COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR PUBLIC HEARING
MEETING AGENDA

Thursday, January 2, 2025, 2:00 P.M.

Tracy City Hall, Conference Room 203, 333 Civic Center Plaza, Tracy

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

During the upcoming Director Public Hearing meeting, public comment will be accepted via the
options listed below. All interested persons are invited to participate by:
e joining the meeting via Microsoft Teams by:
= viewing the Public Hearing Login information at
https://www.cityoftracy.org/qovernment/public-notices; or
= visiting the Microsoft Teams website at https://www.microsoft.com/microsoft-
teams/join-a-meeting and using the following Meeting ID: 251 457 672 559 and
Passcode: XW9tz3Bu; or
= calling the Microsoft Teams teleconference line at (209) 425-4338 Conference ID:
106 011 731# to submit statements orally during the meeting; or
e submitting comments in writing before the meeting by sending written statements to
publiccomment@cityoftracy.org.

MEETING AGENDA

CALL TO ORDER

1. PUBLIC HEARING TO CONSIDER APPROVING A DEVELOPMENT REVIEW
PERMIT, D24-0014, TO CONSTRUCT THE PROJECT, BASED ON THE FINDINGS
CONTAINED IN THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR
DETERMINATION DATED JANUARY 2, 2025.

2. PUBLIC HEARING TO CONSIDER APPROVING A DEVELOPMENT REVIEW
PERMIT, D24-0002, TO CONSTRUCT THE PROJECT, BASED ON THE FINDINGS

CONTAINED IN THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR
DETERMINATION DATED JANUARY 2, 2025.

ADJOURNMENT

Posted: December 31, 2024



https://www.cityoftracy.org/government/public-notices
https://www.microsoft.com/microsoft-teams/join-a-meeting
https://www.microsoft.com/microsoft-teams/join-a-meeting
mailto:publiccomment@cityoftracy.org
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DIRECTOR HEARING STAFF REPORT

DATE January 2, 2025
TITLE Parkway Plaza Starbucks
LOCATION 1102 International Parkway (APN 209-480-05)
APPLICATION TYPE Development Review Permit (D24-0014)
ZONING Cordes Ranch Specific Plan — General Commercial
GENERAL PLAN Commercial
CEQA STATUS Categorically Exempt CEQA Guidelines Section 15162
Genevieve Federighi
PROJECT PLANNER (209) 831-6435
Genevieve.Federighi@cityoftracy.org

PROJECT DESCRIPTION

The proposed project includes construction of a 2,250 square-foot Starbucks coffee shop with,
and related site improvements including 20 parking spaces, a minimum of 12 new canopy
shade trees, new accent trees, new shrubs, and groundcover. The new landscaping will aid in
screening the drive-thru lanes from the public right-of-way, International Parkway, and provides
a minimum of 40% of the designated parking area to be shaded at tree maturity in accordance
to the City standards.

The architectural design and elements proposed on the structure, such as the covered entry
and various materials with breaks, both horizontally and vertically, create a visually appealing
structure. High-quality materials are being used on the structure including brick veneer, wood
accent panels, and metal accent panels. All roof-mounted equipment will be screened by a
parapet wall. Landscape planters have been incorporated at the entrance of the business to
provide an enhanced sense of arrival as encourage by the City’s Design Goals and Standards.

The proposed coffee shop is a permitted use for the General Commercial land use designation
in the Cordes Ranch Specific Plan. The site also has a land use designation of Commercial in
the General Plan which also permits eating and drinking establishments. The proposed project
meets or exceeds all City standards.

RECOMMENDATION

Staff recommends that the Community and Economic Development Director approve a
Development Review Permit, D24-0014, to construct the Project, based on the findings
contained in the Community and Economic Development Director Determination dated January
2, 2025, Attachment C.
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ATTACHMENTS

A: Location Map

B: Plans Set dated December 19", 2024

C: Community and Economic Development Director Determination
Exhibit 1 — Conditions of Approval
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DATE: 12/04/2024
MCG JOB #: 24.027.05
DATE REVISIONS

(©MCG ARCHITECTURE 2024 ALL RIGHTS RESERVED

NOTE: This information is conceptual in nature and is subject to
adjustments pending further verification and Client, Tenant, and
Governmental Agency approvals. No warranties or guaranties of
any kind are given or implied by the Architect.
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DRIVE-THRU COFFEE SHOP AT
INTERNATIONAL PARKWAY & DAYLIGHT ROAD

1102 INTERNATIONAL PARKWAY

TRACY, CA 95377
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Attachment B
PROJECT DIRECTORY

APPLICANT: STARBUCKS
2401 UTAH AVENUE SOUTH
SEATTLE, WA 98134
Tel. No.: (714) 477-2816
ARCHITECT: MCG ARCHITECTURE

1501 W FOUNTAINHEAD PARKWAY, SUITE 321
TEMPE, AZ 85282

Tel. No.: (602) 813-0778

Contact: JORGE CALDERON

E-Mail: JCALDERON@MCGARCHITECTURE.COM

SITE DATA

A.P.N.NO.:
EXISTING ZONING:

5779018050, 5779018040
GENERAL COMMERCIAL (C-G)

EXISTING DEVELOPMENT: VACANT LOT
SITE AREA:

GROSS- 0.64 ACRES (27,724.6 S.F.)
NET- 0.39 ACRES (17,049 S.F.)
FLOOR AREA RATIO: .081 PROVIDED
(ALLOWABLE 0.5)

PROPOSED USE: RESTAURANT (DRIVE-THRU)

CONSTRUCTION TYPE: V-B
OCCUPANCY: B
BUILDING AREA: 2,250 SF
PARKING REQUIRED:
DINING: 1/45SQ. FT. CUSTOMER AREA
422 /45 SQ. FT. 10 SPACES
ALL OTHER AREA: 1/250 SQ. FT.
1,828 / 250 SQ. FT. 8 SPACES
TOTAL REQUIRED: 18 SPACES
PARKING PROVIDED: 20 SPACES
ACCESSIBLE SPACES REQUIRED: 1 SPACE
ACCESSIBLE SPACES PROVIDED: 2 SPACE

PROJECT SCOPE OF WORK:

PROPOSED NEW DEVELOPMENT OF A 2,250 SF SINGLE STORY
DRIVE-THROUGH COFFEE SHOP RESTAURANT AND NEW TRASH
ENCLOSURE.

LEGEND:

seleseleoe.s)| LANDSCAPED AREA
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KEYNOTES

A/C PAVED SURFACE

CONCRETE DRIVE-THRU LANE
ACCESSIBLE PARKING STALL AND RAMP
ACCESSIBLE SIGNAGE

WAYFINDING GRAPHIC

DRIVE-THOUGH LANE CLEARANCE BAR
DRIVE-THROUGH DIRECTIONAL SIGN
PRE-ORDER MENU BOARD

DIGITAL MENU / ORDER BOARD

10. 5 PANEL MENU BOARD

11. DRIVE-THROUGH LANE EXIT SIGN

12. TRASH ENCLOSURE

13. CONCRETE SIDEWALK

14. BICYCLE PARKING

15. EV READY CHARGING

16. FUTURE EV CHARGING

17. PROPOSED BLDG STEP-DOWN TRANSFORMER & DISC. SWITCH
18. PROPOSED EV STEP-DOWN TRANSFORMER & PANEL
19. LIGHTING TYPICAL

20. ELEVATED PLANTERS

21. NOT USED

22. RAISED TRUNCATED DOME
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VICINITY MAP

SHEET TITLE:

SITE PLAN

SHEET NUMBER:
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MATERIALS LEGEND:
FINISHES [

EXTERIOR FINISH

METAL CANOPY

ALUMINUM STOREFRONT

BUILDING SIGNAGE

WALL PANELS

METAL DOOR - PAINTED TO MATCH ADJACENT
ROOF SCREEN WIDE RIBBED PANEL
CONCRETE CURB

SOLID SURFACE WINDOW SHELF

10. MURAL ON STUCCO
Ll Ll 11. LIGHTING REFER TO PHOTOMETRICS CUT SHEETS

COLORS

CONOOAWN S

ROOF LINE BEYOND. TYP.

A ] [ B ] 4l - |1 B J[7[ B | 2| B

TOP OF PARAPET TOP OF PARAPET
o o
A. BRICK VENEER
TOP OF CANOPY TOP OF CANOPY MANUFACTURER: ELDORADO STONE
o o PRODUCT: TUNDRABRICK
% & COLOR: HARTFORD
BOTTOM OF CANOPY BOTTOM OF CANOPY
5
b Eo . '
| |
B T @ |
o
FINISH FLOOR ® | FINISH FLOOR
B. METAL PANEL, ACCENTS

MANUFACTURER: NEWCASTLE METALS
PRODUCT: STANDING SEAM WALL PANELS
COLOR NAME: RAL7013 BROWN GREY

SOUTH ELEVATION 3 EAST ELEVATION

SCALE: 3/16"=1'-0" SCALE: 3/16"=1'-0"

C. WALL PANEL /ACCENTTILE
MANUFACTURER: THERMORY
PRODUCT: BENCHMARK
COLOR NAME: RED OAK C57

7l B | 1 B | 5] ¢ Jls] B J[2| B |

TOP OF PARAPET TOP OF PARAPET
o ©
. a D. SOFFIT PANEL
MANUFACTURER: THERMORY
PRODUCT: BENCHMARK
COLORNAME:  RED OAK C57
TOP OF CANOPY TOP OF CANOPY
o o
BOTTOM OF CANOPY BOTTOM OF CANOPY
D
o )
E. SOLID SURFACE
"DESIGNER WHITE" BY: CORIAN
FINISH FLOOR FINISH FLOOR
CURB - WITH METAL PANEL - TYP. f1 1] A ][] B | i ] DOWNSPOUT - TYP. 11 8 B |
NORTH ELEVATION 1 WEST ELEVATION
SCALE: 3/16"=1'-0" SCALE: 3/16" = 1'-0"

F. STOREFRONT
MANUFACTURER: KAWNEER
PRODUCT: TRIFAB VERSAGLAZE 451/451T(FRONT SET)
COLOR NAME: #29 BLACK ANODIZED

GENERAL NOTES

1. SIGNAGE UNDER SEPARATE PERMIT AND SUBMITTAL

DRIVE-THRU COFFEE SHOP T R R SR e
INTERNATIONAL PARKWAY & DAYLIGHT ROAD
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MATERIALS LEGEND:
FINISHES

1. EXTERIOR FINISH

2. METAL CANOPY

3. ALUMINUM STOREFRONT

4. BUILDING SIGNAGE

5. WALL PANELS

6. METAL DOOR - PAINTED TO MATCH ADJACENT
7. ROOF SCREEN WIDE RIBBED PANEL

8. CONCRETE CURB

9. SOLID SURFACE WINDOW SHELF

10. MURAL ON STUCCO

COLORS

PROTECTIVE WIRE MESH.
FINISH TO MATCH BUILDING
CANOPY

8" CMU BLOCK WALL (TYP.)
BRICK VENEER FINISH TO
MATCH BUILDING

A. BRICK VENEER
MANUFACTURER: ELDORADO STONE
PRODUCT: TUNDRABRICK
COLOR: HARTFORD

TRASH ENCLOSURE FRONT 5 TRASH ENCLOSURE PERSPECTIVE B. METAL PANEL. ACCENTS
MANUFACTURER: NEWCASTLE METALS
SCALE: 3/8"=1'-0" SCALE: PRODUCT: STANDING SEAM WALL PANELS

COLOR NAME: RAL7013 BROWN GREY
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COLOR NAME: #29 BLACK ANODIZED
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SITE CROSS PLAN

SCALE: 1"=40-0" @

DRIVE-THRU COFFEE SHOP

24027.05

INTERNATIONAL PARKWAY & DAYLIGHT ROAD

SHEET TITLE:
SCALE: 1/4 = 11- 0" 1102 VICTORY PARKWAY SITE CROSS SECTION
I — TRACY, CA
SHEET NUMBER:
©MCG ARCHITECTURE 2024 ALL RIGHTS RESERVED
NOTE: This information is conceptual in nature and is
subject to adjustments pending further verification and
Client, Tenant, and Governmental Agency approvals. No
warranties or guaranties of any kind are given or implied by
the Architect.
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TOP OF PARAPET
I

SINGLE PLY ROOF MEMBRANE

OVER INSULATION. —[

1 j T
FUTURE CEILING

2'- 6" MINL

22'

10'

FINISH FLOOR

5 EAST/WEST BUILDING SECTION

SCALE: 1/4"=1"'-0"

PARAPET TO SCREEN
ROOF TOP UNITS

PARAPET WALL
BEYOND

ROOF TRUSSES

WOOD SOFFIT / /
FUTURE CEILING

WALL BEYOND

STOREFRONT SYSTEM

1 NORTH/SOUTH BUILDING SECTION

SCALE: 1/4"=1'-0"

DRIVE-THRU COFFEE SHOP
106 105 4. s INTERNATIONAL PARKWAY & DAYLIGHT ROAD

24027.05

SHEET TITLE:

DATE REVISIONS SOALE: 116 = -0 1102 VICTORY PARKWAY

o
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WATER EFFICIENT LANDSCAPE REQUIREMENTS

AUTOMATIC CONTROLLER W/ ET DATA, REPEAT CYCLING

MINIMAL DROUGHT TOLERANT TURF - EMPLOYEES AREA ONLY

IRRIGATION ZONES PER PLANT WATER REQUIREMENTS

HUNTER MINI-CLIK RAIN SENSOR/ SOIL MOISTURE SENSOR TO BE SPECIFIED
SOIL AMENDMENTS TO BE INCORPORATED

PLANTER SURFACE AREAS TO BE MULCHED

WATER USAGE TO MEET STATE WATER EFFICIENT LANDSCAPE STANDARD

BARK MULCH-ALL PLANTERS NOT DESIGNATED FOR ROCK, D.G. OR SEEDING.
CHIPPED OR SHREDDED WOOD PINE OR FIR WASTE MULCH - PLACE 4" MIN. DEPTH
OF SHREDDED NON-FLOATABLE WOOD WASTE FROM A LOCAL PRODUCER.

3/4"- 2" LENGTH COLOR BROWN W/ NO VISIBLE CONTAMINANTS

PLACE 4" MIN. DEPTH OF BARK IN ALL PLANT BASINS IN ROCK MULCH AREAS.

2'-4' DIA. FRACTURED ROCK BOULDERS. BOULDER COLOR

AND TEXTURE TO BLEND WITH TAN ROCK MULCH. BURY BOULDER BY }4
IN SOIL AND OR DG. MULCH.

4" MINIMUM DEPTH OF 4"-8" HIDDEN CANYON FRACTURED TAN ROCK AS

AVAILABLE FROM SAN BENITO SUPPLY.

PLACE OVER DEWITT PRO 5 LANDSCAPE FABRIC.

TREAT WITH A PRE-EMERGENT HERBICIDE PRIOR TO PLACING FABRIC. INSTALL FABRIC
PER MFG.DIRECTION. PLACE BARK PER LEGEND IN PLANT BASINS.

3" MINIMUM DEPTH OF DECOMPOSED GRANITE

AS AVAILABLE FROM A LOCAL SOURCE PLACE OVER DEWITT PRO 5 LANDSCAPE FABRIC.
TREAT WITH A PRE-EMERGENT HERBICIDE PRIOR TO PLACING FABRIC. INSTALL FABRIC
PER MFG.DIRECTION. PLACE BARK PER LEGEND IN PLANT BASINS.

PRELIMINARY LANDSCAPE PLAN

SCALE: 1" = 20'-0"

1" =22'

2

20 42 62 22

LANDSCAPE CALCULATIONS:

TOTAL PARKING AREA = 13,895 S.F.
PARKING AREA INCLUDES THE FOLLOWING:
1. PAVEMENT INCLUDING ISLANDS, STALLS, AISLES AND ACCESS DRIVES
2. ADJACENT BUILDING FRONTAGE LANDSCAPE AREA INC. WALKS
3. DRIVE THRU AISLE
PARKING AREA LANDSCAPE REQUIRED = 2,779 S.F. (20% OF PARKING AREA)
PARKING AREA LANDSCAPE PROVIDED = 3,505 S.F. (25%)
NO. OF STANDARD PARKING SPACES = 20
TREES REQUIRED = 4 (1/5 SPACES)
TREES PROVIDED = 12
REQUIRED PARKING AREA SHADE = 5,558 S.F. (MIN. 40% OF PARKING AREA)
PARKING AREA SHADE PROVIDED AT MATURITY = 7,696 (55%)
TOTAL SITE LANDSCAPE AREA: 6,271 S.F (EXCLUDING PARKING LOT LS)
SITE TREES REQUIRED (EXCLUDING PARKING LOT TREES) 1/1000 S.F.= 6 TREES
SITE TREES PROVIDED: 10

(L0
£ dgag,

£ 2

TYP.

ACCENT PLANTING AT PROJECT

PLANT LIST

BOTANICAL NAME
TREES

QUERCUS ILEX
PISTACIA C. 'KEITH DAVEY"
ULMUS 'FRONTIER'

LAGERSTROEMIA 'TUSCARORA'
GINKO B. 'SENTRY"

LANDSCAPE LEGEND

™
-
o
.

EVERGREEN SCREENING SHRUBS

Shade Tree Calculations

tree canopy - 35'-0" tree canopy - 30'-0"

tree canopy - 25'-0"

tree canopy - 20'-0"

122% = 962 ef. 122% = 106 sof. 1©22% = 49| e.f. 1©22% = 314 of.
5% = 121 of. 5% = 529 e.f. 5% = 368 sf. 5% = 235 of.
50% = 48l s.f. 50% = 353 sf. 50% = 245 of. 50% = 157 s.f.
25% = 249 sf. 25% = 176 s.f. 25% = 122 s.f. 25% = 18 sf.
Tree Species Tree Type 100% coverage 75% coverage 50% coverage 25% coverage Totals - sq. ft.
35'-0" dia. @ 15yr. 4 0 0 7,696
30'-0" dia. @ 15yr. 0 0 0 0
25'-0" dia. @ 15yr. 0 0 0
20'-0" dia. @ 15yr. 0 0 0
total 7,696

ARBUTUS U. 'COMPACTA'

ARCTOSTAPHYLOS 'HOWARD MCMINN'

GRASSES

FESTUCA MAIREI

PENNISETUM SETACEUM 'HAMMILIN'

LOMANDRA L. 'BREEZE'
PENNISETUM ORIENTALE

DROUGHT TOLERANT SHRUBS

NERIUM OLEANDER 'PETITE SALMON'

RHAMNUS C. 'MOUND SAN BRUNO'

PHORMIUM 'MONROVIA RED'
ROSMARINUS O. 'TUSCAN BLUE'

CISTUS X 'SKANBERGII'
SALVIA C.'POZO BLUE'

CALLISTEMON 'LITTLE JOHN'

LANTANA 'DWARF YELLOW!'

WESTRINGA F. 'MORNING LIGHT'

BERBERIS T. 'HELMOND PILLAR'

LEUCOPHYLLUM F. 'BERSTAR DWARF"

PERENNIALS
TULBAGHIA V. TRICOLOR'

ACHILLEA 'MOONSHINE

DIETES V. 'VARIEGATA'

STREET TREE PER
IPC GUIDELINES
(FRONTIER ELM)

LARGE SHADE TREE
(HOLLY OAK & CHINESE
PISTACHE)

TALL COLUMNAR DECIDUQOUS
TREE TO ACCENT ENTRY /
EXIT DRIVES (GINKO)

FLOWERING ACCENT TREE
(CRAPE MYRTLE)

EVERGREEN SCREEN SHRUBS 5' MIN. HT.

2'-3' ACCENT BOULDERS

LOW TO MEDIUM FLOWERING SHRUBS
w/ ACCENT PERENNIALS & GRASSES

PROJECT ACCENT PLANTING FLOWERING SHRUBS &
PERENNIAL ACCENT. LARGE BOULDERS w/ GRASS
ACCENTS BARK MULCH w/ HIDDEN CANYON ROCK
ACCENTS

SCREEN PLANTING
EVERGREEN SHRUBS 4' - §'
TALL BARK MULCH

STREET FRONTAGE LANDSCAPE AS
PER 'IPC' GUIDELINES

COMMON NAME SIZE
HYDROZONE

HOLLY OAK 24" BOX or B&B VL
CHINESE PISTACHE 24" BOX or B&B L
FRONTIER ELM 24" BOX or B&B L
CRAPE MYRTLE 24" BOX or B&B L
COULUMNAR GINKO 24"BOX ORB&B L
DW. STRAWBERRY 5 GAL, L
MANZANITA 5 GAL L
ATLAS FESCUE 1 GAL. L
FOUNTAIN GRASS 1 GAL. L
BREEZE MAT RUSH 1 GAL. L
ORIENTAL FOUNTAIN GRASS 1 GAL. L
PETITE OLEANDER 5 GAL. L
COFFEEBERRY 5 GAL. L
NZ. FLAX 5 GAL. L
UPRIGHT ROSEMARY 5 GAL. L
SKANBURG ROCKROSE 5 GAL. L
CLEVELAND SAGE 5 GAL. L
DW. CALLISTEMON 5 GAL. L
DWARF YELLOW LANTANA 1 GAL L
COAST ROSEMARY 5 GAL L
UPRIGHT RED BARBERRY 5 GAL L
TEXAS RANGER 5 GAL. L
SOCIERTY GARLIC 1 GAL. L
YARROW 1 GAL. L
FORT NIGHT LILY 1 GAL. L

NOTE: ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE WITHIN 10' OF PAVEMENT.

WATER REGIME MATURE HABIT

HXW
40' X 40’
50" X 30"
50' X 60’
20' X 12'

45' X 18'

6' X 6' PLANT 6' OC
12' X 15' PLANT 10' OC

2'X 3" PLANT 3'OC
3'X3

3'X 3 PLANT 3'OC
3'X 3" PLANT 3'0C

5' X5 PLANT 5'OC
4'X 5" PLANT 5' OC
4'X 4" PLANT 4' OC
4'X4
3'X 5" PLANT 5' OC
3'X3
3'X5" PLANT 5'OC
2'X5
3'X3
5 X2
3'X3

1"X1.%5
2X2

3'X3

All drawings herein are the
property of GreenDesign
Landscape Architects, Inc. and
may not be reproduced or
used in any capacity without
the written authorization of
GreenDesign Landscape
Architects, Inc.

DRAWN: KH
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SWINGERD

PLOT DATE:

PLOTTED BY:

4 ~
4" X 4-6" X 6" THICK 46
CONCRETE PAD
BACK OF WALK 23 i .
3" MIN —
GURB & GUTTER \ N
=1 [ - :
e / le— PULL BOX- STD. PLAN 146-3.
2" SAND ¢ LOCATE BOX AWAY FROM CURB

AND NEXT TO FOUNDATICN

30" DIA. HOLE TO DEPTH OF 6 FT.
BELOW SIDEWALK GRADE. POUR
FOUNDATION WITH 5 SACKS MIX.
POUR AND FINISH 4" TOP SLAB
FLUSH WITH SIDEWALK.

12" OF 3/4" CRUSHED ROCK

—— CONDUIT RISER - 1 1/2" PVC
SCHED. 40 - 90°

1
; -

g

i

_,_
=

1" ANCHOR BOLTS - 36" LONG WITH
6" OF THREAD. PROVIDE WITH 2 HEX.

NUTS AND 2 FLAT WASHERS. BOLTS,
WASHERS AND NUTS SHALL BE GALVANIZED
MILD STEEL.

30"

PROFILE
N.T.S.
PULL BOX —] f—2 12"
BACK OF

Ix4-6" SIDEWALK
PAD

FELT EXPANSION
JOINT - ALL SIDES
PER STD #128

244 REBAR
12" LONG \ || 3
BACK OF ——

SIDEWALK
=

PULL BOX
STD. PLAN 140-3

Ly

] P

W/ SLIP DOWEL 4
‘Ll L e
I

\

=
FELT EXPANSION
JOINT

C::\, PAD

L o g

FACE OF CURB 5' SIDEWALK %ATNS

N
h

#4 REBAR

10' SIDEWALK FACE OF CURB

NOTES:
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1. SOMETIMES PAD IS TURNED
STANDARD h
TRACY | ResnNo. 2020-031 DATE: February 18, 2020

2. PLANTER AREA CONFLICT WITH STORM DRAINS
REVIEWED BY: /RM aﬂjm}gb STAN 146
- STREET LIGHT
,// POLE FOUNDATION

Prepared By: Leisser M. Checked By: Thomas W.

CITY OF TRACY
-
L
CITY ENGINEER RCE 63173 No.
Thirik Inside the Triangle ™ Rev: Rev:

.

NOTES:

1. THE MAXIMUM DISTANCE BETWEEN STREET LIGHT STANDARDS SHALL BE: 200 FEET ON RESIDENTIAL STREETS, 150 FEET
ON COLLECTORS AND INDUSTRIAL STREETS, 120 FEET ON MINOR ARTERIAL STREETS, 70 FEET ON MAJOR ARTERIAL
STREETS WITHOUT A MEDIAN, AND 120 FEET ON MAJOR ARTERIAL STREETS WITH A MEDIAN. STREET LIGHT STANDARDS
SHALL BE INSTALLED ON ALTERNATING SIDES EXCEPT WHEN MEDIANS ARE TO BE CONSTRUCTED. STREETLIGHTS IN
MEDIANS ARE TO BE INSTALLED USING DOUBLE, 15' MAST ARMS ON 30-FOOT HIGH POLES MAXIMUM 120 FEET APART AND
AT LEAST 20' FROM THE MEDIAN ISLAND NOSE. LIGHTS SHALL BE EVENLY SPACED AS MUCH AS POSSIBLE.

2. WIRING SHALL BE UNDERGROUND IN 1 1/2" MIN. UL APPROVED SCHEDULE 40, HEAVY WALL RIGID PYC CONDUIT.
(SPECIAL CONDITIONS MAY REQUIRE INCREASE OF CONDUIT SIZE AS REQUIRED BY THE NATIONAL ELECTRICAL CCDE.)
ALL CONDUCTORS SHALL BE COPPER.

3. CONDUIT 8YSTEM SHALL BE COMPLETE FROM THE STREET LIGHT TO THE PG&E SOURCE.

4. INSTALL A CONCRETE PULL BOX AT EACH ELECTROLIER PER CITY OF TRACY STANDARDS. MINIMUM SIZE NO. 3-1/2, LID
MARKING - "STREET LIGHT" (LOCKING LID).

5. SEE CITY OF TRACY STANDARD DRAWINGS 146 SHEETS 1-5 FOR ADDITIONAL DETAILS.

6. ALL MATERIALS AND INSTALLATION SHALL BE IN ACCORDANCE WITH SECTIONS 86 AND 87 OF THE LATEST STATE OF
CALIFORNIA STANDARD SPECIFICATIONS

7. WATERPROOF FUSED SPLICE CONNECTORS WITH PROPER 10 AMP FUSE SHALL BE INSTALLED IN EACH PULL BOX
ADJACENT TO A LIGHT STANDARD.

8. WIRE SIZE IN POLE FROM LUMINARIE TO PULL BOX @ BASE OF POLE AND IN UNDERGROUND CONDUITS SHALL BE SIZED
ACCORDING TO CONDUCTOR CHARTS 1-3 PROVIDED ON STANDARD PLAN 146 SHEETS 6-8.

9. THE OWNER OR CONTRACTOR OF ANY LIGHTING PROJECT IS REQUIRED TO FPAY PG&E COMFANY THE CONNECTION FEE
BEFORE ACCEFTANCE BY THE CITY.

10. ALL ELECTROLIERS SHALL HAVE EQUIPMENT GROUNDING CONDUCTORS INSTALLED PER CITY STANDARD PLANS.

11. ALL CONDUIT ENDS IN PULL BOXES OR STANDARDS SHALL BE SECURELY PACKED WITH AN APPROVED SEALANT AFTER
VWIRE IS PULLED.

12. ALL SPLICES IN CONDUCTORS SHALL BE MADE WITH APPRCVED WIRE CONNECTOR AND MADE WATER PROOF BY
APPROVED METHOD. SEE CALTRANS STANDARD PLAN ES-13A.

13. ALL CONDUIT SHALL BE A MINIMUM OF 3' BELOW THE FLOWLINE OF GUTTER EXCEPT WHEN UNDER THE SIDEWALK.
CONDUIT SHALL BE A MINIMUM OF 18" DEEP.

14. THE DEVELOPER OF SUBDIVISIONS SHALL BE REQUIRED TO PROVIDE THE CITY WITH ONE ELECTROLIER FOR EACH
TWENTY (20) ELECTROLIERS (OR FRACTION THEREOF) OF EACH SIZE INVOLVED IN THE TRACT LIGHTING. THE
ELECTROLIERS SHALL BE IDENTICAL TO THOSE INSTALLED IN THE SUBDIVISION. THIS REQUIREMENT WILL BE WAIVED IF
THE TOTAL NUMBER OF ELECTROLIERS INSTALLED IN THE TRACT IS LESS THAN FIVE (5). THE ELECTROLIERS FURNISHED
TO THE CITY SHALL BE COMPLETE, INCLUDING POLE, MAST ARM, LUMINAIRE AND ADEQUATE WIRE TO COMPLETE THE
SPLICE IN THE PULL BOX ADJACENT TO THE POLE BASE AND SHALL BE DELIVERED TO THE CITY AT BOYD SERVICE
CENTER.

15. THE SERVICE POINT AND ALL CONDUIT SHALL BE INSTALLED WITHIN CITY RIGHT-OF-WAY.

16. ANY DEVIATIONS OR SPECIAL PROVISIONS OF THESE STANDARDS WILL REQUIRE PRIOR APPROVAL
BY CITY ENGINEER.

CITY OF TRACY
REVIEVVED BY: ? s @Mb E’iﬁDARD 146

-
L CITY ENGINEER RCE 63173 No.

TRACY | RresNo. 2020031 DATE: February 18, 2020

7

\__ Think Inside the Triangle ™| REV: Rev:

™~

SHEET 4 OF 10

STREET LIGHT
NOTES

Prepared By: Leisser M Checked By: Thomas W.

e ~
1 1/2" MIN DIA. PVC SCHEDULE 40
Fﬂf PIPE TO ELECTROLIER BASE
4 I ™
P || N BOX - CHRISTY N9 OR EQUIVALENT
| ( NO. 3 1/2 STATE SPECIFICATIONS )
L
PVC i il s A i 112" PVC
E_____A/ \L_____B
A f_ _f A
\ Y,
6" MAX EQUIPMENT GROUNDING CONDUCTOR
PLAN SAME SIZE AS THE CIRCUIT CONDUCTORS
N.T.S.
SIDEWALK LEVEL
. 4. 8 v o
i / 7 2" MORTAR
u e <
8 _ ~4L 7. | T8 MM PLASTIC
= h LN SAND
= 4 o . M.
- 4" MIN
o J 11/2" PVC SCHEDULE 40
L
112 PYG e SET BOX ON 12" OF 3/4"
SCHEDULE 40 MAXIMUM CRUSHED ROCK
OR 1/2" MAXIMUM PEA
SECTION A-A GRAVEL.
N.T.S. 6”
NOTES:
1. PULL BOX SHALL HAVE A LOCKING LID
MARKED " STREET LIGHT .
N y,
r REVIEWED BY: STANDARD N
‘A PLAN 146
CITY ENGINEER RCE 63173 No. SHEET 3 OF 10
TRACY | ResNo. 2020031 DATE: February 18, 2020
- STREET LIGHT
Prepared By: Leisser M. Checked By: Thomas W. PULL BOX
\_ Thiok Inside the Triangle ™| REV! Rev. )
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Alphabet by Ledra Brands, Inc. rvine, CA 92618

88 Maxwell ‘ PH:

’* JOB NAME

CONTACT

714.259.9959

FAX: 714.259.9969 ’ AlphabetLighting.com

\ DID 22248 & 22249 &
U3

‘ SERIES N

RD round downlight
( ORDERING CODE ‘ TYPE | RDT round downlight trimless
LED | sw static white
H 07LM 600 Im
o [ 1] Round DOWnIlght 10LM 775 Im
3 13LM 930 Im
w DELIVERED | 15LM 1200 Im
20LM 1430 Im
LUMENS | 251 m 1600 Im
1885 Im
Calculated Delivered Lumens = [Delivered Lumen Value] x [CCT Multiplier] x [Reflector Multiplier]
Standard Configuration: 3000K 80CRI WH65
II eldoLED
COB | Leb - p— cor [ s | sronc | svoo | o | s | soo
LOTRON 27K 2700K
Ao cer | 6B 2000K8 cR 50+ 90+ 80+ {00+ [80+ |90+ | 0+ 90+ 80+ [90+ [80+ |00
40K 4000K oot muitipLER FOR|,) 5 olos1 711,08
50K 500 TMULTIPLER FOR o g5 0960 1(1.00f0 8101 0851 030871 04 A
80 80 CRI
CRI| ggt 90 CRI
HE40 40° high efficiency diffused lens (0.87)
HES50 50° high efficiency diffused lens (0.91)
REFLECTOR | HE70 70° high efficiency diffused lens (0.94)
LM MULTIPLIER | D45 45° diffused with clear lens (0.89)
& D60 60° diffused with clear lens (0.91
WH65 65° brilliant white with clear lens (1.00)
NO LENS OPTION | NL* no lens

DESCRIPTION
The EcoNU3RD is an economical and highly efficient spec grade 3" recessed downlight with though
construction and pleasing aesthetics. Offered standard with premium dimming using EldoLED 1% fli

high-efficiency BrightView diffused lens for smooth light distribution and obscured LED image.

ACCESSORIES | HCL® honeycomb louver

120V
VOLTAGE UNV 120V-277V
347V

tful DAL

10V* 0-10V_1% dimming standard

DIM10¢ eldoLED flicker free 0-10V dimming to 1%
DIM10Z* eldoLED flicker free 0-10V dimming to 0%
eldoLED flicker free DALI dimming to 1%

cker free DALIZ* eldoLED flicker free DALI dimming to 0%
drivers 120V-277V universal voltage. Also offered 347V. Several beam angles available, plus an optional DIMMING | LUT® Lutron Hi-lume EcoSystem dimming to 1%

Soft-on & Fade-to-Black
LUTP® Lutron Hi-lume Premier EcoSystem dimming to 0.1%,
Soft-on & Fade-to-Black

For the trim version, a minimalistic look is achieved with an ultrathin 1/16" trim that is only 5/16" wide. Color ELVS51 leading & trailing edge (Triac/ELV) dimming to < 10%
choices of both trim and bezel are offered for a customized look. For the trimless version, a perforated, mud ELVA5% leading & trailing edge (Triad/ELV) dimming to 1%
up, regressed trim assembly provides for clean, trim free installation. Perforated mud frame’s integrated lip
helps guide the joint compound creating a sharp and clean opening NC new construction with ceiling fitting plate
Ic? insulation contact housin
MOUNTING . i | g
HOUSING ICAT? insulation contact/airtight housing

Electrocoated 16-gauge cold-rolled steel provides enhanced structural reinforcement and rust preve

Superior, UL-certified, injection-molded commercial-grade Lexan™ (PC) is used for the frame and regressed

bezel trim. Lexan provides unmatched durability and impact resistance, and is tested for UV resistance and water BK black

exposure in outdoor applications. The thermally-advanced, anodized heat sink uses 6063 aluminum alloy. Wet WH white

location rated is offered standard. A 90-minute constant-power IOTA emergency battery backup is available. TRIM | MC matte ChN
COLOR WT wheat

MOUNTING BZ bronze

OPTIONS | cp?
ntion RET

chicago plenum housing
retrofit, no ceiling fitting plate

Not applicable to trimless option. Do not include in trimless ordering code

An advanced mounting system allows for quick and secure installation with LED and driver ser

Per Project

*Trim and Bezel Color

from below the ceiling. The LED assembly uses die-cast aluminum mounting clamp grips (MCG) that BK black ¢&—————

swing out to tighten onto variable ceiling thicknesses. Integrated rubber feet on each MCG provide a BezeL | WH white

non-slip vibration-resistant installation. The hidden MCG system is accessible from below ceiling by COLOR m?r Wﬁé\;chrome

removing the snap-in lens/bezel assembly with either the included suction cup or a screwdriver blade. Bz S

Integrated bar hangers feature integral toothed nails, T-bar mounting slots with locking holes, tabs for joist

positioning. Retrofit mounting option allows for installation from below ceiling by use of compact driver ELECTRICAL EM7 emergency battery backup, 90 minutes at 7 watts to LED

box. No risk damaging LED or bezel assembly during installation, these are installed during last steps.

Fixture and driver are easily removed for servicing after install without damaging drywall

oPTIONS | EM12

emergency battery backup, 90 minutes at 12 watts to LED

MOUNTING CEILING CEILING New Construction Mounting Length:
DIMENSIONS THICKNESS cuTouT Bar Hangers (included) 14-3/4" to 26" ORDERING CODE
Trim 118 1o 114 3-8/8" dlameter Extension Kit pin: K20266  Extends a pair of Bar Hangers |V
5 Total Mounting Length:
Trimless 3/8" to 1-3/4 3-1/2" diameter “”df’c:r jg‘f{’:m‘y S Follow the steps to specify your fixture, example:
o 4 NU3 - RD - SW - 20LM - 35K - 90 - HE40 - 120 - DIM10 - NC - WH - WH - EM7
LISTINGS SW (LED) POWER
- ETLus Listed to UL1598, cETL Listed to CSA C22.2 #250.0 DELIVERED LM W (80/90 CRI)
- IP65 with lens - Suitable for wet locations with lens - Suitable for damp locations without lens
- Non-conductive, Lexan dead-front construction 600 7
- Made in the USA - meets the requirements of the Buy American provision within the ARRA 755 9
930 1
RATINGS / CERTIFICATIONS NC RET Ic ICAT | cP 1200 3
1430 17
Type non-IC v v 1600 21
Type IC v v v 1885 23
Power Factor 2 0.9
Chicago Plenum (CCEA) v
NOTES
i - — 1. 90 CRiI not available in 2200K or 5000K.
Suitable for air handiing plenums v v 2. IG/ICAT/CP not available in 20LM or 27LM.
3 ailable for D45, DB, or WHBS and is damp location rated
Reduced airflow (with lens) ASTM E283 v v v v v 4 ve as standard. For linear dimming curve add 'LIN" after dimming code, i.e. DIM1OLIN.
5. / only
6. LUT/LUTP not available in 25LM or 27LM,
7. 10V dimming not available in 07LM and 10LM.
LED INFO 8. DIM10 offered in 347V using a dedicated 347V Osram 0-10V 1% Driver; this requires above ceiling access for maintenance of the

- 90 CRI: SDCM = 2-step MacAdam Ellipse, Lumen Maintenance: L, > 49,500 hrs
- 80 CRI: SDCM = 3-step MacAdam Ellipse, Lumen Maintenance: L, > 49,500 hrs

©

9. HGL not availabl e
10.ELV/ELV1 not available i

7V is offered using a miniature Step-Down Transformer integrated with the Electrical Box.

vered lumens by (0.78) and beam spread by (0.80) when honeycomb louver is chosen.

I In a continuing effort to offer the best product possible we reserve the right to change, without notice, speci

ifications or materials that in our opinion will not alter the function of the product.

v12.21.20 |EcoNU3RD | Page 1 of 3

Starbucks Lighting

T:760.477.1244
www.csillumination.com

CATSKILL LED

IP66 RATED

*Accommondates up to 2 lens/shielding media.

‘«’ TITLE 24, JA8 COMPLIANT
B-K LIGHTING

THIS DOCUMENT CONTAINS PROPRIETARY INFORMATION OF B-K LIGHTING, INC. AND ITS RECEIPT OR POSSESSION DOES NOT CONVEY ANY RIGHTS TO REPRODUCE, DISCLOSE ITS CONTENTS, OR TO 09/01/2020 SKU-899
MANUFACTURE, USE OR SELL ANYTHING IT MAY DESCRIBE. REPRODUCTION, DISCLOSURE OR USE WITHOUT SPECIFIC WRITTEN AUTHORIZATION OF B-K LIGHTING, INC. IS STRICTLY FORBIDDEN. SUB001114

CATALOG NUMBER LOGIC

Example: CK - LED - x59 - SP - BZP -10-11- A
MATERIAL

Aluminum
SERIES

CK - Catskill
SOURCE

LED - Chip on Board Technology
LED TYPE

x58 - 12W/2700K/80CRI  x62 - 20W/3000K/80CRI  x66 - 27W/4000K/80CRI

x59 - 12W/3000K/80CRI  x63- 20W/4000K/80CRI  x67 - 27W/2700K/90CRI @
x60 - 12W/4000K/80CRI  x64 - 27W/2700K/80CRI  x68 - 27W/3000K/90CRI @/
x61 - 20W/2700K/80CRI  x65 - 27W/3000K/80CRI  x69 - 27W/3500K/80CRI
OPTICS

SP - Spot (15°)

FL - Flood (35°)

WEFL - Wide Flood (60°)

FINISH (See page 2 for full-color swatches)

Standard Finishes (BZP, BZW, BLP, BLW, WHP, WHW, SAP, VER)
Premium Finish (ABP, AMG, AQW, BCM, BGE, BPP, CAP, CMG, CRI, CRM, HUG, MDS, NBP, OCP,

RMG, SDS, SMG, TXF, WCP, WIR)

Also available in RAL Finishes

LENS TYPE*

9 - Clear (Standard)
10 - Spread
SHIELDING*
11 - Honeycomb Baffle
CAP STYLE

A - 45°

12 - Soft Focus 13 - Rectilinear

B -90°

C - Flush

D - 45° Less Weephole (Interior use only)

E - 90° Less Weephole (Interior use only)

RSP

: RSP22 -4 -11 -BLK -DM10 - BC

ION DATE 8/7/2023

Round Non-Tapered Steel Poles "w

TRACY PARKWAY LIGHTING GE

A — POLE SHAFT

The pole shaft is single piece construction, being fabricated from a weldable grade carbon steel structural
tubing and shall conform to ASTM A500 Grade C with a minimum yield strength of 50,000 psi. The pole
shaft has a full-length longitudinal resistance weld and is uniformly cylindrical in cross-section with round
sides and excellent torsional properties.

GHT EP/

22' 4" 11 1351lbs 4

MOUNTING DESIGNATION

Drilled for 1 Luminaire

C — FINISH

Standard - The standard finish is a polyester thermosetting powder coating applied to the surface of the
substrate to @ minimum of 3 mils for all color finishes.

FINISH

NISH TYPE COLOR

Standard Black

D — HAND HOLE

An oval reinforced gasketed handhole is located 1'-6" above
base with a grounding provision located inside the ring.

WIDTH

o

E — BASE PLATE

The anchor base is fabricated from structural quality
hot rolled carbon steel plate that meets or exceeds a
minimum vyield strength of 36,000 psi. All welds are
performed in accordance with AWS D1.1, latest edition.

F — ANCHOR BOLTS

i
!

Anchor bolts are of commercial quality hot rolled carbon steel that meets
or exceeds yield strength of 55,000 psi. Four properly sized anchor bolts
come with all poles unless otherwise specified. Anchor bolts have the
threaded end galvanized a minimum of 8 inches per ASTM A153.

—wijmi®
il

NIDTH LENGTH

S9N 17"

il
VAT IEin

OPTIONS

Base Cover

Pole to be mounted on a 3' elevated foundation for a 25’ fixture mounting height.

KW INDUSTRIES, INC. | 909 INDUSTRIAL BLVD, SUGAR LAND, TEXAS 77478 | 1-800-275-5944 | KWINDUSTRIES.COM

AREA LIGHTING

RSP | Round Non-Tapered Steel Poles | PAGE 1 OF 2

G carbeo

by ®ignify

Site and Area

OptiForm

Gardco OptiForm site and area luminaires are available in three sizes: small,

medium and large. Featuring the latest in LED technology, OptiForm achieves

up to 192 lumens per watt. Eleven optical distributions are available, suitable for
arange of outdoor lighting applications. OptForm features a unique mounting
system with a two-piece housing for hassle-free installation. Mounting options

include a standard arm, mast arm, and wall mount bracket.
standard feature with every OptiForm luminaire, providing
upgrade assistance throughout the life of the product.

guide

Service Tagis a
maintenance or

example: OPF-S-A01-840-T4M-AR1-120-BL50-L3-BZ

Distribution Mounting Voltage

T2M AR1 UNV

Luminaire Configuration (nom. lumens) Color Temperature
-OPF—S m 840

OPF-8 Site and Area Precision Plus'™ 827' 80CRI2700K
OptiForm (T2M, T3M, TAM, TSMonly) | g36  goCRI 3000K

SmallArea | Ao1  7,000lumens | POT  2,500lumens | 840 8OCRI4000K
A02 9,000lumens | PO2 4,000lumens 727" 70CRI 2700K
AO3 11,000lumens | PO3 6,500 lumens 730 70CRI3000K
A04 15,000 lumens | PO4 9,000 lumens 740 70CRI 4000K
AO5 17,000 lumens | PO5 11,500 lumens 750 70CRI 5000K
AO6 19,000 lumens | PO6 14,000 lumens
AO7 20,000 lumens | PO7 16,500 lumens

P08 19,000 lumens

P09 22,000 lumens

Dimming Controls Sensing

AFR Autofront row LCL LEED corner optic left AR12"  Arm mount 120 120V
T2M Type2medium  LCR LEED corner optic right (standard) 208 208V
T3M Type3medium  BLC Back light control MAR®  Mastarm 240 240V
TAM Type 4 medium  2RL Type 2rotatedleft 90° | WAL ~ Wallmount 277 27V
TAW  Type 4 wide 2RR  Type 2 rotated right 270°| MOS*  Mounting 347 347V
TSN  Type 5 narrow 3RL Type 3rotated left 90° :;g::z;jely 480 480V

T5M  Type 5 medium 3RR  Type 3 rotated right 270°
TSW Type 5 wide 4RL' Type 4 rotated left 90°
4RR' Type 4 rotated right 270°

Options (electrical,
mechanical, etc) Emergency

UNV  120-277V
HVU™®  347-480V

Finish

The following options include 0-10V Driver

none 0-10V dimming driver

DLEAS™ Dimming leads externally
accessible (controls by others)

FAWSS810 Field adjustable wattage selector

L2 PIRsensor, #2lens
(Required if BL5O
is selected)

BL50S™ Bi-level with motion sensor

The following options include SR/DALI Driver

SRDRs#™ SR driver connected to Zhaga socket (D4i)
OMSR®#%  Outdoor multi-sensor

DynaDimmer: Automatic Profile Dimming

CS505”° Security 50% dimming, 7 hours
CM505% Median 50% dimming. 8 hours
Cs3051° Security 30% dimming, 7 hours
CM3051 Median 30% dimming, 8 hours

None Surge protector 10kV/10kA standard EM™2*“15  Emergency ‘ Standard textured finish

. Battery Pack
SP2 Surge protector 20kV/10KA (option) (0-40°C) BK Black
FST"  Single fuse (120, 277, or 347VAC) Available with | WH ~ White
’ precision BZ Bronze
FsS2! Double fuse (208, 240, or 480V) plus optics DG Dark Gray
PCB"2  Photocontrol button connected to PO1-PO3 only | MG Medium Gray
0-10V driver
TRS NEMA Twist-lock 5-pin receptacle

connected to 0-10V driver

TR7® 7-pin twist lock receptacle connected
to D4i compliant driver

TLP™  7-pin twist lock receptacle connected
to D4i compliant driver w/ 3-pin
photocell

EHS Housing machined to accept external
house side shield for field install.
Must be combined with OPF-S-EHS-1
accessory.

Customer specified

ocC Special optional
coloror RAL,
consult factory

sc Special color
(must supply color
chip, requires
factory quote)

Extended leadtime applies. Consult factory for details.
Mounts to a square pole with knockout for 4-5" OD round pole.
Mounts to a horizontal 2-3/8" OD x 5" Long tenon.

> oon =

Must be ordered with mounting accessory. Photocell option (TR7)
must be selected with mounting accessory. See Page 2 for options.

Not available with other dimming control options (mutually exclusive).
Not available with motion sensor (physical restriction).

Must be specified with a motion sensor lens (L2).

Not available with PCB, TR5.

Must be specified with a motion sensor LW, LB.

10. Notavailable with TR7, TLP.

© @ N
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1. Must specify input voltage.
12. Not available in HVU [347-480V].

13. UNV [120-277V] only available for lumen packages PO3-P09. HVU [347-480V]
only available for lumen packages PO6-P09 & A04-AQ7.

14. UNV[120-277V] only available for lumen packages PO4-P09.

15. Not available with Dynadimmer, SRDR, FAWS, FS1,
(physical restriction).

FS2, OMSR, DLEA, BL50

16. Precision Plus Optics (PO1-P09) available only with T2M, T3M, T4M, and T6M

optical distributions and are non-rotatable.

17. OPF-RMB accessory recommended for retrofit applications.
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OLYMPUS LED

IP66 RATED

*Accommodates up to 2 lens/shielding media. Two

lens/shielding prices required.

' J’ TITLE 24, JA8 COMPLIANT
5-K LIGHTING

THIS DOCUMENT CONTAINS PROPRIETARY INFORMATION OF B-K LIGHTING, INC. AND ITS RECEIPT OR POSSESSION DOES NOT CONVEY ANY RIGHTS TO REPRODUCE, DISCLOSE ITS CONTENTS, OR TO 09/01/2020 SKU-900
MANUFACTURE, USE OR SELL ANYTHING IT MAY DESCRIBE. REPRODUCTION, DISCLOSURE OR USE WITHOUT SPECIFIC WRITTEN AUTHORIZATION OF B-K LIGHTING, INC. IS STRICTLY FORBIDDEN. SUBO1115

CATALOG NUMBER LOGIC
Example: OL - LED - x58 - SP/FL - BLP - 9/10-11/11- B
MATERIAL

DATE:

REVISION

DELTA NO:

Aluminum
SERIES

OL - Olympus
SOURCE

LED - Chip on Board Technology
LED TYPE

x58 - 12W/2700K/80CRI  x62 - 20W/3000K/80CRI  x66 - 27W/4000K/80CRI
x59 - 12W/3000K/80CRI  x63- 20W/4000K/80CRI  x67 - 27W/2700K/90CRI @
x60 - 12W/4000K/80CRI  x64 - 27W/2700K/80CRI  x68 - 27W/3000K/90CRI @
x61- 20W/2700K/80CRI  x65 - 27W/3000K/80CRI  x69 - 27W/3500K/80CRI

OPTICS
SP - Spot (15°) FL - Flood (35°)

WFL - Wide Flood (60°)

FINISH (See page 2 for full-color swatches)

Standard Finishes (BZP, BZW, BLP, BLW, WHP, WHW, SAP, VER)
Premium Finish (ABP, AMG, AQW, BCM, BGE, BPP, CAP, CMG, CRI, CRM, HUG, MDS, NBP, OCP,

RMG, SDS, SMG, TXF, WCP, WIR)
Also available in RAL Finishes
LENS TYPE*

9 - Clear (Standard)

10 - Spread 12 - Soft Focus
SHIELDING*

11 - Honeycomb Baffle x 2

CAP STYLE

A -45°

B-90°

C - Flush Lens

D - 45° Less Weephole (Interior use only)

13 - Rectilinear

E - 90° Less Weephole (Interior use only)

Luminaire Schedule LED

Calculation Summary

Project: ESC SHOPPING CENTER

Label Avqg Max Min

Avg/Min

BUILDING ENTRY 10.72 24.58 2.46

4.36

Symbol

Arrangement

Description

DRIVE THRU ENTRY 4.80 6.22 3.21

1.50

NEW LIGHT A-A

GARDCO LED OPF-S-A03-840-T2M - 9840 LUMENS - 25FT MOUNTING HEIGHT

PARKING AND SIDEWALK 3.80 6.31 2.44

1.56

PATIO 6.50 23.95 2.38

2.73

- a

NEW LIGHT A-A TWIN

GARDCO LED OPF-S-A03-840-T2M - 9840 LUMENS - 25FT MOUNTING HEIGHT

SERVICE DOOR 7.82 24.60 3.05

2.56

DOWN LIGHT

NUE3-RD-SW-13LM-30K - 960 LUMENS - 11FT MOUNTING HEIGHT

SITE ENTRY 3.29 4.39 2.47

1.33

STARBUCKS 4.50 30.15 1.83

2.46

WALL SCONCE A

CK-LED-X63-FL-11353040 - 1299 LUMENS - 9FT MOUNTING HEIGHT

.48

L -
©
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e

WALL SCONCE B

OL-LED-X63-FL-1135040 - 2527 LUMENS - 9FT MOUNTING HEIGHT
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CITY OF TRACY

DETERMINATION OF
THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR

Application Number D24-0014

A determination of the Community and Economic Development Director to consider approving a
Development Review Permit, Application Number D24-0014, (hereinafter “Project”), to (1)
Construct a new Starbucks consisting of a new 2,250 square-foot building and other related on-
site improvements located on a 0.39-acre, vacant site at 1102 N. International Parkway,
Accessors Parcel Number 209-480-05; and (2) Determining that this project is categorically
exempt from the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Section 15168 and Section 15162. The applicant is Ryan Abraham, and the Property Owner is
R&B Delta Il, LLC.

Staff has reviewed the application and determined that the following City regulations apply:

1. Cordes Ranch Specific Plan

2. Off-Street Parking Requirements (TMC Sec 10.08.3440, Article 26)
3. Development Review (TMC Sec 10.08.3920, Article 30)

4. City Design, Goals and Standards

The Project consists of the construction of a new Starbucks coffee shop on a 0.39-acre, vacant
site within the Cordes Ranch Specific Plan, consisting of a new 2,250 square-foot building, and
other related on-site improvements. In accordance with CEQA Guidelines Section 15168, and
CEQA Guidelines Section 15162, no further environmental assessment is required, as the
Project is within the parameters of the CRSP Program EIR, no substantial changes have been
determined, in the light of the whole project, that will create new significant environmental
effects that cannot be mitigated under CRSP Program EIR, and no major revisions and/or no
new EIR will need to be made, therefore no further environmental assessment is required.

THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE
EVIDENCE PRESENTED, HEREBY (1) DETERMINES THAT THE PROJECT IS
CATEGORICALLY EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA) PURSUANT TO CEQA GUIDELINES SECTION 15168, WHICH PERTAINS TO
INDIVIDUAL ACTIVITIES BEING CARRIED OUT UNDER AN APPROVED PROGRAM EIR,
AND PURSUANT TO CEQA GUIDELINES SECTION 15162, WHICH PERTAINS NO
SUBSEQUENT EIR SHALL BE PREPARED FOR A PROJECT THAT HAS A CERTIFIED EIR,
UNLESS SUBSTANTIAL EVIDENCE THAT THERE ARE NEW SIGNIFICANT
ENVIRONMENTAL EFFECTS HAS BEEN DETERMINED. THE APPLICANT IS THE RYAN
ABRAHAM, AND THE PROPERTY OWNER IS R&B DELTA II, LLC; AND (2) APPROVES
DEVELOPMENT REVIEW PERMIT APPLICATION NUMBER D24-0014, AS DESCRIBED IN
THE PLANS RECEIVED BY THE COMMUNITY AND ECONOMIC DEVELOPMENT
DEPARTMENT ON DECEMBER 19, 2024, TO CONSTRUCT A STARBUCKS COFFEE SHOP
ON A 0.39-ACRE VACANT SITE AND RELATED SITE IMPROVEMENTS LOCATED AT 1102
N. INTERNATIONAL PARKWAY, ACCESSORS PARCEL NUMBER 209-480-05, SUBJECT TO
THE CONDITIONS OF APPROVAL CONTAINED IN EXHIBIT 1 AND BASED ON THE
FOLLOWING FINDINGS:



Community and Economic Development Director Determination
Application Number D24-0014

January 2, 2025

Page 2

1. The proposal increases the quality of the project site and enhances the property in a
manner that improves the property, the surrounding area, and the citizens of Tracy, because
the establishment, maintenance, and operation of the new coffee shop and related site
improvements are compatible with the land use, design, and operational characteristics of
the neighboring properties within the Cordes Ranch Specific Plan. The restaurant will be
part of the larger development project called West Parkway Village within the Cordes Ranch
Specific Plan (CRSP). The restaurant is complimentary to the existing gas station located on
the site to the south, as well as a new quick-serve restaurant to the south of the site. The
coffee shop will also provide an amenity for the surrounding industrial park.

2. The proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy Municipal
Code, the Cordes Ranch Specific Plan, the City of Tracy General Plan, applicable
Infrastructure Master Plans, and other City regulations as eating and drinking
establishments, such as restaurants, are a permitted use under the General Commercial
land use designation of the CRSP and the General Plan Designation of Commercial, and
the project will comply with all City requirements. The project has incorporated several
architectural features including an outdoor covered entry, enhanced landscaping at the
building entry, and the use of high-quality materials including wood panaeling, brick vener
and metal panel accents. A parapet wall is incorporated into the building design to screen all
roof-mounted equipment from the public right-of-way (along International Parkway). The
project is consistent with the CRSP and the City’s Design, Goals and Standards and all
other City standards.

Forrest Ebbs Date of Action
Community and Economic Development Director
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DIRECTOR HEARING STAFF REPORT

DATE January 2, 2025

TITLE Birla Mixed Use Project

LOCATION 160 & 306 W Sixth Street (APN 235-063-12 & 11)

APPLICATION TYPE Development Review Permit (D24-0002)

ZONING Commercial Business District (CBD)

GENERAL PLAN Downtown

CEQA STATUS Categorically Exempt CEQA Guidelines Section 15332
Genevieve Federighi

PROJECT PLANNER (209) 831-6435
Genevieve.Federighi@cityoftracy.org

PROJECT DESCRIPTION

The proposed project includes the construction of two, mixed-use buildings totaling
approximately 33,500 square feet. The buildings will have commercial suites on the first floor
and residential units on the second floor. Building A has nine commercial suites and ten
residential units. Building B has three commercial suites and four residential units. Additionally,
the project will construct 35 parking spaces, landscaping, and other related improvements. The
plan set can be found in Attachment A.

The site is located on the south side of sixth street between N Central Avenue and Tracy
Boulevard. The project site consists of two adjacent parcels totaling 1.07-acre project site,
located at 160 and 306 W Sixth Street, Accessors Parcel Numbers 235-063-12 and 235-063-11.
The site currently has a damaged structure which will be demolished as part of this project.

The architectural design and elements proposed on the structure are consistent with the
surrounding neighborhood, specifically the City of Tracy Transit Center. High-quality materials
have been incorporated in the project design including brick venerer and various textures of
cement plaster each with a different earth tone. Generous amounts of windows are provided at
each commercial entrance creating an open, welcoming storefront for each business.

The proposed mixed-use project is a permitted use for the Central Business District which the
property is located within. The site also has a land use designation of Downtown in the General
Plan which also permits and encourages mixed-use projects with commercial and residential
uses combined on a site. The proposed project meets or exceeds all City standards.
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RECOMMENDATION

Staff recommends that the Community and Economic Development Director approve a
Development Review Permit, D24-0002, to construct the Project, based on the findings
contained in the Community and Economic Development Director Determination dated January

2, 2025, Attachment B.

ATTACHMENTS

A: Plans Set dated August 15, 2024
B: Community and Economic Development Director Determination
Exhibit 1 — Conditions of Approval



TRACY, CALIFORNIA 95376
(209) 835-2178

SITE DATA ‘ | /
/
NOTES | / =
WEeT | / 1
1 ZONE: (BD (CENTRAL BUSINESS DISTRICT) 6TEEE'II' / 2 e
FH / O |l=|W
2. GENERAL PLAN: DOWNTOWN @ | / 2 & ;
! [,
3. PROPERTY OWNER:  SAI PROPERTIES TRACY 306, LLC \\ | ] A ELE
32512 MONTEREY DRIVE I / =
UNION CITY, CALIFORNIA 95387 ] =Rl
2| =
L. ENGINEER: SCHACK & COMPANY, INC. ElS
DAN R. SCHACK _ 3|
1025 CENTRAL AVENUE ~— 3 |a

~

5. PROPERTY ADDRESS: 160 & 306 W. SIXTH STREET 5

TRACY, CALIFORNIA 95376 (N) 24’ DRIVEWAY

6.  ASSESSORS PARCEL:  235-063-12 & 235-063-11

02/01/24
08/14/24

1. UTILITIES: WATER CITY OF TRACY
SANITARY SEWER  CITY OF TRACY
STORM WATER CITY OF TRACY

TELEPHONE AT&T

CABLE TV COMCAST

ELECTRIC PACIFIC GAS & ELECTRIC
GAS PACIFIC GAS & ELECTRIC

8.  EXTERIOR LIGHTING MOUNTED ON BUILDING OR IN PARKING AREA WILL BE DIRECTED AWAY FROM
ADJOINING PROPERTIES. ILLUMINATION OF (N) PARKING AREAS SHALL MEET MINIMUM STANDARD OF
1-FOOTCANDLE PER SQ.FT

9. ALL WORK WILL CONFORM TO CITY OF TRACY STANDARDS

10.  NEW TRASH ENCLOSURES WILL BE COVERED & HAVE SCREEN WALLS/GATES TO A (MIN) OF 7°-0" HT.
FINISH WILL CONFORM TO BUILDING FINISH IN COLOR & TEXTURES. GATES WILL BE SCREENED SOLID &
OF METAL CONSTRUCTION. SCREEN WALLS WILL BE OF MASONRY CONSTRUCTION

1. STORM DRAINAGE WILL SURFACE FLOW TO ON-SITE CATCH BASIN, THEN BIRECTED TO UNDERGROUND
STORAGE FACILITIES ( APPROX 18,474 CU.FT REQ'D). SEE PRELIMINARY GRADING & UTILITY PLAN,
SHEET DR.2

127.18"

ALL DRAWINGS AND WRITTEN MATERIAL
APPEARING HEREIN CONSTITUTE THE ORIGINAL
AND UNPUBLISHED WORK OF THE ENGINEER
AND THE SAME MAY NOT BE USED,
DUPLICATED, OR DISCLOSED WITHOUT THE
WRITTEN CONSENT OF THE ENGINEER.

12.  EXTERIOR SIGNAGE SHALL CONFORM TG CITY OF TRACY SIGN ORDINANCE, UNDER SEPARATE PERMIT.

13.  CBC OCCUPANCY & CONSTRUCTION: GROUP 'B' (OFFICE) GROUND FLOOR MIXED OCCUPANCY
GROUP ‘M’ (MERCANTILE) GROUND FLOOR MIXED OCCUPANCY
GROUP 'R2' (MULTI-FAMILY)  FIRST FLOOR OCCUPANCY
TYPE 'V-B’ CONSTRUCTION

S0°03'46"E

© Schack & Company, Inc.

14.  BACKFLOW PREVENTION DEVICES FOR ALL WATER LINES SHALL BE INSTALLED PER CITY STD'S.
15.  (E) EASEMENTS & UTILITIES SHOWN ARE PER RECORD INFORMATION

16. PROPERTY IS NOT LOCATED IN A 100 YEAR FLOOD PLAIN

17.  ABBREVIATIONS: Llmlsls
) M= RN
BSL  BUILDING SETBACK LINE (N NEW e T RINEN
(BC  CALIFORNIA BUILDING CODE (E)  EXISITNG <|°|2|5|8
CFC  CALIFORNIA FIRE CODE () FUTURE Ll
PUE  PUBLIC UTILITY EASEMENT (TYP) TYPICAL © L_llJ =
FTP  FOOTPRINT ROW  RIGHT-OF-WAY o g = = g -
STD  STANDARD sf  SQUARE FEET = & g = |2
MIN  MINIMUM W/ WITH o la HIE g ]
F/C  FACE OF CURB |Z>A/C ASPHALT CONCRETE =z lx|: % k] e
@Ls LANDSCAPE AREA ; 8 3|z |3|2 3
Ll b =
AREAS ¢ PARKING §o§§§§§
oS |<<|on |
1. SITE AREA: APN:  235-063-11 25,965 sf (o)
235-063-12 20,589 |:||---|:||:|
TOTAL (107 Ac) 46,554 sf
2. BUILDING ‘A’ AREA: 2-STORY MIXED-USE BLDG .
GROUND FLOOR (COMMERCIAL) 11,200 sf o ()
FIRST FLOOR (APARTMENTS 1142 -0
TGTAL FLOOR AREA 22,341 sf l?l % §
R
~ m
3. BUILDING ‘B’ AREA: 2-STORY MIXED USE BLDG > O .§ H'«'\
GROUND FLOOR (COMMERCIAL) 5,600 sf m L IR
FIRST FLOOR (APARTMENTS 5,542 v ® g 4
TGTAL FLOOR AREA 11,142 sf - g < ;)t?—
L DENSITY: NET LOT AREA PER DWELLING UNIT 2,125 sf EI _lc o 55
L
5. SITE DEVELOPMENT AREAS:  PAVEMENT & HARDSCAPE 19,058 sf KEYNOTES E () § og
LANDSCAPE AREAS 7:22 9' x| S Q):
LANDSCAPE AREAS (UNDER 2' PARKING OVERHANG) ] %
@BUILDING EOOTPRINT 19870 sf (E) STREET LIGHTS TO REMAIN g ; g - S}
TOTAL SITE AREA 46,554
TOTAL SITE AREA REMOVE (E) CURB & GUTTER DRIVEWAY & REPLACE g o g gE
- O
6.  REFER TO PRELIMINARY LANDSCAPE PLAN FOR PLANTING & SHADING RATIOS (£} CURB & GUTTER T REMAN E o
7. PARKING: REQUIRED:
PROPOSED: % sp REMOVE (E) BUILDING & SURROUNDING CONC DOCKS/WALKS
COVERED SPACES 15
STANDARD GUEST SPACES 4 ON-SITE PARKING AREA LIGHTS: SEE SITE DATA NOTE 8 (TYP)
COMPACT GUEST SPACES 2
ACCESSIBLE GUEST SPACES 35 sp |Z> 12'-0"x18'-8" TRASH ENCLOSURE: SEE ELEVATIONS & SITE DATA NOTE 10, THIS SHEET
TOTAL PARKING
@ 8'-0" STEEL TUBE FENCE @ PROPERTY LINE TO RAILROAD LANDS: SEE DETAIL SHEET DR.2
8.  BIKE SPACES: REQUIRED: 5% OF TOTAL PARKING PROVIDED 175 sp /
PROPOSED: BIKE RACK SPACES 2sp 2' VEHICLE OH (TYP) DEVELOPMENT REVIEW /
/
LOCATION MAP 6 CONC CURB (TYP) 6 I T E P ‘ ﬁ N /
/
/
ET1th St o [Z2) CONC WALKS (TYP) /

SCALE: 1"=20"

CENTER MONUMENT SIGN: SEE SITE DATA NOTE 12

9'x18.5" STANDARD PARKING SPACES PER CITY STD'S (TYP) m

I I I
8'x16' COMPACT PARKING SPACES PER CITY STD'S (TYP) 0 20 40’

www.schackandco.com
arch-engr@schackandco.com

¢l
cleJoroIclOIcCICIGICICICICICICICICICICOCHE!
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CITY OF TRACY

DETERMINATION OF
THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR

Application Number D24-0002

A determination of the Community and Economic Development Director to consider approving a
Development Review Permit, Application Number D24-0002, (hereinafter “Project”), to (1)
Construct a two new mixed-use buildings totaling approximately 33,500 square feet and other
related on-site improvements located on a 1.07-acre project site at 160 and 306 W Sixth Street,
Accessors Parcel Number 235-063-12 and 235-063-11; and (2) Determining that this project is
categorically exempt from the California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines Section 15332. The applicant is Schack & Company LLC, and the Property Owner is
SAIl Properties Tracy 306, LLC.

Staff has reviewed the application and determined that the following City regulations apply:

Tracy Municipal Code Central Business District (TMC Sec 10.08.2360)
Off-Street Parking Requirements (TMC Sec 10.08.3440, Article 26)
Development Review (TMC Sec 10.08.3920, Article 30)

City Design, Goals and Standards

PON =

The proposed project includes the construction of two, mixed-use buildings totaling
approximately 33,500 square feet. The buildings will have commercial suites on the first floor
and residential units on the second floor. Building A has nine commercial suites and ten
residential units. Building B has three commercial suites and four residential units. Additionally,
the project will construct 35 parking spaces, landscaping, and other related improvements.

In accordance with CEQA Guidelines Section 15332, no further environmental assessment is
required as the site falls within the Categorical Exemption for infill development.

THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE
EVIDENCE PRESENTED, HEREBY (1) DETERMINES THAT THE PROJECT IS
CATEGORICALLY EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA) PURSUANT TO CEQA GUIDELINES SECTION 15332, WHICH PERTAINS TO INFILL
DEVELOPMENT. THE APPLICANT IS THE SCHACK & COMPANY LLC, AND THE
PROPERTY OWNER IS SAI PROPERTIES TRACY 306, LLC; AND (2) APPROVES
DEVELOPMENT REVIEW PERMIT APPLICATION NUMBER D24-0002, AS DESCRIBED IN
THE PLANS RECEIVED BY THE COMMUNITY AND ECONOMIC DEVELOPMENT
DEPARTMENT ON AUGUST 15, 2024, TO CONSTRUCT A TWO NEW MIXED-USE
BUILDINGS TOTALING APPROXIMATELY 33,500 SQUARE FEET AND OTHER RELATED
ON-SITE IMPROVEMENTS LOCATED ON A 1.07-ACRE PROJECT SITE AT 160 AND 306 W
SIXTH STREET, ACCESSORS PARCEL NUMBER 235-063-12 and 235-063-11, SUBJECT TO
THE CONDITIONS OF APPROVAL CONTAINED IN EXHIBIT 1 AND BASED ON THE
FOLLOWING FINDINGS:

1. The proposal increases the quality of the project site and enhances the property in a
manner that improves the property, the surrounding area, and the citizens of Tracy, because
the establishment, maintenance, and operation of the new coffee shop and related site
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improvements are compatible with the land use, design, and business characteristics of the
neighboring properties within the Central Business District. The mixed use project will
provide additional commercial suites as well as residential units that will be located near
downtown businesses which provides services for the residents and additional customers
for the businesses.

2. The proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy Municipal
Code, the City of Tracy General Plan, applicable Infrastructure Master Plans, and other City
regulations as commercial uses and residential uses are a permitted use under the Central
Business District zone and the General Plan Designation of Downtown, and the project will
comply with all City requirements. The project has incorporated several architectural
features including a mix of high-quality materials including brick veneer and a mix of
different textured cement plaster and earth tone tans and browns. The project is consistent
with the Central Business District and the City’s Design, Goals and Standards and all other
City standards.

Forrest Ebbs Date of Action
Community and Economic Development Director



Exhibit 1

DRAFT

City of Tracy
Conditions of Approval

Birla Mixed-use Project
Development Review Permit, Application Number D24-0002
January 2, 2025

A. General Provisions and Definitions.

A1

A2

General. These Conditions of Approval apply to:

The Project: A Development Review Permit including the construction of two,

mixed-use buildings totaling approximately 33,500 square feet on
a 1.07-acre site consisting of a two new mixed use buildings
totaling approximately 33,500 square-foot and related site
improvements located at 160 and 306 W Sixth Street, Accessors
Parcel Number 235-063-12 and 235-063-11, Application Number
D24-0002.

The Property: The Birla Mixed-use Project is located on an approximately 1.07-

acre site, located at 160 and 306 W Sixth Street, Accessors
Parcel Number 235-063-12 and 235-063-11.

Definitions.

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

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

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

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

“Conditions of Approval” shall mean the conditions of approval applicable to
the Project located at the Property, Application Number D24-0002. The
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A3.

A4.

A5.

AG.

AT.

Conditions of Approval shall specifically include all conditions set forth herein.

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

Compliance with submitted plans. Except as otherwise modified herein, the project
shall be constructed in substantial compliance with the project plans received by the
Community and Economic Development Department on August 15, 2024, to the
satisfaction of the Community and Economic Development 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 the Planning and Zoning Law (Government Code sections 65000, et seq.),
e the California Environmental Quality Act (Public Resources Code sections
21000, et seq., “CEQA”"),
o the Guidelines for California Environmental Quality Act (California
Administrative Code, title 14, sections 1500, et seq., “CEQA Guidelines”),
e 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 the City’s Design
Goals and Standards.

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

B. Community and Economic Development Department, Planning Division Conditions
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B.1.

B.2.

Parking Area. Before the approval of a building permit, the applicant shall submit
the following to the satisfaction of the Community and Economic Development
Director:

B.1.1

B.1.2

B.1.3

B.1.4

B.1.5

B.1.6

Site plans and construction details that demonstrate 12-inch-wide concrete
curbs along the perimeter of landscape planters where such planters are
parallel and adjacent to vehicular parking spaces to provide access to
vehicles without stepping into the landscape planters.

Detailed plans that demonstrate the parking stalls are striped in accordance
with Standard Plan 141.

Detailed plans that demonstrate any sidewalk, landscape planters, or bio-
retention areas perpendicular to parking stalls shall extend up to 24 inches
into the parking stall, including a six-inch concrete curb, in place of wheel
stops where feasible. No credit towards parking lot landscape requirements
shall be given for the resulting additional landscaping.

Bicycle parking spaces shall be provided in accordance with Tracy
Municipal Code Section 10.08.3510.

Detailed plans that demonstrate a minimum of one foot candle power
illumination throughout the parking area as defined in Tracy Municipal Code
Section 10.08.3450.

Parking area lighting shall be designed and installed so that it is directed
downward onto the parking surface and away from the public right-of-way
and adjacent properties.

Landscaping & Irrigation. Before the approval of a building permit, the applicant
shall provide detailed landscape and irrigation plans consistent with the following to
the satisfaction of the Community and Economic Development Director:

B.2.1

B.2.2

B.2.3

Said plans shall demonstrate compliance with the City of Tracy Design
Goals & Standards, and the Tracy Municipal Code Section 10.08.3560 for
parking area landscaping. Said plans shall clearly delineate the property
line and shall include a planting legend indicating, at minimum, the quantity,
planting size, and height and width at maturity.

Each planter shall contain a combination of trees, shrubs, and live
groundcover. Trees shall be a minimum of 24” box size, shrubs shall be a
minimum size of 5 gallon, and groundcover shall be a minimum size of 1
gallon at planting. Landscaping shall be continuously maintained to prevent
incidence of wildfire.

Where trees are planted ten feet or less from a sidewalk or curb, root
barriers dimensioned 8 feet long by 24 inches deep shall be provided
adjacent to such sidewalk and curb, centered on the tree.
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B.3.

B.4.

B.5.

B.6.

B.7.

B.2.4 Landscape & Irrigation Maintenance. Prior to the issuance of a building
permit for each phase, the Developer shall execute a two-year landscape
and irrigation maintenance agreement and submit financial security, such
as a performance bond, to ensure the success of all on-site landscaping for
the term of the agreement. The security amount shall be equal to $2.50 per
square foot of the landscaped area or equal to the actual labor and material
installation cost of all on-site landscaping and irrigation for that phase.

Screening Utilities and Equipment. Before the approval of a building permit, the
applicant shall submit detailed plans that demonstrate the following:

B.3.1 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 Community and
Economic Development Director.

B.3.2 All vents, gutters, downspouts, flashing, and electrical conduits shall be
internal to the structures and bollards and other wall-mounted or building-
attached utilities shall be painted to match the color of the adjacent
surfaces or otherwise designed in harmony with the building exterior to the
satisfaction of the Community and Economic Development Director.

B.3.3 No roof mounted equipment, including, but not limited to, HVAC units,
vents, fans, antennas, sky lights and dishes, whether proposed as part of
this application, potential future equipment, or any portion thereof, shall be
visible from any public right-of-way to the satisfaction of the Community and
Economic Development Director. Plans to demonstrate such compliance
shall be submitted to the City prior to the issuance of a building permit.

Signs. No business identification signs are approved with this development review
permit. All business identification signs shall obtain a sign permit in accordance with
the Tracy Municipal Code.

All bollards on-site shall be painted to match the existing building, unless stated
otherwise by federal or state regulations.

The Developer shall comply with all applicable requirements of the San Joaquin
County (SJC) Environmental Health Department (EHD) to the satisfaction of the
SJC EHD.

The Developer shall comply with all applicable requirements Pacific Gas and
Electric (PG&E) Company, to the satisfaction of PG&E.

C.1. Engineering Conditions

Technical Analysis incorporated into these Conditions.




Conditions of Approval Exhibit 1
Birla Mixed-use Project

Application Number D24-0002

January 2, 2025

Developer shall comply with the applicable recommendations of the technical analyses/
reports prepared for the Project listed as follows:

1. NONE

C.2. Grading Permit

Prior to Grading Permit release, the Developer shall provide all documents related to
said Grading Permit required by City requirements and these Conditions of Approval, to
the satisfaction of the City Engineer, including, but not limited to, the following:

C.2.1

Cc22

C23

C24

C.25

All grading work (on-site and off-site) shall require a grading plan and a City
grading permit. The Developer will complete all requirements set forth by in this
section.

Prior to grading permit release, Developer shall prepare grading and drainage
plans for all required earthmoving and drainage to serve the Project (both on-
site and offsite) including grading details, grading quantities, and retaining walls
design (Grading Plans). The said Grading Plans shall be prepared in
accordance with the City’s Subdivision Ordinance (Tracy Municipal Code (TMC)
Chapter 12.36), City Design Documents as defined in Title 12 of the TMC, and
these Conditions of Approval.

Prior to grading permit release, Developer shall prepare Grading Plans that are
stamped and prepared under the supervision of a California registered Civil
Engineer (CA-CE). Grading Plans shall be prepared on a 24-inch x 36-inch size
20-pound bond white paper and shall use the City’s Title Block.

Prior to grading permit release, Developer shall prepare Grading Plans in
substantial conformance the submitted site, building, parking, utility, grading,
and other on and offsite improvements identified on submitted site
improvements drawing package for D24-0002 Birla Mixed Use Cener, located at
160 & 306 W Sixth Street, Tracy CA 95376 submitted February 7, 2024.

Prior to grading permit release, the Developer shall provide a PDF copy of the
Project’s Geotechnical Report to the City, and it shall be stamped by the
Project’s California registered Geotechnical Engineer (CA-GE). The technical
report must include relevant information related to soil types and characteristics,
soil bearing capacity, compaction recommendations, slope recommendations,
retaining wall design recommendations, paving section recommendations, and
elevation of the highest observed groundwater level. All Grading Plans and
grading work shall be performed and completed in accordance with the
recommendation(s) of the Project's CA-GE.
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C.26

C.27

C.28

C.2.9

C.2.10

C.2.11

C.2.12

C.2.13

Prior to grading permit release, Developer shall depict in the Grading Plans the
use of reinforced and engineered masonry blocks for retaining soil when the
grade differential exceeds twelve (12) vertical inches or more. The Developer
will provide construction details of all minor and major retaining walls within the
site shown on Grading Plans. Developer may use slopes to transition between
the lots to address the grade differential, but the said slope shall not exceed a
gradient of three (3) horizontal feet to one (1) vertical foot unless approved by a
CA-GE. If adjacent and affected property(s) owner(s) grants slope easements to
the Developer, these slope easements will be subject to review and approval by
the City Engineer prior to grading permit submittal.

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

Prior to grading permit release, the Developer shall depict all the proposed
retaining walls as masonry walls to be shown on the Grading Plans. The
Developer is required to submit construction footing details, structural
calculations, masonry wall details of all retaining wall design to Building Safety
for review and approval. Retaining wall and masonry wall design parameters will
be included in the geotechnical report and submitted to the city building for
review and approval.

Prior to grading permit release, Developer shall provide a copy of the approved
building permit from Building Safety for all retaining walls depicted on the
Grading Plans.

Prior to grading permit release, the Developer shall obtain all applicable
signatures by Project’s CA-GE, City departments, Fire Marshal, and outside
agencies (where applicable) on the Grading Plans prior to submitting the
Grading Plans to Engineering for City Engineer’s signature.

Prior to grading permit release, the Developer shall depict on the Grading Plans,
all erosion control measures needed to be implemented for the project in
accordance city and state requirements. All grading work not completed before
October 15 may be subject to additional requirements as applicable by field
conditions as defined by City Engineer. Grading Plans shall specify all proposed
erosion control methods and construction details to be employed during
construction of the project. The plans shall also specify all materials to be used
during and after the construction be included in the grading permit.

Prior to grading permit release, the Developer shall pay all Grading Permit fees
which include grading, plan checking, and inspection fees, and other applicable
fees per the City fee schedule.

Prior to grading permit release, the Developer shall obtain written approval (i.e.,
recorded easements for slopes, drainage, utilities, access, parking, etc.) of all
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C.2.14

C.215

C2.16
=]

C.217

C.2.18

C.2.19

other public agencies and private entities with authority over any public and/or
private easements and/or facilities and/or adjacent property prior to grading
permit issuance.

Prior to grading permit release, the Developer shall obtain a demolition and
grading permit to remove existing buildings, pavement, landscaping, utilities, or
other improvements located within the specific area of the site that will be
improved. If the demolition of buildings, pavement, parking, sidewalks and
access to existing buildings takes place, the developer shall provide adequate
notice to any users of the facility that all the existing buildings, pavement, site
improvements, utilities in the site are going to be demolished and the site will be
under construction. Prior to any demolition of the site, the Developer shall install
a temporary fence of the entire construction area of the new project. At all times,
the Developer shall maintain safe and clean working conditions for the general
public and those residents that will be living in close proximity to the construction
of the project. At all times, the Developer shall provide adequate warning
devices, barricades, metal plating of open trenches and other safety measures
installed during construction.

All trash enclosures shall be made of Concrete block walls with metal doors with
large concrete pad and covered to not allow rainwater from getting into the drain
system that will be connected to the sanitary sewer line.

Prior to grading permit release, the 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
(SIJMSCP)] from San Joaquin Council of Governments (SJCOG) prior to grading
permit.

Prior to grading permit release, the Developer shall provide a copy of the
approved Air Impact Assessment (AlA) with an Indirect Source Review (ISR)
and Dust Control from San Joaquin Valley Air Pollution Control District
(SJVAPCD) prior to grading permit.

Prior to grading permit release, the Developer shall provide to the City a written
plan to address archeological, historical, or other paleontological findings. If at
any point during grading the Developer, and their respective officials,
employees, subcontractor, and/or subconsultant exposes/encounters/uncovers
any archeological, historical, or other paleontological findings, the Developer
shall 1) inform the City Engineer; 2) shall address the findings as required per
the General Plan Cultural Resource Policy and General Plan EIR; and 3)
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

Seven calendar days after the release of the grading permit, the Developer shall
request a pre-construction (grading) meeting with the City’s Construction
Management team. At this meeting, the Developer shall provide three (3) paper


Majeed Mohamed
What condition was deleted? It appears that the ITMM from SJCOG condition was removed.  Why?  Revise accordingly

Kevin Van Katwyk
This is a infill project of an existing RR warehouse building and site improvements that will all be removed and replaced with a new building and parking lot.  I thought the condition did not apply because there has not been any natural habit nor is there any natural disturbance of wild species on the site for many decades.  If you think assessments still need to be made by the district, I added the condition back in. 
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copies of the Grading Plans. The Developer shall provide additional copies as
requested.

Grading Permit Special Condition(s)

C.2.20 Delete

C.3.0 Encroachment Permit and Improvement Agreement(s)

Prior to construction permit release, Developer shall provide all documents as required by
City requirements and these Conditions of Approval, to the satisfaction of the City
Engineer, including, but not limited to, the following:

C.3.1 gtonstruction activity involving public improvements (on-site and off-site) is
ired to have an approved set of improvement plans; an encroachment
permit; and a fully executed improvement agreement (Off-site Improvement
Agreement - OIA ). Any construction activity involving public improvements
without all three items is prohibited. The Developer will complete all requirements
set forth in this section prior to any construction.

C.3.2  Prior to construction permit, the Developer shall prepare public infrastructure
improvement plans for all required improvements required to serve the Project
(on-site and off-site) including construction details, paving sections, joint-trench,
traffic signals, etc. (Improvement Plans).

C.3.3  Prior to construction permit, the Developer shall prepare Improvement Plans that
are stamped and prepared under the supervision of a California registered Civil
Engineer (CA-CE). Other disciplines’ work shall also be stamped and prepared
under the supervision of each disciplines’ registered design professional.

C.3.4  Prior to construction permit, the Developer shall prepare Improvement Plans on a
24-inch x 36-inch size 20-pound bond white paper and shall use the City’s Title
Block. The said Improvement Plans, specifications and details depicted on said
Improvement Plans shall be prepared in accordance with the City’s Subdivision
Ordinance (Tracy Municipal Code (TMC) Chapter 12.36), City Design Documents
as defined in Title 12 of the TMC, 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, and all requirements
described in the documents described hereon, and these Conditions of Approval.

C.3.5  Prior to construction permit, the Developer shall prepare Improvement Plans in
substantial conformance with the site building, parking, utility, grading, and other
on-site and off-site improvements identified on submitted site improvements
drawing package for D24-0002 Birla Mixed -Use Center, 160 & 306 W Sixth
February 2,2024 by Schack & Company, Inc, 11025 N. Center Ave, Tracy CA.,
95376,


Majeed Mohamed
Has it been confirmed that an OIA will be needed for offsite improvements or will an encroachment permit suffice?  Revise language as needed.

Kevin Van Katwyk
I thought the OIA was part of the encroachment permit. I delete references to the SIA. 
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C.3.6

C.3.7

C.3.8

C.3.9

C.3.10

C.3.11

C.3.12

Prior to construction permit release, the Developer shall provide a PDF copy of
the Project’s Geotechnical/Soils Report prepared and stamped by the Project’s
CA-GE. The technical report must include relevant information related to street
pavement thickness (asphalt concrete and aggregate base), compaction
recommendations, building pad section and compaction recommendation, soil
bearing capacity, retaining wall footing design parameters, slope
recommendations, peculation rates, ground water depth, and other pertinent
information for grading the site and building the building foundations.

Prior to construction permit release, the Developer shall prepare Improvement
Plans to specifically include, but not be limited to all demolition, grading, existing
and proposed utilities to be constructed, and other improvement such as
irrigation, storm drain, all existing surface improvements such as PCC, curb,
gutter, sidewalk, ADA ramps, landscaping, irrigation, striping, etc. including the
size and location of all pipes.

Prior to construction permit release, Developer shall prepare Improvement Plans
to specifically include, but not be limited to dimensions of existing and proposed
utilities and surface improvements.

Prior to construction permit release, the Developer shall identify and depict on
the Improvement Plans all frontage improvements to be reconstructed including
of pavement, curb and gutter, sidewalk, driveways, ADA ramps, fire hydrants,
streetlights, landscaping, and irrigation in need of repair (cracked, settled, and/or
damaged). The Developer shall then note on the Improvement plans the location
of the said improvements that need reconstructed and shall be reconstructed in
accordance with City requirements to the satisfaction of the City Engineer. Any
repair, removal, and replacement shall be in an equivalent manner to the current
improvement, i.e., similar width, color, finish, meander, etc.

Prior to construction permit release, Developer shall dedicate a 10’ wide Public
Utility Easements (PUE) over all new public utility lines and over all utility water
meters and sewer cleanouts located behind the public sidewalk and outside
existing public right of way. The Developer shall also dedicate additional street
right-of-way along the proposed back of new sidewalk along the south side 6t
street as shown on the preliminary site plan.

Prior to construction permit release, Developer shall provide all supporting
engineering calculations, materials information or technical specifications, cost
estimate, and technical reports shall be submitted to the city at the time of
grading, site improvement and building permit reviews. All improvement plans
shall contain a note stating that the Developer will be responsible for preserving
and protecting all existing survey monuments and other survey markers such as
benchmarks prior to building permits.

The Developer shall also make the following improvements:
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C.3.13

a. The Developer shall reconstruct any damaged frontage improvements of curb
and gutter, sidewalk, driveways, ADA ramps and landscaping along Sixth Street
to recent City requirements prior to project completion.

Public Right-of-Way Landscaping and Irrigation — Prior to construction permit
release, the Developer shall prepare landscape and irrigation plans that depict
the following:

Final Landscape and irrigation plans shall be in substantial conformance with the
approved preliminary Landscape plans submitted with the approved site
development review permit for this Project. All landscape drawings shall be
prepared on a 24-inch x 36-inch size 20-pound bond white paper that
incorporates all requirements described in these Conditions of Approval, and 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. The landscaping and
irrigation shall conform to MWELO standards. If recommended, Developer shall
use structural soil if the street trees’ well is narrower than five (5) feet wide. The
developer shall construct new proposed monument signs and their
appurtenances, and any other existing items out of this clear site visibility zones
of all driveway entrances to the site.

The Developer shall install landscaping along the project frontage of sixth street as
shown on the preliminary landscape plans of the approved project. This
landscaping shall be shrubs, ground cover, trees and other landscaping plants and
irrigation systems as shown on the approved landscape plan of the total project as
required to landscape all landscape areas of the proposed project.

C.3.14 Storm Water

Prior to construction permit release, the developer shall depict on the site
Improvement Plans the location of all existing storm drain systems located within
the site that drain to Sixth Street. All new storms drain inlets and pipes shall
connect into this existing storm drain system within Sixth Street. The contractor
shall comply with all state and county C3 clean water measures by installing
above ground and/or underground clean water filtering system in the site so that
water from the site will not contaminate other storm water that drains into the
City’s existing storm water system in accordance with City standard plans and
city requirements and to the satisfaction of the City Engineer.

The Developer shall provide calculations for the sizing of the proposed storm
drain(s) system that drains the project shall be submitted with the hydrology and
storm water report during plan review. The Developer shall comply with the
applicable requirements of the City's storm water masterplan adopted by the City
Council in 2012 and any subsequent amendments.
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All proposed bioretention basins shall comply with the applicable requirements of
the City, county and state clean water program and storm water masterplan
adopted by the City Council in 2012.

C.3.15 The Developer shall design and construct either an above ground or an
underground bioretention basin facility for the storage and treatment of storm
water of the site area to the satisfaction of the City Engineer and the City’s clean
water requirements. Per Item No. 15, Section V on page 94 of the 2008 Design
Standards, all storm water run-off from the site shall not cross property lines. The
project storm drainage release point is located at the north end of a 25’ wide
driveway to Sixth Street and northeast driveway located along the south curb of
Sixth Street. This storm drainage release point is where storm water leaves the
project in a 100-year storm event or when the project property's on-site storm
drainage system fails to function, or pipes are clogged. Site grading shall be
designed such that the project's storm drainage shall flow to the proposed storm
drainpipe located on-site and then flows underground in pipes to drainage inlets
located within Sixth Street. The site 100-year storm drainage release point is
recommended to be at least 0.70-feet lower than any the new building’s finish
floor elevation and shall be designed and improved to the satisfaction of the City
Engineer.

C.3.16 Per the 2012 Storm Drainage Master Plan, this parcel is located within a master
planned drainage area that flows into the existing storm drain underground pipe
system located in Sixth street. The new on-site storm drains should be sized for
the ten (10) year storm discharge, using the one hundred (100) year water
surface elevation for the starting point of discharge water elevation. This
drainage scheme requires constructing a storm drain system on private property.

C.3.17 Sanitary Sewer

The developer is required to connect both site buildings into the city sanitary
sewer system located in Sixth Street. The Developer shall depict these additional
sewer improvements on the project site utility Improvement Plan. This sewer
connection to the City sewer system shall be first to the onsite sanitary sewer line
lateral from the existing building to the clean out located just outside the public
right of way in Sixth Street, shall be the first priority of the sewer design in
accordance with the City’s Design requirements and to the satisfaction of the City
Engineer.

C.3.18 Water Distribution

Prior to construction permit release, the Developer shall depict on the project
Improvement Plans this potable domestic, irrigation, and fire sprinkler water
services within the project site before taping into city water system. Fire sprinkler
lines and/or domestic water services shall be installed to every building within
the project and shall comply with the City Design criteria and city standard plans.
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The sizing, layout and looping of all water lines shall meet state, and local fire
code requirements for this type of building development. During the construction
of the Project, the Developer is responsible for providing water infrastructure
(temporary or permanent) capable of delivering adequate fire flows and water
pressure that is appropriate to all stages of construction and as approved by the
City Fire Marshal.

The Developer shall use the existing water line in Sixth Street for water line
connections to the site. The pavement restoration shall be per City Standards
and subject to Condition C.6.1

All proposed buildings fire sprinkler systems are required to connect to an
existing city water system prior to occupancy. The Developer shall connect the
new buildings new site fire sprinkler system and domestic water systems from
the buildings to the street first. If this is not enough flow or pressure, then an
alternative would be to connect directly into a tanks and booster pump system
that flows from the existing water mains located in sixteenth street for a new fire
protection and domestic water service. If trenching is required, the pavement
trenching and restoration in public street shall be per City Standards.

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.
The Developer is responsible for notifying business owner(s) and users,
regarding any disruptions from the 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 the start of work. Prior
to starting the work described in this section, the Developer shall submit prepare
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 be 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 requirements. The City Engineer shall approve the location of the water
meters.

After improvement acceptance, 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, the construction and maintenance of all on-
site water lines, laterals, sub-water meters, valves, fittings, the developer shall
install fire hydrant and appurtenances.

All costs associated with the installation of the Project’s water connection(s)
including the cost of removing and replacing asphalt concrete pavement, pavement
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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(s) and Hydrants — Location and construction details of
installing the fire service line shall include the installation of fire hydrant(s) that
are to serve the Project, which shall be protected with a curb or 4 concrete
bollards around each hydrant. The layout of all fire hydrants shall be approved
by the City Fire Marshal prior to the approval of the Improvement Plans by the
City Engineer. The Developer shall submit a layout of the fire hydrants and
obtain written approval of the location of fire hydrants and fire connections to
the building from the Fire Marshal, prior completion of the of the water line
design.

C.3.19 Prior to construction permit release, the Developer shall prepare mechanical,
electrical and civil utility improvement Plans, prepared on a 24-inch x 36-inch size
4-millimeter thick mylar for the installation of all natural gas lines, tanks, gas
equipment, electric, drainage, TV cable, telephone, and others 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 to any proposed utility to
the building(s).

C.3.20 Prior to construction permit release, the Developer shall provide signed and
stamped Engineer’s Estimate that summarizes the cost of constructing all the
public improvements shown on the Improvement Plans.

C.3.21 Prior to construction permit release, the Developer shall provide payment of fees
required by the City requirements including but not limited to plan checking,
grading, construction inspection, agreement processing, encroachment permits,
and other fees. The engineering review fees will be calculated based on the fee
rate adopted and updated by the City Council.

C.3.22 Traffic Control Plan - Prior to starting any work within the 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
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construction. The 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.3.23 No street trench shall be left open, uncovered, and/or unprotected during night
hours or 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 construction. If the Developer or his contractor elects to use
steel plates to cover street trenches, said steel plates will be skid-resistant, 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.3.24 If at any point during utility installation or construction, the Developer, or his
contractor, engineers, and their respective officials, employees, subcontractors,
and/or subconsultant exposes/encounters/uncovers any archeological, historical,
or other paleontological findings, the Developer shall 1) inform the City Engineer;
2) shall address the findings as required per the General Plan Cultural Resource
Policy and General Plan EIR; and 3) subsequent Cultural Resource Policy or
mitigation in any applicable environmental document.

C.3.25 Off-site Public Improvements - Prior to the Developer commencing construction
of off-site public improvements, the Developer shall possess a fully executed Off-
site Improvement Agreement (OIA). The Developer shall also complete all the
following requirements to the satisfaction of the City Engineer:

a. Developer shall reconstruct any damaged frontage improvements along the
curb and gutter, sidewalk, ADA ramps, pavement, and landscaping along
Sixth Street to the most recent City requirements prior to occupancy.

b. Developer shall reconstruct damaged frontage asphalt paving, curb and
gutter, sidewalk, ADA ramps and landscaping along Larch Road to City
requirements prior to occupancy.

Developers shall pay all required permit processing fees including plan check
and inspection fees to the City Engineering department prior to construction.

Improvement Security - Developer shall provide improvement security for all
public facilities, as required by the Improvement Agreement. The form of the
improvement of 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.

Construction Permit Special Condition(s)
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C4.

C.5.

C.3.26 The Developer shall file for an encroachment permit for the demolition and
construction of all new improvements within the city right of way.

C.3.27 Prior to construction permit release, Developer shall obtain all applicable
signatures by City departments and outside agencies (where applicable) on the
Improvement Plans including the Fire Marshal prior to submitting said plans to
Engineering for City Engineer’s signature.

Building Permit

Prior to building permit release, 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.4.1 The Developer has satisfied all the requirements set forth in these Conditions of
Approval.

C.4.2 Prior to building permit release, the Developer shall pay the development impact
fees to the satisfaction of the City Engineer.

C.4.3 Prior to building permit release, the Developer shall have obtained a Grading
Permit.

Building Permit Special Condition(s)

NONE

Acceptance of Public Improvements and Occupancy

Prior to acceptance of public improvements, the Developer shall demonstrate to the
satisfaction of the City Engineer completion of the following:

C.5.1 The Developer has satisfied all the requirements set forth in these Conditions of
Approval.

C.5.2 Prior to any form of occupancy, the Developer shall demonstrate satisfactory
completion of all required/conditioned improvements. 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.5.3 Prior to any form of occupancy, the Developer shall provide Certified “As-Built”
Improvement Plans (or Record Drawings) from the Project’'s CA-CE. 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
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C54

C5.5

C.5.6

C.5.6

C.5.7

C.5.8

C.5.9

Developer so that the Developer will be able to document revisions to show the
"As-Built" configuration of all improvements.

Prior to occupancy, the Developer shall provide both AutoCAD files (including all
X-references files), and GIS Shape files (both in formats approved by the City)
for the public improvements.

Prior to any form of occupancy, Developer shall complete potable domestic and
irrigation water service connection(s). Developer shall also complete all fire
water lines to fire sprinkler system and on-site fire hydrants. These items are to
be installed per City requirements.

Prior to occupancy or project completion, the Developer shall install all required
sewer improvements as mandated by the city utility department for serving each
new building of the site. The developer shall also complete but not limited to
reconstructing PCC curb, gutter, and sidewalk, replacing asphalt concrete
pavement, restoring pavement marking and striping, and other improvements
along Sixth Street that will be disturbed because of installing a new storm drain,
sewer, and water lines to the Project’s permanent buildings.

Prior to acceptance of public improvements, if determined by the City Engineer
that an existing pavement to be in poor condition and/or damaged by
construction activities related to the Project, the Developer shall repair and/or
reconstruct street pavement fronting the project including curb, gutter and
sidewalk and other public landscape improvements as required by the City
Engineer.

Prior to acceptance of public improvements, the Developer will need to complete
the ninety (90) day public landscaping maintenance period.

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.

Prior to improvement acceptance, the Developer shall submit warranty bonds to
the City for review.

C.5.10 Prior to acceptance of public improvements, the Developer shall have

constructed all public improvements in accordance with City requirements, the
recommendation(s) of the Project’s (CA-CE), and to the satisfaction of the City
Engineer.

C.5.11 Release of Improvement Security — Release of improvement security shall be in

accordance with the requirements of Title 12 of the TMC. The Monumentation
Bond will be released to the Developer after the City Council’s acceptance of the
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C.6

C.6.1

C.6.2

C.6.3

C64

public improvements and if the Developer meets the terms set in Section
66497(c) of the Subdivision Map Act. All survey monuments shown on the Final
Map, if applicable, must be installed. Any altered, damaged, or destroyed survey
monuments and/or benchmarks shall be re-established. The Developer shall
submit centerline tie sheets or a record of survey for the following: new public
streets; re-established survey monuments, and/or benchmarks. If the Developer
destroyed, altered, and/or reconstructed any existing curb returns, the 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.

Acceptance or Occupancy Special Condition(s)

NONE

Special Conditions

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

Nothing contained herein these conditions shall be constructed to permit any
violation of relevant ordinances and regulations of the City of Tracy, or other
public agency having authority. 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 implementation of such additions and
requirements, without reimbursement or any payment from the City.

If temporary water is required for the construction of the project, the Developer
shall obtain an account for the water service and register for a temporary water
meter with the City Finance Department and Public Works Departments. The
Developer shall pay all fees associated with obtaining the account number and
temporary water meter for the water service.

The Developer shall obtain an account for the water service to the Project and
register the water meter with the Finance Department and Public Works
department prior to the start of construction. The Developer shall prepare and



Conditions of Approval Exhibit 1
Birla Mixed-use Project

Application Number D24-0002

January 2, 2025

submit a map depicting the location of the water meter on an 8.5-inch X 11-inch
sheet to the Finance Department.

C.6.5. The Developer shall install lights in and around the parameter of each of the

proposed buildings and around the site to obtain the minimum coverage of 1.5
candles per square foot of site. The Developer shall submit yard lighting details,
photometrics and yard lighting plans to the City building and Engineering
departments for review and approval prior to building permit.

D. Community and Economic Development Department, Building Division Conditions

D.1

D.2

Prior to building permit issuance, Applicant must submit construction documents,
plans, specifications and/or calculations to the Building Division for review and
approval which meet all requirements of Title 24 California Code of Regulations, as
applicable per Title 24 California Code of Regulations.

At the time of building permit application, the applicant shall submit plans that
provide 36" of space without detectable warnings behind the required 36" of
detectable warnings. Where the turning space has one entrance/exit point other
than the sloped ramp segments, detectable warnings shall be 36 inches (914 mm)
deep, as measured perpendicular to the curb, and the turning space shall provide
minimum 36 inches (914 mm) wide portion without detectable warnings to allow
pedestrian travel in the direction of the sidewalk without travelling over the
detectable warnings. (CBC11B-705.1.2.2.2.1)

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

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

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

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

f. 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 2022 California Fire Code §912.2.1 as amended by the Tracy
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E.2.

E.3.

E.4.

E.S.

E.6.

E.7.

Municipal Code §9.06.070 Section 912.2.1. FDC locations shall be approved by the
fire code official prior to issuance of construction permit.

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

h. Provide a truck turning template which clearly shows the truck turning radius of
30’ inside and 50’ outside. Truck turning template shall show all ingress and egress
paths available.

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.

Building is assumed it will be constructed as a ‘speculative building’. Additional
permits will be required for each separate tenant improvement. Construction
documents shall be submitted to South San Joaquin County Fire Authority for
review and approval prior to the start of construction or demolition.
a. Prior to occupancy of each new business, the tenant shall contact South
San Joaquin County Fire Authority for a new business inspection. Additional fees
may be required for New Business, Annual and Operational Fire Permits. All fees
shall be paid prior to approval of inspections.

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

A Knox Box shall be required for this project. Each tenant shall have keys placed in
the Knox Box. The operator of the building shall immediately notify the Fire
Authority and provide the new key where a lock is changed or rekeyed. The key to
such shall be secured in the Knox Box.

The building shall be provided with approved address identification in accordance
with 2022 California Fire Code §505.1 as amended by the Tracy Municipal Code
§9.06.070 Section 912.2.CFC §505.1. The address shall be llluminated at night.
lllumination shall be either internally or externally at an intensity of 5.0 foot-candles.

Prior to final inspection, emergency radio responder coverage shall be tested to
confirm coverage areas. It is beneficial for the applicant to conduct testing at
foundation as retrofitting for the conduit is costly. If coverage is inadequate, a
separate permit for emergency radio responder coverage shall be submitted to
SSJCFA for review and approval prior to installation.
a. Additional improvements may warrant additional testing to be performed.
Testing shall be the determination of the fire code official.
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E.8.

E.O.

Prior to construction, an address must be posted at the construction site entrance.
Address must be a minimum of 4 inches high by %2 inch numerals. Address must be
provided so that emergency service personnel can locate the construction site in the
event of an emergency.

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

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

F.1. Streets and Streetlights

Before issuance of any building permit for the Property, Developer shall provide for
perpetual funding of the on-going costs of the operation and maintenance of the
streets (from curb-to-curb, excluding gutters) to a Pavement Management System
standard of PCI 70 (seventy), which could include street reconstruction, as
reasonably determined by the City, the electric utility costs of operating the
streetlights and signals that will serve the Project (collectively, the “Infrastructure”),
by doing one of the following, subject to the approval of the City’s Finance Director:

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

Or

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

1) Form a Property Owner’s Association (POA) or other maintenance
association, with CC&Rs reasonably acceptable to the City, to assume
the obligation for the on-going costs of the operation and maintenance of
the streets (from curb-to-curb, excluding gutters) to a Pavement
Management System standard of PCI 70 (seventy), which could include
street reconstruction, as reasonably determined by the City, the electric
utility costs of operating the streetlights and signals that will serve the
Project (collectively, the “Infrastructure”);

2) Cause the POA to enter into an agreement with the City, in a form to be
approved by the City and to be recorded against the Property prior to the
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C.

Or

final inspection, setting forth, among other things, the required
maintenance obligations, the standards of maintenance, and all other
associated obligation(s) of the POA to ensure the on-going costs of the
operation and maintenance of the streets (from curb-to-curb, excluding
gutters) to a Pavement Management System standard of PCI 70
(seventy), which could include street reconstruction, as reasonably
determined by the City, the electric utility costs of operating the
streetlights and signals that will serve the Project (collectively, the
“Infrastructure”);

Before final inspection, annex into a CFD in a "dormant" capacity, to be
triggered if the POA fails (as determined by the City in its sole and
exclusive discretion) to perform the required level of operation,
maintenance and replacement for the on-going costs of the operation and
maintenance of the streets (from curb-to-curb, excluding gutters) to a
Pavement Management System standard of PCI 70 (seventy), which
could include street reconstruction, as reasonably determined by the City,
the electric utility costs of operating the streetlights and signals that will
serve the Project (collectively, the “Infrastructure”). The dormant tax or
assessment shall be disclosed to all property owners, even during the
dormant period.

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 the
operation and maintenance of the streets (from curb-to-curb, excluding gutters)
to a Pavement Management System standard of PCI 70 (seventy), which could
include street reconstruction, as reasonably determined by the City, the electric
utility costs of operating the streetlights and signals that will serve the Project
(collectively, the “Infrastructure”).

If the provisions for adequate funding of the on-going costs of the operation and
maintenance of the streets (from curb-to-curb, excluding gutters) to a Pavement
Management System standard of PCI 70 (seventy), which could include street
reconstruction, as reasonably determined by the City, the electric utility costs of
operating the streetlights and signals that will serve the Project (collectively, the
“Infrastructure”) 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.

F.2. Landscaping Maintenance

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

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

Or

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

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

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

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

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

Or

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

-END-
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