BAAQMD’s) Building standard of prohibiting natural gas and Transportation criterion of 
requiring future development to include EV parking spaces, consistent with the most 
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recently adopted California Green Building Standards (CALGreen) Code Tier 2 off-street 
EV requirements.  
 
Impact 4.3-1 Conflict with a program, plan, ordinance, or policy addressing the 

circulation system during construction activities. 
 
Mitigation Measure: The following mitigation measure has been adopted to address this 

impact: 
 

4.3-1  Prior to the issuance of any grading and/or building permits for any 
CR/E or CE designated site within the ELTSP area, the project 
applicant that is proposing to develop a CR/E or CE designated site 
shall submit a construction management plan for the applicable site, 
subject to review and approval by the City Engineer. The 
requirements within the construction management plan shall include, 
but are not necessarily limited to, the following elements: 

 
• Project staging plan to maximize on-site storage of materials 

and equipment; 
• A set of comprehensive traffic control measures, including 

scheduling of major truck trips and deliveries to avoid peak 
hours; lane closure proceedings; signs, cones, and other 
warning devices for drivers; and designation of construction 
access routes; 

• Permitted construction hours; 
• Location of construction staging; 
• Identification of parking areas for construction employees, site 

visitors, and inspectors, including on-site locations; and 
• Provisions for street sweeping to remove construction related 

debris on public streets. 
 
Finding: Implementation of Mitigation Measure 4.3-1 would require preparation of a 
construction management plan for development of any CR/E or CE designated site within 
the ELTSP area. Thus, impacts associated with conflicts with a program, plan, ordinance, 
or policy addressing the circulation system during construction activities would be 
reduced to a to a less-than-significant level.  

The City Council acknowledges that in making these findings, the City Council has 
considered the opinions of other agencies and members of the public, including opinions 
that disagree with some of the analysis and significance thresholds used in the SEIR. The 
City Council finds that the determination of significance thresholds is a judgment within 
the discretion of the City Council; the significance thresholds used in the SEIR are 
supported by substantial evidence in the record, including the expert opinion of the SEIR 
preparers and City staff; and the significance thresholds used in the SEIR provide 
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reasonable and appropriate means of assessing the significance of the adverse 
environmental effects of the Project. 

In particular, the SEIR relied on significance criteria for evaluating impacts that are 
tailored to this type of project. The criteria used in this SEIR to determine whether an 
impact is or is not “significant” are based on (a) CEQA-stipulated “mandatory findings of 
significance” listed in CEQA Guidelines section 15065; (b) the relationship of the Project 
effect to the adopted policies, ordinances and standards of the City and of responsible 
agencies; and (c) commonly accepted practice and the professional judgment of the SEIR 
authors and City staff. 

A full explanation of the environmental findings and conclusions can be found in 
the Final SEIR and these findings hereby incorporate by reference the discussion and 
analysis in the Final SEIR supporting the Final SEIR’s determinations regarding the 
Project’s impacts and mitigation measures designed to address those impacts. In making 
these findings, the City Council ratifies, adopts, and incorporates the analysis and 
explanation in the Final SEIR, and ratifies, adopts, and incorporates in these findings the 
determinations and conclusions of the Final SEIR relating to environmental impacts and 
mitigation measures, except to the extent any such determinations and conclusions are 
specifically and expressly modified by these findings.   

The City Council adopts, and incorporates as conditions of approval of the Project, 
the mitigation measures set forth in the Mitigation Monitoring and Reporting Program 
attached to these findings as Exhibit A to reduce or avoid the potentially significant and 
significant impacts of the Project. The City Council acknowledges that in adopting these 
mitigation measures, the City Council intends to adopt each of the mitigation measures 
recommended for approval by the Final SEIR. Accordingly, in the event a mitigation 
measure recommended in the Final SEIR has inadvertently been omitted from Exhibit A, 
such mitigation measure is hereby adopted and incorporated in the findings below by 
reference. In addition, in the event the language describing a mitigation measure set forth 
in Exhibit A fails to accurately reflect the mitigation measures in the Final SEIR due to a 
clerical error, the language of the mitigation measure as set forth in the Final SEIR shall 
control, unless the language of the mitigation measure has been specifically and 
expressly modified by these findings. 

The City Council hereby finds that the adopted mitigation measures are changes 
or alterations that have been required in, or incorporated into, the Project which reduce 
or avoid significant effects on the environment to the maximum extent feasible.   

Part C. Alternatives 

Summary of Discussion of Alternatives in the Final SEIR 

The Draft SEIR evaluates two potential alternatives to the Project. The Draft SEIR 
examines the environmental impacts of each alternative in comparison with the Project 
and the relative ability of each alternative to satisfy Project objectives. 
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Findings Relating to Alternatives 

In making these findings, the City Council certifies that it has independently 
reviewed and considered the information on alternatives provided in the Final SEIR, 
including the information provided in comments on the Draft SEIR and the responses to 
those comments in the Final SEIR. The Draft SEIR’s discussion and analysis of these 
alternatives is not repeated in these findings, but the discussion and analysis of the 
alternatives in the Draft SEIR is incorporated in these findings by reference. 

The Draft SEIR describes and evaluates in detail two alternatives to the Project. 
The City Council acknowledges that the reasons for the City Council’s decision to approve 
the Project instead of the remaining alternatives are presented below. The City Council 
finds that the Project would satisfy the Project Objectives, and the remaining alternatives 
are unable to satisfy the Project objectives to the same degree as the Project. The City 
Council further finds that, on balance, none of the remaining alternatives has 
environmental advantages over the Project that are sufficiently great to justify approval of 
such an alternative instead of the Project, in light of each such alternative’s inability to 
satisfy the Project objectives to the same degree as the Project. Accordingly, the City 
Council determines to approve the Project instead of approving one of the remaining 
alternatives. 

  Description of Project Objectives 

The Project objectives are the following: 

1. Facilitate economic development within the City of Antioch. 
2. Facilitate commercial development in order to increase employment 

opportunities within Antioch. 
3. Encourage a land use mix in Antioch that supports an economically vibrant 

and high amenity community. 
4. Streamline future commercial project approvals consistent with the 

ELTSP. 
5. Minimize future CEQA review for commercial projects consistent with the 

ELTSP. 
 
Discussion and Findings Relating to the Alternatives Evaluated in the 
Draft SEIR 

 
Chapter 6 of the Draft SEIR evaluates the following two alternatives, which are 

summarized below: 
 

• No Project (No Build) Alternative; and  

• 100 Percent Employment Alternative. 

No Project (No Build) Alternative.  
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Under CEQA, a “no-project alternative” compares the impacts of proceeding with 
a proposed project with the impacts of not proceeding with the proposed project. A no-
project alternative describes the existing environmental conditions, along with a 
discussion of what would be reasonably expected to occur at the site in the foreseeable 
future, based on current plans and consistent with available infrastructure and community 
services. 

In the case of the proposed project, the No Project Alternative could be analyzed 
under two different scenarios: the No Project (No Build) Alternative and the No Project 
(Buildout Pursuant to Existing ELTSP) Alternative. The No Project (Buildout Pursuant to 
Existing ELTSP) Alternative would still allow for regional retail and/or employment uses 
to be developed on the project site, which would result in identical impacts as the 
proposed project. The No Project (No Build) Alternative would result in the continuation 
of the existing conditions of the project site, which is currently undeveloped, consisting 
primarily of non-native vegetation, with the exception of APN 053-072-003, which is 
partially developed with a single-family residence and associated outbuildings. Because 
implementation of the No Project (No Build) Alternative would result in the site remaining 
under current conditions, physical environmental impacts associated with the proposed 
project would not occur. Therefore, implementation of the No Project (No Build) 
Alternative would result in fewer overall impacts compared to that of the Project. However, 
the City’s General Plan identifies the site as an area suitable for development; as such, 
the No Project (No Build) Alternative would not fulfill the stated aims of the City’s General 
Plan. In addition, the alternative would not fulfill any of the project’s objectives. 

On balance, the environmental benefits that might be achieved with the No Project 
(No Build) Alternative are outweighed by the failure to achieve any of the Project 
objectives, and the City Council rejects this alternative. 

100 Percent Employment Alternative.  

The 100 Percent Employment Alternative would modify the approval process for 
commercial development within the CR/E and CE designated parcels of the ELTSP Area 
to no longer require approval of a PD Rezone, and would instead only require a Use 
Permit and Design Review approval by the City’s Planning Commission for commercial 
development within the CR/E and CE designated parcels of the ELTSP Area. The 
approval process modification would still require approval of a Specific Plan Amendment. 
However, whereas the proposed project would allow for a mix of regional retail and 
employment uses within the project site, the 100 Percent Employment Alternative would 
consist of buildout of the project site with entirely employment uses. As such, the 
Alternative would develop a total of 1,530,176 square feet (sf) of employment uses within 
the project site, including up to 317,291 sf on Parcel 1 (APN 056-120-095), 683,021 sf on 
Parcel 2 (APN 053-072-026), 113,604 sf on Parcel 3 (APN 053-072-003) and 416,259 sf 
on Parcel 4 (APN 053-072-025). The total disturbance area would be identical to the 
proposed project.  
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The Draft SEIR determined that the 100 Percent Employment Alternative would be 
capable of fully or partially meeting all project objectives because the Alternative would 
still facilitate economic development within the City of Antioch, streamline future 
commercial project approvals consistent with the ELTSP, and minimize future CEQA 
review for commercial projects consistent with the ELTSP.  

Total unmitigated annual operational GHG emissions for the first year of full 
operations on the project site would be less than what would occur under project 
conditions. However, the applicable BAAQMD thresholds of significance for GHG 
emissions are qualitative, and the information regarding GHG emissions is provided for 
disclosure purposes only. Similar to the proposed project, because specific development 
proposals do not currently exist for the potential future development of the project site, 
the prohibition of natural gas appliances and plumbing on-site, and compliance with the 
most recently adopted CALGreen Tier 2 off-street EV requirements cannot be ensured at 
this time, and the Alternative would still require Mitigation Measure 4.1-2. Additionally, the 
Alternative would result in similar impacts related to biological resources and 
transportation as the proposed project. As a result, the significant impacts identified for 
the Project would still be expected to occur under the Alternative, and all mitigation 
measures would still be required.  

Although the 100 Percent Employment Alternative would achieve all of the project 
objectives, impacts would be similar and all identified mitigation measures would still be 
required for the Project. As such, the City Council rejects this alternative. 

Findings Regarding Reasonable Range of Alternatives 

The City Council finds that the range of alternatives evaluated in the EIR reflects 
a reasonable attempt to identify and evaluate various types of alternatives that would 
potentially be capable of reducing the Project’s environmental effects, while 
accomplishing most but not all of the Project objectives. The City Council finds that the 
alternatives analysis is sufficient to inform the City Council and the public regarding the 
tradeoffs between the degree to which alternatives to the Project could reduce 
environmental impacts and the corresponding degree to which the alternatives would 
hinder the City’s ability to achieve the Project objectives. 

Part D. Record of Proceedings 

Various documents and other materials constitute the record upon which the City 
Council bases these findings and the approvals contained herein. The location and 
custodian of these documents and materials is: Zoe Merideth, Planning Manager, City of 
Antioch, 200 H Street, Antioch, CA 94531.  

Part E. Mitigation Monitoring and Reporting Program 

In accordance with CEQA and the CEQA Guidelines, the City Council must adopt 
a mitigation monitoring and reporting program to ensure that the mitigation measures 
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adopted herein are implemented. The City Council hereby adopts the Mitigation 
Monitoring and Reporting Program for the Project attached to these findings as Exhibit A. 
The Mitigation Monitoring and Reporting Program includes the mitigation measures from 
the ELTSP EIR, as well as the mitigation measures from the SEIR.  

NOW THEREFORE BE IT FURTHER RESOLVED that the Environmental Impact 
Report for the East Lone Tree Specific Plan Project is HEREBY CERTIFIED pursuant to 
the California Environmental Quality Act. All feasible mitigation measures for the Project 
identified in the Environmental Impact Report and accompanying studies are hereby 
incorporated into this approval. 

* * * * * * * * 

I HEREBY CERTIFY that the foregoing resolution was adopted by the City Council 
of the City of Antioch at a regular meeting thereof held on the __th day of ____________, 
2024, by the following vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

_____________________________________ 
ELLIE HOUSEHOLDER 

CITY CLERK OF THE CITY OF ANTIOCH 
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July 2024 

Chapter 4 – Mitigation Monitoring and Reporting Program 
Page 4-1 

4.1 INTRODUCTION 
Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of either a “mitigated negative declaration” or specified 
environmental findings related to an EIR. 

The following is the Mitigation Monitoring and Reporting Program (MMRP) for the East Lone Tree 
Specific Plan (ELTSP) Project (proposed project). The intent of the MMRP is to ensure 
implementation of the mitigation measures identified within the ELTSP Environmental Impact 
Report (EIR), certified by the City of Antioch City council in August 1995, as well as any modified 
and new mitigation measures identified within the Supplemental EIR (SEIR). Unless otherwise 
noted, the cost of implementing the mitigation measures as prescribed by this MMRP shall be 
funded by the applicants of future development projects proposed within the project site. 

4.2 COMPLIANCE CHECKLIST 
The MMRP contained herein is intended to satisfy the requirements of CEQA as they relate to 
the 1995 ELTSP EIR and SEIR prepared by the City of Antioch. This MMRP is intended to be 
used by City staff and mitigation monitoring personnel to ensure compliance with mitigation 
measures during project implementation. Mitigation measures identified in this MMRP were 
developed in the 1995 ELTSP EIR and SEIR that were prepared for the proposed project. 

The 1995 ELTSP EIR and SEIR present a detailed set of mitigation measures that will be 
implemented throughout the lifetime of the project. Mitigation is defined by CEQA Guidelines, 
Section 15370, as a measure that: 

• Avoids the impact altogether by not taking a certain action or parts of an action;
• Minimizes impacts by limiting the degree or magnitude of the action and its

implementation;
• Rectifies the impact by repairing, rehabilitating, or restoring the impacted environment;
• Reduces or eliminates the impact over time by preservation and maintenance operations

during the life of the project; or
• Compensates for the impact by replacing or providing substitute resources or

environments.

The intent of the MMRP is to ensure the implementation of adopted mitigation measures. The 
MMRP will provide for monitoring of construction activities as necessary and in-the-field 
identification and resolution of environmental concerns. 

This MMRP includes changes to the previous MMRP included in the Final 1995 ELTSP EIR. New 
text is indicated in double underline and text to be deleted is reflected by a strike through. 

4. MITIGATION MONITORING AND
REPORTING PROGRAM 

EXHIBIT A
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Monitoring and documenting the implementation of mitigation measures will be coordinated by 
the City of Antioch. The table in Section 4.3 identifies the mitigation measure, the monitoring 
action for the mitigation measure, the responsible party for the monitoring action, and timing of 
the monitoring action. The applicant will be responsible for fully understanding and effectively 
implementing the mitigation measures contained within the MMRP. The City will be responsible 
for monitoring compliance.  

4.3 MITIGATION MONITORING AND REPORTING PROGRAM 
The following table indicates the mitigation measure number, the impact the measure is designed 
to address, the measure text, the monitoring agency, implementation schedule, and an area for 
sign-off indicating compliance.  
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PLANNING COMMISSION 
RESOLUTION NO. 2024-XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
RECOMMENDING CITY COUNCIL APPROVE THE EAST LONE TREE SPECIFIC 

PLAN AMENDMENT 

WHEREAS, the City of Antioch (“City”) is proposing to approve a Specific Plan 
Amendment, which would be a text amendment known as the East Lone Tree Specific 
Plan Project (“Project”), to modify the approval process for commercial development 
within the four Regional Retail/Employment (CR/E) and Employment Retail (CE) 
designated parcels of the East Lone Tree Specific Plan (ELTSP) Area; 

WHEREAS, the project site consists of an 87.82-acre site located in the eastern 
portion of the ELTSP Area on the eastern edge of the City of Antioch, California. The 
project site is bordered by the City of Oakley city limit to the east, the City of Brentwood 
city limit to the southeast, and the East Antioch Creek to the west. The site is identified 
by Assessor’s Parcel Numbers (APNs) 053-072-003, 053-072-025, 053-072-026, and 
056-120-095. The parcels that comprise the project site are zoned Specific Plan (S-P)
and are designated ELTSP Focus Area by the City’s General Plan. The majority of the
project site is designated as CR/E, and a small portion of the site is designated CE;

WHEREAS, the Project would modify the approval process for commercial 
development within the four CR/E and CE designated parcels of the ELTSP Area. The 
City is proposing to no longer require approval of a Planned Development (PD) Rezone, 
and would instead only require a Use Permit and Design Review approval by the City’s 
Planning Commission for commercial development within the CR/E and CE designated 
parcels of the Specific Plan. The Project would not involve specific development 
proposals at this time, and the Project would streamline future commercial development 
and minimize the need for further review under the California Environmental Quality Act 
(“CEQA”). The Project would also include an amendment to the ELTSP to require private 
Green Infrastructure facilities to be built as a result of the development of parcels; 

WHEREAS, on July 17, 2024, the Antioch Planning Commission recommended 
the Antioch City Council certify the Supplemental Environmental Impact Report (SEIR) 
for the East Lone Tree Specific Plan Project as adequate for addressing the 
environmental impacts of the proposed project and adopting the California Environmental 
Quality Act (CEQA) Findings, Mitigation Measures, and a Mitigation Monitoring and 
Reporting Program (MMRP); 

WHEREAS, the primary purpose of the Specific Plan Amendment is to facilitate 
economic development within the City of Antioch; facilitate commercial development in 
order to increase employment opportunities within Antioch; encourage a land use mix in 
Antioch that supports an economically vibrant and high amenity community; streamline 
future commercial project approvals consistent with the ELTSP; and minimize future 
California Environmental Quality Act (CEQA) review for commercial projects consistent 
with the ELTSP; and 

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

WHEREAS, on July 17, 2024, the Planning Commission duly held a public hearing 
on the matter, and received and considered evidence, both oral and documentary;  

WHEREAS, the Planning Commission considered all public comments received, 
the presentation by City staff, the staff report, and all other pertinent documents regarding 
the proposed request. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission does hereby make the following findings for recommending City Council 
approval of the Specific Plan Amendment: 

1. The proposed project conforms to the provisions and standards of the ELTSP
because the proposed amendment is internally consistent with all other
provisions of the ELTSP and does not conflict with any of the previously
adopted Goals, Policies and Programs of the General Plan;

2. The proposed Amendment is necessary to implement the goals and objectives
of the General Plan because the project will provide additional jobs and sales
taxes to the City;

3. The proposed Amendment will not be detrimental to the public interest,
convenience, and general welfare of the City because the Amendment will
result in a logical placement of land uses consistent with the overall intent of
the ELTSP; and

4. The proposed project will not cause environmental damage because the
ELTSP SEIR determined that all potential environmental impacts would be less
than significant with mitigations incorporated.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission does hereby make the following findings for recommending City Council 
approval of the Specific Plan Amendment, as required in Section 9.5 of the ELTSP: 

A. Changes in the community have occurred since the adoption of the Specific
Plan warranting an amendment as requested.

Since the adoption of the ELTSP, the majority of the Specific Plan area has
been built out and the City of Antioch has grown substantially. The change in
the processing of entitlements does not change the goals and objectives of the
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plan, and instead creates an entitlement process that mirrors other areas of the 
City.   

B. The change will benefit the Specific Plan area.

The Amendments will allow for the streamlining of future commercial projects
and minimize future CEQA review for projects, which both further the goals of
the ELTSP to develop commercial areas in the Specific Plan with commercial
uses.

C. The change is in conformance with the adopted General Plan.

The project will provide additional jobs and tax revenue to the City, which will
implement the goals and objectives of the General Plan. The proposed
amendments are consistent with the ELTSP and the General Plan designation
of Specific Plan.

D. The change will not adversely affect adjacent properties and can be properly
serviced.

The change will not adversely affect because this is a procedural change to the
processing of entitlements and does not affect the land uses. A public hearing
will still be required giving adjacent property owners an opportunity to provide
public comment regarding any project.

E. The physical constraints of the property are such that the change is warranted.

The proposed changes are not physical in nature and rather related to
processes. Therefore, this finding is not applicable to the project.

NOW, THEREFORE, BE IT FURTHER RESOLVED AND DETERMINED, that the 
Planning Commission hereby recommends City Council APPROVAL of the Specific Plan 
Amendment removing the requirement of a Planned Development rezone approval for 
sites identified by APN 053-072-003, 053-072-025, 053-072-026, and 056-120-095. The 
CR/E and CE designated parcels would only require a Use Permit and Design Review 
approval by the City’s Planning Commission for commercial development. 
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* * * * * * *

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 17th day of July 
2024, by the following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

_____________________________________ 
KEVIN SCUDERO 

Secretary to the Planning Commission 
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Proposed East Lone Tree Specific Plan Text Amendment 
ARTICLE 3: LAND USE 

SECTION 3.3: Land Use Districts 

All proposed developments within the ELTA shall comply with the procedures set forth in 
Section E.1 of the Zoning Ordinance for Planned Developments. Each such development 
shall comply with the land use provisions, design standards, and other elements of this 
Specific Plan. (See also Section 3.5 for special land-use provisions relating to several of 
these districts.) 

• CR/E. Whereas the CR site is reserved for regional retail use only, the two CR/E
sites may be developed for regional retail or employment. In addition, the following
criteria must be met:

o A maximum of two drive-throughs will be allowed, per existing parcel,
resulting in eight total for the entire area.

o Automotive uses are not allowed including gas stations, with the exception
of regional auto dealerships, which could offer ancillary repair and
maintenance services.

• CE Employment Retail. The employment retail district is the place for the
restaurants and service providers that the employment center requires to function.
It also, however, provides a sense of identity, vitality, and urbanity to what is
otherwise a low, spread-out campus of largely internalized workplaces. The design
of this retail place should create a human-scaled cluster of activity at the heart of
the campus. In addition, the following criteria must be met:

o A maximum of two drive-throughs will be allowed, per existing parcel,
resulting in eight total for the entire area.

o Automotive uses are not allowed including gas stations, with the exception
of regional auto dealerships, which could offer ancillary repair and
maintenance services.

SECTION 3.4: Site, Height and Density Criteria 

(i) Each site with this designation shall be developed as a single project. While
development of each project may be phased, it shall follow a single master plan
for the entire site. Development on any portion of a site shall not be approved
until an overall master plan is approved for the entire site as part of the required
Use Permit and Design Review process. For the purposes of this provision, the
term ‘site’ shall be defined as one or more contiguous parcels with the same
designation, undivided by streets or other public lands.

SECTION 3.5: Special Provisions 

ATTACHMENT "C"
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Certain of the districts described in 3.3 are subject to special provisions regarding 
permitted uses. 

• CR Regional Retail. The future construction of the Route 4 Bypass and Laurel
Road, and the widening of Lone Tree Way, do create the potential for regional retail
development at these two interchanges. However, premature, suboptimal
development could destroy this potential, both by precluding the land assembly
required for a major regional center, and by degrading the image of the location
with low-quality projects.

The four parcel 3 sites designated CR or CR/E shall each be developed as a single
project. While development on a CR or CR/E site may be phased, it shall follow a
single master plan for the entire site. Development on any portion of a CR or CR/E
site shall not be approved until an overall master plan is approved for the entire
site as part of the required Use Permit and Design Review process.

Given that it may be several years before the Route 4 Bypass and/or Sunset Drive
are is constructed, interim uses may be located in the CR or CR/E designations
where planned construction of Sunset Drive will impact the sites. Interim uses are
defined as those which are short term in nature, and which do not clearly fit the
land use districts as defined in section 3.3. Such interim uses would be subject to
use permit approval by the Planning Commission, and all required use permit
findings must be made. In addition, the following criteria must be met:

o The use must be determined to be short term in nature, with the duration of
the use being tied to the estimated timing for construction of the Route 4
Bypass and/or Sunset Drive.

o Guarantees must be included to ensure the removal of the use at the time
specified in the use permit.

o The level of capital investment must be consistent with the short-term nature
of the site.

ARTICLE 9: SPECIFIC PLAN ADMINISTRATION 

SECTION 9.2: Development Entitlement Process 

Planned Development Process: 

All developments within the Specific Plan Area are required to go through the 
Planned Development Review process as determined by Section 23 of the Antioch 
Municipal Zoning Code. Exceptions to this requirement are identified in Section 9.4 and 
as described in CR/E and CE section below. The Planned Development This process 
requires the following major steps: 
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A. The submittal and approval of a preliminary development plan. While
optional under the Zoning Ordinance, this is a requirement of the Specific
Plan.

B. The submittal and approval of Planned Development Zoning and a Final
Development Plan as specified in the Antioch Municipal Code (Section 23).

C. The submittal and approval of a use permit for each phase of development
as specified in the Antioch Municipal Code (Section 27).

D. As a requirement in all Specific Plan updates and in compliance with the
City’s NPDES permit’s C.3 provision, private Green Infrastructure facilities
shall be built as a result of the development of parcels. Green Infrastructure
is intended to improve storm water quality, reduce flood risk, and provide
other environmental and health benefits to the City of Antioch. In addition,
as part of the Design Review process and related street frontage
improvements, the City of Antioch shall identify and pursue opportunities for
Green Infrastructure on private and public property.

All of the discretionary actions required as part of the Final Development Plan 
process shall include a finding of consistency with the East Lone Tree Specific Plan 
consistent with State law. 

In addition to the submittal requirement identified in the Antioch Municipal Code, 
for Preliminary and Final Development Plan identified in the Antioch Municipal Code, the 
following information shall be submitted:  

 A cut and fill map showing proposed site grading with the Preliminary Development
Plan.

 Conceptual architecture of residential units, including range of unit sizes with the
Final Development Plan.

 Streetscape depicting typical mix of "garage forward" and "house forward" units
with the Final Development Plan.

 Photo montages or other visual analysis shall be required at the discretion of the
Planning Commission with the Preliminary or Final Development Plan.

 A phasing plan identifying the anticipated increments of development and the
infrastructure proposed to be constructed as part of each phase.

CR/E Regional Retail/Employment and CE Employment Retail 

Development of four parcels zoned CR/E and CE (APNs 053-072-003, 053-072-
025, 053-072-026, and 056-120-095) shall require a Use Permit and Design Review by 
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the Planning Commission and not the Planned Development process described above. 
The Use Permit and Design Review process shall be as outlined in Articles 26 and 27 of 
the Antioch Municipal Code. 

SECTION 9.6: Environmental Documentation 

The project level Environmental Impact Report (EIR) and Supplemental EIR 
certified for this Specific Plan are is intended to provide adequate environmental 
documentation for future projects in the area. This project level EIR and Supplemental 
EIR are is at a sufficient level of detail to serve as appropriate environmental 
documentation for subsequent Entitlements, except as noted below. The following 
policies will guide the determination of need for additional environmental information or if 
a further environmental determination is needed. 

A. An environmental determination will be required for Specific Plan
amendments, which may result in a negative declaration or additional EIR
work depending on the scope of the amendment as determined by the City.

B. If it is determined that a development proposal will have environmental
impacts not originally addressed in the project level EIR or Supplemental
EIR, then additional environmental study or mitigation may be required.

C. In cases where the certified EIR and Supplemental EIR for the Specific Plan
calls for additional environmental information, this information will be
provided as part of the application submittal process.

C4


	ADPE052.tmp
	PLANNING COMMISSION
	RESOLUTION NO. 2024-**
	RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH RECOMMENDING CITY COUNCIL CERTIFY THE SUPPLEMENTAL ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE TREE SPECIFIC PLAN AMENDMENT PROJECT

	ADP9394.tmp
	RESOLUTION NO. 2024/**
	RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ANTIOCH CERTIFYING THE SUBSEQUENT ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE TREE SPECIFIC PLAN PROJECT AS ADEQUATE FOR ADDRESSING THE ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT AND ADOPTING CALIFORN...
	CERTIFICATION OF THE FINAL SEIR
	FINDINGS
	Part A. Environmental Review Process
	Preparation of the SEIR
	Absence of Significant New Information
	Differences of Opinion Regarding the Impacts of the Project

	Part B. Impacts and Mitigation Measures
	Part C. Alternatives
	Summary of Discussion of Alternatives in the Final SEIR
	Findings Relating to Alternatives
	Description of Project Objectives
	Findings Regarding Reasonable Range of Alternatives


	Part D. Record of Proceedings
	Part E. Mitigation Monitoring and Reporting Program


	ADPD5D7.tmp
	PLANNING COMMISSION
	RESOLUTION NO. 2024-XX
	RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH RECOMMENDING CITY COUNCIL APPROVE THE EAST LONE TREE SPECIFIC PLAN AMENDMENT

	ADP2991.tmp
	PLANNING COMMISSION
	RESOLUTION NO. 2024-**
	RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH RECOMMENDING CITY COUNCIL CERTIFY THE SUPPLEMENTAL ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE TREE SPECIFIC PLAN AMENDMENT PROJECT

	ADP2DFA.tmp
	RESOLUTION NO. 2024/**
	RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ANTIOCH CERTIFYING THE SUBSEQUENT ENVIRONMENTAL IMPACT REPORT FOR THE EAST LONE TREE SPECIFIC PLAN PROJECT AS ADEQUATE FOR ADDRESSING THE ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT AND ADOPTING CALIFORN...
	CERTIFICATION OF THE FINAL SEIR
	FINDINGS
	Part A. Environmental Review Process
	Preparation of the SEIR
	Absence of Significant New Information
	Differences of Opinion Regarding the Impacts of the Project

	Part B. Impacts and Mitigation Measures
	Part C. Alternatives
	Summary of Discussion of Alternatives in the Final SEIR
	Findings Relating to Alternatives
	Description of Project Objectives
	Findings Regarding Reasonable Range of Alternatives


	Part D. Record of Proceedings
	Part E. Mitigation Monitoring and Reporting Program


	ADPC862.tmp
	PLANNING COMMISSION
	RESOLUTION NO. 2024-XX
	RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH RECOMMENDING CITY COUNCIL APPROVE THE EAST LONE TREE SPECIFIC PLAN AMENDMENT




