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C. 

D. 

E. 

School Boundaries: A petition for territorial transfer of school district boundaries shall 
be submitted in accordance with the provisions of the State Education Code, and a 
determination made by the State Board of Education prior to approval of any final map 
for residential development within the ELTSP area which is currently outside AUSD 
boundaries; provided, however, that the Council may proceed to approve a final map 
in the event where conditions or circumstances prevent the Board from acting in a 
timely manner on the petition. The determination of what constitutes "timely manner" 
shall be made by the City Council. 

Jobs/Housing Balance: 

1. Infrastructure financing for the residential area shall be structured so as to 
facilitate the early construction and completion of Sunset Drive. This will allow 
the extension of access and services to the employment-designated properties. 
The exact timing will be determined through the assessment district process. 
Participation in funding Sunset Drive construction is also anticipated from FUA 
#1. 

2. Property owners shall actively participate with the City in preparing and 
marketing an economic development program for the employment and retail 
areas designated within the Specific Plan Area. This shall include, at a 
minimum, financial participation by property owners and the coordination of 
property owners' marketing of employment and retail properties with the City's 
economic development strategy for the area. The eJ,..'tent of participation by 
individual property owners in this economic development program shall be 
determined through the final development plan process. 

Periodic Review: Due to the fact that the City has a significant interest in the issues 
addressed in items A, B, C, and D, it is appropriate for the City to periodically review 
accomplishments in these four areas in conjunction with the review and approval of 
development projects in the Specific Plan area. In conducting this review, the City will 
also consider the effects of development outside the area, including the Southeast 
Specific Plan Area, in attaining these four objectives. 

Additionally, an annual review will be conducted of this plan to determine progress in 
attaining these goals. This process will involve a report to the Planning Commission 
and City Council. 

If it is determined that an individual entitlement application fails to satisfy the 
applicable provisions of paragraphs "A" tlu-ough ''D" above thereby resulting in a 
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situation where the overall goals and objectives for the Specific Plan area are 
jeopardized, the City may withhold granting those entitlements until such rime as these 
issues are resolved to the satisfaction of the City. Entitlements for the purposes of this 
section are defined as the approval of Final Development Plans, Tentative Maps, Use 
Permits, and Final Maps. Any such withholding of entitlements shall not conflict with 
an assessment district which has been formed. 

SECTION 10.3: PHASING 

A. Phase I: Phase I encompasses the land area bounded by Lone tree Way, the 
existing approved subdivisions (to the west) and the central ridge/open space 
on the east. Refer to Exhibit A. Phase I includes approximately 240 acres with 
820 single-family homes, 90 multi-family units and 62 acres of commercial, 
institutional and recreation lands, including a fire station, open space-trails and 
a neighborhood park. 

Acr:ess and utilities for this phase will generally come from Lone Tree Way and 
Canada Valley Road. Direct access to Lone Tree Way within the area shall be 
established as soon as practical for Phase I development. The area-wide roads 
and utilities necessary for Phase I to proceed are as follows: 

1. Roads 

Lone Tree Way (from Sand Creek Road to Sunset Drive or E11ipireAvenue) 
This road (between Sand Creek Road and Sunset Drive or Empire 
Avenue as determined by the City) shall be constructed with Phase I. 

Canada Valley Road (from the west edge of the Planning Area to Lone Tree 
Way) 
This road shall be constructed with the first development north of the 
creek. All development north of the Creek shall provide access to Lone 
Tree Way via Canada Valley Road. "Phase I residential development 
north and east of the Canada Valley Road/Vista Grande intersection may 
take primary access from existing Vista Grande and Canada Valley Road 
north, until the new southerly segment of Canada Valley Road is 
extended north from Lone Tree Way to Vista Grande, subject to 
satisfying requirements for secondary emergency access." 
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B. 

2. 

3. 

4. 

Country Hills D,-ive (from the west edge of FUA #2 to the soutbe,-n boundary 
of Phase II) 
This road shall be constructed with the development of respective 
projects which front on it. 

Water 

Lone Tree Way, Canada Valley Rnad and Country Hills Drive 
Water improvements shall be constructed with their respective roadways 
or as needed to provide service within each project phase. 

Sanitary Sewer 

Canada Valley Rnad (to a connectwn with the existing southeast trunk.line in 
Lone Tree Way) 
Sewer lines shall be constructed with the roadway improvements. 
Properties fronting on Lone Tree Way may connect directly to the 
Southeast Trunkline at manholes. 

Storm Drainage 

ReaJignment and widening of the east Antwch Creek 
1bis improvement shall be constructed as required for specific properties 
to develop and shall include landscaping and trails ( see Section 
10.3.D.5). 

Canada Valley Rnad (to, and including, an outfall structure at the East 
Antwch Creek) 
Storm Drain improvements shall be constructed with the roadway and 
be sized to pick up drainage from the west, if any. 

Phase II: Phase II includes the land area bounded by the central ridge-open 
space (the easterly e>..'tent of Phase I), the existing approved subdivisions (to the 
west), the northern boundary ofFUA #2 and the SR4BP. Refer to exhibit B. 
Phase II includes approximately 162 acres with 275 single-family homes, 135 
multi-family units and 96 acres of commercial, institutional lands, and 
recreational, including a school and lands owned by water agencies. 

Access and utilities for this phase will generally come from Laurel Avenue and 
Phase I. In addition Phase II will require utility e>..'tensions into the 
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Employment/Commercial Area. The permanent improvements which extend 
into the Employment/Commercial Area (if they precede the 
Employment/Commercial Area development) will require coordination with 
future development. The area-\.vide roads and utilities necessary for Phase Il to 
proceed are as follows: 

1. Roads 

Laurel Road (from. its e,_,isting tenninus, west of to Planning Area to the 
SR4BP) 
This road can be deferred until later in Phase II, if it can be shown that 
sufficient access and temporary utilities can be extended from Phase I. 
Laurel Road is required v.rhen the Phase Il commercial and multi-family 
site are developed, or the SR4BP is constructed. 

Country Hills Drive (from Laurel Road to the southern boundary of Phase II) 
This road shall be constructed as necessary to access properties on the 
east side of Phase II and as adjacent properties develop. 

2. Water 

3. 

Laurel Road and Country Hills Drive 
Water improvements shall be constructed with their respective roadways 
or as needed to provide service within each project phase. 

Sanitary Sewer 

Crossing (under the SR4BP and easterly extension to the Southeast 
Trunkline) 
This sewer line shall be constructed as needed to provide service within 
Phase II and shall be coordinated with future development in the 
Employment/Commercial Area. 

Country Hills Drive and Laurel Road (to a connection with the Crossing 
under the SR4BP) 
These sewer lines shall be constructed with the roadway improvements 
or as needed to provide service within Phase Il. 
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C. 

4. Storm Drainage 

Crossi11.!J (unde1· tbe SR4BP and ea-sterly e~--tension to the Antioch C1·eek 
Storm drain lines shall be constructed as needed to provide service 
·within Phase Il and shall be coordinated with future development in the 
Employment/Commercial Area (see Section 10.3.D.5). 

Country Hills Drive and Laurel Road (to a connection with the Crossing 
under the SR4BP) 
These storm drain lines shall be constructed with the roadway 
improvements. 

Employment/Retail Area: Encompasses all the land area in the Planning Area 
east of the SR4BP. This area includes approximately 382 acres with 277 acres 
of commercial and institutional lands, including a County Judicial Facility, 
Detention Basin/Sports Complex and a potential transit station. Access and 
utilities for this phase will generally come from Lone Tree Way and Laurel 
Road. It is not expected to see significant development until the By-Pass is 
constructed. As an alternative to the By-Pass, Sunset Drive may be constructed 
with a temporary connection to a limited SR4/160 Interchange, as determined 
by the City. 

The area-wide roads and utilities necessary for this area to proceed are as 
follows: 

1. Roads 

Lone Tree Way (from the State Route 4 By-Pass to Empire Avenue) 
Initially this improvement shall be e:>...'tended only to SW1set Drive. 
Improvements between Sunset Drive and Empire Avenue are required 
when the fronting commercial site is developed. 

Sunset Drive (from Lone Tree Way to, and across, the Contra Costa Canal) 
To encourage, promote and "jump start" job producing land uses in this 
area, the City will require the complete or partial improvements of 
Sunset Drive (with utilities) and the limited SR4/160 Interchange with 
temporary connection, at the earliest time needed. Participation in this 
program ·will be a condition for development of housing in the Planning 
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3. 

4. 

Area and other furure growth areas in order to assist in the mitigation 
of regional traffic as a result of that housing development. In order to 
determine the share of funding by the Planning Area consider such 
factors as: likelihood of attracting employment development, outside 
funding sources, burden on conditioned housing projects and overall 
circulation benefit. This funding and implementation program will be 
·established by the City prior to approval on any Final Development 
plans for residential development in the East Lone Tree Specific Plan 
Area. A benefit district or assessment district may be established for the 
possible reimbursement of infrastrucrure costs advanced to the 
Employment/Commercial properties. The level of any such 
reimbursement shall be determined by the City and shall take into 
account infrastructure costs of other Employment/Commercial 
properties in the area. 

Laurel Road (from. the SR4BP to Sunset Drive) 
Laurel Road is required with any development of the County lands or 
when Sunset Drive is improved to Laurel Road. If Laurel Road is 
constructed prior to the SR4BP, temporary improvements, through the 
SR4BP r/w, shall be included. 

\Ji.Tater 

Lone Tree Way, Sunset D,ivc and Laurel Drive 
Water improvements shall be constructed with their respective roadways 
or as needed to provide service within this area. 

Sanitary Sewer 

SunsetD,ive 
Sewer lines shall be constructed with the roadway or as needed to 
provide service within this area. Properties fronting on Lone Tree Way 
can connect directly to the Southeast Trunkline at manholes. 

Storm Drainage 

Realignment and widening of the East Antioch Creek 
'Ibis improvement shall be constructed as required for specific properties 
to develop and shall include landscaping and trails (see Section 
10.3.D.5). 
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D. 

Lone Tree Way) Sunset Drive and Laurel Road 
Storm Drain improvements shall be consrructed with the roadway and 
be sized to pick up any upstream drainage. These improvements will 
convey storm water northward on Sunset Drive to the Lindsey Basin. 

Conveyance systems for properties, or portions of properties, within 
drainage area 30C shall be designed to ultimately connect to the Area 
30C system. Prior to 30C improvements reaching the eastern edge of 
FUA #2, these areas can temporarily drain to the Lindsey Basin. 

Timing of Other Public Improvements: 

1. Neighborhood Park 

2. 

3. 

The Neighborhood Park shall be constructed prior to the completion of 
Phase I. The exact timing of construction of the park will be determined 
based on sufficient numbers of units being completed so that Streetlight 
and Landscape District Maintenance costs per unit with the added cost 
of park maintenance are within acceptable levels as determined by the 
City. 

Recreation Facilities within the Lindsey Detention Basin 

Prior to the approval of any Final Development plans for East Lone 
Tree Specific Plan area residential projects, a Master Plan for recreation 
facilities within the Lindsey Basin shall be approved. Prior to approval 
of any Final Maps, a funding program shall be approved by the City 
Council to implement the Master Plan, with East Lone Tree Specific 
Plan properties to fund all or a portion of this cost as determined by 
Council. The recreation facility in the Basin shall be constructed as 
sufficient funds are collected , with the goal that the facility ·will be 
substantially completed prior to the construction of 75% of the 
residential units within FUA #2. 

Trails 

Trails shall be developed in the open space areas as depicted in the plan 
as adjacent properties develop. An exception to this is that a trail 
extension may be required to be made to bring the trail to a 
"destination\ such as a school, park, or arterial. This determination shall 
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4. 

5. 

be made as part of the Final Development Plan process. 

Elementary School 

The need for and timing of construction of the Elementary School shall 
be determined in coordination with the Antioch Unified School District 
subject to the provisions of Section 10.2.C and 10.6.B. 

Flood Control Facilities 

"Construction of ultimate East Antioch Creek improvements will be 
accomplished as the adjacent properties are developed. For this purpose, 
residential properties shall be considered adjacent if either: ( a) the 
ultimate creek right-of-way passes through the -property; or (b) the 
property is contiguous to the segment of Highway 4 which in turn is 
contiguous to the ultimate creek right-of way. Actual limits of 
construction v.ill be detennined through the Use Permit process and by 
the need to remove all proposed building pads from the 100-year food. 

The developer will be required to obtain a Conditional Letter of Map 
Re,~sion from the Federal Emergency Management Agency prior to 
receiving a building permit for any property previously located within 
the 100-year flood zone, as shown on the most recent applicable Flood 
Insurance Rate Map. 

Existing East Antioch Creek improvements will be relocated as required 
to allow required grading of the Highway 4 Bypass. Connections from 
the existing channel to the newly constructed channel shall be 
constructed in a manner that does not aggravate flooding of adjacent 
propernes. 

If an assessment district is formed to construct public improvements, 
such assessment district will include pre-payment of 35% of the 
anticipated Drainage Area 56 fees for the residential properties, prm~ded 
however, that the sum of the pre-paid fee plus any required on-site 
improvements shall not exceed 100% of the total fee obligation. Said fee 
will be allocated to downstream improvements north and west of 
Highway 4/160. 
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SECTION 10.4: 

Dedication of creek right-of-ways will be required as a condition of any 
tentative map/final development plan. Cost of constructing the 
qualifying new Drainage Area 56 improvements, including removal and 
restoration of any unused portions of the old channel, and dedication of 
additional right-of-way (in excess of that exchanged for old right-of­
way), will be eligible for reimbursement pursuant to Flood Control 
policies." 

Financing 

A key prerequisite for development in the East Lone Tree Specific Plan area is the 
preparation of a Financial Plan to address how infrasrructure and services will be provided and 
financed. The following section identifies the guiding-principles and key components of this 
Financial Plan. The Financial Plan shall be approved by the City prior to the approval of any 
Tentative Map or Final Development Plans. 

Capital Infrasrrucrure and Municipal Services for the East Lone Tree Specific Plan area 
shall be self financing, that is to say, no existing City funds shall contribute to this 
development. The te:ll..'t below outlines the principles and options by which the City will allow 
the infrasrructure and services to be financed and developed. 

SECTION 10.5: Principles 

A. Assessment Districts or Similar Financing Mechanism 

1. Total individual homeO\vner assessments should not exceed the average 
in AD #27 as measured in equivalent dollars. 

2. 

3. 

4. 

Assessments for similar product types shall be similar and variations in 
assessments shall. reflect relative product values and benefits received. 

Bond sales shall be phased. 

In no circumstances shall properties designated for employment or retail 
uses be subject to the payment of infrastructure costs, through 
assessment districts or other financing mechanisms, until such time as a 
majority of the affected properties in the Planning Area are ready to 
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5. 

6. 

7. 

8. 

develop (designations CN, ~ E, CRE, CE). In particular the "E" and 
"CE" properties shall not have any assessment obligation levied upon 
them unless a majority of these properties elect to develop. Individual 
properties may agree to accept assessment obligations as they are ready 
to develop. 

Home buyers shall have the option of paying off the assessment at the 
time of purchase and shall be clearly informed of any and all assessments 
at the time of purchase. 

v\Then a house is sold, it must receive 100% of its bonded indebtedness, 
which is equal to its full lien. 

In general, capitalized interest shall be limited to one year. Larger 
period of capitalized interest may be authorized by the City Council for 
specific items. 

Residential development in the Planning Area shall participate in 
funding the early construction of Sunset as determined through the 
process outlined in Section 10 .2D ( 1). 

Community Facilities Districts (Mello-Roos) or Alternate East Lone Tree 
Specific Plan Funding b1echanism for Schools and Community Parks 

1. Charges for similar product types shall be similar and variations in 
charges shall reflect relative product values or sizes and benefits received, 
or a flat fee per house as determined in the financial plan. 

2. Home buyers shall have the option of paying off the CFD charges at the 
time of purchase and shall be clearly informed of any and all CFD costs. 

3. 

4. 

The City shall work with the School District to develop a funding 
mechanism for schools to address the reimbursement of CFD 89-1 for 
the Junior High and High School facilities in Southeast Antioch as 
outlined in Section 10.6.B. 

The amount of School and Community Park levies shall be equivalent to 
the existing levies in Community Facilities District (CFD) 89-1. 
Additionally, the amount of any "buyout" for such a levy shall be 
equivalent to the buyout amount for equivalent property in CFD 89-1. 
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C. Landscaping and Lighting Disrricrs 

1. Landscape and Lighting Disrrict assessments per unit shall not exceed 
similar developments in Southeast Antioch. 

2. Publicly maintained landscaping shall be limited to that which can be 
funded within the consrraints imposed by City noted above (C.l.). Any 
additional required private landscaping shall be maintained by individual 
homeowners and/or homeowner associations. 

SECTION 10.6: Options 

The follov.ring are options to be utilized for funding infrasrructure and public facilities. 
The City shall make the determination as to which option is most appropriate. 

A. Consrruction of Area-Wide Roads and Utilities 

These items include those improvements necessary to bring service to, and link 
service between, properties within the Planning Area. These include 
improvements such as Lone Tree Way, Sunset Drive, Open Space, and Creek 
Trail System, etc. and are generally described within the PHASING section 
above. The options for capital financing for these improvements include, but 
are not limited to the following: 

1. Developer consrructed with private reimbursement agreements. 

2. Developer consrructed with City adopted Benefit Disrrict 
reimbursements. 

3. City Assessments Disrrict 

The capital financing mechanism selected shall be srructured so that the cost of 
infrasrructure that is passed on to the homebuyer through public financing requiring regular 
ongoing payments by the homebuyer, such as assessment disrricts, is reduced to the e:>..'tent 
practical. This goal shall be balanced against the need to ensure the early consrruction of 
infrasrrucrure in advance of development in order to mitigate the infrasrructure demand 
created by that development. Any financing mechanism selected shall give the homebuyer a 
clear and decisive cl1oice of paying off any existing bonded indebtedness at the time of home 
purchase. 
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B. 

C. 

umstrt1ction of Public Facilities 

These include the Elementary School, Lindsey Basin Community Sports 
Facility, Fire Station, etc. The financing selected shall also address the East 
Lone Tree Specific Plan area funding its fair share of the cost of Junior High 
and High School facilities. The options for capital financing for these 
improvements include but are not limited to the following: 

1. Developer constrUcted with private reimbursement agreements. 

2. Developer constrUcted with City adopted Benefit District 
reimbursements or School District fee/CFD reimbursements or fee 
credits. 

3. City and/or School District Community Facility District. 

Operation and Maintenance of Public Streetlight and Landscape District 

This includes ongoing operation and maintenance of publicly owned 
landscaping, trails and lighting for areas such as roadways, parks, open space 
areas, etc. The options for Operation & Maintenance financing for these 
improvements include the following: 

1. Homeowner's Associations for maintenance of private facilities. 

2. Streetlight and Landscape Maintenance District. 

SECTION 10.7: FUNDING 

At the time of the approval of this Specific Plan, public financing for ongoing public 
services was at a crossroads in California. Specifically, the State Supreme Court had 
determined that City Councils could not enact new revenue sources without voter approval. 
Also pending was a ballot initiative which would require a positive response from property 
owners for the continued imposition of maintenance assessments for street lighting and public 
landscaping. 

In light of the need for public approval of tax and maintenance assessment measures 
and the perceived unpopularity of such issues, the availability of funding to provide to the Plan 
area adequate levels of police service, street lighting, public landscaping, and other basic 
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mtm.icipal services was in doubt at the time of this Plan's approval. It is therefore necessary, 
and a condition of this Specific Plan, that a workable program be in place prior to the approval 
of any tentative map or other development entitlement for land development projects 
envisioned in this Plan. 

The techniques for providing ongoing funding for community services may include 
Mello-Roos districts or special taxes for police protection pursuant to Government Code 
§53978, or other similar techniques approved by the City Council. The City Council or the 
City Attorney may require that such funding techniques be validated by court action prior to 
the approval of final subdivision maps, or similar entitlements. Court validation may be 
specifically made a condition of approval in the tentative map or similar stage of other 
development entitlement. 

O:\PLAN1 \VIC\ZONINGIM.WPD/amended may 23, 1996 
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