PLANNING COMMISSION REGULAR MEETING AGENDA

Wednesday, March 9, 2022, 7:00 P.M.

Tracy City Hall, 333 Civic Center Plaza, Tracy Web Site: www.cityoftracy.org

THIS MEETING WILL BE OPEN TO THE PUBLIC FOR IN-PERSON AND
REMOTE PARTICIPATION PURSUANT TO GOVERNMENT CODE SECTION
54953(e).

IN ACCORDANCE WITH THE CALIFORNIA DEPARTMENT OF PUBLIC
HEALTH GUIDELINES, UNIVERSAL MASKING INDOORS IS
RECOMMENDED FOR ALL PERSONS REGARDLESS OF VACCINATION
STATUS.

MEMBERS OF THE PUBLIC MAY PARTICIPATE REMOTELY IN THE
MEETING VIA THE FOLLOWING METHOD:

As always, the public may view the Planning Commission meetings live on the City of Tracy’s
website at CityofTracy.org or on Comcast Channel 26/AT&T U-verse Channel 99. To view from
the City’s website, open the “Government” menu at the top of the City’s homepage and select
“Planning Commission”, then select “Planning Commission Meeting Videos” under the “Boards
and Commissions” section.

If you only wish to watch the meeting and do not wish to address the Council, the City
requests that you stream the meeting through the City’s website or watch on Channel
26.

Remote Public Comment:

During the upcoming Planning Commission meeting public comment will be accepted via the
options listed below. If you would like to comment remotely, please follow the protocols below:
e Comments via:
o Online by visiting https://cityoftracyevents.webex.com and using the following
o Event Number: 2552 894 7772 and Event Password: Planning
o If you would like to participate in the public comment anonymously, you
may submit your comment in WebEx by typing “Anonymous” when prompted to
provide a First and Last Name and inserting Anonymous@example.com when
prompted to provide an email address.
o Join by phone by dialing +1-408-418-9388, enter 25528947772#75266464#
Press *3 to raise the hand icon to speak on an item.

e Protocols for commenting via WebEx:
o If you wish to comment on the “New Business” or “ltems from the Audience”
portions of the agenda:
= [Ljsten for the Chair to open that portion of the agenda for discussion,
then raise your hand to speak by clicking on the Hand icon on the
Participants panel to the right of your screen.
= Ifyou no longer wish to comment, you may lower your hand by clicking on
the Hand icon again.
o Comments for the “New Business” or “ltems from the Audience” portions of the
agenda will be accepted until the public comment for that item is closed.


http://www.cityoftracy.org/
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission/planning-commission-meeting-videos
https://cityoftracyevents.webex.com/
mailto:Anonymous@example.com
http://www.cityoftracy.org/
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Comments received on Webex outside of the comment periods outlined above will not be
included in the record.

Americans With Disabilities Act - The City of Tracy complies with the Americans with Disabilities
Act and makes all reasonable accommodations for the disabled to participate in Council meetings.

Persons requiring assistance or auxiliary aids should call City Hall (209/831-6105) 24 hours prior to
the meeting.

Addressing the Council on Items on the Agenda - The Brown Act provides that every regular
Council meeting shall provide an opportunity for the public to address the Council on any item within
its jurisdiction before or during the Council's consideration of the item, provided no action shall be
taken on any item not on the agenda. To facilitate the orderly process of public comment and to
assist the Council to conduct its business as efficiently as possible, members of the public wishing to
address the Council are requested to, but not required to, hand a speaker card, which includes the
speaker’s name or other identifying designation and address to the City Clerk prior to the agenda item
being called. Generally, once the City Council begins its consideration of an item, no more speaker
cards will be accepted. An individual’s failure to present a speaker card or state their name shall not
preclude the individual from addressing the Council. Each citizen will be allowed a maximum of five
minutes for input or testimony. In the event there are 15 or more individuals wishing to speak
regarding any agenda item including the “ltems from the Audience/Public Comment” portion of the
agenda and regular items, the maximum amount of time allowed per speaker will be three minutes.
When speaking under a specific agenda item, each speaker should avoid repetition of the remarks of
the prior speakers. To promote time efficiency and an orderly meeting, the Presiding Officer may
request that a spokesperson be designated to represent similar views. A designated spokesperson
shall have 10 minutes to speak. At the Presiding Officer’s discretion, additional time may be granted.
The City Clerk shall be the timekeeper.

Addressing the Council on Items not on the Agenda — The Brown Act prohibits discussion or
action on items not on the posted agenda. The City Council’'s Meeting Protocols and Rules of
Procedure provide that in the interest of allowing Council to have adequate time to address the
agendized items of business, “Items from the Audience/Public Comment” following the Consent
Calendar will be limited to 15-minutes maximum period. “ltems from the Audience/Public Comment”
listed near the end of the agenda will not have a maximum time limit. A five-minute maximum time
limit per speaker will apply to all individuals speaking during “ltems from the Audience/Public
Comment”. For non-agendized items, Council Members may briefly respond to statements made or
questions posed by individuals during public comment; ask questions for clarification; direct the
individual to the appropriate staff member; or request that the matter be placed on a future agenda or
that staff provide additional information to Council. When members of the public address the Council,
they should be as specific as possible about their concerns. If several members of the public comment
on the same issue an effort should be made to avoid repetition of views already expressed.

Notice - A 90 day limit is set by law for filing challenges in the Superior Court to certain City
administrative decisions and orders when those decisions or orders require: (1) a hearing by law, (2)
the receipt of evidence, and (3) the exercise of discretion. The 90 day limit begins on the date the
decision is final (Code of Civil Procedure Section 1094.6). Further, if you challenge a City Council
action in court, you may be limited, by California law, including but not limited to Government Code
Section 65009, to raising only those issues you or someone else raised during the public hearing, or
raised in written correspondence delivered to the City Council prior to or at the public hearing.

Full copies of the agenda are available on the City’s website: www.cityoftracy.org



http://www.cityoftracy.org/
http://www.cityoftracy.org/
http://www.cityoftracy.org/
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MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES — 02/23/22 REGULAR MEETING

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Council Meeting Protocols and Rules of
Procedure, adopted by Resolution No. 2019-240, a five-minute maximum time limit per speaker
will apply to all individuals speaking during “ltems from the Audience/Public Comment”. For
non-agendized items, Planning Commissioners may briefly respond to statements made or
questions posed by individuals during public comment; ask questions for clarification; direct the
individual to the appropriate staff member; or request that the matter be placed on a future
agenda or that staff provide additional information to the Planning Commission.

1. NEW BUSINESS

A

PUBLIC HEARING TO CONSIDER A TIME EXTENSION OF THE
DEVELOPMENT REVIEW PERMIT FOR THE TRACY ASSISTED LIVING AND
MEMORY CARE FACILITY (D19-0019) LOCATED ON APPROXIMATELY 2.73
ACRES AT THE NORHTWEST CORNER OF CORRAL HOLLOW ROAD AND
ALEGRE DRIVE (2050 W. GRANT LINE ROAD) — THE APPLICANT IS
RACHEL MARQUIZ, MEDCORE, LLC, FOR TRACY ASSISTED LIVING, LLC;
APPLICATION NUMBER EXT21-0003

PUBLIC HEARING TO CONSIDER APPLICATIONS FOR A CONDITIONAL
USE PERMIT AND DEVELOPMENT REVIEW PERMIT FOR THE EXPANSION
OF A PLACE OF WORSHIP AT 350 N. CORRAL HOLLOW ROAD -
APPLICANT IS PETE MITRACOS AND THE PROPERTY OWNER IS ISLAMIC
SOCIETY OF TRACY - APPLICATION NUMBERS CUP19-0004 & D19-0017.

PUBLIC HEARING TO CONSIDER APPROVAL OF A TENTATIVE
SUBDIVISION MAP FOR ELLIS LIMITED USE AREA, CONSISTING OF NINE
APPROXIMATELY ONE-ACRE RESIDENTIAL LOTS AND AN
APPROXIMATELY 32-ACRE REMAINDER PARCEL ON APPROXIMATELY
42.22 ACRES LOCATED WEST OF CORRAL HOLLOW ROAD, SOUTHEAST
OF ELLIS TOWN DRIVE, AND SOUTHWEST OF SUMMIT DRIVE WITHIN THE
ELLIS SPECIFIC PLAN AREA, ASSESSOR’S PARCEL NUMBER 240-140-41.
THE APPLICANT IS THE SURLAND COMPANIES AND THE PROPERTY
OWNER IS ELLIS STORAGE, LLC. APPLICATION NUMBER TSM21-0002.
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D. PUBLIC HEARING TO CONSIDER A VESTING TENTATIVE SUBDIVSION MAP
FOR THE AVENUES NEIGHBORHOOD CONSISTING OF 480 RESIDENTIAL
LOTS, A PARK, AND ASSOCIATED ROADS ON APPROXIMATELY 95.83
ACRES, LOCATED SOUTH OF VALPICO ROAD AND APPROXIMATELY 1,500
FEET WEST OF CORRAL HOLLOW ROAD, ASSESSOR’S PARCEL
NUMBERS 240-140-49, 240-140-05, 240-700-13, & 240-700-14, APPLICATION
NUMBER TSM21-0001.

2. ITEMS FROM THE AUDIENCE
3. DIRECTOR’S REPORT
4. ITEMS FROM THE COMMISSION

5. ADJOURNMENT

Posted: March 4, 2022

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection via the City of Tracy website at
www.cityoftracy.org.



MINUTES
TRACY CITY PLANNING COMMISSION
REGULAR MEETING
FEBRUARY 23, 2022 7:00 P.M.
CITY OF TRACY COUNCIL CHAMBERS
333 CIVIC CENTER PLAZA

Due to the COVID-19 emergency, the regular meeting was conducted pursuant to the
provisions of the Governor’s Executive Order N-29-20, which suspends certain requirements of
the Ralph M. Brown Act. Residents participated remotely via email, and WebEx during

the meeting.

CALL TO ORDER

Chair Hudson called the meeting to order at 7:00 p.m.
PLEDGE OF ALLEGIANCE

Chair Hudson led the pledge of allegiance.

ROLL CALL

Roll Call found Commissioner Atwal, Commissioner Francis, Vice Chair Wood, and Chair
Hudson present. Commissioner Orcutt was absent. Also present were: Scott Claar, Senior
Planner; Kenneth Lipich, Assistant Planner; Nancy Ashjian, Assistant City Attorney; and Kellie
Jones, Administrative Assistant.

MINUTES
Chair Hudson introduced the Regular Meeting Minutes from the February 09, 2022 meeting.

ACTION: It was moved by Commissioner Wood and seconded by Commissioner Francis
to approve the February 09, 2022 Planning Commission Regular meeting
minutes. A voice vote found all in favor. Passed and so ordered; 4-0-1-0.

DIRECTOR’S REPORT REGARDING THIS AGENDA
None.

ITEMS FROM THE AUDIENCE

None.

1. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER APPROVAL OF A DEVELOPMENT REVIEW
PERMIT FOR EXTERIOR MODIFICATIONS AND CONSTRUCTION OF A 2,700
SQUARE FOOT ADDITION TO AN EXISTING HINDU TEMPLE AT 831 W.
CLOVER RD. APPLICANT IS ANSHUMAN SEHDEV AND PROPERTY OWNER
IS SHRI PARAMHANS ADVAIT MAT ONTARIO, INC. APPLICATION NUMBER
D21-0030.
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ACTION:

Kenneth Lipich, Assistant Planner, presented the staff report.

Anshuman Sehdev, Applicant, addressed questions from the Commission.
Staff addressed questions from the Commission.

Chair Hudson opened the Public Hearing at 7:12 p.m.

Chair Hudson closed the Public Hearing at 7:13 p.m.

It was moved by Commissioner Atwal and seconded by Commissioner Francis
that the Planning Commission approve the Development Review Permit for
exterior modifications and construction of a 2,700 square foot addition to an
existing Hindu temple at 831 W. Clover Rd. Application Number D21-0030,
based on the findings and subject to the conditions contained in the Planning

Commission Resolution dated February 23, 2022.

A roll call vote found all in favor. Passed and so ordered; 4-0-1-0.

2. ITEMS FROM THE AUDIENCE

None.

3. DIRECTOR’S REPORT

None.

4, ITEMS FROM THE COMMISSION

None.

5. ADJOURNMENT

ACTION:

It was moved by Commissioner Wood and seconded by Commissioner Atwal
to adjourn.

A voice vote found all in favor. Passed and so ordered; 4-0-1-0.

Time: 7:16 p.m.

CHAIR

STAFF LIAISON
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AGENDA ITEM 1.A.

REQUEST

PUBLIC HEARING TO CONSIDER A TIME EXTENSION OF THE DEVELOPMENT
REVIEW PERMIT FOR THE TRACY ASSISTED LIVING AND MEMORY CARE
FACILITY (D19-0019) LOCATED ON APPROXIMATELY 2.73 ACRES AT THE
NORHTWEST CORNER OF CORRAL HOLLOW ROAD AND ALEGRE DRIVE (2050
W. GRANT LINE ROAD) — THE APPLICANT IS RACHEL MARQUIZ, MEDCORE,
LLC, FOR TRACY ASSISTED LIVING, LLC; APPLICATION NUMBER EXT21-0003

DISCUSSION

Executive Summary

The Tracy Assisted Living and Memory Care Facility received Development Review
Permit approval on December 3, 2019. Prior to the two-year expiration of the permit, the
applicant submitted a request to extend the life of the permit by an additional three
years. City staff is recommending that the Planning Commission recommend that the
City Council grant the three-year time extension request.

Background

The Tracy Assisted Living and Memory Care Facility Development Review Permit was

reviewed by the Tracy Planning Commission on October 23, 2019 (received a 4-0 vote
to recommend City Council approval) and was unanimously approved by the Tracy City
Council on December 3, 2019.

In accordance with Tracy Municipal Code Section 10.08.3980, a Development Review
Permit lapses after two years unless a building permit is issued or the property owner
applies for an extension of the permit. Prior to the permit’s expiration, the owner
submitted a time extension request (Attachment A).

The 2019 project approval also included an amendment to the Residential Areas
Specific Plan, to allow dependent living facilities. That Plan Amendment is a permanent
change, not subject to time expiration.

Status of the Project

Following the initial Development Review Permit approval, the project and property
ownership changed in 2021. The new owner, Tracy Assisted Living, LLC, critically
evaluated the approved project and proposed some changes to the building floor plans
and very minor revisions to the building exterior. These minor revisions are described
below.

Designing these revisions, of course, took time and a building permit application for the
project was submitted in December 2021. The owner has received the first round of
plan check comments and intends to submit revised construction documents in March.
The owner is also initiating the process to obtain construction bids for the project.
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Understandably, at this point, this sequence of events, combined with the City’s review
time of the construction documents, will result in building permit issuance after the two-
year life of the Development Review Permit. Therefore, the owner submitted the request
for the time extension.

Although the owner intends to begin construction within the next several months, the
request is for a three-year extension, just in case there are unforeseen circumstances
that might affect construction timing.

Project Description

The project is to construct a 101-unit assisted living and memory care facility on the
vacant, 2.73-acre site, at the northwest corner of Corral Hollow Road and Alegre Drive.
The original approval was for 100 units. Five of the units contain two bedrooms and the
remaining 96 units are one-bedroom or studio units. Attachment B identifies the location
of the proposed project. The site is located on the rear (southern) parcel in the Grant
Line Center (Chili’'s/Western Dental Care) commercial center.

Attachments C through F include the project’s previously approved and proposed site
plans, floor plans, exterior building elevations, and color board. Attachment G is a color
rendering of the front (north side) of the building.

The proposed building contains three floors, with a total of 91,997 square feet. The floor
plans, Attachment D, show that the second floor contains less area than the first floor,
and the third floor contains significantly less area than the second floor. Due to the
second and third floor setback from the first floor, on the south side of the building, the
result is a building that appears to be two and three stories from the north side, and
appears to be one and two stories from the south side. This creates a considerably less
visual impact on the adjacent residential neighborhood to the south.

Care facilities, such as the one proposed, have limited parking demands, as most of the
parking is used by employees or visitors. Accordingly, City standards require only one,
off-street parking space per three beds. Based on this standard, the 106-bed facility
would require 35 parking spaces. This project exceeds that standard by providing 59
spaces.

The exterior building elevations and color rendering are depicted in Attachments E and
G, respectively. Together with the site plan (Attachment C) and the floor plans
(Attachment D), they illustrate the building’s significant “movement” (horizontal relief) as
one advances around the perimeter of the building.

The west end of the building includes an open courtyard, bench seating, stone garden
with pilasters and accent planter pots, a dining terrace with decorative pavers,
ornamental landscaping, and other amenities. The east half of the building is designed
to surround an outdoor courtyard containing flowering accent trees, decorative pavers
and artificial turf, a raised planter surrounding a large focal point tree, and bench and
lounge seating. The south side of the building contains a dining room, seating, and
landscaping.
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The proposed building is the same architectural character, scale, and general footprint of
the building approved in 2019. The architecture includes significant interest and variety
to create a positive addition to this site, and successful transition between the active
area of this commercial center (to the north) and the adjacent residential neighborhood
(to the south).

All of the recommended Conditions of Approval are the same as the project’s previous
approval in 2019 except for Condition Numbers B.20 and B.21, which are proposed to
be added. These new requirements are added to incorporate the City’s current policy to
impose assessments (“special taxes” through a Community Facilities District) to finance
maintenance costs for certain public improvements and services.

Land Use Compatibility

The project site plan is well integrated with the circulation and parking plan of the
existing commercial center. Furthermore, the one- and two-story portions of the building
facing south toward Alegre Drive are respectful of the scale of the single-family homes
on the south side of Alegre Drive.

Recommended Condition of Approval B.16 (Exhibit 1 to the Resolution, Attachment H)
requires the existing eight-foot-tall masonry wall adjacent to the project’s south
boundary, along the north side of Alegre Drive, to be reduced in height to approximately
four feet. The reason for this recommendation is related, primarily, to the appearance of
Alegre Drive and the project site, and also of the view from the first-floor windows of the
new facility. The eight-foot-tall, flat, masonry wall offers limited opportunity for aesthetic
appeal. The proposed building, by contrast, will contain windows, wood siding, stucco
with accent score lines, and three colors. The building will be located approximately 25
to 35 feet north of the Alegre Drive curb. This space will be occupied by trees, shrubs,
ground cover, and a portion will contain a new walkway. City staff recommends this
condition because lowering the height of the wall will result in a more attractive view of
the building and landscaping than the flat masonry wall.

The wall was required in the early 1990s when the residential subdivision was approved
because the expectation, at the time, was that a grocery store/drug store shopping
center would be built on the commercial side of the wall, and the wall would help mitigate
noise and other impacts associated with deliveries, roll-up doors, and trash compactors
of the shopping center. With the proposed assisted living facility, a wall will not be
necessary to mitigate noise, light, or glare.

CEQA Documentation

The project is an infill development, consistent with the City’s General Plan and zoning,
on a site of less than five acres, substantially surrounded by urban uses, has no value as
habitat for threatened or endangered species, and will not result in significant effects on
City utilities or services. Therefore, the project is categorically exempt from CEQA
review in accordance with Guidelines Section 15332.
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RECOMMENDATION

Staff recommends that the Planning Commission recommend that the City Council
approve a three-year extension of the Tracy Assisted Living and Memory Care Facility
Development Review Permit, to December 3, 2024.

RECOMMENDED MOTION

Move that the Planning Commission recommend that the City Council approve a three-
year extension of the Tracy Assisted Living and Memory Care Facility Development
Review Permit, Application Number D19-0019, to December 3, 2024, extension request
Application Number EXT21-0003.

Prepared by Alan Bell, Senior Planner
Approved by Bill Dean, Interim Development Services Director

ATTACHMENTS

Attachment A — Property Owner Time Extension Request

Attachment B — Project Vicinity

Attachment C — Previously Approved and Proposed Site Plans (two pages)

Attachment D — Previously Approved and Proposed Floor Plans (six pages)

Attachment E — Previously Approved and Proposed Exterior Elevations (six pages)
Attachment F — Previously Approved and Proposed Color Boards

Attachment G — Color Rendering of Building Front (north side)

Attachment H — Planning Commission Resolution to Extend Development Review Permit Time
Limit

Exhibit 1-- Conditions of Approval



Attachment A
EXT21-0003

RECEIVE])

December 6, 2021
City of Tracy

M e d C o r Development Services

PARTNERS

December 2, 2021
Via Email to: PlanningAdmin@CityofTracy.org
Mr. Alan Bell, Senior Planner
City of Tracy
333 Civic Center Plaza
Tracy, CA 95376

RE: Extension of the Development Application for Tracy Assisted Living and Memory Care
(D19-0019)

Mr. Alan Bell:

On behalf of the owner, Tracy Assisted Living, LLC, we are requesting an extension of the permit
noted above. Our partnership is sincerely grateful for our working relationship with the City of
Tracy. As with any great success of a project, it is recognized that it takes a joint effort with the
City to meet or exceed the end users’ needs and expectations.

As you may recall, this project has passed through many hands to get us to the dream team we
have in place now. Now with the right teams and attention is in place, we have what the Tracy
project needs to become a successful for all parties involved. We all have been working through
refinement of the drawings that we inherited to add value and enhance the building that will be
delivered. With the reallocation of resources and capital required to develop a project is tasking,
therefore is the reason we are seeking the extension.

We expect to submit a complete building permit application with construction documents in
December 2021 and intend to begin construction this Spring (2022). Therefore, to account for
unforeseen delays, we respectfully request an extension of the Development Review Permit for
three (3) years, to December 13, 2024.

We have an opportunity to develop a tremendous amenity and asset to the greater community
of Tracy. Our partnership and team in place have proven track records of developing and
operating some of the highest quality senior living retirement communities in the country. We
are requesting an extension to enable us to bring that quality of living to the City of Tracy. With
your continued support, | know this development will achieve all parties’ goals and objectives.
If you would like to discuss this project in more detail or have any questions, please do not
hesitate to contact me.

Sincerely,

R Mo

Rachel Marquis
Development Manager

MEDCORE PARTNERS, LLC
12377 Merit Drive, Suite 500, Dallas, Texas 75251
(214) 443-8300


Kellie.Jones
12.06.2021

Kellie.Jones
$545.00
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Attachment H

RESOLUTION 2022-

RECOMMEDING APPROVAL OF A THREE-YEAR TIME EXTENSION OF
THE DEVELOPMENT REVIEW PERMIT FOR TRACY ASSISTED LIVING AND
MEMORY CARE FACILITY LOCATED ON APPROXIMATELY 2.73 ACRES
AT THE NORTHWEST CORNER OF CORRAL HOLLOW ROAD AND ALEGRE DRIVE,
(2050 W. GRANT LINE ROAD, ASSESSOR’S PARCEL NUMBERS 238-190-25 AND -26)
APPLICATION NUMBER EXT21-0003

WHEREAS, On December 3, 2019, the Tracy City Council approved the Development
Review Permit for the Tracy Assisted Living and Memory Care Facility, Application Number
D19-0019, and

WHEREAS, In accordance with Tracy Municipal Code Section 10.08.3980, a
Development Review Permit lapses two years after it becomes effective unless a building permit
is issued or the owner requests an extension, and

WHEREAS, A building permit has not been issued, but the owner requested an
extension of the Development Review Permit prior to its expiration, and

WHEREAS, Subsequent to Development Review Permit approval, ownership of the
property and the project changed, the new owner undertook interior floor plan changes, made
minor modifications to the building exterior, and submitted a building permit application, and

WHEREAS, A building permit could not be issued prior to expiration of the Development
Review Permit, and

WHEREAS, The owner submitted a request to extend the Development Review Permit
for three years;

NOW, THEREFORE BE IT RESOLVED, That the Planning Commission recommends
that the City Council approve a time extension of three years, to December 3, 2024, for the
Tracy Assisted Living and Memory Care facility (D19-0019) on approximately 2.73 acres at the
northwest corner of Corral Hollow Road and Alegre Drive (2050 W. Grant Line Road,
Assessor’s Parcel Numbers 238-190-25 and -26), Application Number EXT21-0003, subject to
the conditions contained in Exhibit 1 and based on the following findings:

1. The proposal increases the quality of the project site, and enhances the property in a
manner that therefore improves the property in relation to the surrounding area and the
citizens of Tracy.

The project involves the construction of an approximately 99,997 square foot Assisted
Living and Memory Care facility with 59 off-street parking spaces, associated landscaping,
irrigation, utilities, and site work.

The facility and site design is compatible with the single-family home neighborhood to th
south of the project site because the Assisted Living and Memory Care facility will have
less traffic than retail, restaurant, or consumer-service businesses of comparable size
(also permitted at the site), and therefore, less traffic noise, light and glare that could affect
the adjacent residential neighborhood; vehicle driveways, loading parking, and other
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circulation will occur on the north, east, and west sides of the building, directed away from
the adjacent residential neighborhood, thus minimizing traffic noise and other effects of the
project on adjacent residences. The proposed building, located within an existing
commercial center, is at the rear of the site, has very limited visibility from Grant Line
Road, and therefore, is well suited for this low-impact, destination land use that does not
rely on pass-by traffic for marketing, as would a retail or consumer-oriented use. The
building architecture is consistent with building materials and color themes of surrounding
uses, and includes meaningful exterior glazing, trim, accent features, and vertical and
horizontal relief to create an attractive building for this site.

The proposal conforms to Tracy Municipal Code Chapter 10.08, the General Plan, the
Design Goals and Standards, and the City’s Infrastructure Master Plans.

The subject property is designated Office by the City’s General Plan and General Highway
Commercial within the Residential Areas Specific Plan (RSP). The Assisted Living and
Memory Care facility is a permitted use within the General Plan and zoning of the site.
The project documents compliance with the City’s landscaping, parking, requirements and
architectural guidelines; and the storm drainage, water, wastewater, traffic and other
improvements are consistent with the utility and requirements of the infrastructure master
plans.

* k k k k k k k k k k k%

The foregoing Resolution 2022- was adopted by the Planning Commission on

the 9" day of March, 2022, by the following vote:

AYES:
NOES:

COMMISSION MEMBERS:
COMMISSION MEMBERS:

ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR

ATTEST:

STAFF

LIAISON



Exhibit 1

Tracy Assisted Living and Memory Care
Conditions of Approval
Application Number EXT21-0003
Time Extension for D19-0019
Planning Commission
March 9, 2022

These Conditions of Approval shall apply to the real property described as Tracy Assisted
Living and Memory Care, Development Review Application Number D19-0019 (Time
Extension EXT21-0003). The approximately 2.73-acre subject property is located at the
northwest corner of Corral Hollow Road and Alegre Drive, 2050 W. Grant Line Road
(Assessor’s Parcel Numbers 238-190-25 and -26).

A

The following definitions shall apply to these Conditions of Approval:

“Applicant” means any person, or other legal entity, defined as a “Developer”.

. “City Engineer” means the City Engineer of the City of Tracy, or any other duly licensed

engineer designated by the City Manager, or the Development Services Director, or
the City Engineer to perform the duties set forth herein.

“City Regulations” means all written laws, rules and policies established by the City,
including those set forth in the City of Tracy General Plan, the Tracy Municipal Code,
ordinances, resolutions, policies, procedures, and the City’s Design documents (the
Streets and Utilities Standard Plans, Design Standards, Parks and Streetscape
Standard Plans, Standard Specifications, Multi-Agency Post-Construction Stormwater
Standards Manual, and Relevant Public Facilities Master Plans).

“Conditions of Approval” shall mean the conditions of approval applicable to the Tracy
Assisted Living and Memory Care facility, Development Review Application Number
D19-0019 (Time Extension EXT21-0003).

“Development Services Director” means the Development Services Director of the
City of Tracy, or any other person designated by the City Manager or the
Development Services Director to perform the duties set forth herein.

“Developer” means any person, or other legal entity, who applies to the City to divide
or cause to be divided real property within the Project boundaries, or who applies to
the City to develop or improve any portion of the real property within the Project
boundaries. The term “Developer” shall include all successors in interest.

General Conditions of Approval:

Unless specifically modified by these Conditions of Approval, the Project shall
comply with all City Regulations.

Unless specifically modified by these Conditions of Approval, the Developer shall
comply with all mitigation measures identified in the General Plan Environmental Impact
Report, dated February 1, 2011.
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3. Pursuant to Government Code section 66020, including section 66020(d)(1), the City
HEREBY NOTIFIES the Developer that the 90-day approval period (in which the
Developer may protest the imposition of any fees, dedications, reservations, or other
exactions imposed on this Project by these Conditions of Approval) has begun on the
date of the conditional approval of this Project. If the Developer fails to file a protest
within this 90-day period, complying with all of the requirements of Government Code
section 66020, the Developer will be legally barred from later challenging any such
fees, dedications, reservations or other exactions.

4. Except as otherwise modified by these Conditions of Approval, all construction shall
be consistent with the plans received by the Development Services Department on
August 22, 2019 and as modified by plans submitted on February 25, 2022.

5. Prior to the issuance of a building permit, the applicant shall provide a detailed
landscape and irrigation plan consistent with City landscape and irrigation standards,
including, but not limited to Tracy Municipal Code Section 10.08.3560, and the City’s
Design Goals and Standards, to the satisfaction of the Development Services
Director, and consistent with the applicable Department of Water Resources 2015
Model Efficient Landscape Ordinance on private property and Tracy Municipal Code
Chapter 11.28 to the satisfaction of the Utilities Director; and the applicant shall
prepare and submit an electronic MWELO Project Information Sheet to the
satisfaction of the Utilities Director. Said landscape plans shall include
documentation which demonstrates there is no less than 20 percent of the new
parking area in landscaping, and 40 percent canopy tree coverage at tree maturity in
accordance with City Regulations. Newly planted, on-site trees shall be a minimum
size of 24-inch box and shrubs shall be a minimum size of five gallons. Root barriers
(two-feet deep by eight feet long) shall be installed along all buildings or edge of
planter where a tree is within ten feet of building or edge of planter.

6. Prior to the issuance of a building permit, an Agreement for Maintenance of
Landscape and Irrigation Improvements shall be executed and financial security
submitted to the Development Services Department. The Agreement shall ensure
maintenance of the on-site landscape and irrigation improvements for a period of
two years. Said security shall be equal to the actual material and labor costs for
installation of the on-site landscape and irrigation improvements, or $2.50 per
square foot of on-site landscape area.

7. Prior to final inspection or certificate of occupancy, all exterior and parking area
lighting shall be directed downward or shielded, to prevent glare or direct spray of
light onto adjacent residential property, to the satisfaction of the Development
Services Director.

8. Prior to the issuance of a building permit, the developer shall document compliance
with Tracy Municipal Code Chapter 11.34 and the City of Tracy Multi-Agency Post-
Construction Stormwater Standards Manual (Manual) to the satisfaction of the Utilities
Director, which includes the requirement for Site Design Control Measures, Source
Control Measures and Treatment Control Measures under the guidelines in a project
Stormwater Quality Control Plan (SWQCP). Compliance with the Manual includes,
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10.

11.

12.

13.

14.

15.

16.

but is not limited to, addressing outdoor storage areas, loading and unloading areas,
trash enclosures, parking areas, any wash areas and maintenance areas. The
SWQCP must conform to the content and format requirements indicated in Appendix
D of the Manual and must be approved by the Utilities Director prior to issuance of
grading or building permits.

All on-site construction activity associated with development of this Tracy Assisted
Living and Memory Care facility shall be limited to daylight hours or 7:00 a.m. to 8:00
p.m.

No roof mounted equipment, including, but not limited to, HVAC units, fans, antennas,
vents, ladders, and dishes whether proposed as part of this application, potential
future equipment, or any portion thereof, shall be visible from Corral Hollow Road,
Alegre Drive, Grant Line Road, or any other public right-of-way to the satisfaction of
the Development Services Director. The building permit construction documents shall
demonstrate that the building’s exterior parapet wall is at least as tall as all HVAC
units, vents, fans, antennas, or any other roof equipment or utilities.

All vents, gutters, downspouts, flashing, electrical conduit, gas meters, electrical
panels and doors, and other wall-mounted or building-attached utilities shall be
painted to match the color of the adjacent surface or otherwise designed in
harmony with the building exterior to the satisfaction of the Development Services
Director.

Prior to the issuance of a building permit, bicycle parking spaces shall be provided
in accordance with Tracy Municipal Code Section 10.08.3510 to the satisfaction of
the Development Services Director.

All PG&E transformers, phone company boxes, Fire Department connections,
backflow preventers, irrigation controllers, and other on-site utilities, shall be vaulted
or screened from view from any public right-of-way, behind structures or
landscaping, to the satisfaction of the Development Services Director.

Prior to the installation of any signs, the applicant shall submit a sign permit
application and receive approval from the Development Services Director in
accordance with City Regulations.

Prior to the issuance of a building permit, the building permit construction
documents shall include an enclosure for all trash or recycling receptacles. The
trash enclosure exterior wall shall be of masonry construction, finished with stucco
material and color to match the existing trash enclosures on site; include solid metal
doors painted to match the enclosure; and a solid roof (painted to match the color(s)
of the building) to the extent required by City stormwater quality regulations. The
enclosure should also contain an interior concrete curb to prevent the trash
dumpsters and containers from hitting and damaging the walls.

The approximately eight-foot tall, masonry wall along the north side of Alegre Drive
shall be reduced in height to approximately four feet tall (excluding where adjacent to
the lot at 2193 Misquez Lane, APN 238-140-15). The wall shall include a decorative
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17.

18.

19.

20.

trim cap along the top of the wall. Prior to the issuance of a building permit, the
developer shall include plans detailing how this will be designed, to the satisfaction
of the Development Services Director, and the wall shall be completed prior to the
occupancy or final inspection. An opening with a gate shall be installed along the
wall in accordance with the California Fire Code standards to the satisfaction of the
Fire Marshal.

Prior to the issuance of a building permit, the developer shall submit to the City and
cause to be recorded, a lot line adjustment or other instrument to effectively merge lots
or otherwise relocate property lines, consistent with City standards, to result in no
property lines passing through or underneath buildings, to the satisfaction of the
Development Services Director. The developer shall prepare and record easement(s),
agreement(s), or other instruments to ensure all lots affected by this project have access
to utilities, parking, and circulation, to the satisfaction of the Development Services
Director.

Prior to occupancy or final inspection, all dead or missing trees or other on-site
landscaping shall be replaced or restored in accordance with City standards to the
satisfaction of the Development Services Director.

Developer shall comply with all performance, monitoring, and reporting requirements of
the San Joaquin Valley Air Pollution Control District, as identified in APCD
correspondence dated July 24, 2019, to the satisfaction of the District.

Streets, Streetlights and Sidewalks

Before issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of operation, maintenance and replacement
for the streets, traffic signals, streetlights, sidewalks, and street sweeping that will
serve the Property (including all costs required PG&E), by doing one of the following,
subject to the approval of the City’s Finance Director:

Community Facilities District (CED). Developer shall enter into an agreement with
the City, to be signed by the Finance Director, which shall be recorded against

the Property, which requires that prior to the final inspection, Developer shall
complete the annexation of the Property to City of Tracy Community Facilities District
in compliance with the requirements of the Mello — Roos Community Facilities Act of
1982 (Gov. Code § 53311 et seq.) including, without limitation, affirmative votes, and
the recordation of a Notice of Special Tax Lien. Developer shall be responsible for all
costs associated with the CFD proceedings.

Or

a. POA and dormant CFD. If the POA is the chosen funding mechanism, Developer
must do the following:
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1) Form a Property Owner’s Association (POA) or other maintenance
association, with CC&Rs reasonably acceptable to the City, to assume
the obligation for the on-going costs of operation, maintenance and
replacement for the streets, traffic signals, streetlights, sidewalks, and
street sweeping that will serve the Property (including all costs required
by PG&E);

2) Cause the POA to enter into an agreement with the City, in a form to be
approved by the City and to be recorded against the Property prior to the
final inspection, setting forth, among other things, the required
maintenance obligations, the standards of maintenance, and all other
associated obligation(s) to ensure the long-term maintenance by the POA
for the streets, traffic signals, streetlights, sidewalks, and street sweeping
that will serve the Property;

3) Before final inspection, annex into a CFD in a "dormant" capacity, to be
triggered if the POA fails (as determined by the City in its sole and
exclusive discretion) to perform the required level of operation,
maintenance and replacement for the streets, traffic signals, streetlights,
sidewalks, and street sweeping that will serve the Property. The dormant
tax or assessment shall be disclosed to all property owners, even during
the dormant period.

Or

b. Direct funding. Developer shall enter into an agreement with the City, which shall
be recorded against the Property, which requires that prior to approval of final
inspection, Developer shall deposit with the City an amount necessary, as
reasonably determined by the City, to fund in perpetuity the on-going costs of
operation, maintenance and replacement for the streets, traffic signals,
streetlights, sidewalks, and street sweeping that will serve the Property (including
all costs required PG&E).

If the provisions for adequate funding of the on-going costs of operation,
maintenance and replacement for the streets, traffic signals, streetlights, sidewalks,
and street sweeping that will serve the Property (including all costs required PG&E)
are met prior to issuance of the building permit for the Property, subject to the
Finance Director’s review and approval, the terms of this condition shall be
considered to have been met and this condition shall become null and void.

21. Landscaping Maintenance

Prior to issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of operation, maintenance and replacement
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for public landscaping for the Property at a high-quality service level as determined
by the Public Works Director by doing one of the following, subject to the approval
of the City’s Finance Director:

a. CFD or other funding mechanism. The Developer shall enter into an agreement
with the City, which shall be recorded against the Property, which stipulates the
following: (1) prior to issuance of a building permit, the Developer shall form or
annex into a Community Facilities District (CFD) for funding the on-going costs
related to maintenance, operation, repair and replacement of public landscaping,
public walls and any public amenities included in the Project, and ongoing public
landscaping maintenance costs associated with major program roadways
identified in the Citywide Roadway and Transportation Master Plan; (2) the items
to be maintained include but are not limited to the following: ground cover, turf,
shrubs, trees, irrigation systems, drainage and electrical systems; masonry walls
or other fencing, entryway monuments or other ornamental structures, furniture,
recreation equipment, hardscape and any associated appurtenances within
medians, parkways, dedicated easements, channel-ways, public parks, and
public open space areas and trails; (3) formation of the CFD shall include, but not
be limited to, affirmative votes and the recordation of a Notice of Special Tax
Lien; (4) upon successful formation, the parcels will be subject to the maximum
special tax rates as outlined in the Rate and Method of Apportionment; (5) prior
to issuance of a building permit, the Developer shall deposit an amount equal to
the first year's taxes; and (6) the Developer shall be responsible for all costs
associated with formation or annexation of the CFD.

Or

b. POA and dormant CFD. If the POA is the chosen funding mechanism, the
Developer must do the following:

1. Form a Property Owner’s Association (POA) or other maintenance
association, with CC&Rs reasonably acceptable to the City, to
assume the obligation for the on-going maintenance of all public
landscaping areas that will serve the Property;

2. Cause the POA to enter into an agreement with the City, in a form
to be approved by the City and to be recorded against the
Property prior to the final inspection, setting forth, among other
things, the required maintenance obligations, the standards of
maintenance, and all other associated obligation(s) to ensure the
long-term maintenance by the POA of all public landscape areas
that will serve the Property;

3. Make and submit to the City, in a form reasonably acceptable to
the City, an irrevocable offer of dedication of all public landscape
areas that will serve the Property;

4. Before final inspection, annex into a CFD in a "dormant" capacity,
to be triggered if the POA fails (as determined by the City in its
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sole and exclusive discretion) to perform the required level of
public landscape maintenance. The dormant tax or assessment
shall be disclosed to all property owners, even during the dormant
period.

Or

c. Direct funding. The Developer shall enter into an agreement with the City, which
shall be recorded against the Property, which stipulates that prior to issuance of
a building permit, the Developer shall deposit with the City an amount necessary,
as reasonably determined by the City, to fund in perpetuity the full on-going
maintenance costs related to maintenance, operation, repair and replacement of
public landscaping, public walls and any public amenities included in the Project,
and ongoing public landscaping maintenance costs associated with major
program roadways identified in the Citywide Roadway and Transportation Master
Plan. The items to be maintained include but are not limited to the following:
ground cover, turf, shrubs, trees, irrigation systems, drainage and electrical
systems, masonry walls or other fencing, entryway monuments or other
ornamental structures, furniture, recreation equipment, hardscape and any
associated appurtenances within medians, parkways, dedicated easements,
channel-ways, public parks, and public open space areas and trails.

C. Engineering Division Conditions of Approval

C.1. General Conditions

Developer shall comply with the applicable sections of approved documents and/or
recommendations of the technical analyses/reports prepared for the Project listed as
follows:

1) Traffic Memorandum prepared by Kimley Horn and Associates dated October 17,
2019.

2) Storm Drain Memorandum by Storm Water Consultants dated October 7, 2019.

3) Water Supply Memorandum by Black Water Consulting Engineers dated October 17,

2019.
4) Sanitary Sewer Memorandum by Black Water Consulting Engineers yet to be
completed.
Cc.2. RESERVED
C.3. RESERVED

C.4. Grading Permit
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All grading work (on-site and off-site) shall require a Grading Plan. All grading work shall
be performed and completed in accordance with the recommendation(s) of the Project’s
Registered Geotechnical Engineer. The City will not accept a Grading Permit application
for the Project until Developer provides all documents related to said Grading Permit
required by the applicable City Regulations and these Conditions of Approval, to the
satisfaction of the City Engineer, including, but not limited to, the following:

C.4.1 Developer has completed all requirements set forth in this section.

C.4.2 Developer has obtained the approval (i.e. recorded easements for slopes,
drainage, utilities, access, parking, etc.) of all other public agencies and/or
private entities with jurisdiction over the required public and/or private facilities
and/or property. Written permission from affected owner(s) will be required to be
submitted to the City prior to the issuance of the Grading Permit.

C.4.3 Developer has obtained a demolition permit to remove any existing structure
located within the project’s limits.

C.4.4 All existing on-site water well(s), septic system(s), and leech field(s), if any, shall
be abandoned or removed in accordance with the City and San Joaquin County
requirements. Developer shall be responsible for all costs associated with the
abandonment or removal of the existing well(s), septic system(s), and leech
field(s) including the cost of permit(s) and inspection. Developer shall submit a
copy of written approval(s) or permit(s) obtained from San Joaquin County
regarding the removal and abandonment of any existing well(s), prior to the
issuance of the Grading Permit.

C.4.5 The Improvement Plans for all improvements to serve the Project (on-site and
off-site) including the Grading and Drainage Plans shall be prepared in
accordance with the City’s Subdivision Ordinance (TMC Chapter 12.36), City
Design Documents as defined in Title 12 of the TMC, and these Conditions of
Approval.
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C.4.6 On-site Grading/Drainage Plans and Improvement Plans shall be prepared on a
twenty-four (24) inch x thirty-six (36) inch size four (4) millimeter thick polyester
film (mylar). These plans shall use the City’s Title Block. Improvement Plans
shall be prepared under the supervision of, stamped and signed by a Registered
Civil Engineer and Registered Geotechnical Engineer. Developer shall obtain
all applicable signatures by City departments and outside agencies (where
applicable) on the mylars including signatures by the Fire Marshal prior to
submitting the mylars to Engineering Division for City Engineer’s signature.
Erosion control measures shall be implemented in accordance with the
Improvement Plans approved by the City Engineer for all grading work. All
grading work not completed before October 15 may be subject to additional
requirements as applicable. Improvement Plans shall specify all proposed
erosion control methods and construction details to be employed and specify
materials to be used during and after the construction.

C.4.7 Payment of the applicable Grading Permit fees which include grading plan
checking and inspection fees, and other applicable fees as required by these
Conditions of Approval.

C.4.8 For Projects on property larger than one (1) acre: Prior to the issuance of the
Grading Permit, Developer shall submit to the Utilities Department
(stephanie.hiestand@cityoftracy.org) one (1) electronic copy and one (1) hard
copy of the Storm Water Pollution Prevention Plan (SWPPP) as submitted in
Stormwater Multiple Applications and Reporting Tracker System (SMARTS)
along with either a copy of the Notice of Intent (NOI) with the state-issued
Wastewater Discharge Identification number (WDID) or a copy of the receipt for
the NOI. After the completion of the Project, the Developer is responsible for
filing the Notice of Termination (NOT) required by SWQCB, and shall provide
the City, a copy of the completed Notice of Termination. Cost of preparing the
SWPPP, NOI and NOT including the annual storm drainage fees and the filing
fees of the NOI and NOT shall be paid by the Developer. Developer shall
comply with all the requirements of the SWPPP, applicable Best Management
Practices (BMPs) and the Stormwater Post-Construction Standards adopted by
the City in 2015 and any subsequent amendment(s).

For Projects on property smaller than one (1) acre: Prior to the issuance of the
Grading Permit, the Developer shall submit to the Utilities Department
(stephanie.hiestand@cityoftracy.org) one (1) electronic copy and 1 hard copy of
the City of Tracy Erosion and Sediment Control Plan (ESCP) for approval. Cost
of preparing the ESCP including any annual storm drainage fees shall be paid
by the Developer. Developer shall comply with all the requirements of the
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C4.9

C.4.10

ESCP, applicable BMPs and the Post-Construction Stormwater Standards
adopted by the City in 2015 and any subsequent amendment(s).

Developer shall provide a PDF copy of the Project’s Geotechnical Report signed
and stamped by a Registered Geotechnical Engineer. The technical report must
include relevant information related to soil types and characteristics, soil bearing
capacity, compaction recommendations, retaining wall recommendations, if
necessary, paving recommendations, paving calculations such as gravel factors,
gravel equivalence, etc., slope recommendations, and elevation of the highest
observed groundwater level.

Minor Retaining — Developer shall use reinforced or engineered masonry blocks
for retaining soil at property lines when the grade differential among the in-tract
lots exceeds twelve (12) inches. Developer will include construction details of
these minor retaining walls with the on-site Grading and Drainage Plan.
Developer may use slopes among the lots to address the grade differential but
said slope shall not exceed a slope gradient of 3 (horizontal) to 1 (vertical)
unless a California licensed geotechnical engineer signs and stamps a
geotechnical report letter that supports a steeper slope gradient. Slope
easements may be required and will be subject to approval by the City
Engineer.

Minor Retaining along Project Perimeter — Developer shall use reinforced or
engineered masonry blocks for retaining soil along the Project boundary and
adjacent property(s) when the grade differential exceeds 12-inches. Developer
will include construction details for these minor retaining walls with the on-site
Grading and Drainage Plan. Developer may use slopes to address the grade
differential but said slope shall not exceed a slope gradient of 3 (horizontal) to 1
(vertical). Slope easements may be subject to approval by the City Engineer
and if adjacent and affected property(s) owner(s) grants said easements.

Slopes are an acceptable option as a substitute to engineered retaining walls,
where cuts or fills do not match existing ground or final grade with the adjacent
property or public right of way, up to a maximum grade differential of two (2)
feet, subject to approval by the City Engineer.
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C.4.11

C.4.12

C.4.13

C4.14

Slope easements will be recorded, prior to the issuance of the Grading Permit.
The Developer shall be responsible to obtain and record slope easement(s) on
private properties, where it is needed to protect private improvements
constructed within and outside the Project, and a copy of the recorded
easement document must be provided to the City, prior to the issuance of the
Grading Permit.

Walls - Developer shall show proposed retaining walls and masonry walls on the
on-site Grading and Drainage Plan. The Developer is required to submit
improvement plans, construction details, and structural calculations for retaining
walls and masonry walls to Building and Safety. Retaining wall and masonry
wall design parameters will be included in the geotechnical report.

Developer shall provide a copy of the approved Incidental Take Minimization
Measures (ITMM) habitat survey [San Joaquin County Multi-Species Habitat
Conservation & Open Space Plan (SIMSCP)] from San Joaquin Council of
Governments (SJCOQG), if applicable.

Developer shall provide a copy of the approved Air Impact Assessment (AlA)
with an Indirect Source Review (ISR) from San Joaquin Valley Air Pollution
Control District (SJVAPCD).

Developer shall abandon or remove all existing irrigation structures, channels
and pipes, if any, as directed by the City after coordination with the irrigation
district, if the facilities are no longer required for irrigation purposes. If irrigation
facilities including tile drains, if any, are required to remain to serve existing
adjacent agricultural uses, the Developer will design, coordinate and construct
required modifications to the facilities to the satisfaction of the affected agency
and the City. Written permission from irrigation district or affected owner(s) will
be required to be submitted to the City prior to the issuance of the Grading
Permit. The cost of relocating and/or removing irrigation facilities and/or tile
drains is the sole responsibility of the Developer.

If the Project contains overhead utilities, the Developer shall underground
existing overhead utilities such as electric, TV cable, telephone, and others.
Each dry utility shall be installed at the location approved by the respective
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C.5.

owner(s) of dry utility and the Developer shall coordinate such activities with
each utility owner. All costs associated with the undergrounding shall be the
sole responsibility of the Developer and no reimbursement will be due from the
City. Developer shall submit undergrounding plans. Exempt from this condition
are high voltage power lines along the Project’s northerly property line, if any.

C.4.15 If at any point during grading that the Developer, its contractor, its engineers,

and their respective officials, employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Developer shall address the findings as required
per the General Plan Cultural Resource Policy and General Plan EIR; and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

C.4.16 Per the recommendation of SWC, Developer shall set the building’s finish floor

at least one (1) foot above a top-of-curb elevation. Please review SWC’s
technical memorandum for the precise location and other mitigations.

Improvement Agreement(s)

All construction activity involving public improvements will require a fully executed
improvement agreement (Off-site, Subdivision, and/or Inspection). Any construction
activity involving public improvements without a fully executed improvement
agreement is prohibited. All public improvements shall be performed and completed
in accordance with the recommendation(s) of the Project’s Registered Civil Engineer.
The City will not start writing any improvement agreement or schedule any
improvement agreement to be approved by City Council for the Project until the
Developer provides all documents related to said improvements required by the
applicable City Regulations and these Conditions of Approval, to the satisfaction of
the City Engineer, including, but not limited to, the following:

C.5.1. Off-site and/or Public Infrastructure Improvement Plans prepared on a 24-
inch x 36-inch size 4-millimeter thick mylar that incorporate all requirements
described in the documents described in these Conditions of Approval, the
City’s Design Documents as defined in Title 12 of the Tracy Municipal Code.
Developer shall use the latest title block and, if necessary, contain a
signature block for the Fire Marshal. Improvement Plans shall be prepared
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under the supervision of, and stamped and signed by a Registered Civil,
Traffic, Electrical, Mechanical Engineer, and Registered Landscape Architect
for the relevant work. Developer shall obtain all applicable signatures by
City departments and outside agencies (where applicable) on the mylars
including signatures by Fire Marshal to submitting the mylars to Engineering
Division for City Engineer’s signature. The improvement plans shall be
prepared to specifically include, but not be limited to, the following items:

C.5.1.a.

C.5.1.b.

C.5.1.c.

C.5.1.d.

All existing and proposed utilities such as domestic water line,
irrigation service, fire service line, storm drain, and sanitary sewer,
including the size and location of the pipes.

All supporting engineering calculations, materials information or
technical specifications, cost estimate, and technical reports. All
improvement plans shall contain a note stating that the Developer
(or Contractor) will be responsible to preserve and protect all
existing survey monuments and other survey markers such as
benchmarks.

A PDF copy of the Project’s Geotechnical/Soils Report, prepared or
signed and stamped by a Registered Geotechnical Engineer. The
technical report must include relevant information related to street
pavement thickness, materials, compaction and other pertinent
information.

Storm Water - The Project’s on-site storm water drainage
connection to the City’s storm water system shall be approved by
the City Engineer. Drainage calculations for the sizing of the on-
site storm drainage system. Improvement Plans to be submitted
with the hydrology and storm water.

Storm drainage release point is a location at the boundary of the
Project adjacent public right-of-way where storm water leaves the
Property, in a storm event and that the Property’s on-site storm
drainage system fails to function or it is clogged. Site grading shall
be designed such that the Project’s storm drainage overland
release point will be directly to an adjacent public right-of-way with
a functional storm drainage system and the existing storm drainage
line has adequate capacity to drain storm water from the Property.
The storm drainage release point is recommended to be at least
0.70-feet lower than the building finish floor elevation and shall be
designed and improved to the satisfaction of the City Engineer.
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C.5.1.e.

C.5.1.q.

The Project’s permanent storm drainage connection(s) shall be
designed and constructed in accordance with City Regulations. The
design of the permanent storm drainage connection shall be shown
on the Grading and Drainage Plans with calculations for the sizing
of the storm drain pipe(s), and shall comply with the applicable
requirements of the City’s storm water regulations adopted by the
City Council in 2012 and any subsequent amendments.

Developer shall construct a storm water quality treatment basin.

Developer and its heirs (i.e. apartment complex owner) shall be
responsible for repairing and maintaining the on-site storm water
system and treatment basin at the Developer’s (and heirs’) sole
cost and expense.

Sanitary Sewer - It is the Developer’s responsibility to design and

construct the Project’s permanent on-site sanitary sewer (sewer)
improvements including the Project’s sewer connection in
accordance with the City’s Design Standards, City Regulations and
Standard Specifications. Sewer improvements shall include but not
limited to, replacing asphalt concrete pavement, reconstructing
curb, gutter and sidewalk, restoring pavement marking and striping,
and other improvements that are disturbed as a result of installing
the Project’s permanent sewer connection. Developer shall submit
improvement plans that include the design of the sewer line from
the Property to the point of connection. Developer shall also
construct the recommended mitigations from the sanitary sewer
technical memorandum.

Water Distribution - Developer shall design and construct domestic
and irrigation water service that comply with the City Regulations.
Water line sizing, layout and looping requirements for this Project
shall comply with City Regulations. During the construction of the
Project, the Developer is responsible for providing water
infrastructure (temporary or permanent) capable of delivering
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adequate fire flows and pressure appropriate to the various stages
of construction and as approved by the Fire Marshal.

Interruption to the water supply to the existing businesses and
other users will not be allowed to facilitate construction of
improvements related to the Project. Developer shall be
responsible for notifying business owner(s) and users, regarding
construction work. The written notice, as approved by the City
Engineer, shall be delivered to the affected residents or business
owner(s) at least seventy-two (72) hours before start of work. Prior
to starting the work described in this section, the Developer shall
submit a Work Plan acceptable to the City that demonstrates no
interruptions to the water supply, and Traffic Control Plan to be
used during the installation of the off-site water mains and
connections.

The Project’s water service connections shall use a remote-read
(radio-read) master water meter (the water meter to be located
within City's right-of-way) and a Reduced Pressure Type back-
flow protection device in accordance with City Regulations. The
domestic and irrigation water service connection(s) must be
completed before the inspection of the building. The location of
the meters shall be approved by the City Engineer.

After improvement acceptance, repair and maintenance of the
water service from the water meter to the point of connection with
the water distribution main in the street shall be the responsibility
of the City. Water service repairs after the water meter is the
responsibility of the Developer or individual lot owner(s).

Prior to improvement acceptance, repair and maintenance of all
on-site water lines, laterals, sub-water meters, valves, fittings, fire
hydrant and appurtenances shall be the responsibility of the
Developer or the individual lot owner(s).
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Exhibit 1

All costs associated with the installation of the Project’s water
connection(s) including the cost of removing and replacing asphalt
concrete pavement, pavement marking and striping such as
crosswalk lines and lane line markings on existing street or parking
area(s) that may be disturbed with the installation of the permanent
water connection(s), or domestic water service, and other
improvements shall be paid by the Developer.

Fire Service Line — Location and construction details of fire
service line including fire hydrant(s) that are to serve the Project
shall be approved by the Fire Marshal. Prior to the approval of the
Improvement Plans by the City Engineer, the Developer shall
obtain written approval from the Fire Marshal, for the design,
location and construction details of the fire service connection to
the Project, and for the location and spacing of fire hydrants that
are to be installed or planned to serve the Project.

Streets — Developer shall construct their frontage improvements.
Frontage improvements include but are not limited to the following:
curb, gutter, sidewalk, street widening, landscaping, street lighting,
undergrounding of overhead utilities and other improvements. All
streets and utilities improvements within City right-of-way shall be
designed and constructed in accordance with City

Regulations, and City’s Design Standards including the City’s
Facilities Master Plan for storm drainage, roadways, wastewater,
and water as adopted, amended, and updated by the City, or as

otherwise specifically approved by the City.

All proposed public street widths and cross sections shall conform
to the 2012 Transportation Master Plan (TMP).

Corral Hollow Road

Developer will construct the new commercial driveways per
Standard Detail 133. Developer shall dedicate a ten (10) feet wide
Public Utility Easement on all public streets if the easement is not
present.
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Developer shall construct driveways that conform to Section
3.09(F) of the 2008 Design Standards. Driveways shall have one
and half (1.5) feet of full-height (i.e. six (6) inches) of vertical curb
from the driveway’s edge. Driveways shall be fire truck accessible
to the satisfaction of the City Engineer.

Developer shall use existing utility stubs. If the stubs are not
present or unusable or additional utility connections are required,
the pavement restoration shall conform to C.8.1 of these
Conditions.

On the west side of Corral Hollow Road, Developer shall landscape
and irrigate the existing area as per current adopted City landscape
standards. Landscape and irrigation plans shall be prepared on a
24-inch x 36-inch size 4-millimeter thick mylar that incorporate all
requirements described in the documents described in these
Conditions of Approval, the City’s Design Documents as defined in
Title 12 of the Tracy Municipal Code. Developer shall use the
latest title block. Said landscape and irrigation plan shall be
prepared by a California licensed landscape architect. Developer
can either protect-in-place the existing sidewalk and repair any
cracked, settled, and/or damaged sidewalk or remove and replace
the sidewalk so long as the replacement sidewalk is similar to the
current sidewalk, i.e. similar width, meanders, etc. Developer shall
also install street trees in the landscaped area between the existing
meandering sidewalk and the curb and gutter. On the opposite
side of the sidewalk, Developer shall install additional street trees,
shrubs, ground cover, and other landscaping as required. The
landscaping and irrigation shall conform to MWELO standards. If
recommended, Developer shall use structural soil if the street trees
well is narrower than five (5) feet wide. Developer shall also
remove existing sign monument and its appurtenances, and any
other existing items such as bollards, mailboxes, etc.

C.5.2. Joint Trench Plans and Composite Utility Plans, prepared on a twenty-four
(24) inch x thirty-six (36) inch size four (4) millimeter thick mylar for the
installation of dry utilities such as electric, gas, TV cable, telephone, and
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C.5.3.

C.5.5.

others that will be located within the twenty-four (24) feet wide to forty-six (46)
feet wide [the width varies) PUE to be installed to serve the Project. All
private utility services to serve Project must be installed underground or
relocated to be underground, and to be installed at the location approved by
the respective owner(s) of the utilities from the street or an existing or
proposed utility easement to the building(s). If necessary, the Developer shall
dedicate twenty-two (22) feet wide PUE for access to these new utilities for
re-installation, replacement, repair, and maintenance work to be performed
by the respective utility owner(s) in the future.

Signed and stamped Engineer’s Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement Plans.
The cost estimate shall show the cost of designing the public improvements.

Payment of applicable fees required by these Conditions of Approval and City
Regulations, including but not limited to, plan checking, grading and
encroachment permits and agreement processing, construction inspection,
and testing fees. The engineering review fees will be calculated based on the
fee rate adopted by the City Council on September 2, 2014, per Resolution
2014-141 and on May 16, 2017, per Resolution 2017-098. Developer shall
submit payment in the form of a check for the aforementioned fees.

Traffic Control Plan - Prior to starting the work for any work within City’s right-
of-way, the Developer shall submit a Traffic Control Plan (TCP). TCP can be
split among the different construction phases. TCP will show the method and
type of construction signs to be used for regulating traffic at the work areas
within these streets. TCP shall conform to the Manual on Uniform Traffic
Control Devices as amended by the State of California, latest edition
(MUTCD-CA). TCP shall be prepared under the supervision of, signed and
stamped by a Registered Civil Engineer or Registered Traffic Engineer.

Access and Traffic Circulation to Existing Businesses/Residents - Developer
shall take all steps necessary to plan and construct site improvements such
that construction operations do not impact safety and access (including
emergency vehicles) to the existing businesses and residents throughout the
duration of construction. Developer shall coordinate with the owners and
cooperate to minimize impacts on existing businesses. All costs of measures
needed to provide safe and functional access shall be borne by the
Developer.
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C.5.6.

C.5.7.

C.5.8

C.5.9

No street trench shall be left open, uncovered, and/or unprotected during
night hours and when the Developer’s contractor is not performing
construction activities. Appropriate signs and barricades shall be installed on
the street and on all trenches during such times. If the Developer or its
contractor elects to use steel plates to cover street trenches, said steel plates
will be skid-resistance, and shall be ramped on all sides. Ramps will be a
minimum two-foot wide and will run the entire length of each side.

If at any point during utility installation or construction in general that the
Developer, its contractor, its engineers, and their respective officials,
employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Developer shall address the findings as required
per the General Plan Cultural Resource Policy and General Plan EIR; and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

On-site Private Improvements - Prior to the Developer commencing
construction of on-site, in-tract public and private improvements, Developer
shall possess a fully executed Grading Permit. Developer shall also
complete all of the following requirements to the satisfaction of the City
Engineer:

Developer has received City signed improvement plans.

Developer has paid all required processing fees including plan check and
inspection fees.

Off-site Public Improvements - Prior to the Developer commencing
construction of off-site public improvements, Developer shall possess a fully
executed Off-site Improvement Agreement (OIA. Developer shall also
complete all of the following requirements to the satisfaction of the City
Engineer:

Developer has received City signed improvement plans.
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C.6.

Developer has paid all required processing fees including plan check and
inspection fees.

Improvement Security - Developer shall provide improvement security for all

public facilities, as required by the Improvement Agreement. The form of the
improvement security may be a bond, or other form in accordance with the
Government Code, and the TMC. The amount of the improvement security
shall be in accordance with Title 12 of the TMC.

Insurance — Developer shall provide written evidence of insurance coverage
that meets the terms of the Improvement Agreement.

Building Permit

No building permit within the Project boundaries will be approved by the City until the
Developer demonstrates, to the satisfaction of the City Engineer, compliance with all
required Conditions of Approval, including, but not limited to, the following:

C.6.1

C.6.2

Developer has completed all requirements set forth in Condition C.1, through
C.5, above.

Developer pays the applicable development impact fees as required in the
TMC, these Conditions of Approval, and City Regulations.

C.7 Acceptance of Public Improvements

Public improvements will not be considered for City Council’s acceptance until after the
Developer demonstrates to the reasonable satisfaction of the City Engineer, completion
of the following:
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C.7.1

C.7.2

C.7.3

C.74

C.7.5

C.7.6

C.7.7

Developer has satisfied all the requirements set forth in these Conditions of
Approval.

Developer submitted the Storm Water Treatment Facilities Maintenance
Agreement (STFMA) to the Utilities Department.

Developer has satisfactory completed construction of all required/conditioned
improvements. Unless specifically provided in these Conditions of Approval,
or some other applicable City Regulations, the Developer shall use diligent
and good faith efforts in taking all actions necessary to construct all public
facilities required to serve the Project, and the Developer shall bear all costs
related to construction of the public facilities (including all costs of design,
construction, construction management, plan check, inspection, land
acquisition, program implementation, and contingency).

Certified “As-Built” Improvement Plans (or Record Drawings). Upon
completion of the construction by the Developer, the City, at its sole
discretion, temporarily release the original mylars of the Improvement Plans
to the Developer so that the Developer will be able to document revisions to
show the "As-Built" configuration of all improvements. Developer shall also
provide the Project’s CADD files to the City.

Developer shall be responsible for any repairs or reconstruction of street
pavement, curb, gutter and sidewalk and other public improvements along
the frontage of the Project, if determined by the City Engineer to be in poor
condition or damaged by construction activities related to the Project.

Developer has completed the ninety (90) day public landscaping
maintenance period.

Per Section 21107.5 of the California Vehicle Code, Developer shall install
signs at all entrance(s) of the Project stating that the streets are privately
owned and maintained and are not subject to the public traffic regulations or
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control. Said signs must be conspicuously placed, plainly visible, and legible
during daylight hours from a distance of one hundred (100) feet.

Release of Security — Release of improvement security shall be in
accordance with the requirements of Title 12 of the TMC. Monumentation
Bond will be released to the Developer after City Council’'s acceptance of the
public improvements and if the Developer meets the terms set in Section
66497(c) of the Subdivision Map Act. All survey monuments shown on the
Final Map must be installed. Any altered, damaged, or destroyed survey
monuments and/or benchmarks shall be re-established. Developer shall
submit centerline tie sheets or a record of survey for the following: new
public streets; re-established survey monuments, and/or benchmarks. If the
Developer destroyed, altered, and/or reconstructed any existing curb returns,
Developer shall also submit corner records. Any survey document will be
submitted the City and to the San Joaquin County Surveyor to comply with
California Business and Professions Code Section 8771(c). Said work shall
be executed by a California licensed Land Surveyor at the Developer’s sole
expense.

C.8 Special Conditions

C.8.1

C.8.2

When street cuts are made for the installation of utilities, the Developer shall
conform to Section 3.14 of the 2008 Design Standards and is required install
a two (2) inch thick asphalt concrete (AC) overlay with reinforcing fabric at
least twenty-five (25) feet from all sides of each utility trench. A two (2) inch
deep grind on the existing AC pavement will be required where the AC
overlay will be applied and shall be uniform thickness in order to maintain
current pavement grades, cross and longitudinal slopes. This pavement
repair requirement is when cuts/trenches are perpendicular and parallel to the
street’s direction.

Nothing contained herein shall be construed to permit any violation of
relevant ordinances and regulations of the City of Tracy, or other public
agency having jurisdiction. This Condition of Approval does not preclude the
City from requiring pertinent revisions and additional requirements to the
improvement plans, prior to the City Engineer’s signature on the improvement
plans, and prior to issuance of Grading Permit, Encroachment Permit,
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C.8.3

C.84

C.8.5

Building Permit, if the City Engineer finds it necessary due to public health
and safety reasons, and it is in the best interest of the City. The Developer
shall bear all the cost for the inclusion, design, and implementations of such
additions and requirements, without reimbursement or any payment from the
City.

If water is required for the project, the Developer shall obtain an account for
the water service and register the water meter with the Finance Department.
Developer shall pay all fees associated with obtaining the account number for
the water service.

Developer shall obtain an account for the water service to the Project and
register the water meter with the Finance Department. Developer shall prepare
and submit a map depicting the location of the water meter on a 8.5-inch X 11-
inch sheet to Finance Department.

Project Entrance: As stipulated by Section 5.17 of the 2008 Design
Standards, a PCC valley gutter is prohibited in the City’s right-of-way.
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March 9, 2022

AGENDA ITEM 1.B.
REQUEST

PUBLIC HEARING TO CONSIDER APPLICATIONS FOR A CONDITIONAL USE
PERMIT AND DEVELOPMENT REVIEW PERMIT FOR THE EXPANSION OF A
PLACE OF WORSHIP AT 350 N. CORRAL HOLLOW ROAD - APPLICANT IS PETE
MITRACOS AND THE PROPERTY OWNER IS ISLAMIC SOCIETY OF TRACY -
APPLICATION NUMBERS CUP19-0004 & D19-0017.

DISCUSSION

Background

On March 25, 2009, the Planning Commission approved a conditional use permit and a
development review permit to establish a place of worship at 350 N. Corral Hollow Road.
The project was constructed and occupied in 2012, and on May 17, 2019, the applicant
submitted applications for a conditional use permit and a development review permit to
expand the place of worship. The applicant paused activity on the application at the end
of 2019 and resumed action in mid-2021 with a revised application. The proposal
consists of an approximately 2,588 sf building addition which includes of ground floor
and second floor additions, minor parking area modifications, and revised architecture to
the entire building.

Project Analysis

The existing place of worship was constructed from the conversion of a house. The
proposal today is to modify the entirety of the exterior by removing the tile roof and
introducing of elements traditional of a mosque, including a dome above the prayer hall,
a minaret on the south end of the building, window panels with geometric forms around
the building. There is a proposed 800 sf ground floor addition and a 1,724 sf second
floor addition, which includes an unoccupied dome. The resulting ground floor will be
comprised of the prayer hall, a community room, restroom, and foyer, and the second
floor will be used for classrooms relating to the religious assembly.

Currently, the worship services take place on Friday afternoons from 12:30 — 1:30 pm
and religious classes on Monday through Thursday from 5:00 pm to 7:00 pm and on
Saturday from 11:00 am to 1:30 pm. The place of worship proposes to add a second
Friday worship service from 1:30 to 2:00 pm in the future. According to the applicant,
community room will be used for serving food, during training sessions, funeral
receptions after burial services, and during other special religious events. The
community room will be available for use by the members of the Islamic Society of Tracy
primarily to be used on the weekends. It will not be available for rental by outside parties.
All worship, gathering, and classroom activities will be conducted inside of the building.

The site currently has 56 parking spaces, and four are proposed to be removed for the
building addition. The required parking for the expanded place of worship is 43, which is
less than the provided 52 parking spaces resulting after the expansion.
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Project Expiration

Per the Tracy Municipal Code (TMC) Development Review Permit approvals are valid
for two years following ten days from the date of approval (TMC Section 10.08.4080)
and Conditional Use Permit approvals are valid for six months following fifteen days from
the date of approval unless a building permit is issued and construction is commenced
(TMC Section 10.08.4350). The TMC also permits Planning Commission to grant a
greater time limit for Conditional Use Permit approvals (TMC Section 10.08.4360).

According to the applicant, the project will be constructed in phases that will take longer
than six months. Therefore, the applicant has requested that the validity period of the
Conditional Use Permit match that of the Development Review Permit to allow sufficient
time for buildout of the project. The Commission has granted extended validity periods
for Conditional Use Permits over the years, including approving the initial Conditional
Use Permit for this place of worship to be valid for three years rather than the typical six
months.

RECOMMENDATION

Staff recommends that the Planning Commission approve the Conditional Use Permit
Application Number CUP19-0004 and Development Review Permit Application Number
& D19-0017 for an expansion of the place of worship and associated site and building
modifications at 350 N. Corral Hollow Road, and for the validity period of the Conditional
Use Permit to align with the Development Review Permit, based on the findings and
subject to the conditions as stated in the Planning Commission Resolution dated March
9, 2022 (Attachment B).

MOTION

Move that the Planning Commission approve the Conditional Use Permit Application
Number CUP19-0004 and Development Review Permit Application Number & D19-0017
for an expansion of the place of worship and associated site and building modifications
at 350 N. Corral Hollow Road, and for the validity period of the Conditional Use Permit to
align with the Development Review Permit, based on the findings and subject to the
conditions as stated in the Planning Commission Resolution dated March 9, 2022.

Prepared by Kimberly Matlock, Associate Planner

Reviewed by Scott Claar, Senior Planner

Approved by Bill Dean, Interim Development Services Director

ATTACHMENTS

Attachment A—Vicinity Map, Site Plan, Floor Plan, Elevations, Landscape Plans dated
October 14, 2021

Attachment B— Planning Commission Resolution

Exhibit 1--Conditions of Approval



ADDITION OF CLASSROOMS & A COMMUNITY ROOM TO THE

ISLAMIC SOCIETY OF TRACY

I-I I~F' FIl ]
L L |
Il. l.'-lll'lli.

Flailie F

Attachment A

RECEIVE])

October 14, 2021
City of Tracy
Devclopment Scrvices

7 P % . i &k F L
it et : ; cidin b aie)
BT AW e ol R A A A T S@n AigiF. g uigl FIgrE FoAigd AT 'I!-h'
1@ Boe § aigs "",Ik I.:I.!I -3 .I...l ‘.,.:- Rty St B Awt - 'ty l" 2",
T ' :'1-2;"‘”" il '::'1!;;"‘: l‘:llq.lrll :.'1.;|:'.-'!'.;1n: T.:qli".ﬂ::",;th T‘l'l.:.l.l:f.'ll'fl- ‘1.'!'_..'.:". (Ll LR L
o tar, ot s PR TLD e TR o ey | KLY N AL S ey
o e LA, AR Lot R S S Ty
| PROJECT LOCATION: 350 N. CORRAL HOLLOW RD., TRACY, CA 95376 EXISTING - RELIGIOUS ASSEMBLY FACILITY - PLACE OF WORSHIP PARKING
FOUR PARKING SPACES ARE LOST TO THE ADDITION - THE
APN: 234-210-29 1. CONDITIONAL USE PERMIT - CUP08-0002
PROJECT OWNER: ISLAMIC SOCIETY OF TRACY REMAINING 52 SPACES EXCEED THE REQUIRED 43 SPACES.
350 N. CORRAL HOLLOW RD. LAND USE ZONING: LDR - LOW DENSITY RESIDENTIAL - CUP 08-0002 2. DEVELOPMENT REVIEW - D08-0004
TRACY, CA 95376 : 3 B- ] LANDSCAPING
S OCCUPANCY: A-3, B - COMMUNITY ROOMS ADDED TO EXISTING 3. CONSTRUCTED UNDER BUILDING PERMIT #09-1707 THE IMPACT TO THE EXISTING LANDSCAPING IS MINIMAL. SEE
reati RELIGIOUS ASSEMBLY WITH OFFICES 4. CERTIFICATE OF OCCUPANCY ISSUED APRIL 25, 2012 ATTACHED LANDSCAPE PLAN.
CONSTRUCTION TYPE: V-B PROPOSED ADDITION - COMMUNITY ROOMS
= PROJECT CONTACT: MOHEB ARGAND LIGHTING
i ) 350 N. CORRAL HOLLOW RD. STORIES: TWO PROPOSED GROUND FLOOR ADDITION OF 800 SQ. FT. THE LIGHTING FOR THE PARKING LOT REMAINS UNCHANGED
TRACY, CA 95376 : PROPOSED SECOND FLOOR ADDITION OF 1,736 SQ. FT. EXCEPT FOR ONE FIXTURE THAT WILL BE MOVED TO THE NEW
Phone: 209.814.5691 =XISTING BUILDING: 5,708 SQUARE FEET TOTAL PROPOSED ADDITION IS 2,588 SQ. FT. ADDITION'S EAST WALL NEAR THE SOUTH CORNER.
Email: mohebargand@gmail.com ADDITION: 2,588 SQUARE FEET
mic Soietyof PROPOSED TOTAL BUILDING: 6,296 SQUARE FEET USE OF COMMUNITY ROOMS SHEET INDEX
Mot SITE AREA: 36,155 SQUARE FEET THE ADDITION PROVIDES COMMUNITY ROOMS FOR FELLOWSHIP.
\ 350 N. CORRAL HOLLOW RD. . THE PROPOSED ADDITION DOES NOT INCREASE THE WORSHIP / CONGREGATION AREA. | 111/ £ sHEET A1 ELEVATIONS SIDES AQ7
PROJECT DESIGN: e aACOS NEW TOTAL FOOTPRINT: 4,508 SQUARE FEET - 12.5% SITE COVERAGE THE PROPOSED ADDITION DOES NOT INCREASE THE OCCUPANCY LOAD.
PARKING AREA: 20.179 SQUARE FEET - 55.8% SITE COVERAGE THE CONGREGATION MOVES FROM THE WORSHIP AREA TO THE FELLOWSHIP AREA. SITE PLAN A-02 BUILDING SECTION A-08
;EAC\_(,;)S 322708270 ’ FOOD MAY BE SERVED IN THE COMMUNITY ROOMS. EXISTING SITE & BUILDING ~ A-03 WINDOW SCREEN DETAIL ~ A-09
Emoar;lg.pete-@mi:[racos com PARKING SPACES REQUIRED: 43 NO ON-SITE KITCHEN IS PROPOSED. FLOOR PLANS A-04 LANDSCAPE PLAN L-1
' ' EXISTING PARKING SPACES: 56 THERE WILL BE TABLE SEATING. FRONT ELEVATION A-05 LANDSCAPE PLAN L-2
THE ADDITION WILL ALSO BE USED TO STORE TABLES, CHAIRS, ETC.
AFTERADDITION SPACES: 52 IT MAY ALSO BE USED FOR CLASSES ONCE A WEEK DURING WEEKENDS. BACK ELEVATION A-06

PETE MITRACOS
BUILDING DESIGN

209 8350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com

THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

ADDITION

350 N. CORRAL HOLLOW RD.

TRACY, CA 95376

ISLAMIC SOCIETY OF TRACY

REVISIONS

CLIENT

ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.
TRACY, CA 95376
209.814.5691

TITLE SHEET

A-01

DATE  10/12/2021


peggya
receiveddynamic


7 Q) PETE MITRACOS
BUILDING DESIGN

209 8350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com

THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

POST OCCUPANT LOAD
OVER THESE DOORS

NOTE: LOCKS & LATCHES ON EXTERIOR DOORS |
ALLOWED MUST COMPLY WITH CBC 1008.1.8.3 2 L/
S s v

VESTIBULE _~ LY

e )

108 A

/ W
i -

" MAIN EXIT
" e-0"WIDE |/

il [ _
)
/ S ) ‘Ilf"\
| ] |
P ,/ [Lj Aasdl Nl
RELIGIOUS ASSEMBLY P fe -

101 i [__T

//\()"6\ WQMENIE
P — | mens RESTRN RESTROOM OFFICE
et
8 PORTABLE FIRE EXTINGUISHER o2} .ﬁ ..1 M

b‘éi'q»e"‘ MINIMUM 2A:10C:C RATING

7 3'-0" WIDE EXIT
// PANIC HARDWARE w/CLOSER™

OFFICE
|

s el
s ¥ 3-0" WIDE EXIT
; : PANIC HARDWARE w/CLOSER

ADDITION

ISLAMIC SOCIETY OF TRACY

A
~6'_3 1/2u m
ADDITION & REMODEL OF EXISTING BUILDING O
THE PROPOSED ADDITION ADDS A SECOND STORY AND ADDS 800 SQUARE FEET TO THE EXISTING BUILDING'S FOOTPRINT. —
AMINARET 8 FEET BY 8 FEET AT THE BASE (64 SQ. FT.) IS PROPOSED. -
P THE EXISTING MIRAB AT THE NORTH SIDE OF THE BUILDING IS TO BE RELOCATED TO THE CENTER OF THE NORTH BUILDING ELEVATION O
THE EXISTING MAIN ENTRANCE ENTRY COVERING IS TO BE REPLACED WITH A NEW STRUCTURE. T ©
N~
PARKING Z,:' 9
C ; FOUR PARKING SPACES ARE LOST TO THE ADDITION - THE REMAINING 52 SPACES EXCEED THE REQUIRED 43 SPACES. o g
& 7 PARKING AREA LIGHTING 0 <
«67'_6"3 THE LIGHTING FOR THE PARKING LOT REMAINS UNCHANGED EXCEPT FOR ONE NEW FIXTURE ADDED TO THE ADDITIONS EAST WALL AT NS
_ THE SOUTH CORNER. @) NG
~— 166" :
Tl % LANDSCAPING Z O
- . THE IMPACT TO THE EXISTING LANDSCAPING IS MINIMAL. LANDSCAPE PLAN IS ATTACHED. o &E
P O
& ™
= - C . . EXISTING MOSQUE BUILDING| _ 3,708 |SQUARE FEET
G 18-6" —= . % Car FIRST FLOOR ADDITION 800
® = . < o o SECOND FLOOR ADDITION 1,724
MINARET 64
> C ADDITION TOTAL 2,588 REVISIONS
S = o C EXISTING AND ADDITION 6,296 |SQUARE FEET
>
=t — C FOUR PARKING
C SPACES ELIMINATED
= &
— a T T T T e e s e e e LN ¥
—_MIRAB - NEW LOCATION : L ggﬁcﬁﬁﬁﬁm\j@;&%‘gfj O\_/ER_._.NIEW -. : ._ : ;\
= — so EXISTING FOOT PRINT \ o
=+ . < A\
Sm ENLARGED BY 800 SQ. FT. i B A
x4 "ADDITION - FIRST AND SECOND FLOORS TOTAL 2524 Q. FT A QjS’q
EXISTING PRAYER HALL TO BE REMODELED Elo . g C LI E NT
NEW CEILING HEIGHT TO MATCH ADDITION EY)
WITH DOME ABOVE b | ISLAMIC SOCIETY OF TRACY
% \ 350 N. CORRAL HOLLOW RD.
. TRACY, CA 95376
~9'-0 1/2" (\ L 209.814.5691
24' -
= = ————— | ROPERTY LINE
~24' Y
f |- -~ 3 L SITE PLAN

15—

& —_— ]
CORRAL HOLLOW ROAD A-02
7D

DATE  10/12/2021




PETE MITRACOS
BUILDING DESIGN

4
IR ; ]
N N » ' " : 2098350270
\ S . ’ A\
X 3 % \ r b ] PO Box 261 - TRACY, CA 95378
\' % N . AR o S o : :
2% M - email - pete@mitracos.com
‘
A 5 THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
/ \ COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
\ \ \ THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.
{ { | \ - A COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547
R ) R\ \
\ = i AR N
A
\ NN \
> \ \ A | \ \\\ !
N\ & R /
\ 4 ¢ \! = %
S Lx I / ¥ N s - » x/"_
\ \ \\ § \ [ /
v\ f |9 1 7 \
[ / - N\ \{\ \\ v : =
Iy N )
// 2
\ Py TN 3
7]\ =] o
| \) 1 b {V ‘1
A ! T 1 ; , ,
7 i " 1 f FIE i g [
— ! k @l ! 4 1] 4 » ¥
m il i ittt it / il k v <& -
L= 1 | n R
m : 1 . ,,
i U [
‘ :
| R
E ) e e s - ‘ -
S = n \ .
— -

Z
O
=
=
=
<

a
i4
=
O
-
—
®)
L
—
<
o
o
o)
O
z
o
O
™

O
Ne
qp)
O
(@))
<C
O
S
O
<
Y
—

>-
O
<
14
—
LL
O
D
—
—
O
O
)
=
=
<
-
L.

.

REVISIONS

AERIA

AN

)

f

/f
1

CLIENT

ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.
TRACY, CA 95376
209.814.5691

LA it

EXISTING SITE &
BUILDING

DATE  10/12/2021



DOME ABOVE ROOF

TYPICAL

TABLE

FLEXIBLE CLASSROOM SPACE DEFINED BY MO\/A_BLE PARTITIONS

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,

| ——

+*

301"

29-1 13/16"

58'-10 1/4"

53'-4 1/2"

604015

MINARE
ELEVAT

5 5 gn

56 &

49'-8 112"

|| |
| | VESIBULE / |
T1SQFT K /
ENTRANCE /
/. |
MIRAB, i £040T: 2066 /
169Q F'II'I§|—E‘I{ e P— i
Q
17-13/8"
I | L4'-10“~J L—4'-1o"—> UP | | 1 - HN OD 610"
N L LAY T restroom
: EXISTING PRAYER HALL | | ) - 169 5Q FT |
2458 5Q FT ) j . X ) .
| %/ FOLDING PARTITIONS m m m - [] \\_\L O[ | ] A
A 1 ) < A
2 [ = —— I N
| | TABLE NITH CHAIRS - TYPICAL : Ij I:‘ OD \\'/
| g i S o =
E COMMUNITY ROOM I
1186 SQ FT SE § L
|| 3 ENTRY 3
| | 116 5Q FT ®
L —
| iy | MINARET w/
| / m mm m mm p 'ELEVATOR
| = e
7 N O SIX FEET ET CAB
| \ ]
:‘ RN i
m m —  WOMEN'S RESTROOM
R m — - OD
-9 15/16" X 40 416" 16 SQ FT
5040L 5040L 5040L 6020L 5.
512 5

N

v

in
o~
=
_I
(@)
<
9
'0_
o
o
o
o
o

b4l_5ll

SCALE 1/8" =1'-0"

PETE MITRACOS
BUILDING DESIGN

2098350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com

THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

Z
O
=
=
=
<

a
i4
=
O
-
—
®)
L
—
<
o
o
o)
O
z
o
O
™

O
Ne
qp)
O
(@))
<C
O
S
O
<
Y
—

>-
O
<
14
—
LL
O
D
—
—
O
O
)
=
=
<
-
L.

REVISIONS

CLIENT

ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.
TRACY, CA 95376
209.814.5691

NEW FLOOR PLAN

DATE

10/12/2021



PETE MITRACOS
BUILDING DESIGN

2098350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com

THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

>-
O
<
Y
—
LL
S Z
=
e
S 0
N <
O
=
<
—t
2,

350 N. CORRAL HOLLOW RD.

TRACY, CA 95376

I ’

SR XTI Y N
& 2.'s T
P

i L
B B

Ny rs

L%

REVISIONS

LAl ]
1 I3
LIRS A 2.5 »
NEsl atR%
+1 15 AL
, 4 i . 4

» em
§ 28 »

CLIENT

T ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.
TRACY, CA 95376
209.814.5691

FRONT ELEVATION

DATE  10/12/2021



PETE MITRACOS
BUILDING DESIGN

2098350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com

THE CONCEPTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND
SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN
THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

>-
O
<
Y
—
LL
S Z
=
e
S 0
N <
O
=
<
—t
2,

350 N. CORRAL HOLLOW RD.

TRACY, CA 95376

REVISIONS

CLIENT

ISLAMIC SOCIETY OF TRACY

350 N. CORRAL HOLLOW RD.
TRACY, CA 95376
209.814.5691

BUILDING
ELEVATIONS

DATE  10/12/2021



2098350270
PO Box 261 - TRACY, CA 95378

BUILDING DESIGN

I PETE MITRACOS

email - pete@mitracos.com

AND ARRANGEMENTS REPRESENTED BY THESE DRAWINGS AND

SPECIFICATIONS ARE AND SHALL BE THE PROPERTY OF THE DESIGNER. NO PART THEREOF SHALL BE
COPIED, DISCLOSED TO OTHERS, OR USED IN CONNECTION WITH ANY WORK OR PROJECT OTHER THAN

THE PROJECT SPECIFIED IN THESE DRAWINGS WITHOUT THE WRITTEN CONSENT OF THE DESIGNER.

DESIGNS,

THE CONCEPTS,

COPYRIGHT 2021 - PETE MITRACOS - CALIFORNIA LICENSE 388547

9.€G96 VO ADVHL
‘dd MOTIOH "1IVddOO "N 0S¢

NOLLIAaVv
AdVdl 40 AL3I00S JINVISI

g

Y ey S

B e A

34

REVISIONS

CLIENT

ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.

TRACY, CA 95376

209.814.5691

BUILDING

ELEVATIONS

10/12/2021

DATE



52'

456"

A
N PARAPET WALL
) v
:ID ROOF TRUSS 18 INCHES DEEP
— |
©
-
N
< -
N %
¥ MIRAB
(1))
¥
)
-—

DOME
OPEN BELOW

PRAYER HALL

] T
v
CLASS ROOM
LL%%%%%%%%%%%%%
COMMUNITY ROOM ‘
RESTROOM H
ﬁ COVERED N
PORTICO

4"
~—8-0 1/4" %‘

PETE MITRACOS
BUILDING DESIGN

208 8350270

PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com
PTS, DESIGNS, AND ARRANGEMENTS REPRESENTE BY THES

E DRAWINGS AND
OF

IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIII

ISLAMIC SOCIETY OF TRACY

ADDITION

350 N. CORRAL HOLLOW RD.

TRACY, CA 95376

REVISIONS

CLIENT

ISLAMIC SOCIETY OF TRACY
350 N. CORRAL HOLLOW RD.

TRACY, CA 95376
209.814.5691

BUILDING SECTION

A-08

DATE

10/12/2021



PETE MITRACOS
L BUILDING DESIGN

209 8350270
PO Box 261 - TRACY, CA 95378

email - pete@mitracos.com
PTS, DESIGNS, AND ARRANGEMENTS REPRESENTED BY THESE

2

5

— ' =

= % >
Optional integral l m “.
5 A SN O
> |
> i ﬂ% @v@ >
"'( 5k “ -
o iz r& -
gt s 4 9 :  I o / '\ i %ﬁ%@ QﬁQ %(7 O 2
e N i %ﬁ@@ > O
316" alumiur L %?i ‘D 4!':"" M=
T gt X B § Q@ AN — E a
; g Ot A o I = Y
Cme Ay & yﬁ@éw%%ﬁ@ “5 8 A 3
it} il - A =~ O
f T~ — ™ Y)ﬁ@ %MDD ¢ n < =
™ o ) 9 LR 2
Bott Eé -G_ Q‘V @ QQ@ 0 - ([8
<« Q "g .‘ Q '\g" E &E g
ﬁ wQ & 0
¢ @ Q D < o
‘ @D&OQ@QDEC 5 O s
Z O
N @9 7 38
A —
A
atels .
™ = REVISIONS
«~— < 'x N
- J Qgp@
N B8
Soft Sound®or 2
translucent back 3 ﬁl.'
Standoff M%CN
counte ok el e 6'-0 3/4" ISLAMIC SOCIETY OF TRACY
rivets ) | 350 N. CORRAL HOLLOW ROD.
Clear o TRACY, CA 95376
e one i @+ 209.814.5691
= .
3/16 INCH THICK PERFORATED ALUMINUM PANELS WINDOW
POWDER COATED WHITE SCREEN DETAIL

T MOUNTED ON 6 INCH STANDOFFS & FRAMED BY STUCCOED MOLDING

'—EJEJEMEMEM;\ 4 \H ==
e e e e = ===l
=== - , =S
=== S I=E=NE=
] e e e H | ==

iH\:H\:H\:H\:M: , I \H H=N
e s [ e e = HIE= HL
HT\MWMWMTWH = HHH\H‘HH““
—=ll=l=l=l=l=ll=ll=|= —]
i\\L\\LHLHLHLHEHEHEUL:\‘

DATE  10/12/2021



‘\

EXISTING
BUILDING

W/

(E) PALM

]
i

REMOVE CONCRETE

MOW STRIP
(E) PALM
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GAZ 16" OC
ARE ROM

INSTALL NEW MOWSTRIP 2° OFF
PROPOSED BUILDING FRONT

EXISTING LANDSCAPE TO
| _—REMAIN.  REPAIR IF

EXISTING LANDSCAPE TO
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DAMAGED

1 DAMAGED \
ADJUST SOD GRASS
=1y
3 EXISTING LANDSCAPE TO
5 REMAIN.  REPAIR IF
= DAMAGED
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EXISTING LANDSCAPE TO
REMAIN.  REPAIR IF

DAMAGED

PLANT LEGEND

EXISTING CITY LANDSCAPE TO REMAIN __
REMOVE [AWN AND SHRUBS, PROTECT QUEEN PALMS
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SYMBOL SIZE ~ QUANTITY BOTANICAL NAME

ARE ROM 15 Gal 1

AS 5 Gal 5

EA 5 Gal 3

MC 5 Gal 3

PM 5 Gal 4

RS 5 Gal 5

ACCENTS

A 1 Gal 17
LS 1 Gal 2

S 1 Gal 10
GAZ 1 Gal 20

Arecastrum romanizoffianum
Aloe striatus

Euonymus j. Aureomarginata
Myrtus communis compacta

Phormium ftenax Maori Queen
Rhaphiolepis i. Springtime

Agapanthus africanus
Lantana s. Lavender
Salvia Mystic Spires
Gazania Trailing Yellow

COMMON NAME

Queen Palm
Aloe

Golden Euonymus
Myrtle

Flax
Indian Hawthorn

Lily of the Nile
Trailing Lavender Lantana

Salvia
Yellow Gazanias

INSTALLATION AND PLANTING NOJTES

1.
2.

5.

6.

9.

ALL WORK SHALL BE COMPLETED IN ACCORDANCE WITH THE LOCAL CODES

THE LANDSCAPE CONTRACTOR SHALL INSPECT THE SITE AND BE FAMILIAR WITH ALL
EXISTING SITE CONDITIONS PRIOR TO SUBMITTING A BID. THE LANDSCAPE CONTRACTOR
SHALL REVIEW RELATED DRAWINGS AND SHALL ENSURE COORDINATION WITH ALL
APPLICABLE TRADES PRIOR TO SUBMITTING A BID.

REMOVE CONCRETE AND CONSTRUCTION RESIDUE PLANTER BEDS BEFORE SOIL PREP

%Zﬁ%%%(? GRASS SHALL BE EFFECTIVELY TREATED AND CONTROLLED PRIOR TO ANY

THE LANDSCAPE CONTRACTOR IS TO NOTIFY THE OWNER 48 HOURS PRIOR TO PLANTING FOR
A SITE OBSERVATION AND APPROVAL.

PRIOR TO FINAL SITE OBSERVATION, ALL LANDSCAPE AREAS
ARE TO BE WEED FREE AND ALL PLANTS IN A HEALTHY THRIVING CONDITION.

THE CONTRACTOR IS RESPONSIBLE FOR ALL SURFACE DRAINAGE, AND
ALL PLANTING AREAS. NO SPOTS WHICH HOLD STANDING WATER WILL BE ACCEPTED

DIG PLANTING PITS TWO TIMES THE HEIGHT AND WIDTH OF THE ROOT BALL. BACKFILL
ROOTBACKFILL PITS WITH 3/4 PARTS NATIVE SOIL AND 1/4 PARTS NITRIFIED REDWOOD
SHAVINGS (NRSA) AND PLANT PITS ARE ALSO TO RECEIVE PLANTING TABLETS AT

THE FOLLOWING RATES. 1-16G, 2-5G 4—15G, AND 6-24" BOX.

WIRES TO CONTROLLER EXIST. INSTALL NEW CONTROL VALVES WITH PRESSURE REGULATOR AND FILTER
FOR DRIP SYSTEM. INSTALL ONE EMITTER PER 1 GALLON PLANT AND 2 PER 5 GALLON PLANT.

INSTALL NEW MULCH, MATCH TYPE USED IN PHASE 1. APPLY 3" THICK LAYER THROUGHOUT.

EXISTING LANDSCAPE

EXISITNG WROUGHT IRON FENCE

EXISTING CITY SIDEWALK
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EXISTING
LDING

BUI

TO CONTROLLER

REMOVE LAWN VALVE
RNEW DRIP VALVE

N

EXISTING MA//\/L//\/E/

—
— =

(E) LAWN VALVE
NEW DRIP VALVE
(E) SHRUB VALV,

ADJUST LAWN

AS NEEDED.
EXISTING SLEEVES

O]

EXISTING [IRRIGATION TO
- REMAIN AND BE ADJUSTED

EXISTING IRRIGATION TO

[

[

—— 7 CORRAL HOLLOW ROAD

IRRIGATION LEGEND

IRRIGATION NOTES

D RAINBIRD XCZLF~100-PRF
VALVE WITH KIT FOR FILTER AND PRESSURE REGULATOR FOR LOW FLOW
RAINBIRD PEB—100 1°° REMOTE CONTROL VALVE EXISTING
RAINBRID MASTERVALVE AND FLOW SENSOR — EXISTING
FEBCO 825Y 1 1/2” BACK FLOW DEVICE
X EXISTING
X RAINBIRD 33DLRC QUICK COUPLER VALVE (EXISTING)
> NIBCO T-580, 1” BALL VALVE
N TORO FB-25 FC BUBBLER .25 GPM, TWO PER TREE
o TORO FB—25 FC BUBBLER ADJUST TO .10 GPM
@ TORO VARISTAKE SPRAY EMITTER
A TORO T—FCH— FLUSH VALVE
= TECHLINE DL 4 =12
EMITTER SPACING 12” — INSTALL PER DETAIL, WITH FLOW VALVE
— TORO TMC 424e 12 STATIONS
TO BE PAIRED WITH FLOW SENSOR WIRELESS RAIN SENSOR

SCH. 40 47 PVC SLEEVE or TWICE SIZE OF PIPE TO BE SLEEVED

SCH. 40 PVC MAINLINE, 1 1/2” ( W/ 18" COVER )
SCH 40 PVC LATERAL LINE, 3/4” ( W/ 12” COVER )

———+———  SCH 40 PVC LATERAL LINE, 1” ( W/ 12”7 COVER )

TO BE RUN IN SLEEVING UNDER PAVEMENT

HYDROZONE NUMBER

—— REMOTE CONTROL VALVE IDENTIFICATION NUMBER
REMOTE CONTROL VALVE SIZE

12

L

REMOTE CONTROL VALVE GPM

PEPCO P700, 1/2” DRIP TUBING OR EQ W/ EMITTERS ( W/ 4” COVER )

IRRIGATION SYSTEM SHALL BE FULLY AUTOMATIC AND UNDERGROUND, AND
SHALL CONORM TO CITY, COUNTY, AND OTHER APPROPRIATE CODES AND

REGULATIONS.

PLAN IS DIAGRAMATIC AND IS NOT INTENDED TO SHOW EXACT LOCATIONS OF
PIPING, VALVES, ETC. INSTALL PIPE IN PLANTED AREAS WHENEVER POSSIBLE.
ELECTRICAL SUBCONTRACTOR TO PROVIDE 110V SERVICES TO CONTROLLER
LOCATION IN EQUIPMENT ROOM. INSTALL CHASES INTO BUILDING FOR WIRES.
LANDSCAPE CONTRACTOR TO MAKE THE FINAL CONNECTION AND PROVIDE PROPER
GROUNDING PER CONTROLLER MANUFACTURERS INSTRUCTIONS.

POINT OF CONNECTION SHOWN ARE APPROXIMATE. ACTUAL LOCATIONS TO

BE DETERMINED IN FIELD.

VALVES TO BE LOCATED IN VALVE BOXES WITH PLANTER AREAS,
LOCATION SHOWN ON PLAN IS FOR DESIGN CLARITY ONLY.
4”7 SCH 40 PVC SLEEVES SHALL BE INSTALLED UNDER PARKING AREAS AND

UNDER CONCRETE PRIOR TO ANY PAVING

INSTALL DRIP EMITTERS AS FOLLOWS: (1) 1-GPH PER 1 GALLON SHRUB OR

GROUND COVER (2) 2—-GPH PER 5 GALLON SHRUB

SEE IRRIGATION DETAILS FOR ADDITIONAL INFORMATION.

AT TIME OF CONSTRUCTION IF BUILDING CONSTRUCTION IS PHASED, RUN EXTRA
WIRES TO ALLOW FOR FUTURE PHASE LANDSCAPE IRRIGATION. MODIFICATIONS TO

DESIGN SHALL BE APPROVED BY OWNER.

. IRRIGATION CONTROLLERS SHOULD BE SET TO WATER BETWEEN 10:00 P.M. AND
5:00 AM. AND BE PROGRAMMED TO AVOID RUNOFF. ESTABLISH AN IRRIGATION
SCHEDULE ACCORDING TO THE WATER NEEDS OF THE PLANTS WITHIN EACH

CIRCUIT.
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Attachment B

RESOLUTION 2022-

APPROVING A CONDITIONAL USE PERMIT AND DEVELOPMENT REVIEW PERMIT FOR
THE EXPANSION OF A PLACE OF WORSHIP AT 350 N. CORRAL HOLLOW ROAD -
APPLICANT IS PETE MITRACOS AND THE PROPERTY OWNER IS ISLAMIC SOCIETY OF
TRACY - APPLICATION NUMBERS CUP19-0004 & D19-0017

WHEREAS, On March 25, 2009, the Planning Commission approved Conditional Use
Permit Application Number CUP08-0002 and Development Review Permit Application Number
D08-0004 to establish a place of worship at 350 N. Corral Hollow Road, and

WHEREAS, On May 17, 2019, the applicant submitted applications for a conditional use
permit and a development review permit to expand the place of worship by approximately 2,588
sf consisting of ground floor and second floor additions, minor parking area modifications, and
revised architecture, and

WHEREAS, A conditional use permit is necessary for the expansion of the conditionally
permitted land use, and

WHEREAS, A Conditional Use Permit is valid for six months, unless a longer time is a
granted by the Commission in accordance with Tracy Municipal Code Section 10.08.4360; and

WHEREAS, A Development Review Permit is valid for two years, and

WHEREAS, The applicant has requested that the Conditional Use Permit validity period
to match that of the Development Review Permit, and

WHEREAS, The project has been determined to be categorically exempt from the
California Environmental Quality Act pursuant to CEQA Guidelines Section 15332, pertaining to
infill development smaller than five acres surrounded by urban uses. No further environmental
assessment is necessary, and

WHEREAS, The Planning Commission held a public meeting to review and consider the
applications on March 9, 2022.

NOW, THEREFORE BE IT RESOLVED, that the Planning Commission does hereby
approve the Conditional Use Permit Application Number CUP19-0004 and Development Review
Permit Application Number & D19-0017 for an expansion of the place of worship and associated
site and building modifications at 350 N. Corral Hollow Road, and for the Conditional Use Permit
to valid for the same length of time as the Development Review Permit, subject to the conditions
as stated in Exhibit “1” attached and made part hereof, based on the following findings:

1. There are circumstances applicable to the use which make the granting of a use permit
necessary for the preservation and enjoyment of substantial property right, because the
existing place of worship needs to be expanded to better accommodate the needs of the
members, and a use permit is necessary to expand the place of worship.

2. The proposed location of the use and the conditions under which it would be operated or
maintained is in accordance with the objectives of the Tracy Municipal Code and the
purposes of the Low Density Residential zone in which the site is located, because the
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expansion of the place of worship will be conducted in a manner compatible with the
neighborhood, the use will be wholly indoors during daytime hours, and all required
parking is provided onsite. Because the place of worship, including the community room
will only be used by its members during worship times and not available for use by
outside parties, no additional noise or traffic will result from the project.

The project will not, under the circumstances of the particular case or as conditioned, be
injurious or detrimental to the health, safety, or general welfare of persons or property in
the vicinity of the proposed use, or to the general welfare of the City because the project,
as conditioned, complies with the Tracy Municipal Code, the City of Tracy General Plan,
the Design Goals and Standards, City Standards, California Building Codes, California
Fire Codes, and California air quality regulations.

The proposal increases the quality of the project site and enhances the property in a
manner that therefore improves the property in relation to the surrounding area and the
citizens of Tracy, because the proposed project will update the building from a single-
story house to a two-story mosque building that includes a dome, a minaret, and window
panels with geometric forms that are characteristic of traditional Islamic patterns.

The proposal, as conditioned, conforms to the Tracy Municipal Code, the City of Tracy
General Plan, the Citywide Design Goals and Standards, applicable City Standards,
California Building Codes, and California Fire Codes, including land use (with granting of
a conditional use permit), building design, off-street parking and circulation, and
landscaping design.

* k kk hkkhkkkkkkkkkhkhkhkk Kk k%

The foregoing Resolution 2022- of the Planning Commission was adopted by the

Planning Commission on the 9™ day of March, 2022, by the following vote:

AYES:
NOES:

COMMISSION MEMBERS:
COMMISSION MEMBERS:

ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

Chair

ATTEST:

Staff Liaison



Exhibit 1

City of Tracy
Conditions of Approval
Islamic Society of Tracy Expansion
Application Numbers CUP19-0004 & D19-0017

A. General Provisions and Definitions

A1,

A2

A3.

A4

General. These Conditions of Approval apply to:

The Project: A first and second story expansion to an existing mosque, and associated
parking area improvements (known as Islamic Society of Tracy)

The Property: 350 N. Corral Hollow Road, Assessor’s Parcel Number 234-210-29
Definitions.
a. “Applicant” means any person, or other legal entity, defined as a “Developer.”

b. “City Engineer” means the City Engineer of the City of Tracy, or any other duly
licensed Engineer designated by the City Manager, or the Development Services
Director, or the City Engineer to perform the duties set forth herein.

c. “City Regulations” means all written laws, rules, and policies established by the
City, including those set forth in the City of Tracy General Plan, the Tracy Municipal
Code, ordinances, resolutions, policies, procedures, and the City’s Design
Documents (including the Standard Plans, Standard Specifications, Design
Standards, and relevant Public Facility Master Plans).

d. “Development Services Director” means the Development Services Director of the
City of Tracy, or any other person designated by the City Manager or the
Development Services Director to perform the duties set forth herein.

e. “Conditions of Approval” shall mean the conditions of approval applicable to Project
located at the Property, Application Numbers CUP19-0004 & D19-0017. The
Conditions of Approval shall specifically include all City of Tracy conditions set forth
herein.

f. “Developer” means any person, or other legal entity, who applies to the City to
divide or cause to be divided real property within the Project boundaries, or who
applies to the City to develop or improve any portion of the real property within the
Project boundaries. The term “Developer” shall include all successors in interest.

Compliance with submitted plans. Except as otherwise modified herein, the project
shall be constructed in substantial compliance with the plans received by the
Development Services Department on October 14, 2021. These plans include the site
plan, floor plan, elevations, and color rendering.

Payment of applicable fees. The applicant shall pay all applicable fees for the project,
including, but not limited to, development impact fees, building permit fees, plan check
fees, grading permit fees, encroachment permit fees, inspection fees, school fees, or
any other City or other agency fees or deposits that may be applicable to the project.
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A5.

A.G.

AT.

Compliance with laws. The Developer shall comply with all laws (federal, state, and

local) related to the development of real property within the Project, including, but not

limited to:

¢ the Planning and Zoning Law (Government Code sections 65000, et seq.)

¢ the California Environmental Quality Act (Public Resources Code sections 21000,
et seq., “CEQA”), and

e the Guidelines for California Environmental Quality Act (California Administrative
Code, title 14, sections 1500, et seq., “CEQA Guidelines”).

Compliance with City regulations. Unless specifically modified by these Conditions of
Approval, the Developer shall comply with all City regulations, including, but not limited
to, the Tracy Municipal Code (TMC), Standard Plans, and Design Goals and
Standards.

Protest of fees, dedications, reservations, or other exactions. Pursuant to Government
Code section 66020, including section 66020(d)(1), the City HEREBY NOTIFIES the
Developer that the 90-day approval period (in which the Developer may protest the
imposition of any fees, dedications, reservations, or other exactions imposed on this
Project by these Conditions of Approval) has begun on the date of the conditional
approval of this Project. If the Developer fails to file a protest within this 90-day period,
complying with all of the requirements of Government Code section 66020, the
Developer will be legally barred from later challenging any such fees, dedications,
reservations or other exactions.

B. Planning Division Managed Conditions

Contact: Kimberly Matlock  (209) 831-6430  kimberly.matlock@cityoftracy.org

B.1.

B.2.

Landscaping & irrigation installation. Prior to final inspection or certificate of
occupancy, all landscaping and irrigation substantially conforming with the
development review permit plans and the approved building permit construction plans
shall be installed to the satisfaction of the Development Services Director. All existing
landscaping to remain shall be preserved and protected during construction and
replanted with like-plants if lost during construction.

Parking lot.

B.2.1. Before the approval of a building permit, the applicant shall provide detailed
plans that demonstrate new parking stalls are designed in accordance with
City Standard Plan 154.

B.2.2. Before the approval of a building permit, the applicant shall provide site plans
and construction details that demonstrate 12-inch wide concrete curbs along
the perimeter of landscape planters where such planters are parallel and
adjacent to vehicular parking spaces to provide access to vehicles without
stepping into the landscape planters.

B.2.3. Before the approval of a building permit, the applicant shall provide detailed
plans that demonstrate a minimum of one foot candle per Standard Plan 154
throughout the parking area as defined in TMC Section 10.08.3450.
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B.2.4.

Before final inspection or certificate of occupancy, all exterior and parking area
lighting shall be directed downward or shielded, to prevent glare or spray of
light into the public rights-of-way and onto any adjacent private property to the
satisfaction of the Development Services Director.

B.3. Landscaping & irrigation. Before the approval of a building permit, the applicant shall
provide detailed landscape and irrigation plans to address the following:

B.4.

B.3.1.

B.3.2.

B.3.3.

Said plans shall demonstrate that no less than 40% of the total parking area,
excluding areas not defined as part of the parking area for customers and
employees, is shaded in canopy tree coverage at tree maturity.

Said plans shall demonstrate that all planters be comprised of trees, shrubs,
and groundcover. Trees shall be a minimum of 24” box size, shrubs shall be a
minimum size of 5 gallon, and groundcover shall be a minimum size of 1
gallon.

Where trees are planted ten feet or less from a sidewalk or curb, root barriers
dimensioned 8 feet long by 24 inches deep shall be provided adjacent to such
sidewalk and curb, centered on the tree.

Screening utilities and equipment.

B.4.1.

B.4.2.

B.4.3.

B.4.4.

Before final inspection or certificate of occupancy, all vents, gutters,
downspouts, flashing, and electrical conduits shall be internal to the structures
and bollards and other wall-mounted or building-attached utilities shall be
painted to match the color of the adjacent surfaces or otherwise designed in
harmony with the building exterior to the satisfaction of the Development
Services Director.

Before final inspection or certificate of occupancy, no roof mounted
equipment, including, but not limited to, HVAC units, vents, fans, antennas,
sky lights and dishes, whether proposed as part of this application, potential
future equipment, or any portion thereof, shall be visible from any public right-
of-way to the satisfaction of the Development Services Director. Plans to
demonstrate such compliance shall be submitted to the City prior to the
issuance of a building permit.

Before final inspection or certificate of occupancy, all PG&E transformers,
phone company boxes, Fire Department connections, backflow preventers,
irrigation controllers, and other on-site utilities, shall be vaulted or screened
from view from any public right-of-way, behind structures, walls, or
landscaping, to the satisfaction of the Development Services Director.

No bollards, chain link, or similar improvements that are industrial in nature
shall be readily visible to the public.

C. Building Division Managed Conditions

Contact: Phillip Rainone (209) 831-6413 phillip.rainone@cityoftracy.org

C.1. At the time of building permit submittal, applicant shall submit the construction

documents which shall be prepared by a licensed design professional as per CBC
section 107.1.
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C.2.

C.3.

C4.

C.5.

C.6.

C.7.

C.8.

At time of building permit submittal, applicant to submit construction documents which
shall clarify use and occupancy of each space as per CBC Chapter 3. Note the following
based on development plans:
i. A3 — Assembly for worship
ii. A2 — Assembly uses for food and/or drink consumptions
iii. B - offices
iv. A3 — Religious educational rooms which are accessory to places of religious
worship in accordance with Section 303.1.4 and have occupant loads of less
than 100 per room or space shall be classified as Group A-3
v. U — Minaret
vi. S-1 - Storage of tables and chairs

Cover sheet indicates “the proposed addition does not increase the occupancy load.”
At time of building permit submittal, Applicant to submit construction documents with
appropriate occupant load calculations since the occupant load is based on the capacity
of the building and the calculated occupant load will increase from the 2,467 sf addition
as per CBC Section 1004 and Table 1004.1.2.

At time of building permit submittal, applicant to submit construction documents that
clarify whether the classroom can be used for religious or for also public education. The
Cover sheet indicates that the proposed addition may also be used for classes once a
week during weekends. If it is not used for religious education, it cannot be considered
accessory to places of religious worship and will be classified as group E as per CBC
section 305.1.1 (not noted in above list of occupancies).

At time of building permit submittal, applicant to submit construction documents that
clarify if the building is non-sprinklered or if the proposed addition will be fire sprinklered
as per CBC 903.

At time of building permit submittal, applicant to submit construction documents which
show the means of egress plans with the 2" story classroom and 1st story multipurpose
rooms with an assumed occupancy of A-3 will have 2 exits.

At time of building permit submittal, applicant to submit construction documents that
clarify and graphically show any rated walls and rated assemblies. Based on proposed
minaret height of 64 feet from grade, the minaret must have a firewall and be of Type
[IA or Type IlIA construction to extend to that height or the existing structure must be
upgraded to a higher construction type as per Table 504.3. Per Section 504.3, “towers,
spires, steeples, and other roof structures shall be constructed of materials consisted
with the required type of construction of the building consistent with the required type of
construction of the building. The structures shall be unlimited in height where of
noncombustible materials and shall not extend more than 20 feet above the allowable
building height where of combustible materials.” Based on Table 504.3, a Type VB
nonsprinklered building has an allowable height of 40 feet.

At time of building permit submittal, applicant to submit construction documents that
provide details of the existing conditions demonstrating compliance with the applicable
requirements of Chapter 11B. For any non-compliant elements, applicant to provide
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details of the work to be performed in order meet accessibility requirements. When
alterations are made to existing buildings, an accessible path of travel to the specific
area of alteration shall be provided per CBC §11B-202.4. The primary accessible path
of travel includes a primary entrance to the building. At least one accessible route shall
be provided within the site from accessible parking spaces and accessible passenger
loading zones; public streets and sidewalks; and public transportation stops.

C.9. Prior to construction of any structures, applicant must submit construction documents,
plans, specifications and/or calculations to the Building Safety Division which meet all
requirements of Title 24 California Code of Regulations, as applicable per Title 24
California Code of Regulations.

D. South San Joaquin County Fire Authority Managed Conditions

Contact: Fire Marshal (209) 831-6707 fire.plancheck@sijcfire.org

D.1. Prior to construction, applicant shall submit construction documents to the South San
Joaquin County Fire Authority for review and approval.

a.

Construction documents shall be designed to the current edition of the
California Code of Regulations, Title 24, as amended by the City of Tracy
Municipal Code.

Deferred submittals shall be listed on the coversheet of each page. Each
deferred submittalshall be submitted, reviewed and approved by SSJCFA
prior to installation.

Fire protection water supply must be submitted separately from construction
permit. All piping and installation shall be in accordance with CFC §507 &
NFPA standards. Approval ofgrading and/or on-site improvements does not
grant installation of underground fire service.

Fire sprinklers shall be designed by a licensed fire protection contractor or
engineer.Hydraulic calculations, specifications and plans shall be submitted
prior to issuance of building permit.

A request for fire flow shall be submitted to the South San Joaquin County
Fire Authority and results shall be approved by the Fire Marshal prior to
construction. Fire flow requirements shall be in accordance with CFC
Appendix B.

Fire department connections shall be installed in accordance with CFC
§912 and NFPA standards. A hydrant shall be placed within 100’ of the
FDC, in accordance with NFPA 14 §6.4.5.4. FDC locations shall be approved
by the fire code official prior to issuance of construction permit.

Fire control room locations shall be approved the fire code official prior to the
issuance of construction permit. Fire control rooms shall be adjacent to the

electrical room and accessible from the fire apparatus access road.

D.2. Engineering and building permit applications received by our offices are subject
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D.3.

D.4.

D.5.

D.6.

D.7.

to the current feeschedule for South San Joaquin County Fire Authority. Contact
our offices for additional information.

a. Application processing fees and minimum plan review fees are due at time
of submittal ofconstruction documents.

b. Additional plan review fees, minimum inspection fees and administrative
fees are calculatedon approval of project and shall be paid prior to issuance
of permit.

c. Permit holder is responsible for any additional inspection fees incurred,
and shall be paidprior to final inspection.

Prior to construction, all-weather fire apparatus access roads shall be installed. Fire
apparatus access roads during construction shall have a minimum 20’ unobstructed
width in accordance withCFC §503.

All hydrants shall be installed, inspected and tested prior to bringing combustible
materials onsite,including storage.

Knox boxes shall be required. The operator of the building shall immediately notify
the Fire Authority and provide the new key where a lock is changed or rekeyed. The
key to such shall be secured in the key box.

The installation of security gates across a fire apparatus access road shall require,
prior to installation, approval by the fire code official. Where security gates are
installed, they shall have anapproved means of emergency operation. The security
gates and the emergency operation shall bemaintained operational at all times. All
electrically operated automatic gates across fire apparatus access roads shall be
equipped with traffic preempting optical signal receivers compatible with theemitters
utilized by the Fire Department, which will activate the gate and override all
command functions of the gate controller. Knox Switches shall be provided at
automatic gates. The traffic preemptive optical signal receiver and key switch shall
be provided on both sides of an automatic access gate where an exit loop is not
provided. The automatic gate shall have a battery backup or manual mechanical
disconnect readily accessible to emergency personnel in case of power failure.All
gates must meet Fire Department standards deemed necessary by the fire code
official for rapid,reliable access. Electric gate operators, where provided, shall be
listed in accordance with UL 325. Gates intended for automatic operation shall be
designed, constructed and installed to comply withthe requirements of ASTM F 2200.
All manual gates shall be equipped with a Knox-Box containing akey to the gate, or
an approved Knox-Padlock.

Prior to occupancy of each new business, the tenant shall contact South San
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Joaquin County Fire Authority for a new business inspection. Additional fees may
be required for New Business, Annualand Operational Fire Permits. All fees shall
be paid prior to approval of inspections.

D.8. Prior to final inspection, emergency radio responder coverage shall be tested to
confirm coverage areas. It is beneficial for the applicant to conduct testing at
foundation as retrofitting for the conduitis costly. If coverage is inadequate, a
separate permit for emergency radio responder coverage shallbe submitted to
SSJCFA for review and approval prior to installation.

Additional improvements may warrant additional testing to be performed. Testing
shall bethe determination of the fire code official.

E. The following conditions provide the applicant with options for funding required
Citywide services.

Contact: Karin Schnaider (209) 831-6841 karin.schnaider@cityoftracy.org

E.1. Streets, Streetlights and Sidewalks

Before issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of operation, maintenance and replacement
for the streets, traffic signals, streetlights, sidewalks, and street sweeping that will
serve the Property (including all costs required PG&E), by doing one of the following,
subject to the approval of the City’s Finance Director:

a. Community Facilities District (CFD). Developer shall enter into an agreement with
the City, to be signed by the Finance Director, which shall be recorded against
the Property, which requires that prior to the final inspection, Developer shall
complete the annexation of the Property to City of Tracy Community Facilities
District in compliance with the requirements of the Mello — Roos Community
Facilities Act of 1982 (Gov. Code § 53311 et seq.) including, without limitation,
affirmative votes, and the recordation of a Notice of Special Tax Lien. Developer
shall be responsible for all costs associated with the CFD proceedings.

Or

b. POA and dormant CFD. If the POA is the chosen funding mechanism, Developer
must do the following:

1) Form a Property Owner’s Association (POA) or other maintenance
association, with CC&Rs reasonably acceptable to the City, to assume
the obligation for the on-going costs of operation, maintenance and
replacement for the streets, traffic signals, streetlights, sidewalks, and
street sweeping that will serve the Property (including all costs required
by PG&E);

2) Cause the POA to enter into an agreement with the City, in a form to be
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C.

approved by the City and to be recorded against the Property prior to the
final inspection, setting forth, among other things, the required
maintenance obligations, the standards of maintenance, and all other
associated obligation(s) to ensure the long-term maintenance by the POA
for the streets, traffic signals, streetlights, sidewalks, and street sweeping
that will serve the Property;

3) Before final inspection, annex into a CFD in a "dormant" capacity, to be
triggered if the POA fails (as determined by the City in its sole and
exclusive discretion) to perform the required level of operation,
maintenance and replacement for the streets, traffic signals, streetlights,
sidewalks, and street sweeping that will serve the Property. The dormant
tax or assessment shall be disclosed to all property owners, even during
the dormant period.

Or

Direct funding. Developer shall enter into an agreement with the City, which shall
be recorded against the Property, which requires that prior to approval of final
inspection, Developer shall deposit with the City an amount necessary, as
reasonably determined by the City, to fund in perpetuity the on-going costs of
operation, maintenance and replacement for the streets, traffic signals,
streetlights, sidewalks, and street sweeping that will serve the Property (including
all costs required PG&E).

If the provisions for adequate funding of the on-going costs of operation,
maintenance and replacement for the streets, traffic signals, streetlights, sidewalks,
and street sweeping that will serve the Property (including all costs required PG&E)
are met prior to issuance of the building permit for the Property, subject to the
Finance Director’s review and approval, the terms of this condition shall be
considered to have been met and this condition shall become null and void.

E.2. Landscaping Maintenance

Prior to issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of operation, maintenance and replacement
for public landscaping for the Property at a high-quality service level as determined
by the Public Works Director by doing one of the following, subject to the approval
of the City’s Finance Director:

a. CFD or other funding mechanism. The Developer shall enter into an agreement

with the City, which shall be recorded against the Property, which stipulates the
following: (1) prior to issuance of a building permit, the Developer shall form or
annex into a Community Facilities District (CFD) for funding the on-going costs
related to maintenance, operation, repair and replacement of public landscaping,
public walls and any public amenities included in the Project, and ongoing public
landscaping maintenance costs associated with major program roadways
identified in the Citywide Roadway and Transportation Master Plan; (2) the items
to be maintained include but are not limited to the following: ground cover, turf,
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shrubs, trees, irrigation systems, drainage and electrical systems; masonry walls
or other fencing, entryway monuments or other ornamental structures, furniture,
recreation equipment, hardscape and any associated appurtenances within
medians, parkways, dedicated easements, channel-ways, public parks, and
public open space areas and trails; (3) formation of the CFD shall include, but not
be limited to, affirmative votes and the recordation of a Notice of Special Tax
Lien; (4) upon successful formation, the parcels will be subject to the maximum
special tax rates as outlined in the Rate and Method of Apportionment; (5) prior
to issuance of a building permit, the Developer shall deposit an amount equal to
the first year's taxes; and (6) the Developer shall be responsible for all costs
associated with formation or annexation of the CFD.

Or

POA and dormant CFD. If the POA is the chosen funding mechanism, the
Developer must do the following:

1. Form a Property Owner’s Association (POA) or other maintenance
association, with CC&Rs reasonably acceptable to the City, to
assume the obligation for the on-going maintenance of all public
landscaping areas that will serve the Property;

2. Cause the POA to enter into an agreement with the City, in a form
to be approved by the City and to be recorded against the
Property prior to the final inspection, setting forth, among other
things, the required maintenance obligations, the standards of
maintenance, and all other associated obligation(s) to ensure the
long-term maintenance by the POA of all public landscape areas
that will serve the Property;

3. Make and submit to the City, in a form reasonably acceptable to
the City, an irrevocable offer of dedication of all public landscape
areas that will serve the Property;

4. Before final inspection, annex into a CFD in a "dormant" capacity,
to be triggered if the POA fails (as determined by the City in its
sole and exclusive discretion) to perform the required level of
public landscape maintenance. The dormant tax or assessment
shall be disclosed to all property owners, even during the dormant
period.

Or

Direct funding. The Developer shall enter into an agreement with the City, which
shall be recorded against the Property, which stipulates that prior to issuance of
a building permit, the Developer shall deposit with the City an amount necessary,
as reasonably determined by the City, to fund in perpetuity the full on-going
maintenance costs related to maintenance, operation, repair and replacement of
public landscaping, public walls and any public amenities included in the Project,
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and ongoing public landscaping maintenance costs associated with major
program roadways identified in the Citywide Roadway and Transportation Master
Plan. The items to be maintained include but are not limited to the following:
ground cover, turf, shrubs, trees, irrigation systems, drainage and electrical
systems, masonry walls or other fencing, entryway monuments or other
ornamental structures, furniture, recreation equipment, hardscape and any
associated appurtenances within medians, parkways, dedicated easements,
channel-ways, public parks, and public open space areas and trails.



March 9, 2022
AGENDA ITEM 1.C.
REQUEST

PUBLIC HEARING TO CONSIDER APPROVAL OF A TENTATIVE SUBDIVISION
MAP FOR ELLIS LIMITED USE AREA, CONSISTING OF NINE APPROXIMATELY
ONE-ACRE RESIDENTIAL LOTS AND AN APPROXIMATELY 32-ACRE REMAINDER
PARCEL ON APPROXIMATELY 42.22 ACRES LOCATED WEST OF CORRAL
HOLLOW ROAD, SOUTHEAST OF ELLIS TOWN DRIVE, AND SOUTHWEST OF
SUMMIT DRIVE WITHIN THE ELLIS SPECIFIC PLAN AREA, ASSESSOR’S PARCEL
NUMBER 240-140-41. THE APPLICANT IS THE SURLAND COMPANIES AND THE
PROPERTY OWNER IS ELLIS STORAGE, LLC. APPLICATION NUMBER TSM21-
0002

BACKGROUND

On January 22, 2013, City Council certified the Final Revised Environmental Impact
Report for the Ellis Specific Plan and approved a General Plan amendment, annexation,
and the Ellis Specific Plan for the 321-acre site known as Ellis. A development
agreement was approved by City Council on March 19, 2013. Annexation of the Ellis
site to the City of Tracy was completed by LAFCo on April 16, 2013.

On July 23, 2014, Planning Commission approved a Tentative Subdivision Map for the
first phase of the Ellis Specific Plan, consisting of 296 residential lots and six other
parcels on approximately 150 acres, located at the northwest corner of Corral Hollow
Road and Linne Road, Application Number TSM11-0002.

On May 10, 2017, Planning Commission approved a Tentative Subdivision Map for Ellis
Phase 2, consisting of 356 residential lots and nine other parcels on approximately 106
acres, located immediately west of Ellis Phase 1, Application Number TSM16-0003.

On May 8, 2019, Planning Commission approved a Tentative Subdivision Map for Ellis
Phase 3, consisting of 310 residential lots, two parks, and five other parcels, on
approximately 74.36 acres located immediately west of Ellis Phase 2 and east of
Lammers Road, Application Number TSM18-0005.

On May 4, 2021, at request of The Surland Companies, the Tracy City Council adopted
Ordinance 1305 to merge the Ellis and Avenues Specific Plans into the Ellis Specific
Plan. The Ellis Specific Plan area now includes the original Ellis Specific Plan area,
referred to as the “Ellis Neighborhood”, and the original Avenues Specific Plan area,
referred to as the “Avenues Neighborhood.”

DISCUSSION

Tentative Subdivision Map

The Surland Companies has proposed a Tentative Subdivision Map for the residential
estate and limited use areas located in the southeastern portion of the Ellis
Neighborhood (Attachment A). The subject property consists of approximately 42.22
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acres located east of Lammers Road in the vicinity of Ellis Town Drive, bounded by
Summit Drive to the north, Corral Hollow Road to the east, Avalon Drive to the south,
and Ellis Town Drive to the west. The proposal is to subdivide the site into nine
approximately one-acre parcels for residential uses and a 31.93 remainder parcel for an
approximately 2.5-acre dog park and other future development.

The area proposed for nine one-acre lots and an approximately 2.5-acre portion of the
remainder parcel are designated Residential Estate by the Ellis Specific Plan, which
permits 1 to 9.4 dwelling units and public parks. The balance of the project area is
designated Limited Use by the Ellis Specific Plan, wherein office, business services, and
self-storage uses are permitted by the Plan. The project area is covered under SJCOG’s
Airport Land Use Compatibility Plan (ALUCP) and designated in the Tracy Municipal
Airport Outer Approach/Departure Zone — Zone 4. ALUCP staff reviewed the proposed
tentative map for conformity with the Airport Land Use Plan on July 27, 2021.

The design of the proposed Tentative Subdivision Map is consistent with the Ellis
Specific Plan. Each residential estate lot is at least one acre in size, consistent with the
requirements of the Ellis Specific Plan. The residential lots are designed to front onto the
streets, where access to lots 1 through 5 comes from Avalon Drive and access to lots 6
through 9 comes from Summit Drive. As proposed, lots 5 and 6 will have access via 20-ft
wide access drives from Avalon and Summit Drives to keep Ellis Town Drive clear of
driveways, consistent with the design of this primary roadway throughout Ellis.

No architecture is currently proposed for the residential lots. Since this project is
proposed as a Tentative Subdivision Map (not a Vesting Map), architecture is not a
submittal requirement for this application. However, conceptual architecture and design
guidelines were approved in the Ellis Specific Plan/ Pattern Book. The Ellis Specific
Plan requires that proposed development, including architecture and site details, be
submitted to the City for Pattern Book Certification. Pattern Book Certification is a
review process to ensure that the proposed development complies with the Ellis Specific
Plan/ Pattern Book. Pattern Book Certification must be completed and approved by the
Development Services Director prior to building permit issuance.

No development is currently proposed on the remainder parcel, other than the City
Council-approved dog park on approximately 2.5 acres adjacent to Summit Drive. Prior
to issuance of building permits for construction on this site, the project must first apply
for and receive Pattern Book Certification from the Development Services Director.

Per Tracy Municipal Code Section 12.16.070, the Planning Commission has approval
authority for a Tentative Subdivision Map, rather than making a recommendation for City
Council action, as is required for Vesting Tentative Subdivision Maps.

Environmental Document

The project is consistent with the Final Revised Environmental Impact Report (EIR)
certified by the City Council on January 22, 2013 for the Ellis Specific Plan, which
included the Ellis Specific Plan (SCH#2012022023). Pursuant to CEQA Guidelines
Section 15162 and Public Resources Code Section 21166, no subsequent EIR shall be
prepared for the project because the project has a certified EIR and no substantial
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changes are proposed in the project that would require major revisions to the previous
EIR; no substantial changes have occurred with respect to the circumstances under
which the project will be undertaken that would require major revisions to the previous
EIR; and no new information of substantial importance regarding significant effects,
mitigation measures, or alternatives for this project has become known, which was not
known at the time the previous EIR was certified as complete. Furthermore, as a
residential subdivision that is consistent with a specific plan for which an EIR was
certified after January 1, 1980, the project is exempt from the requirements of CEQA
pursuant to California Government Code Section 65457. Therefore, no further
environmental review is necessary.

RECOMMENDATION

Staff recommends that the Planning Commission approve the Tentative Subdivision Map
for Ellis Limited Use Area, comprised of nine approximately one-acre and an
approximately 32-acre remainder parcel on approximately 42.22 acres located east of
Lammers Road in the vicinity of Ellis Town Drive, bounded by Summit Drive to the north,
Corral Hollow Road to the east, Avalon Drive to the south, and Ellis Town Drive to the
west (Assessor’s Parcel Number 240-140-41), Application Number TSM21-0002, based
on the findings and subject to the conditions contained in the Planning Commission
Resolution dated March 9, 2022.

MOTION

Move that the Planning Commission approve the Tentative Subdivision Map for Ellis
Limited Use Area, comprised of nine approximately one-acre and approximately 32-acre
remainder parcel on approximately 42.22 acres located east of Lammers Road in the
vicinity of Ellis Town Drive, bounded by Summit Drive to the north, Corral Hollow Road
to the east, Avalon Drive to the south, and Ellis Town Drive to the west (Assessor’s
Parcel Number 240-140-41), Application Number TSM21-0002, based on the findings
and subject to the conditions contained in the Planning Commission Resolution dated
March 9, 2022.

Prepared by Kimberly Matlock, Associate Planner
Reviewed by Scott Claar, Senior Planner
Approved by Bill Dean, Interim Development Services Director

ATTACHMENTS

Attachment A— Vesting Tentative Subdivision Map
Attachment B— Planning Commission Resolution
Exhibit 1—Conditions of Approval
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Attachment B

RESOLUTION 2022-

APPROVING A TENTATIVE SUBDIVSION MAP FOR ELLIS LIMITED USE AREA,
CONSISTING OF NINE APPROXIMATELY ONE-ACRE RESIDENTIAL LOTS AND AN
APPROXIMATELY 32-ACRE REMAINDER PARCEL ON APPROXIMATELY 42.22 ACRES
LOCATED WEST OF CORRAL HOLLOW ROAD, EAST OF ELLIS TOWN DRIVE, AND
SOUTHWEST OF SUMMIT DRIVE WITHIN THE ELLIS SPECIFIC PLAN AREA, ASSESSOR'’S
PARCEL NUMBER 240-140-41. APPLICATION NUMBER TSM21-0002

WHEREAS, On January 22, 2013, City Council certified the Final Revised
Environmental Impact Report for the Ellis Specific Plan and approved a General Plan
Amendment, annexation, and the Ellis Specific Plan for the 321-acre site known as Ellis, and

WHEREAS, A development agreement for Ellis was approved by City Council on March
19, 2013 and annexation of the Ellis site to the City of Tracy was completed by LAFCo on April
16, 2013, and

WHEREAS, On July 23, 2014, Planning Commission approved a Tentative Subdivision
Map for Ellis Phase 1, consisting of 296 residential lots and six other parcels on approximately
150 acres, located at the northwest corner of Corral Hollow Road and Linne Road, Application
Number TSM11-0002, and

WHEREAS, On May 10, 2017, Planning Commission approved a Tentative Subdivision
Map for Ellis Phase 2, consisting of 356 residential lots and nine other parcels on approximately
106 acres, located immediately west of Ellis Phase 1, and

WHEREAS, On May 8, 2019, Planning Commission approved a Tentative Subdivision
Map for Ellis Phase 3, consisting of 310 residential lots, two parks, and five other parcels, on
approximately 74.36 acres located immediately west of Ellis Phase 2 and east of Lammers
Road, and

WHEREAS, The applicant submitted an application for a Tentative Subdivision map to
subdivide an area in the southeastern portion of Ellis, commonly referred to as the Limited Use
Area, into nine approximately one-acre parcels for residential uses and a 31.93 remainder
parcel for an approximately 2.5-acre dog park and other future development, and

WHEREAS, The area proposed for nine one-acre lots and an approximately 2.5-acre
portion of the remainder parcel are designated Residential Estate by the Ellis Specific Plan,
which permits one to 9.4 dwelling units and public parks, and

WHEREAS, The balance of the project area is designated Limited Use by the Ellis
Specific Plan, and

WHEREAS, The proposed Tentative Subdivision Map is consistent with the Ellis Specific
Plan, the General Plan and Title 12, the Subdivision Ordinance, of the Tracy Municipal Code,
and

WHEREAS, Subject to the satisfaction of the attached conditions of approval, the site is
physically suitable for the type of development, as the site, once graded, will be virtually flat and
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the characteristically high clay content of Tracy’s soils may require amendments and treatment
for proposed landscaping, foundations, and other surface and utility work. The physical
qualities of the property make it suitable for residential development in accordance with City
standards, and

WHEREAS, Subject to the satisfaction of the attached conditions of approval, the site is
physically suitable for the proposed density of development, and

WHEREAS, Traffic circulation is designed in accordance with City standards for the
proposed density to ensure adequate traffic service levels are met, and

WHEREAS, The design of the subdivision and the proposed improvements will not
cause substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat, and

WHEREAS, Subject to the satisfaction of the attached conditions of approval, the design
and type of the proposed subdivision and associated improvements will promote the public
health, safety and welfare, and

WHEREAS, The design of the subdivision or the type of improvements will not conflict
with easements, acquired by the public at large, for access through or use of, property within the
proposed subdivision, and

WHEREAS, Subiject to the satisfaction of the attached conditions of approval, the project
will comply with all other applicable ordinances, regulations and guidelines of the City, including
but not limited to, the local floodplain ordinance. The subject property is not located within any
floodplain and the project, with conditions, will meet all applicable City design and improvement
standards, and

WHEREAS, Subiject to the satisfaction of the conditions of approval, all the public
facilities necessary to serve the subdivision will be in place prior to the issuance of building
permits. All the public facilities necessary to serve the subdivision or mitigate the impacts
created by the subdivision that are not in place prior to approval of a final map will be assured
through a subdivision improvement agreement prior to the approval of a final map, and

WHEREAS, The project is consistent with the Final Revised Environmental Impact
Report (EIR) certified by the City Council on January 22, 2013 for the Ellis Specific Plan, which
included the Ellis Specific Plan (SCH#2012022023). Pursuant to CEQA Guidelines Section
15162 and Public Resources Code Section 21166, no subsequent EIR shall be prepared for the
project because the project has a certified EIR and no substantial changes are proposed in the
project that would require major revisions to the previous EIR; no substantial changes have
occurred with respect to the circumstances under which the project will be undertaken that
would require major revisions to the previous EIR; and no new information of substantial
importance regarding significant effects, mitigation measures, or alternatives for this project has
become known, which was not known at the time the previous EIR was certified as complete.
Furthermore, as a residential subdivision that is consistent with a specific plan for which an EIR
was certified after January 1, 1980, the project is exempt from the requirements of CEQA
pursuant to California Government Code Section 65457. Therefore, no further environmental
review is necessary, and
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WHEREAS, The Planning Commission conducted a public hearing to review and
consider the proposed Tentative Subdivision Map on March 9, 2022;

NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission approves the
Tentative Subdivision Map for Ellis Limited Use Area, comprised of nine approximately one-acre
and approximately 32-acre remainder parcel on approximately 42.22 acres located east of
Lammers Road in the vicinity of Ellis Town Drive, bounded by Summit Drive to the north, Corral
Hollow Road to the east, Avalon Drive to the south, and Ellis Town Drive to the west
(Assessor’s Parcel Number 240-140-41), Application Number TSM21-0002, subject to the
revised conditions of approval stated in Exhibit 1 attached and made part hereof.

* k k k ok k kkkkkkk k ok kK

The foregoing Resolution 2022- was adopted by the Planning Commission of the
City of Tracy on the 9™ day of March, 2022, by the following vote:

AYES: COMMISSION MEMBERS:
NOES: COMMISSION MEMBERS:
ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR

ATTEST:

STAFF LIAISON
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Exhibit 1

City of Tracy
Conditions of Approval
Ellis Limited Use Area Tentative Map
Application Number TSM21-0002

A. General Provisions and Definitions.

A.

A2.

General. These Conditions of Approval apply to:

The Project: Tentative Subdivision Map for the Ellis Specific Plan limited use area to
create nine approximately one-acre lots and an approximately
32-acre remainder parcel

The Property: An approximately 42.22-acre lot located west of Corral Hollow Road
east of Ellis Town Drive, and southwest of Summit Drive within the
Ellis Specific Plan area, Assessor’s Parcel Number 240-140-41

Definitions.

a. “Applicant” means any person, or other legal entity, defined as a “Subdivider” by
Section 12.08.010 of the Tracy Municipal Code.

b. “Applicable Law” has the meaning ascribed to it in the EDA (defined below).

c. “City Engineer’” means the City Engineer of the City of Tracy, or any other duly
licensed Engineer designated by the City Manager, or the Development Services
Director, or the City Engineer to perform the duties set forth herein.

d. “City Regulations” means all written laws, rules and policies established by
the City, including without limitation those set forth in the City of Tracy General
Plan, the Tracy Municipal Code (“TMC”), the Ellis Specific Plan, ordinances,
resolutions, policies, procedures, and the City’s Design documents (the Streets
and Utilities Standard Plans, Design Goals and Standards, Parks and
Streetscape Standard Plans, Standard Specifications, and Manual of Storm
Water Quality Control Standards for New Development and Redevelopment, and
Relevant Public Facilities Master Plans).

e. “Development Services Director” means the Development Services Department
Director of the City of Tracy, or any other person designated by the City Manager
or the Development Services Director to perform the duties set forth herein.

f.  “Conditions of Approval’ shall mean the conditions of approval applicable to the
Project. The Conditions of Approval shall specifically include all Development
Services Department conditions set forth herein.

g. “Subdivider” has the meaning set forth in Section 12.08.010 of the Tracy
Municipal Code, and for purposes of these Conditions of Approval, also
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includes the Developer, which shall include the Owner as described in the
Preamble to the EDA, and all successors in interest.

h. “EDA” means the development agreement (titled “Amended and Restated
Development Agreement by and between the City of Tracy and Surland
Communities, LLC”) approved by the City Council on March 19, 2013 by the
adoption of Ordinance 1182, and any amendments.

i. “EFIP” means the finance and implementation plan (titled “Ellis Program Area
Finance and Implementation Plan”) approved by the City Council on August 20,
2013 by Resolution 2013-136, and any amendments.

j-  “ESP” means the specific plan (titled “Ellis Specific Plan”) approved by the City
Council on January 22, 2013 by Resolution 2013-012, and any amendments.

k. “FEIR” means the Final Environmental Impact Report (titled “City of Tracy
Modified Ellis Project Final Revised Environmental Impact Report”), bearing the
State Clearing House Number 2012022023, certified by the City Council on
January 22, 2013, by Resolution 2013-011, as adequate and in compliance
with the California Environmental Quality Act (CEQA) and any applicable
addenda thereto.

A.3. Compliance with submitted plans. Except as otherwise modified herein, all Final
Maps shall be in substantial conformance with the tentative subdivision map
received by the Development Services Department on August 24, 2021, as
approved by the City Council.

AA4. Payment of applicable fees. The applicant shall pay all applicable fees for the
Project, including, but not limited to, development impact fees, building permit
fees, plan check fees, grading permit fees, encroachment permit fees, inspection
fees, school fees, or any other City or other agency fees or deposits that may be
applicable to the Project.

A.5. Compliance with laws. The Developer shall comply with all laws (federal, state, and
local) related to the development of real property within the Project, including, but
not limited to:

¢ the Planning and Zoning Law (Government Code sections 65000, et seq.)

¢ the California Environmental Quality Act (Public Resources Code sections
21000, et seq., “CEQA”), and

¢ the Guidelines for California Environmental Quality Act (California Administrative
Code, title 14, sections 1500, et seq., “CEQA Guidelines”).

e the 2016 CBC, 2016 CRC, 2016 CPC, 2016 CMC, 2016 CEC, 2016 CFC, 2016
CENC, and 2016 CA Green Building Standards Code

e section 1.03 of the EDA

A.6. Compliance with City Regulations. Unless specifically modified by these
Conditions of Approval, the Developer shall comply with all City Regulations as
defined herein.
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A7. Pursuant to Government Code Section 66020, including Section 66020 (d)(1), the

City HEREBY NOTIFIES the Subdivider that the 90-day approval period (in which
the Subdivider may protest the imposition of any fees, dedications, reservations, or
other exactions that are within the purview of the Mitigation Fee Act [Government
Code section 66000 et seq.] (“Exactions”) and imposed on this Project by these
Conditions of Approval) shall commence on the date of the conditional approval of
this Project. If the Subdivider fails to file a protest of the Exactions within this 90-day
period, which protest complies with all of the requirements of Government Code
Section 66020, the Subdivider will be legally barred from later challenging any of the
Exactions. The terms of this paragraph shall not affect any other deadlines or
statutes of limitations set forth in the Mitigation Fee Act or other applicable law, or
constitute a waiver of any affirmative defenses available to the Developer.

B. Planning Division Conditions

Contact: Kimberly Matlock (209) 831-6430 kimberly.matlock@cityoftracy.org

B.1.

Mitigation Measures. The Subdivider shall comply with all mitigation measures
applicable to the Project in the FEIR, which was certified by the City Council on
January 22, 2013 (SCH#2012022023), and any applicable addenda thereto.

C. Engineering Division Conditions

Contact: Nanda Gottiparthy (925) 251-0100 nanda.gottiparthy@sngassociates.com

CA1.

General Conditions

Subdivider shall comply with the applicable requirements of all approved documents,
technical analyses and reports prepared for the Project, including the following:

a.

b
c.
d.
e

The ESP.
The EFIP.
The EDA.
The FEIR.

Ellis Program Sub-Basin — Final Storm Drainage Technical Report dated
September 2012, and Reevaluation of Program Storm Drainage Infrastructure
dated August 4, 2015, and Ellis Updated Retention Volume Analysis dated April
15, 2019, by Storm Water Consulting, Inc., and any subsequent amendments
(collectively, the “Storm Drainage Technical Report”).

Specific Plan Water System Analysis dated August 13, 2015, by West Yost and
Associates (the “ESP Water Report”).

City of Tracy Wastewater Master Plan/Corral Hollow Sewer Analysis dated
December 2012 by CH2MHill, and any subsequent amendments.
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C.2. Final Map

No Final Map within the Project boundaries will be approved by the City until the
Subdivider demonstrates, to the satisfaction of the City Engineer, that all the
requirements set forth in these Conditions of Approval are completed, including, but
not limited to the following:

C.2.1.

C.22.

C.2.3.

C.2.4.

C.2.5.

Subdivider has submitted one (1) reproducible copy of the approved tentative
subdivision map for the Project within ten (10) days after Subdivider’s receipt
of a notification of approval of the Tentative Subdivision Map. The signature of
the owner of the Property on the Tentative Subdivision Map means consent to
the preparation of the Tentative Subdivision Map and the proposed
subdivision of the Property.

Each Final Map is prepared in accordance with the applicable requirements
of the TMC, these Conditions of Approval, the ESP, the EFIP, the EDA, all
other applicable City Regulations, and in substantial conformance with the
approved Tentative Subdivision Map.

Each Final Map includes and shows offer(s) of dedication of all right(s)-of-way
and/or temporary or permanent easement(s) required to construct and serve
the Project described by the Improvement Plans and Final Map, in
accordance with Applicable Laws, applicable City Regulations, and these
Conditions of Approval. If construction easement(s) is/are shown, it/they shall
indicate the termination of the construction easement(s).

a. The Subdivider shall dedicate a 5-foot wide Public Utility Easement (PUE)
along the lot frontages within the Property, for the installation, repair, use,
operation, and maintenance of public utilities such as electric, gas,
telephone, cable TV, and others. Larger private utility structures may
require additional PUE “bump outs” to accommodate the structures,
which shall be dedicated by Subdivider as determined by the City
Engineer.

b. The Subdivider shall coordinate with the respective owner(s) of the
utilities including but not limited to PG&E, AT&T, and Comcast, for the
design and installation of these utilities within the Property. Engineering
design and construction details of these utilities must be prepared as part
of the joint utility trench plans to be submitted for City’s review.

c. The Subdivider shall obtain the approval of all other public agencies with
jurisdiction over the required public facilities.

If multiple final maps are to be filed, the Improvement Plans must be prepared
with a detailed phasing plan to be approved by the City Engineer, showing
construction limits and logical sequence or order of constructing street and
utilities improvements. The phasing plan shall clearly identify the
improvements to be constructed with each construction phase.

Horizontal and vertical control for the Project shall be based upon the City of
Tracy coordinate system and at least three 2nd order Class 1 control points
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establishing the "Basis of Bearing" and shown as such on each Final Map.
Each Final Map shall also identify surveyed ties from two of the horizontal
control points to a minimum of two separate points adjacent to or within the
Property described by the Final Map.

C.2.6. Subdivider has submitted a signed and stamped Engineer’s Estimate that
shows construction cost of subdivision improvements to be dedicated to the
City.

C.2.7. Subdivider has submitted a signed and notarized Subdivision Improvement
Agreement (SIA) and Improvement Security, for the completion of
improvements that have not yet been completed and are required to serve the
Project as shown on the Improvement Plans. The form and amount of
Improvement Security shall be in accordance with the Applicable Law,
applicable City Regulations, and the SIA.

C.2.8. Subdivider has paid engineering review fees including improvement plan
checking, final map review, agreement processing, and all other fees required
by these Conditions of Approval, Applicable Laws, and applicable City
Regulations.

C.2.9. Subdivider has submitted technical or materials specifications, cost estimates,
and technical reports related to the design of improvements that are shown on
the Improvement Plans and as required by these Conditions of Approval.

C.2.10. Subdivider has submitted hydrologic and storm drainage calculations for the
design and sizing of in-tract storm drainage pipes, temporary storm drainage
retention basin and stormwater treatment (if required).

C.2.11. Subdivider has submitted signed and stamped Improvement Plans which
have been approved by the City Engineer.

Grading Permit

Subdivider shall submit grading permit applications if grading is proposed on lots within
the boundaries of the Final Map being presented to the City Council for approval along
with relevant documents related to said grading permit required by the applicable City
Regulations and these Conditions of Approval, to the satisfaction of the City Engineer.

Encroachment Permit

As applicable, applications for encroachment permit may be accepted by the City as
complete prior to the Final Map being approved by the City Council if the Subdivider
provides all relevant documents related to said encroachment permit required by the
applicable City Regulations and these Conditions of Approval, to the reasonable
satisfaction of the City Engineer, including, but not limited to, the following:

C.4.1. Improvement Plans prepared on a 24” x 36” size 4-mil thick polyester film
(mylar) that incorporate all the requirements described in these Conditions of
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Approval. Improvement Plans shall be prepared under the supervision of, and
stamped and signed by, a Registered Civil Engineer, Traffic Engineer,
Electrical Engineer, Mechanical Engineer, and Registered Landscape
Architect for the relevant work.

a. The Subdivider shall obtain all applicable signatures by City departments
(where applicable) on the mylars including signatures by Building Official
and Fire Code Official prior to submitting the mylars to Engineering Division
for City Engineer’s approval.

C.4.2. Signed and stamped Engineer’s Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement Plans.

C.4.3. Traffic Control Plan, if necessary, shall be prepared under the supervision of
and signed and stamped by a Registered Civil Engineer or Traffic Engineer
licensed in the State of California.

C.4.4. South San Joaquin County Fire Authority Fire Marshal’s signature on the
Improvement Plans indicating their approval for the fire service connection
and fire and emergency vehicle access for the Project.

C.4.5. If required, signed and notarized Offsite Improvement Agreement (OIA) and
Improvement Security, to guarantee completion of off-site public
improvements that are necessary to serve the Project as required by these
Conditions of Approval. The form and amount of Improvement Security shall
be in accordance with Section 12.36.080 of the TMC, the ESP, EDA, EFIP,
the OIA, and all other applicable City Regulations. The Subdivider’s
obligations in the OIA shall be deemed to be satisfied upon City Council’s
acceptance of the public improvements and release of the Improvement
Security.

C.4.6. Check or wire payment for the applicable of engineering review fees which
include plan checking, permit and agreement processing, testing, construction
inspection, and other applicable fees as required by these Conditions of
Approval. The engineering review fees will be calculated based on the fee
rate adopted by the City Council on June 16, 2020, per Resolution 2020-110.
The fees shall be in accordance with the EDA, Applicable Law, and the
Program Improvements Credit and Reimbursement Agreement (“PICRA”).

C.4.7. Storm Drainage. The Project’s permanent storm drainage connection(s) shall
be designed and constructed to meet City Standards and the
recommendations in the Storm Drainage Technical Report.

C.4.8. Temporary Drainage System — Onsite Retention Basin(s)

Detention Basin DET 3A is the required final solution of disposing storm water
from the Project site. The Ellis Phase 1 Temporary Retention Basin will serve
as the interim solution for disposing storm water for all Project drainage in
conformance with City Design Standards until such time as future DET 3A is
operational.
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a. Lennar, the Subdivider of Ellis Phase 1, executed a Deferred Improvement

C4.9.

Agreement to repair and maintain the Temporary Retention Basin while it is
in service and then to modify/remove the Temporary Retention Basin and
connect the on-site storm drainage system to the Detention Basin DET 3A
master plan facilities when constructed and operational. Subdivider shall
demonstrate, to the satisfaction of the City Engineer, that approval of the
Project and the addition of storm flows from the Project will not interfere with
or impair Lennar’s ability to comply with the existing Deferred Improvement
Agreement, repair, maintain and remove the Temporary Retention Basin,
and/or connect the on-site storm drainage system to the Detention Basin
DET 3A master plan facilities when constructed and operational.

Water System.

a.

Water Shutdown Plan and Traffic Control Plan:

If water main shut down is necessary, the City will allow a maximum of
four hours water supply shutdown. The Subdivider shall be responsible
for notifying residents or business owner(s), regarding the water main
shutdown. The written notice, as approved by the City Engineer, shall be
delivered to the affected residents or business owner(s) at least 72 hours
before the water main shutdown. Prior to starting the work described in
this section, the Subdivider shall submit a Water Shutdown Plan and
Traffic Control Plan, each to be approved by the City Engineer, to be used
during the installation of offsite water mains.

C.4.10. Frontage Street Improvements

C.4.11.

As a part of any Final Map that includes Corral Hollow Road, the Subdivider
shall offer for dedication the improved ROW along the property frontage of
Corral Hollow Road in accordance with City design standards, ESP, EFIP,
EDA, and all other applicable City Regulations.

The roadway improvements to be constructed with this Project shall include,

but are not limited to, concrete curb, gutter and sidewalk, asphalt concrete
pavement, signing and striping, storm drains, catch basins, fire hydrants,
driveways, accessible ramps, LED streetlights, landscape with automatic

irrigation system and other improvements as determined by the City
Engineer that are necessary for a safe transition from a newly improved
street to existing street sections.

C.4.12. Public Utilities
a. Public Utility Easement. All private utility services to serve Project, such as

electric, telephone and cable TV, must be installed underground and
within dedicated Public Utility Easement (PUE) and at the location
approved by the respective owner(s) of the utilities.

Pavement cuts or utility trenches on existing streets for the installation of
electric, gas, cable TV, and telephone will require the application of 2”
asphalt concrete overlay and replacement of pavement striping and
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marking that are disturbed during construction. The limits of asphalt
concrete overlay shall be 25 feet from both sides of the trench and shall
extend over the entire width of the adjacent travel lane(s) if pavement
excavation encroaches to the adjacent travel lane or up to the street
centerline or the median curb. If the utility trench extends beyond the street
centerline, the asphalt concrete overlay shall be applied over the entire
width of the street (to the lip of gutter or edge of pavement). Construction
details and limits of asphalt concrete overlay shall be shown on the
Improvement Plans.

C.5. Building Permit - No building permit will be approved by the City until the Subdivider
demonstrates, to the satisfaction of the City Engineer, compliance with all required
Conditions of Approval, including, but not limited to, the following:

C.6.

C.5.1.

C.5.2.

Payment in accordance with Applicable Law for all EFIP Fees in accordance
with Applicable Law, including any updates as adopted by City Council which
have become Applicable Law.

Payment of any other fees in accordance with Applicable Law and applicable
City Regulations.

Special Conditions

C.6.1.

C.6.2.

C.6.3.

All existing on-site wells shall be abandoned or removed in accordance with
the City and San Joaquin County requirements. The Subdivider shall be
responsible for all costs associated with the abandonment or removal of the
existing well including the cost of permit(s) and inspection. The Subdivider
shall submit a copy of written approval(s) or permit(s) obtained from San
Joaquin County regarding the removal and abandonment of any existing
well(s), prior to the issuance of the Grading Permit for the Improvement plans
which include grading at the location of the well(s).

The Subdivider shall abandon or remove all existing irrigation structures,
channels and pipes, located on improvement plans, if any, as directed by the
City after joint coordination with the irrigation district, if the facilities are no
longer required for irrigation purposes. If irrigation facilities including tile
drains, located on improvement plans, if any, are required to remain to serve
existing adjacent agricultural uses by legal right or easement, the Subdivider
will design, coordinate and construct required modifications to the facilities to
the satisfaction of the affected agency and the City. Written permission from
irrigation district or affected owner(s) will be required to be submitted to the
City prior to the issuance of the Grading Permit if any facilities are located on
improvement plans and are to be removed. The cost of relocating and/or
removing irrigation facilities and/or tile drains is the sole responsibility of the
Subdivider.

Nothing in these Conditions of Approval is intended or may be interpreted to
limit or interfere with any of the vested rights provided in the Ellis
Development Agreement. In the event of any conflict between any provision of
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these Conditions of Approval and the Applicable Law, the Applicable Law
shall control.

D. Finance Department Conditions

Contact: Karin Schnaider (209) 831-6841 karin.schnaider@cityoftracy.org

D.1. Annexation to City of Tracy Community Facilities District No. 2016-2 (ECFD). Before final
inspection or occupancy of the first dwelling (except for model homes), the Subdivider
shall, at its expense, annex, or cause to be annexed, the Property into the City of Tracy
Community Facilities District No. 2016-2 (ECFD) (herein, the “CFD”). The Property is
identified as part of the “Future Annexation Area” of the CFD, and therefore shall be
annexed using the unanimous consent provisions of the Mello-Roos Community
Facilities Act of 1982 (the “Act”). The Property may be annexed to an existing
improvement area or to a new improvement area of the CFD, as contemplated by the
proceedings forming the CFD. In annexing the Property to the CFD through the
unanimous consent process, the Subdivider will authorize the recordation of a Notice of
Special Tax Lien on the Property evidencing the lien of the CFD. Upon successful
annexation, the Property will be subject to the maximum special tax rates as outlined in
the Rate and Method of Apportionment approved for the improvement area in which the
Property is annexed. The CFD, including any new improvement area in which the
Property is annexed, is authorized to finance both public facilities and public
landscaping. If funds are needed to pay for facilities or services authorized to be funded
by the CFD before the CFD has collected sufficient special taxes from the Property to
fully pay for such facilities or services in accordance with the Rate and Method of
Apportionment, the Ellis CFD budget for landscape strips, and parks, and in accordance
with the Ellis maintenance manual guidelines, the Subdivider shall deposit with the City,
prior to the final inspection of, or issuance of a certificate of occupancy for (whichever
occurs first), the first residential unit in the Project (except for model homes), an amount
mutually agreed upon by the City and Subdivider to fund the facilities and/or services
until such time as the CFD has collected sufficient special taxes from the Property to
fund such facilities and/or services in accordance with the Rate and Method of
Apportionment, and Ellis CFD budget for landscape strips, and parks that require
funding. Compliance with this Condition No. D.1 shall satisfy the requirements for a
funding mechanism for public landscaping of the Property.
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March 9, 2022
AGENDA ITEM 1.D.
REQUEST

PUBLIC HEARING TO CONSIDER A VESTING TENTATIVE SUBDIVSION MAP FOR
THE AVENUES NEIGHBORHOOD CONSISTING OF 480 RESIDENTIAL LOTS, A
PARK, AND ASSOCIATED ROADS ON APPROXIMATELY 95.83 ACRES, LOCATED
SOUTH OF VALPICO ROAD AND APPROXIMATELY 1,500 FEET WEST OF
CORRAL HOLLOW ROAD, ASSESSOR’S PARCEL NUMBERS 240-140-49, 240-140-
05, 240-700-13, & 240-700-14, APPLICATION NUMBER TSM21-0001.

BACKGROUND

The Avenues project area is an approximately 95.83-acre site located south of Valpico
Road and north of the Ellis subdivision, approximately 1,500 feet west of Corral Hollow
Road. On September 4, 2018, the City Council adopted the Avenues Specific Plan
Mitigated Negative Declaration (ASP MND) and approved annexation of the Avenues
project area, and on September 18, 2018, the City Council adopted the Avenues
Specific Plan. Annexation of the Avenues project area to the City of Tracy was
completed by LAFCo on January 14, 2021.

On May 4, 2021, at request of The Surland Companies, the Tracy City Council adopted
Ordinance 1305 to merge the Avenues Specific Plan area into the Ellis Specific Plan. As
amended, the Ellis Specific Plan area now includes the original Ellis Specific Plan area,
referred to as the “Ellis Neighborhood”, and the original Avenues Specific Plan area,
referred to as the “Avenues Neighborhood.” Concurrently, the Surland Companies
submitted an application to subdivide the Avenues project area into 480 lots for single-
family homes, an approximately 4.39-acre park, and associated common landscape
parcels, roads, and alleys (Attachment A).

Per Tracy Municipal Code Section 12.28.020, the Planning Commission shall make a
recommendation for City Council action on Vesting Tentative Subdivision Maps.

DISCUSSION

Vesting Tentative Subdivision Map

The subject property is designated Residential by the Ellis Specific Plan, which permits a
density range of 4 to 5 units per gross acre and a minimum of 380 and a maximum of
480 residential units, not including accessory dwelling units. The proposed number of
residential lots in the Vesting Tentative Subdivision Map is 480, which is consistent with
the Ellis Specific Plan, for an overall density of 5 units per gross acre, which is consistent
with the Ellis Specific Plan and the General Plan land use designation of Residential Low
that permits a density range of 2 to 5.8 dwelling units per gross acre.

The design of the proposed Vesting Tentative Subdivision Map is consistent with the
Ellis Specific Plan. Lot sizes are at least from 50 feet wide by 100 feet deep on front-
loaded lots and at least 40 feet wide by 100 feet deep on alley-loaded lots, which are
larger than the minimum lot sizes required in the Ellis Specific Plan. The proposed street
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configuration is a generally rectangular pattern with breaks every several hundred feet,
where the longest internal block is less than 900 feet long, resulting in a walkable,
pedestrian-friendly environment. Alley-loaded lots line both sides of Summit Drive that
will ensure garages will be located behind the fronts of houses and create an attractive
streetscape that emphasizes the architectural details of the houses, as envisioned in the
Ellis Specific Plan.

In addition to the 480 residential lots, the Vesting Tentative Subdivision Map also
includes a park parcel and eight other parcels. Parcels A, B, C, D, G, H, and | are
proposed landscape parcels located at Valpico Road and Summit Drive. Parcel E is
also a proposed landscaped parcel with a sidewalk, turf block EVA, and collapsible
bollards that will allow emergency vehicle access, similar to a design recently approved
in the KT subdivision at Tracy Hills. Parcel E closes Street 5 from vehicular connection
to Summit Drive, which is necessary due to its close proximity to Street 11. This design
is a result of discussions between the applicant, City staff and its traffic consultant to
achieve better through circulation. Parcel F is a 4.39-acre park located generally in the
center of the subdivision, similar to the conceptual park shown in the Ellis Specific Plan.

No architecture is currently proposed for the residential lots in the Avenues
Neighborhood. Conceptual architecture and design guidelines were originally approved
in the Avenues Specific Plan and have now been incorporated into the Ellis Specific
Plan, specifically in the Avenues Pattern Book. The Ellis Specific Plan requires that
proposed development, including architecture and site details, be submitted to the City
for Development Review approval and Pattern Book Certification. The Development
Services Director has the authority for approving Development Review and Pattern Book
Certification.

Environmental Document

The project is consistent with the development evaluated in the Avenues Specific Plan
Mitigated Negative Declaration (titled “Final Initial Study/Mitigated Negative Declaration
Environmental Checklist”), bearing the State Clearing House Number 20180702045,
adopted by the City Council on September 4, 2018 by Resolution 2018-180. Therefore,
under Government Code Section 65457 and Section 15182 of the CEQA Guidelines,
the project is exempt from further environmental review unless an event described in
Section 15162 of the CEQA Guidelines occurs. Staff has determined that none of the
events described in Section 15162 have occurred with respect to the project. Therefore,
the instant vesting tentative map project is exempt from CEQA environmental review
under Government Code Section 65457 and CEQA Guidelines Section 15182.

RECOMMENDATION

Staff recommends that the Planning Commission recommends that the City Council
approve the Vesting Tentative Subdivision Map for Avenues Neighborhood, consisting of
480 residential lots, an approximately 4.39-acre park, and common landscape parcels,
roads, and alleys on approximately 95.83 acres, located south of Valpico Road and
approximately 1,500 feet west of Corral Hollow Road, Assessor’s Parcel Numbers 240-
140-49, 240-140-05, 240-700-13, & 240-700-14, Application Number TSM21-0001,
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based on the findings and subject to the conditions contained in the Planning
Commission Resolution dated March 9, 2022.

MOTION

Move that the Planning Commission recommends that the City Council approve the
Vesting Tentative Subdivision Map for Avenues Neighborhood, consisting of 480
residential lots, an approximately 4.39-acre park, and common landscape parcels,
roads, and alleys on approximately 95.83 acres, located south of Valpico Road and
approximately 1,500 feet west of Corral Hollow Road, Assessor’s Parcel Numbers 240-
140-49, 240-140-05, 240-700-13, & 240-700-14, Application Number TSM21-0001,
based on the findings and subject to the conditions contained in the Planning
Commission Resolution dated March 9, 2022.

Prepared by Kimberly Matlock, Associate Planner
Reviewed by Scott Claar, Senior Planner
Approved by Bill Dean, Interim Development Services Director

ATTACHMENTS

Attachment A— Vesting Tentative Subdivision Map
Attachment B— Planning Commission Resolution
Exhibit 1 -- COAs
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VICINITY MAP
GENERAL NOTES NOT T0 SCALE
1. OWNER: GREYSTONE LAND INVESTMENT PARTNERS, LLC
1024 CENTRAL AVENUE
TRACY. CA 95376
2. SUBDIVIDER: THE SURLAND COMPANIES

3. CIVIL ENGINEER:

4, GEOTECHNICAL ENGINEER:

5. ASSESSORS PARCEL NO.:
6. SITE ADDRESS:

7. SITE AREA:

8. EXISTING ZONING:

9. EXISTING LAND USE:

10.

PROPOSED LAND USE:

11, BENCHMARK:

12. STREETS:

13.  SANITARY SEWER:

14. STORM DRAIN:

15.  WATER:

FLOOD ZONE:

16. GAS & ELECTRIC:

17. TELEPHONE:

18. DIMENSIONS:

19.  PHASING:

1024 CENTRAL AVENUE
TRACY, CA 95376

CARLSON, BARBEE & GIBSON, INC.
2633 CAMINO RAMON, SUITE 350
SAN RAMON, CA 94583

(925) 866-0322
GORDON ZANIN, R.C.E 76794

ENGEO, INC.
580 NORTH WILMA AVENUE, SUITE A
RIPON, CA 95366

(209) 835-0610
STEVE HARRIS

240-140-05 & 49, 240-700-10, 13 & 14

VALPICO ROAD

95.83+ ACRES

ELLIS SPECIFIC PLAN (ESP) AREA

VACANT

AVENUES—RL ELLIS (RESIDENTIAL LOW) TOTAL 480 UNITS

CITY OF TRACY BM#1

4" BOLT W/ PUNCH IN MONUMENT WELL

LOCATED 280" EAST OF CORRAL HOLLOW ROAD & LINNE ROAD
40" SOUTH OF THE RAILROAD TRACKS

ELEVATION 171.33 (NAVD 88)

ALL STREETS WITHIN THE SUBDIVISION WILL BE PUBLIC STREETS
MAINTAINED BY THE CITY OF TRACY. STREET SECTIONS SHOWN ON
THIS MAP ARE PER THE ESP, CITY MASTER PLANS OR OTHER CITY
PLANS

PROPOSED SANITARY SEWER FACILITIES TO BE DESIGNED PER CITY
STANDARDS OR APPLICABLE ESP STANDARDS AND PUBLICLY
MAINTAINED PER THE CITY OF TRACY.

PROPOSED STORM DRAIN FACILITIES TO BE DESIGNED PER CITY
STANDARDS, APPLICABLE ESP STANDARDS, OR OTHER ELLIS
APPROVED DOCUMENTS, AND PUBLICLY MAINTAINED PER THE CITY
OF TRACY.

PROPOSED WATER FACILITIES TO BE DESIGNED PER CITY
STANDARDS OR APPLICABLE ESP STANDARDS AND PUBLICLY
MAINTAINED PER THE CITY OF TRACY.

PROPOSED STORM DRAIN FACILITIES TO BE DESIGNED PER CITY
STANDARDS, APPLICABLE ESP STANDARDS, OR OTHER ELLIS
APPROVED DOCUMENTS, AND PUBLICLY MAINTAINED PER THE CITY
OF TRACY.

PG&E

AT&T

ALL DIMENSIONS SHOWN ARE PRELIMINARY AND SUBJECT TO FINAL
DESIGN AND MAPPING.

THIS SUBDIVISION IS EXPECTED TO BE CONSTRUCTED IN MULTIPLE
PHASES. MULTIPLE FINAL MAPS MAY BE FILED ON THE LANDS
SHOWN ON THIS MAP PURSUANT TO THE SUBDIVISION MAP ACT
SECTION 66456.1.

SHEET INDEX
SHEET NUMBER SHEET TITLE
MO TITLE SHEET AND GENERAL NOTES
™02 STREET SECTIONS AND TYPICAL DETAILS
™03 VALPICO ROAD
TMO4 EXISTING CONDITIONS
TMO5 SITE PLAN
TMO6 SITE PLAN
™07 GRADING AND DRAINAGE PLAN
™08 GRADING AND DRAINAGE PLAN
™09 UTILITY PLAN
™10 UTILITY PLAN

DATE: DECEMBER 14, 2021
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PARKING

VERTICAL CURB &
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—\—AB PER
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8 :"(; °°° )
AC PER .
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3% 2%
— 270

DETACHED SIDEWALK

PER C.0.T. STD PLAN
| NO. 125 WITH 5" SW
I

M R/W LINE
—
S
w
=

| 5" PU | 56" R/W | 5 PUE

TC=CL+0.055'

NEIGHBORHOOD STREET

(STREETS 1-3, 5-16)
56' RIGHT OF WAY

NOT TO SCALE

VERTICAL CURB & GUTTER
PER C.0.T. STD PLAN NO. 120

¢

AC PER g
SCHEDULE PARKING
2% 2%

VERTICAL CURB & GUTTER
PER C.0.T. STD PLAN NO. 120

DETACHED SIDEWALK - R — L™\~ 8’ MONOLITHIC SW PER
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SUMMIT DRIVE & SAMUEL JOSEPH WAY (PARK CONDITION)

DETACHED SIDEWALK

VERTICAL CURB &

61'/65' RIGHT OF WAY
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VERTICAL CURB &

DETACHED SIDEWALK
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NO. 125 WITH 5" SW

R_{W LINE

131'RIGHT OF WAY
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CURB &

GUTTER SPILL CURB &

TC(L) = CL + 0.275 GUTTER
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ALLEY LANE (ALL ALLEYS)

22' RIGHT OF WAY (ONE WAY)
NOT TO SCALE

Ll Ll
o o
(@) (@)
> >
| < < |
| — - |
M M
|3.5’ 3.5'|
SEE NOTE 1 | s s |
22" R/W-R/W
~ | =]
| 14 FC-FC |
0 RwWT ||
NO PARKING
AT ENTRANCE — -2~ -2
[a'd
S |
=l l
f=)
n

SEE NOTE 1

VERTICAL CURB AND GUTTER
*—— NO PARKING — AT ENTRANCE

SIGN AT ENTRANCE.

1<

o=~ SEE NOTE 2

AN

SEE NOTE 3

SEE NOTE 3

NOTES;

1. NO TREES SHALL BE PLANTED IN THE LANDSCAPE STRIP (LS).

2. LOW LANDSCAPE PLANTING , SOD OR LOW PLANTS.

3. PAINT 10" RED CURB FOR NO PARKING ON BOTH SIDES OF ALLEY ENTRANCE.

TYPICAL ALLEY LANE ENTRANCE TRANSITION DETAIL

NOT TO SCALE

SPEED LIMIT AND ONE WAY

DO NOT ENTER— AT EXIT

ROADWAY

CENTERLINE

10" MIN
CROSSWALK

FACE OF
CURB

NOTES:

ADA RAMP CASE F PER C.0.T. STANDARD DETAIL 127.

CROSS SLOPE OF CURB RAMP 2% MAXIMUM.

THE 4 FOOT LANDING SHALL HAVE A 2% MAXIMUM

CROSS SLOPE IN ALL DIRECTIONS.

4. DETECTABLE WARNING PAD COLORS SHALL BE BLACK
ONYX.

Sal A

X = 12" FOR SUMMIT DRIVE, SAMUEL JOSEPH WAY
INTERSECTIONS,INCLUDING STREET CROSSINGS, AND

11" FOR ALL OTHER STREETS.

BULB OUT AND HC RAMP DETAIL

NOT TO SCALE

DATE: DECEMBER 14, 2021
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Attachment B

RESOLUTION 2022-

RECOMMENDING APPROVAL OF A VESTING TENTATIVE SUBDIVSION MAP FOR THE
AVENUES NEIGHBORHOOD CONSISTING OF 480 RESIDENTIAL LOTS, A PARK, AND
ASSOCIATED ROADS ON APPROXIMATELY 95.83 ACRES, LOCATED SOUTH OF
VALPICO ROAD AND APPROXIMATELY 1,500 FEET WEST OF CORRAL HOLLOW ROAD,
ASSESSOR'’'S PARCEL NUMBERS 240-140-49, 240-140-05, 240-700-13, & 240-700-14,
APPLICATION NUMBER TSM21-0001

WHEREAS, In September 2018, the Tracy City Council adopted the Avenues
Specific Plan (Ordinance 1262) and approved annexation of the Avenues project (Resolution
No. 2018-180) located on an approximately 95-acre site south of Valpico Road and north of the
Ellis Specific Plan area, and adopted the Avenues Specific Plan Mitigated Negative Declaration
(ASP MND) for the project (Resolution No. 2018-180), and

WHEREAS, In January 2021, LAFCo approved annexation of the Avenues project area
into the City of Tracy (LAFCo Resolution No. 1439), and

WHEREAS, In May 2021, at request of The Surland Companies, the Tracy City
Council adopted Ordinance 1305 to merge the Avenues Specific Plan and the Ellis Specific Plan
into a single specific plan (Ellis Specific Plan), referring to the Avenues project area as the
Avenues Neighborhood, and

WHEREAS, The Surland Companies has proposed a Vesting Tentative Subdivision
Map for the Avenues Neighborhood to create 480 single-family-home lots, an approximately
4.39-acre park parcel, and associated streets, alleys, and common landscape parcels, and

WHEREAS, The subject property is designated Residential Low by the Tracy General
Plan and designated Residential by the Ellis Specific Plan, Avenues Neighborhood Plan, which
permits a minimum of 380 and a maximum of 480 residential units, not including accessory
dwelling units, and

WHEREAS, The proposed Vesting Tentative Subdivision Map is consistent with the
Residential Low General Plan Designation and with the Ellis Specific Plan, and

WHEREAS, The proposed Vesting Tentative Subdivision Map is consistent with
the General Plan and Title 12, the Subdivision Ordinance, of the Tracy Municipal Code, and

WHEREAS, Subiject to the satisfaction of the attached conditions of approval, the
site is physically suitable for the type of development, as the site, once graded, will be virtually
flat and the characteristically high clay content of Tracy’s soils may require amendments and
treatment for proposed landscaping, foundations, and other surface and utility work. The
physical qualities of the property make it suitable for residential development in accordance with
City standards, and

WHEREAS, Subject to the satisfaction of the attached conditions of approval, the site is
physically suitable for the proposed density of development, and
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WHEREAS, Subject to the satisfaction of the attached conditions of approval, traffic
circulation will comply with City standards for the proposed density to ensure adequate traffic
service levels are met, and

WHEREAS, The design of the subdivision and the proposed improvements will not
cause substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat, and

WHEREAS, Subiject to the satisfaction of the attached conditions of approval, the
design and type of the proposed subdivision and associated improvements will promote the
public health, safety and welfare, and

WHEREAS, The design of the subdivision and the type of improvements will not conflict
with easements, acquired by the public at large, for access through or use of, property within the
proposed subdivision, and

WHEREAS, Subject to the satisfaction of the attached conditions of approval, the
project will comply with all other applicable ordinances, regulations and guidelines of the City,
including but not limited to, the local floodplain ordinance. The subject property is not located
within any floodplain and the project, subject to the satisfaction of the attached conditions of
approval, will meet all applicable City design and improvement standards, and

WHEREAS, Subiject to the satisfaction of the conditions of approval, all the public
facilities necessary to serve the subdivision will be in place prior to the issuance of building
permits. All the public facilities necessary to serve the subdivision or mitigate the impacts
created by the subdivision that are not in place prior to approval of a final map will be assured
through a subdivision improvement agreement executed prior to the approval of a final map,
and

WHEREAS, The subdivision is consistent with the development described in the
Avenues Neighborhood chapter of the Ellis Specific Plan, and with the project evaluated in
the Avenues Specific Plan Mitigated Negative Declaration (titled “Final Initial Study/Mitigated
Negative Declaration Environmental Checklist”), bearing the State Clearing House Number
20180702045, adopted by the City Council on September 4, 2018 by Resolution 2018-180, and
under Government Code Section 65457 and Section 15182 of Title 14 of the California Code of
Regulations, the subdivision is exempt from further environmental review under the California
Environmental Quality Act, and

WHEREAS, The Planning Commission conducted a public hearing to review and
consider the proposed Vesting Tentative Subdivision Map on March 9, 2022;

NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission recommends
that the City Council approve the Vesting Tentative Subdivision Map for the Avenues
Neighborhood, consisting of 480 residential lots, an approximately 4.39-acre park, and common
landscape parcels, roads, and alleys on approximately 95.83 acres, located south of Valpico
Road and approximately 1,500 feet west of Corral Hollow Road, Assessor’s Parcel Numbers
240-140-49, 240-140-05, 240-700-13, & 240-700-14, Application Number TSM21-0001, subject
to the conditions of approval stated in Exhibit 1 attached and made part hereof.
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* k k k ok k kkkk ok kk ok ok kK

The foregoing Resolution 2022- was adopted by the Planning Commission of the
City of Tracy on the 9™ day of March, 2022, by the following vote:

AYES: COMMISSION MEMBERS:
NOES: COMMISSION MEMBERS:
ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR

ATTEST:

STAFF LIAISON
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Exhibit 1

City of Tracy
Conditions of Approval
Avenues Neighborhood
Application Number TSM21-0001

A. General Provisions and Definitions.

A1,

A2

General. These Conditions of Approval apply to:

The Project: Vesting Tentative Subdivision Map for the Avenues neighborhood of
the Ellis Specific Plan area to create 480 single-family-home lots, five
landscaped parcels, an approximately 4.39-acre park parcel, and
associated streets, alleys, and common landscape parcels

The Property: An approximately 95.83-acre site south of Valpico Road and
approximately 1,500 feet west of Corral Hollow Road, Assessor’s
Parcel Numbers 240-140-49, 240-140-05, 240-700-13, & 240-700-14

Definitions.

a. “Applicable Law” means all State and federal laws applicable to development
of the Project, including without limitation the relevant provisions of the California
Planning And Zoning Laws, the California Subdivision Map Act, and the
California Environmental Quality Act, all City Regulations.

b. “Applicant” means any person, or other legal entity, defined as a “Subdivider.”

c. “City Engineer’ means the City Engineer of the City of Tracy, or any other duly
licensed Engineer designated by the City Manager, or the Development Services
Director, or the City Engineer to perform the duties set forth herein.

d. “City Regulations” means all written laws, rules and policies established by the
City, including those set forth in the City of Tracy General Plan, the Tracy
Municipal Code, the Ellis Specific Plan, ordinances, resolutions, policies,
procedures, and the City’s Design documents (the Streets and Utilities Standard
Plans, Design Standards, Parks and Streetscape Standard Plans, Standard
Specifications, and Manual of Storm Water Quality Control Standards for New
Development and Redevelopment, and Relevant Public Facilities Master Plans).

e. “Development Services Director” means the Development Services Department
Director of the City of Tracy, or any other person designated by the City Manager
or the Development Services Director to perform the duties set forth herein.

f. “Conditions of Approval” shall mean the conditions of approval applicable to the
Project. The Conditions of Approval shall specifically include all Development
Services Department conditions set forth herein.

g. “Subdivider” means any person, or other legal entity, who applies to the City to
divide or cause to be divided real property within the Project boundaries, or who
applies to the City to develop or improve any portion of the real property within



Conditions of Approval Exhibit 1
Avenues Vesting Tentative Map Page 2
Application No. TSM21-0001

A3.

A4

A5.

A.6.

AT.

the Project boundaries.

h. “ESP” means the specific plan (titled “Ellis Specific Plan”) approved by the City
Council on January 22, 2013 by Resolution 2013-012, and most recently
amended on May 4, 2021 by Ordinance 1305.

i. “Avenues MND” means the Mitigated Negative Declaration (titled “Final Initial
Study/Mitigated Negative Declaration Environmental Checklist”), bearing the
State Clearing House Number 20180702045, adopted by the City Council on
September 4, 2018 by Resolution 2018-180, as adequate and in compliance with
the California Environmental Quality Act (CEQA).

Compliance with submitted plans. Except as otherwise modified herein, all Final
Maps shall be in substantial conformance with the vesting tentative subdivision map
received by the Development Services Department on December 22, 2021.

Payment of applicable fees. The applicant shall pay all applicable fees for the
project, including, but not limited to, development impact fees, building permit fees,
plan check fees, grading permit fees, encroachment permit fees, inspection fees,
school fees, or any other City or other agency fees or deposits that may be
applicable to the project.

Compliance with laws. The Developer shall comply with all laws (federal, state, and
local) related to the development of real property within the Project, including, but not
limited to:

¢ the Planning and Zoning Law (Government Code sections 65000, et seq.)

¢ the California Environmental Quality Act (Public Resources Code
sections21000, et seq., “CEQA”), and

o the Guidelines for California Environmental Quality Act (California
AdministrativeCode, title 14, sections 1500, et seq., “CEQA
Guidelines”).

e the 2019 CBC, 2019 CRC, 2019 CPC, 2019 CMC, 2019 CEC, 2019 CFC,
2019 CENC, and 2019 CA Green Building Standards Code.

Compliance with City Regulations. Unless specifically modified by these Conditions
of Approval, the Developer shall comply with all City Regulations, including, but not
limited to, the Ellis Specific Plan (ESP), Tracy Municipal Code (TMC), Standard
Plans, and the City’s Design Goals and Standards.

Pursuant to Government Code Section 66020, including Section 66020 (d)(1), the
City HEREBY NOTIFIES the Subdivider that the 90-day approval period (in which
the Subdivider may protest the imposition of any fees, dedications, reservations, or
other exactions that are within the purview of the Mitigation Fee Act [Government
Code section 66000 et seq.] (“Exactions”) and imposed on this Project by these
Conditions of Approval) shall commence on the date of the conditional approval of
this Project. If the Subdivider fails to file a protest of the Exactions within this 90- day
period, which protest complies with all of the requirements of Government Code
Section 66020, the Subdivider will be legally barred from later challenging any of the
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Exactions. The terms of this paragraph shall not affect any other deadlines or
statutes of limitations set forth in the Mitigation Fee Act or other applicable law,
or constitute a waiver of any affirmative defenses available to the Developer.

B. Planning Division Conditions

Contact: Kimberly Matlock (209) 831-6430 kimberly.matlock@cityoftracy.org

B.1. Mitigation Measures. The Subdivider shall comply with all mitigation measures
applicable to the Project in the Avenues MND, which was adopted by the City Council
on September 4, 2018 (SCH# 20180702045).

C. Engineering Division Conditions

Contact: Nanda Gottiparthy (925) 251-0100 nanda.gottiparthy@sngassociates.com

C.1. General Conditions

Subdivider shall comply with the applicable requirements of the approved documents,
technical analyses/ reports prepared for the Project listed as follows, and Applicable
Law:

a. Specific Plan, titled “Ellis Specific Plan” (“ESP") approved by the City Council on
April 20, 2021, by Resolution 2021-046 and Ordinance 1305, and any
subsequent amendments.

b. Mitigated Negative Declaration “Initial Study/Environmental Checklist Avenues
Specific Plan”, certified by the City Council on September 4, 2018, by Resolution
2018-180, as adequate and in compliance with California Environmental Quality
Act (CEQA) and Addendum to the Ellis Modified Project Environmental Impact
Report and Avenues Specific Plan Mitigated Negative Declaration, dated
February 2021, approved by the City Council on April 20, 2021, by Resolution
No. 2021-045.

c. Ellis Program Sub-Basin — Final Storm Drainage Technical Report dated
September 2012, and Reevaluation of program Storm Drainage Infrastructure
dated August 4, 2015, prepared by Storm Water Consulting, Inc., (“Storm
Drainage Technical Report”)

d. Stormwater Quality Review for Avenues Tentative Map Technical Memorandum
dated June 11, 2021, prepared by Wood Rodgers, Inc., (“Storm Drainage
Technical Report - Wood Rodgers”)

e. City of Tracy Wastewater System Analysis for Corral Hollow Road and Lammers
Road Technical Report dated September 2017 (Updated January 2018), Ch2M
Hill. ("Wastewater Technical Report”)

f.  Avenues Tentative Map Review Technical Memorandum, prepared by Kimley-
Horn & Associates, dated April 26, 2021. (“Traffic Memorandum?”).

g. Valpico Road Precise Plan, approved by City Council on December 7, 2021 by
Resolution No. 2021-184.
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h. Tracy Village Fair Share Traffic Study, prepared by Kimley-Horn & Associates,
dated December 7, 2020.

C.2. Final Map

No Final Map within the Project boundaries will be approved by the City until the
Subdivider demonstrates, to the reasonable satisfaction of the City Engineer, that all
the requirements set forth in these Conditions of Approval are completed, including,
but not limited to the following:

C.21

C22

C.23

C24

Subdivider has submitted one (1) reproducible copy of the approved tentative
subdivision map for the Project within ten (10) days after Subdivider’s receipt
of a notification of approval of the Tentative Subdivision Map. The signature
of the owner of the Property on the Tentative Subdivision Map means consent
to the preparation of the Tentative Subdivision Map and the proposed
subdivision of the Property.

Each Final Map is prepared in accordance with the applicable requirements
of the Tracy Municipal Code, Applicable Law, these Conditions of Approval,
the Ellis Specific Plan (“ESP, and in substantial conformance with the
Tentative Subdivision Map.

Each Final Map includes and shows offer(s) of dedication of all right(s)-of-way
and/or temporary or permanent easement(s) required to construct and serve
the Project described by the Improvement Plans and Final Map, in accordance
with these Conditions of Approval. If construction easement(s) is/are shown,
it/they shall indicate the termination of the construction easement(s).

a. The Subdivider shall dedicate a 5-foot wide Public Utility Easement
(PUE) along the lot frontages within the Property, the installation, repair,
use, operation, and maintenance of other public utilities such as electric,
gas, telephone, cable TV, and others. Larger private utility structures
may require additional PUE “bump outs” to accommodate the structures.

b. The Subdivider shall coordinate with the respective owner(s) of the
utilities including but not limited to PG&E, AT&T, and Comcast, for the
design and installation of these utilities within the Property. Engineering
design and construction details of these utilities must be prepared as part
of the joint utility trench plans to be submitted for City’s review.

c. The Subdivider shall obtain the approval of all applicable public agencies
with jurisdiction over the required public facilities.

d. Subdivider shall submit documentation for vacation or abandonment of
existing easements that to be abandoned.

Horizontal and vertical control for the Project shall be based upon the City of
Tracy coordinate system and at least three 2nd order Class 1 control points
establishing the "Basis of Bearing" and shown as such on the Final Map. The
Final Map shall also identify surveyed ties from two of the horizontal control
points to a minimum of two separate points adjacent to or within the Property
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C.3.

C.25

C.26

C.27

C.28

C.2.9

C.2.10

C.2.11

C.212

described by the Final Map.

Subdivider has submitted a signed and stamped Engineer’s Estimate that
shows construction cost of subdivision improvements to be dedicated to the
City.

Subdivider has submitted a signed and notarized Subdivision Improvement
Agreement (SIA) and Improvement Security, for the completion of
improvements that are required to serve the Project as shown on the
Improvement Plans. The form and amount of Improvement Security shall be
in accordance with the SIA.

If required, Subdivider shall submit a signed and notarized Offsite
Improvement Agreement (OIA) and Improvement Security, for the completion
of offsite improvements that are required to serve the Project as shown on the
Improvement Plans. The form and amount of Improvement Security shall be
in accordance with the OIA.

Subdivider has paid engineering review fees or deposits including
improvement plan checking, final map review, agreement processing, and all
other deposits, or fees required by these Conditions of Approval and in
accordance with Applicable Law.

Subdivider has submitted technical or materials specifications, cost estimates,
and technical reports related to the design of improvements that are shown on
the Improvement Plans and as required by these Conditions of Approval.

Subdivider has submitted hydrologic and storm drainage calculations for the
design and sizing of in-tract storm drainage pipes.

Subdivider, in accordance with the terms of the ESP including Section 3.3.2,
shall be required to submit a signed and notarized Park Improvement
Agreement (PIA) and Improvement Security, for the construction of the
neighborhood park improvements. The form and amount of Improvement
Security shall be in accordance with ESP, and the PIA. Neighborhood Park
will be eligible for fee credits in accordance with Title 13 of the Tracy Municipal
Code.

Subdivider has submitted signed and stamped Improvement Plans.

Grading Permit

The City will accept a grading permit application for the Project prior to the Final Map
being approved by the City Council, if the Subdivider has provided all relevant
documents related to said grading permit required by the applicable City Regulations
and these Conditions of Approval, to the satisfaction of the City Engineer, and in
accordance with the ESP, including, but not limited to, the following:

C.31

Prior to the issuance of Grading Permit for the Project, Subdivider shall submit
improvement plans and secure at least two plan reviews (for the design of on-
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C.3.2

C.3.3

C34

C.3.5

site sewer improvements.)

All existing on-site water well(s), septic system(s), and leech field(s), if any,
shall be abandoned or removed in accordance with the City and San Joaquin
County requirements. Subdivider shall be responsible for all costs associated
with the abandonment or removal of the existing well(s), septic system(s), and
leech field(s) including the cost of permit(s) and inspection. Subdivider shall
submit a copy of written approval(s) or permit(s) obtained from San Joaquin
County regarding the removal and abandonment of any existing well(s), prior
to the issuance of the Grading Permit.

Grading and Drainage Plans prepared on a 24” x 36” size polyester film (mylar).
Grading and Drainage Plans shall be prepared under the supervision of and
stamped and signed by a Registered Civil Engineer and Geotechnical
Engineer.

a. Subdivider shall obtain all applicable signatures by City departments and
Subdivider for outside agencies (where applicable) on the mylars
including signatures by Building Official and Fire Marshal prior to
Subdivider submitting the mylars to Engineering Division for City
Engineer’s approval.

b. Subdivider shall obtain all applicable Permit(s), agreement(s) and
approval of other public agencies that has jurisdiction over the required
public facilities, if applicable.

Payment of applicable Grading Permit fees which include grading plan
checking and inspection fees, and other applicable fees as required by these
Conditions of Approval.

Prior to the issuance of the Grading Permit, Subdivider shall submit to the
Utilities Department (stephanie.hiestand@cityoftracy.org) one (1) electronic
copy and one (1) hard copy of the Storm Water Pollution Prevention Plan
(SWPPP) as submitted in Stormwater Multiple Applications and Reporting
Tracker System (SMARTS) along with either a copy of the Notice of Intent
(NOI) with the state-issued Wastewater Discharge ldentification number
(WDID) or a copy of the receipt for the NOI.

a. After the completion of the Project, the Subdivider is responsible for filing
the Notice of Termination (NOT) required by SWQCB, and shall provide
the City, a copy of the completed Notice of Termination.

b. Cost of preparing the SWPPP, NOI and NOT including the annual storm
drainage fees and the filing fees of the NOI and NOT shall be paid by the
Subdivider.

c. Subdivider shall comply with all the requirements of the SWPPP,
applicable Best Management Practices (BMPs), applicable provisions of
the ESP, and the Stormwater Post-Construction Standards adopted by
the City in 2015 and any subsequent applicable amendment(s).
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C.3.6

C.3.7

C.3.8

C.3.9

Subdivider shall submit a PDF copy of the Project's Geotechnical Report
signed and stamped by a licensed Geotechnical Engineer licensed to practice
in the State of California. The technical report must include relevant information
related to soil types and characteristics, soil bearing capacity, pavement design
recommendations, percolation rate, and elevation of the highest observed
groundwater level. The Geotech Report shall be peer reviewed by the City’s
consultant. Subdivider shall pay for the cost of the review.

Subdivider shall provide a copy of the approved Incidental Take Minimization
Measures (ITMM) habitat survey [San Joaquin County Multi-Species Habitat
Conservation & Open Space Plan (SIMSCP)] from San Joaquin Council of
Governments (SJCOG).

Subdivider shall provide a copy of the approved Air Impact Assessment (AlA)
with an Indirect Source Review (ISR) from San Joaquin Valley Air Pollution
Control District (SJVAPCD) as required in Mitigation Measure AQ-1 of the IS
Mitigation Monitoring and Reporting Program.

Prior to the issuance of the Grading Permit, Subdivider shall submit a copy of
the Approved Fugitive Dust and Emissions Control Plan that meets San
Joaquin Valley Air Pollution Control District (SJVAPCD) as required in
Mitigation Measure AQ-3 of the IS Mitigation Monitoring and Reporting
Program.

C.3.10 Subdivider shall abandon or remove all existing irrigation structures, channels

C.3.11

and pipes, if any, as directed by the City after coordination with the irrigation
district, if the facilities are no longer required for irrigation purposes. Ifirrigation
facilities including tile drains, if any, are required to remain to serve existing
adjacent agricultural uses, the Subdivider will design, coordinate and construct
required modifications to the facilities to the reasonable satisfaction of the
affected agency and the City. If applicable, written permission from irrigation
district or affected owner(s) will be required to be submitted to the City prior to
the issuance of the Grading Permit. The cost of relocating and/or removing
irrigation facilities and/or tile drains is the sole responsibility of the Subdivider.

If at any point during grading that the Subdivider, its contractor, its engineers,
and their respective officials, employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Subdivider shall address the findings as required
per the General Plan Cultural Resource Policy and General Plan EIR, and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

C.4. Encroachment Permit

Applications for encroachment permit may be accepted by the City as complete prior
to the Final Map being approved by the City Council if the Subdivider provides all
relevant documents related to said encroachment permit required by the applicable
City Regulations and these Conditions of Approval, to the reasonable satisfaction of
the City Engineer, including, but not limited to, the following:
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C.41

C4.2

C43

C44

C4.5

C4.6

Improvement Plans prepared on a 24” x 36" size 4-mil thick polyester film
(mylar), that incorporate all the requirements described in these Conditions of
Approval, and the City’s Design Documents as defined in Title 12 of the Tracy
Municipal Code. Subdivider shall use the latest title block and, if necessary,
contain a signature block for the Fire Marshal. Improvement Plans shall be
prepared under the supervision of, and stamped and signed by a Registered
Civil Engineer, Traffic Engineer, Electrical Engineer, Mechanical Engineer, and
Registered Landscape Architect for the relevant work.

a. Subdivider shall obtain all applicable signatures by City departments and
outside agencies (where applicable) on the mylars including signatures by
Fire Marshal prior to submitting the mylars to Engineering Division for City
Engineer’s signature.

Signed and stamped Engineer's Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement Plans.

Traffic Control Plan, if necessary, shall be prepared under the supervision of
and signed and stamped by a Registered Civil Engineer or Traffic Engineer
licensed in the State of California.

South San Joaquin County Fire Authority (SSJCFA) Fire Marshal’s signature
on the Improvement Plans indicating their approval for the fire service
connection and fire and emergency vehicle access for the Project.

If necessary, signed and notarized Offsite Improvement Agreement (OIA) and
Improvement Security, to guarantee completion of off-site public improvements
that are necessary to serve the Project as required by these Conditions of
Approval. The form and amount of Improvement Security shall be in
accordance with Section 12.36.080 of the Tracy Municipal Code (TMC), the
ESP, and the OIA. The Subdivider’s obligations in the OIA shall be deemed to
be satisfied upon City Council’s acceptance of the public improvements and
release of the Improvement Security.

Check or wire payment for the applicable of engineering review deposits or
fees which include plan checking, permit and agreement processing, testing,
construction inspection, and other applicable costs as required by these
Conditions of Approval. The engineering review deposit or fees will be
calculated based on the fee rate adopted by the City Council on June 16, 2020,
per Resolution 2020-110, or in accordance with the fees in effect at the time
that fees are due

C.5. Improvement Plans

Improvement Plans shall contain the design, construction details and specifications
of public improvements and all subdivision improvements that are required to serve
the Project. The Improvement Plans shall be drawn on a 24” x 36” size 4-mil thick
polyester film (mylar) and shall be prepared under the supervision of and stamped
and signed by a Registered Civil Engineer, Traffic Engineer if applicable, Electrical,
Mechanical Engineer, and Registered Landscape Architect for the relevant work.
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The Improvement Plans, including the Grading and Drainage Plans, shall be
prepared in accordance with the ESP and the City’s Subdivision Ordinance and
Design Standards. The improvement plans for all improvements (onsite and off-site)
required to serve the Project in accordance with the ESP and the City Design
Documents, and these Conditions of Approval.

The Improvement Plans shall be prepared in mylar with the City of Tracy standard
title and signature block.

The Subdivider shall obtain all applicable signatures by City departments and the
Subdivider from outside agencies (where applicable) on the mylar including
signatures by the Fire Marshal, prior to the Subdivider submitting the mylars to
Engineering Division for City Engineer’s approval.

C.5.1 The improvement plans shall be prepared to specifically include, but not be
limited to, the following items:

a. All existing and proposed utilities such as domestic water line, irrigation
service, storm drain, and sanitary sewer, including the size and location of
the pipes.

b. All supporting engineering calculations, materials information or technical
specifications, cost estimate, and technical reports.

c. All improvement plans shall contain a note stating that the Subdivider (or
Contractor) will be responsible to preserve and protect all existing survey
monuments and other survey markers such as benchmarks.

d. A PDF copy of the Project’s approved Geotechnical/Soils Report that was
prepared for the grading permit submittal.

C.5.2 Grading and Storm Drainage Plans

Site Grading

a. Include all proposed erosion control methods and construction details to
be employed and specify materials to be used.

b. All grading work shall be performed and completed in accordance with
the recommendation(s) of the Project’'s Geotechnical Engineer. A copy of
the Project’s Geotechnical Report must be submitted with the Grading
and Storm Drainage Plans.

c. Site grading shall be designed such that the Project’s storm water can
gravity drain directly to an existing storm drain system with adequate
capacity to drain storm water from the Project Site in the event that the
on-site storm drainage system fails or is clogged. The storm drainage
release point is recommended to be at least 0.70 foot lower than the
building finish floor elevation and shall be improved to the satisfaction of
the City Engineer.
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d.

Minor Retaining — Subdivider shall use reinforced or engineered masonry
blocks for retaining soil at property lines when the grade differential
among the in-tract lots exceeds twelve (12) inches. Subdivider will
include construction details of these minor retaining walls with the on-site
Grading and Drainage Plan. Subdivider may use slopes among the lots
to address the grade differential but said slope shall not exceed a slope
gradient of 3 (horizontal) to 1 (vertical) unless a California licensed
geotechnical engineer signs and stamps a geotechnical report letter that
supports a steeper slope gradient. Slope easements may be required
and will be subject to approval by the City Engineer.

Minor Retaining along Project Perimeter — Subdivider shall use reinforced
or engineered masonry blocks for retaining soil along the Project boundary
and adjacent property(s) when the grade differential exceeds 12-inches.
Subdivider will include construction details for these minor retaining walls
with the on-site Grading and Drainage Plan. Subdivider may use slopes to
address the grade differential but said slope shall not exceed a slope
gradient of 3 (horizontal) to 1 (vertical). Slope easements may be subject
to approval by the City Engineer and if adjacent and affected property(s)
owner(s) grants said easements.

Slopes are an acceptable option as a substitute to engineered retaining
walls, where cuts or fills do not match existing ground or final grade with
the adjacent property or public right of way, up to a maximum grade
differential of two (2) feet, subject to approval by the City Engineer.

Slope easements will be recorded, prior to the issuance of the Grading

Permit. The Subdivider shall be responsible to obtain and record slope
easement(s) on private properties, where it is needed to protect private
improvements constructed within and outside the Project, and a copy of
the recorded easement document must be provided to the City, prior to
the issuance of the Grading Permit.

Walls - Subdivider shall show proposed retaining walls and masonry walls
on the on-site Grading and Drainage Plan. The Subdivider is required to
submit improvement plans, construction details, and structural
calculations for retaining walls and masonry walls to Building and Safety.
Retaining wall and masonry wall design parameters will be included in the
geotechnical report.

If applicable, show all existing irrigation structure(s), channel(s) and
pipe(s) that are to remain or to be relocated or to be removed, if any, after
coordinating with the irrigation district or owner of the irrigation facilities. If
there are irrigation facilities (including tile drains) that are required to
remain to serve existing adjacent agricultural uses, the Subdivider shall
design, coordinate and construct required modifications to the
improvements, if required, to the reasonable satisfaction of the City.
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C.5.3 Storm Drainage

a. As shown in the SDMP, onsite storm drainage runoff from the Avenues
subdivision will discharge into the future Detention Basin 3A located north
of Valpico Road.

(i)

(ii)

(iif)

Prior to issuance of grading permit, Subdivider shall demonstrate to
the satisfaction of the City Engineer that retention of 200% of the 10-
year 48-hour storm is available onsite with no excess runoff crossing
any property lines of adjacent parcels or Valpico Road right-of-way.

Prior to issuance of first building permit, design and construction of
the Detention Basin 3A basin shall be completed.

The Project shall provide onsite Low Impact Development and Storm
Water Quality bioretention treatment (or equivalent treatment) per
the current requirements of the Phase || NPDES Permit.
Hydromodification requirements will be satisfied in Detention Basin
3A. Treatment requirements may be satisfied in Detention Basin 3A,
if calculations are provided demonstrating to the satisfaction of the
City Engineer that alternative stormwater treatment will comply with
all of the requirements of the Multi-agency Post-construction
Stormwater Treatment Manual,

If it is determined that stormwater treatment can be provided in
Detention Basin 3A, Subdivider shall be obligated to pay its fair
share of estimated cost of the stormwater quality treatment in the
basin as determined by a study to be funded by Subdivider and
completed by the City.

b. Improvement Plans to be submitted with the hydrology and storm
drainage calculations for the sizing of the on-site storm drainage piping
system.

c. Prior to the approval of the Final Map for the Project, the Subdivider shall
provide a Stormwater Quality Control Plan (SWQCP) detailing the
methods in which the development will address compliance with the
applicable City’s Multi-Agency Post-Construction Stormwater Standards
Manual (Manual). Prior to the issuance of the grading permit for the
project, the SWQCP shall be reasonably approved by the City Engineer.

d. Ifitis determined that treatment cannot occur within Basin 3A, prior to
approval of the Final Map, onsite storm water treatment details and
supporting calculations for the private lots and street rights-of-way in
compliance with the Manual shall be submitted for review and approval by
the City.

C.5.4 Sanitary Sewer

a. Sanitary Sewer Facilities: In order to serve the Avenues Project, a gravity

sewer will need to be installed in Valpico Road from Summit Drive to Corral
Hollow Road. This sewer line shall be installed in accordance with Section
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3.3.5 Fire Station Funding and Infrastructure Construction of the ESP. This
sewer line is not a program improvement; hence Subdivider is currently not
eligible to receive fee credits or reimbursements for this improvement. If it
becomes a program improvement, Subdivider may be eligible for either fee
credits or reimbursements, in accordance with Title 13 of the Tracy
Municipal Code. Subdivider may request formation of a Benefit District per
the provisions of Chapter 12.60 of the Tracy Municipal Code