
         June 20, 2023 
 
 
 

AGENDA ITEM 2 
 
 
REQUEST 
 

PUBLIC HEARING TO CONSIDER (1) A DEVELOPMENT REVIEW APPLICATION 
FOR THE CONSTRUCTION OF THE AMENITY CENTER FOR THE TRACY 
VILLAGE (REGENCY AT TRACY LAKES) ACTIVE ADULT SUBDIVISION AND 
SPECIFIC PLAN AREA, INCLUDING A 14,185 SQUARE FOOT AMENITY CENTER 
BUILDING, A 1,018 SQUARE FOOT POOL PAVILION, A 986 SQUARE FOOT 
PUMP HOUSE AND A 234 SQUARE FOOT FARM SHED WITH THE COMPLEX 
ALSO INCLUDING PARKING AND VARIOUS OUTDOOR RECREATIONAL 
FACILITIES, SUCH AS A POOL, COMMUNITY GARDEN, PICKLE BALL COURTS, 
BOCCE BALL COURTS, SHADE STRUCTURES AND LANDSCAPE AND 
HARDSCAPE FEATURES; AND (2) TO DETERMINE THAT THE PROJECT IS 
CONSISTENT WITH THE TRACY VILLAGE ENVIRONMENTAL IMPACT REPORT 
(EIR) CERTIFIED ON MAY 18, 2018, PURSUANT TO CEQA GUIDELINES SECTION 
15183 PERTAINING TO PROJECTS THAT ARE CONSISTENT WITH A SPECIFIC 
PLAN EIR.  APPLICANT IS ALEX RAYMOND, PERMIT ADVISORS, AND OWNER 
IS DRP CA 6, LLC.  APPLICATION NUMBER D23-0001. 

 
Project Description 
 
The Tracy Village Specific Plan area was approved in 2018, and subsequently 
annexed into the City of Tracy, for the construction of an “active adult” community, 
consisting of 590 single-family homes, with amenities including a lake system and 
various community buildings for use by the residents.  The architectural elevations and 
floor plans for the single-family homes were approved by the City in February of 2022, 
and construction is underway for the first phase of houses.  The gatehouse at the 
subdivision entry is under construction, and offsite improvements of nearby 
intersections are underway for the project. 
 
When the Specific Plan for the Tracy Village project was approved, it included an 
overall site plan for the project, showing the location of the lake system, the lots, and a 
number of other structures and amenities such as a pool, recreation center, pickleball 
courts, parks and community gardens (Attachment A).  This application is to approve 
the architecture and detailed site plan for the amenity center.   
 
The amenity center consists of a combination of buildings and recreational features to 
serve the members of this community and include the following buildings and facilities: 

• Amenity Center Building-14,185 square feet containing a great room, lounge, 
gym, indoor pool, meeting rooms and other related facilities such as restrooms 

• Pool Pavilion-1,018 square feet with restrooms and an outdoor covered kitchen 
and dining space 

• Lake pump house-986 square foot structure to house the pumps to keep the 
lakes maintained 



Director Public Hearing 
Agenda Item 2 
June 20, 2023 
Page 2 
 

• Farm shed-234 square foot building housing gardening materials adjacent to 
the community gardens 

• Outdoor pool 
• Six pickle ball courts 
• Two bocce ball courts 
• 57-space parking lot 
• Raised beds and orchard plantings in the community garden 
• Tables, chairs, benches, and shade structures walking paths and landscaping 

for the enjoyment of outdoor areas 
 
The Specific Plan has design requirements for all the community buildings on the site 
to be designed in either Italian/Tuscan or a Modern Farmhouse style.  The proposed 
structures within the amenity center are designed in the Modern Farmhouse style, with 
lots of windows, board and batten siding, and stone veneer (Attachment B).   
 
The project will implement Energy Star appliances to conform with the sustainability 
guidelines in the Specific Plan. In addition to the benefits of energy conscious 
appliances, the project also utilizes renewable materials and features where possible. 
The landscape and building materials are to be locally sourced where available and 
economically feasible. All but two of the west facing windows are equipped with 
shadings or overhangs to prevent additional sun exposure and reduce interior 
temperatures. The main amenity center building’s roof is also designed to be solar 
ready for the installation of photovoltaic panels in the future. 

 
Environmental Document 
 
The proposed project is consistent with the Tracy Village Specific Plan Environmental 
Impact Report (EIR), approved by the City Council on May 18, 2018.  Pursuant to 
CEQA Guidelines Section 15183, no additional environmental documentation is 
required.  An analysis of the project shows that there will be no significant on or off-site 
impacts as a result of this particular project which were not already discussed in the 
Tracy Village EIR.  There is also no evidence of any significant impacts to occur off-
site as a result of the project, as traffic, air quality, land use and other potential 
cumulative impacts have already been considered within the original environmental 
documentation.  No new evidence of potentially significant effects has been identified 
as a result of this project. 

 
RECOMMENDATION 

 
Staff recommends that the Development Services Director approve the Amenity 
Center for the Tracy Village subdivision, located adjacent to the subdivision entry from 
Valpico Road (Assessor’s Parcel Numbers 244-030-03 and 04, based on the findings 
contained in the Director’s Determination dated June 20, 2023 (Attachment C). 
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Prepared by Victoria Lombardo, Senior Planner 
Approved by Bill Dean, Assistant Development Services Director 

 
ATTACHMENTS 
 

A:  Overall Tracy Village Site Plan 
 B:  Amenity Center Site Plan, Elevations and Landscape Plans 

C:  Development Services Director Determination 
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DS DOWNSPOUT
OD OVERFLOW DRAIN
PG PREFINISHED METAL GUTTER
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GENERAL ROOFING NOTES____

1. PROVIDE ROOFING CRICKETS AT ALL ROOF TOP 
MOUNTED EQUIPMENT.

BASIC MATERIAL:
W  WOOD STUD

BASIC SIZE:
2 1 1/2" STUD
4 3 1/2" STUD
6 5 1/2" STUD
8 7 1/4" STUD

APPLIED LAYERS:
A 1 LAYER 5/8" GYPSUM BOARD

B 1 LAYER 1/2" GYPSUM BOARD (OR 1/2" SHEATHING WHERE 
REQUIRED AT SHEAR WALLS.) & 1 LAYER 5/8" GYPSUM BOARD

C 1 LAYER 1/2" MOSITURE RESISTANT GYPSUM BOARD (OR 1/2" 
SHEATHING WHERE REQUIRED AT SHEAR WALLS) & 1 LAYER 

5/8" MOISTURE RESISTANT GYPSUM BOARD (OR 1 LAYER 5/8" 
BACKER BOARD WHERE TILE OCCURS, TYP)

D APPLIED STONE & 5/8" CEMENTITIOUS BACKER BOARD

E 1 LAYER 1/2" SHEATHING 

F RESERVED
G 1 LAYER 5/8" MOISTURE RESISTANT GYPSUM BOARD

(OR 1 LAYER 5/8" BACKER BOARD WHERE TILE OCCURS, TYP.)

MODIFYING CONDITIONS:

1. SOUND ATTENUATION BLANKETS IN STUD CAVITIES.

PARTITION TYPE SYMBOL

BASIC MATERIAL
BASIC SIZE
APPLIED LAYERS CODE
MODIFYING CONDITIONS CODE

M8C.1

PARTITION TYPE LEGEND

M8CC.1

1 LETTER = LAYER ON ONE SIDE
2 LETTERS = LAYER ON EACH SIDE
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949/366-6624
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FARM SHED

REVISIONS

NO. DATE DESCRIPTION

3/8" = 1'-0"A3.01

1 FARM SHED EAST ELEVATION
3/8" = 1'-0"A3.01

2 FARM SHED SOUTH ELEVATION

3/8" = 1'-0"A3.01

3 FARM SHED WEST ELEVATION
3/8" = 1'-0"A3.01

4 FARM SHED NORTH ELEVATION
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ARCHITECT
GSB, INC
3555 NW 58th Street, Suite 700W
Oklahoma City, OK 73112
405 / 848-9549

LAKE ENGINEER
PACE ADVANCED WATER
17520 NEWHOPE ST. SUITE 200
FOUNTAIN VALLEY, CA 92708
714-481-7300

STRUCTURAL ENGINEER
WALLACE DESIGN COLLECTIVE
410 NORTH WALNUT AVE., STE 200
OKLAHOMA CITY, OKLAHOMA 73104
405 / 236-5858

MEP ENGINEER
HENDERSON ENDINEERS
1801 MAIN STREET
KANSAS CITY, MO 64108
925/866-0322

CIVIL ENGINEER
CBG, Inc.
2633 CAMINO RAMON, SUITE 350
SAN RAMON, CA 94583
925/866-0322

LANDSCAPE ARCHITECT
SMP ENVIROMENTAL DESIGN
34197 PACIFIC COAAST HWY, STE. 200
DANA POINT, CA 92629
949 / 443-1446
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1/4" = 1'-0"A1.00

1 FLOOR PLAN

N

REVISIONS

NO. DATE DESCRIPTION

1/4" = 1'-0"A1.00

2 ROOF PLAN

1/4" = 1'-0"A1.00

3 REFLECTED CEILING PLAN



LEVEL 01
0' - 0"

TRUSS BEARING
10' - 0"

3

A4.01

ASPHALT SHINGLES

MANUFACTURED 
STONE VENEER
ON REINFORCED CMU

OVERHEAD DOOR,
PAINTED STEEL

1

A4.01

9'
-6

"

CL DOOR CL DOOR

1X8 FASCIA
COLOR 1

23'-4"

LEVEL 01
0' - 0"

TRUSS BEARING
10' - 0"

2

A4.01

1X8 FASCIA
COLOR 1

MANUFACTURED 
STONE VENEER
ON REINFORCED CMU

4

A4.01

9'
-6

"

CL DOOR

LEVEL 01
0' - 0"

TRUSS BEARING
10' - 0"

3

A4.01

ASPHALT SHINGLES

MANUFACTURED STONE VENEER
ON REINFORCED CMU

1

A4.01

1X8 FASCIA
COLOR 1

LEVEL 01
0' - 0"

TRUSS BEARING
10' - 0"

2

A4.01

1X8 FASCIA
COLOR 1

MANUFACTURED 
STONE VENEER
ON REINFORCED CMU

4

A4.01

9'
-6

"

CL DOOR

EXTERIOR FINISH LEGEND
THIN STONE VENEER

ASPHALT SHINGLES

DOORS & WINDOWS

PAINTED STEEL
(CANOPIES, COLUMNS)

CORONADO STONE, 3" SPLIT 
LIMESTONE - CREAM

CHARCOAL BLACK

DARK BRONZE

SW 7076 CYBERSPACE

FIBER CEMENT FASCIA COLOR 1 - SW 7076 CYBERSPACE
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2022

ARCHITECT
GSB, INC
3555 NW 58th Street, Suite 700W
Oklahoma City, OK 73112
405 / 848-9549

LAKE ENGINEER
PACE ADVANCED WATER
17520 NEWHOPE ST. SUITE 200
FOUNTAIN VALLEY, CA 92708
714-481-7300

STRUCTURAL ENGINEER
WALLACE DESIGN COLLECTIVE
410 NORTH WALNUT AVE., STE 200
OKLAHOMA CITY, OKLAHOMA 73104
405 / 236-5858

MEP ENGINEER
HENDERSON ENDINEERS
1801 MAIN STREET
KANSAS CITY, MO 64108
925/866-0322

CIVIL ENGINEER
CBG, Inc.
2633 CAMINO RAMON, SUITE 350
SAN RAMON, CA 94583
925/866-0322

LANDSCAPE ARCHITECT
SMP ENVIROMENTAL DESIGN
34197 PACIFIC COAAST HWY, STE. 200
DANA POINT, CA 92629
949 / 443-1446
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1/4" = 1'-0"A3.01

1 EXTERIOR ELEVATION A
1/4" = 1'-0"A3.01

2 EXTERIOR ELEVATION B

1/4" = 1'-0"A3.01

3 EXTERIOR ELEVATION C
1/4" = 1'-0"A3.01

4 EXTERIOR ELEVATION D

REVISIONS

NO. DATE DESCRIPTION



SHERWIN WILLIAMS - SW 7076 CYBERSPACE

COLOR 1 ON EXTERIOR ELEVATIONS FOR 

FIBER-CEMENT BOARD & BATTEN SIDING, 

COLUMNS, TRIM, FASCIA AND PREFINISHED 

METAL CANOPIES, CHIMNEY CAP, WALL 

VENTS, METAL ROOFS

SHERWIN WILLIAMS - SW 7006 EXTRA WHITE

COLOR 2 ON EXTERIOR ELEVATIONS FOR 

FIBER-CEMENT BOARD & BATTEN SIDING

ASPHALTIC ROOF SHINGLES

GAF TIMBERLIND HDZ - CHARCOAL GRAY

BUILDING STONE - SIMULATED STONE VENEER 

SPLIT 3" LIMESTONE CREAM

NOTE:  ALL EXTERIOR WOOD TRUSSES AND BEAMS WILL 

BE SEALED, NOT STAINED AND/OR PAINTED.

DARK BRONZE

DOOR AND WINDOW FRAMES

FIBER CEMENT BOARD & BATTEN -  

HARDIE PANEL VERTICAL SIDING, COLOR 

AS INDICATED

DRAWING  NO.

DATE

GSB PROJECT NO.

DRAWING TITLE

Copyright © GSB, Inc 

N
O

T
 F

O
R

 C
O

N
S

T
R

U
C

T
IO

N
  

-

A-4.01

01/27/2023

EXTERIOR MATERIALS
LEGEND

211772

T
R

A
C

Y
, 
C

A
L

IF
O

R
N

IA

TRACY, CALIFORNIA

2022

ARCHITECT
GSB, INC
3555 NW 58th ST, STE 700W
OKLAHOMA CITY, OK 73112
405 / 848-9549

CIVIL ENGINEER
CBG, Inc.
2633 CAMINO RAMON, SUITE 350
SAN RAMON, CA 94583
925/866-0322

STRUCTURAL ENGINEER
WALLACE DESIGN COLLECTIVE
410 N. WALNUT AVENUE, STE 200
OKLAHOMA CITY, OK 73104
405 / 236-5858

MEP ENGINEER
HENDERSON ENGINEERS
1801 MAIN STREET
KANSAS CITY, MO 64108
816 / 663-8700

INTERIOR DESIGNER
STUDIO V INTERIORS
7550 E MCDONALD DRIVE
SCOTTSDALE, AZ 85250
480/922-3200

LANDSCAPE ARCHITECT
C2 COLLABORATIVE
100 AVENIDA MIRAMAR
SAN CLEMENTE, CA 92672
949/366-6624
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ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

IRRIGATION NOTES

USE SCH. 40 PURPLE=1-1/2" OR
LESS, USE CLASS 315 PURPLE LINE
IF 2" - 2-1/2".

SCH 40 BE  PURPLEAPPROVED

SCH 40 BE/CL 315 - PurpleAPPROVED

1" ACME THREAD QUICK COUPLING 
PURPLE NON-POTABLE COVER

ELECTRIC CONTROL VALVE

7 ON SHT.
LI-5.01

PVC PURPLE LATERAL LINE (SIZE
PER PLAN) (SEE NOTES THIS SHEET)

NIBCO BRONZE BALL VALVE (1"-3") 6 ON SHT.
LI-5.01

T-113

9, 10, 11 ON SHT.
LI-5.02

1 ON SHT.
LI-5.01

SIZE AS NOTED ON PLAN

APPROVED

PRESSURE CALCULATION FOR VALVE # 1-3

POC # 1

QTY.

1

RESIDUAL WATER PRESSURE:
EXISTING STATIC WATER PRESSURE

PRESSURE REQUIRED AT HEAD

2" REMOTE CONTROL VALVE

FITTINGS LOSS (20% OF MAINLINE LOSS)

ELEVATION  LOSS

LATERAL LINES
TOTAL LOSSES

2" IRRIGATION WATER METER

DESCRIPTION

2" MASTER VALVE

FLOW IN GPM PSI LOSS

2" FLOW SENSOR

N.A.

1

1

1

3.30

1.06

1.50

1.10

1.60

-17.50 PSI

5.00

62.00

45.00
34.50

37

2.5" MAINLINE (0.66 PER 100 FOOT)804 LF 6.44

4' -1.73N.A.

17.

ALL BASE INFORMATION  HAS  BEEN TAKEN  FROM  DRAWINGS PROVIDED BY C2.

3.

4.

2.
1.

PSI
POC  #1 62 48 GPM MAX. DEMAND TOTAL LANDSCAPED AREA: 

METER SIZE
2" FUTURE NON POTABLE

5. ALL PIPING SHALL BE THOROUGHLY FLUSHED PRIOR TO EMITTER INSTALLATION AS PER DETAILS AND
SPECIFICATIONS.  CONTRACTOR IS RESPONSIBLE FOR ANY NECESSARY FLUSHING OF EMITTERS DUE TO CLOGGING
FOR THE DURATION OF THE MAINTENANCE PERIOD AS OUTLINED IN THE LANDSCAPE SPECIFICATION.  CONTRACTOR
IS RESPONSIBLE FOR  REPLACEMENT OF ANY PLANT MATERIAL WHICH DIES DURING THE  MAINTENANCE PERIOD AS
A RESULT OF EMITTER CLOGGING.

REQUIRED SLEEVE(S)

10.

PIPE SIZE 

INSTALL IRRIGATION SLEEVES UNDER PAVED SURFACES PER THE FOLLOWING SCHEDULE:

WORK SHALL CONFORM TO ALL CONSTRUCTION GOVERNING CODES AND REGULATIONS.

PRIOR TO COMMENCEMENT OF WORK, THE CONTRACTOR SHALL CONTACT AN UNDERGROUND UTILITY
COORDINATION SERVICE TO VERIFY LOCATIONS AND DEPTHS OF EXISTING UTILITIES THAT MAY  BE AFFECTED BY
DESCRIBED WORK, AND THE CONTRACTOR SHALL BE RESPONSIBLE FOR DAMAGES TO SUCH  UTILITIES CAUSED AS
A RESULT OF THE IRRIGATION INSTALLATION.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPENSATING THE OWNER AND/OR THE OWNER'S
REPRESENTATIVE FOR ANY DESIGN CHANGES MADE AS A RESULT OF DEVIATION BY THE CONTRACTOR FROM THE
PLANS AND SPECIFICATIONS OR DUE TO ERRORS, FAULTY MATERIAL OR FAULTY WORKMANSHIP.

THE CONTRACTOR SHALL INSTALL THE SPECIFIED SYSTEM IN ACCORDANCE WITH THE INDUSTRY STANDARDS AND
THE ATTACHED PLANS, SCHEDULES, NOTES, DETAILS, AND SPECFICATIONS.

11.

12.

13.

14.

IRRIGATION DESIGN IS DIAGRAMMATIC.  ALL PIPING, VALVE, ETC.. SHALL BE LOCATED WITHIN LANDSCAPE AREAS.
PIPING AND EQUIPMENT IS SHOWN OUTSIDE OF PLANTED AREAS FOR DRAWING LEGIBILITY ONLY.

15.

DRIP TUBING SHALL BE INSTALLED BELOW MULCH LAYER AS DETAILED.  SUPPLY AND EXHAUST HEADERS SHALL BE
INSTALLED BELOW GRADE AT DEPTHS SHOWN.

6.

7.

8.

9.

SECURE DRIP TUBING AT A CONSISTENT ROW SPACING WITH NETAFIM #TLS6 SOIL STAPLES OR 6" JUTTE MATTE
STAPLES NO GREATER THAN 36" ALONG LENGTH OF  TUBING.  USE TWO STAPLES IN AN 'X' PATTERN OVER ANY
CHANGES IN DIRECTION OF TUBING.

FOR IN-LINE DRIP IRRIGATION SYSTEMS, INSTALL DRIP TUBING AS SHOWN ON PLANS AND AS DESCRIBED BY
CONSTRUCTION DETAILS.

DRIP TUBING TO BE LAID DOWN SO THAT EMITTER OUTLETS ARE STAGGERED ON A TRIANGULAR SPACING PATTERN.

1-2" SCH 40 PVC
1-2" SCH 40 PVC
1-2" SCH 40 PVC
1-3" SCH 40 PVC

1-2" SDR 35 PVC

DRIP TUBING
3/4" LATERAL
1" PRESSURE SUPPLY LINE
1 1/4" PRESSURE SUPPLY LINE

1-20 CONTROL WIRES
1-3" SCH 40 PVC1 1/2" PRESSURE SUPPLY LINE

1-3" SDR 35 PVC1-40 CONTROL WIRES

16.

18. ADJUST RADIUS AND ARC OF ROTOR AND SPRAY HEAD NOZZLES AS NECESSARY TO PROVIDE  HEAD TO HEAD
COVERAGE AND PREVENT OVERSPRAY OUTSIDE OF PLANTED AREAS AND ONTO PAVED SURFACE. INSTALL 6"
POP-UP HEADS IN ALL TURF AREAS, INSTALL 12" POP-UP HEADS AT TOP AND BOTTOM OF SHRUB PLANTED SLOPE
AREAS.  PVC LATERALS AT ALL MID SLOPE LOCATIONS SHALL BE INSTALLED ON GRADE AND ALL HEADS AT MID
SLOPE ON RISERS.  ON GRADE HEADS WITH ROTARY NOZZLES REQUIRING 30 PSI SHALL BE INSTALLED ON RAIN BIRD
PA-8S-PRS PRESSURE REGULATING SHRUB ADAPTER.  ON GRADE ROTARY NOZZLES SHALL BE INSTALLED ON RAIN
BIRD PA-8S-P45 PRESSURE REGULATING SHRUB ADAPTER.

PRESSURE LOSS CALCULATIONS

REFER TO PROJECT SPECIFICATIONS FOR INSTALLATION AND MATERIAL REQUIREMENTS  AND METHODOLOGY.
CONTRACTOR SHALL FIELD VERIFY PRESSURE AT POINT-OF-CONNECTION LOCATIONS FOR EACH TAP PRIOR TO
ORDERING MATERIALS OR STARTING ANY IRRIGATION INSTALLATION AND NOTIFY CONSULTANT OF ANY
DIFFERENCE OF 10  PSI AT THE POINT OF CONNECTION.

SYSTEM HAS BEEN DESIGNED BASED ON THE STATIC WATER PRESSURE FROM STATED PRESSURE .  IF
CONTRACTOR FAILS TO NOTIFY CONSULTANT HE ASSUMES FULL RESPONSIBILITY FOR ANY SYSTEM ALTERATIONS
AS DIRECTED BY THE CONSULTANT.

0.6 GPH
PER 12"

HUNTER ECO-MAT IN LINE EMITTER TUBING - 14" o.c. 
12" EMITTER SPACING

IRRIGATION HEAD SCHEDULE:
SYMBOL MODEL NUMBERMANUFACTURER DESCRIPTION DETAIL

NUMBER
OPERATING
PRESSURE

HEAD
SPACING

PRECIP.
RATE

TLF-ELBW-0600, TLF-TEE-0600 SURFACE MOUNTED ELL, TEE
OR CROSS CONNECTION

AS DETAILEDRAINBIRD

IN LINE EMITTER TUBING-18" O.C. EMITTERS
18" O.C. ROW SPACING (SHRUB)

RAINBIRD

RAINBIRD

30 PSIXFS-06-18-XXX
(XXX=SPOOL LENGTH)

GALLONS PER
MINUTE

0.43"/HR0.6 GPH/FT 0'

TWO (2) SQ-QTR NOZZLES ONRAINBIRD
RD-06-S-P30-F BODY- LOW TREES (TWO PER TREE)

2 SQ. SPRAY MICRO NOZZLES ON 6" POP-UP
SPRINKLER SUPPLEMENTAL TREE
IRRIGATION OVER 24" BOX SIZE

0.74"/HR0.12 2'x2'30 PSI

PVC INTAKE/EXHAUST HEADER W/ 600
SERIES TLF ADAPTER FITTINGS

RAINBIRD AIR/VACUUM RELIEF VALVEAVR050
INSTALL AT HIGHEST POINT 

AS DETAILED DRIP LINE FLUSH/BLOW-OUT STUB

13, 14 ON SHT.
LI-5.02

CONTRACTOR TO FIELD VERIFY SIZE, LOCATION AND QUANTITY OF EXISTING STREET SLEEVES INSTALLED UNDER
THE STREET IMPROVEMENT PACKAGE PRIOR TO INSTALLATION OR IRRIGATION SYSTEM, AND NOTIFY CONSULTANT
OF ANY DIFFERENCES.

LATERAL PIPING SHALL BE INSTALLED 12" BELOW GRADE USING SCH 40 BE PIPE, EXCEPT WHERE INDICATED
OTHERWISE ON THESE DRAWINGS.

15-17 ON SHT.
LI-5.02, LI-5.03

17 ON SHT.
LI-5.03

AS DETAILED

18, 19 ON SHT.
LI-5.03

30 PSI

20 ON SHT.
LI-5.03

MODEL NUMBERMANUFACTURER DESCRIPTION
DETAIL

NUMBERSYMBOL

IRRIGATION SCHEDULE:

1 ON SHT.
LI-5.01

PVC PURPLE TREE LATERAL PIPING TO
SUPPLEMENTAL TREE IRRIGATION HEADS

SCH 40 BE -  ALL 3/4" APPROVED 1 - LI-5.01
13 - LI-5.02

ELECTRIC CONTROL DRIP VALVE 8, 10, 11 ON SHT.
LI-5.01, LI-5.02

RAINBIRD 44-NP ACME

RAINBIRD

RAINBIRD
DRIP ZONES LESS THAN 9 GPM 

SCH 40 BE 

0.83"/HR

RW APPROVED RECYCLED WATER SIGN 21 ON SHT.
LI-5.03

PVC IRRIGATION SLEEVE FOR BELOW
PAVING APPLICATIONS (SEE NOTE #10)

SP 10 ON SHT.
LI-5.02

2 - WIRE SURGE PROTECTION W/RAINBIRD IVM-SD
GROUND ROD 

GPM

RECYCLED WATER NOTES

FS-100P SERIES REFER TO
PLANS FOR MODEL

RAINBIRD

SUPERIOR MASTER VALVE3100

F

BY OTHERS BY OTHERS

WATTS BASKET STRAINER97FB-CSSIB BS
W/ 60 MESH SCREEN SIZE AS NOTED ON PLAN

SIZE AS NOTED ON PLAN

RW

PRESSURE REGULATOR - LINE SIZEWILKINS 500 HLR PRV

AR 1" PRESSURE AIR RELEASE VALVEBERMAD 01-ARA

PR 3/4" PRESSURE RELIEF VALVEWATTS 530C

FULL P.O.C
ASSEMBLY SEE
DETAIL 1 - 5 ON
SHT. LI-5.01

W/ NON-POTABLE HANDLE

FLOW SENSOR SIZE AS
NOTED ON PLAN

RECYCLED WATER METER INSTALLED
PER THE STREET IMPROVEMENTS
PLANS SIZE AS NOTED ON PLAN

19.  SOIL AMENDMENT REQUIREMENTS FOR SOD TURF AREAS RECEIVING ECO-MAT DRIP MATTING:
A.  ALL SOIL WITHIN SOD TURF AREAS SHALL BE REMOVED TO THE DEPTH OF THE ECO-MAT (5"-6").
B. REMOVED SOIL SHALL BE THOROUGHLY MIXED WITH THE AMENDMENTS DESCRIBED IN THE LANDSCAPE 

ARCHITECT'S SPECIFICATIONS.  ENSURE ANY ROCKS OR DEBRIS LARGER THAN 2", AND ANY SHARP EDGED 
ROCKS OR DEBRIS ARE REMOVED .  

C.  BEFORE INSTALLING ECO-MAT, RAKE IN TO THE SUB-SOIL, TO A DEPTH OF 1", THE AMENDMENTS DESCRIBED IN
THE LANDSCAPE ARCHITECT'S SPECIFICATIONS.

D. INSTALL ECO-MAT ON SUBSOIL AS DETAILED.
E. INSTALL AMENDED, (PREVIOUSLY REMOVED), SOIL OVER ECO-MAT TO REQUIRED GRADE LEVEL, COMPACTING

TO 80-85% IN 3" LIFTS.  MEET REQUIRED SLOPE GRADES TO DRAIN.  DO NOT OPERATE COMPACTION MACHINERY
DIRECTLY ON ECO-MAT.

F. REVIEW AND FOLLOW MANUFACTURERS INSTALLATIONS SPECIFICATIONS.

2" PRESSURE REG/BASKET STRAINER1 1.20

PESB-XXX-IVM-R-PRS-D

46

a a 8' - 14'RAIN BIRD 6" POP UP HEAD ON RD BODY
(SEE NOTE #18 THIS SHEET)

17' - 23'RAIN BIRD

RAIN BIRD

RD06-S-P45 SPRAY HEAD W/
R-VAN24 ROTARY NOZZLES

RD06-S-P45 SPRAY HEAD W/
R-VAN24-360 ROTARY NOZZLE

45 PSI

45 PSI

45 PSI

c
17' - 23'

RD06-S-P45 SPRAY HEAD W/
R-VAN14 ROTARY NOZZLES

3.48

0.84, 1.68

0.32, 0.63

c c

LI-5.02

14 ON SHT.
LI-5.02

14 ON SHT.

14 ON SHT.
LI-5.02

8' - 14'RAIN BIRD 45 PSIRD06-S-P45 SPRAY HEAD W/
R-VAN14-360 ROTARY NOZZLE

1.27
LI-5.02
14 ON SHT.

a
6" POP UP HEAD ON RD BODY

6" POP UP HEAD ON RD BODY

6" POP UP HEAD ON RD BODY 0.71"/HR

0.71"/HR

0.70"/HR

0.70"/HR

(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

13'-17'RAIN BIRD

RAIN BIRD

RD06-S-P45 SPRAY HEAD W/
R-VAN18 ROTARY NOZZLES

RD06-S-P45 SPRAY HEAD W/
R-VAN18-360 ROTARY NOZZLE

45 PSI

45 PSI

b
13'-17'1.85

0.50, 1.01
b b

14 ON SHT.
LI-5.02

14 ON SHT.
LI-5.02

6" POP UP HEAD ON RD BODY

6" POP UP HEAD ON RD BODY 0.71"/HR

0.71"/HR
(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

RAINBIRD SEE PLANS 2-WIRE CONTROLLER - INTERIOR WALL
MOUN.   REFER TO PLANS  AND DETAILS
FOR MORE INFORMATION.

23 ON SHT.
LI-5.03

e

d

dd

ee

f

f f

XCZ-100-PRBR WITH PURPLE
RECYCLED HANDLE WITH IVM-SOL
SOLENOID

1

RAINBIRD IRRIGATION BOOSTER PUMPVFD BOOSTER PUMP 28 ON SHT.
LI-5.04REFER TO PLANS FOR MODEL NO.REFER TO DETAILS

BP

8' - 14'RAIN BIRD 12" POP UP HEAD ON RD BODY
(SEE NOTE #18 THIS SHEET)

17' - 23'RAIN BIRD

RAIN BIRD

RD12-S-P45 SPRAY HEAD W/
R-VAN24 ROTARY NOZZLES

RD12-S-P45 SPRAY HEAD W/
R-VAN24-360 ROTARY NOZZLE

45 PSI

45 PSI

45 PSI

17' - 23'

RD12-S-P45 SPRAY HEAD W/
R-VAN14 ROTARY NOZZLES

3.48

0.84, 1.68

0.32, 0.63
LI-5.02

14 ON SHT.
LI-5.02

14 ON SHT.

14 ON SHT.
LI-5.02

8' - 14'RAIN BIRD 45 PSIRD12-S-P45 SPRAY HEAD W/
R-VAN14-360 ROTARY NOZZLE

1.27
LI-5.02
14 ON SHT.12" POP UP HEAD ON RD BODY

12" POP UP HEAD ON RD BODY

12" POP UP HEAD ON RD BODY 0.71"/HR

0.71"/HR

0.70"/HR

0.70"/HR

(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

13'-17'RAIN BIRD

RAIN BIRD

RD12-S-P45 SPRAY HEAD W/
R-VAN18 ROTARY NOZZLES

RD12-S-P45 SPRAY HEAD W/
R-VAN18-360 ROTARY NOZZLE

45 PSI

45 PSI

13'-17'1.85

0.50, 1.0114 ON SHT.
LI-5.02

14 ON SHT.
LI-5.02

12" POP UP HEAD ON RD BODY

12" POP UP HEAD ON RD BODY 0.71"/HR

0.71"/HR
(SEE NOTE #18 THIS SHEET)

(SEE NOTE #18 THIS SHEET)

45 PSI5006-PC/FC-SAM-R w/
5000-MPR-30 Q,T,H & F NOZZLE

RAIN BIRD
k

1.40, 2.96, 5.78 0.70"/HR22 ON SHT.
LI��.��

45 PSI 23' - 28'5006-PC/FC-SAM-R w/
5000-MPR-25 Q,T,H & F NOZZLE

RAIN BIRD
j

1.38, 1.98, 3.82 0.70"/HR22 ON SHT.
LI-5.03

jj

kk

mm m
45 PSI5006-PC/FC-SAM-R w/

5000-MPR-35 Q,T,H & F NOZZLE
6" POP-UP ROTOR HEAD w/ 5000 MPR
NOZZLE (SEE NOTE #18 THIS SHEET)

RAIN BIRD 31' - 35'1.92, 3.81, 7.5822 ON SHT.
LI-5.03

0.70"/HR

6" POP-UP ROTOR HEAD w/ 5000 MPR
NOZZLE (SEE NOTE #18 THIS SHEET)

6" POP-UP ROTOR HEAD w/ 5000 MPR
NOZZLE (SEE NOTE #18 THIS SHEET)

27' - 30'

BOOSTER PUMP / PRESSURE BOOST REQUIRED
PRESSURE BOOST REQUIRED: 22 PSI
FLOW REQUIRED 46 GPM
ELEC: 230 / 1 PHASE
REFER TO SHT. LI-5.04 DETAIL 27 FOR ADDITIONAL BOOSTER PUMP INFORMATION

GALLONS PER MINUTE
PLANT TYPE

FIELD SATELLITE UNIT & STATION NO.

ELECTRIC CONTROL VALVE SIZE

HYDROZONE / WATER USE CATEGORY

1 AS DETAILED 0.74"/HR30 PSI12 ON SHT.
LI-5.02

LARGE SPECIMEN TREE
IRRIGATION

1 GPM 

FEBCO 25 ON SHT.
LI-5.04

SCH. 40 WHITE PRESSURIZED LINE -
POOL WASH DOWN -POTABLE QCV'S

SCH 40 BE APPROVED 1 ON SHT. LI-5.01

825YA - LF - 1" RPPA LEAD FREE BACKFLOW PREVENTER -
POTABLE POOL DECK WASH DOWN SYSTEM

55,081 S.F.

HQ5-44RC w/ HK44 and HS-1HUNTER 1" QUICK COUPLING VALVE W/  
KEY AND SWIVEL - POOL WASH DOWN

26 ON SHT.
LI-5.04

MODEL NUMBERMANUFACTURER DESCRIPTION
DETAIL

NUMBERSYMBOL

IRRIGATION SCHEDULE - POTABLE WATER  QCV AT POOL:

RAINBIRD 24 ON SHT.
LI-5.04

XX RPPA LEAD FREE GATE VALVE
POTABLE POOL DECK WASH DOWN SYSTEM

15-17 ON SHT.
LI-5.02, LI-5.03

15-17 ON SHT.
LI-5.02, LI-5.03

46

46

46

46
46

2" RPPA BACKFLOW PREVENTER1 12.0046

PVC PURPLE POT SYSTEMS LATERAL
PIPING TO POTTED PLANTINGS

SCH 40 BE -  ALL 3/4" APPROVED 1 - LI-5.01
27 - LI-5.04

30 PSIREFER TO DETAIL POTTED PLANT ASSEMBLYSEE DETAIL 0'VARIES27 ON SHT.
LI-5.04

0.43"/HR



Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

WATER USE CALCULATIONS IRRIGATION RUN TIME SCHEDULES
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2

2

2

2

2

2

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

1-1
1"DRIP

6
MOD

1-6
1"DRIP

3
MOD

1-2
1"TREE

1
MOD

1-3
1"TREE

5
LOW

1-4
2"TURF ROTR

37
HIGH

LOCATE VALVE BOXES IN SHRUB PLANTING AREA - TYP.

1-5
2"TURF ROTR

40
HIGH
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12 2"

12 2"

11 2"

12 2"

12 2"

11 2"

11 2"

11 2"

11 2"

11 2"
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22

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

1-9
1"DRIP

7
MOD

1-13
1"DRIP

5
MOD

1-22
1"DRIP

3
MOD

1-24
1"TURF ROTR

7
HIGH

1-15
1"DRIP

7
MOD

1-14
1" DRIP

8
MOD

1-12
1" DRIP

6
MOD

1-11
1" TREE

3
MOD

1-23
1"TREE

3
MOD 1-25

1"ECOMAT

1
HIGH

1-10
1"DRIP

7
MOD

a

a a

a a

a

b

b

b

b

1-52
1" POTS

3
MOD

12 2"

12 2"

12 2"

12 2"

12 2"

12 2"

11 2" 2" 2"

2"

2"

2"

2"

1" POTABLE CONNECTION FOR POOL WASH DOWN
QUICK COUPLERS, LOCATED AT THIS APPROXIMATE
LOCATION ON BUILDING.  CONNECT TO BUILDING STUB,
ADAPT TO 1" SCH 40 PVC PIPING AND EXTEND TO THE
QUICK COUPLER LOCATIONS INDICATED

POINT OF CONNECTION #2
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2

2

2

2

2

2

2

1

2

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

1-30
1"DRIP

8
MOD

1-28
1" TREE

5
MOD

1-29
1" DRIP

6
MOD

1-31
1"TREE

3
LOW

1-26
1"TREE

4

1-27
1"DRIP

X
MOD

LOW

12 2"

12 2"

12 2"
12 2"

2"

2"
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2

2

2

2

2

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

1-17
1"TREE

3
LOW

1-18
1"SHRB ROTR

19
HIGH

1-19
1"DRIP

3
MOD

1-21
1"DRIP

4
MOD

1-20
1"TREE

8
LOW

1-16
1"TURF ROTR

21
HIGH

1-8
1"ECOMAT

6
1-7
1"ECOMAT

7
HIGH

HIGH
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e
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LOCATE VALVE BOXES IN SHRUB PLANTING AREA - TYP.

12 2"12 2"

12 2"

12 2"

12 2"

11 4"



DN

EV-
READY

EV-
READY

EV-
READY

EV-
READY

EV-
READY

BPF MBS
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22

2
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2

2
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2

22

2

2

2

2

2

2
2

2

2

22

2

22

2

1

2

2

222

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

2" POTABLE (FUTURE RECYCLED) WATER METER BY CONTRACTOR.
EXTEND PRESSURE SUPPLY LINE AND INSTALL BOOSTER PUMP,
QUICK COUPLER, PRESSURE RELIEF/PRESSURE RELEASE VALVES,
2" PRESSURE REGULATOR, 2" BASKET STRAINER, 2" MASTER
VALVE, 2" FLOW SENSOR, AND QUICK COUPLERS AS DETAILED AND
EXTEND PRESSURE SUPPLY LINE AS SHOWN.  REFER TO
DETAILING.

POINT OF CONNECTION #1

TOTAL IRRIGATED SQ. FT:

METER CIVIL STATION #:
METER ADDRESS:

STATIC PRESSURE:
WORKING PRESSURE:
MAXIMUM GPM:

XX SF TOTAL

0+0.00  LOOP ROAD
XX LOOP ROAD
2"
62 PSI

48 GPM

METER SIZE:

METER INFORMATION:
POC # 1

45 PSI

1-39
1"TREE

6
MOD

1-36
1" DRIP

8
MOD

1-37
1"DRIP

7
MOD

1-38
1"TREE

2
MOD

INTERIOR WALL MOUNTED CONTROLLER "1" 
INSTALL ONE (1) IMPERIAL TECHNICAL SERVICES (ITS) INTERIOR WALL MOUNT CONTROLLER
ENCLOSURE WITHIN POOL BUILDING UTILITY CLOSET
MODEL NUMBER:

1-ICA16-RB8-60 / SP / IQ-GPRS-1 / (XX)IVMSL / IVMSDEC / (XX)IVMSP / (XX)GRD-K

60 STATION RAINBIRD ESP-LX-IVM 2-WIRE CONTROLLER IN ENCLOSURE WITH A RAIN SENSOR,
DECODERS FOR ALL VALVES INDICATED, LINE SURGE DECODERS (CONTRACTOR TO CONFIRM
QUANTITY), A HANDHELD REMOTE AND RECEIVER AND A GROUND ROD/CLAMP KIT.

PULL 120 VOLT ELECTRICAL SERVICE FROM NEARBY ELECTRICAL PANEL -  CONTRACTOR IS
RESPONSIBLE FOR ELECTRICAL CONNECTION TO CONTROLLER.

FLOW SENSOR AND MASTER VALVE ARE TO BE ON THE 2-WIRE PATH WITH THE DECODERS AS NOTED
IN THE DETAILS..

BOOSTER PUMP

1-32
1"DRIP

X

1-33
1"TREE

7

1-34
1"DRIP

8

1-35
1"DRIP

7
MOD

MOD

MOD

LOW

NOTE 1" PRIMARY LATERAL FOR TREE SYSTEM

12 2" 12 2"

12 2"

12 2"

12 2"

12 2"

12 2"

12 2"

11 2"11 2"

1"

1"

11 2"

12 2"

12 2"

12 2"

12 2"

12 2"

12 2"



P1P2P3

TP1

TP2 719 SF
PUMP ROOM

93 SF
CHLOR

12
' X

 1
0'

 O
H 

DO
O

R

12' PLATE

22

2 2

22

2

22

2

2

2

2222
2 2

2

2

2 2 2 2

2

2

2222

P1P2P3

TP1

TP2

ALL IRRIGATION CONTROL VALVES SHALL BE LOCATED IN SHRUB AREAS. SETBACK
FROM FRONT EDGE OF EACH VALVE BOX IS TO BE A MINIMUM OF 1'-0" FROM THE
EDGE OF PAVING OR TURF AREAS WHERE SPACE ALLOWS.

3/4" 1" 1-1/4"

LATERAL PIPE SIZING IS INDICATED BY THE FOLLOWING SYMBOLS:

ALL BUBBLER SYSTEM PIPING SHALL BE 3/4" UNLESS OTHERWISE NOTED AS 1".

1-1/2" 2" 2-1/2"

ALL IRRIGATION SYSTEMS ARE TO BE HOA MAINTAINED AND ARE SERVED BY
RECYCLED WATER METER AS INDICATED ON THE PLANS.

POTABLE WATER  IRRIGATION SYSTEMS ADJACENT TO RECYCLED
IRRIGATION SYSTEMS ARE SEPARATED BY FENCING, WALLS, OR CURBS.

Aqua Commercial Irrigation
810 Los Vallecitos Blvd., Suite 204

 San Marcos, California  92069
Ph: (760)750-1900 Fax: (760)750-1999

1-51
1"TREE

6
MOD

1-50
1"ECOMAT

2
HIGH

1-49
1"TURF ROTR

10
HIGH

1-48
1"TREE

2
MOD

1-47
1"DRIP

6
MOD

1-46
1"TREE

3
LOW

1-45
1"DRIP

3
MOD

1-44
1"DRIP

5
MOD

1-43
1"TREE

4
MOD

1-42
1"DRIP

8
MOD

1-41
1"DRIP

6
MOD

1-40
1"DRIP

6
MOD

b

b

b

b

b

b b b

b b

bb

11 2"

11 2"

12 2"
12 2" 11 2" 11 2"

12 2" 12 2" 2" 11 2"11 2"2"
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Attachment C 

CITY OF TRACY 
DETERMINATION OF THE 

DEVELOPMENT SERVICES DIRECTOR 
 

Application Number D23-0001 
 

A determination of the Development Services Director approving a Development Review Permit for the 
Amenity Center within the Tracy Village Subdivision and Specific Plan, located at the southeast corner of 
Valpico and Corral Hollow Roads (Assessor’s Parcel Numbers 244-030-03 and 04).  The owner DRP CA 
6, LLC, and Applicant is Alex Raymond, Permit Advisors. 
 
Staff has reviewed the application and determined that the following City regulations apply: 
 
 TMC Sec 10.08.3920 et seq.:  Development Review 

Tracy Village Specific Plan 
 City of Tracy Design Goals and Standards 
  
The Development Services Director has determined that the proposed project is consistent with the Tracy 
Village Specific Plan Environmental Impact Report (EIR), approved by the City Council on May 18, 2018.  
Pursuant to CEQA Guidelines Section 15183, no additional environmental documentation is required.  An 
analysis of the project shows that there will be no significant on or off-site impacts as a result of this 
particular project which were not already discussed in the Tracy Village EIR.  There is also no evidence of 
any significant impacts to occur off-site as a result of the project, as traffic, air quality, land use and other 
potential cumulative impacts have already been considered within the original environmental 
documentation.  No new evidence of potentially significant effects has been identified as a result of this 
project. 
 
THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE EVIDENCE 
PRESENTED, HEREBY APPROVES THE DEVELOPMENT REVIEW APPLICATION AS DESCRIBED IN 
THE PLANS RECEIVED BY THE DEVELOPMENT SERVICES DEPARTMENT ON APRIL 5, 2023, 
SUBJECT TO THE ATTACHED CONDITIONS OF APPROVAL (EXHIBIT “1”) AND BASED ON THE 
FOLLOWING FINDINGS: 
 
Development Review Findings: 
 

1. The design and location of the proposed amenity center will improve the overall site by 
implementing the regulations and intent of the approved Tracy Village Specific Plan.  These 
buildings and recreational improvements will complement the other buildings on the site, both at 
the project entry of the subdivision, as well as the surrounding houses.  The use of significant 
amounts of windows, clean lines, stone veneer, and metal awnings will match features of the 
adjacent approved houses and other structures such as the gatehouse on the site. 

 
2. The construction of the amenity center will conform to the requirements and the intent of the City 

of Tracy General Plan, Municipal Code, Design Goals and Standards, and the Tracy Village 
Specific Plan.  The proposed amenity center will implement a portion of the original specific plan 
for Tracy’s first active adult community, comprised of five different proposed neighborhoods, 
along with various community amenities.  
 

 
 
_______________________________________________________                 
Jaylen French, Development Services Director 
 
____________________________ 
Date of Action 
 



 
 

Exhibit 1 
 

DEVELOPMENT SERVICES DEPARTMENT 
CONDITIONS OF APPROVAL 
Tracy Village Amenity Center 
Application Number D23-0001 

 
 
A. General Provisions and Definitions 
 

1. These Conditions of Approval shall apply to the real property described as the 
southeast corner of Valpico and Corral Hollow Roads, Assessor’s Parcel Numbers 244-
030-03 and 04, Application Number D23-0001, a 14,185 square foot amenity center 
building, a 1,018 square foot pool pavilion, a 986 square foot pump house and a 234 
square foot farm shed.  The amenity center complex also includes parking and various 
outdoor recreational facilities, including a pool, community garden, pickle ball courts, 
bocce ball courts, shade structures and landscape and hardscape features within the 
590-lot Tracy Village (Regency at Tracy Lakes) subdivision (hereinafter “Project”). 

 
2. The following definitions shall apply to these Conditions of Approval: 

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

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

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

 
c. “City Regulations” means all written laws, rules, and policies established by the City, 

including those set forth in the City of Tracy General Plan, the Tracy Municipal 
Code, Tracy Village Specific Plan, ordinances, resolutions, policies, procedures, 
and the City’s Design Documents (including the Standard Plans, Standard 
Specifications, Design Standards, and relevant Public Facility Master Plans). 

 
d. “Development Services Director” means the Development Services Director of the 

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

 
e. “Conditions of Approval” shall mean the conditions of approval applicable to the 

14,185 square foot amenity center building, a 1,018 square foot pool pavilion, a 986 
square foot pump house and a 234 square foot farm shed.  The amenity center 
complex also includes parking and various outdoor recreational facilities, including a 
pool, community garden, pickle ball courts, bocce ball courts, shade structures and 
landscape and hardscape features within the 590-lot Tracy Village (Regency at 
Tracy Lakes) subdivision, Application Number D23-0001.  The Conditions of 
Approval shall specifically include all Development Services Department conditions 
set forth herein, including all Planning, Building and Engineering division conditions 
set forth herein. 

 
f. “Project” means the real property described as, the southeast corner of Valpico and 

Corral Hollow Roads, Assessor’s Parcel Numbers 244-030-03 and 04, Application 



Conditions of Approval  
Tracy Village Amenity Center 
Application Number D23-0001  Page 2 
 
 

Number D23-0001, a 14,185 square foot amenity center building, a 1,018 square 
foot pool pavilion, a 986 square foot pump house and a 234 square foot farm shed.  
The amenity center complex also includes parking and various outdoor recreational 
facilities, including a pool, community garden, pickle ball courts, bocce ball courts, 
shade structures and landscape and hardscape features within the 590-lot Tracy 
Village (Regency at Tracy Lakes) subdivision. 

 
g. “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. 

 
3. The Developer shall comply with all laws (federal, state, and local) related to the 

development of real property within the Project, including, but not limited to:  the 
Planning and Zoning Law (Government Code sections 65000, et seq.), the Subdivision 
Map Act (Government Code sections 66410, et seq.), the California Environmental 
Quality Act (Public Resources Code sections 21000, et seq., “CEQA”), and the 
Guidelines for California Environmental Quality Act (California Administrative Code, 
Title 14, Sections 1500, et seq., “CEQA Guidelines”). 

 
4. Unless specifically modified by these Conditions of Approval, the Developer shall 

comply with all City Regulations. 
 
5. Pursuant to Government Code section 66020, including section 66020(d)(1), the City 

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

 
B. Planning Division Conditions of Approval 
 

1. Except as otherwise modified herein, the project shall be developed in accordance with 
the plans received by the Development Services Department on April 5, 2023.  Prior to 
the issuance of any building permits, any deviations from the approved site plan or 
elevations shall be evaluated for substantial compliance with the approved plans, to the 
satisfaction of the Development Services Director.  Should any deviations be determined 
not to be in substantial compliance with the approved plans, they shall be reviewed in a 
new Development Review application process. 

 
2. The applicant shall pay all applicable fees for the project, including, but not limited to, 

development impact fees, building permit fees, plan check fees, grading permit fees, 
encroachment permit fees, inspection fees, school fees, or any other City or other 
agency fees or deposits that may be applicable to the project. 
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3. All improvements shall be consistent with the Tracy Municipal Code, Tracy Village 
Specific Plan, Standard Plans, and other applicable City Regulations. 

 
4. Prior to final inspection of certificate of occupancy, on-site circulation signs shall be 

installed to the satisfaction of the Development Services Director. 
 
 

C. Engineering Division Conditions of Approval 
 

C.1. General Conditions 
 
Developer shall comply with the applicable sections of approved documents and/or 
recommendations of the technical analyses/reports prepared for the Project listed as 
follows: 
 
1) “Mitigation Monitoring and Reporting Program for the Tracy Village Project EIR 

Environmental Impact Report”, adopted by the City Council May 15, 2018 
(Resolution No. 2018-087); 

2) “Geotechnical Exploration, Tracy Village, Tracy, California” prepared by ENGEO, 
dated April 12, 2017, and any subsequent amendments or updates; 

 
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 Developer has completed all conditions set forth in this section. 

 
C.4.2 Developer has obtained the approval (i.e. recorded easements for slopes, 

drainage, utilities, access, parking, construction, etc.) of all other public agencies 
and/or private entities with jurisdiction or interest over the required public and/or 
private facilities and/or property. Written permission from affected owner(s) will 
be required to be submitted to the City prior to the issuance of the Grading 
Permit.   

 
C.4.3 Developer has obtained a demolition permit to remove any existing structure 

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

 
C.4.5 The Improvement Plans for all improvements to serve the Project (on-site and 

off-site) including the Grading Plan shall be prepared in accordance with the 
City’s Subdivision Ordinance (Tracy Municipal Code Chapter 12.36), City 
Design Documents as defined in Title 12 of the Tracy Municipal Code, and 
these Conditions of Approval.  

   
C.4.6 On-site Grading Plan shall be prepared on a twenty-four (24) inch x thirty-six 

(36) inch size 20-pound (min.) bond paper and PDF.  These plans shall use the 
City’s Title Block.  Improvement Plans shall be prepared under the supervision 
of, stamped and signed by the Project’s Registered Civil Engineer of Record 
and the Project’s Registered Geotechnical Engineer.  Developer shall obtain all 
applicable signatures by City departments and outside agencies (where 
applicable) on the plans prior to submitting the mylars to Engineering Division 
for City Engineer’s signature.  Erosion control measures shall be implemented in 
accordance with the Grading Plan approved by the City Engineer for all grading 
work.  All grading work not completed before October 15 may be subject to 
additional requirements as applicable. Improvement Plans shall specify all 
proposed erosion control methods and construction details to be employed and 
specify materials to be used during and after the construction. 

 
C.4.7 Payment of the applicable Grading Permit fees which include grading plan 

checking and inspection fees, and other applicable fees as required by these 
Conditions of Approval. 

 
C.4.8 For Projects on property larger than one (1) acre:  Prior to the issuance of the 

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

mailto:stephanie.hiestand@cityoftracy.org
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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).   
 

C.4.9 Developer shall provide a PDF copy of the Project’s Geotechnical Report signed 
and stamped by the Project’s Registered Geotechnical Engineer. The technical 
report must include relevant information related to, but not limited to, soil types 
and characteristics; soil bearing capacity; recommendations of soil and 
pavement compaction, import fill gradation, retaining wall design, slope 
gradients, flexible and in-flexible pavement (including paving calculations such 
as 5-values, gravel factors, gravel equivalence); bore logs; elevation of the 
highest observed groundwater level; infiltration testing at the bottom floor 
elevation of the proposed basin; and other design recommendations or 
geotechnical tests to the satisfaction of the City Engineer. 

 
C.4.10 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 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 the Project’s 
Registered 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 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.  

 

mailto:stephanie.hiestand@cityoftracy.org
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 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 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.  

 
C.4.11 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 (SJMSCP)] from San Joaquin Council of 
Governments (SJCOG).  

 
C.4.12 Developer shall provide a copy of the approved Air Impact Assessment (AIA) 

with an Indirect Source Review (ISR) from San Joaquin Valley Air Pollution 
Control District (SJVAPCD). 

 
C.4.13 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. 

 
C.4.14  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.  Referenced and incorporated herein are Title 11 and 
Title 12 of the Tracy Municipal Code. Exemptions from this condition are further 
clarified in the aforementioned code sections.   

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

and their respective officials, employees, subcontractor, and/or subconsultant 
exposes/encounters/uncovers any 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 



Conditions of Approval  
Tracy Village Amenity Center 
Application Number D23-0001  Page 7 
 
 

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 
of Record.   
 
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 20-pound (min.) bond paper 
and PDF that incorporate all requirements described in the documents 
described in these Conditions of Approval, the City’s Design Documents as 
defined in Title 12 of the Tracy Municipal Code.  Developer shall use the 
latest title block and, if necessary, contain a signature block for the Fire 
Marshal.  Improvement Plans shall be prepared under the supervision of, and 
stamped and signed by a Registered Civil, Traffic, Electrical, Mechanical 
Engineer, and Landscape Architect for the relevant discipline.  Developer 
shall obtain all applicable signatures by City departments and outside 
agencies (where applicable) on the plans 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. 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. 

 
C.5.1.b. 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. 

 
C.5.1.c. A PDF copy of the Project’s approved Geotechnical/Soils Report 

that was prepared for the grading permit submittal. 
 

C.5.1.d. Storm Water - Storm drainage release point is a location at the 
boundary of the Project adjacent public right-of-way where storm 
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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 
design of the permanent storm drainage connection shall be shown 
on the Grading Plans with calculations for the sizing of the storm 
drain pipe(s), and shall comply with the applicable requirements of 
the City’s storm water regulations adopted by the City Council in 
2012 and any subsequent amendments.  Developer shall also 
comply with and/or construct the recommended mitigations as 
described in the storm drain technical memorandum.   
 
Developer and its heirs shall be responsible for repairing and 
maintaining the on-site storm water treatment system at the 
Developer’s (and heirs’) sole cost and expense.   
 

C.5.1.e 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.   
 

C.5.1.f 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 
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improvements related to the Project.  Developer shall be 
responsible for notifying business owner(s) and users, regarding 
construction work. The written notice, as approved by the City 
Engineer, shall be delivered to the affected residents or business 
owner(s) at least seventy-two (72) hours before start of work.  Prior 
to starting the work described in this section, the Developer shall 
submit a Work Plan acceptable to the City that demonstrates no 
interruptions to the water supply, and Traffic Control Plan to be 
used during the installation of the off-site water mains and 
connections. 
 

The Project’s water service connections shall use a remote-read 
(radio-read) master water meter 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 per City Regulations and shall not in the 
driveway.  Other proposed locations shall be approved to the 
satisfaction of the City Engineer.   
 

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. 
 

C.5.1.g 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 Documents 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.  

 
Along the Project frontage, Developer shall construct a landscaped 
and irrigated parkway. Landscape and irrigation plans shall be 
prepared on a 24-inch x 36-inch size 20-pound (min.) bond paper 
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and PDF 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.  

 
A.5.2. Joint Trench Plans and Composite Utility Plans, prepared on a twenty-four 

(24) inch x thirty-six (36) inch size 20-pound (min.) bond paper and PDF for 
the installation of dry utilities such as electric, gas, TV cable, telephone, and 
others that will be located within a PUE, if existing, 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). 

 
A.5.3. Payment of applicable fees required by City Regulations, and these 

Conditions of Approval including but not limited to plan checking, grading, 
construction inspection, agreement processing, encroachment permits, and 
testing fees.   

 
A.5.4. Project Engineer’s reasonable cost estimate that summarizes the cost of 

constructing all the public improvements shown on the Improvement Plans.  
 

A.5.5. Traffic Control Plan - Prior to starting the work for any work within City’s right-
of-way, the Developer shall submit a Traffic Control Plan (TCP).  TCP can be 
split among the different construction phases.  TCP will show the method and 
type of construction signs to be used for regulating traffic at the work areas 
within these streets. TCP shall conform to the Manual on Uniform Traffic 
Control Devices as amended by the State of California, latest edition 
(MUTCD-CA). TCP shall be prepared under the supervision of, signed and 
stamped by a Registered Civil Engineer or Registered Traffic Engineer. 

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

 
A.5.6. 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 either pinned and recessed into the 
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pavement or ramped on all sides.  Ramps will be made of cold-mix asphalt 
concrete, 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 has satisfied all conditions in C.1 through C.4 in these Conditions 

of Approval and has obtained a City approved Grading Permit.  
 

C.6.2 Developer shall pay any applicable development impact fees. 
 

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 Developer has satisfied all conditions in C.1 through C.6 in these Conditions 

of Approval.  
 

C.7.2 Prior to improvement acceptance, Developer submitted the Storm water 
Treatment Facilities Maintenance Agreement (STFMA) to the Utilities 
Department.  

 
C.7.3 Developer has satisfactory completed construction of all required/conditioned 

improvements.  Unless specifically provided in these Conditions of Approval, 



Conditions of Approval  
Tracy Village Amenity Center 
Application Number D23-0001  Page 12 
 
 

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). 

 
C.7.4 Certified “As-Built” On-site Grading and Off-Site Improvement Plans (or 

Record Drawings) - Prior to improvement acceptance, Developer shall cause 
its design professionals(s) to prepare Certified “As-Built” grading and off-site 
Improvement Plans (or Record Drawings).  Said Record Drawings shall be 
prepared on a twenty-four (24) inch x thirty-six (36) inch size 4-millimeter-
thick polymer film (mylar).  Developer shall re-obtain all signatures from 
outside agencies prior to submitting the Record Drawings to the City.   

 
C.7.5 Prior to improvement acceptance, Developer shall be responsible for any 

repairs or reconstruction of street pavement, curb, gutter, sidewalk and other 
public improvements associated with the Project, if determined by the City 
Engineer to be in poor condition or damaged by construction activities related 
to the Project. 

 
C.7.6 Prior to improvement acceptance, Developer has completed the ninety (90) 

day public landscaping maintenance period. 
 
C.7.7 Prior to improvement acceptance, 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. 
 

C.7.8 Survey Monuments – Prior to improvement acceptance, Developer shall 
submit centerline tie sheets, corner records, a record of survey, etc. for the 
following:  new public streets; re-established survey monuments, damaged, 
destroyed, altered, and/or reconstructed any existing curb returns, survey 
monuments and/or benchmarks.  Any survey document will be submitted to 
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.7.9  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. 

 
C.7.10 Prior to improvement acceptance, Developer shall submit warranty bonds. 
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C.8 Special Conditions 
 

C.8.1 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. 

 
C.8.2 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. 

 
C.8.3 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. 

 
C.8.4 Prior to acceptance of the public improvements, Developer shall cause its 

design professional to provide to the City in both AutoCAD format, and Shape 
File format (both in versions approved by the City), the public improvements 
associated with this Project.  

 
C.9  Utility Plans 
 

   C.9.1.     Farmscape Community Garden Area 
      When recycled water becomes available to the Tracy Lakes subdivision, use 

of recycled water for irrigation of the Farmscape Community Garden planting 
areas will not be permitted: a domestic water meter connection from the 
potable water system will be required for irrigation water service to the 
Farmscape Community Garden. 
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D. Building Division Conditions of Approval 

 
D.1       At time of permit application, the applicant shall submit van accessible 
parking          spaces and access aisles per CBC 11B-502. 
 
1. Prior to construction of any structures, applicant must submit construction 

documents, plans, specifications and/or calculations to the Building Safety 
Division, which meet all requirements of Title 24 California Code of Regulations 
and City of Tracy Municipal Codes, as applicable. 
 

2. At the time of building permit application submittal, applicant shall provide 
plans that show an accessible route of travel to the public right-of-way and all 
other exterior amenities per 2019 California Building Code (CBC) 11B-206.2. 

 
 

3. At time of building permit application, applicant to justify location of accessible 
parking stalls in comparison to the main entrance. Per CBC 11B-208.3.1, 
accessible parking spaces shall be located on the shortest accessible route 
from parking to an entrance. 
 

4. At time of building permit submittal, applicant to justify building area based on 
construction type and occupancy as per CBC Table 506.2, CBC 508 and show 
any rated wall assemblies as per CBC 706. 

 
 

5. At time of building permit, applicant to indicate if there will be any storage of 
hazardous materials and provide hazardous materials inventory report by a 
qualified individual to justify quantity. 

 

E.  South San Joaquin County Fire Authority Conditions of Approval 

 
E.1.   Prior to construction, applicant shall submit construction documents to the South San 

Joaquin County Fire Authority for review and approval.  
 

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

 
b.   Deferred submittals for fire sprinkler system, fire protection water supply, and   

fire alarm system shall be listed on the coversheet. Each deferred submittal 
shall be submitted, reviewed, and approved by SSJCFA prior to installation.  

 
c. A request for fire flow shall be submitted to the South San Joaquin County Fire 

Authority and results shall be approved by the Fire Marshal prior to 
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construction. Fire flow requirements shall be in accordance with CFC 
Appendix B.  

 
E. 2.    Engineering and building permit applications received by our offices are subject to 

the current fee schedule for South San Joaquin County Fire Authority. Contact our 
offices for additional information.  

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

submittal of construction documents.  
 
b. Additional plan review fees, minimum inspection fees and administrative fees 

are calculated on approval of project and shall be paid prior to issuance of 
permit.  

 
c. Permit holder is responsible for any additional inspection fees incurred and 

shall be paid prior to final inspection.  
 

E. 3.     Prior to construction, all-weather fire apparatus access roads shall be installed. Fire 
apparatus access roads during construction shall have a minimum 20’ unobstructed 
width in accordance with CFC §503.  

 
E.4       All hydrants shall be installed, inspected and tested prior to bringing combustible 

materials onsite, including storage.  
 

E.5       Prior to construction, an address must be posted at the construction site entrance. 
Address must be a minimum of 4 inches high by ½ inch numerals. Address must be 
provided so that emergency service personnel can locate the construction site in the 
event of an emergency.  

 
E.6       Additional comments may occur upon submittal of construction documents.  
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