
STAFF REPORT

Approved and Forwarded to the City Council

DATE: January 23, 2018

TO: Bryan Montgomery, City Manager

FROM: Kenneth W. Strelo, Principal Planner

SUBJECT: 2480 Oakley Road Preliminary General Plan Amendment (PA 04-
17) – Work Session

Summary

This is a work session on a request by Gordon Wong of GKW Architects (“Applicant”) 
to discuss the merits of a potential project to amend the General Plan Land Use 
Designation of an approximately 4.6 acre vacant site from Light Industrial (“LI”) to 
Single Family Residential, High Density (“SH”) for the purposes of applying for a new 
all residential project that is conceptualized to consist of 22 detached single family 
residential homes on lots consistent with the R-6 (Single Family Residential) District 
(6,000 sf. minimum size).  The project site is located at 2480 Oakley Road. APN 037-
100-043.

There is no process to approve a project as a result of this work session.  Upon 
conclusion of the work session, the City Council may act in an advisory role to the 
applicant on whether there is interest in considering an application for the requested 
project.  If the Council shows favorable interest in the preliminary application, it may 
advise the applicant to submit, and direct Staff to process, a General Plan 
Amendment application.  Directing staff to process a General Plan Amendment 
application would not guarantee Staff support or City Council approval of the project.

Fiscal Impact

None.  Developer funded application based on time and materials.

Background and Project Description

Preliminary General Plan Amendment Process

The process of amending the City of Oakley 2020 General Plan (“General Plan”)  is 
subject to California Government Code (“GC”) Sections 65350 – 65362, which apply 
to the preparation, adoption and amending of general plans and general plan 
elements.   GC Section 65351 is written as follows:
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During the preparation or amendment of the general plan, the [City] shall 

provide opportunities for the involvement of citizens, California Native 

American Indian tribes, public agencies, public utility companies, and civic, 

education, and other community groups, through public hearings and any 

other means the planning agency deems appropriate.

The application process for a general plan land use amendment can come with 
significant costs when factoring in Staff time involved in preparing documents, 
conducting analysis, holding non-public and public meetings, hiring consultants for 
technical and environmental studies and documents, and consulting with outside 
agencies.  Since a general plan land use amendment is a legislative and 
discretionary action that sets the tone for all other land use decisions on a property, 
Staff encourages potential applicants to first file a Preliminary General Plan 
Amendment, or “PGPA”.  The purpose of the PGPA is to allow the applicant to 
provide a brief description of the proposed amendment, and provide a concept of the 
project in mind in the event an eventual GPA is approved.  A concept of the project is 
strongly encouraged by Staff.  This also helps to prevent requests for land use 
amendments for the sole purpose of increasing allowable density and therefore 
property value.  Conceptual plans, including site plan with lot sizes, neighboring 
property information, street and streetlight design, and house floor plans and 
sketched renderings are included in this staff report’s attachments.

Land Use Designation (Existing and Proposed)

• Existing:  Light Industrial (“LI”) - The purpose of the “LI” designation is 
to allow for uses such as p[processing, packaging, machinery, repair, 
fabricating, distribution, warehousing and storage, research and development, 
and similar uses, which emit limited amounts of smoke, noise, light, or 
pollutants

• Proposed:  Single Family Residential, High Density (“SH”) - The 
purpose of the “SH” designation is provide for moderately dense single-family 
residential development that is consistent with suburban uses.  

Existing Conditions and Surrounding Land Uses

The 4.604-acre rectangular-shaped project site is located on the north side of Oakley 
Road, approximately 250 feet east of Live Oak Avenue.  As it currently exists, it is 
vacant and routinely disked for weed management.  The site is surrounded by: an 
existing single-family residential neighborhood directly to the west, where it shares 
property lines with the backyards of seven single family residential lots; two legal, 
non-conforming large lot residential uses to the west; Oakley Elementary School 
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(Antioch Unified School District) to the 
north; and additional single family 
residential uses to the south beyond 
Oakley Road.  The site is not 
contiguous with any existing light 
industrial uses.  Figure 1 (left) shows 
an aerial view the site from the Contra 
Costa County GIS website 
(https://ccmap.cccounty.us).

Conceptual Plan

The Applicant’s conceptual plan (Figure 2, 
right) shows 22 single-family residential 
lots arranged along both sides of a 
horseshoe street layout that has two 
connections to Oakley Road.  Gross 
density of the project would be 
approximately 5.4 dwelling units per gross 
acre (du/ac), which is near the maximum 
5.5 du/ac allowed in the “SH” land use
designation.  The lots would meet the 
requirements of the R-6 District, which 
includes a minimum lot size of 6,000 sf. 
and minimum widths and depths of 60 
feet and 80 feet, respectively.    

Analysis

Land Use and Potential Zoning

Requests for amendments to the underlying General Plan land use designation on a 
property must not be considered in a vacuum, or without consideration of not only 
surrounding uses or property, but their respective land use designations.  This block 
of property, and the two legal, nonconforming residential uses directly to the west 
were once bordered to the north by vacant Light Industrial designated land.  While 
that is still the case, the existence of the Orchard Park Elementary School now 
directly to the north, that property will no longer be developed with Light Industrial 
uses in the foreseeable future.  That fact, plus the existence of single-family 
residential to the east and south and roadways separating the site from any real 
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potential for large-scale light industrial development, has led Staff to speak 
encouragingly to the applicant about making this request.

It is Staff’s opinion that making spot amendments, or amendments where a land use 
designation for a property is amended in a manner inconsistent with surrounding 
properties, is poor planning practice.  Given the existence of an elementary school to 
the north, residential to the east, additional residential to the south, and properties to 
the west that could eventually also be amended to residential with the same type 
merits, Staff believes this site is a good candidate for residential development.  In 
fact, an amendment to allow residential development would likely result in an 
increase in consistency with surrounding uses.

A rezone to R-6 District would allow for the project to be developed without the need 
for “small-lot” design and a P-1 District, which has its own merit, but is typically 
reserved for larger-scale projects with parks and large stormwater ponds, or in 
smaller and more challenging infill lots.  Compliance with R-6 District development 
standards often allows for larger side yard setbacks, private rear yards, and flexibility 
with non-garage door dominant home designs.  As seen in the conceptual plans, the 
applicants have already began taking these design elements into consideration.  One 
inconsistency with the R-6 District would be meeting the City’s residential street 
design standard.  Due to the minimum lot depths, the street may not meet the 
minimum width requirements whether in the travel lanes or sidewalk/landscape 
areas.  Potential solutions could be making the street private, or possibly maintain the 
travel lane and parking widths and reducing landscape ROW.

Recommendation

Staff recommends the City Council provide the applicant and staff with feedback 
regarding the Preliminary General Plan Amendment so that the applicant may decide 
whether to file an official application.

Attachments

1. Vicinity Map
2. Notice of Work Session
3. City of Oakley General Plan Map
4. Existing and Conceptual General Plan Land Use Designations Illustration
5. Applicant’s Conceptual Plans


