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STAFF REPORT TO THE ANTIOCH PLANNING COMMISSION 

DATE: Regular Meeting of October 16, 2024 

SUBMITTED BY: Monet Boyd, Assistant Planner 

APPROVED BY: Zoe Merideth, Planning Manager 

SUBJECT:   Downtown Specific Plan Update (LA2024-0004) 

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission adopt a resolution recommending the 
City Council adopt text amendments to the City of Antioch’s Downtown Specific Plan 
(DTSP) to enable missing middle housing, correct mistakes, and provide more clarity in 
certain sections.  

DISCUSSION 
On February 13, 2018 the Antioch City Council adopted the DTSP. The DTSP was funded 
by a grant from the Strategic Growth Council. The DTSP was developed to serve as a 
comprehensive land use document for the downtown area. Prior to adoption of the DTSP, 
the area was regulated through a series of planning documents, municipal code sections, 
and similar efforts, which could be cumbersome to follow. The purpose of the DTSP effort 
was to combine the best elements of the past documents, current information, and future 
trends, to create a single source for development policy and programs for Downtown 
Antioch. This document is designed to be streamlined, accessible, and simple to 
encourage development and reinvestment in Downtown Antioch. The Current Downtown- 
Specific Plan can be viewed here: https://www.antiochca.gov/fc/community-
development/planning/downtown-specific-plan.pdf. 

https://www.antiochca.gov/fc/community-development/planning/downtown-specific-plan.pdf
https://www.antiochca.gov/fc/community-development/planning/downtown-specific-plan.pdf
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Downtown Specific Plan Text Amendments 
Since its adoption, both staff and members of the public have had a chance to use the 
DTSP on a near daily basis. During this time, staff has identified areas of the plan that 
have been confusing to implement or have caused members of the public confusion. Staff 
is now proposing minor updates to the DTSP to ease this confusion and aid in the ongoing 
implementation of the plan.  

Staff is proposing minor edits to the DTSP to ensure clarity and consistency throughout 
the document. First, the land use table has been reorganized in alphabetical order and 
updated to reflect Antioch Municipal Code zoning code references, such as referencing 
the specific use regulations in the Municipal Code for tobacco retailers, bingo uses, and 
family daycare homes. 

Definitions 
A number of changes to the “Definitions” section have been made. Definitions were 
revised to remove ambiguity or duplicative requirements. For example, the “Assembly” 
use previously outlined both an occupancy and square footage requirement for 
determining whether a use was considered “major” or “minor”. As the square footage 
threshold was larger than most tenant spaces in Downtown, the threshold was difficult for 
staff to enforce. Staff is now removing the ambiguity by only referencing occupancy, which 
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is governed by the California Building and Fire Codes. New definitions that were missing 
in the DTSP have also been included, such as a definition for “building height.” This 
missing definition has led to ambiguity in applying the development standards to 
properties within the DTSP. 

Some definitions referenced code sections that did not match the Municipal Code and 
have been removed. Some definitions were included that were not found within the text 
of the DTSP, such as the definition of “community garden.” These definitions were 
removed. Additionally, minor edits, including correcting misnumbering and cross-
references, have been addressed in the proposed updated version.  

Changes affecting both the land use table and “Definitions” section were also made. 
Previously, “bar,” “nightclub,” “pubs,” and “microbreweries” were considered a single use, 
but in terms of land use impacts they are distinct. The definitions for “microbrewery,” “bar,” 
and “brewpub” have been updated to align with the Alcoholic Beverage Control (ABC) 
definitions. Both bars and nightclubs still require Use Permits, but the updates to the 
definition and land use table have separated the uses. This adjustment will make it easier 
for brewpub and microbreweries to conduct business downtown, while still providing the 
opportunity for conditions of approvals to be applied to the businesses.  

Additionally, changes to the definitions and land use table were made to comply with state 
law and the City’s certified 6th Cycle Housing Element, which are discussed under the 
“Housing Element Compliance” section. 

Opportunity Sites 
Staff is proposing minor alterations to the Opportunity Sites’ wording to add clarity to 
development process. While the open-ended nature of the redevelopment standards for 
the three Opportunity Sites in the DTSP allow potential redevelopment to fit the unique 
nature of the sites, it has led to much ambiguity at times and a lack of clear direction for 
potential developers. Staff proposes removing the requirement that the project must be 
redeveloped as a project-specific Planned Development and would allow projects to be 
developed under any appropriate designation. This change still requires the project to go 
before both the Planning Commission and City Council for approval, but allows an 
applicant to avoid having to develop the project-specific zoning standards and uses of a 
Planned Development if the project is designed to an existing designation’s standards. 

Blending Land Use Designations 
Staff is proposing to update the Blending Land Use Designation section language due to 
properties sitting vacant due to the restrictive wording of the section’s language. 
Currently, the language only allows redevelopment of a parcel to a new land use 
designation if the parcel, or collection of parcels, meets all the development standards of 
new designation. As described in the DTSP, this is to prevent piecemeal development. 
Staff believes the current restrictions make sense along 10th Street, where there is 
already a mix of piecemealed uses. Since the adoption of the DTSP, staff has seen 
properties in the I/C-R blending district sit vacant because the DTSP requires the property 
fall into the last occupied land use designation –  for example a commercial use, even if 
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the property and site could support the other blending land use –  for example a light 
industrial use –  because the property does not meet the minimum development 
standards to qualify for the alternate blending land use designation. By adding greater 
flexibility to the I/C-R and MDR/HDR blending designations, staff hopes to see vacant 
buildings sold or leased while still preventing a piece-meal redevelopment pattern within 
the blending districts.  

Land Use Review 
Updates to the Land Use Review process are proposed try to remove some of the existing 
ambiguities from the process language. The updated language is meant to align with the 
Antioch Municipal Code and Design Review process required for other parts of the City. 
Staff believes mirroring the processes found elsewhere in the City brings continuity to the 
development process for both applicants and staff.  

Green Infrastructure Statement 
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. 

Development Standards Table 
Currently, the Waterfront and Public Building designations do not include development 
standards in the Development Standards Table 2.2. Currently, the Waterfront and Public 
Building designations’ columns in the table refers to the standards being set “by Use 
Permit”. Without set setbacks, height, and other development standards, there is a lack 
of certainty about what standards would be approved during the use permit process. 
Additionally, the areas designated as either Waterfront or Public Building are largely 
already developed. Staff is proposing to avoid a Use Permit process to establish 
setbacks, which is not found elsewhere in the City, and has suggested standard setbacks 
for both designations. These standard setbacks would be followed should any properties 
by developed or added onto within these designations.  

Additionally, staff is proposing to resolve a minor error in the “Maximum residential density 
(dwellings per acre)” row of the table. Per the land use table, C-N does not allow 
multifamily housing uses, but the development standards table allows up to 16 dwelling 
units per acre. Conversely, multifamily housing is allowed with a use permit in C-R 
designation in the use table. The development standards table does not currently list a 
maximum dwelling units per acre for the C-R designation. Staff believes that the 16 
dwelling units per acre designation in the C-N column of the development standards is an 
error and should be moved to C-R, where multifamily housing is allowed. The proposed 
amendments resolve this issue. 
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Housing Element Compliance 
The Housing Element guides the City’s overall long-range planning strategy for housing 
throughout the City. In October 2023, the California Department of Housing and 
Community Development certified Antioch’s 6th Cycle Housing Element. The proposed 
zoning text amendments will enable compliance with the Housing Element. Here are a 
few laws that have impacted housing since the creation of the Downtown Specific Plan:  

AB 2162 was passed September 26, 2018, and requires that supportive housing be a 
permitted use without discretionary review in zones where multi-family and mixed uses 
are permitted, including nonresidential zones permitting multi-family uses. The definition 
in the DTSP is taken from the Municipal Code and  is proposed to say, “As defined in 
Health and Safety Code § 50675.14(b) and/or Health and Safety Code § 53260(d): 
dwelling units with no limit on length of stay and that are linked to onsite or offsite services 
that assist supportive housing residents in retaining the housing, improving their health 
status, and maximizing their ability to live and, where possible, work in the community. 
SUPPORTIVE HOUSING may be provided in a multiple-unit structure or group residential 
facility.”       

AB 101 was passed on October 8, 2021, and established requirements for local 
jurisdictions to allow low barrier navigation centers as a by-right use in mixed-use and 
nonresidential zoning districts which permit multi-family development. Antioch Municipal 
Code zoning text amendments were adopted in January 2023 to conform to state law, 
and these updates will ensure that the DTSP is in compliance as well.  

The proposed amendments update the definition of transitional housing to align with the 
City of Antioch’s Municipal Code, which was updated during the Housing Element 
adoption in January 2023. The definition in the DTSP is proposed to say, “Transitional 
Housing is defined as dwelling units with a limited length of stay are operated under a 
program requiring recirculation to another program location at some future point in time. 
Transitional Housing may be provided in a variety of residential housing types (e.g. 
multiple-unit dwelling, single-room occupancy, group residential, single-family dwelling). 
This classification includes domestic violence shelters. Transitional housing does not 
include community reentry center or half-way housing for federal or state inmates nearing 
release and does not include any facility licensed as a community care facility by the 
California State Department of Social Services (SDSS).”  

2.1.11 Missing Middle Housing 
Missing middle housing was coined by Dan Parolek of Opticos Design. Missing middle 
housing refers to housing types that fall between single-family detached homes and mid-
rise apartment buildings. Some examples of missing middle housing are duplexes, 
triplexes, fourplexes, courtyard apartments, and bungalow courts. It is typically designed 
to be about the same scale as a single-family home but allows for multiple units in one 
structure.  

The City of Antioch’s Housing Element states that, “The housing stock of Antioch in 2020 
was made up of 77.7% single family detached homes, 4.7% single family attached 
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homes, 4.1% multifamily homes with 2 to 4 units, 12.4% multifamily homes with 5 or more 
units, and 1.1% mobile homes (see Figure 20). In Antioch, the housing type that 
experienced the most growth between 2010 and 2020 was Single-Family Home: 
Detached.”  - Appendix A: Housing Needs Data Report: Antioch 

Increasing the development of missing middle housing could create greater availability of 
various housing types, providing more options for households at different income levels.  

Housing Element Program 2.1.11 requires City Staff to investigate constraints that may 
be underlying in the City’s housing code, and states:  

“Review the development standards, including but not limited to height, FAR/density, lot 
size, parking requirements, and lot coverage to determine if any development standards 
are a constraint to the development of missing middle housing which refers to a range of 
multi-unit or clustered housing types compatible in scale with single-family homes that 
help meet the growing demand for walkable urban living. These types provide diverse 
housing options along a spectrum of affordability, including duplexes, fourplexes, and 
bungalow courts.  

Develop objective design standards for missing middle typologies and consider financial 
incentives for missing middle housing projects (e.g., property tax abatement, permitting 
fee support, waiving public improvement requirements). Incentives could be limited to the 
Viera area where missing middle housing is envisioned in this Housing Element.”  
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Staff plans to implement changes citywide to create greater opportunities for missing 
middle housing, but we are starting with the DTSP area because it already envisions 
higher density, walkability, and mixed-use development, making it a great starting place 
for these reforms.  

Constraints within the Downtown Specific Plan Area 
The designation in Antioch’s DTSP Area allows development of mixed-use, community 
neighborhood commercial, medium density residential, and high-density residential 
projects and offers varying levels of flexibility for housing development. However, several 
standards in these districts are limiting the growth of missing middle housing, which 
includes duplexes, triplexes, fourplexes, and small-scale multifamily developments. 
Below is a summary of existing constraints. Staff acknowledges that the current densities 
in certain zones remain limiting for the development of missing middle housing. However, 
any increases in density or significant changes to zoning regulations cannot be 
implemented without undergoing environmental review as required by law. While these 
broader changes are being considered, the immediate focus will be on adjustments that 
can be made within the existing regulatory framework to promote housing diversity.   

Existing Constraints: 

• Minimum Land Area per Unit Requirement: This requirement in the DTSP limits
the ability to develop smaller, more affordable housing units that are essential for
missing middle housing, by requiring a certain amount of lot square footage for
each new housing unit. For example, the DTSP requires a lot provide 3,300 square
feet of land area per unit, regardless of the size of the unit.

• Floor Area Ratio (FAR): With FARs below 1:0 in some districts, developers are
restricted in maximizing building potential, which hampers the creation of denser,
yet still neighborhood-scaled developments.

Below is the Development Standards Table for the Downtown Specific Plan Area. Staff 
have highlighted the areas that will reduce constraints on producing missing middle 
housing in the DTSP.   
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Staff is proposing to remove “minimum land area per unit” and “Floor Area Ratio (FAR).” 
Minimum land area per unit is a regulation that specifies the smallest amount of land 
required for each residential dwelling unit on a property.  

For example, if a homeowner living in the Medium-Density Residential MDR zone wanted 
to convert their single-family home into a side-by-side duplex (a detached structure that 
consists of two dwelling units), the homeowner would only need about 5,000 square feet 
of area allowing for two units ranging from 600 – 1000 square feet. However, due to the 
Downtown Specific Plan DTSP’s development standards, the homeowner would require 
a lot that is a minimum of 6600 square feet to have two dwelling units. Many existing 
neighborhoods within the DTSP have parcels that could accommodate more units but are 
currently constrained by minimum land area rules, which often favor larger single-family 
lots. By removing or reducing this requirement, the City would open more infill 
opportunities, enabling smaller housing types to fit within established neighborhoods, 
without drastically changing the neighborhood character.   

Floor Area Ratio (FAR) is a measure of a building’s total floor area in relation to the size 
of the plot of land it’s built on. For instance, an FAR of 2.0 means the total floor area of 
the building can be up to twice the area of the plot. Existing setbacks, site coverage, and 
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height requirements within the DTSP development standards allow for predictability in 
ensuring new buildings and additions will match current scale. FAR is not found in the 
Antioch Municipal Code, and staff have not found that having FAR in the DTSP has led 
to additional benefits, rather adding additional regulations beyond what is found in the 
majority of the City. 

These changes are well-aligned with the City’s Housing Element goals which emphasize 
the need for diverse, affordable, and accessible housing options. By removing restrictive 
regulations, the City can help encourage development that meets the needs of various 
household sizes and income levels, while also addressing housing shortages. In Antioch, 
where a large portion of the housing stock consists of single-family homes, thee changes 
provide the opportunity for additional multi-family options.   

ENVIRONMENTAL REVIEW 

The project is exempt under CEQA because an Addendum to the 2003 General Plan 
Environmental Impact Report (EIR) was adopted on January 23, 2018, for the DTSP. 
Minor corrections and clarifications to the DTSP would not alter the conclusions of the 
Addendum. Furthermore, the project is exempt because the Antioch Housing, 
Environmental Hazards, and Environmental Justice Element EIR evaluated the 
implementation of Housing Element policies and programs, including missing middle 
implementation, and the proposed changes implement Housing Element policies and 
programs.  

ATTACHMENTS 

A. Resolution recommending the City Council adopt a resolution for text
amendments to the City of Antioch’s Downtown Specific Plan

Exhibit A: Draft of Downtown Specific Plan Updates 



PLANNING COMMISSION 
RESOLUTION NO. 2024-XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
RECOMMENDING CITY COUNCIL ADOPT TEXT AMENDMENTS TO THE 

DOWNTOWN SPECIFIC PLAN 

WHEREAS, the City of Antioch (“City”) is proposing to approve text amendments 
to the Downtown Specific Plan (DTSP), to enable missing middle housing by updating 
development standards, correcting errors, and providing greater clarity in certain sections 
of the text. The original DTSP was adopted on February 13, 2018. These minor updates 
will enhance clarity throughout the document, facilitate missing middle housing, and 
update the land use table to comply with State housing law; 

WHEREAS, the Planning Area boundaries of Downtown Antioch, for the purposes 
of this Specific Plan, are generally the San Joaquin River to the north, Fulton Shipyard 
Road to the east, 10th Street to the south, and Auto Center Drive to the west. This area 
is approximately 1.5 miles wide and 0.5 miles deep, with a total area of 0.75 square miles; 

WHEREAS, the proposed text amendments would modify the land use table to 
ensure all uses are up to date and in alphabetical order, remove constraints from the 
Development Standards Table to enable missing middle housing, and update definitions 
to align with state law. The City is proposing to remove “minimum land area per unit,” and 
“Floor Area Ratio,” while clarifying setbacks as well as height requirements in all the 
designations; 

WHEREAS, The project is exempt under CEQA because an Addendum to the 
2003 General Plan Environmental Impact Report (EIR) was adopted on January 23, 2018 
for the DTSP. Minor corrections and clarifications to the DTSP would not alter the 
conclusions of the Addendum. Furthermore, the project is exempt because the Antioch 
Housing, Environmental Hazards, and Environmental Justice Elements EIR evaluated the 
implementation of Housing Element policies and programs, including missing middle 
implementation, and the proposed changes implement Housing Element policies and 
programs; 

WHEREAS, the primary purpose of the Downtown Specific Plan Update is to 
provide clarity and consistency throughout the DTSP. The update adds specificity to the 
“Blending of Land Use Designation” and “Opportunity Sites” sections of the DTSP to 
clarify the potential developments allowed in those particular designations. The proposed 
changes make the creation of missing middle housing easier and allow the City to offer a 
greater variety of housing types. The update also includes minor corrections to the Land 
Use Table to ensure clear, updated definitions of all uses within the table, while aligning 
with state law.   

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

ATTACHMENT "A"

A1
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WHEREAS, on October 16, 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 text amendments. 

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission does hereby make the following findings for recommending City Council 
approval of the Downtown Specific Plan Update per section 9-5.2802(B) of the Antioch 
Municipal Code: 

The public necessity, convenience, and general welfare require such an 
amendment because the Downtown Specific Plan is a “living document” meant 
for adjustments, adaptions, and changes to accommodate the community’s 
evolving needs. The document is used daily, and these text amendments will 
provide greater clarity and user-friendly experience, which is a necessity and 
convenience and necessary to the general welfare. A key concern is 
maintaining compliance with state law while ensuring that those interested in 
the Downtown Specific Plan view the document as a clear and comprehensive 
guide. The Downtown Specific Plan is meant to be used as a vital resource for 
creating a vibrant district with a mix of uses and development opportunities. 

NOW, THEREFORE, BE IT FURTHER RESOLVED AND DETERMINED, that the 
Planning Commission hereby recommends City Council approval of the Downtown 
Specific Plan text amendments, contained within Exhibit A. 

A2
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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 16th day of 
October 2024, by the following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

_____________________________________ 
KEVIN SCUDERO 

Secretary to the Planning Commission 
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Objective 2.5: The preservation and restoration of historic resources throughout the 
Rivertown Historic District and Downtown Antioch 

Policy 2.5.1: The City encourages the preservation and restoration of all qualifying historic 

resources. 

Policy 2. 5.2: Alterations to qualifying historic resources must comply with the United States 

Secretary of the Interior's Standards for the Treatment of Historic Properties. 

Po Ii cy 2. 5. 3: New buildings shall reflect the historic character and traditional architecture of 
the Rivertown Historic District. 

Program 2.5.3a: The City shall prepare and adopt an ordinance specifically 

addressing the Citywide treatment of historic properties. 

Neighborhood Commercial District (C-N) -------------

Introduction 

This district includes the commercial areas along 10th Street, 6th Street, A Street, and other 

isolated commercial sites. These commercial sites are closely tied to the adjacent residential 
neighborhoods and have the potential to provide neighborhood-serving uses. Currently, the 
land use composition of these commercial areas includes automotive sales and repair uses, a 
former movie theater currently used as a church, and few retail and restaurant uses. In addition, 

there are several remnant single-family residences interspersed within these commercial 
corridors. 

Maximum Floor Area Ratio: 1.0 

Maximum Residential Density: 16 1:1nits per acre 

Major Issues 

• Land Use Compatibility
• Physical Appearance of Buildings
• Lack of Neighborhood Serving Uses
• Vacant Lots

The purpose of the Neighborhood Commercial District is to reclaim these commercial districts 

as neighborhood-serving uses that directly complement and add value to the adjacent 
residential neighborhoods. 

Goals, Objectives, Policies, and Programs 

Goal B: An attractive, walkable, neighborhood-serving commercial district that complements 
and adds value to the adjacent residential neighborhoods. 

Objective 2 .6: An attractive commercial district that evokes community pride, creates a sense 
of place, and is enjoyable to its tenants and patrons. 
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Maximum Floor Area Ratio: 0.4 0 

Maximum Residential Density: 16 units per acre 

Major Issues 

• Vacant Lots

• Underutilized properties

• Transitional automotive uses

• Antioch Creek corridor

• Mix of land uses

The purpose of the Commercial-Regional District is to create a district that will enable 
development and/or revitalization or re-occupancy of this area to capture the traffic and 
visibility from Auto Center Drive and 10th Street and to generate sales tax, occupancy taxes, high 
employment, or similar community benefit. 

Goals, Objectives, Policies, and Programs 

Goal D: A thriving regional commercial district that complements the adjacent neighborhoods 
and presents a positive entry feature to Downtown Antioch. 

Objective 2.14: Strong commercial businesses that will contribute to the local economy 
directly through sales tax, user taxes, or employment. 

Policy 2.14.1: New development must demonstrate direct financial benefit to the City and 
community through sales tax, user taxes, employment, or similar community benefit. 

Policy 2.14.2: Uses that do not provide direct financial benefit to the City or Community are 
strongly discouraged and should not be approved. Examples of unacceptable, under
performing uses include personal storage facilities, warehousing, parking lots, vehicle 
storage, or other uses that do not provide a broader community benefit. 

Policy 2.14.3: New uses should include automotive sales, retail commercial uses, large office 
users, light industrial parks, commercial recreation, or similar uses. 

Policy 2.14.4: Land uses that are not specifically described in the land use table may be 
considered if they otherwise achieve the policies of the Downtown Specific Plan. 

Objective 2.15: New development that is visually attractive and presents a positive image as 
a gateway to Downtown Antioch. 

Policy 2.15.1: New development should provide enhanced landscaping along Auto Center 
Drive, 10th Street, and W. 6th Street. 
Program 2.15. la: For development of any site over 10,000 square feet along W. 6th

Street, a comprehensive street and site design must be submitted to demonstrate a 
comprehensive design of landscape, building setbacks for all sites along W. 6th Street. 

Policy 2.15.2: Parcels should not be subdivided to below 20,000 square feet to avoid awkward 
sites, flag lots, and similar undesirable elements. 
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