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City of Tracy
Vesting Tentative Subdivision Map Findings
Development Review Findings
Triway Project
Application Number TSM24-0001 and DR24-0003
City Council — July 1, 2025

Vesting Tentative Subdivision Map Findings

In accordance with Tracy Municipal Code (TMC) Section 12.28.020, the City Council has final
authority on all Vesting Tentative Subdivision Maps, following recommendation by the Planning
Commission. Vesting Tentative Subdivision Maps must meet the requirements set forth in TMC
Chapters 12.28 and 12.16, including a noticed public hearing.

After consideration of the entire record, under TMC Sections 12.28.040 and 12.16.070, the City
Council may approve the Vesting Tentative Subdivision Map if the facts in the record support
the following findings:

(1) The proposed map is consistent with the general plan, any applicable specific plan, and this
title;

(2) The site is physically suitable for the type of development;
(3) The site is physically suitable for the proposed density of development;

(4) The design of the subdivision or the proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat;

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

(6) Complies with all other applicable ordinances, regulations and guidelines of the City,
including but not limited to the local floodplain ordinance (Municipal Code Chapter 9.52).

Therefore, the City Council conducted a noticed public hearing on July 1, 2025, to consider
approving a Vesting Tentative Subdivision Map for the Triway Project (Application Number
TSM24-0001), and upon its conclusion, makes the following requisite findings for the Vesting
Tentative Subdivision Map based on consideration of the entire record of evidence, including,
without limitation, the following:

(1) The proposed Vesting Tentative Subdivision Map (Application Number TSM24-0001) is
consistent with the General Plan, the Small Lot Residential (SLR) Zone, TMC Chapter
10.08 Zoning Regulations, and Title 12, the Subdivision Ordinance, of the Tracy Municipal
Code. The property has a General Plan designation of Residential High and a zoning
designation of Small Lot Residential (SLR) Zone.

(2) The site is physically suitable for the type of development. The site is flat and has public
utilities adjacent to the site. The existing property does not have features that limit the
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ability to subdivide the property into a small lot development.

(3) The site is physically suitable for the proposed density of development. All proposed
development on the property will be consistent with the allowable densities and floor area
ratios prescribed by the General Plan and the development standards in the Tracy
Municipal Code. Traffic circulation is designed in accordance with City standards for the
proposed development to ensure adequate traffic service levels are met.

(4) The design of the subdivision or the proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
The proposed Triway Project (project) is consistent with the land use designations and
development intensities assigned to the project site by the City of Tracy General Plan.
Cumulative impacts associated with development and buildout of the project site, as
proposed, were fully addressed in the City of Tracy General Plan EIR (SCH# 2008092006).

Since the proposed project is consistent with the land use designation and development
intensity for the site identified in the General Plan and analyzed in the General Plan EIR,
implementation of the proposed project would not result in any new or altered cumulative
impacts beyond those addressed in the General Plan EIR. Pursuant to CEQA Guidelines
Section 15183, no additional environmental documentation is required. Significant fish or
wildlife or their habitat have not otherwise been identified on the site and no further
environmental documentation is required. In addition, the subdivider will demonstrate
compliance with the San Joaquin County Multi-Species Habitat Conservation & Open
Space Plan administered by the San Joaquin Council of Governments for the protection of
any wildlife or habitats found on the site prior to development.

(5) The design of the subdivision or the type of improvements will not conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision. There are no public easements on the property that would conflict with the
proposed subdivision. The developer will comply with all utility and infrastructure
requirements as development occurs. The subdivision will facilitate the construction and
dedication of various streets for proper circulation in accordance with City standards.

(6) Complies with all other applicable ordinances, regulations and guidelines of the City,
including but not limited to the local floodplain ordinance (Municipal Code Chapter 9.52).
The subject property is not located within any floodplain and the project, with conditions, will
meet all applicable City design and improvement standards.

Development Review Permit Findings

Development Review Permits must meet the requirements set forth in TMC Article 30, including
a noticed public hearing. Pursuant to TMC Section 10.08.3960, before approving a
Development Review Permit, the City Council must review application materials and public
comments submitted prior to or at the public hearing, and consider the following site-specific
factors set forth in TMC Section 10.08.3960:

e general site considerations including height, bulk, and size of buildings;
e physical and architectural relationship with the existing and proposed structures;
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¢ site layout, orientation, and location of the buildings and relationships with open areas and
topography;

location and type of landscaping;

off-street parking areas;

height, materials, colors and variations in boundary walls, fences, and screen plantings;
appropriateness of the sign design and exterior lighting; and

appropriate City utilities, public infrastructure, circulation, and roadway access.

After consideration of the entire record, under TMC Section 10.08.3960, the City Council may
approve the Development Review Permit if the facts in the record support the following findings:

(a) That the proposal increases the quality of the project site, and enhances the property in a
manner that therefore improves the property in relation to the surrounding area and the citizens
of Tracy; and

(b) That the proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy Municipal
Code, the General Plan, any applicable Specific Plan, the Design Goals and Standards, any
applicable Infrastructure Master Plans, and other City regulations.

Therefore, the City Council conducted a noticed public hearing on July 1, 2025, and upon its
conclusion, makes the requisite findings for the Development Review Permit based on
consideration of the entire record of evidence, including, without limitation, the following:

(a) The Project increases the quality of the project site and enhances the property in a manner
that therefore improves the property in relation to the surrounding area and for the citizens
of Tracy. For the Triway project staff is reviewing a high-density single-family project to
ensure consistency with single family and multifamily design standards. The variety of
materials, colors and architectural features, combined with the overall site layout and
housing variety makes this project consistent with the intent of the guidelines.

The project site has been designed to be oriented towards a neighborhood park amenity.
The road system makes accessing the park feature easy from anywhere in the
development. The small lot project layout creates villages that will provide for housing
product variation.

The project is broken up into three distinct housing product types: the Devon at the Triway
(duets), the Kinsley at the Triway (alley load) and Somerset at the Triway (front loaded
conventional.

This project provides for a massing and diversity of product that creates an aesthetic interest
that might not come from larger multifamily buildings. This project is comprised of two-story
buildings and an apartment complex or higher unit condo or triplex project would have a
much different aesthetic and massing

and

(b) The Project conforms to all applicable requirements of Chapter 10.08 of the Tracy Municipal
Code, the City of Tracy General Plan, the Small Lot Residential (SLR) Zone, the City Design
Goals and Standards, the California Building and Fire Codes, and all other applicable City
Standards.
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Conditions of Approval for Triway
Vesting Tentative Subdivision Map and Development Review Permit
Application Number TSM2024-0001 DR2024-0003
July 1, 2025

Project: These Conditions of Approval shall apply to the Vesting Tentative Subdivision Map
and Development Review Permit for the Triway Project, Application Numbers TSM2024-0001
and DR2024-0003, including approximately 275 single-family residential lots and various other
parcels.

Property: The property consists of approximately 22.6-acre site located at 200 Valpico Road
(APNs: 246-130-03, 04, 05, and 06), Application Numbers TSM24-0001 and D24-0003.

Community Facilities Districts: Certain conditions of approval herein involve the
establishment of one or more Community Facilities Districts (CFDs) to implement the Project.
The imposition of conditions requiring or involving the establishment of CFDs on the Property
shall not limit the City from establishing additional CFDs over the Property, subject to an
affirmative vote of the Property owner(s).

A. Definitions; Abbreviations.

The definitions in the City’s zoning regulations (Tracy Municipal Code, Title 10, Chapter 10.08)
and subdivision ordinance (Tracy Municipal Code, Title 12, Chapter 12.08) apply, and in
addition:

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

2. “Community and Economic Development Director” means the Community and
Economic Development Director of the City of Tracy, or any other person designated
by the City Manager or the Community and Economic Development Director, to
perform the duties set forth here. (The Community and Economic Development
Director is also referred to in the Tracy Municipal Code as the Development and
Engineering Services Director.)

3. “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, written policies, written procedures, and the City’s Design
Documents (including the Standard Plans, Standard Specifications, Design
Standards, and relevant Public Facility Master Plans).

4. “Conditions of Approval” or “Conditions” means these conditions of approval.
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5.

“Property” means the approximately 22.6-acre site located at 200 Valpico Road.
(APNSs: 246-130-03, 04, 05, and 06). Application Numbers TSM24-0001 and D24-
0003.

The following abbreviations may be used in these Conditions:

EIR
DIA

OIA  Offsite Improvement Agreement PUE Public Utility Easement

Environmental Impact Report PI&RA Park Improvement and
Deferred Improvement Agreement Reimbursement Agreement

TMC Tracy Municipal Code

B. Planning Division Conditions of Approval

Compliance with laws. The Subdivider shall comply with all laws (federal, state, and
local) related to the development of real property within the Project boundaries,
including, but not limited to: the Planning and Zoning Law (Government Code
sections 65000, et seq.), the Subdivision Map Act (Government Code sections
66410, et seq.), the California Environmental Quality Act (Public Resources Code
sections 21000, et seq., “CEQA”), and the Guidelines for the California
Environmental Quality Act (California Administrative Code, title 14, sections 15000,
et seq., “CEQA Guidelines”).

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

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

Final Maps for Financing Purposes. For the purpose of these Conditions of
Approval, if any Final Map or Parcel Map is filed within the boundaries of the Project
solely for financing purposes only, and no permits will be requested pursuant to such
map, then the requirements listed in these Conditions of Approval shall not apply to
the final map or parcel map for financing purposes only.
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5.

Conformance with Vesting Tentative Subdivision Map. All Final Maps shall be in
substantial conformance with the approved Vesting Tentative Subdivision Map
(Application Number TSM24-0001), which was approved by the City Council on July
1, 2025, unless modified by these Conditions.

Conformance with Development Review Permit. The development of the site and
residential homes will be in substantial conformance with the approved Development
Review Permit (Application Number DR24-0031), approved by the City Council on
July 1, 2025, unless modified by these Conditions.

Streets, Streetlights and Sidewalks

Before approval of the first Final Map or issuance of any building permit for the
Property (except for up to fifteen (15) model homes), Subdivider shall provide for
perpetual funding of the on-going costs of operation, maintenance and replacement
for the traffic signals, streetlights, and street sweeping on the Property (including all
costs required by PG&E), by doing one or more of the following, subject to the
approval of the City’s Finance Director:

a. Community Facilities District. Subdivider shall enter into an agreement with
the City, to be signed by the Finance Director, which shall be recorded against
the Property, which requires that prior to the issuance of a certificate of
occupancy for a residential dwelling unit, Subdivider 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. Subdivider shall be
responsible for all costs associated with the CFD proceedings.

Or

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

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

(2) Cause the HOA 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 or occupancy of the first dwelling (except for up to fifteen model
homes), setting forth, among other things, the required maintenance
obligations, the standards of maintenance, and all other associated
obligation(s) to ensure the long-term operation, maintenance and
replacement by the HOA for the traffic signals, streetlights, and street
sweeping on the Property;
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(3) Before final inspection or occupancy of the first dwelling (except for up to
fifteen model homes), annex into a CFD in a "dormant" capacity, to be
triggered if the HOA fails (as determined by the City in its sole and exclusive
discretion) to perform the required level of operation, maintenance and
replacement for the traffic signals, streetlights, and street sweeping on the
Property. The dormant tax or assessment shall be disclosed to all
homebuyers and non-residential property owners, even during the dormant
period.

c. Direct funding. Subdivider shall enter into an agreement with the City, which shall
be recorded against the Property, which requires that prior to issuance of a
certificate of occupancy for a residential dwelling unit, Subdivider shall deposit
with the City an amount necessary, as reasonably determined by the City, to fund
in perpetuity the on-going costs of operation, maintenance and replacement for
the streets, streetlights, and sidewalks on the Property (including all costs
required by PG&E).

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

8. Police/Public Safety & Public Works

Before approval of the first Final Map or issuance of any building permit for the
Property (except for up to fifteen (15) model homes), Subdivider shall provide for
perpetual funding of the on-going costs of providing Police and public safety and
Public Works services for the Property, by doing one of the following, subject to the
approval of the City’s Finance Director:

a. Community Facilities District. Subdivider shall enter into an agreement with
the City, to be signed by the Finance Director, which shall be recorded against
the Property, which requires that prior to the issuance of a certificate of
occupancy for a residential dwelling unit, Subdivider 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. Subdivider shall be
responsible for all costs associated with the CFD proceedings.

Or

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

If the provisions for adequate funding of the on-going costs of providing Police and
public safety and Public Works services for the Property are met prior to issuance of
the first building permit for the Property, subject to the Finance Director’s review and
approval, the terms of this condition shall be considered to have been met and this
condition shall become null and void.

9. Landscaping Maintenance

Before approval of the first Final Map or issuance of any building permit for the
Property (except for up to fifteen (15) model homes), Subdivider shall provide for
perpetual funding of the on-going costs of maintenance and replacement for public
landscaping for the Property (but shall exclude the community park), by doing one or
more of the following, subject to the approval of the City’s Finance Director:

a. CED or other funding mechanism. The Subdivider 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 Subdivider shall form a
Community Facilities District (CFD) for funding the 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; (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; (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 Subdivider shall deposit an amount equal to
the first year's taxes; and (6) the Subdivider shall be responsible for all costs
associated with formation of the CFD.

Or

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

(1) Form a Homeowner's Association (HOA) 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 within the entire
tentative subdivision map area;
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(2) Cause the HOA 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 or occupancy of the first dwelling (except for up to fifteen model
homes), 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 HOA of all public
landscape areas within the entire tentative subdivision map area;

(3) For each Final Map, make and submit to the City, in a form reasonably
acceptable to the City, an irrevocable offer of dedication of all public
landscape areas within the Final Map area;

(4) Before final inspection or occupancy of the first dwelling (except for up to
fifteen model homes), annex into a CFD in a "dormant" capacity, to be
triggered if the HOA fails (as determined by the City in its sole and exclusive
discretion) to perform the required level of public landscape maintenance.
The dormant tax or assessment shall be disclosed to all homebuyers and
non-residential property owners, even during the dormant period.

Direct funding. The Subdivider 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 Subdivider 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.

Indemnification. The City has determined that City, its employees, agents and
officials should, to the fullest extent permitted by law, be fully protected from any
loss, injury, damage, claim, lawsuit, expense, attorney fees, litigation expenses, court
costs or any other costs arising out of or in any way related to this project approval,
or the City’s activities conducted pursuant to its processing and approval of this
project approval, including any constitutional claim. Accordingly, to the fullest extent
permitted by law and as a condition of this approval, the applicant and property
owner, and its representative(s), or its successors shall defend, indemnify and hold
harmless the City, Its employees, agents and officials, from and against any liability,
claims, suits, actions, arbitration proceedings, regulatory proceedings, losses,
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C.

CA1.

C.2.

C.3.

expenses or costs of any kind, whether actual, alleged or threatened, including, but
not limited to, actual attorney fees, litigation expenses and court costs of any kind
without restriction or limitation, incurred in relation to, as a consequence of, arising
out of or in any way attributable to, actually, allegedly or impliedly, in whole or in part,
the issuance of this project approval, or the City’s activities conducted pursuant to its
processing and approval of this project approval, including any constitutional claim.
The applicant and property owner, and its representative(s), or its successors shall
pay such obligations as they are incurred by City, its employees, agents and officials,
and in the event of any claim or lawsuit, shall submit a deposit in such amount as the
City reasonably determines necessary to protect the City from exposure to fees,
costs or liability with respect to such claim or lawsuit.

Development Engineering Division Conditions of Approval

Technical Analysis incorporated into these Conditions.

Subiject to the approval of the City, the Developer shall comply with the applicable
recommendations of the technical analyses/reports prepared for the Project listed as
follows:

a) “The Triway:2"¢ Submittal Vesting Tentative Map Traffic Review Comments
Memorandum prepared by Kimley Horn, dated March 28, 2025 (“Traffic Analysis”), or
as updated by minor deviation.

b) “Hydraulic and Hydraulic Analysis for the Proposed Triway Development Project”
prepared by West Yost Consulting Engineers, dated April 1, 2025 (“SD System
Analysis”).

Tentative Subdivision Map
Prior to approval of the Vesting Tentative Subdivision Map, The Triway project submitted
Vesting Tentative Map, “The Triway” Tract 4206, prepared by CBG Engineers of San
Ramon, CA, dated April 2025, as approved by the City, the Developer shall comply with the
requirements set forth in this section, to the satisfaction of the City Engineer.

C.21 The Developer shall submit a flatten PDF of the approved tentative
subdivision map for the Project. The owner of the Property will sign

the Tentative Subdivision Map, and the proposed

subdivision of the Property by signing the tentative map. The Tentative

Subdivision Map shall contain all the appropriate signature blocks. If at the

Public Hearing changes to the final tentative subdivision map are required,

Developer shall provide the revised tentative subdivision map within ten (10) days after
Public Hearing.

Tentative Subdivision Map Special Condition(s)

NONE

Final Subdivision Map
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Prior to scheduling the final subdivision map for approval by the City Council, the
Developer will demonstrate, to the satisfaction of the City Engineer, compliance with all
required Conditions of Approval, including, the following:

C.3.1 Developer has completed all the requirements set forth in this section, and
Condition C.2, above prior to recording of the final map.

C.3.2 The Final Subdivision Map prepared is in accordance with the applicable
requirements of the Tracy Municipal Code (TMC), the City Design Standards,
and in substantial conformance with the Tentative Subdivision Map for the
Project. Said Final Subdivision Map shall be in substantial conformance with
the City Council approved Tentative Subdivision Map prior to recording of the
first final map.

C.3.3 The horizontal and vertical control for the Project shall be based upon the City
of Tracy coordinate system with at least three (3) second (2"%) order Class-1
control points establishing the "Basis of Bearing" and shown on the final map.
The final map shall also identify surveyed ties from two of the horizontal control
points to a minimum of two (2) separate points adjacent to or within the
Property described by the Final Map. The vertical control shall be based on
closest known city or county benchmarks.

C.3.4 The Developer shall construct or bond all the conditioned public improvements
identified within these conditions of approval for the project prior to
subdivision map approval. If all required improvements are not constructed,
the Developer will be required to execute improvement agreement(s) with an
improvement security, and insurance, as required by the Government Code,
the TMC, and these conditions.

C.3.5 |If applicable, the developer will include the creation of any slope easements with
the final map to address slopes among the lots to address grade differentials
between lots and adjacent properties. The first final map shall be recorded prior
to the first building permit.

C.3.6 The payment of final map checking fees and all applicable city fees as required
by these Conditions of Approval and City regulations shall be paid before final
map and first building permit of the subdivision.

C.3.7 At the conclusion of the City’s final map review, the Developer shall submit
one (1) mylar copy of the approved Final Subdivision Map for signature and
recording.

Final Subdivision Map Special Condition(s)

C.3.2  Prior to approval of the first final map, Developer shall submit a final map that
depicts the following: Final maps shall include all offers of dedication of all
right(s)-of-ways, and if applicable; all Public Access Easements (PAE); all
Public Utility Easements (PUE), and all emergency vehicle access easements
(EVAE) all storm drain easements (SDE) as required by the City to serve the
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Project as shown sheets TM03, TM04 and TMO05 on the approved Vesting
Tentative Map of Tract 4206 submittal (TM 4206), in accordance with State
Laws, City Regulations, and these Conditions of Approval prior to recording of
the first final map. The said PUEs shall be three (3) feet wide, seven (7) feet
wide, and ten (10) feet wide as measured from the edge of the PUE to edge of
private street or alley Right-of-Way (ROW) in accordance with what shown on
TM 4206 and city standard plans. The PUE shall be continuous along the
Project’s frontage with no gaps between ROW and PUE. The Developer shall
dedicate ROW along the project frontage of Valpico Road per the Valpico
Precise Plan Line and TM 4206. This right way dedication is shown on
sections DD and EE of TM 4206, and this offer of dedication shall be made on
the first final map.

C.3.3 Prior to approval of the first final map, Developer shall submit a final map
offering to dedicate all private streets to the subdivision homeowners
association (HOA). All proposed internal public streets shown as streets A,
B, C, and D shall include two (2) — twelve (12) feet wide travel lanes, five (5)
feet wide sidewalk, and four (4) to six (6) feet wide landscape parkways
between the back of curb on both sides of the street, within a 56-feet ROW
as shown on sections AA on sheet TMO03 of the said tentative map, shall
conform with City Standard Plan No. 100 of the 2020 Design Standards for
in-fill Private Streets.

C.3.4 All proposed private Alley Lanes No. 1-12,14-34 within the subdivision shall
be dedicated to the HOA, to include two (2) - twelve (12) feet wide travel
lanes with beveled curbs on each side, within a 25-feet private right of way
as shown on Section BB on sheet TM03 and TMO5 of the said Tentative
map.

C.3.5 The proposed private Alley [road] Lane No. 13 within the subdivision shall
include two (2) — thirteen (13) feet wide travel lanes with beveled curbs on
each side of the paved street, within twenty-six (26) feet wide private paved
street, an 8.5-feet landscape parkway, in a 35.5-feet wide ROW as shown
on Section CC on sheet TMO03 of the said Tentative map.

C.3.6 As shown on sheet TMO02 of the said tentative Map, the Developer shall
vacate the following items as part of the final map:
a. one (1) 80-feet wide public street right way
b. two (2) ten (10) feet wide public Utility easements (PUE) on both sides of
the existing 80-feet street
c. one (1) thirty (30) feet wide railroad right of way shown.
e. two (2) fifteen (15) feet wide private storm drains easements.
f. one (1) fifteen (15) feet x fifteen (15) feet storm drain easements.

C.3.13. The existing four (4) parcels (APN 246-130-030, APN 246-130-040, APN
246-130-060, APN 246-130-2703} as shown on Sheet TMO02 of the said
vesting tentative subdivision map shall be resubdivided into the 275
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C.4.

residential lots as shown on sheetTM03, TM04 and TMO5 of the said vesting
tentative map as part of the final map for the project.

C. 3.14. The Developer shall submit a final map offering to dedicate 155,768-
square-feet public park parcel A to the City of Tracy, and a 49,503-square-
feet drain basin parcel B to the City of Tracy.

C.3.15 The Developer shall submit a final map offering to dedicate landscape
parcels C, E, FF, HH, K, M, O, P and Z as shown on sheet TM05 of said
tentative map to the HOA.

C.3.16 Perior to approval of the first final map, Developer shall submit a final map
offering to dedicate a storm drain easement benefiting the parcel
immediately west of the Project’s parcel.

Grading Permit

Prior to the Grading Permit release, the Developer shall provide all documents related to
the 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.4.1  All grading work (on-site and off-site) shall require a grading plan and a grading
permit. The Developer will complete all requirements set forth in this section.

C.4.2 Prior to grading permit release, Developer shall prepare grading, and drainage
plans for all required earthwork, earthmoving and drainage to serve the Project
(on-site and off-site) including grading details, grading quantities, and retaining
walls (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.

C.4.3 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). These 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.

C.4.4 Prior to grading permit release, Developer shall prepare Grading Plans in
substantial conformance all site building, parking, utility, grading, and other site
improvements identified on submitted site improvements drawing package for
D24-0003,R24-0001, TSM 24-0001 Vesting Tentative Map (The Triway) Tract
4206, located at the north of the Valpico Road and northeast of intersection of
Tracy Blvd and Valpico Road intersection, APN# 246-130-030,and 246-130-040,
246-130-060246-130-270,Tracy CA 95376 submitted June, 2024.

C.4.5 Prior to grading permit release, Developer shall provide a PDF copy of the

Project’s Geotechnical Report prepared and stamped by the Project’s California
registered Geotechnical Engineer (CA-GE). The technical report must include
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C4.6

C4.7

C.4.8

C4.9

C.4.10

C.4.11

relevant information related to soil types and characteristics, soil bearing
capacity, compaction recommendations, slope recommendations, retaining
recommendations, paving 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 and the satisfaction of the City Engineer.

Prior to grading permit release, the Developer shall depict in the grading plans
the use of reinforced or engineered masonry blocks for retaining soil when the
grade differential exceeds twelve (12) vertical inches. The developer will include
construction details of these minor retaining walls with the Grading Plans.
Developers may use slopes among the lot grading transitions to address the
grade differential but said slope shall not exceed a slope gradient of three (3)
horizontal feet to one (1) vertical foot, unless approved by a CA-GE and city
engineer. Slope easements may be required and will be subject to approval by
the City Engineer and if adjacent and affected property(s) owner(s) grants said
easements.

Graded slopes are an acceptable grade transition option to engineered masonry
retaining walls, where cuts or fills do not match existing ground or final grade
with the adjacent properties or public right of ways, with a maximum grade slope
transition of one(1) feet vertical to two (2) feet horizonal, with review and
approval by the City Engineer.

Prior to grading permit release, Developer shall depict all proposed retaining
walls as masonry or concrete retaining walls on the grading plans. The
Developer is required to include all needed construction details, structural
calculations, notes, and specifications for construction of these retaining walls
and submit them for review and approval to Building Safety prior to construction.
All concrete retaining and masonry wall design parameters will be included in
the geotechnical report and made available by appendix to the geotechnical
report.

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

Prior to grading permit release, Developer shall obtain all applicable signatures
by Project’'s CA-GE, other City departments, and any outside agencies (where
applicable) on the Grading Plans including signatures of the Fire Marshal prior
to submitting the final grading plans to engineering for final City Engineer’s
signature and issuance of the grading permit.

Prior to grading permit release, Developer shall depict on the grading plans all
erosion control measures that are to be implemented during grading
construction of the project in accordance with city and state requirements. All
grading work not completed before October 15 may be subject to additional
requirements as new regulations are implemented by the city. Grading Plans
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C.4.12

C.4.13

C4.14

C.4.15

C.4.16

shall specify all proposed erosion control methods, specifications, and
construction details to be implemented during grading construction and specify
any special materials to be used during and after the construction of the project
shall be included in the grading permit.

Prior to grading permit release, the Developer shall pay the City 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
other public agencies and/or private entities with jurisdiction over the required
public and/or private facilities and/or property. A copy of the recorded approvals
permits, and easement document(s) shall be provided to the City upon request.

Prior to grading permit release, the Developer shall obtain a demolition permit to
remove all existing structures, utilities, debris, garbage, or other improvements
located within the project’s limits of the site to the satisfaction of the city
engineer. The Developer shall conduct an asbestos survey of the existing
buildings in accordance with City requirements and identify all hazardous
materials that must be removed prior to demolition and removal of the existing
buildings. The contractor shall then remove all asbestos and all hazardous
materials in accordance with state and city requirements prior to new
construction to the satisfaction of the City Engineer. Demolition of the existing
site utilities that disturb water, sewer, drainage, electrical, phone or internet
service to the existing houses located within this project area, the Developer
shall install temporary services until permanent services to these existing
houses can be restored. If demolition of parking, sidewalks and access to
existing residential buildings takes place, the Developer shall provide a
minimum of 2 weeks’ notice to the existing residents of the demolition of the site
utilities and surface improvements may affect them. Prior to any demolition of
the site, the contractor shall provide a temporary fence of the entire construction
of area of new project area. 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.

Prior to grading permit release, the Developer shall have obtained the
necessary permits to abandon or remove all existing on-site water well(s), septic
system(s), leech field(s), and title drain(s), if any, in accordance with City and
San Joaquin County requirements. The Developer shall be responsible for all
costs associated with the abandonment or removal of the aforementioned items
including the cost of permit(s) and inspection. A copy of the permits shall be
provided to the City upon request.

Prior to grading permit release, the Developer shall provide a copy of the
approved Incidental Take Minimization Measures (ITMM) habitat survey [San
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C4.17

C.4.18

C.4.19

C.4.20

Joaquin County Multi-Species Habitat Conservation & Open Space Plan
(SIMSCP)] 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 (AlIA) 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 the city with a
written plan of how he will address archeological, historical, or other
paleontological findings. If at any point during grading, the Developer, its
contractor, its engineers, and their respective officials, employees,
subcontractor, and/or subconsultant exposes/encounters/uncovers any
archeological, historical, or other paleontological findings, the Developer shall 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.

A maximum of 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, Developer shall provide three
(3) paper copies of the Grading Plans. The developer shall provide additional
copies as requested.

The Developer shall provide a Stormwater Quality Control Plan (SWQCP), NOI
permit number and improvement plans detailing the various construction details
and methods for the project to incorporate to be compliance with the applicable
City’s Multi-Agency Post-Construction Stormwater Standards Manual (Manual).
Prior to the issuance of the grading permit for the project, the SWQCP shall be

approved by the City Engineer.

Grading Permit Special Condition(s)

C4.21 The developer shall rough and final grade the project and the adjacent

City regional Det 2B storm drain basin in accordance with the City
approved improvement plans “Detention basin 2B expansion (CIP no
76066)” prepared by Stantec, dated 7/12/2019 for Det 2B regional basin.
The excavation and grading of this regional basin shall be completed
prior to installation of the subdivision storm drain system. Det 2B basin is
required to be operational prior to occupying the first building within the
subdivision. The developer may receive development impact fee credits
for this work in accordance with Title 13 of the City of Tracy Municipal
Code. The Developer will need to enter into an Improvement Agreement
in order to receive fee credits.
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C.5.0 Construction Permit [Encroachment Permit and Improvement Agreement(s)]

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

C.5.1  All construction activity involving public improvements (on-site and off-site) may
require one (1) or a combination of the following: approved plans; an
encroachment permit: and/or a fully executed improvement agreement (Off-site
Improvement Agreement - OIA or Subdivision Improvement Agreement - SIA).
Any construction activity involving public improvements without the required
items is prohibited. The Developer will complete all requirements set forth in this
section.

C.5.2  Prior to construction permit release, 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.5.3  Prior to construction permit release, 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 for each discipline’s registered design
professional.

C.5.4  Prior to construction permit release, 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 and the improvements 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. 5.5 Prior to construction permit release, Developer shall prepare Improvement Plans
in substantial conformance all site building, parking, utility, grading, and other on-
site and off-site improvements identified on submitted site improvements drawing
package for D24-0003,R24-0001, TSM 24-0001 Vesting Tentative Map (The
Triway) Tract 4206, located at the north of the Valpico Road and northeast of
intersection of Tracy Blvd and Valpico Road intersection, APN# 246-130-030,
and 246-130-040, 246-130-060246-130-270,Tracy CA 95376 submitted June,
2024.

C. 5.6  Prior to construction permit release, 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
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C.5.7

C.58

C.5.9

C.5.10

C.5.11

pavement thickness (asphalt concrete and aggregate base), compaction
recommendation, building pad 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, Developer shall prepare Improvement Plans
to specifically include, but not be limited to all existing and proposed utilities such
as domestic water line, irrigation service, water fire service, domestic water
services, storm drain, sanitary sewer, all existing surface improvements such as
PCC, curb, gutter, sidewalk, ADA ramps, fire hydrants, streetlights, landscaping,
irrigation, irrigation controllers, striping, etc. including the size and location of all
existing and proposed underground pipes within the project to the satisfaction of
the City Engineer.

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, Developer shall identify and depict on the
Improvement Plans all frontage improvements of pavement, curb and gutter,
sidewalk, ADA ramps, fire hydrants, streetlights, landscaping, and irrigation that
are in need of repair (cracked, settled, and/or damaged) along the Project’s
frontage or will be new frontage improvements per the approved improvement
plans as outlined in these conditions of approval and tentative amp. Developer
shall than note on the Improvement plans that said improvements in need of
repair shall be repaired accordance with City requirements to the satisfaction of
the City Engineer. Any repair, removal, and replacement shall be in accordance
with city standard requirements and/or similar manner to the current city
standards of improvement and shall match existing, i.e., similar width, color,
finish, meander, etc.to match existing improvements to the satisfaction of the City
Engineer.

Prior to construction permit release, Developer shall provide all supporting
engineering calculations, materials information or technical specifications,
engineers cost estimate, and technical reports shall be submitted at the time of
grading, site improvements 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 permit to the satisfaction of the City Engineer.

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

The Developer shall fully landscape and irrigate the existing area along the
project frontage, from the back of curb to the ROW. Landscape and irrigation
plans shall be in substantial conformance with the approved preliminary plans
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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. Developers shall use the latest title block. The said
landscape and irrigation plans shall be prepared by a California licensed
landscape architect. The Developer shall also reinstall all existing street trees in
the landscaped area between the sidewalk and curb line along the project
frontage, if applicable. The Developer shall also install additional street trees,
shrubs, ground cover, and other landscaping and other corresponding irrigation
systems as required the Tentative map by City Engineer. 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 such as mailboxes, etc. out of this
clear site visibility zones of all driveway entrances to the site.

C.5.12 Storm Water

Prior to construction permit release, the Developer shall depict on the project
Improvement Plans all proposed storm drain lines, structures and basins of the
Project’s storm drain system. The Project’s storm water drain system shall
connect to the City’s storm water system through the regional Basin 2B in
accordance with City requirements and to the satisfaction of the City Engineer.
The design shall be completed prior to building permit and construction
completed prior to occupancy of first residential unit.

The developer shall provide a 10-year (24 hr.) hydrology and hydraulic
calculations for sizing of all the storm drain(s) lines within the project and through
the regional basin. This analysis shall be submitted within a hydrology and storm
water report during improvement plan-review of the project prior to building
permit. Developers shall comply with the applicable requirements of the City's
storm water masterplan adopted by the City Council in 2012, and any
subsequent amendments and requirements stated in these conditions of
approval.

C.5.13 As required by Item No. 16, Section V on page 103 of the 2020 Design
Standards, storm drain run-off shall not cross lot lines. Storm drainage release
point is a location at the boundary of the Project adjacent public right-of-way
where storm water leaves the Property, in a storm event and that the Property's
on-site storm drainage system fails to function or it is clogged. Site grading shall
be designed such that the project's storm drainage overland release point will be
directly into the adjacent regional 2B basin parcel and then flow through a pump
station to the existing City storm drainage channel system. If constructed
according to plan, this regional 2B basin has adequate capacity to handle the
storm water from this proposed project property and the surrounding developed
parcels with the drainage basin. The storm drainage release point is
recommended to be at least 0.70-feet lower than the lowest new building’s finish-
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floor elevation and should be designed prior to building permit and improved to
the satisfaction of the City Engineer prior to occupying the first residential unit of
the subdivision.

C.5.14 Per the 2012 Storm Drainage Master Plan, this development is master planned
subdivision to drain into an 2B rational basin by an underground pipe. The on-site
storm drains should be sized for the ten (10) year storm event, using the one
hundred (100) year water surface elevation for the point of discharge as the
starting water surface elevation (tailwater elevation) for capacity or HGL
analyses. This project drainage system requires the developer to construct a
complete storm drain system within the project private property.

Prior to construction permit release, the Developer shall depict on the project
Improvement Plans a drainage out fall into project bioretention basins with bio-
treatment soils to the satisfaction of the City C-3 requirements and to the
satisfaction of the City Engineer. All on-site runoff from the site landscaping,
pavement and roofs will discharge directly into these bioretention basins which
will then filter the water that will drain into the city regional 2B storm drain system.
Use of underground runoff pretreatment and storage chambers is only an
alternate to bioretention basins by the Developer should be considered on a
case-by-case basis.

C.5.15 Sanitary Sewer

Prior to construction permit release, Developer shall depict on the Improvement
Plans the Project’s sewer connections to existing sanitary sewer main lines
located in Valpico Road, to sewer lines in streets A, B, C and D and then extend
to sewer line laterals to each proposed residential buildings, in accordance with
the City’s Design Documents and to the satisfaction of the City Engineer.
Developer shall depict an eight (8) inch minimum sewer lateral in each public
street. The pavement restoration in Valpico Road shall be by City Standards and
subject to Condition C.8.1 and to the satisfaction of the City Engineer.

C.5.16 Water Distribution

Prior to construction permit release, Developer shall depict on the Improvement
Plans the Project’'s permanent potable domestic, irrigation, and fire water lines
and services. Fire sprinkler and irrigation water services to every building in the
project shall comply with the City Design Documents and city requirements.
Water line sizing, layout and looping requirements for this Project shall comply
with City design criteria and city requirements. During the construction of the
Project, the Developer is responsible for providing water infrastructure
(temporary or permanent) capable of delivering adequate fire flows and pressure
appropriate to the various stages of construction and as approved by the Fire
Marshal and City Engineer.

The Developer shall use existing water lines in Valpico road to connect to new
water lines in streets A, B, C and D for water line connections to every new
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residential building fire system. The pavement restoration shall be per City
design criteria and City standards plans and subject to Condition C.8.1.to the
satisfaction of the city engineer.

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

All the water service connections shall use a remote-read (radio-read) master
water meter (the water meter to be located within the 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 meters.

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

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

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

Fire Service Line(s) and Hydrants — Location and construction details of fire
service line including fire hydrant(s) that are to serve the approved project as
reviewed and 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
water line design.

C.5.17 Prior to construction permit release, Developer shall prepare Joint Trench Plans
and Composite Utility Plans, prepared on a 24-inch x 36-inch size 4-millimeter
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thick mylar for the installation of dry utilities such as electric, gas, TV cable,
telephone, and others that will be located generally within PUE and consistent
with TM 4206 to be installed to serve the Project. All private utility services to
serve Project must be installed underground or relocated to be underground, and
to be installed at the location approved by the respective owner(s) of the utilities
from the street or an existing or proposed utility easement to the building(s).

C.5.18 Prior to construction permit release, Developer shall provide a signed and

stamped Engineer’s Estimate that summarizes the cost of constructing all the
public improvements shown on the Improvement Plans. Said Estimate shall be
prepared in accordance with City Regulations to be used for calculating
engineering review fees and for bonding purposes. In determining the total
construction cost, add ten percent (10%) for construction contingencies.

C.5.19 Prior to construction permit release, 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.5.20 Traffic Control Plan - Prior to starting the work for any work within City's right-of

C.5.21

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

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

No street trench shall be left open, uncovered, and/or unprotected during night
hours and when the Developer’s contractor is not performing construction
activities. Appropriate signs and barricades shall be installed on the street and on
all trenches during such times. If the Developer or its contractor elects to use
steel plates to cover street trenches, said steel plates will be skid-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.5.22 If at any point during utility installation or construction the Developer, its

contractor, its engineers, and their respective officials, employees, subcontractor,
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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.5.23 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 of the
following requirements to the satisfaction of the City Engineer:

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 improvements, as required by the Improvement Agreement. The form of
improvement of security may be a bond, or another form in accordance with the
Government Code, and the TMC. The amount of 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)

C.5.24 Prior to construction permit release, Developer shall obtain all applicable
signatures of 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 final signature.

C.5.25 The Developer shall install two (2) new streets A and C along the Project’s
frontage of this subdivision. Said new streets shall be constructed in accordance
with City Standards. Along with the new driveways, the Developer shall also
demolish an existing driveway along the Project’s frontage on Valpico Road and
replace it with new curb, curb and gutter and sidewalk and landscaping
improvements along the Valpico Road. This new meandering concrete sidewalk
shall be in the same alignment as the previously constructed sidewalk and
constructed in accordance with City Standards. The Developer shall also widen
the existing street pavement, concistent with the Valpico Road Precise Plan Line,
with new curb and gutter and construct an underground storm drain system
under the pavement to connect to the subdivision public storm drain system. The
Developer shall also connect the proposed Project on-site sidewalks to the
existing City sidewalk along the Project’s frontage on Valpico Road. The
Developer shall file for an encroachment permit for the demolition and
construction of new improvements in the City ROW.

C.5.26 Developer shall install all proposed vertical curbs, curb and gutters and
sidewalks, ADA ramps, sighage and striping in the project’s public streets A, B, C
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and D and install new rolled curb and gutter, sidewalks of all private streets and
all alley ways in the alignment shown on the approved tentative map per current
City Standards, and to the satisfaction of the City Engineer. Both the public and
private streets should be fully designed prior to building permit and installed prior
to occupying the first residential building. The Developer shall file for an
encroachment permit for the demolition of existing improvements on existing
parcels and all new construction of improvements within the city right of way.

C.5.27 The Developer shall install the drainage pipe and improvements to the regional
2B drainage system and pump system as in accordance with the City approved
improvement plans of this “Detention basin 2B expansion” (CIP 76066) plans
prepared by Stantec, dated July 12, 2019, for the regional Basin 2B. The
installation of storm drain system and pump station of this basin shall be
completed prior to installation of the subdivision storm drain system. This
regional 2B basin is required to be operational prior to occupying the first
building within the subdivision. Included with the construction of this basin, the
developer may form a benefit district to be reimbursed for by other developers
within the local drainage area that will contribute their fair share contribution to
the construction of this basin.

C.6. Building Permit

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

C.6.1 Developer has satisfied all the requirements set forth in Condition C.1 through
C.2, and C.4, above.

C.6.2 Prior to building permit release, Developer shall pay all applicable City and
County development impact fees to the satisfaction of the City Engineer.

C.6.3 Prior to building permit release, Developer shall have obtained a Grading Permit.

Building Permit Special Condition(s)

NONE

C.7. Acceptance of Public Improvements and Occupancy

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

C.7.1 Developer has satisfied all the requirements set forth in these Conditions of
Approval.

C.7.2 Prior to any form of occupancy, Developer shall demonstrate satisfactory
completion of all required/conditioned improvements. Developer shall use diligent
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C.7.3

C7.4

C.7.5

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 improvement and facilities (including all costs
of design, construction, construction management, plan check, inspection, land
acquisition, program implementation, and contingency).

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

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

Prior to tract acceptance, Developer shall complete but not limited to
reconstructing PCC curb, gutter, and sidewalk, replacing asphalt concrete
pavement, pavement marking and striping, and other improvements in poor
condition or damaged by construction activities.

C.7.7Prior to acceptance of public improvements, the Developer has completed the ninety (90)
day public landscaping maintenance period.

C.7.8

C.7.9

Prior to tract 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 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.

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

C.7.10 Release of Improvement Security — Release of improvement security shall be in

accordance with the requirements of Title 12 of the TMC. Monumentation Bond
will be released to the Developer after the City Council’s acceptance of the public
improvements and if the Developer meets the terms set in Section 66497(c) of
the Subdivision Map Act. All survey monuments shown on the Final Map, 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, 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.
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C.8.

Acceptance or Occupancy Special Condition(s)

C.7.11 Prior to issuance of temporary/final certificate of occupancy of the first building,

all overhead utilities along entire project frontage shall be placed underground.

Special Conditions

C.8.1

C.8.2

C.8.3

c8.4

When Street cuts are made for the installation of utilities in the paved street, the
Developer shall conform to Section 3.13 of the 2020 Design Standards and is
required 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 uniform thickness in order to maintain current pavement grades, cross
and longitudinal slopes. This pavement repair requirement is when cuts/trenches
are perpendicular and parallel to the street’s direction.

Nothing contained herein shall be construed to permit any violation of relevant
ordinances and regulations of the City of Tracy, or other public agency having
jurisdiction. This Condition of Approval does not preclude the City from requiring
pertinent revisions and additional requirements to the improvement plans, prior to
the City Engineer’s signature on the improvement plans, and prior to issuance of
Grading Permit, Encroachment Permit, Building Permit, if the City Engineer finds
it necessary due to public health and safety reasons, and it is in the best interest
of the City. The Developer shall bear all the cost for the inclusion, design, and
implementation of such additions and requirements, without reimbursement or
any payment from the City.

If water is required for the project, the Developer shall obtain an account for the
water service and register 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.

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

D. South San Joaquin County Fire Authority

D.1

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

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

D.2  Engineering and building permit applications received by our offices are subject to the
current fee schedule for South San Joaquin County Fire Authority. Contact our offices for
additional information.

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

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

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

D.3  The buildings 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.

D.4  Allfire hydrants shall be installed, inspected and tested prior to bringing combustible
materials onsite, including storage.

D.5 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.

D.6  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

D.7  Additional comments may occur upon submittal of construction documents.

E. City of Tracy Building Department

E.A Prior to commencement of vertical construction, applicant shall submit to the Building
Safety division construction plans and supporting documents for the building conforming
to Title 24 California Code of Regulations and Tracy Municipal Code that are current at
the time of submittal.

E.2 Prior to commencement of vertical construction, applicant shall provide to the Building
Safety Division plans that demonstrate compliance with CRC R310.1 and provide an
unobstructed pathway (20 inch minimum clearance from fence to nearest equipment)
from courts or yards used for emergency egress or rescue to public ways. Typical of all
residences.
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E.3 Prior to commencement of vertical construction, applicant shall provide to the Building
Safety Division plans that demonstrate compliance with CRC R327.1.3 and provide
doorway(s) with 32" minimum net clear opening to at least one bedroom and one
bathroom (including toilet room). Typical of all residences.

E.4 Prior to commencement of demolition of any structures, applicant shall submit demolition
plans to the Building Safety Division in conformance with California Building Code
section 105.1.

E.5 Prior to commencement of construction, applicant shall submit to the Building Safety
division construction plans that include an accessible route at street crossings (Street B)
where people are expected to cross per CBC 11B-206.2.19.

E.6 Prior to commencement of construction, applicant shall submit to the Building Safety
division construction plans and supporting documents for concrete and masonry fences
over 4 feet in height and wood and other light material over 7 feet in height in
compliance with TMC 9.10.050.

E.7 Prior to the construction of onsite improvement including but not limited to walks,
sidewalks, utilities, signs, lights, retaining walls, sound walls, underground vaults,
transformer, trellis, trash enclosures, etc., applicant shall submit to the Building Safety
Division construction drawings and supporting documents that conform to the current
Title 24 California Code of Regulations at time of application.

F. Parks, Recreation & Community Services Department

F.1 General Conditions
1. Current City of Tracy Design & Construction Standards (Standard Plans — Parks &
Streetscapes) shall be followed for all public landscaping and the public park. See
Policy 1F in the Citywide Parks, Recreation and Trails Master Plan for more
information.

2. The Developer shall prepare construction improvement plans and specifications for
any public landscape or public park improvements for Parks, Recreation and
Community Services Department’s approval, at Developer’s expense.

3. Any landscape needs to comply with current Model Water Efficient Landscape
Ordinance (MWELO) requirements.

4. Based on the project application, the Developer is planning to establish a
Homeowner’s Association (HOA) as the chosen funding mechanism. The preferred
approach for the maintenance of public landscaping in this project is that the public
park will be City maintained and all public landscaping will be maintained by the
HOA.

5. . The mailbox area shall be located outside of the public park site unless other
options are necessary. (Parcel A).
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F.2 Neighborhood Park

1.

Master Planning & Park Naming

a. After approval of vesting tentative map, the Developer shall submit the
neighborhood park conceptual plan that meets City design criteria, complies with
California Environmental Quality Act (CEQA), and complies with the Citywide
Parks, Recreation and Trails Master Plan (PRTMP) policies. Once the Parks,
Recreation and Community Services Department determines that the plan
substantially meets the City’s criteria, the Developer will be required to present
the plan to the City’s Parks & Community Services Commission at a public
meeting for review and approval.

b. The park will be required to establish a name through the City’s Park Naming
Policy prior to starting construction documents.

Construction Document Preparation

a. Once a plan is approved, Developer prepares & submits 60%, 90% and 100%
documents through the Engineering Division of the Public Works Department.
The 60% submittal is a department-specific review, 90% and 100% submittals
are City-wide review.

b. During the construction documentation phase, the Parks, Recreation and
Community Services Department will work with the Developer and the Finance
Department to establish estimated costs for the ongoing maintenance, operations
and capital replacement of the facility. The Developer is required to join a
Community Facilities District (CFD) to ensure these financial obligations are met
in perpetuity.

The Developer is required to enter into a park-specific Subdivision Improvement
Agreement. The developer may receive development impact fee credits for this work
in accordance with Title 13 of the City of Tracy Municipal Code. The Developer will
need to enter into an Improvement Agreement in order to receive fee credits.

The proposed neighborhood park is 3.58 acres in size and although it does not meet
specific criteria for neighborhood parks between 2 and 4 acres in size as specified in
the PRTMP, the City will accept a less than 4 acre neighborhood park due to the
project site being located within a key neighborhood park opportunity area where
neighborhood park access is limited.

The neighborhood park shall have an overall style that is unique from other parks
within the City of Tracy. The developer may receive development impact fee credits
for this work in accordance with Title 13 of the City of Tracy Municipal Code. The
Developer will need to enter into an Improvement Agreement in order to receive fee
credits.

Required Amenities:

a. Two distinct playground areas: one for 2-5 age children and another for 5-12 age
children, including climbing apparatus and swings. The playground equipment
should have a unique theme and/or aesthetic. The playground spaces shall be
significantly shaded from day 1 of project opening by freestanding shade
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structures. The play areas should incorporate all-ability play (inclusive. It should
be noted that as shown, the playground and shall be a 48” high Omega Il Secur
fencing /non-climbable fencing along the southern edges to promote a safe play
environment near the public roads and the park design needs to discourage
direct path of travel from play areas to street no matter the distance.

b. Pedestrian scaled lighting shall be provided along all walking paths, street
frontages, and amenity areas in the park. The multi-use court shall also be
lighted to provide extended recreational opportunities during evening hours.

c. Site identification signage consistent with City standards.

d. Appropriate site furnishings (benches, drinking fountains, trash receptacles, picnic
tables, etc.) for the intended size and use of the park.

e. Flat, open, contiguous turf area for unstructured play; minimum one acre.

f. At least 10 picnic tables, with 75% of tables under one shade structure.

g. At least one active use amenity, such a multi-use sport court.

h. Accessible pathway connecting park elements and creating a walking loop.

i. General landscape improvements in natural or open space areas, including

groundcovers, plantings and trees for shade and windbreaks.
Bike parking, with a minimum of 5 spaces provided.

. Provide on-street accessible parking near the primary use areas of the park.

I. Provide maintenance vehicle access into the park from the public road at
northwest and south west corners.

m. Park Plant Palette — Stachys byzantina lantana (Lamb’s Ear) is not a durable
species for a public park setting. Select a different species that is more robust to
achieve similar design goals.

n. In an effort to reduce water usage and maintenance inputs, 20% minimum of all
planting areas within the park will need to consist of nonirrigated landscaping (ie.
mulch, cobble, decomposed granite, artificial turf, etc.).

0. Locations of in-ground and above-ground utility structures within park are subject
to prior review and approval of Parks, Recreation and Community Services
Department. Utilities shall not be placed near playground areas, field activities or
obstruct the overall design of the primary park area.

p. The neighborhood park must be completed and open for public use when 50% of
the homes in the project are occupied, or sooner.

g. Adjust trees within park so that no mature tree canopies hang over into private
property.

=

s. The proposed park site (Parcel A) is in an area of the project site that currently
has industrial use actively occurring. The City has clear policy related to not
accepting parkland that has contamination or similar environmental concerns.
Staff reached out to the Developer and confirmed this current use is industrial. It
was also stated that the CEQA analysis would evaluate site conditions including
potential soil contamination and similar environmental concerns and that those
issues would be mitigated prior to any public park construction occurring. The
Parks, Recreation and Community Services Department will need confirmation
from the Developer that the park site is not contaminated, including any specific
remediation that may have been required by CEQA, prior to any construction
activities occurring. If confirmation of a clean site cannot be obtained, the
Developer would need to relocate the park to another portion of the project site
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that does not have these concerns. If the Developer choses to not relocate the
park, the park would not be eligible for neighborhood park credits (or as a
community benefit as required for establishments of PUD zones) and the park
will not be accepted as a public park.

F.3 Public Landscape Areas/Streetscape

F.4

F.5

1. In an effort to reduce water usage and maintenance inputs, a 20% minimum of all
public landscape area will need to consist of non-irrigated landscaping (ie. mulch,
cobble, decomposed granite, artificial turf, etc.).
2. Public landscaping that abuts private property landscaping shall be separated by a
concrete mow band per City Standard Detail D7.10 and/or privately owned fence.
3. The split rail fence along Valpico Road needs to be pre-cast concrete and located on
private property, not in the public right of way.
4. Tree Selection Comments
a. Arbutus x ‘Marina’ is not an acceptable street tree in Tracy due to maintenance
concerns from wet fruit produced by tree. Please select a different species that
doesn’t create significant maintenance concerns.

b. Platanus x acerifolia “Yarwood’ has a high root damage potential. Please be
mindful of placement along Valpico and create adequate separation between tree
and hardscape areas.

City Basin/Project Bio-Retention Areas

1. The Civil plans call for Basin 2A access (PAE) off the public road. Provide driveway
apron and asphalt access road with concrete mow band edge restraint up to City
property. Provide gate and coordinate with City on material/model. Coordinate
improvements with approved basin design.

The park shall be completed and open for public use (City Council acceptance) when
50% of the homes in a new development are occupied, or sooner. If a development is
built in phases, the park must be completed and open for public use when 50% of the
homes are occupied in that phase.”

San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP).

Please contact SUIMSCP staff regarding completing the following steps to satisfy
SJMSCP requirements: Schedule a SUIMSCP Biologist to perform a pre-construction
survey prior to any ground disturbance.

G.1. SJMSCP Incidental take Minimization Measures and mitigation requirement:

¢ Incidental Take Minimization Measures (ITMMs) will be issued to the project
and must be signed by the project applicant prior to any ground disturbance
but no later than six (6) months from receipt of the ITMMs. If ITMMs are not
signed within six months, the applicant must reapply for SIMSCP Coverage.
Upon receipt of signed ITMMs from project applicant, SUICOG, Inc. staff will
sign the ITMMs. This is the effective date of the ITMMs.
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e Under no circumstance shall ground disturbance occur without compliance
and satisfaction of the ITMMs.

e Upon issuance of fully executed ITMMs and prior to any ground disturbance,
the project applicant must:

a. Post a bond for payment of the applicable SUIMSCP fee covering the
entirety of the project acreage being covered (the bond should be valid for
no longer than a 6 month period); or

b. Pay the appropriate SIMSCP fee for the entirety of the project acreage
being covered; or

c. Dedicate land in-lieu of fees, either as conservation easements or fee title;
or

d. Purchase approved mitigation bank credits.

¢ Within 6 months from the effective date of the ITMMs or issuance of a
building permit, whichever occurs first, the project applicant must:
a. Pay the appropriate SUIMSCP for the entirety of the project acreage being
covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title;
or
c. Purchase approved mitigation bank credits.

¢ Failure to satisfy the obligations of the mitigation fee shall subject the bond to
be called.

Receive your Certificate of Payment and release the required permit

H San Joaquin Valley Air Pollution Control District (District)

The District issues permits for many types of air pollution sources, and regulates some
activities that do not require permits. A project subject to District rules and regulations would
reduce its impacts on air quality through compliance with the District’s regulatory framework.
In general, a regulation is a collection of individual rules, each of which deals with a specific
topic. As an example, Regulation Il (Permits) includes District Rule 2010 (Permits Required),
Rule 2201 (New and Modified Stationary Source Review), Rule 2520 (Federally Mandated
Operating Permits), and several other rules pertaining to District permitting requirements
and processes.

The list of rules below is neither exhaustive nor exclusive. Current District rules can be found
online at: https://ww2.valleyair.org/rules-and-planning/current-district-rules-and-regulations.
To identify other District rules or regulations that apply to future projects, or to obtain
information about District permit requirements, the project proponents are strongly
encouraged to contact the District’'s Small Business Assistance (SBA) Office at (209) 557-
6446.

H.1 District Rule 4601 (Architectural Coatings)
The Project will be subject to District Rule 4601 since it is expected to utilize architectural
coatings. Architectural coatings are paints, varnishes, sealers, or stains that are applied to

29



Conditions of Approval

Triway Project - Vesting Tentative Subdivision Map and Development Review Permit
Application Numbers TSM2024-0003-0001 and DR2024-0003

July 1, 2025

structures, portable buildings, pavements or curbs. The purpose of this rule is to limit VOC
emissions from architectural coatings. In addition, this rule specifies architectural coatings
storage, cleanup and labeling requirements. Additional information on how to comply with
District Rule 4601 requirements can be found online at:
https://ww2.valleyair.org/media/tkgjeusd/rule-4601.pdf

H.2 District Regulation VIII (Fugitive PM10 Prohibitions)

1.1

The project proponent may be required to submit a Construction Notification Form or
submit and receive approval of a Dust Control Plan prior to commencing any earthmoving
activities as described in Regulation VI, specifically Rule 8021 — Construction,
Demolition, Excavation, Extraction, and Other Earthmoving Activities.

Should the project result in at least 1-acre in size, the project proponent shall provide
written notification to the District at least 48 hours prior to the project proponents intent to
commence any earthmoving activities pursuant to District Rule 8021 (Construction,
Demolition, Excavation, Extraction, and Other Earthmoving Activities). Also, should the
project result in the disturbance of 5-acres or more, or will include moving, depositing, or
relocating more than 2,500 cubic yards per day of bulk materials, the project proponent
shall submit to the District a Dust Control Plan pursuant to District Rule 8021
(Construction, Demolition, Excavation, Extraction, and Other Earthmoving Activities). For
additional information regarding the written notification or Dust Control Plan requirements,
please contact District Compliance staff at (559) 230-5950.

The application for both the Construction Notification and Dust Control Plan can be found
online at: https://ww2.valleyair.org/media/fm3jrbsq/dcp-form.docx

Information about District Regulation VIII can be found online at:
https://ww2.valleyair.org/dustcontrol

Byron-Bethany Irrigation District (legacy WSID)

There needs to be a physical barrier between BBID property and the Triway development.

I.2 Any landscaping within 10 feet of the BBID canal needs to be coordinated to make sure

operational impacts are reduced. BBID cannot have any tree branches extending into BBID
property which would impede BBID equipment using the canal access road. Due to these
reasons, we would request that the trees be moved at least 10’ back from the wall, or
replaced with other vegetation that does not cause these concerns.

Construction along the BBID property line will require coordination with BBID staff.
Construction documents, reports and improvement plans shall ensure that the BBID canal
and property will be protected from stormwater, sediment, and other trash and debris during
construction.

City of Tracy — Transit Division
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J.1 A bus stop needs to be included on Valpico. It should be located approximately halfway in-
between the two sub-division entrances. A bus stop pole, shelter, bench, and trash can are
required, matching existing bus stop designs.

J.2 Bike lanes should be included along Valpico connecting with existing bike lanes to the west,
with green markings as necessary according to City standard.
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THIS MAP WAS PREPARED BY CARLSON, BARBEE & GIBSON, INC. UNDER MY DIRECTION

BY RESOLUTION NO.

ALBERT PANLILIO, R.C.E. 57540 DATE
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SITE PLAN
SCALE: 1" = 100’
CITY COUNCIL CERTIFICATE
| HEREBY CERTIFY THAT THE CITY COUNCIL OF TRACY HAS CONDITIONALLY APPROVED
THIS VESTING TENTATIVE SUBDIVISION MAP ON
CITY CLERK DATE
0 100 200 300

GENERAL NOTES
1. OWNER:

2. SUBDIVIDER:

3. CIVIL ENGINEER:

10.

1.

12.

13.

14.

13.

16.

17.

18.

19.

20.

21,

GEOTECHNICAL ENGINEER:

ASSESSORS PARCEL NO.:

SITE ADDRESS:

SITE AREA:

EXISTING ZONING:

EXISTING LAND USE:

PROPOSED LAND USE:

BENCHMARK:

STREETS:

SANITARY SEWER:

STORM DRAIN:

WATER:

FLOOD ZONE:

GAS & ELECTRIC:

TELEPHONE:

DIMENSIONS:

PHASING:

PRIVATE STREETS:
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VICINITY MAP
NOT TO SCALE

JULIE & WAHID TADROS (APN 246-130-030)
ANNETTE TUSO ELISSGARAY (APN 246—130-040)
STANLEY & GUERTJE BOERSMA (APN 246-130-270)
DAVID & ROBYN BOERSMA (APN 246—130-060)

BROOKFIELD CALWEST BUILDERS LLC
12657 ALCOSTA BLVD, SUITE 250
SAN RAMON, CA 94583

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

(925) 866-0322
ALBERT PANLILIO, R.C.E 57540

ENGEO, INC.
17278 GOLDEN VALLEY PARKWAY
LATHROP, CA 95330

(209) 835-0610
STEVE HARRIS

246-130-030, 040, 060 & 270

VALPICO ROAD

28.83+ ACRES

LIGHT INDUSTRIAL (M—1)

VACANT W/ MISCELLANEQUS IMPROVEMENTS

MEDIUM DENSITY RESIDENTIAL, TOTAL 275 LOTS
324 UNITS (INCLUDING JADU'S)
MAXIMUM LOT COVERAGE: 70%

CITY OF TRACY BM#i1

3" BOLT W/ PUNCH IN MONUMENT WELL

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

ELEVATION 171.33 (NAVD 88)

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

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

PROPOSED STORM DRAIN FACILITIES TO BE DESIGNED PER CITY STANDARDS AND PUBLICLY
MAINTAINED PER THE CITY OF TRACY.

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

ZONE X PER SAN JOAQUIN COUNTY INSURANCE RATE MAP (FIRM) PANEL 06077C0735F. AREAS
DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE (500-YEAR) FLOOD PLAIN.

PG&E
AT&T
ALL DIMENSIONS SHOWN ARE PRELIMINARY AND SUBJECT TO FINAL DESIGN AND MAPPING.

MULTIPLE FINAL MAPS MAY BE FILED ON THE LANDS SHOWN ON THIS MAP PURSUANT TO THE
SUBDIVISION MAP ACT SECTION 66456.1.

THIS SUBDIVISION WILL HAVE PRIVATE STREETS. THE PRIVATE STREETS ARE EXPECTED TO HAVE
THEIR OWN INDIVIDUAL PARCEL TO BE DETERMINED WITH FINAL DESIGN AND WILL BE BASED ON
ULTIMATE PROJECT PHASING.

SHEET INDEX
Sheet Number Sheet Title
TMO! TITLE SHEET AND GENERAL NOTES
T™MO02 EXISTING CONDITIONS
T™MO3 PROPOSED STREET SECTIONS
TMO4 LOTTING PLAN
T™MO05 LOTTING PLAN
T™MO6 OVERALL SITE PLAN
T™MO7 DETAILED SITE PLAN
MO8 DETAILED SITE PLAN
M09 GRADING AND DRAINAGE PLAN
™10 GRADING AND DRAINAGE PLAN
™11 UTILITY PLAN
™12 UTILITY PLAN
™13 PRELIMINARY STORMWATER CONTROL PLAN
™14 FIRE ACCESS PLAN
™15 VALPICO ROAD PLAN LINE

DATE:

CITY OF TRACY

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

KOOSUNKIM, P.E.

FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER
SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE
MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN

ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE

Think Inside the Triangle

(925) 866-0322
(916) 375-1877
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Know what's below.
Gall 811 before you dig.

RED MAPLE
VILLAGE LP
2007~O|O|8435

APN 246-130-040

CITY OF TRACY
PARCEL C
EXCEPTION AREA
2020—-178917

APN 246-130-270

30" RAILROAD

RIGHT-OF—WAY
TO BE ABANDONED

15" PRIVATE STORM

DRAIN ESMT
TO BE ABANDONED

LEGEND

— e — EXISTING BOUNDARY

_______ EXISTING EASEMENT

x x EXISTING FENCE

$—— OHW—— EXISTING OVERHEAD POWER LINES AND POST

CURVE TABLE
NO | RADIUS | DELTA | LENGTH

Cl | 20.00" | 90°06'45" | 31.45

C2 | 20.00" | 895315" | 31.37

C3 | 40.00" | 4811'23" | 33.64’

C4 | 40.00° | 4811°23" | 33.64

1. ALL EXISTING EASEMENTS & RIGHT OF WAYS WITHIN PROJECT
BOUNDARY WILL BE QUITCLAIMED OR VACATED, UNLESS
NOTED "TO REMAIN”.

2. THE SITE SHALL BE STRIPPED CLEAN PRIOR TO GRADING
OPERATIONS. THIS INCLUDES DEMOLITION AND REMOVAL OF
EXISTING POWER LINES, POWER POLES, BUILDINGS, CONCRETE
SLABS, FENCES, PONDS, CONTAINERS AND DEBRIS WITHIN
PROJECT BOUNDARY. REFER TO GEOTECHNICAL REPORT
RECOMMENDATIONS.

CITY OF TRACY

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBILITY FOR

DATE:

FROM THE SPECIFICATIONS AND DETALS OF THE CITY OF TRACY OR THESE PLANS, THE COTY ENGINEER

SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE

MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
KOOSUN KIM, P.E. CITY ENGINEER

CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE
ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF

A
TRACY
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Know what's below.
Gall 811 vefore you dig.
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CITY OF TRACY

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

DATE:

FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER

SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE

MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
KOOSUN KIM, P.E. CITY ENGINEER

ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE

A
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CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

/12 MAINTENANCE
© /N VEHICLE ACCESS

ﬂ:l*l

A
TRACY
7
Think Inside the Triangle

rd

<

-
PARCEL B

W
—H

> B REMOVABLE — =
. BOLLARDS
EXCEPTION AREA sy ]
2020178917 43y (BIO-RETENTION)
S 1.14 AC+ ]
BASIN 2B o | 1871188 |||89-1-90 |
- 77J[ ]LL78 83 ]U84 e N W _nl - .
\ - | j 2 ACCESSIBLE PARKING AND MAINTENANCE ACCESS DETAIL
h ACCESS — N § LANE 14 . " B
/\ N\ & 75| 076 Jleall 79| C82 Il 851 [ 2 70 ] SCALE: 1" = 30 —
LR~ SRR = e mn T
........ | il L 5 1= . o | 2? 9 n 992 | 9 B g 2
—ile4i— ﬂ_L| |24 gj L 24 8¢ i | 223 3
' : f i i g 97 | 98 >
T —— S et = —L_| [95. 1 96 ' B 385 .
STREET B 8|SLANE 31 —< CORNER Z 0z ©
RED MAPLE | — =T 7/ //. R — e _\« .%VISION % LANE 15 [] 55¢ O
AGE | P N | | { Torl—N\\ | TRIANGLE 20s @
f\/]L-MdLPLij ” @ ! 52,_ T .'/269 270 ||271 : i -*29'31_| iy -_EL\E":*?HOZ oiffoofse |V 1N i -
2007-008435 M| | o=lbal =l | . L) | 232 23311 . | Eé ?
el N == | — A,
. I fi E f‘i 4? & LAIW\I 24| a0 229| 28] 12_71? [1(0\1 104|105} 106l B h | ‘ |4 0
: : || 2681]267|| 266 1l - Sg. [ m .
1 LANE 6% | L | s LANE 20 | 3 LANE 5
=aaime < (- L o XE
: |—|=r| _j ‘ ; [ L*,—F—I < |, ¢ . < ™, 4 |i'J
{|2571| 258|259 2231 224 ||| 225 izif: 110 7 109 / : sl R . . U g
| ,:I oo : La s 1 N Sk 5
- (@\] B ’ -
L@WE e 222 || 221 [220] 2199 g P12 & = =
055|254 [ == = I == —— S
- 0 ~ Lin GPT CCC — E
-l ol ol OWNER LP 99
1[ 56" || 2016-047968 |
|| < 12 WIDE MAINTENANCE \ | B p— | | e 120 ) "
" A== RowovABLE soilarps LB SHEET TMO7 f ool anLin ot W | R Ll d TYPICAL PARALLEL PARKING STALL TYPICAL PERPENDICULAR PARKING STALL Z\e
S = A Ll L olllT AN ; SCALE: 1" = 20’ SCALE: 1" = 20’ Dz
e = PARCEL A [ | LANES2 © X |l = T ) &2
S (PUBLIC PARK) A %6: Jjbg N E ]| Lzsjes /
| 3.58 AC+ ; il & |
' NOTE: ALL ABUTTING LOTS . r12717128
j: 2 _sz 21\ I { AND PARCELS HAVE DIRECT e 201 ||[ 202]|}. 203 N ]
| i ACCESS TO PARK. : Ly "
q _‘:1 ‘ = = i y r s [ - C_Ou'
[ 17718 ||| 1920 1|; ‘i B : i :[1%1 133 5
il | SEE BETAL ) ; 195 [ 1944193 | / GUEST PARKING COUNT %
RED MAPLE e rea et | AYTIS SHEET 2 f { 51736 GUEST LOCATION ORIENTATION | DIMENSION, W x L |NO. OF PARKING| ~ LOCATION -
VILLAGE LP N 4 1M “F— 12" WIDE MAINTENANCE \ ) _ Ll [ PUBLIC STREET PARKING PARALLEL 8 x 22 159 | | N =
oAt L =N . | 1187 190 ||| 191 1 ( ) .
2014-107852 < ACCESS DRIVEWAY WITH S I = / PUBLIC STREET PARALLEL |8 x 24 WITH 9 x 24 2 < |z |B 5
o B I = FLANEZ‘.\‘ IR VA - . REMOVABLE B AR L _ W T It 1T 2 |lf s LAN = ACCESSIBLE PARKING LOADING ZONE | | T2 |8 |.E
N i | E — S — 4| CORNER | PRIVATE LANE PARKING PARALLEL 8 x 22 6 | X |22 |EN (B2
e Ej T %(e)lF/iNN%FEEWSlON STREET D B> VISION 142 141 PRIVATE LANE PARKING | PERPENDICULAR 9 x 18.5 17 | | -
=l ol L Y A — 4+ 7] 3! TRIANGLE =J|L —
181157 ][6 ET . ~ | 1681 1677(166! 165|164l 163]|\162" 161]|160] [159158]|157] 1561|1155 - =
0 e O e ) ey I[LLE iy S
| < | 0 2 mea] I 2
LANEIR [} Il === LANE 23 = 1 [|=_LANE2T ]I 0 e 2
| = |1 {1 =r <[ 1521 | (imin
r: 215 i | : - 173 (/174 176 178'|[179]180( || 181 %Q %T—e}é ~ | | 1%5| 149 148 ;}7' = § °
JLIEEAN ez 74073 |78, 172178 il =y o (GRS L T PRODUCT SUMMARY <| o
| —— \g L | . DUETS (55’ DEEP) NOTE: MAXIMUM LOT COVERAGE = 70% al > S
N . -—[‘ N\ f— — — B 3 S PLAN TYPE BED/BATH SQ. FT. UNIT COUNT Ll | < a <t
=< S CORNER I T - e (e d  CORNER PLAN 1 3 BD/2.5 BA 1,598 SF 23 =2 =
= I} VISION , = N89'36'51"W 1072.08 VISION —
L TRIANGLE = @|= VALPICO ROAD = 3 TRIANGLE PLAN 2 4 BD/2.5 BA 1,844 SF 23 w = o~
= =
. PRI SR E‘D‘ & = . PLAN 3 4 BD/3 BA 1,912 SF 25 :ll é '<_1: :
ek I PLAN 4 4 BD/3.5 BA 2,101 SF 25 << | FE T
1---- ----. e TOTAL % | @
— ’ N s — 40'X56" ALLEY LOAD g ™
ot N
h ‘ PLAN TYPE | BED/BATH SQ. FT. | UNIT COUNT O =
OVERALL SITE PLAN PLAN 1 3BD/25 BA | 1592 SF 10 7
SCALE: 1” = 100’ PLAN 2 3 BD/2.5 BA 1,668 SF 27 > .
PLAN 3 3 BD/2.5 BA 1,842 SF 22 O
PLAN 4 4 BD/3 BA 2,155 SF 24 &
TOTAL 13 -
43'X56' FRONT LOAD
PLAN TYPE BED/BATH SQ. FT. | UNIT COUNT SHEET
PLAN 1 3 BD/2.5 BA 1,987 SF 17
PLAN 2 4 BD/2.5 BA 2,152 SF 25
PLAN 3|3 BD+JADU/3.5 BA| 2300 SF 24 I M 06
TOTAL 66

0] 100 200 300

OF 15 SHEETS

F:\3585-000\ACAD\TM\TM06.DWG

5/20/2025 1:44 PM



SEE SHEET TMO08
) | ) (R H L 2 7 | | =l i B — s == T———1H | _ZdlL | T
81 Hoowats BelOw. Voo || s ool — 0 R~ M ST TN FE
X" 7 before youdig. pea ) e . P | 2|26 ||| 215 || 214 | [ Rk |
-\ ! I e mliE 77 | Eﬁ;_ﬂ E‘2:118 117 |16 | 113 :
ym—r s o e S 2 ¢ 5
2 | 31 30 ] 29 55# %n — [ — il m«% ' : E |
| H A =gl 210 ||| 211 212 (=] 21385 LAl R B I [
! ol | s N N (5 = ' | =~ H sog.,|1[19 120 ([ 121 |7 P22,
eSS LANE4_S = ] SEE LANDSCAPE PLANS | I_E_HL_T_ _,_rﬁ__a | _J e 2/ i ——=
& FOR PARK DETAILS. . = (8" SS _§' LANE 18 5 <s1s I
_j_L 1 .'Q i /it% ol ! N LANE 32 8” W] || g ~] | — — 1
| 'f ) - — T — —L ’
35 [|] 27 g2 ﬂég =N s TNEN N ?l LEGEND
{1t (L =2 24 L— | — — L M & 3 i
| > llliuiz | a0 06 25 %04 3L PN Li2s-l 125 fflaoe | 15 |,
ea |l—— — . TIPUET L LT |
5 I I ‘ PARCEL A =z ! | : i 56 (2] | | —— — — ——  PROJECT BOUNDARY
- 1993 . < g L
N 2 I < 2 1 % (PUBLIC PARK) i = [— I — iR 127 bj 128 || 129 |2[130 4 J PROPOSED SIDEWALK
;j o8 SS LAI\IIE 3_'"<r- P @r_r __i?_ ﬁ | i ', . B === e :' PROPOSED PAVEMENT
- L - - T s —r — S LLANE 19551
LL} T : — — N LANE 34 | : - — — s EASEMENT
I s L T p Ol p— i —— - —  —— m— —— i ) |
D\I 19 g j|i<\, i\ X : F TEW Iy 2 P{JE & W/Zﬁ L%j [ cPT cce LOT LINE
= rm : : i : e i 1987 197 1967 1195 194 = 193] I: N ; : 134111 133 132 131 i OWNER LP STORM DRAIN LINE
/w | | . ’ ’ . M : - | |
}E L i ol (G j’ P |— r ! _ ;} E[*. i | 35 > SANITARY SEWER (PUBLIC)
4 1 13=| ] : A NALBOK 7 * : 3 | HT iy l = SANITARY SEWER FORCE MAIN
] ~ o A swucTiRe | WL | e s ||[ise 1 102 D AR s —136 ||| 137 %138 |!
: -\ * ' N SRR f,[ L ‘ 190 91 A | gl ¢ " | — W WATER (PUBLIC)
— 1 N_C - NN T o | N} T—E CORNER VISION - PUELY T
h 2:: ) L BE= = TR . TRIANGLE ;s — — T L
NE2—— Sfgy jl” o _o__, = _=_ 4 /|| T H - \>J , =L LANE 20 o : # SANITARY SEWER MANHOLE
. S ® —rm—"T 1T tT—7T— - —_— N —<8fSS|L ®
-]-—L—-J— " | ‘—_7: . \). —— .(%).; — =rae—— 7 T = = — e — & STORM DRAIN MANHOLE
1 12 11 (1] PUE- g ss,/ S S 1B : t L LI : | CURB INLET
L H | TREET D = 7 HE 7
7 ] S = FEIE (D142 141‘@1 140 ||7'139 x D N
1 H_ T n T T = = =12" = == |_ |
== ‘: CO?FQN;ZRVISION = ~’\ .__,£.‘\._.\=-/’- s E— ——2 b= T % CORNE—ZFEVISIONI B _L.%ﬁ'. o | - FIRE HYDRANT
J = TRIANGLE ~ / ’ ’ T =1 %—I -rﬂ___ X \TRIANGLE s ulf — ] ! * STREETLIGHT
o A=A\ 167 |{] 166 | | 165 || {64 7 AL B D1 143 L] 44| 145 || 146 |
I N 1 | N 156 [ 1-155 5, L : - %J : : — T LUt BIORETENTION AREA
! .J >I _Iﬁ.. I 'J“‘f I - WJ i_ 153 JLII T "_ |— I '_'Y,J!"'l_ I -—‘r—rli T
; =y 8" SS| TANE 03 . — 5 3 PUE [Wj) — 5 W |
18" Wi EF il 8 W1 — —~ /] ‘N*'_LANEZI_@ e | | @ @ TREE
P ] 1 m 10 j i i T 1 “—T\] Al 12 ['ﬁ;i 7 T - TR
S UE | | | PUEN] | ‘ L ‘
W ST GRS : | - - 2| 55— 7| 1| 150 149 > 147
. “TTNeE )] 174 (| 175 | | 176 || 177 | | 178 || 179 ||[ 1807 || 181 | [ 182 [|| 183 || 1842|185 || 186 | ||\ ! e R ]! -
I TN , X [] 24 =] "
e iy . B A I v il e I e R O
| k %%m%FEEV'S'ON CELTI CORNETF%XINS(I;(EE : . i — CORNER VISION || _ :
o : TRIANGLE =3 .
=\ I\ j& NOTE:
< N Qa i A 1. SEE SHEET TMO6 FOR PARKING STALL
= & — LOCATIONS AND DETALS.
-— en e—— gy j2 3D =
T
~~~~~~~~ el W s
———————— ——GI——————————————-m g e
|l.__'_.l| | L | II:I_rlI . .I*. _ I.I..I | I L . L-. | \ ‘ . |
= ! o T gl : = I S ! =
. . ‘ ) | N I ) DUET DUET ] | - * 10’["
o - & P ’ DUET DUET DUET PLAN 3 PLAN 4 - |-
" ALLEY ¢ PLAN 2 o DUET PLAN 3 ol | | - B
] AN 2 ALLEY A AN 4 R M T | = - PLAN 3 E—g
PLAN 2 - N | , =1
f : : e T | N I ]: FRONT FRONT |
1.8 e i T ) S T g R, 0+ |4 - TT 1 . PLAN 2 n PLNT 1 e __% -
/ ) i i} o < o i
3 : 4 : Iy - j . T i ‘ i i 1 2 5 3 2
e e e : it — A J | g | o]
/ — [ . . C | - | | N
+ ( +
g \ / \
A FRONT LOADED
ALLEY LOADED DUETS DUETS TYPICAL SETBACKS
TYPICAL SETBACKS TYPICAL SETBACKS TYPICAL SETBACKS (LOTS 72-86, 199-249)
(LOTS 1-12, 45-66, 139-186, 250-275) (LOTS 13-44, 87-138, 193-198) (LOTS 187-192) et
SCALE: 17 = 20 SCALE: 17 = 20 SCALE: 1” = 20 '
0 50 100 150

DATE:

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE
FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER
SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE
MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CITY ENGINEER

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

KOOSUNKIM, P.E.

Think Inside the Triangle

AN N~ (7))
-
o -
© %
O N~
oomﬁf
ho©Q 1o
223 =
4
1)
> 03 «
OI—QO
zz
S Wz [
N
> >
< Q ?
n S .

CIVIL ENGINEERS

APPROVED

REVISIONS
DESCRIPTION

5
3
<
5
&
& | ; %
< | =
=S |EZ (50|32
<
=
o’
@
% =
= = 3
=
<C @)
—1 %)
W o ® <
I_N:)B
A=
W
o=
0 eE H=
L | &2 <« [
—1 |2 =
<_l: w
|_
— o
LLI =
(M) s
Ll
>
>
O
<
o’
|_
SHEET

TMO7

OF 15 SHEETS

F:\3585-000\ACAD\TM\TM07.DWG

5/20/2025 1:44 PM



Nd ¥¥'1 §20¢/02/S

A1va YIINIONT ALID "3'd ‘NI NNSOOM

9[SueLL], oY) SPISU] YUIY ], NMOHS SV VINJO4ITVO AVl (dp)
: —
37v0S
L
AOVAL 40 ALD FHL 804 (BAONdY "NOREH ELLINENS NOLLYAMOANI 3HL NO @3SV ATNO SHINNV'Id = SHOAIAENS = SHIINIONT TINID 79 ><\K/HM.H mmrﬁ L
NOISIQ OL SV [EAGYY ‘ALDD FHL OL 1S00 ON 1V 30V 38 OL SI 3WVS 3HL HOIHM NI XENNVA > N g ADIOIHD H I
FHL AJD3dS OL ONV MLV 30 SNOLLVOLHGON HONS FMINDF OL ALROHLIY 3HL SAVH TIVHS OO DANVED MMM :
MTNDNT ALD FHL ‘SNVTd 3STHL ¥0 AOVAL 40 ALD FHL 30 STVLID GNV SNOLYOHOIAS FHL WO dVIA NOISIAIAGNS JAILVINAL ONILSIA LLl P
ALV V 30 0 NOLYOLIGON SRANDRY LSRAINI OMeNd SINIEAGHINI FHL 10 NOLLONALSNOD w o.<. .m r.-; 2281-62€ (916) OLNINVHOVS dv T
40 354100 FHL INKND I 'NEREHL TNVINGD SNOSSSINO %0 ‘SHOMME ‘SIVLSIN 40 NOLLISHR0 998 (526) NOWWY NVS 9027 LOVHL To)
304 ALMIEISNOSIH 3HL 40 ¥3OTIIA FHL ISV LON S0 SNVId ISHL 0 WAOHAY €ce0-998 (56 g NMYNE 0p) —
ADVIEL 4O ALID ' 520 11 AV NV'id 4115 d411v.13d =
SNOISIATY a1va o
o
O
Al
=
=<
— = Ll
S o) o
m (&) Y o
= ) [neg = [®) -
> x = o O T = <C
[a' = (] Lot f— L = = "
= = = Z [ x = [
s 8  Z 2 2o g = . -
3 o & Z ooz L = Z = 5
m < ) < — — << - =
) fa = o2 -~ o > x 4 o uWox G =
&) w) w Ll = = W > = Lol
= o o (| or = = L = o 28] (] L Lud
o o o 5] — o = = — Z o xr d 9w o |
o o o < o = < < =< = = oSO b @ = =) o
o o o Ll | wn %) %) = wn wn &) o o o m —
T
o

be
Gall 811 vefore youdig.

3
SV~

LEGEND

—{ S D=

BASIN 2B
"PARCEL B
—v_ v v _BIO-RETENTION-

N
— e

A

¥ BOT. EL. 976 ¥

v
% v
% 4
%

Vv
v

V.
v

v

OUTFALL TO
CITY BASIN

BASIN 2B

TRAIL MASTER PLAN AREA

FUTURE PEDESTRIAN
CONNECTION TO CITY'S

R LP

—

L

L

OWN

114

S

N

A\

A\

2

8" SS|

’113

v

LANE 16

|

__n|

N

—
?

11112

S e e — = SE T
/ T .
3 v W aa| YWYWwrigygqge o o, S < 1
14 mﬁ Q0 L
—— S 3 — t‘ nd.g NI T
. M 8 —Cl ANV - | 7 ; al
a ._|L._F| . " = v Q m
[ M_z N B
3‘%w\ L .. ”Ah ) —m_ ” A -
oo & 7T ’ o~ o) -
o 1 13nd : Q Z.
LA D L 5 =t
NG N B o
L | \noo (] .
%0 z o= T
] ™ | - ) kﬂj
h ;mﬁ & :
——ii 0] S== i \— | —— \
A I ANVI- STANVT S
B = o
>
r.mw < M 5;7 ,4“
ind < zunw o
L _ 2 “
m | m.m ,
5 el el B e —
oD L
- ] E o < I
_ HS e\l Mg “ ..;.“
&
{ M 8] N T — -HM._J . - IL\_
— |
J BN 97 ANV 558
— “

LANE 25

SEE SHEET TMO07

F:\3585-000\ACAD\TM\TM08.DWG




HEL
SBEFF
ol %
Know what's below. 4 focler |
BE - o
52 Eoﬁ
\ r caIIS'ibMMdig. %%éi%gc
o~ SCshe
2eeizes
zepSste
%5§§m98 &
F EégEé & iy
Spesds S
55356: S
245,75k
SEE SHEET TM10 O 58pg5u3
~ . - , . nggkEez
ple— » - 0| | T M| I | >.4 Sg2eezt
© r \// T | | V. | - . Il $gleEil |
| 156 I 55 Js4 | 1|l | R | | = ||lgeZs5: |=
i P 104.5|'P 104.4[P 104.3 | S Mgy g | 0 [ (e gl g e | ——p—) ' dl | | To5 U 96 07 PL PL — (|lio2gEEs |2
FG 1045 | | L_J ey e e 10330 e eg 102,96 e o foxils o o ¢B5.%=8 =
6 103 P ———— — 16995 %% 103,42 ﬁ-_"%‘_mz 920 Mosen 103,32 |105.27 ¢°‘50%102 g2l 10301 | oy 10322 | 00 10264 |7 [031|F 1052 1P 1034 I I 6" GOOD O e S
* ; L . - . M . | . o . et . 4 . 0.50%%<_ . S / . | I N I — N Py = S , =
G 1051 §L10%24 oz S LANE 7 : 103.62, - " | STREETB " | it - / i 102,71 AN 10257 o 0% = NEGHBOR / e
J49 S0 | SLY52) |1 =T === fre—f— W 10357 [ 110576 10288 4. 2 N\ T 0 1—1*‘—" 100 al k 2k T g
) P 10s1||P 105.0| P 1049l Jp 1047| | ( 2691} 2701 112711 1 272 11273| || 274 (|1 275 234 | S =X 0210 1 @ P
' . . : : 1 — | ] , PAD 105.0-109.7 , Oty 2
FG 105.2 | i SN (T O[T 04 [ 104 P 1051 10551 1054 10 105 I ' P 1044 |l 11 ' ' ' TYPICAL ALONG WEST N TYPICAL ALONG WEST N !\&1 - \ z
VAR . - - ; - - - . . | ] »< . | | - Z
EG 103.6 | ﬁ r‘ l L—L— -—M— ~3—L— o L—L_ - ' 2 f— 4235' : fffff BoU NDARj/‘ - BOUNDARY._ - > ﬂ 4
s E 1l 83| []104. ; 0% . : : 6-108. 6-108. =
| 148 |[|47 16 11545 :‘% 2 LANE 25 - O oy 24 | P 1048 | o3 U Toa T EG 102.6-108.9 EG 102.6—108.9 =
1.P 105.21[P 105.1{[P 105.0[[P 104.8 i g1 L — — | |P 104.2]] Y 24 P 104.6 I ~|[ 5 2% SECTION A-A SECTION B-B
/ Q g .. | 4 .
G 1052 § oo __La L_F_ L L 1l 12681{12671(1266 | 1265 ||[264 ! ' | | 4P ?03-5 P 103.6 | [P 103.8 N.T.S. N.T.S.
EG 103.9 | T =41 [|[P 1052) [P 1053 [ 1055 |P"105.e | |> 06,3 | 24§6 ﬁ 15*1 f_\_@“ 236_}:T 4 (1 S I = I | S S oL oL
', T . | <  [103.09 103.
) f . P 105.0 e
FG 105.8 | : | [P 104.4 . ! \ r P 105.0 ! 0.40% LANE 16 §4— i P A
; | e\ U T : ,—-—I——LI__l__-_ pu— ,
247 =2 1240 \_’ 237 L 6" MASONRY 6" MASONRY
: P 104.5 <Z¢ P 1%5_1 P 105.2 : 112 10 10§ WALL 1 GFT coe WALL 1
= VALLEY | P 1041 P 1042 f]P 1044 Wl OWNER 1P 108.0-103.2 o aer cec
| |z s I 1 e I A  OUNER LP
248 L 20 N Ao QLS bsr T » 5 ~ 4.‘ "7 °
| g L R 1! 6" MASONRY W PAD 108.0-103.2 T 7 MARET WAL | jox%e N T 7 MAKRET WAL
b 104 ﬂlr 10437 7 LANE 27 o P2 (|13 | TYRICAL ALONG EAST =T _ |V | TYPICAL ALONG WeST T
l ' 5‘8*1 i > 7 o) lEP 104.2| P 104.3 ||P 1045 ] —— L PUDARY - R io 2
249 [ S . J__\_' 0| TN\ G 107.3-1015 N\ EG 10731015 g5 . Z
g | [103.79 104, ] gojg &
([¥icso3 > 1045 | —oor@mLANE 173515 SECTION C-C SECTIOND-D ey -
: ____J ] ..?:i_l_l__l__-_ — ZE% ha
) \ AD| T 1 — 11 Q z z 9
ReD J/JJ;\JJLL A | 11lp toas |- 1049 |[[P 1051P E ':§: : U
1 . ) 14
VILLAGE W (108 17 |Le | -
: i 1L o
. 14
| g / O | : 119 P 199 121 | m i
N ' : J = REMOVE EXISTING POND. | |[P 104.9| P 105.0 | |P 105.2 =
1 cf SEE GEOTHECNICAL REPORT ch* Ll z
I FOR RECOMMENDATIONS. e
: : A |104.46 1 -
|_|106.55 04 [N 10573 i T oon @B LANE 18- U 3
é, | % | .~ . RN —— ) ——— —— e— p—
M 1(%754 ?216073 P 10317 ?2§o7o]| N S ' ~ l[ L26 _ﬁns 124 LEGEND &
. : g | 31 ; : P 105.5 | P 105.6 |{|P 105.8] S
i 2% : ' &
| , l
: ~ : ! ' P PAD ELEVATION
( ' 1127 128 11129
| el [ 12
P27y Lol 201 vz L, | =40 I 1‘05.6 P 105.7|| P 105.9 e FINISH GRADE 2z
AP 106.0([|P 105.8 711 . S
< = ;ﬂ = o (A N =) . = EG EXISTING GRADE Sla
s F oy €= LANE 1954 o
299 040% ook =] ANE 34 | 0407 > OVERLAND RELEASE DIRECTION A
— - ) . pu— p—— ———— — — 4
RED MAP 105:9 105191 1 104.94 [ [ 7] bFiors
VILIAGE P | 197 196 1195 M*Q%‘\ﬂ\l | @[ |!"P 1062 P 106.3|||P 106.5|P 106.6 |} - 0
L LoL } P 106.9 || [P 106.7|P 106.6[|P 106.4 {P 106.3[ . ff*| 0| || | / OWNER LP
. RN 1FG 106.6 E
. 1 | ;,‘831 I ~ | W EG 105.1 =
d L 190 ! ) 1%35 !36 D71 A ) :
L] ¢ 189 191 192| 4} A'T i :
< 1o toralsdre s horale wonel Il o 1o sl N\ | KLLE 1083] P rgga | 210" 1)
— | %P 107.9 P 1028 ||[P 107.5|P 107.4{| | P 1074 |P 107.5 ' NLL———— L = L
){_107‘1 g056 107.3_\.| | ] Ju | ) 3 _ Fo580 ‘ J I\EG 105.3 9
] I —— o =
o ' — T 11— T — 01 \ ..
07T —T— — ——] - FG 107.2- < s |2 §
= - i EG 105.5) =12 |8 |u®
81 1O|_6F.)71 0.50% 1(|)_|7.PO7 5] 0.50% *10&28 0.50% 1(|)_|6.P68 0.50% // EARTHWORK SUMMARY %% § & % > ég
o . o N o . o e
7 N
:, o CUT(CY) FILL(CY)
FG 109.1 & T —— e — 6 1072 ITEM
EG 108.0,] 1107.06=s=Tr=— [t m‘j__“ e ey SR N T : EG 105.9 ON-SITE RAW EARTHWORK ' 20,100 40,770 %‘
‘ FJ116(ZS1 P116061 P1160584 P 118;15 P1160386 162 [1]161 L lé(ﬂ 159L 158L ISH 6' MASONRY WALL FI0-RETENSION ° o <ZE 0
. . . . 6|P 108.4' [P 108.3||P 108.1[P 107.9 . .
h107.8p 1076 RAWCUT SHRINKAGE (20%) 5,015 i o ;
FJ—— FJ— FJ— L PEJ FG 107.4 LOT SPOILS (ASSUME 30 CY/LOT 8 950 LI = O
EG 106.3 275 LOTS ' 0 S
_ _ IMPORT 12,460 = D
<t — =l -+ =l — B Sl p— —] — = — o my p—
. i_I fo-108.0 TOTAL 40,770 40,770 = = :
- O
2 P13l | 175 ] | P {77 ] (st Frrels | sl || is > |§7
N D
< { P 1086 [P 108.71|P 1089 P 109.0||P 109.1 P 109.2||P 109.0/ [P 1083|P 1087| [P 1085|P %(5)3834 P]1§§2 ASSUMPTIONS: | ¥ o E
PSS | IS O | A L | L =]l ' " O | =Y
107.61 = = 106 84 1. QUANTITY IS TAKEN 6” FROM BOTTOM OF AGGREGATE BASE ELEVATION OF PAVEMENT o= —
Ly — — FOR STREET UNDERCUT. [ - 0
EG 107.3 2. QUANTITY IS TAKEN 3 FEET BELOW THE FINISHED BOTTOM ELEVATION OF BIO-RETENTION. Z |FE =
=
I <C w
TC 111. = L
1.22% =92 1C 109.57 LP (550 - ' — E—— O . S, Q
—— e —— = - TC 11012 HPu e = = — — IC 10913 LP.L e TC 10951 HP.Z° 2 - — —1C 108.84 LP. 20, ———— T e = =
— - - - i —— . VALPICO ROAD BT = T € 1S = 2| &
e o~ B B B B - . B % TC 109.00 é ] _
e e/ _ . L i D) <
= ] e — — - EE
_/\
—_
\.\ SHEET
S =V W ~
0 60 120 180
OF 15 SHEETS

F:\3585-000\ACAD\TM\TM09.DWG

5/20/2025 1:45 PM



N\FA

Know what's helow.
Gall 811 vefore you dig.

]
DD

N

N
//
= ‘//
g aRID UPPER CANAL
,.‘//
PEEEEE—

FG 99.7

EG 99.7
& ==

= STORM/DRAIN OUTFALL
TO CITY BASIN

PERMEABLE ROCK

SECTION H-H
NOT TO SCALE

LEGEND

FG

EG

— = N p— _:_/7/
\_FG 100.7
EG 100.7
PL PL
Ny 1 ,
‘ , ‘ 6’ GOOD
. 6" GOOD / NEIGHBOR
RED MAPLE I F‘E,LGCHEBOR RED MAPLE | FENCE
VILLAGE LP VILLAGE LP 105.0-109.7
| k | b %
_ 1
2 MAX RET. WALL PAD 105.0-109.7 2 MAX RET. WALL ,@'oj ’*
TYPICAL ALONG WEST N TYPICAL ALONG WEST N I\&,
iiiii BOUNDARY Y[ ~ BOUNDARY YH
EG 102.6-108.9 EG 102.6-108.9
SECTION A-A SECTION B-B
N.T.S. N.T.S.
PL PL
d _‘_ e
6" MASONRY 6" MASONRY
WALL 1 GPT CCC WAL 4 T coc
( _3; OWNER LP 108.0—1193.2 V2| o 17
_ o ,
PAD 108.0-103.2 b e ] @ 2 e, waw
5 TYPICAL ALONG EAST :g”/ﬁ 5
~[§_Y BOUNDARY N BOUNDARY
AN EG 107.3-101.5 N EG 107.3-101.5
SECTION C-C SECTION D-D
N.T.S. N.T.S.
PL
1 W
6’ MASONRY
WALL
BBID
2" MAX —
RET. WALL SECTION E-E
N.TS.

BIO—RETENTION QUTLET
OVERFLOW GR 98.6

100.

PROJECT BOUNDARY

PAD ELEVATION

FINISH GRADE

EXISTING GRADE

OVERLAND RELEASE DIRECTION

BIO—RETENTION AREA

TYPICAL ALONG WEST

BIO—RETENTION BASIN EL. 97.6

BIO—RETENTION
INFLOW GR 98.6

EL.
EL.
4-102.7 101.3-101.7
~— SD FORCE MAIN =/_\
24"INV 92.6 /

SUMP STRUCTURE
WITH PUMP

NOTE: ELEVATIONS AND INVERTS ARE PRELIMINARY AND ARE SUBJECT TO CHANGE WITH FINAL DESIGN.

BIO-RETENTION AND BASIN 2B DIAGRAM

NOT TO SCALE

/ g /
\ / s —
o= FG 101.5
</ FUTURE PEDESTRIAN EG 101.5 M~ .
| CONNECTION TO CITY'S // _ BIO=RETENTION - PT  CCC
5 TRAIL MASTER PLAN AREA v P SUBDRAIN -
// //ﬁ; 10057 / — -, BASIN2B OWNER LP
eI X g
N _TC 10312 2 N\ / = BOT. EL. 81.0 /
) - / 6" MASONRY WALL ' N / - (DESIGN BY OTHERS) -
Z -\ ol \ -7 ‘ : f
,,,,,,,,, S L X kG 1017 -~ CITY OF TRACY s EG 100.57 - F6 1012 A e o~ N\ = 1
,,,,,,,,,,, _ - < ~ SD FORCE MAN .7, EG 101.2 & * pARCELB
PARCEL C =7 ¢ - i YALE 1]
N P FG101.5_ _~ & SUMP AND PUMP exv N - — — ¥« — — BIO-RETENTION |7,
T AR EG 101.5 > AT NN A BOL EL 976 G 2
\ Ve /% ~ SR Nt — A — o — W\ | FG 1009
: \ \ - \S// @ o FG 101.7 A e v ____31__1_1__ _ W
- N s/ oh “EG 101.7 \~ _ Ta o e~ A oy SNERN ! FG103.2
EG 102.3 \WIGUA VA = SR < DN R EG 101.5
% N — —1C 102.5 1
TC 104.3 307 /gf/ ) i’FG 1017 /)
EG 102.9 He. \ \\ FG 102.6 2 V//’ P ol - Ny EG1017 g 37 U g8 89
EG 102.6 ° - : 81 o b >
RED MAPLE o\ s KT e Bt |5 Mt s JEUALE R0
4 L °l ' &
VILLAGE LP @ /01030 7 ~ - P 1047 || S P 104.1 P 1043 |2 o
/ =3 - / - < 1 A =h
SN )/‘ N - s _ TC 104.0 d
6' MASONRY WALL AND ' o). ~ AN A /1 73 (76 T
BIO—RETENTION ALONG V. \\/\ — BASIN 2B 2;7.L j —
WEST SIDE BY RED MAPLE 1C l02.8 accEss kil p 1044 P 10457 m ([T
VILLAGE APARTMENTS , \ el* — | =
s Al <
FG 104.6 | =z <5 :
£G 1026 | = 74 757 1FC 1036
e [P 1059 P 104471 i TEG 101.9
| S i === |
a FG 104.5 § > = ——— 103,30
EG 103.1 = 102,95, %%  103.42 ird 102.92)  Nlosoz 103.32.) [103.27 _s=—=102.82 | 103.01 | 5 5hy
‘/ - 2 . e m—— . 9(___ . B . 0_ . . o OH(-
o i LANE 78— /’ LP. H.P. LP. T i~ HP. = H.P
"o 1054 1110424 047 1036275 | STREET B S ]
\’/;_W\ é . 7 & — ¥ — % Y 7
| r‘j "“T’7 { : = v == T [
SEE SHEET TM09
oL PL
FENCE PER
BASIN PLANS CITY OF TRAC)
CITY Orf [RACY FENCE PER GPT CCC
PARCEL C PARCEL B LS PLANS i
, , , : : : I OWNER LP
24 13 20' ACCESS | 85.6'+ , 10t 2 Y
TC-TC LS ROAD SLOPE
LANE 9 BIO—RETENTION
. ; EG 101.0+
29 0% 3 BASIN 7\ 2%
e —_—
gy
BASIN 2B 18" TREATMENT SOIL
BOT. EL. 81.0 OVER 12" CLASS Il
(DESIGN BY OTHERS) PERMEABLE ROCK
SECTION F-F SECTION G-G
NOT TO SCALE NOT TO SCALE
247INV 92.0
OUTLET WITH RIPRAP
BASIN 2B
N BOT. EL. 81.0
LL CITY OF TRACY PL (DESIGN BY OTHERS) £
PARCEL C ’
ID UPPER 200"+ —245'+ FENCE PER PARCEL B
\ - BASIN PLANS
CANAL
/ 20" ACCESS | 76'+-80'+ 10'+-46'+ 71'+-80'+ . 20° ACCESS X 17'+-19'+ ,10.3't— 16t 21’
FENCE PER ROAD SLOPE BASIN BOTTOM SLOPE ROAD LS 13.4'¢ - — - 90
BASIN PLANS 29 - EL. BIO-RETENTION 2% PAD 103.2
: - 100.4-102.71 3 BASIN 1A
BOT. EL. 97.6 | o=
¢ 2 SRR
—= BASIN 2B —
BOT. EL. 81.0 18” TREATMENT SOIL
(DESIGN BY OTHERS) OVER 12" CLASS Il

—— 24" EMERGENCY
OVERFLOW SD PIPE

i 24"INV 92+

60

120

180

CITY OF TRACY

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSBILITY FOR

DATE:

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF

CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE

FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGINEER

SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE

MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN

ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY
KOOSUN KIM, P.E. CITY ENGINEER

Think Inside the Triangle

(925) 866-0322
(916) 375-1877

WWW.CBANDG.COM

SAN RAMON
SACRAMENTO

cbg

CIVIL ENGINEERS = SURVEYORS = PLANNERS

APPROVED

REVISIONS
DESCRIPTION

DATE

SYMBOL

& -
N 5 =
< | = g (@]
~ m o 0
i 2 gn_ §N§£
S= |E< |50 |g<
<
z  :
— o E
(al <§( 3
Lty &
2| 2
= = P>
= ©D<
<< |85 =
X | < un =
Ll
o8E E
= |FE £
<C Lll_JH
) 1)
= =
o @
é >
>_
) 2
o
I_
SHEET

TM10

OF

15 SHEETS

F:3585-000\ACAD\TM\TM10.DWG

5/20/2025 1:45 PM



81 Know what's below.
Gall 811 vefore youdig.
\/

SEE SHEET TM12
e \N""[ \ \»2 [ el f 1 I L T
L= = —a| 65 };\\\\f’gﬁ SANITARY SEWER - I raliE = 301 | [ | | R 102.7 I
I . [n_lll i TC 103.2 PUMP STATION = ! 1c 1032 = TC 103.2 = | INV 12" IN 945 (E) )
’ TC 103.7 INVA2"IN 957 " | I R i = _;le 12" IN 94.8 < INV 12" IN 94.2 = INV 18" IN 95.8 (S)
RIM 104.1 INV 18" IN 95.8 —INV 18" THRU 95.5 ——L— o — B — 1= R = INv 18" THRU 94.3 =1=2 IR =NV 18" THRU 93.7 Z=212 INV 18" IN 93.0 (W)
NV 8" OUT 94.2 ol |__ INV 18" IN 956 ' 7 e o8 SD = ; 2 M Tty 185 Y /. ' W;\g N Ougﬁl( 1@3 :
S e —————— SS - 8" SS| 4. 1k / /8" S5 . \ ) 7
. = LANE 7{ 8" w RIM 10324ﬂ 8" W | £ | // SIREETE / / 5w —=ANE 31_\ \ 5 SE——7 Ssfueer | m/ 213936%T 93.9
— ] . fRp— ot - F o —— 7, : = LANE 15— 8 w | 3 '
| | 1/ R|m |m\\//88 lm 88%% (vag  E—— RIM 103.2!#:T;—'_'—' = TR 1029 Ty 1C 1030 \ — 2 |
497,30 9|51 52 |1 B INV 8" IN 935 (W) |y 8" oUT 89.6 ( “]] ’_" INV 8" IN 90.4 EN%" 1R INV 8" IN 90.8 ((Ng ll - INV 12J0UT 945—%1 A\H | lt L F‘
- = [INV 8” IN 93.3 (SW INV 8" IN 90.4 (S) ¢ - INV 8" IN 90.8 (S — RIM 102.1 — —
I | - Je 103'8J{. {INV 8" IN 93.2 E )) 2T (127211273 1127470 F vy 8 THRU 90.2 , {43 NV 8” THRU 90.6 1, |[i 2L31 23~2 INV 8" IN 92.9 (N&E) ~ ||| 102 g 101 100 99
———— m\\; 1152, m 822 =\ || | |INV 8" ouT 93.0 (F) || RIM_105.0 275 ——i"" i 1 INV 8” OUT 92.7 (W) = 1C 102.7
l [ W 1e out 961:”_' \ {f"‘—- NV & OUT 952 ; ] Ml e IJ l | oo !: L A= w12 Nes7 | '
. 11 4 . | % '\f— RIM 193.7 _LANE 25 8" W \ 245 L 242 235 Y| —— . N . INV 18” OUT 552 |
b o A8 AT | 46 1| 45 ,: m} benve inoss  — L— S | e R 1041 Jf = I: 230 r529 | 228 | e i o .
NV 8 ouT 952 b _ I l 1 [ f”'NV O e l_ [ [> | — L S W8 IN924s S Tc 1029 | 1M103 | 104 ILI 105 | 1064
TS es s . "l 2683 I267~[| 266L | 265-{|[2647 [| 2631 | || 946 H 2'2Y 8" THRU 29562 N\ N T INV 12” OUT 96.7 Aé N --—4=‘1|
. LANE 65 8 Wit ' | N ' . W i LANE 16M RIM 103.7
= = /lﬁ RM 104.5 ] — I : L-;/ — IJ — |\ | — LANE29 /Tss & == pi S _| INV 87 QUT 93.7
rfl | NV 8 IN 95.0 ———| L | (I T o T T =4 ] W I
41 42 H 8- 44 | "i [y & THRU 948 ] — 1 r; | 2ar MIE ML 240 HE oy Lj T I T e L e oress
| el 27 dass izso oo s | 20 fl = o £ T Lo gy 1o os | 107
i v 127 N 7.3 =S L /T e oo our 6.3 RIM 105.7 l> IS Weranm oy W | ™ I LI ) o [LL=TC 1035
INV 15" THRU 97.0 \J Phe MY TS RS INV 8" OUT 95.9 J ool g I NV 12 IN 962 |
1 ¥ 1 248 LANE27 T
+ 1 | | = LANE 25 "8 = /| | ¢ II I—' | ~ | INV 18" THRU 957 |
RIM 105.6 40 39 38 37 | k | 8 W g _H__"__ —— I 222 M1 | | 220 - /l 111112 1314114 (I
NV 8 oUT 957 LSl g imEiiE T 1 ] 239 238 || iR 1047 S e 1036 )i | .
: = —E 4t i | I . N 8" IN 93.1 (S) » ‘ A N =
| 8 SS > . 256 1(255 25312525 (|- 251 249 L INV 12" OUT §7.2 | 1 ;
i LANE 5— &" w N\ 1] Lﬂ'——' . Lo J|La || [Swveness =" LANE 17 oraif= 11— RiM 104.4
_ﬂ_‘_?_l_l__q._‘ |LL | = ——— INV 8" 0UT 93.1 (N) | ANE 303 SR | e < 8 ss T NV 8 OUT 94.4
RED MAPLE || 33 +f 34 35 136 i) 2 \ I — .. RM 1047 =] 11218 | ]"(_217 L216 S5 L o14 | 14 v 8" THRU b |
VILLAGE LP NV 12" IN 98.0 (W)~ :)vJ =[NV 8" N 952 | N OUTSS T O ol 1 = o | M ll s | o1 I|
T v 12’ IN 980 (S) T molf [NV 8 THRU 95.0 T . l \ NV 8 oUT 935 | 1 il L _
I NV 15" ouT 97.8 (N) 1l =l : H | : o [ =1¢ 104.2 |
32 | 31 30 129 K & I 1+ — —], . , INV 12" IN 96.7
ST one | _,L.J I_H | e 1057 209 a0 ||| 20 Il 22 Il 2133 A v ig TR 963
INV 8" OUT 96.5 | = ﬂf f« : \ INV 12" OUT 98.2 Rl 105.5 :_\ } “ = g - E—' *TTC (043 il /—"ﬁi l. 119 120 ”_l 121 122 4 1
- LANE 4£+ 8" w T R 1056 INV 8" OUT 99.3 | | Al ",- ——— NV 12 L;)UT 10— LA LANE 18/% ’/EI( RIM 105.1
i‘vq—“ A | Nv8" N 96.0 L i LANE 32ﬁ—ugiw,/ O R 104.1 - INV 8 0UT 95.0
i B ‘ o) = NV 8" THRU 958 e 1 1% =& |5 I~ e N 9ss (wE) 1
5006 ||| 27 s ple gl \) § {1 il v e Ry oa |y
cross=y| || 2| F—r i [ len W 207 ||| 206 ||| 205 ||| 2083 |5 o |MHL26_T1 125 []L124 | 123 |
[ INV 12" IN 98.6 —|{| ) B T T j 'ES ' ﬂ‘_L 1 s 2 TC 104.8 I
" ~ R PARCEL A | | | al | [ INV 12 IN 97.3 (W&E)
I NV 12" THRU 98.4 I (] /] R I | H = I |10 —
: % | 23 2 121 ki 9 ~ 16 1085 , "I | 5 I H fL_> FIN NV 15" IN 97.1 (s)
R 1072 N B P | w12 ouT sas V(199 [ 200 {201 (I 202 (11 2033 2= [HH I1N2V718 OU1Tz%8 9 | 130,
RGN &= = =21 (ISR RIM.1064 | f RM 1060 | I | T 104.8 i |} 1] HJLL;,__,,_ il
) £ S— 1 INV 8” OUT 95.9 | (e I INV 12" OUT 98.8 Na= ,
_ — | mamy i m g THF?L? 263 L L i = - 8 SS /1 AN |~'._AB LANE ET -~ SS] ’/L_ m/ 2130508UT 95.6
RED MAPLFE | | (g /H: STREET S STRP RRGATON e _LANEA gy 1 H RIM 104.8 '
oiage tp| L b e o or e i iz B e ees
AGE LF ATTR A Y PARK IRRIGATION - ;I[[ * I ofl 11134 1] : | 13 . I
LIAGE L , | 18108 ¥ - | i 133 32| 11
| INV 12T<|3N1gg§_j||§. 15' 1T POINT OF CONNECTION | o q197 i% 19> 194? 19I3 |{ = (=i [ Tc 1055 132 IOWNER LP
I — vz Ry s o TN [T B ew 10 \J [ 3 : ' LM !l 27 N 97.9 !
| 1o 13 Jl_lj“ -} 13’ | Tlinv & v o7 O a1 106.7 Il . —] H Hr O }' '{“;SEQHT;%WG ;3 38
CRM 107.9 X | Ik JINV 8 THRU 969 v e N g7e | TC106.5 ———— | A 187 188 [),189 } 190 ([} 191 192 | 1 Ll'i 1
INV 87 0UT 97.6 Lﬁ:—g — '~| / KRw oL INV 8" THRU 97.7 / INV 127 QUT100.0 - IERE " 1059 ) w1085, @S ‘%J . E‘
. = | TC 106.8 RIM 1063 . |— RIM 106.3 INV 8” IN 96.2 INV 8" IN 95.5" )
_ L_ANE2 _ 8 W ' ,'] o g)q‘ NNV 8" THRU 970/‘ ]‘/ INV 12 OUT 1005 — INV 8" OUT 987 ‘\_'_3 = f’_—mv 8" OUT 96.1 _fr-—I “INV 8" THRU 96.0 _—XV—— INV 8" THRU 95.3 N |; - LANE 20@ ,/:’_ m :39664[” %61
LA - . S— ', : o S : e —— N ¥ K '.—{\\/l N §R|M1d56 =
IIU| fo > - p I
9 Eo el e " 5] | . > \ PLTINE I
' | ’ ©TC107.7 J—{Lf 8 W > STREETD = fol | INV 8" THRU 95.6
| INV 12" IN 99.8 | 12 SOt — — 1 S T[IIL142 9| 141 140_| 139
I I T D | e TH | /4{,]169 IR ) ' INV 12" IN 9.7 N ' INV 12" IN 99.4 ” a‘TI_INV 12" IN 98.2 (W)
g TC 108.0 —LN RIM 107.9 f 1|6,\%§VJ1|216T7HRJU||1%06% 165 INV 12" OUT 99.5 > INV 12” THRU 98.5 [ o [ S INv 127 IN 98.2 (S) |
RIM 108.7 j INV 127 IN101.2 |\, INV 8" 98.9 (g < TC 1078 1641163 ||} 1621161 k160§ [159](158 Ik 157 11156 111155 LS v 157 ouT 97.9 (N) || 146
; ' INV 12" THRU 101.0 [ \ LINV 8" THRU 98.7: % NV 12" OUT 100.5 | RIM 108.1 TC 106.6 =} |!!
INV8" OUT 99.4 |_ -\—:':8,', S;'_r Tl / u |é 170 Loo N— S . rt ey o b b= INV 8" OUT 98.1 b NV 12" OUT 99.7 =oo‘ | }. I | ]
. LANE 1 & w i} L Q\ D LANE 23 maarnit = 8 52 Dzl RIM 106.2 ~ Il ) _" "1 — RIM 107.1
— 8 Wi —fl 8" W | RIM 106.6 NV E N 972 LANE2] g <5/ o1
B il . L . m —_— — Ly ) ————— = e —— Sy e p——— S — »y ” - N
—r“‘“ r M=l b 171 [ YR 107.2 NV 8" IN 965 I TS T i 1052 = INV 8" QUT 97.8
1l 5 3 A 1 DA NNE H 1 ._;kcj " INV 8" IN 98.8 -]_ I_ L‘ I_ L INV 8” THRUﬁI & . Q’ il 12,; N 99.7 I 1
| SN T =l N8 TRy, 986 ] ] =2 il v a2 ey s
& o~ | , '
:_ \_ l 1_72__r - “ 173 ||174 ”l 17,5J 176 ] 177 |1—789' 179 | |1_8.(;__ 18.1J &_ 183 18.4J 185 | 186_'} ﬂ, m (1L 150 '_-l 149' 148 147 |
B RIM 108.5 L o 1075 — - — - RIM 106.9 =4 [ = 1 —
NV 87 0UT 99.7 NV 8 OUT 99.1 1. INV 8" OUT 96.8 R 1090 |
N — . : NNV 127 IN 100.5
‘\K — ~INV 12" 0UT 102.2 /NUINV 127 IN 100.5 _‘“———|
— NV 12" OLE(T: 182? RlM o —_— — A ..L A INV 12" 0UT 1003 — T 1¢ 109.0 -
T emm— Y12 N 1026 O e—— e —— - TC 109.2 - ——— ~ , -
INV 12" OUT 102.4 VALPICO ROAD APPROXIMATE LOCATION OF WATERLINE INV 127 IN 100.8 2 5D NV 12 OUT 101.9
| NV 12° OUT 100.8 PROPOSED SSMH FOR
_____________________ Q’W_Hﬁhﬁ___wmﬁ.__m_____w‘_..,m_w_._,_*_ﬁ‘.__“WZ”Wﬁ_ e e s O s e N i 1 o7\ B i _._/:_SSW.(_:%NECH?,\I_~Hw2”wv_~_.__~~h__”__
————————— B Do 8 SS S ldi e B s e e s SS e s e i D e P e S ’ -

EX INV 16" 98.7¢

N

DATE:

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE
FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER
SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE
MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CITY ENGINEER

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

KOOSUNKIM, P.E.

Think Inside the Triangle

(925) 866-0322
= PLANNERS

SACRAMENTO (916) 375-1877
WWW.CBANDG.COM

SAN RAMON
= SURVEYORS

CIVIL ENGINEERS

8w

LEGEND:
STORM DRAIN LINES
12" MIN. SLOPE = 0.0040
>12” MIN. SLOPE = 0.0020
m CATCH BASIN
. STORM DRAIN MANHOLE
© STORM DRAIN PUMP
SANITARY SEWER LINES
8” MIN. SLOPE = 0.0034
12"-15" MIN. SLOPE = 0.0025
T M SANITARY SEWER FORCE MAIN
SANITARY SEWER MANHOLE
SANITARY SEWER PUMP STATION
SANITARY SEWER CLEANOUT
WATER LINES
A\ g FIRE HYDRANT
0 WATER METER
P & STREET LIGHT
' . . | 1 — ||
' ~ ] ] ] [ S
POTENﬂAL-w/'L—? - I
TRANSFORMER o
LOCATION
ALLEY ALY ALLEY
PLAN 1
| ALLEY
' PLAN 2 SLAN 2 PLAN 4
I I
| 4 |— 5’——
WM
| SS [ [ SS WMl wu ] S | |
. 8"SS -
17’ 11’ ‘
Y L 8 W |
|
| | | | | | |
TYPICAL WATER AND SEWER SERVICE LAYOUT
(ALLEY LOADED PRODUCT)
N.T.S.
| T
POTENTIAL—_ | -
TRANSFORMER o
__LOCATION :
: 1]
DUET R
DUET ~
l PLAN 2 DUET DUET WM & —
PLAN 3 ~
PLAN 1 PLAN 4 -:|
‘ : :
A
l H H w
T — 4 4 g
L 1 =
I | @SS | SS WM WM SS | |
- 8"SS .
: : [
' 117 MIN, l LL <L.‘ j
'T. ' T
O v |
1 | | | | | | | | | [ T
TYPICAL WATER AND SEWER SERVICE LAYOUT
(DUET PRODUCT)
N.T.S.
POTENTAL—~ | | -~
TRANSFORMERAW -
LocATON |
o > %
- S 00
FRONT WM S |
PLAN 3 . =
FRONT FRONT L e -
PLAN 1 . —
- PLAN 2 S Tﬁ
| —— ]
POTENTIAL -
TRANSFORMER\N| - T
LOCATION |1 | -
T SS WMpgWM 4SS ] | | | fz/
Il o
, , —— 8'SS - —
8 | 1 L VI_BV Jz‘
8"W ‘ —
T T T ] I T N
TYPICAL WATER AND SEWER SERVICE LAYOUT
(FRONT LOAD PRODUCT)
N.T.S.

60

120

180

APPROVED

REVISIONS
DESCRIPTION

5
e}
<
»
&
S| |, | B
A a Q
ng %NEU’
= < w
=S (2% |50 |82
<
=
o’
@
o =
< =
= &)
=
o
%)
= =
<| >
_|g%<ﬂ
Q33 2
> | = W o
=122 =
1| << [
= |FE T
= & =
- —
Q)
=
|_
N
Ll
>
>
O
<
o’
l_
SHEET

TM11

OF 15 SHEETS

F:\3585-000\ACAD\TM\TM11.DWG

5/20/2025 1:45 PM



&y

Know what's below.
Gall 811 vefore youdig.

XED MAPLE
VILLAGE LP

RIM 104.1
INV 8" OUT 94.2

RIM 104.2
INV 8" OUT 95.1

INV 8" IN 94.8
INV 8" OUT 94.6
[

FUTURE PEDESTRIAN

CONNECTION TO CITY'S
TRAIL MASTER PLAN AREA

RIM 103.8

RIM 103.3
INV 8" IN 93.9 N

|
| ?

L
Nl

— INV 8" 0UT 93.9
55 || 54 1153

TC 103.7
J INV 18" IN 95.8

INV/ 18” IN 95.6

INV 8" OUT 94.6

~1 I -

—
L

t— | —tt— | | —— |

18" SS ==

[INV 8" 0UT 93.

(E)

— |

—

SEE

SHEET TMI1

i 1028 IC 1000 - SR o
” - ~ —
INV 12" OUT 96.6 \ —
f _ /// GR 98.6 ~
BASIN 28 B /// y STORM DRAIN FORCE MAIN
N COTRACY S STORM DRAIN SUMP AND PUMP
CITY OF TRACY e STATION TO BIO—RETENTION.
\Rpﬂ Vi 24"INV IN 91.9//3/ :
e \i p 24”INV OUT 96.6 (EMERGENCY OVERFLOW) <.~ .
\ - y PUMP FOR TREATMENT FLOWS ONLY v v
g 7 -~ e /
/
7 RIM 103.9 RIM 103.3 7~y — — ~
i NV 8" 0UT 91.3 INV 8" OUT 91.2
7 T A Ut [ERY T
sy ~ / [ | |
, s, T 71 S 78 83 T 84
TC 102.9 INV 8" IN 93.8 . RIM 103.9 . | % | | ‘
“INV 127 OUT 96.3 INV 8" 0UT 93.8 ~  INV 87 OUT 30. 71. | ] [ vl \mmm 1 o g
' : / 1 o||\2
. TC 1033’4 -7\ 73 76 | H 9 82 [|®5
\ . INV 12" IN 95.5 11 [ : H | o
\ \ "INV 18" THRU 95.0 o : | ‘ | ]
\ =~ H — |
o N 66 SGII:I/IEASRTYA%EVI\\IIER 72 = 74 111 75 — 80 1| [ 81 [I=
' TC 103.2 S | [ Te 103.2 ~HZ2 | [{= Tc 1032 =
\ INV 12" IN 95.7 e I D I S | | Z INV 12" IN 948 _][<¢ _limv 127N 942 _ <
S/ — INV 18" THRU 95.5 — B i Y S INV 18” THRU 94.3 1= IS T~ INV 18" THRU 93.7 = nll
. .7 = — — i 18" SD —] - + 18" SD N
/,,, - 8n SS @ :- - 07* / 4" M > — #@ 4" FM >
- bo / /| STREETB 11/ WANEM—\
5 | _ [a— - - 8 W
— INV 8" IN 89.8 (W)= = o e S
//.-; RIM- 103 INV 8" IN 89.8 (E)'Er" RIM 103.2 =g '—_—,‘_tL_—' T RIM 102.9 bty |TNCV11023"OOUT 945%1 A\H\ I
[ NV 8: IN 935 (W) v 8" OUT 89.6 (N) INV 8” IN 90.4 (N) INV'8" IN 90.8 (N) -
1INV 8" IN 93.3 (SW) INV 8 ”IN 90.4 (S) - INV 8" IN 90.8 (S) | RIM 102.1=4
\ [ {INV 8 IN 93.2 (N) ‘ INV 8 I THRU 90.2 | 1 IN\/I S"J-IFiU 9091 | “UINV 87 IN 92.9 (N&E)
0 I | I
1 l 11 e |

INV 8" OUT 92.7 (W)

BASIN 28 .
CITY OF TRACY
PARCEL C

D UPPER CANAL

Q2

—

LEGEND:

6]

0

N
AN

STORM DRAIN LINES
12" MIN. SLOPE = 0.0040
>12" MIN. SLOPE = 0.0020

CATCH BASIN
STORM DRAIN MANHOLE
STORM DRAIN PUMP

SANITARY SEWER LINES
8" MIN. SLOPE = 0.0034
12"-15" MIN. SLOPE = 0.0025

SANITARY SEWER FORCE MAIN
SANITARY SEWER MANHOLE
SANITARY SEWER PUMP STATION
SANITARY SEWER CLEANOUT
WATER LINES

FIRE HYDRANT

WATER METER

STREET LIGHT

//
//
”
”
|
<<l '
Y HF CVC
OVERFLOW INLET
AR 986 OWNER LP

_+24"INV 92.6
v v

i et J—/ﬁ/+ BIO-RETENTION
AN NS Y SUBDRAIN

v

-~~~ PARCELB ™
= [BIO-RETENTION-"—, |

l
o |
|

77501_E_|_ 97.6 .« | | |
_____ A |
STORM DRAIN I
FOR OVERFLOW I
SN L nlls | 2
= : Ell==21
S @ s LANEI4 o = I8
(B
p - RIM 102.7 - '
INV 12" IN 94.5 R
NV 18" IN 958 (S) |
INV 18" IN 93.0 (W) — |
INV 24” 0UT 925 (N) ~ -
9 (1197 | 98-
= .. *J 8‘—:,!1?1_“1"?/‘—' RIM 103.0
= LANE 152w y Mo oTess
1

0] 60

120

180

CITY OF TRACY

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

DATE:

FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER

SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE

MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
KOOSUN KIM, P.E. CITY ENGINEER

ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE

A
TRACY
4
Think Inside the Triangle

(925) 866-0322
(916) 375-1877

WWW.CBANDG.COM

SAN RAMON
SACRAMENTO

cbg

CIVIL ENGINEERS = SURVEYORS = PLANNERS

APPROVED

REVISIONS
DESCRIPTION

DATE

SYMBOL

&
S| |, | B
A a Q
ng %NEU’
= < w
=S (2% |50 |82
<
=
o’
@
o =
< =
= &)
=
o
%)
= =
<| >
_|g%<ﬂ
o193 =
> | = W o
=122 =
1| << [
= |FE T
iy 0 —
- —
Q)
=
|_
N
Ll
>
>
O
<
o’
l_
SHEET

TM12

OF

15 SHEETS

F:\3585-000\ACAD\TM\TM12.DWG

5/20/2025 1:45 PM



N\A

Know what's below.
Gall 811 vefore you dig.

-~ CITY OF TRACY _ +7
PARCEL C
FXCEPTION AREA -
2020178917 57
/////

—_ RETENTION Z
BASIN 2B 7
BIO-RETENTION AREA
18,090 SF+

(0s]

= [l

©

Lﬂf

(@X]

—J

—

O
»

-8
e

(@]
=

—F
—_

—

o
~

—_

-3
e

(a»)
©

—

—

—
N

5

GPT CCC

OWNER LP

—_

B
Z,

—
~

—J

2016—-047968

—

—
N
(@]
NS

[

e
oo

Lﬁf ;fFJ
Z

N
(@)

N
~

—J
RN

]
N

2

2
Z
td

—
[@X]

g

N
(&)

—J

—
(&N
(o)
(&N

-

>
d
T

—

il
]

- Lﬁ
N~
O
N,

E

Ji

o~
~

~
(@]
~
(o)}

>
Z,
t
o

—

s/ -
/ 7
LANE 10 g 1 :]]L78 83JIN]U il
2 731|076 Jlell 790|082 Il ¢
NECS | P P2 T | 1% gk
2] ,:f;j 75 |= g0 LI &1 = 86
WA R
...... = LLAN'EﬁD -
rep MapLe | D IEERE M S L 7/ s | AN/
2007-008439 j ] i '
0 1 \ A7 ()
46 N ) 2)i1o4] 530 728 [228 [ 227H
| i [l ) L AT
AT —i6_8L| 067 _zfj ibj ifaj 2630 (., \ =y ;
| ot v el TR AwD
43l 2570 |hsg ;:;]a % %ﬁ' 262 223|| 224 ||| 225 ﬁsz
| S — 1]
L f < [o%e) )
_jBJ 37‘ ].r R LANE 25 / YA 222 11 221 [[[ 220 | Z@:
. ) \ﬁﬂﬁﬁﬁ 238 ||=3 Sol || |
ANE 5% | 25612551254 253 252 || 251, 1250 | [ 249 L T/ o E‘TLANE ==
ERR L [Tl (ET = \
351360 | ~ 1,218 217|||-216 | 215)||-214
JE——— i ] T
| o N — ,
o ) gl
LANE 4% || LT |
K T |5 = = ‘ :L LANE 32 N
252 || 274 28/ | B PARCEL A TR T (i I A
L = (PUBLIC PARK) |z = 207) 206205 J| 2047
. ] w2 + S .
24 i _j.z i 21. ],.‘ 3.58AC [y 199 5 E_J(')_o' 201 -‘_ii_ Lzos}t.
LANE 3| B T = LANEW |
BRI = =5 i
RED MAPLE AN el S :' @::EJ' 196“195|_‘1:L:T193 |
VILLAGE LP ' f [S—— I
: S ae | |
2014107852 16Jj,_:(: g7 {188 1891190 191ji19L2 |
LANE 2 T —
'r—L r—k ............ ———— &/
9 [); 1
||| 127 SD S i
NN
7|16
L
LANE
© f; 3+

~
do)
~
(09}

3
L

Ll ]

PRELIMINARY STORMWATER CONTROL PLAN

SCALE: 1" = 100°

0] 100 200 300

TREATMENT FLOW CALCULATIONS - LOW FLOW BASIN

IMPERVIOUS AREA
CURB, GUTTER & SIDEWALK (PUBLIC & PRIVATE): 8.21 AC
ROOF & DRIVEWAY (275 DU): 8.91 AC
PARK (ASSUME 1/2 IMPERVIOUS): 1.79 AC
PRIVATE YARDS (ASSUME 1/2 IMPERVIOUS): 2.33 AC

TOTAL: 20.84 AC

IMPERVIOUSNESS RATIO ()M = IMPERVIOUS AREA/TOTAL AREA
(i) = 20.84/28.83 = 0.72

STORMWATER RUNOFF COEFFICIENT

O

0.858(1)3~0.78(i)%+0.774(i)+0.04
0.51

STORMWATER DESIGN VOLUME (SDV)"

UNIT STORMWATER VOLUME (in) = Py = (a X C)Pg
a = 1.963

Ps = 0.33

Po = (1.963 X 0.51)(0.33) = 0.33

(SDV) = TOTAL AREA(P,/12) = 28.83(0.33/12) = 0.793 AC—FT (REQUIRED TREATMENT VOLUME).

LOW FLOW BASIN PONDING AREA

DEPTH OF PONDING ZONE (dy,) = 1 FT
POROSITY OF PLANTING MEDIA (7jpm) = 0.35
DEPTH OF PLANTING MEDIA (dy) = 1.5 FT
POROSITY OF GRAVEL LAYER (n.) = 0.40
DEPTH OF GRAVEL LAYER (d ) = 1 T

A= SDV = 0.795 AC-FT = 0.793 AC=FT
dpz + (Tpm*dpm) +(ngl*dgl) 1 FT + (0.35%1.5 FT) + (0.4%1 FT) 1.925 FT

A(REQUIRED) = 0.41 AC = 17,940 SQUARE FEET

A(PROVIDED) = 18,090 SQUARE FEET

REFERENCES:
() MULTI AGENCY POST-CONSTRUCTION STORMWATER STANDARDS MANUAL

R — TREATMENT AREA DRAINING TO
BIO—RETENTION AREA
[ ] PROPOSED PAVEMENT
R DECORATIVE PAVEMENT

PROPOSED SIDEWALK

PROPOSED BIO—RETENTION AREA

PROPOSED STORM DRAIN

CITY OF TRACY

DATE:

CORRECTION OF MISTAKES, ERRORS, OR OMISSIONS CONTAINED THEREIN. IF DURING THE COURSE OF
CONSTRUCTION OF THE IMPROVEMENTS PUBLIC INTEREST REQUIRES MODIFICATION OF OR A DEPARTURE
FROM THE SPECIFICATIONS AND DETAILS OF THE CITY OF TRACY OR THESE PLANS, THE CITY ENGNEER
SHALL HAVE THE AUTHORITY TO REQUIRE SUCH MODIFICATIONS OR DEPARTURE AND TO SPECIFY THE
MANNER IN WHICH THE SAME IS TO BE MADE AT NO COST TO THE CITY. APPROVED AS TO DESIGN
ONLY BASED ON THE INFORMATION SUBMITTED HEREON. APPROVED FOR THE CITY OF TRACY

CITY ENGINEER

APPROVAL OF THESE PLANS DOES NOT RELEASE THE DEVELOPER OF THE RESPONSIBLITY FOR

KOOSUNKIM, P.E.

A
TRACY
4
Think Inside the Triangle

(925) 866-0322
= PLANNERS

SACRAMENTO (916) 375-1877
WWW.CBANDG.COM

SAN RAMON
= SURVEYORS

CIVIL ENGINEERS

APPROVED
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