November 17, 2022

STAFF REPORT FOR DIRECTOR DETERMINATION
REQUEST

A DETERMINATION OF THE DEVELOPMENT SERVICES DIRECTOR (1)
DETERMINING THAT THE MIXED-USE AFFORDABLE HOUSING PROJECT,
KNOWN AS THE JUNCTION, CONSISTING OF A FOUR-STORY BUILDING
TOTALING APPROXIMATELY 62,015 SQUARE FEET, INCLUDING 45
RESIDENTIAL APARTMENT UNITS WITH 100% OF THE UNITS TO BE
AFFORDABLE TO LOW, VERY LOW, OR EXTREMELY LOW INCOME
HOUSEHOLDS, A MANAGER’S OFFICE AND LIVING UNIT, PARKING AREA, AND
APPROXIMATELY 2,000 SQUARE FEET OF GROUND-FLOOR COMMERCIAL
SPACE, LOCATED AT 601 N. CENTRAL AVENUE AT THE NORTHWEST CORNER
OF 6™ STREET AND CENTRAL AVENUE ON A SITE OF APPROXIMATELY 20,464
SQUARE FEET, ASSESSOR’S PARCEL NUMBERS 235-069-09,10,11,12,13,15,
AND 16, APPLICATION NUMBER D22-0027 (HEREINAFTER THE “PROJECT”), IS
ELIGIBLE FOR THE STREAMLINED MINISTERIAL APPROVAL PROCESS FOR
AFFORDABLE HOUSING DEVELOPMENTS UNDER STATE GOVERNMENT CODE
SECTION 65913.4, COMMONLY KNOWN AS STATE AFFORDABLE HOUSING
LAW SB 35, (2) DETERMINING THAT THE PROJECT IS EXEMPT FROM THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) AS A MINISTERIAL
PROJECT, IN ACCORDANCE WITH CEQA GUIDELINES SECTION 15268, (3)
DETERMINING THAT THE PROJECT IS ELIGIBLE FOR A DENSITY BONUS OF 80
PERCENT AND FOUR CONCESSIONS, IN ACCORDANCE WITH STATE
GOVERNMENT CODE SECTION 65915 (STATE DENSITY BONUS LAW), AND (4)
MINISTERIALLY APPROVING A DEVELOPMENT REVIEW PERMIT TO
CONSTRUCT THE PROJECT, IN ACCORDANCE WITH STATE GOVERNMENT
CODE SECTION 65913.4. APPLICANT IS SCHACK & COMPANY, INC. AND
PROPERTY OWNER IS TRACY MINI STORAGE, APPLICATION NUMBER D22-
0003.

DISCUSSION

This staff report provides the basis for the Development Services Director to
ministerially approve a Development Review Permit to allow construction of a mixed-
use Affordable Housing project, known as The Junction, consisting of a four-story
building totaling approximately 62,015 square feet, including 45 residential apartment
units with 100% of the units to be Affordable to Low, Very Low, or Extremely Low
income households, a manager’s office and living unit, parking area, and
approximately 2,000 square feet of ground-floor commercial space, located at 601 N.
Central Avenue at the northwest corner of 6 Street and Central Avenue on a site of
approximately 20,464 square feet, Assessor’s Parcel Numbers 235-069-
09,10,11,12,13,15, and 16, Application Number D22-0027, hereinafter the “Project
(Attachment A: Project Plans). The approval of this Project is required by State Law, in
accordance with State Government Code Section 65913.4, as described below.

State Government Code Section 65913.4 (State Affordable Housing Law SB 35)
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The Project is eligible for streamlined ministerial approval, in accordance with State
Government Code Section 65913.4, based on the following findings:

1.

Prior to submitting an application for streamlined ministerial approval under
Government Code Section 65913.4, the applicant submitted a notice of
intent/preapplication to the City on May 16, 2022, which commenced the tribal
scoping consultation process in accordance with AB 168. The City sent
notification to all tribes on the tribal mailing list provided by the California Native
American Heritage Commission with an invitation to request tribal consultation
regarding the project on May 18, 2022. The City received no requests for tribal
consultation. The tribal consultation period ended on June 18, 2022.

The Project includes 45 residential apartment units, which satisfies the
requirement of being a multifamily housing development that contains two or
more residential units.

The Project and the site on which it is located satisfy all of the following:

a. The Project site consists of a legal parcel or parcels located in the City
of Tracy, which is designated by the United States Census Bureau as
an urbanized area.

b. Atleast 75 percent of the perimeter of the Project site adjoins parcels
that are developed with urban uses.

c. The Project site is zoned Central Business District (CBD), which allows
residential mixed-use development, and has a General Plan designation
of Downtown, which allows a mix of residential and nonresidential uses.
More than two-thirds of the square footage of the Project is designated
for residential use.

The Developer proposes to dedicate 100% of the 45 total residential apartment
units to below market rate housing affordable to households making below 80%
of the area median income (AMI). Prior to the issuance of a building permit, the
Developer shall record a land use restriction or covenant on the property at the
San Joaquin County Recorder’s Office providing that any affordable housing
units included in the project remain available at affordable housing rent for no
less than 55 years, in accordance with State Government Code Section
65913.4.

According to the determination summary published by the California
Department of Housing and Community Development, the City of Tracy has
met its 2013-2021 Regional Housing Need Allocation (“RHNA”) goals for the
“above market” income category; however, the City has not demonstrated
sufficient progress in meeting the RHNA new housing production goals for the
lower income categories. Therefore, the City of Tracy is subject to Government
Code Section 65913.4 and projects are required to provide 50 percent of the
total (base density) for lower-income households to qualify for streamlined,
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10.

ministerial approval, which the Project has done by proposing 100% of the
residential apartment units to be for lower income households.

The Project, excluding any additional density or any other concessions,
incentives, or waivers of development standards granted pursuant to the
Density Bonus Law in Section 65915, is consistent with all applicable objective
zoning standards, objective subdivision standards, and objective design review
standards. The City shall not impose automobile parking standards for a
development that is approved pursuant to State Government Code Section
65913.4 if the development is located within one-half mile of public transit,
which applies to this Project because the Project site is located approximately
200 feet from the Tracy Transit Station.

The Project is not located on a site that is any of the following:

a. Within a coastal zone

b. Prime farmland, farmland of statewide importance, or land zoned or
designated for agricultural protection or preservation by a local ballot
measure

Wetlands

Within a very high fire hazard severity zone

A hazardous waste site (Cortese list site)

Within a delineated earthquake fault zone

A special flood hazard area subject to inundation by the 1% annual
chance flood

A regulatory floodway

Lands identified for conservation in an adopted community conservation
plan, habitat conservation plan, or other adopted natural resource
protection plan

j- A habitat for protected species

k. Land under conservation easement

@~oQao0

The property has been vacant with no building structures for more than twenty
years. The Project would not require the demolition of any housing. The Project
site was not previously used for housing that was demolished within 10 years
before the Developer submitted an application for development. The Project
would not require the demolition of a historic structure that was placed on a
national, state, or local historic register. The property does not contain any
housing units.

The Project does not involve subdividing a parcel. The Project, which involves
a lot merger, is consistent with all objective subdivision standards in the local
subdivision ordinance and the Subdivision Map Act. The Project has received
or will receive financing or funding by means of a low-income housing tax credit
and is subject to the requirement that prevailing wages be paid.

The Project is not located on an existing parcel of land or site that is governed
under the Mobile Home Residency Law, the Recreational Vehicle Park
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Occupancy Law, the Mobile Home Parks Act, or the Special Occupancy Parks
Act.

California Environmental Quality Act (CEQA) and the CEQA Guidelines

CEQA Guidelines Section 15268 states that ministerial projects are exempt from the
requirements of CEQA. As described above, the Project is eligible for streamlined
ministerial approval, in accordance with State Government Code Section 65913.4.
Therefore, the Project is exempt from the requirements of CEQA, pursuant to CEQA
Guidelines Section 15268.

State Government Code Section 65915 (State Density Bonus Law)

The City’s Density Bonus Ordinance (Tracy Municipal Code, Title 10, Chapter 10.08,
Article 36.5) has been superseded by State Government Code Section 65915 (State
Density Bonus Law), due to the recent amendments of AB 2345 (2020) and AB 1763
(2019).

The Project is eligible for a density bonus of 80% and four concessions or incentives,
in accordance with State Government Code Section 65915, based on 100 percent of
all units in the Project, including total units and density bonus units, but excluding the
manager’s unit, to be for lower income households, as defined in Section 50079.5 of
the Health and Safety Code.

The maximum density allowed in the Central Business District (CBD) Zone requires at
least 700 square feet of net lot area per dwelling unit. For the Project site, which has a
total net lot area of 20,464 square feet, the maximum number of units allowed by the
CBD Zone is 29. A density bonus of 80 percent increases the maximum number of
units allowed on the Project site from 29 to 52. The Project includes 45 Affordable
apartment units and one manager’s unit, which is less than allowed by the 80 percent
density bonus. The applicant is also requesting the following two concessions, which
are allowed by State Government Code Section 65915:

1. Reduction of parking area drive-aisle width from 26-foot minimum to 24-foot
minimum

2. Reduction of standard parking space dimensions from 9’ x 20’ minimum to 9’ x
18 minimum for parking spaces located within a garage

RECOMMENDATION

Staff recommends that the Development Services Director take the following actions,
as stated in the recommended Development Services Director Determination
(Attachment B: Recommended Development Services Director Determination):

1. Determine that the Project is eligible for the streamlined ministerial approval
process for affordable housing developments, in accordance with State
Government Code Section 65913.4.
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Prepared by:

Approved by:

Determine that the Project is exempt from the California Environmental Quality
Act (CEQA) as a ministerial project, in accordance with CEQA Guidelines
Section 15268.

Determine that the Project is eligible for a density bonus of 80 percent and four
concessions or incentives, in accordance with State Government Code Section
65915, which is greater than requested for the Project.

Ministerially approve a Development Review Permit to construct the Project,
Application Number D22-0027, subject to conditions contained in Exhibit 1, in
accordance with State Government Code Section 65913.4.

Scott Claar, Senior Planner

Bill Dean, Assistant Development Services Director

ATTACHMENTS

A: Project Plans
B: Recommended Development Services Director Determination

Exhibit 1 — Conditions of Approval
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PROJECT SUMMARY

]
BUILDING DESIGN BASIS CALIFORNIA BUILDING CODE SUMMARY (CONT'D) PARKING REQUIREMENTS SITE ZONE SUMMARY
. 2019 CALIFORNIA BUILDING STANDARDS ADMINSITRATIVE CODE OCCUPANCY LOAD FACTOR: PER CBC SECTION 1004 PARKING REQUIREMENT PER AB-2345 ZONING: CENTRAL BUSINESS DISTRICT (CBD)
. 2019 CALIFORNIA BUILDING CODE, AS AMENDED 1 JULY, 2021 . ACCESSORY STORAGE, MECHANICAL 300 GROSS IF A DEVELOPMENT CONSISTS SOLELY OF RENTAL UNITS, EXCLUSIVE OF MANAGER'S UNIT OR UNITS, '
. 2019 CALIFORNIA FIRE CODE . ASSEMBLY WITHOUT FIXED SEATS (UNCONCENTRATED) 15 NET WITH AN AFFORDABLE HOUSING COST TO LOWER INCOME FAMILIES, AS PROVIDED IN SECTION 50052.5 OF GENERAL PLAN LAND USE: DOWNTOWN
. 2019 CALIFORNIA ELECTRICAL CODE . BUSINESS AREA 150 GROSS THE HEALTH AND SAFETY CODE, THEN, UPON THE REQUEST OF THE DEVELOPER, A CITY, COUNTY, OR '
. 2019 CALIFORNIA MECHANICAL CODE . READING ROOM 50 NET CITY AND COUNTY SHALL NOT IMPOSE VEHICULAR PARKING STANDARDS IF THE DEVELOPMENT MEETS
. 2019 CALIFORNIA PLUMBING CODE . PARKING GARAGE 200 GROSS THE FOLLOWING CRITERA: .
. 2019 CALIFORNIA ENERGY CODE . RESIDENTIAL 200 GROSS SETBACKS: NONE FOR CBD ZONE
. 2019 CALIFORNIA GREEN BUILDING CODE (A) THE DEVELOPMENT IS LOCATED WITHIN ONE-HALF MILE OF A MAJOR TRANSIT STOP AND THERE IS
. NFPA-13 2016 EDITION - FULLY SPRINKLERED EGRESS WIDTH: PER CBC 1005.3 UNOBSTRUCTED ACCESS TO THE MAJOR TRANSIT STOP FROM THE DEVELOPMENT. HEIGHT: NONE FOR CBD ZONE
. FAIR HOUSING ACT OF 1988 . STAIRS 0.3" PER OCCUPANT, MIN. 44" FOR OCC > 49 '
. 2019 STANDARDS FOR ACCESSIBLE DESIGN . CORRIDORS 0.2" PER OCCUPANT, MIN. 44" _
. CALIFORNIA GOVERNMENT CODE §§ 12955.1 & 12955.1.1 ) DOORS 02" PER OGGUPANT. MIN. 32" CLR. RELATIONSHIP HEIGHT LIMIT: EXISTING BUILDING REQUIRED
. CAL/OSHA - TITLE 8, CALIFORNIA CODE OF REGULATIONS . WITHIN DWELLING UNITS 0.2" PER OCCUPANT, MIN. 36" . PER TCMC 10.08.3470, AN IN-LIEU FEE MAY BE PAID IN-LIEU OF PROVIDING PARKING IN THE CBD ZONE. BUILD TO CORNER: REQUIRED
. TITLE 19, SECTION 3.09, CALIFORNIA CODE OF REGULATIONS “IN-LIEU FEE TO BE WAIVED BY GITY
. CALIFORNIA TAX CREDIT ALLOCATION COMMITTEE (CTAC) STANDARDS UNDER CALIFORNIA CODE PER CBC 1005.6 EGRESS CONVERGENCE, WHERE THE MEANS OF EGRESS FROM STORIES ABOVE AND
OF REGULATIONS, TITLE 4, DIVISION 17, SECTION 10325 (f) BASIC THRESHOLDS (7)(K) BELOW CONVERGE AT AN INTERMEDIATE LEVEL, THE CAPACITY OF THE MEANS OF EGRESS FROM THE
POINT OF CONVERGENCE SHALL BE NOT LESS THAN THE LARGEST MINIMUM WIDTH OR THE SUM OF THE
REQUIRED CAPACITIES FOR THE STAIRWAYS OR RAMPS SERVING THE TWO ADJACENT STORIES,
WHICHEVER IS LARGER. NO PARKING REQUIRED FOR RESIDENTIAL OR COMMERCIAL
CALIFORNIA BUILDING CODE SUMMARY ELEVATORS AS ACCESSIBLE MEANS OF EGRESS: PER CBC 1009 MIN. PARKING STALL SIZE:
PER CBC 1009.2.1 EXCEPTION 1, IN BUILDINGS EQUIPPED THROUGHOUT WITH AN AUTOMATIC SPRINKLER STANDARD : — §-0"WIDE X 20° DEEP MIN. REQUIRED PROVIDED PARKING SCHEDULE
SYSTEM INSTALLED IN ACCORDANCE WITH 903.3.1.1 OR 903.3.1.2, THE ELEVATOR SHALL NOT BE REQUIRED " 50" WIDE X 18' DEEP MIN. PROPOSED (SEE
OCCUPANCY: PER CBC SECTION 302.1 ON FLOORS PROVIDED WITH A HORIZONTAL EXIT AND LOCATED AT OR ABOVE THE LEVELS OF EXIT CON CESSIONS) : ( Description Count
* RESIDENTIAL: R-2 DISCHARGE. COMPACT : 8'-0" WIDE X 16' DEEP MIN Accessible Standard - 9'-0" x 20"-0" 1
. COMMERCIAL: B ELEVATOR THAT IS NOT DESIGNATED AS AN ACCESSIBLE MEANS OF EGRESS SHALL NOT BE REQUIRED TO : : Compact Parking 16’ 8 1
: COMUNITY SPACE A3 (ACCESSORY USE TO R2) PROVIDE STANDBY POWER IN ACCORDANCE WITH SECTION 3003. ACCESSIBLE PARKING STALL: 9'-0" WIDE X 18' DEEP MIN. Standard Parking 19
MAX. EXIT ACCESS TRAVEL DISTANCE FOR SPRINKLERED BUILDING: PER CBC TABLE 1017.2 _ 24 DENSITY & UNIT MIX
. A OCCUPANCY 250 DRIVEWAY SIZE: o
CONSTRUCTION TYPE: PER CBC SECTION 602.1 B OCCUPANCY 300' 1-WAY DRIVEWAY WIDTH: 12-0" MIN.
. RESIDENTIAL: TYPE 1-A & V-A . R OCCUPANCY 250" 2-WAY DRIVEWAY WIDTH: 24’-0" MIN. REQUIREMENTS:
. COMMERCIAL: TYPE I-A . S-2 OCCUPANCY 400'
. COMUNITY SPACE TYPE V-A DRNE'A}'?",&, SIZF:EE: QUIRED PER TCMC 10.08.2406:
. PARKING GARAGE: TYPE I-A MAX. DEAD-END LENGTH @ CORRIDORS: PER CBC 1020.4 ' : 700 SF MIN. 2,500 SF NET LOT MAX. AREA FOR EACH DWELLING UNIT
. A OCCUPANCIES e 20" 24' MIN. PROPOSED (SEE CONCESSIONS) 20,464 SF SITE AREA / 700 SF =29.23 OR 29 UNIT ALLOWED
. B, R-2, S OCCUPANCIES SPRINKLERED PER NFPA-13 50" RESIDENTIAL ACCESSIBLE PARKING

ROOF CLASSIFICATION:

CLASS A MINIMUM

BUILDING HEIGHT & NUMBER OF STORIES: PER CBC SECTION 504

. BUILDING HEIGHT PER TABLE 504.3
1. TYPE IA CONSTRUCTION TYPE:
A. OCCUPANCY B (S)
B. OCCUPANCY R-2 (S)
C. OCCUPANCY S (S)
2, TYPE VA CONSTRUCTION TYPE:
A. OCCUPANCY R-2 (S)
. BUILDING STORIES PER TABLE 504.4
1. TYPE IA CONSTRUCTION TYPE:
A. OCCUPANCY B (S)
B. OCCUPANCY R-2 (S)
C. OCCUPANCY S (S)
2, TYPE VA CONSTRUCTION TYPE:
A. OCCUPANCY R-2 (S)
BUILDING AREA: PER CBC TABLE 506.2
. TYPE IA:
1. OCCUPANCY B (S):
2, OCCUPANCY R-2 (S):
3. OCCUPANCY S (S):
. TYPE llIA:
1. OCCUPANCY R-2 (S):

HORIZONTAL BUILDING SEPARATION: PER CBC 510.2

BASED ON THE SPECIAL PROVISION REQUIREMENTS PER CBC SECTION 510.2, BUILDINGS SHALL BE PER CBC 1.9.1.3 APPLICATION - PUBLIC HOUSING
ABOVE. PER GOVERNMENT CODE SECTION 12955.1(c)
NOTWITHSTANDING SECTION 12935, REGULATIONS ADOPTING BUILDING STANDARDS NECESSARY TO
FIRE RESISTIVE FEATURES SUMMARY: PER CBC SECTION 601 (TABLE 601 & 602), SECTION 707 AND 708 IMPLEMENT, INTERPRET, OR MAKE SPECIFIC PROVISIONS OF THIS SECTION SHALL BE DEVELOPED BY THE
DIVISION OF STATE ARCHITECT FOR PUBLIC HOUSING AND BY THE DEPARTMENT OF HOUSING AND
BUILDING ELEMENTS PER TABLE 601 COMMUNITY DEVELOPMENT FOR ALL OTHER RESIDENTIAL OCCUPANCIES, AND SHALL BE ADOPTED
. TYPE IA PURSUANT TO CHAPTER 4 (COMMENCING WITH SECTION 18935) OF PART 2.5 OF THE HEALTH AND SAFETY
1. PRIMARY STRUCTURAL FRAME 3HR CODE.
2. BEARING WALL
g- EﬂﬁTEERFf'C())F? g :E SUMMARY: PUBLIC HOUSING PROJECTS ARE REGULATED BY CHAPTER 11B OF THE CBC, NOT CHAPTER 11A.
3, NON BEARING WALLS AND PARTITION
A. EXTERIOR PER TABLE 602
B. INTERIOR 0 HOUR
4. FLOOR CONSTRUCTION AND ASSOCIATED 2 HR
SECONDARY MEMBERS
5, ROOF CONSTRUCTION AND ASSOCIATED 11/2 HR
SECONDARY MEMBERS
. TYPE VA
1. PRIMARY STRUCTURAL FRAME 1 HR
2. BEARING WALL
A. EXTERIOR 1 HR
B. INTERIOR 1HR
3. NON BEARING WALLS AND PARTITION
A. EXTERIOR PER TABLE 602
B. INTERIOR 0 HOUR
4. FLOOR CONSTRUCTION AND ASSOCIATED 1 HR
SECONDARY MEMBERS
5, ROOF CONSTRUCTION AND ASSOCIATED 1HR
SECONDARY MEMBERS
EXTERIOR WALLS BASED ON FIRE SEPARATION DISTANCE PER TABLE 602
. TYPE IA OCCUPANCY B, S-2
1. X<5 1HR
2. 5<=X< 10 1 HR
3, 10 <= X < 30 1 HR
4. X >= 30 0 HR
. TYPE VA OCCUPANCY R-2
1. X<5 1 HR
2. 5<=X<10 1HR
3, 10 <= X < 30 1 HR
4. x >= 30 0 HR

PER CBC 602.3, USE OF FIRE RETARDENT TREATED WOOD FRAMING COMPLYING WITH SECTION 2303.2 SHALL
BE PERMITTED WITHIN EXTERIOR WALL ASSEMBLIES OF A 2-HOUR RATING OR LESS, INTERIOR FRAMING

UNLIMITED
UNLIMITED
UNLIMITED

60 FEET (WITH AREA INCREASE)
UNLIMITED

UNLIMITED
UNLIMITED

4 STORIES (WITH AREA INCREASE)

BASIC ALLOWABLE: UNLIMITED
BASIC ALLOWABLE: UNLIMITED
BASIC ALLWABLE: UNLIMITED

BASIC ALLOWABLE: 36,000 SF X 2

HORIZONTAL EXITS: PER CBC 1026

PER CBC 1026.1, WHERE TWO OR MORE EXITS ARE REQUIRED, NOT MORE THAN ONE-HALF OF THE TOTAL
NUMBER OF EXITS OR TOTAL EXIT MINIMUM WIDTH OR REQUIRED CAPACITY SHALL BE HORIZONTAL EXITS.
PER 1026.2, SEPARATION BETWEEN BUILDINGS OR REFUGE AREAS CONNECTED BY A HORIZONTAL EXIT
SHALL BE PROVIDED BY A FIRE WALL COMPLYING WITH SECTION 706; OR BY A FIRE BARRIER COMPLYING
WITH 707 OR A HORIZONTAL ASSEMBLY COMPLYING WITH SECTION 711, OR BOTH. THE MIN. FIRE
RESISTANCE RATING OF THE SEPARATION SHALL BE 2 HOURS.

REFUGE AREA FOR HORIZONTAL EXITS: PER CBC 1026.4

THE REFUGE AREA OF A HORIZONTAL EXIT SHALL BE A SPACE OCCUPIED BY THE SAME TENANT OR A
PUBLIC AREA AND EACH SUCH REFUGE AREA SHALL BE ADEQUATE TO ACCOMMODATE THE ORIGINAL
OCCUPANT LOAD OF THE REFUGE AREA PLUS THE OCCUPANT LOAD ANTICIPATED FROM THE ADJOINING
COMPARTMENT.

THE CAPACITY OF THE REFUGE AREA SHALL BE COMPUTED BASED ON A NET FLOOR AREA ALLOWANCE OF
3 SF FOR EACH OCCUPANT.

APPLICABILITY OF ACCESSIBLE CODES FOR PUBLIC HOUSING:
PUBLIC HOUSING, AS DEFINED IN CBC CHAPTER 2: HOUSING FACILITIES CONSTRUCTED OR ALTERED BY,
FOR, OR ON BEHALF OF A PUBLIC ENTITY, OR CONSTRUCTED OR ALTERED AS PART OF A PUBLIC ENTITY'S
PROGRAM TO PROVIDE HOUSING PURSUANT TO UNITED STATES CODE OF FEDERAL REGULATIONS, 28 CFR
PART 35, SECTION 35.102(a), INCLUDING BUT NOT LIMITED TO THE FOLLOWING:

2. BUILDINGS OR COMPLEXES WITH THREE OR MORE RESIDENTIAL DWELLING UNITS
A PUBLIC ENTITY'S PROGRAM TO PROVIDE HOUSING MAY INCLUDE BUT IS NOT LIMITED TO: THE ALLOCATION

= 72,000 SF MAX (W/O AREA FRONTAGE INCREASE) OF LOCAL, STATE, OR FEDERAL FINANCIAL ASSISTANCE, COMMUNITY DEVELOPMENT BLOCK GRANTS, LOW

PER CBC 506.4.1

SHALL BE WOOD OR ANY OTHER MATERIALS PERMITTED BY THIS CODE

FIRE BARRIER RATINGS PER CBC 707

. SHAFT ENCLOSURES CONNECTING 4 STORIES OR MORE 2HR

HORIZONTAL EXIT / FIRE WALL
LAUNDRY ROOMS OVER 100 SF
OCCUPANCY SEPARATIONS (PER TABLE 508.4

1. A/ R-2 OCCUPANCY (SPRINKLERED) 1HR
2. R-2 /B OCCUPANCY (SPRINKLERED) 1HR
3. S-2 /B OCCUPANCY (SPRINKLERED) 1HR
4. R-2/S-2 OCCUPANCY (SPRINKLERED) 1HR
. TRASH TERMINATION ROOM: 2HR
FIRE PARTITIONS PER CBC 708
. DEMISING WALLS BETWEEN DWELLING UNITS 1HR
. CORRIDOR WALLS 1HR
OPENING PROTECTION PER CBC TABLE 705.8 AND 716.5
. EXTERIOR (NFPA 13 SPRINKLERS, UNPROTECTED OPENINGS) PER FIRE SEPARATION DISTANCE
1. 0<=X<3 NOT PERMITTED
2. 3<=X<5 15% PER FLOOR
3. 5<=X<10 25% PER FLOOR
4. 10 <=X<15 45% PER FLOOR
5. 15<=X<20 75% PER FLOOR
6. X>=20 UL PER FLOOR
. INTERIOR - RATED OPENING PROTECTION REQUIRED AT FIRE-RESISTIVE ELEMENTS. OPENING
PROTECTION SHALL BE SELF-CLOSING OR AUTO-CLOSING UPON SMOKE OR FIRE ALARM ACTIVATION
1. 1 HR CORRIDOR 20 MIN.
2. 1 HR FIRE BARRIER 45 MIN.
3. 2 HR FIRE BARRIER 90 MIN.
4. 2 HR FIRE WALL 90 MIN.
5. 2 HR STAIR ENCLOSURE 90 MIN.

STANDPIPE SYSTEMS: PER CBC 905

PER CBC 905.3.1 EXCEPTION 1, CLASS | STANDPIPES ARE ALLOWED IN BUILDINGS EQUIPPED THROUGH WITH
AN AUTOMATIC SPRINKLER SYSTEM IN ACCORDANCE WITH SECTION 903.3.1.1 OR 903.3.1.2

INTERIOR STAIRWAY CONNECTING 4 STORIES OR MORE 2HR

2HR

1 HR OR AUTOMATIC SPRINKLER SYSTEM

)

LOCATION OF CLASS | STANDPIPE HOSE CONNECTIONS PER CBC 905.4

. IN EVERY REQUIRED INTERIOR EXIT STAIRWAY, A HOSE CONNECTION SHALL BE PROVIDED FOR EACH
STORY ABOVE AND BELOW GRADE PLANE. HOSE CONNECTIONS SHALL BE LOCATED AT THE MAIN

FLOOR LANDING

. ON EACH SIDE OF THE WALL ADJACENT TO THE EXIT OPENING OF A HORIZONTAL EXIT, EXCEPT
WHERE FLOOR AREAS ADJACENT TO A HORIZONTAL EXIT ARE REACHABLE FROM AN INTERIOR EXIT
STAIRWAY HOSE CONNECTION BY A 30 FOOT HOSE STREAM FROM A NOZZLE ATTACHED TO 100 FEET
OF HOSE AS MEASURED ALONG THE PATH OF TRAVEL, A HOSE CONNECTION SHALL NOT BE

REQUIRED AT THE HORIZONTAL EXIT

. WHERE THE ROOF HAS A SLOPE LESS THAN 4:12, A HOSE CONNECTION SHALL BE LOCATED TO SERVE
THE ROOF OR AT THE HIGHEST LANDING OF AN INTERIOR EXIT STAIRWAY WITH ACCESS TO THE
ROOF

. WHERE THE MOST REMOTE PORTION OF A FLOOR OR STORY IS MORE THAN 150 FEET FROM A HOSE

CONNECTION, THE FIRE CODE OFFICIAL IS AUTHORIZED TO REQUIRE THAT ADDITIONAL HOSE

CONNECTIONS BE PROVIDED IN APPROVED LOCATIONS.

INCOME HOUSING TAX CREDITS, THE CALIFORNIA MULTIFAMILY HOUSING PROGRAM, LOAN AGREEMENTS
AND HOUSING BONDS.

PER CBC 11B-208.2.3.1:

WHERE FEWER THAN ONE PARKING SPACE IS PROVIDED FOR EACH RESIDENTIAL DWELLING UNIT,
PARKING SPACES COMPLYING WITH SECTION 11B-502 SHALL BE PROVIDED IN ACCORDANCE WITH TABLE

11B-208.2

PER CBC TABLE 11B-208.2:

1-25 STALLS PROVIDED = 1 ACCESSIBLE STALLS MIN. REQUIRED (INCLUDING 1 VAN ACCESSIBLE)

PER AB-2345:

PROPOSED DENSITY:
46 UNITS PROPOSED (INCLUDING 1 MANAGER'S UNIT)

UNIT MIX

BIKE PARKING REQUIREMENTS

#of | Average
Name Count | Beds | Unit Area Unit Mix

BIKE PARKING REQUIREMENT:
PER TCMC 10.08.3510:
RESIDENTIAL:
2 REQUIRED BIKE STALLS FOR 20-40 AUTO STALLS

BIKE PARKING RESTRICTIONS: (PER TCMC 10.08.3510)

. SHALL BE LOCATED WITHIN 100" OF PUBLIC ENTRANCE TO EACH BUILDING OR USE. SHALL

PROVIDE PROTECTION FROM VEHICLE DAMAGE

2 BIKE STALLS TO BE PROVIDED IN RESIDENTIAL PARKING GARAGE

UNIT 1BD |12 1 598 SF 26%

UNIT 2BD |18 2 766 SF 39%

UNIT 3BD |16 3 1,043 SF |35%
46 2,406 SF

*100% OF UNITS TO BE VERY-LOW OR LOW INCOME AFFORDABLE
UNITS

UNIT MIX PER TCAC FAMILY PROJECT STANDARDS:
25% MIN. 3 BEDROOM OR LARGER, PLUS

25% MIN. 2 BEDROOM OR LARGER

REQUIRED

OPEN SPACE REQUIREMENTS

MANAGER'S UNIT PER TCAC:

16 OR MORE, UP TO 160 AFFORDABLE AND MARKET RATE UNITS
MUST HAVE 1 ON-SITE MANAGER'S UNIT

1 MANAGER'S UNIT PROVIDED

PUBLIC OPEN SPACE REQUIREMENT:

. RETAIL: N/A

RESIDENTIAL: N/A
PRIVATE OPEN SPACE REQUIREMENT:
. RETAIL: N/A
. RESIDENTIAL: N/A

PRIVATE OPEN SPACE CALC
Level Name Area
Level 1 PRIVATE OPEN SPACE 50 SF
Level 2 PRIVATE OPEN SPACE 830 SF
Level 3 PRIVATE OPEN SPACE 827 SF
Level 4 PRIVATE OPEN SPACE 827 SF
2,534 SF

2,534 SF /46 UNITS = 55 SF / DU AVERAGE PRIVATE OPEN SPACE PROVIDED

UNIT SIZE MIN. PER TCAC:

1 BEDROOM 450 SF. MIN.
2 BEDROOM 700 SF. MIN.
3 BEDROOM 900 SF. MIN.

MOBILITY UNIT REQUIREMENT PER TCAC:

15% MIN. MOBLITY UNITS * 46 UNITS = 6.9 or 8 UNITS MIN.

10% MIN. COMMUNICATIONS UNITS * 46 UNITS = 4.6 OR 5 UNITS MIN.
ALL OTHER UNITS TO BE ADAPTABLE UNITS

OTHER REQUIREMENTS (PER TCAC):

LAUNDRY ROOM:
NO FEWER THAN ONE WASHER/DRYER PER 10 UNITS
5 WASHER/DRYERS MIN. REQUIRED
6 WASHER/DRYERS PROVIDED

COMMON AREA:

886 SF RESIDENTIAL AMENITY + 667 SF LEASING
= 1,553 SF COMMON AREA AMENITY PROVIDED
PLAY/RECREATIONAL FACILITY:

CONSTRUCTION SQUARE FOOTAGE

CONSTRUCTION SQ. FT. (By Level)

LEVEL | SQUARE FOOTAGE
LEVEL 1 17,949 SF
LEVEL 2 14,689 SF
LEVEL 3 14,689 SF
LEVEL 4 14,689 SF
62,015 SF

NO MAXIMUM CONTROL ON DENSITY FOR HOUSING DEVELOPMENT WITHIN ONE-HALF MILE OF A MAJOR
TRANSIT STOP SHALL BE IMPOSED BY CITY, COUNTY, OR CITY AND COUNTY

TYPE | COMMON AREA SUMMARY

THE PROJECT WILL BE AN AFFORDABLE MULTI-FAMILY APARTMENT OVER ON-GRADE PARKING
STRUCTURE / COMMERCIAL. THE RESIDENTIAL PORTION WILL CONSIST OF 46 100% AFFORDABLE
HOUSING UNITS, PUBLICLY FUNDED, INCLUDING ONE ON-SITE MANAGER'S UNIT. ALSO PROVIDED WILL BE
A PODIUM-LEVEL COURTYARD SPACE, AND AMENITY SPACES. THE PROJECT WILL ALSO PROVIDE
LAUNDRY ROOMS AND STUDY ROOMS AS AMENITIES. THE GROUND LEVEL WILL CONSIST OF A PARKING
STRUCTURE FOR 24 RESIDENT PARKING STALLS.

RECEIVED)
PROJECT DATA August 29, 2022
PROJECT ADDRESS: 601 N. CENTRAL AVE Dcvg(l)tgn?fnrrsacc?viccs

TRACY, CA 95376

APN: 235-069-09, 235-069-10, 235-069-11, 235-069-12, 235-069-13,
235-069-15, 235-069-16

LEGAL DESCRIPTION:

THE LAND REFERRED TO HEREIN IS SITUATED IN THE CITY OF TRACY, COUNTY OF SAN JOAQUIN, STATE
OF CALIFORNIA, AND IS DESCRBIED AS FOLLOWS:

PARCEL ONE:

LOTS 8, 9 AND 10 IN BLOCK 4 OF THE CITY OF TRACY PER MAP THEREOF FILED FOR RECORD JUNE 29, 1892
IN BOOK OF MAPS AND PLATS, BOOK 2, PAGE 63, SAN JOAQUIN COUNTY RECORDS, TOGETHER WITH ALL
THAT PORTION OF THE SOUTH 1/2 OF THE ABANDONED ALLEY IN SAID BLOCK 4 LYING ADJACENT TO THE
NORTH LINE OF SAID LOTS 8, 9 AND 10, SAID ALLEY BEING ABANDONED BY RESOLUTION OF THE CITY
COUNCIL OF THE CITY OF TRACY RECORDED DECEMBER 14, 1942 IN BOOK OF OFFICIAL RECORDS, BOOK
787 PAGE 317, SAN JOAQUIN COUNTY RECORDS.

PARCEL TWO:

LOTS 11 AND 12, BLOCK 4, TOWN OF TRACY, ACCORDING TO THE OFFICIAL MAP OR PLAT THEREOF FILED
FOR RECORD JUNE 29, 1892 IN BOOK 2 OF MAPS AND PLATS, PAGE 63, SAN JOAQUIN COUNTY RECORDS;
ALSO ONE-HALF OF ABANDONED ALLEY LYING NORTH OF AND ADJACENT TO LOTS 11 AND 12, IN SAID
BLOCK 4.

PARCEL THREE;

LOTS 13, 14, 15 AND 16, IN BLOCK 4, AS SHOWN UPON MAP ENTITLED, CITY OF TRACY, FILED FOR RECORD
JUNE 29, 1892 IN VOL. 2 OF MAPS AND PLATS, PAGE 63, SAN JOAQUIN COUNTY RECORDS.

ALSO ALL THE SOUTH ONE-HALF (S 1/2) OF THE ABANDONED ALLEY, LYING NORTH AND ADJACENT TO THE
NORTH LINE OF SAID LOTS 13 AND 14, AND ALL THE NORTH ONE-HALF (N 1/2) OF ABANDONED ALLEY LYING
SOUTH OF AND ADJACENT TO THE SOUTH LINE OF SAID LOTS 15 AND 16.

EXCEPTING THEREFROM THE NORTH 54.67 FEET OF LOTS 15 AND 16.

Name Area
BIKE STORAGE 216 SF
CLUBROOM 603 SF
COMMERCIAL A 1,139 SF
COMMERCIAL B 1,120 SF
COMPUTER RM 283 SF
CORRIDOR 434 SF
ELECT 277 SF
GARAGE 10,270 SF
JANITOR 65 SF
LEASING 667 SF
LOBBY 294 SF
MECH 279 SF
PACKAGE ROOM 81 SF
STAIR 589 SF
STORAGE 113 SF
TRASH 248 SF

16,678 SF

TYPE 1l COMMON AREA SUMMARY

Name Area
CORRIDOR 4,530 SF
ELECT 157 SF
ELEV 448 SF
LAUNDRY 688 SF
STAIR 1,228 SF
TRASH 313 SF

7,365 SF

31-60 UNITS SHALL PROVIDE 1,000 SF MIN. COMMON AREA AMENITIES

600 SF MIN. PLAY/RECREATIONAL AREA REQUIRED FOR CHILDREN AGES 2-12.
600 SF MIN. PLAY AREA TO BE INCORPORATED INTO PODIUM COURTYARD SPACE.

SITE AREA: 20,464 SF (PER SURVEY RECORD)
OCCUPANCY: B - COMMERCIAL (GROUND LEVEL)

R-2 + ACCESSORY USES (RESIDENTIAL)
CONSTRUCTION: TYPE I-A COMMERCIAL / PARKING, RESIDENTIAL

TYPE V-A RESIDENTIAL
SPRINKLERED: YES, PER NFPA-13
DEVELOPER ARCHITECT
CRP AFFORDABLE HOUSING STUDIO T-SQ 2, INC.
AND COMMUNITY DEVELOPMENT 115 PINE AVE, SUITE 425
4455 MORENA BLVD. SUITE 107 LONG BEACH, CA 90802
SAN DIEGO, CA 92117 CONTACT: CHRIS BYSTEDT
CONTACT: GARRETT BASCOM CBYSTEDT@STUDIOT-SQ.COM
GBASCOM@CRPAFFORDABLE.COM
SURVEYOR/CIVIL DRY UTILITIES
CIVIL ENGINEERING ASSOCIATES TARRAR UTILITY CONSULTANTS
2055 GATEWAY PLACE #550 813 FIRST STREET
SAN JOSE, CA 95110 BRENTWOOD, CA 94513
CONTACT: SHANE ADRIAN CONTACT: HAIDER KAMMOONAH
SADRIAN@CEAINC.NET HKAMMOONAH@TARRAR.COM
STRUCTURAL LANDSCAPE
TBD GILLESPIE MOODY PATTERSON, INC. (GMP)

3176 LIONSHEAD AVENUE, SUITE 102
CARLSBAD, CA 92010

CONTACT: CLAY CRUM
CLAY@GMPLANDARCH.COM

MEP FIRE PROTECTION
TBD TBD
AFFORDABLE HOUSING REGULATIONS USED:
. AB-2345 AMENDMENT TO SECTIONS 65400 AND 65915 OF GOVERNMENT CODE, RELATING TO
HOUSING
. TCMC ARTICLE 36.5 DENSITY BONUS, UTILIZING GOVERNMENT CODE SECTIONS 65915 THROUGH
65917.5 (SEE AB-2345 THAT AMENDS GOVERNMENT CODE 65915)
. SB 35 AFFORDABLE HOUSING STREAMLINED APPROVAL PROCESS
. TCAC 2022 APPLICATION REQUIREMENTS

SEE EACH RELEVANT SEGMENT IN THIS SHEET FOR APPLICABLE BONUSES, LAWS, AND INCENTIVES TO BE
USED FOR EACH PERTINANT SECTION.

AFFORDABLE HOUSING INCENTIVES: (PER AB-2345)

FOUR INCENTIVES OR CONCESSIONS FOR AFFORDABLE HOUSING PROJECTS WITH 100% UNITS PROVIDED
FOR LOWER INCOME HOUSEHOLDS (EXCLUSIVE OF MANAGER'S UNIT OR UNITS)

SUMMARY OF CONCESSIONS/WAIVERS

VICINITY MAP

EVN/ INEHENERD) N

N MacA

P
allf ’L}? e

SUMMARY OF CONCESSIONS REQUESTED:

1. REDUCTION OF PARKING DRIVE AISLE FROM 26' MIN. TO 24' MIN.

2. 9'-0" X 18'-0" INSTEAD OF 9'-0" X 20'-0" FOR STANDARD PARKING SIZE
3. RESERVED

4. RESERVED

SUMMARY OF WAIVERS REQUESTED:
1. RESERVED
2. RESERVED
3. RESERVED
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FLOOR AREA TABULATION FLOOR AREA TABULATION
Name Area Name Area
Level 1 UNIT 1BD 2,391 SF
BIKE STORAGE 216 SF UNIT 2BD 4,594 SF
CLUBROOM 603 SF UNIT 3BD 5,203 SF
COMMERCIAL A 1,139 SF 14,643 SF
COMMERCIAL B 1,120 SF Level 3
COMPUTER RM 283 SF CORRIDOR 1,510 SF
CORRIDOR 434 SF ELECT 52 SF
—— — e ELECT 277 SF ELEV 149 SF
GARAGE 10,270 SF LAUNDRY 229 SF
JANITOR 65 SF STAIR 409 SF
LEASING 667 SF TRASH 104 SF
[ LOBBY 294 SF UNIT 1BD 2,391 SF
r MECH 279 SF UNIT 2BD 4,594 SF
PACKAGE ROOM |81 SF UNIT 3BD 5,203 SF
STAIR 589 SF 14,643 SF T SQUARE 2
STORAGE 113 SF Level 4 .
UNIT 3BD r UNIT 3BD ™ TRASH 248 SF CORRIDOR 1,510 SF Architecture
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PUBLIC OPEN SPACE REQUIREMENT:
RETAIL: N/A
RESIDENTIAL: N/A
PRIVATE OPEN SPACE REQUIREMENT:
RETAIL: N/A
RESIDENTIAL: N/A
PRIVATE OPEN SPACE CALC
Level Name Area
Level 1 PRIVATE OPEN SPACE 50 SF
Level 2 PRIVATE OPEN SPACE 830 SF
Level 3 PRIVATE OPEN SPACE 827 SF
—_— e —— — _— e —— e — Level 4 PRIVATE OPEN SPACE 827 SF
PRIVATE OPEN l | PRIVATE OPEN l | 2,534 SF S ‘ l | D | O
S7F;ASCFE I I % ' I 2,534 SF / 46 UNITS = 55 SF / DU AVERAGE PRIVATE OPEN SPACE PROVIDED
| | 728F | T SQUARE 2
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LOT 15
235-069-090-000

E

L@AD\SOF REIZNER
\

|

235-069-090-000

.

ARC

PAR

q
Tl

Ap
APN \

DEMOLITION NOTES

1. ALL DEMOLITION OF THE SITE INCLUDING UNDERGROUND FACILITIES SHALL CONFORM TO ALL GEOTECHNICAL
O | | RECOMMENDATIONS.

|
I
I
|
—

|

| = 2. ALL ONSITE EXISTING CONCRETE WALKWAYS, A.C., DRIVEWAYS, SHEDS, STRUCTURES, FENCING, EQUIPMENT AND
i l DEBRIS WITHIN THE DEVELOPED AREA TO BE REMOVED UNLESS OTHERWISE NOTED. IT SHALL BE THE
© / ' : ' CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING ITEMS TO BE REMOVED PRIOR TO FURNISHING

| , PROPOSAL FOR DEMOLITION.

IT SHALL BE THE DEVELOPER'S RESPONSIBILITY TO OBTAIN ALL NECESSARY PERMITS FOR DEMOLITION.

m]

2
IL
i

APN 235-099-100-000

\
\

PARCEL ONE
LOT 8

_ 4. ALL EXISTING ONSITE UTILITIES WITHIN THE DEVELOPED AREA INCLUDING WATERLINES, STORM DRAIN, SANITARY
] SEWER, ELECTRIC, GAS AND COMMUNICATION UTILITIES TO BE REMOVED FROM SITE AND CAPPED AT DEMOLITION
' BOUNDARY IN CONFORMANCE WITH THE RESPECTIVE UTILITY PURVEYOR REQUIREMENTS UNLESS SPECIFICALLY

! ¥ ( STATED OTHERWISE. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO COORDINATE WITH THE RESPECTIVE

| UTILITY PURVEYORS AND ARRANGE FOR THE TERMINATION OF ALL REQUIRED UTILITIES THAT SERVICE THE SITE.

LOT 6 LOT 7

LOT 10
APN 235-069-150-000
LOT 11
APN 235-069-130-000
LOT 12
APN 235-069-120-000
LOT 14

601 N. CENTRAL AVENUE, TRACY, CA 95376

PARCEL ONE

PARCEL TWO

THE JUNCTION

CRP AFFORDABLE HOUSING AND
COMMUNITY DEVELOPMENT

4455 MORENA BLVD., SUITE 107
SAN DIEGO, CA 92117

PARCEL TWO
PARCEL THREE

O I d. CONTRACTOR IS REQUIRED TO CONTACT THE BAY AREA AIR QUALITY MANAGEMENT DISTRICT (BAAQMD) @
I 415-749-4762 AND OBTAIN AN APPROVED JOB ("J”) NUMBER PRIOR TO STARTING ANY DEMOLITION WORK.

APN 235-069-150-000

L
T 1
APN 235-069-110-000

6. IT SHALL BE THE CONTRACTOR’S RESPONSIBILITY TO MAINTAIN DUST CONTROL AND CLEANUP AS REQUIRED BY

THE CITY. REVISIONS

l
|
|
‘\ 7. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO OBTAIN THE LEAD SURVEY AND ASBESTOS SURVEY FROM DESCRIPTION  DATE

THE DEVELOPER AND COMPLETE ALL NECESSARY RECOMMENDATIONS PER SAID REPORTS.

8. CONTRACTOR TO VERIFY TREES TO BE REMOVED OR RELOCATED WITH APPROVED TREE SURVEY. ALL TREES
OUTSIDE THE DEVELOPED AREA TO REMAIN UNLESS NOTED OTHERWISE.

I!
:
«

On 9. CONTRACTOR SHALL CONTACT USA, AT 800-642-2444, PRIOR TO ANY DEMOLITION.

25
;

|

|

:
Il

10.  CONTRACTOR TO PROTECT IN PLACE ALL EXISTING IMPROVEMENTS WITHIN THE PUBLIC RIGHT OF WAY, UNLESS
OTHERWISE NOTED.

11. REFER TO PROJECT STORMWATER POLLUTION PLAN FOR ALL PROPOSED SITE BMPS.

12. CONTRACTOR TO INSTALL PERIMETER FENCING AROUND ENTIRE SITE PRIOR TO BEGINNING DEMOLITION.

D g g g g e D e e B

SS

13. CONTRACTOR TO DEMOLISH ALL ONSITE CONCRETE AND ASPHALT IMPROVEMENTS INCLUDING CURB, GUTTER,
WALKS, PARKING AREAS, WALLS AND PATIOS. ALL WALL FOOTINGS TO BE COMPLETELY REMOVED BELOW GRADE
OR PER GEOTECHNICAL REPORT.
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NOTES

OWNER &
DEVELOPER:

CRP AFFORDABLE HOUSING
AND COMMUNITY DEVELOPMENT

PROPERTY ADDRESS:

601 N. CENTRAL AVENUE
TRACY, CA 95376

ENGINEER:

10.

1.
12,
13.
14,
15.
16.

17.

CIVIL ENGINEERING ASSOCIATES, INC.
2055 GATEWAY PLACE, SUITE 550
SAN JOSE, CALIFORNIA 95110

P: (408) 453-1066
EXISTING ZONING: CENTRAL BUSINESS DISTRICT
EXISTING & PROPOSED GENERAL PLAN DESIGNATION: DOWNTOWN
PROPOSED USE: AFFORDABLE APARTMENT BUILDING
PROPOSED IMPROVEMENTS:
DEMO EXISTING SITE IMPROVEMENTS AND CONSTRUCT NEW APARTMENT BUILDING
AND SUPPORTING INFRASTRUCTURE.
BASIS OF BEARINGS: THE BEARING NORTH 02°00'10” WEST AS FOUND
MONUMENTED ON CENTRAL AVENUE, AS SHOWN ON THAT CERTAIN PARCEL MAP
FILED FOR RECORDED IN BOOK 14 OF MAPS AT PAGE 154, SAN JOAQUIN

COUNTY RECORDS, WAS TAKEN AS THE BASIS FOR ALL BEARINGS SHOWN ON
THIS SURVEY.

BENCHMARK: RECORD OF SURVEY BOOK 36 OF MAPS AT PAGE 118. 2" CITY OF
TRACY HORIZONTAL CONTROL AND BENCHMARK DISK STAMPED "2031". LOCATED
AT THE SOUTHEAST CURB RETURN OF ELEVENTH STREET AND CENTRAL AVENUE.
NAVD88 ELEVATION: 51.00

THE SUBJECT PROPERTY IS SHOWN ON THE FEDERAL EMERGENCY MANAGEMENT
AGENCY FLOOD INSURANCE RATE MAP, COMMUNITY PANEL NUMBER
06001C0464G, DATED AUGUST 3, 2009. "X”

ZONE X: AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE

FLOODPLAIN.

ASSESSOR'S PARCEL NO.: 235-069-090-000, 100-000, 110-000, 120-000,
130-000, 140-000, 150-000, 160-000.

NO KNOWN WELLS ON SITE

EXISTING TREES OF 6" DIAMETER OR LARGER IDENTIFIED ON EXISTING CONDITIONS
PLAN.

ONSITE STORM SEWER WILL BE PRIVATELY OWNED AND MAINTAINED BY OWNER.
OFFSITE STORM SEWER TO BE MAINTAINED BY CITY OF FREMONT (AND ALAMEDA
COUNTY FLOOD CONTROL AND WATER CONSERVATION DISTRICT FURTHER
DOWNSTREAM)

WATER TO BE PROVIDED BY THE CITY OF TRACY WATER DISTRICT

SANITARY SEWER TO BE PROVIDED BY THE CITY OF TRACY

FIRE PROTECTION IS TO BE PROVIDED BY THE CITY OF TRACY

GAS AND ELECTRIC IS TO BE PROVIDED BY PG&E

NUMBER OF LOTS: 1

TOTAL AREA: 20,170.6 (0.463 ACRES)

PROJECT DOES NOT CREATE AND/OR REPLACE 1 ACRE OR MORE OF IMPERVIOUS
SURFACE AND THEREFORE NOT REQUIRED TO INCORPORATE HM MEASURES.

LEGEND

BOUNDARY

IRON FENCE/GATE

CURB AND GUTTER

VALLEY GUTTER

28 Railway Avenue
Campbell, CA 95008
T: (408) 453-1066
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STORMWATER TREATMENT SUMMARY TABLE

SITE INFORMATION AND NOTES

IMPERVIOUS SURFACES PERVIOUS SURFACES TREATMENT MEASURES
TREATMENT
WATERSHED ID TOTAL WATERSHED | STREETS SIDEWALKS | PARKING LOTS | DRIVEWAYS / BUILDINGS | TOTAL STREETS SIDEWALKS PARKING LOTS | LANDSCAPE TOTAL PROVIDED REQUIRED CONTROL CALCULATION TREATMENT
AREA (SF) (SF) (SF) (SF) HARDSCAPE (SF) (SF) (SF) (SF) (SF) (SF) (SF) (SF) TREATMENT TREATMENT MEASURE METHOD METHOD
1 18,088 - - - - 18,088 18,088 - - - - - - VAULT 1 VAULT
2 1,587 - - - - - - - 1,587 1,587 - - SELF-RETAINED
3 496 - - - 496 496 - - - - - - FRONTAGE
SUBTOTAL (SF) 20,171 - - - 496 18,088 18,584 - - 1,587 1,587 - -
NOTES:
9-0" 1. DESIGN LOADINGS:
A. AASHTO HS-20-44 W/ IMPACT.
6" B. DESIGN FILL: 3' MAXIMUM.
8-0" C. ASSUMED WATER TABLE = 5' BELOW
TYP. WALL THICKNESS GRADE.
2'-6" 6" |=~— UNlT |D: TCM—'] D. DRY LATERAL EARTH PRESSURE (EFP) =
DIVIDER WALL 40 PCF. _
WADOE GULD E. LATERAL LIVE LOAD SURCHARGE = 80 PSF

TOP SLAB NOT SHOWN FOR CLARITY.
ACCESS COVERS SHOWN IN PHANTOM.

s

INLET, @16" OPENING
FOR @12" PVC, IE: 188.34".

o fﬁ

VENTED HOOD

SK-

0500

OUTLET, @16" OPENING
FOR @12" PVC, IE: 187.54'.

——

0

2X INLET/BYPASS ASSEMBLY, SK-0573 /
& WITH SK-0575-1.5 EXTENSION

1X @24"x3" GRADE RING
1X @24"x6" GRADE RING.
1X @24"x12" GRADE RING.

BY OTHERS

A 2X 3-0"
M 6X 12" PerkFilter®
CARTRIDGES 2X CARTRIDGE
HOLD DOWN BARS.
PLAN VIEW

236" BOLTED & GASKETED ACCESS COVER.

FIELD POURED CONCRETE COLLAR REQUIRED,

@24" BOLTED & GASKETED ACCESS COVER.
/FIELD POURED CONCRETE COLLAR REQUIRED,

PerkFilter® Vault- 6'x8'
12" Cartridges, 6 Each

Treatment Flow Rate
40.8 gpm / 0.091 cfs

WQ Flow - 0.079 cfs
Peak Flow - TBD

(APPLIED TO 8' BELOW GRADE).

F. NO LATERAL SURCHARGE FROM
ADJACENT BUILDINGS, WALLS, PIERS, OR
FOUNDATIONS.

CONCRETE 28 DAY COMPRESSIVE STRENGTH
SHALL BE 6,000 PSI MINIMUM.

STEEL REINFORCEMENT: REBAR, ASTM A-615
OR A-706, GRADE 60.

CEMENT: ASTM C-150 SPECIFICATION.

REQUIRED NATIVE ALLOWABLE SOIL BEARING
PRESSURE = 2,500 PSF.

REFERENCE STANDARD:
A. ASTM C 890
B. ASTMC913

THIS STRUCTURE IS DESIGNED TO THE
PARAMETERS NOTED HEREIN. PLEASE VERIFY
THAT THESE PARAMETERS MEET PROJECT
REQUIREMENTS (I.E. LIVE LOAD, FILL RANGE,
WATER TABLE). IF DESIGN PARAMETERS ARE
INCORRECT, REVIEWING ENGINEER/AUTHORITY
SHALL NOTIFY OLDCASTLE INFRASTRUCTURE
UPON REVIEW OF THIS SUBMITTAL.

OVERSIZED HOLES TO ACCOMMODATE
SPECIFIC PIPE TYPE MUST BE CONCENTRIC TO
PIPE ID. AFTER PIPES ARE INSTALLED, ALL
ANNULAR SPACES SHALL BE FILLED WITH A
MINIMUM OF 3000 PSI CONCRETE FOR FULL
THICKNESS OF PRECAST WALLS.

CONTRACTOR RESPONSIBLE TO VERIFY ALL
SIZES, LOCATIONS AND ELEVATIONS OF
OPENINGS.

CONTRACTOR RESPONSIBLE TO ENSURE
ADEQUATE BEARING SURFACE IS PROVIDED (I.E.
COMPACTED AND LEVEL PER PROJECT
SPECIFICATIONS).

" 5"
S DIVIDER WALL BY OTHERS 11.  SECTION HEIGHTS, SLAB/WALL THICKNESSES
ADJUST TO GRADE_| (ADJUST TO GRADE AND KEYWAYS ARE SUBJECT TO CHANGE DUE
: J . ' . ' TO AVAILABILITY AND PRODUCTION PLANT
RIM: 193.75 L 1 = = 1= ‘ RIM: 19375 RIM: 193.75' e ——gr TO AVAILAB|
T — = e —— + Fe=—— = +
T T T T + 2'-2" Fem— e i - 12. MAXIMUM PICK WEIGHT: BASE WITH INTERNALS
| | | | DEPTH OF | | 1X @336"x3" GRADE RING INSTALLED = 17,000 LBS.
Hinininininin = TFmo s ¥ T = 1X @36"x6" GRADE RING.
I I | I COVER | I RO
I I | I | | | 1X @36"x12" GRADE RING.
[ [ [ [ [ [
EL: 191.58' N et i = o —————————————e— | [ ureme—mmm————e
5.41' 10" TOP SLAB oo P / <l 4y ,T 9" T T
' 64.92"] f L £l Ml AER 6.21' e e
[8%7512"] “e 6X 12" PerkFilter® [74.52"] | |
' : CARTRIDGES ‘ L — INTLET, @16" OPENING
N L FOR @12" PVC, FARSIDE
- TR L ro e e e - PRELIINARY -
L | | | l\ | N NOT FOR CONSTRUCTION
IE: 188.34' ‘ = £y I I Y
— - J = K 7 4 | I - - 7
. / T I 5 .
INLET, @16" OPENING —/ | 1 I __\:U/ f ! IE: 187.54' — — \ﬂ/ — — Oldcastle Infrastructure
Jd EL1s7.04 FOR 912" PVC. ] RIS i : AR compary
s ) ) Ph: 800.579.8819 | www.
£ / CONCRETE J \ OUTLET, @16" OPENING . 1713 CONFIDENTIAL, SUBMITTLD FOR REFERENGE PURPOSES ONLY AND
g 2X INLET/BYPASS ASSEMBLY, FOR @12" PVC. OUTLET, @16" OPENING WITHOUT THE WRITTEN PERMISSION OF OLOGASTLE INFRASTRUCTURE, ING.
E SK-0573 & WITH FALSE FLOOR FOR 612" PVC NEARSIDE COPYRIGHT © 2021 OLDCASTLE INFRASTRUCTURE, INC. ALL RIGHTS RESERVED.
8 5X FALSE FLOOR SUPPORT SPACER, ’ o ® _aiyar
g SK-0575-1.5 EXTENSION END VIEW PerkFilter® Vault - 6'X8
g SECTION A-A SK-0943-10X5. - 12" Cartridges, 6 Each
é CUSTOMER
s CEA
g JOB NAME
g CRP Affordable—Central Ave—Tracy,CA
g DATE MFG DRAWN | ENGINEER | CHECKED SALES ORDER
a 06/17/22 |030-ST| PPS | CDH | CDH -
g INTERNAL DRAWING ID REVISION SHEET
é REV } DESCRIPTION } BY } DATE { PDD-11721 REV:DATE L

1. PROPERTY INFORMATION
601 NORTH MAIN STREET
TRACY, CA 93376
APN No. 235-069-090-000, 235-069-100-000, 235-069-110-000,
235-069-120-000, 235-069-130-000, 235-069—-150—-000
235-069-160-000
SITE AREA = 20,171 S.F. (0.463 AC)

2. EXISTING ONSITE IMPERVIOUS AREA = 124 S.F. (0.003 AC)

3. EXISTING ONSITE PERVIOUS AREA = 20,047 S.F. (0.46 AC)

4. PROPOSED ONSITE IMPERVIOUS AREA = 18,584 S.F. (0.419 AC)
o. PROPOSED ONSITE PERVIOUS AREA = 1,587 S.F. (0.044 AC)

2. RECEIVING SYSTEM FOR THE STORM WATER: CORRAL HOLLOW CREEK

3. PROJECT DOES NOT CREATE AND/OR REPLACE 1 AC OR MORE OF
IMPERVIOUS SURFACE AND THEREFORE IS NOT REQUIRED TO
INCORPORATE HYDRO—MODIFICATION MEASURES.

MEDIA-FILTER UNIT SIZING CALCULATIONS WATERSHED

CALCULATION/ ESTIMATION OF RUNOFF FLOW FROM WATER QUALITY STORM
EVENT
TRIBUTARY AREA: 0.415 AC / 18,088 SF

RATIONAL METHOD: Q =C**A

Q = DISCHARGE FLOW (CFS)

C = RUNOFF COEFFICIENT (NON—DIMENSIONAL)

I = RAINFALL INTENSITY (0.2 INCHES/HR) PER THE CALIFORNIA

STORMWATER BMP HANDBOOK FOR NEW DEVELOPMENT
A = CATCHMENT AREA (ACRES)

SITE-SPECIFIC RUNOFF COEFFICIENT AND CATCHMENT AREA SIZE 2-YEAR
EVENT:

C =089

| = 02IN/HR

A = 0.415 ACRES, STORM TREATMENT AREA

Q = 0.074 TOTAL CFS ( 33.2 GPM)

SELECTION OF STRUCTURAL STORM WATER TREATMENT DEVICE BASED ON
COMBINED

RUNOFF OF 33.2 GPM:
OLDCASTE PERK FILTER W/ 6 EACH 12" CARTRIDGE (6.8 GPM /
CARTRIDGE) PER WASHINGTON STATE DEPARTMENT OF ECOLOGY 2013
CERTIFICATION
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FILE NAME: G:\22-PROJECTS\22-032-00\LANDARCH\CONCEPT\22-032 CONCEPT.DWG

DESIGN INTENT STATEMENT:

THE LANDSCAPE DESIGN INTENT OF THIS PROJECT IS TO
PROVIDE OUTDOOR GATHERING AREAS AND PASSIVE
LANDSCAPE AREAS FOR RESIDENT'S USE. A LOW/MOD
WATER USE PLANT PALETTE WILL BE USED TO ENHANCE
AND COMPLIMENT THE ARCHITECTURE WHILE ENSURING
SUSTAINABLE LANDSCAPE PRACTICES. LANDSCAPING WILL
BE USED TO ENHANCE THE PEDESTRIAN SCALE OF THE
DEVELOPMENT. HARDSCAPE MATERIAL FINISHES AND
COLORS WILL ALSO COMPLIMENT THE ARCHITECTURE

ALL PLANTING AND IRRIGATION TO BE INSTALLED PER THE
CITY OFTRACY LAND DEVELOPMENT CODE AND ANY OTHER
APPLICABLE GUIDELINES. ALL DISTURBED AREAS SHALL BE
REPLANTED AND IRRIGATED PER THE LANDSCAPE MANUAL
SECTIONS ON PLANTING & IRRIGATION & THE CHULA VISTA
LANDSCAPE WATER CONSERVATION ORDINANCE, CHAPTER
20.12 OF THE MUNICIPAL CODE.

ALL TREES WITH 5" OF ANY WALK, CURB, DRIVE, BUILDING,
UTILITY OR HARDSCAPE ELEMENT SHALL RECEIVE 10' OF 24"
DEEP ROOT BARRIER UNLESS OTHERWISE INDICATED ON
THE PLANS.

TREES WITHIN 10' OF THE R.O.W. SHALL BE INSTALLED WITH
A ROOT BARRIER THAT EXTENDS 10' IN EACH DIRECTION
FROM THE TRUNK AGAINST EXISTING HARDSCAPE.

MAINTENANCE NOTES:

GENERAL CONTRACTOR WILL BE RESPONSIBLE FOR 90-DAYS
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ROOT BARRIER NOTE: APPROVED "

ALL TREES PLANTED WITHIN 5' OF ANY CURB, WALL, PLOT DATE 08/25/2022

HARDSCAPE ELEMENT, BUILDING, FIRE HYDRANT,

UTILITY VAULT, OR LIGHT FIXTURE SHALL RECEIVE A 10' JOB NO. 29,032

LENGTH OF 24" DEEP ROOT BARRIER. ROOT BARRIER

SHALL ENCIRCLE THE ROOT BALL. SCALE SEE SHEET
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Underground Service Alert

Call:

981

TWO WORKING DAYS BEFORE YOU DIG

"CAUTION": Remember that the USA Center notifies
only those utilities belonging to the center. There

SCALE: 1/8"=|'-O" could be other utilities present at the work site. The

center will inform you of whom they will notify.
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DocuSign Envelope ID: 7739B2CE-0E6F-4459-85C9-89CC66B673BC

CITY OF TRACY

DETERMINATION OF
THE DEVELOPMENT SERVICES DIRECTOR

Application Number D22-0027

A determination of the Development Services Director (1) determining that the mixed-use
Affordable Housing project, known as The Junction, consisting of a four-story building totaling
approximately 62,015 square feet, including 45 residential apartment units with 100% of the
units to be Affordable to Low, Very Low, or Extremely Low income households, a manager’s
office and living unit, parking area, and approximately 2,000 square feet of ground-floor
commercial space, located at 601 N. Central Avenue at the northwest corner of 6" Street and
Central Avenue on a site of approximately 20,464 square feet, Assessor’s Parcel Numbers 235-
069-09,10,11,12,13,15, and 16, Application Number D22-0027 (hereinafter the “Project”), is
eligible for the streamlined ministerial approval process for affordable housing developments
under State Government Code Section 65913.4, commonly known as State Affordable Housing
Law SB 35, (2) determining that the Project is exempt from the California Environmental Quality
Act (CEQA) as a ministerial project, in accordance with CEQA Guidelines Section 15268, (3)
determining that the Project is eligible for a density bonus of 80 percent and four concessions, in
accordance with State Government Code Section 65915 (State Density Bonus Law), and (4)
ministerially approving a Development Review Permit to construct the Project, in accordance
with State Government Code Section 65913.4.

State Government Code Section 65913.4 (State Affordable Housing Law SB 35)

The Project is eligible for streamlined ministerial approval, in accordance with State Government
Code Section 65913.4, based on the following findings:

1. Prior to submitting an application for streamlined ministerial approval under Government
Code Section 65913.4, the applicant submitted a notice of intent/preapplication to the
City on May 16, 2022, which commenced the tribal scoping consultation process in
accordance with AB 168. The City sent notification to all tribes on the tribal mailing list
provided by the California Native American Heritage Commission with an invitation to
request tribal consultation regarding the project on May 18, 2022. The City received no
requests for tribal consultation. The tribal consultation period ended on June 18, 2022.

2. The Project includes 45 residential apartment units, which satisfies the requirement of
being a multifamily housing development that contains two or more residential units.

3. The Project and the site on which it is located satisfy all of the following:

a. The Project site consists of a legal parcel or parcels located in the City of Tracy,
which is designated by the United States Census Bureau as an urbanized area.

b. Atleast 75 percent of the perimeter of the Project site adjoins parcels that are
developed with urban uses.
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Development Services Director Determination
Application Number D22-0027
November 17, 2022
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4.

5.

7.

c. The Project site is zoned Central Business District (CBD), which allows
residential mixed-use development, and has a General Plan designation of
Downtown, which allows a mix of residential and nonresidential uses. More than
two-thirds of the square footage of the Project is designated for residential use.

The Developer proposes to dedicate 100% of the 45 total residential apartment units to
below market rate housing affordable to households making below 80% of the area
median income (AMI). Prior to the issuance of a building permit, the Developer shall
record a land use restriction or covenant on the property at the San Joaquin County
Recorder’s Office providing that any affordable housing units included in the project
remain available at affordable housing rent for no less than 55 years, in accordance with
State Government Code Section 65913.4.

According to the determination summary published by the California Department of
Housing and Community Development, the City of Tracy has met its 2013-2021
Regional Housing Need Allocation (“RHNA”) goals for the “above market” income
category; however, the City has not demonstrated sufficient progress in meeting the
RHNA new housing production goals for the lower income categories. Therefore, the
City of Tracy is subject to Government Code Section 65913.4 and projects are required
to provide 50 percent of the total (base density) for lower-income households to qualify
for streamlined, ministerial approval, which the Project has done by proposing 100% of
the residential apartment units to be for lower income households.

The Project, excluding any additional density or any other concessions, incentives, or
waivers of development standards granted pursuant to the Density Bonus Law in
Section 65915, is consistent with all applicable objective zoning standards, objective
subdivision standards, and objective design review standards. The City shall not impose
automobile parking standards for a development that is approved pursuant to State
Government Code Section 65913.4 if the development is located within one-half mile of
public transit, which applies to this Project because the Project site is located
approximately 200 feet from the Tracy Transit Station.

The Project is not located on a site that is any of the following:

a. Within a coastal zone

b. Prime farmland, farmland of statewide importance, or land zoned or designated
for agricultural protection or preservation by a local ballot measure

Wetlands

Within a very high fire hazard severity zone

A hazardous waste site (Cortese list site)

Within a delineated earthquake fault zone

A special flood hazard area subject to inundation by the 1% annual chance flood
A regulatory floodway

Lands identified for conservation in an adopted community conservation plan,
habitat conservation plan, or other adopted natural resource protection plan

j. A habitat for protected species

k. Land under conservation easement

~T@ ™o a0
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8. The property has been vacant with no building structures for more than twenty years.
The Project would not require the demolition of any housing. The Project site was not
previously used for housing that was demolished within 10 years before the Developer
submitted an application for development. The Project would not require the demolition
of a historic structure that was placed on a national, state, or local historic register. The
property does not contain any housing units.

9. The Project does not involve subdividing a parcel. The Project, which involves a lot
merger, is consistent with all objective subdivision standards in the local subdivision
ordinance and the Subdivision Map Act. The Project has received or will receive
financing or funding by means of a low-income housing tax credit and is subject to the
requirement that prevailing wages be paid.

10. The Project is not located on an existing parcel of land or site that is governed under the
Mobile Home Residency Law, the Recreational Vehicle Park Occupancy Law, the Mobile
Home Parks Act, or the Special Occupancy Parks Act.

California Environmental Quality Act (CEQA) and the CEQA Guidelines

CEQA Guidelines Section 15268 states that ministerial projects are exempt from the
requirements of CEQA. As described above, the Project is eligible for streamlined ministerial
approval, in accordance with State Government Code Section 65913.4. Therefore, the Project
is exempt from the requirements of CEQA, pursuant to CEQA Guidelines Section 15268.

State Government Code Section 65915 (State Density Bonus Law)

The City’s Density Bonus Ordinance (Tracy Municipal Code, Title 10, Chapter 10.08, Article
36.5) has been superseded by State Government Code Section 65915 (State Density Bonus
Law), due to the recent amendments of AB 2345 (2020) and AB 1763 (2019).

The Project is eligible for a density bonus of 80% and four concessions or incentives, in
accordance with State Government Code Section 65915, based on 100 percent of all units in
the Project, including total units and density bonus units, but excluding the manager’s unit, to be
for lower income households, as defined in Section 50079.5 of the Health and Safety Code.

The maximum density allowed in the Central Business District (CBD) Zone requires at least 700
square feet of net lot area per dwelling unit. For the Project site, which has a total net lot area of
20,464 square feet, the maximum number of units allowed by the CBD Zone is 29. A density
bonus of 80 percent increases the maximum number of units allowed on the Project site from 29
to 52. The Project includes 45 Affordable apartment units and one manager’s unit, which is less
than allowed by the 80 percent density bonus. The applicant is also requesting the following two
concessions, which are allowed by State Government Code Section 65915:

1. Reduction of parking area drive-aisle width from 26-foot minimum to 24-foot minimum

2. Reduction of standard parking space dimensions from 9’ x 20’ minimum to 9’ x 18’
minimum for parking spaces located within a garage
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THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE
EVIDENCE PRESENTED, HEREBY TAKES THE FOLLOWING ACTIONS:

1. Determines that the Project is eligible for the streamlined ministerial approval process for
affordable housing developments, in accordance with State Government Code Section
65913.4.

2. Determines that the Project is exempt from the California Environmental Quality Act
(CEQA) as a ministerial project, in accordance with CEQA Guidelines Section 15268.

3. Determines that the Project is eligible for a density bonus of 80 percent and four
concessions or incentives, in accordance with State Government Code Section 65915,
which is greater than requested for the Project.

4. Ministerially approves a Development Review Permit to construct the Project,
Application Number D22-0027, subject to conditions contained in Exhibit 1, in
accordance with State Government Code Section 65913.4.

DocuSigned by:
E‘?’ 11/22/2022 | 5:21 PM PST

E4ABC384BA2B4AS...

Kris Balaji Date of Action
Development Services Director
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Exhibit 1

City of Tracy
Conditions of Approval
Development Review Permit
Mixed-Use Affordable Housing Project (The Junction)
601 N. Central Avenue
Application Number D22-0027
November 17, 2022

General Provisions and Definitions.

o

General. These Conditions of Approval apply to the Development Review Permit to
construct a mixed-use Affordable Housing (SB 35) project, known as The Junction,
consisting of a four-story building totaling approximately 62,015 square feet, including
45 residential apartment units with 100% of the units to be Affordable to Low, Very
Low, or Extremely Low income households, a manager’s office and living unit, parking
area, and approximately 2,000 square feet of ground-floor commercial space, located
at 601 N. Central Avenue at the northwest corner of 6" Street and Central Avenue on
a site of approximately 20,464 square feet, Assessor’s Parcel Numbers 235-069-
09,10,11,12,13,15, and 16, Application Number D22-0027 (hereinafter “Project”).

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

“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.

“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.

“‘Development Services Director” means the Director of the City of Tracy
Development Services Department, or any other person designated by the City
Manager or the Development Services Director 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, City’s Design Goals and Standards,
and the City’s Design Documents (including the Standard Plans, Standard
Specifications, and relevant Public Facility Master Plans).

“Conditions of Approval” shall mean the conditions of approval applicable to the
Project, Application Number D22-0027. The Conditions of Approval shall specifically
include all conditions set forth herein.
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A3.

A4

A5.

A.G.

A7.

“Property” means the subject property of the Development Review Permit to
construct a mixed-use Affordable Housing (SB 35) project, known as The Junction,
consisting of a four-story building totaling approximately 62,015 square feet,
including 45 residential apartment units with 100% of the units to be Affordable to
Low, Very Low, or Extremely Low income households, a manager’s office and living
unit, parking area, and approximately 2,000 square feet of ground-floor commercial
space, located at 601 N. Central Avenue at the northwest corner of 6" Street and
Central Avenue on a site of approximately 20,464 square feet, Assessor’s Parcel
Numbers 235-069-09,10,11,12,13,15, and 16, Application Number D22-0027 .

Compliance with submitted plans. Except as otherwise modified herein, the project
shall be constructed in substantial compliance with the project plans received by the
Development Services Department on August 29, 2022 to the satisfaction of the
Development Services Director.

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:

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

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

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

¢ California Building Code, and

e California Fire 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 Tracy Municipal Code (TMC), Standard Plans, and City 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.
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B. Development Services Department, Planning Division Conditions

Contact: Scott Claar (209) 831-6429 scott.claar@cityoftracy.org

B.1. Except as modified herein, the project shall be developed in substantial compliance
with the plans received by the Development Services Department on August 29, 2022,
to the satisfaction of the Development Services Director.

B.2. Land use restriction or covenant. Prior to the issuance of a building permit, the
Developer shall record a land use restriction or covenant on the property at the San
Joaquin County Recorder’s Office providing that any affordable housing units included
in the project remain available at affordable housing rent for no less than 55 years, in
accordance with State Government Code Section 65913.4, to the satisfaction of the
Development Services Director.

B.3. Prevailing wages. Prior to the issuance of a building permit, the Developer shall certify
to the City that all construction workers employed in the execution of the development
will be paid at least the general prevailing rate of per diem wages for the type of work
and geographic area, as determined by the California Department of Industrial
Relations, and shall ensure that the prevailing wage requirement be included in all
contracts for the performance of the work, in accordance with State Government Code
Section 65913.4, to the satisfaction of the Development Services Director.

B.4. Density Bonus Housing Agreement. Prior to the issuance of a building permit, the
developer shall enter into a density bonus housing agreement (or affordable housing
agreement, or other appropriate title) with the City. The density bonus housing
agreement shall be recorded as a restriction on the property before issuance of a
building permit. The density housing bonus agreement shall run with the land and bind
all successors in interest. The density bonus housing agreement shall be in
accordance with Tracy Municipal Code Section 10.08.4695 and all other applicable
sections of Article 36.5, Density Bonus, of Chapter 10.08 of Title 10 of the Tracy
Municipal Code, to the satisfaction of the Development Services Director.

B.5. Lot merger. Prior to the issuance of a building permit, a lot merger of the property shall
be approved by the City Engineer and recorded at the San Joaquin County Recorder’s
Office, such that no remaining lot lines will be located under any proposed buildings, to
the satisfaction of the Development Services Director.

B.6. Screening utilities and equipment. Before the approval of a building permit, the
Developer shall submit detailed plans that demonstrate the following:

B.6.1  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 readily
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visible from any public right-of-way, which includes, but is not limited to, all
points along Central Avenue and 6" Street. The plans shall demonstrate that
such equipment is fully screened from view behind parapet walls, to the
satisfaction of the Development Services Director.

B.6.2 All vents, gutters, downspouts, flashing, and electrical conduits shall be
internal to the structures or painted to match the color of the adjacent
surfaces, and other ground-mounted, 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.

B.6.3 All PG&E transformers, phone company boxes, Fire Department connections,
backflow preventers, irrigation controllers, and other on-site utilities, shall be
vaulted or substantially screened from view behind structures or landscaping,
to the satisfaction of the Development Services Director.

B.7. Prior to final inspection or certificate of occupancy, the back side of any visible roof
parapets shall consist of the same material and be painted the same color as the front
side of the roof parapets, to the satisfaction of the Development Services Director.

B.8. Signs. No signs are approved with this development review permit. Approval of a
separate sign permit by the Development Services Department is necessary prior to
the installation of any signs.

B.9. Habitat conservation. Prior to issuance of a building permit or grading permit, the
Developer shall demonstrate compliance with the San Joaquin County Multi-Species
Habitat Conservation and Open Space Plan (SUIMSCP) and the Incidental Take
Minimization Measures prepared by San Joaquin Council of Government (SJCOG)
Habitat Division, to the satisfaction of the Development Services Director.

B.10. Air Pollution Control District. Prior to issuance of a building permit, the Developer shall
comply with all applicable requirements of the San Joaquin Valley Air Pollution Control
District (APCD), to the satisfaction of the Development Services Director.

C. Development Services Department, Engineering Division Conditions

Contact: Al Gali (209) 831-6436 al.gali@cityoftracy.org

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) Not Applicable.
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C.2. RESERVED
C.3. RESERVED

C.4. Grading Permit

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. Prior to the release of the Grading Permit for the
Project, Developer shall provide 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

C4.2

C43

C44

C4.5

C4.6

Developer has completed all requirements set forth in this section.

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.

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

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.

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.

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
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C4.7

C4.8

C4.9

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. Al
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.

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.

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
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.
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C.4.10

C.4.11

C.4.12

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.

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 (SJCOG).

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 (SJIVAPCD).
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C.4.13

C4.14

C.4.15

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.

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 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,
if any. Referenced and incorporated herein are Title 11 and Title 12 of the Tracy
Municipal Code.

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 potential archeological, historical, or other
paleontological findings, the Developer shall address the findings as required
per the General Plan Cultural Resource Policy and General Plan Environmental
Impact Report; and subsequent Cultural Resource Policy or mitigation in any
applicable environmental document.

C.5. 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.
Prior to the consideration of City Council’'s approval of said improvement agreement,
the Developer shall provide 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
twenty-four (24) inch x thirty-six (36) inch size four (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
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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 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.

Cb51.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 approved Geotechnical/Soils Report
that was prepared for the grading permit submittal.

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.

The Project’s permanent storm drainage connection(s) shall be
designed and constructed in accordance with City Regulations. The
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Cbh51.e

C5.1f

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 and its heirs 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
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.
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C.5.19

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).

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 — The Developer shall have frontage 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. The Developer shall construct frontage
improvements as described below.

Central Avenue Parking Lot
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C.5.2.

C.5.3.

C.5.4.

Developer shall construct landscaped and irrigated parking lot
islands 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.

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
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
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(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.

C.5.5. 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.

C.5.6  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.

C.5.7 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.

C.6. Building Permit

Prior to the release of a building permit within Project boundaries, the Developer shall
demonstrate, to the satisfaction of the City Engineer, compliance with all required
Conditions of Approval, including, but not limited to, the following:

C.6.1 Developer shall submit a separate building permit for the demolition of any
existing structures.
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C.7 Acceptance of Public Improvements

Prior to the consideration of City Council’'s acceptance of public improvements, the
Developer shall demonstrate to the reasonable satisfaction of the City Engineer,
completion of the following:

C.7.1

C.7.2

C.7.3

C.7.4

C.7.5

C.7.6

C.7.7

C.7.8

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 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
control. Said signs must be conspicuously placed, plainly visible, and legible
during daylight hours from a distance of one hundred (100) feet, if applicable.

Survey Monuments — 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
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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

C.8.3

C.8.4

C.8.5

When street cuts are made for the installation of utilities, the Developer shall
conform to Section 3.14 of the 2020 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,
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.

Prior to the release of the Building Permit, 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.

Prior to the release of the Certificate of Occupancy, Developer shall record
with San Joaquin County Recorder a document to adjust the parcels.

Prior to acceptance of the public improvements, Developer shall cause its
design professional to provide to the City in both AutoCAD format, and Shape
(GIS) File format (both in versions approved by the City) the public
improvements associated with this Project.

D. Utilities Department, Water Resources Division Conditions
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Contact: Stephanie Hiestand (209) 831-6333 stephanie.hiestand@cityoftracy.org
D.1.  Prior to issuance of a construction or building permit, the applicant shall demonstrate

compliance with the 2015 Post-Construction Stormwater Standards (PCSWS) Manual
and obtain approval through the following:

D.1.1.

D.1.2.

D.1.3.

D.1.4.

Develop a Project Stormwater Plan (PSP) that identifies the methods to be
employed to reduce or eliminate stormwater pollutant discharges through the
construction, operation and maintenance of source control measures, low impact
development design, site design measures, stormwater treatment control
measures and hydromodification control measures.

D.1.1.a. Design and sizing requirements shall comply with PCSWS Manual.

D.1.1.b. Demand Management Areas must be clearly designated along with
identification of pollutants of concern.

D.1.1.c. Calculations of the Stormwater Design Volume and/or Design Flow
with results from the Post-Construction Stormwater Runoff Calculator
must be submitted in the PSP for approval.

D.1.1.d. Submit one (1) hard copy of the PSP and an electronic copy to the
Utilities Department (WaterResources@cityoftracy.org), include the
project name, address and Project # and/or Permit # in the title or
subject line.

A separate plan sheet(s) designated SW shall be submitted in the plan set that
includes the identified methods for pollution prevention outlined in the submitted
PSP. You must include all standards, cross sections and design specifications
such as landscape requirement in treatment areas including type of irrigation
installation and/or height of drain inlet above the flow line, etc. in these SW plan
sheets along with legend.

Develop and electronically submit to the Utilities Department for approval
(WaterResources@cityoftracy.org) a preliminary Operations and Maintenance (O
& M) Plan that identifies the operation, maintenance, and inspection
requirements for all stormwater treatment and baseline hydromodification control
measures identified in the approved PSP.

No later than two (2) months after approval notification of the submitted PSP, the
applicant shall electronically submit the following information to the Utilities
Department (WaterResources@cityoftracy.org) for development of a draft
stormwater maintenance access agreement, in accordance with the MAPCSWS:

i. Property Owner(s) name and title report; or Corporate name(s) and binding
documents (resolutions, etc) designating ability to sign agreement
ii. Property Address
iii. Exhibit A —legal property description
iv.  Exhibit B — approved O & M Plan
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D.2.

D.3.

D.4.

D.5.

D.6.

Prior to issuance of a grading permit, the applicant shall provide proof of permit
coverage under the Construction General Permit and submittal of an electronic
Stormwater Pollution Prevention Plan (SWPPP), to be submitted to
WaterResources@cityoftracy.org.

Prior to Certificate of Occupancy, the applicant shall complete the following to the
satisfaction of the Utilities Director:

D.3.1. Return to the City Clerk, a legally signed and notarized copy of the final
maintenance access agreement including all exhibits and approved O & M
plan received from the Utilities Department.

D.3.2. Obtain final approval by the Utilities Department of the constructed and
installed Stormwater pollution prevention methods outlined in the PSP.
Frequent inspections of the Post-Construction treatment measures should
occur during the construction phase by calling 209-831-6333.

D.3.3. The project shall be in full compliance with Construction General Permit
including 70% stabilization of the project with Notice of Termination approval.

Before the approval of a construction, grading or building permit, the applicant shall
demonstrate compliance with Tracy Municipal Code Chapters 11.28 and 11.34, and
Chapters 4 and 5 of the California Green Building Standards Code, to the satisfaction of
the Utilities Director.

The project shall always comply with Federal, State, and Local mandates with regard to
potable water use, recycled water use, and water quality.

Prior to issuance of a construction or building permit, applicant shall demonstrate
compliance with the 2015 Model Water Efficient Landscape Ordinance and obtain
approval by the Utilities Department through the following:

D.6.1. Develop and submit electronically and by hard copy, a Landscape Document
Package (LDP) that identifies the methods to be employed to reduce water
usage through proper landscape design, installation and maintenance. This LDP
shall consist of:

i. A project information sheet that includes the checklist of all documents in
the LDP;

i. The Water Efficient Landscape Worksheets that include a hydrozone
information table and the water budget calculations — Maximum Applied
Water Allowance and Estimate Total Water Use;

ii. A soil management report, after compaction and from various locations
throughout the project;

iv. A landscape design plan that includes the statement, “I agree to comply
with the requirements of the 2015 water efficient landscape ordinance and
shall submit for approval a complete Landscape Document Package:
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v. Anirrigation design plan with schedule; and
vi. A grading design plan.

D.6.2. Per State Water Resources Control Board on May 24, 2022, all Commercial,
Industrial, and Institutional facilities are prohibited from using potable water to
irrigate non-functional turf. Non-functional turf is defined as a ground cover
surface of mowed grass that is ornamental and not otherwise used for
recreational purposes. Please submit your final landscape plan in conformance
with these new regulations.

D.6.3. A Certificate of Completion must be completed, signed, and submitted to the
Utilities Department prior to Final approval for Occupancy.

E. Development Services Department, Building Division Conditions

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

E.1. The Applicant shall submit a building permit application along with all pertinent
construction documents such as plans, specifications, and/or calculations to the Building
Safety Division prior to the construction of any regulated structures, on-site
improvements, or accessibility features. Construction documents shall conform to the
Title 24 California Code of Regulations edition effective on the date of application for a
building permit. Building permit applications submitted after December 315, 2022, will
need to meet the 2022 California Code of Regulations.

F. South San Joaquin County Fire Authority (SSJCFA) Conditions

Contact: Daniel Stowe (209) 831-6707 daniel.stowe@sijcfire.org

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

F.1.1. 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.

F.1.2. Deferred submittals shall be listed on the coversheet of each page. Each
deferred submittal shall be submitted, reviewed and approved by SSJCFA prior
to installation.

F.1.3. Arequest 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.

F.1.4. Fire control room locations shall be approved by the fire code official prior to the
issuance of construction permit, pursuant to 2019 California Fire Code §509 as
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amended by the Tracy Municipal Code §9.06.050.

F.1.5. 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.

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

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

G.1.

G.2.

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 traffic signals, streetlights, and street sweeping that will serve the Property
(including all costs required by PG&E), by doing one of the following, subject to the
approval of the City’s Finance Director:

a. 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

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 traffic signals, streetlights, 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 traffic signals, streetlights, and street sweeping
that will serve the Property (including all costs required by 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.

Police/Public Safety & Public Works
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G.3.

Before issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of providing Police and public safety and
Public Works services for the Property, by doing one of the following, subject to the
approval of the City’s Finance Director:

a. 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 issuance of a certificate of
occupancy, 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. Direct funding. Developer shall enter into an agreement with the City, which shall
be recorded against the Property, which requires that prior to issuance of a
certificate of occupancy, Developer shall deposit with the City an amount
necessary, as reasonably determined by the City, to fund in perpetuity the on-
going costs of providing Police and public safety and Public Works services for
the Property.

If the provisions for adequate funding of the on-going costs of providing Police and
public safety and Public Works services for the Property are met prior to issuance of
the first 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.

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 Parks & Recreation Director by doing one of the following, subject to the
approval of the City’s Finance Director:

a. CED 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 the final inspection, 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
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b.

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

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.
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