
MEMORANDUM 

DATE: October 18, 2021 

TO: Scott Claar, Senior Planner 

FROM: Land Development Engineering Division 

BY: Nanda Gottiparthy, SNG & Associates, Inc. 

CC: Robert Armijo, City Engineer 

SUBJECT: Tracy Hills Phase 2 - Vesting Tentative Subdivision Map 
Application Number TSM20-0003  
Revisions to Engineering Conditions of Approval  
Tracy City Council Meeting, October 19, 2021, Agenda Item 3.A 

Subsequent to the Planning Commission meeting on October 6, 2021, at which the Planning 
Commission recommended that City Council approve the subject Vesting Tentative Subdivision Map, 
Engineering Division staff made revisions to certain Engineering Division Conditions of Approval as 
follows: 

1. Condition C.1.1.h was revised to incorporate the date of the completed Sanitary Sewer Study.

2. Condition C.2.7.6 was revised to clarify that:

a. The timing and scope of the improvements to be shown on the improvement plans for
Lammers Road and Corral Hollow Road shall be as determined by the City Engineer, and

b. The Subdivider shall submit a signed and notarized SIA or OIA with the necessary
improvement security at the time of approval of the Final Map that triggers the need for
improvements as determined by the City Engineer.

The Conditions of Approval with the above revisions are attached to this Memorandum. 

AGENDA ITEM 3.A
REVISED CONDITIONS OF APPROVAL



Exhibit 1 

Conditions of Approval for Tracy Hills Phase 2 
Vesting Tentative Subdivision Map  
Application Number TSM20-0003 

October 19, 2021 

Project:  These Conditions of Approval shall apply to the Vesting Tentative 
Subdivision Map for Tracy Hills Phase 2, Application Number TSM20-0003, 
including approximately 1,470 single-family residential lots and various other parcels. 

Property:  The property consists of approximately 1,143 acres located in the Tracy Hills 
Specific Plan Area, south of I-580, west of Corral Hollow Road, Application Number 
TSM20-0003. 

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. “Development Services Director” means the Development Services Director
of the City of Tracy, or any other person designated by the City Manager or
the Development Services Director, to perform the duties set forth here. (The
Development Services 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
Hills Specific 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 1,143 acres located in the Tracy Hills 

Specific Plan Area that is the subject of the Vesting Tentative Subdivision 
Map for Tracy Hills Phase 2, Application Number TSM20-0003.    

 
The following abbreviations may be used in these Conditions: 

 

EIR Environmental Impact Report 
DIA Deferred Improvement 

Agreement 
OIA Offsite Improvement Agreement 

PI&RA Park Improvement and 
Reimbursement Agreement 

PUE Public Utility Easement 
TMC Tracy Municipal Code 

 
 

B. Planning Division Conditions of Approval 
 

1. 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”).   

 

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

 

3. Mitigation Measures.  The Subdivider shall comply with all applicable 
mitigation measures in the Final Subsequent Environmental Impact Report 
(EIR) for the Tracy Hills Specific Plan Project (State Clearinghouse No. 
2013102053), which was certified by the City Council on April 5, 2016, as it 
may be amended or modified pursuant to CEQA and the CEQA Guidelines. 

 

4. 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. 
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5. 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. 

6. Conformance with Vesting Tentative Subdivision Map.  All Final Maps 
shall be in substantial conformance with the approved Vesting Tentative 
Subdivision Map (Application Number TSM20-0003), which was received by 
the Development Services Department on October 12, 2021, unless modified 
by these Conditions. 

 
7. 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 
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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; 

 
(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. 

 
Or 

 
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 
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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 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. CFD 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 
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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; 

 
(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. 

 
Or 

 
c. 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 
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any associated appurtenances within medians, parkways, dedicated 
easements, channel-ways, public parks and public open space areas. 

 
10. Neighborhood Parks.  Before approval of the first Final Map, the Subdivider 

shall enter into an agreement with the City, which shall be recorded against the 
property, which stipulates the following: 
 
a. Prior to the issuance of the 125th building permit that allows construction of a 

dwelling, not including plumbing only permits, the developer shall 
commence construction of the first neighborhood park.  If the construction of 
the first neighborhood park has not commenced by the issuance of 125th 
building permit, no further building permits shall be issued until the first 
neighborhood park construction is commenced;  

 
b. Prior to the issuance of the 500th building permit that allows construction of a 

dwelling, not including plumbing only permits, the developer shall 
commence construction of the second neighborhood park.  If the 
construction of the second neighborhood park has not commenced by the 
issuance of 500th building permit, no further building permits shall be issued 
until the second neighborhood park construction is commenced;  

 
c. Prior to the issuance of the 976th building permit that allows construction of a 

dwelling, not including plumbing only permits, the developer shall 
commence construction of the third neighborhood park.  If the construction 
of the third neighborhood park has not commenced by the issuance of 976th 
building permit, no further building permits shall be issued until the third 
neighborhood park construction is commenced; and 

 
d. Prior to the issuance of the 1,226th building permit that allows construction of 

a dwelling, not including plumbing only permits, the developer shall 
commence construction of the fourth neighborhood park.  If the construction 
of the fourth neighborhood park has not commenced by the issuance of 
1,226th building permit, no further building permits shall be issued until the 
fourth neighborhood park construction is commenced. 

 
C. Engineering Division Conditions of Approval 

1. General Conditions 

C.1.1 Subdivider shall comply with the applicable requirements of the 
approved documents, technical analyses/reports prepared for the 
Project listed as follows:  

a) Tracy Hills Specific Plan approved by City Council by Resolution 
No. 2016-063, dated April 5, 2016, and any amendments thereto. 

b) Amendment to the Tracy Hills Specific Plan for Phase 2, approved 
by the City Council by Resolution No. 2021-_____ on ________, 
2021, including the Transportation Consistency Analysis prepared 
for the Amendment by Kimley-Horn and Associates, dated 
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September 23, 2021, and any updates or amendments thereto 
(“Specific Plan Amendment” or “SPA”). 

c) Tracy Hills Specific Plan Final Subsequent Environmental Impact 
Report, dated January 2016, certified by City Council by Resolution 
No. 2016-062 on April 5, 2016, and the Addendum to the Tracy Hills 
Specific Plan EIR, prepared by Kimley-Horn and Associates, dated 
September 2021, including all mitigation measures incorporated 
therein (hereinafter referred to together as “EIR”). 

d) Tracy Hills Phase 2 Traffic Study, prepared by Kimley-Horn and 
Associates, dated September 30, 2021, and any updates or 
amendments thereto (“Traffic Study”). 

e) City of Tracy Citywide Roadway and Transportation Master Plan, 
prepared by RBF Consulting, dated November 2012 (“TMP”) 

f) Tracy Hills Phase 2 VTM Drainage Analysis prepared by Ruggeri-
Jensen-Azar, dated December 17, 2020, and the review of said 
analysis contained in the Technical Memorandum prepared by 
Wood Rodgers, dated April 26, 2021 (draft), and any updates or 
amendments to either document (“Storm Drainage Study”). 

g) Tracy Hills Storm Drainage Master Plan prepared by Ruggeri-
Jensen-Azar, dated November 2013 (“Storm Drainage Master 
Plan”), as reviewed by Storm Water Consulting, Inc and Stantec 
Consulting Services, Inc. 

h) Tracy Hills Phase 2 Sanitary Sewer Study Technical Memorandum 
prepared by Black Water Consulting Engineers, dated October 1, 
2021, and any updates or amendments thereto (“Sanitary Sewer 
Study”). 

i) Peer Review and Hydraulic Evaluation for Tracy Hills Phase 2, 3, 
and 4 prepared by West Yost, dated July 13, 2021, and any updates 
or amendments thereto (“Water Study”).  

j) Pipeline Safety Hazard Assessment, Tracy Hills Specific Plan 
prepared by Place Works, dated September 2014. 

k) Any Finance Implementation Plan (“FIP”), as described in Section 
10.20.060(b)(3)(B) of the Tracy Municipal Code, that is approved by 
the City Council for the property described in the Tracy Hills Phase 
2 Vesting Tentative Subdivision Map, Application No. TSM20-0003. 

l) Development Agreement, executed between the City of Tracy and 
the developers of the Tracy Hills Project, approved by the City 
Council on April 5, 2016, by Ordinance No. 1213, and the First 
Amendment to the Development Agreement, approved by the City 
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Council on November 10, 2020, by Ordinance No. 1300 
(“Development Agreement”).   

m) Settlement Agreement, executed between the City of Tracy and the 
developers of the Tracy Hills Project, having an effective date of 
December 17, 2019 (“Settlement Agreement”). 

n) Agreement to Defer Payment of Development Impact Fees on New 
Residential Development, executed between the City of Tracy and 
the developers of the Tracy Hills Project, dated November 15, 2016 
(“Fee Deferral Agreement”).  

C.1.2 Timing of Compliance: The Applicant shall satisfy each of the following 
conditions prior to filing the first Final Map unless a different time for 
compliance is specifically stated in these Conditions of Approval. Any 
condition requiring an improvement that has already been designed and 
completed under a City-approved improvement agreement may be 
considered satisfied at the discretion of the City Engineer.  

 
 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. 

 
C.1.3 Revisions to the Vesting Tentative Subdivision Map (“VTSM”):  The 

Subdivider shall incorporate revisions to comply with the 
recommendations and comments in the Traffic Study prior to signature 
by the City Engineer on the VTSM. 

 
C.2  Improvement Plans 

 
C.2.1 General 
  

The Subdivider shall complete the Improvement Plans to comply with all 
applicable laws, including the City Regulations (defined above) and 
these Conditions of Approval. Improvement Plans shall contain the 
design, construction details and specifications of improvements that 
is/are required to serve the Project. The Improvement Plans shall be 
drawn on a 24” x 36” size 4-mil thick polyester film (mylar) and shall be 
prepared under the supervision of, and stamped and signed by a 
Registered Civil, Traffic, Electrical, Mechanical Engineer, and 
Registered Landscape Architect for the relevant work. 

 
C.2.1 Signed and stamped Engineer’s Estimate that summarizes the cost of 

constructing all the public improvements shown on the Improvement 
Plans. 
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 C.2.2 Site Grading 

   
    C.2.2.1 Grading and Drainage Plans  
 

      Submit a Grading and Drainage Plan prepared by a 
Registered Civil Engineer and accompanied by the Project’s 
Geotechnical /Soils Engineering report. The report shall 
provide recommendations regarding adequacy of the site 
relative to the stability of soils such as soil types and 
classification, percolation rate, soil bearing capacity, highest 
observed ground water elevation, and others. 

 
   C.2.2.2 When the grade differential between the Project site and the 

adjacent property(s) exceeds 12 inches, a reinforced or 
masonry block wall, engineered slope, or engineered 
retaining wall is required for retaining soil. The Subdivider 
shall submit Retaining Wall Plans that includes the 
construction detail(s) and structural calculations of the 
retaining wall or masonry wall for City’s review and approval.  

  
    C.2.2.3 If an engineered slope is used to retain soil subject to 

approval by the City Engineer, a slope easement will be 
necessary from the adjacent property. The Subdivider shall 
obtain a slope easement from owner(s) of the adjacent and 
affected property(s) and show the slope easement on the 
Final Map. 

 
     C.2.2.4 Erosion Control  
 
      Improvement Plans shall specify the method of erosion 

control to be employed and materials to be used. 
 

  C.2.2.5 If applicable, show all existing irrigation structure(s), 
channel(s) and pipe(s) that are to remain or relocated or to be 
removed, if any, after coordinating with the irrigation district or 
owner of the irrigation facilities. If there are irrigation facilities 
including tile drains, that are required to remain to serve 
existing adjacent agricultural uses, the Subdivider shall 
design, coordinate and construct required modifications to the 
facilities to the reasonable satisfaction of the owner of the 
irrigation facilities and the City.   

 
C.2.3 Grading Permit 

The City will not accept a grading permit application for the Project as 
complete until the Subdivider has provided all relevant documents 
related to the grading permit required by the City Regulations and these 
Conditions of Approval, to the satisfaction of the City Engineer.   
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C.2.4   Storm Drainage  

C.2.4.1 Site grading shall be designed such that the Project’s storm 
drainage overland release point will be directed to a storm 
drainage easement or to public streets with a functional storm 
drainage system and that the storm drainage system within 
the public streets has adequate capacity to drain storm water 
from the Property.  

C.2.4.2 All permanent underground storm drainage lines, structures 
and facilities to be maintained by the City shall be located 
within right-of-way to be dedicated to the City or within an 
easement. If applicable, interim facilities and storm drain lines 
and collection basins shall be maintained by the Subdivider.  

    C.2.4.3 Storm drainage plans are to be submitted with the required 
hydrologic and hydraulic calculations for the sizing of storm 
drainage pipe(s) and shall comply with the Storm Drainage 
Master Plan, Storm Drainage Study and City Regulations. 

  C.2.4.4 Prior to acceptance of maintenance of any public facilities by 
the City, the Subdivider shall prepare and obtain approval 
from the Public Works Department of a maintenance plan for 
all temporary and permanent storm drainage facilities to be 
maintained by the Subdivider or the HOA. The maintenance 
plan shall show the phasing of roadway construction, mass 
grading, drainage facilities, including collection channels, 
erosion control and protection of the Crimson crude oil 
pipeline during construction. A SWPPP may be used as the 
maintenance plan with approval by the City Engineer. 

    C.2.4.5 Storm water designs shall show facilities needed for the 
collection and channeling of surface water runoff and off-site 
flow-thru surface water runoff to underground storm drainage 
facilities, such as drainage collection channels, appropriately 
designed inlet structures and sedimentation/detention ponds. 
These improvements shall be shown on the Grading Plans 
and be approved by the City Engineer before the issuance of 
a Grading Permit.  

C.2.4.6 Since the Project will construct terminal retention basins, it 
has been determined that the Project will be exempt from the 
Post Construction Stormwater Quality Standards. However, 
should new Federal or State regulations come into effect 
during the buildout of the Project that would require future 
compliance, then the Project may not be exempted from 
those new requirements.   
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SWPPP's shall be implemented during project construction. 
In addition, the Project may implement stormwater control 
measures such as disconnected roof leaders, non-contiguous 
street sidewalks (providing landscape strips/parkways), tree 
planting in parkways and use of drought tolerant landscape 
with drip irrigation systems and "intelligent" controllers. 
Similarly, public education measures regarding the damaging 
effects of pollutants to water quality may also be 
implemented.    

C.2.4.7   All storm water structural and construction details that are not 
part of the City Standard Plans or City Design Standards shall 
be provided by the Subdivider and submitted to the City for 
approval as part of the improvement plans. 

C.2.4.8 Storm drainage retention basins shall be contained within a 
parcel suitable for dedication to the City of Tracy. The basins 
shall be provided with appropriate fencing with warning signs, 
access roadways to and from public roadways and access 
roadways into the basins for maintenance purposes as 
approved by the City Engineer. All storm drainage inlets into 
the basins shall have inlet structures with design acceptable 
to the City Engineer. 

C.2.4.9 Fixed vertical sediment depth markers shall be installed near 
discharge points into the Retention Basin to assist with 
measurements of sediment deposition over time and future 
assessments of the need for maintenance activities. 

  
C.2.4.10 Prior to or concurrently with the City’s approval of the first 

Final Map within Project, the Subdivider shall dedicate to the 
City utility maintenance easements necessary for all storm 
drainage facilities. All requirements relating to the access and 
maintenance by the Utilities Department and Public Works 
Department shall be incorporated into the improvement plans. 

                           C.2.5 Sanitary Sewer 

C.2.5.1 All sanitary sewer lines and associated improvements shall 
be designed and installed in accordance with the Sanitary 
Sewer Study and City Regulations. Before approval of Final 
Map(s) for the Project, Subdivider shall submit improvement 
plans and obtain approval of plans for all on-site and off-site 
sewer improvements required to serve the Project.   

C.2.5.2     As indicated in the Sewer Study, based on the projected 
sewer demand from approved projects within the Coral 
Hollow sewer contributory area, the Phase 2 of the Choke 
Points Improvements for Corral Hollow Road Sewer as 
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identified in the Wastewater Master Plan (“ Phase 2 Choke 
Points Improvements”) will be required to serve the 
Project. The City has commenced the design of Phase 2 
Choke Point Improvements. In the event the City does not 
have adequate funding for Phase 2 Choke Points 
Improvements the Subdivider will contribute funding as 
determined by the City Engineer to cover shortfall in funding, 
so the City can proceed with the construction of the 
improvement. Building permits will only be issued up to 
available capacity in the Corral Hollow Sewer system as 
determined by the City Engineer. Subdivider will be eligible 
for fee credits and/or reimbursements in accordance with 
Tracy Municipal Code. 

   
C.2.5.3 Based on the analysis of the capacity of Wastewater 

Treatment Plant (WWTP) and the projected growth over the 
next five years, it is estimated that Phase 2C of the WWTP 
improvements as identified in the Wastewater Master Plan 
will be required to be constructed and operational in 2023. 
City has identified a funding shortfall of approximately $33.5 
Million for the WWTP Phase 2 improvements. In order for the 
City to undertake design and construction of the WWTP 
Phase 2C improvements to provide adequate treatment 
capacity of the Project, City has identified the need to collect 
upfront fees from developments within the City.    

On or prior to December 31, 2022, the Developer shall pay 
the City half the amount of the wastewater treatment 
development impact fees (estimated at approximately $6 
Million) for lots within the boundary of Tracy Hills Phase 2 
Tentative Map and shall provide a Letter of Credit (or other 
guarantee) to the satisfaction of the City Engineer for the 
other half of the wastewater treatment development impact 
fees. On or prior to December 31, 2023, the Developer shall 
pay to the City the remaining half the amount of the 
wastewater treatment development impact fees. After the 
second payment, the City Engineer may release the Letter of 
Credit (or other guarantee). For building permits issued prior 
to December 31, 2022, the Developer shall pay wastewater 
development impact fees per lot consistent with its agreement 
with the City and Title 13 of the Tracy Municipal Code. The 
City Engineer will determine the amount due on December 
22, 2022 based on the available wastewater development 
impact fees collected and the funding shortfall for WWTP 
Phase 2C improvements. The Developer shall be required to 
pay wastewater development impact fee up to the amounts 
as outlined above (for all lots for which building permits have 
not been issued on December 31, 2022). Building permits will 
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only be issued up to available capacity in the WWTP, as 
determined by the City Engineer. 
  
In the event City collects adequate funding from other 
development projects within the City by December 31, 2022, 
Developer will not be required to pay the upfront fees as 
outlined above. 

 
C.2.5.4 The Subdivider shall extend the sanitary sewer facilities within 

Lammers Road that are intended to serve future phases of 
the Tracy Hills Project northerly under I-580 and continuing 
north of I-580 within the Lammers Road right-of-way to 
connect to the sanitary sewer main stub to be installed with 
the Tracy Hills Drive improvements for Tracy Hills Phase 1B.  
Subdivider shall obtain an encroachment permit from Caltrans 
for the sewer improvements to be installed within the Caltrans 
right-of-way.  

C.2.5.5  No final inspection of any residential building will be 
performed or certificate of occupancy for commercial building 
will be issued, with the exception of Model Homes, until all 
improvements required per the Sanitary Sewer Study and 
City Regulations are completed and functional, as determined 
by the City Engineer. 

C.2.5.6 Subdivider shall pay impact fees at the time of issuance of 
building permit or in accordance with the Fee Deferral 
Agreement. 

C.2.5.7 Prior to the City’s approval of the first Final Map within 
Project, the Subdivider shall dedicate to the City utility 
maintenance easements necessary for all sanitary sewer 
lines. All requirements relating to the access and 
maintenance by the Utilities Department and Public Works 
Department shall be incorporated into the improvement plans. 

               C.2.6 Water Distribution System 
 

C.2.6.1 All potable and recycled water lines and associated 
improvements shall be designed and installed in accordance 
with the Water Study and City Regulations. Before approval 
of Final Map(s) for the Project, Subdivider shall submit 
improvement plans and obtain approval of plans for all  
potable and recycled water lines and associated 
improvements. 

   
C.2.6.2 During the construction phases (vertical construction) of the 

Project, the Subdivider shall be responsible for providing 
water infrastructure (temporary or permanent) capable of 
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delivering adequate fire flows and pressure appropriate to the 
various stages of construction and as approved by the Fire 
Marshall. 
 

C.2.6.3 Prior to approval of each Final Map, the Subdivider shall 
submit calculations and improvement plans as required by the 
Fire Marshall and the City Engineer, and obtain a letter from 
the Fire Marshall that the fire flow parameters per Tracy 
Design Standards Section 6.02 are met for the phased 
construction of water lines to the satisfaction of the Fire 
Marshal. 
 

C.2.6.4  The Subdivider shall complete design and construction of one 
Zone 5/6 at-grade water storage tank with a holding capacity 
of at least 2.57 MG and water transition mains as necessary 
to serve the Project and in accordance the Water Study and 
City Regulations. These improvements are required to be 
complete and operational before the final inspection of the 
first residential building within the Project, unless an earlier 
time of completion is required to comply with Condition 
C.2.6.2. above. 

 
  All costs related to the design and construction of the water 

tanks and associated improvement are the responsibility of 
the Subdivider. Before approval of first Final Map within the 
Project, the Subdivider shall execute a Deferred Improvement 
Agreement (DIA) to address timing, scope of work and 
funding responsibilities. Subdivider may request formation of 
Benefit District for the water tanks and associated 
improvements per Condition C.10.4.   

C.2.6.5 Subdivider shall install 12-inch and 16-inch recycled water 
mains in Lammers Road as required to serve the Project and 
as shown on Figures 9-2 and G-D1 in the draft (2020) Water 
System Master Plan Update. An approximately 1,150-foot 
segment of 16-inch recycled water main in Lammers Road 
under I-580 between the portions of Lammers Road north and 
south of the freeway will not be constructed with the interim 
two-lane Lammers Road undercrossing. Timing of the future 
installation of the above approximately 1,150-foot segment 
16-inch recycled water main is to be determined by the City 
Engineer.    

 Initially, the recycled water main will be connected to a 
potable water supply (with a stub in place to future recycled 
water) as approved by the City until the program backbone 
recycled water facilities are in place. Once the recycled water 
system network is online the recycled water distribution main 
in Lammers Road will be disconnected from the potable water 
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system and connected to the recycled water system.  
 

C.2.6.6  Domestic and Irrigation Water Services – The HOA will be 
responsible for the repair and maintenance of all valves, 
fittings on services related to landscaping on all parcels to be 
owned by HOA and within HOA easements. 

C.2.6.7 Where pressures at individual water services will be 80 psi 
or more, the Subdivider shall provide pressure reducing 
valves at the location approved by the City Engineer. The 
design operation of the individual pressure reducing valves 
for services shall be subject to approval by the Building 
Official. 

C.2.6.8 Fire Service Line – The Subdivider shall design and install fire 
hydrants at the locations approved by the Fire Marshall.   
Before the approval of the Improvement Plans, the Subdivider 
shall obtain written approval from the Fire Marshall  for the 
design, location and construction details of the fire service 
connections to the Project, and for the location and spacing of 
fire hydrants that are to be installed to serve the Project. 

C.2.7   Roadway Improvements 

C.2.7.1 Subdivider is required to design and construct all applicable 
on-site, frontage and off-site roadway improvements to 
serve the Project as identified in the Traffic Study, EIR and 
these Conditions of Approval. All improvements shall comply 
with City Regulations, and Tracy Hills Design Standards and 
Specific Plan Amendments. Such improvements shall 
include, but are not limited to, roadways, water distribution 
system, sewer system, storm drainage systems, curb and 
gutter, sidewalks, street lighting system, traffic signals, ITS 
systems, pavement and crosswalk striping, bicycle lanes 
and trails, roadway signage and street signs, fire hydrants, 
median islands, turn lanes, landscaping, and all necessary 
related improvements as required by the City. Timing of 
completion of roadway improvements shall comply with 
these Conditions of Approval and as outlined in the 
Mitigation Measures listed in the EIR. 

In the case of a discrepancy between the information shown 
on the Vesting Tentative Subdivision Map (“VTSM”) and/or 
Specific Plan Amendment and the right-of-way and street 
improvement requirements in the Traffic Study, the Traffic 
Study shall govern unless determined otherwise by the City 
Engineer. 

C.2.7.2 Lammers Road and Other In-tract Streets – Right-of-Way 
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 The Subdivider shall dedicate all rights-of-way that are 

necessary to construct Lammers Road, between Tracy Hills 
Drive and Corral Hollow Road, and all the in-tract streets, 
based on their respective cross sections shown on the 
VTSM and in accordance the Traffic Study, with the Final 
Map for the respective phase. The width of travel lanes, turn 
lanes, street median, landscaping strips and sidewalks shall 
be in accordance with the VTSM and the Traffic Study.   

C.2.7.3 Lammers Road and Other In-tract Streets – Improvements 

 Design and construction details for Lammers Road, between 
Tracy Hills Drive and Corral Hollow Road, and the in-tract 
streets such as asphalt concrete pavement, curb, gutter, 
median curb, sidewalks, street lights, fire hydrants, 
landscaping with automatic irrigation system, storm drains, 
catch basin and drop inlets, sanitary sewer mains and 
laterals, water mains, individual water services and meters, 
pavement marking and striping, traffic signs, driveways, curb 
ramps and all other street improvements shall comply with 
VTSM, Traffic Study and City Regulations, and shall be 
shown on the Improvement Plans. Interim improvements 
under I-580 include 5’ wide sidewalk on east side only. 

  Improvements along Lammers Road and certain in-tract 
streets shall also include Class I bikeways or Class II bike 
lanes in accordance with the VTSM and Traffic Study. 
Interim improvements under I-580 do not include Class 1 
bikeway or Class II bike lanes. 

  Lammers Road and Street B improvements adjacent to the 
school site on Lot H shall be constructed in accordance with 
the VTSM and Traffic Study and are subject to the review 
and approval of the Jefferson School District. 

C.2.7.4 Corral Hollow Road - Right of Way 
 
Per the TMP and SPA, Corral Hollow Road will be a 4-lane 
major arterial roadway with 11’ wide raised median, 
sidewalk/Class I bikeway on west side and landscaping 
between I-580 and Lammers Road and 2-lane arterial with 
sidewalk/Class I bikeway on west side and landscaping 
south of Lammers Road to the Project boundary. The 
Subdivider shall dedicate all rights-of-way along the Project 
frontage necessary for the widening of Corral Hollow Road 
per TMP and including any additional right-of-way required 
for the construction of roundabout improvements, turn lanes 
and transitions at the intersection of Corral Hollow Road and 
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Lammers Road in accordance with the VTSM and Traffic 
Study. 

   The width of travel lanes, turn lanes, street median, 
landscaping strips and sidewalks shall be in accordance with 
the VTSM and the Traffic Study. 

The Subdivider may be eligible for fee Credits and/or 
reimbursements for right-of-way dedication beyond Project’s 
frontage obligation per the TMP requirements. Temporary or 
interim improvements are not eligible for fee credits or 
reimbursements.  

C.2.7.5 Corral Hollow Road - Improvements 
 
Design and construction details for Corral Hollow Road such 
as asphalt concrete pavement, curb, gutter, median curb, 
sidewalks, street lights, fire hydrants, landscaping with 
automatic irrigation system, storm drains, catch basin and 
drop inlets, pavement marking and striping, traffic signs, 
curb ramps and all other street improvements shall comply 
with VTSM, SPA, Traffic Study and City Regulations, and 
shall be shown on the Improvement Plans. 

  Improvements along Corral Hollow Road shall also include 
Class I bikeway in accordance with the VTSM and Traffic 
Study. 

C.2.7.6 Subdivider shall prepare improvement plans for Lammers 
Road and Corral Hollow Road improvements and obtain 
approval by the City Engineer. The timing and scope of the  
improvements to be shown on the improvement plans for 
Lammers Road and Corral Hollow Road shall be as 
determined by the City Engineer. 

  In order to guarantee completion of the Lammers Road and 
Corral Hollow Road Improvements, the Subdivider shall 
enter into an improvement agreement (SIA or OIA) and post 
an improvement security in the amounts and form in 
accordance with section 12.36.080 of the TMC and as 
required by these Conditions of Approval. The Subdivider 
shall submit the signed and notarized SIA or OIA with the 
necessary improvement security at the time of approval of 
the Final Map that triggers the need for improvements as 
determined by the City Engineer.  

C.2.7.7 For any Corral Hollow Road Improvements considered 
frontage improvements (such as Subdivider’s Frontage 
Obligation per the TMP and landscape improvements behind 
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the curb) and improvements within Caltrans right-of-way at I-
580/Corral Hollow Road interchange that are not 
constructed or security posted with OIA at the time of 
approval of the first Final Map, the Subdivider shall enter 
into a DIA with the City.   

 The Subdivider shall submit the signed and notarized DIA 
before approval of the first Final Map within the Project. The 
Subdivider shall post improvement security in the amounts 
and form in accordance with TMC section 12.36.080 at the 
times specified in the DIA. 

C.2.7.8 Roadway Improvement Obligations per Traffic Study 

   The following roadway, intersection and interchange 
improvements are to be constructed by the Project: 

a. I-580 & CORRAL HOLLOW ROAD RAMP TERMINALS. 

Subdivider shall construct the I-580/Corral Hollow Road 
interchange improvements in accordance with the TMP, 
EIR and Traffic Study. Per the Traffic Study, interchange 
improvements are required to be completed prior to 
occupancy of the first residential unit within the Project 
because the interchange is already operating at a deficient 
level of service. Subdivider shall, in collaboration with the 
City Engineer and Caltrans, commence with the 
engineering design for the interchange improvements and 
initiate the Caltrans review, approval and permitting 
process no later than ninety (90) calendar days following 
approval of the Vesting Tentative Subdivision Map 
(“VSTM”) for the Project. 

If the Subdivider is unable to complete construction of the 
interchange prior to occupancy of the first residential unit, 
primarily as a consequence of the Caltrans approval and 
permitting process, City may issue occupancy permits 
including and beyond the first residential unit provided that 
the Subdivider has, to the reasonable satisfaction of the 
City Engineer, diligently pursued its efforts to obtain the 
required Caltrans permits and complete construction of the 
interchange improvements and has collaborated closely 
with City staff in this effort. 

Funding of these improvements are the primary 
responsibility of the developer per the Tracy Municipal 
Code, the EIR, and the City’s TMP. However, some 
funding may be provided in accordance with the 
Settlement Agreement and Development Agreement. 
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Funding sources may also include other regional 
transportation funds and/or grants that may become 
available, subject to eligibility and approval by the City and 
other approving agencies. Developer will be eligible for fee 
credits in accordance with Tracy Municipal Code 
provisions and Development Agreement.    

b. LAMMERS ROAD - BETWEEN TRACY HILLS DRIVE AND 
CORRAL HOLLOW ROAD.   

Subdivider shall construct Lammers Road between Tracy 
Hills Drive and Corral Hollow Road in accordance with the  
TMP, Traffic Study and per Conditions C.2.7.2 and 
C.2.7.3. 

c. CORRAL HOLLOW ROAD/LAMMERS ROAD INTERSECTION.   

Concurrent with the construction of Lammers Road 
between Tracy Hills Drive and Corral Hollow Road as 
described above and in Condition C.2.7.3, the Subdivider 
shall construct the Corral Hollow Road and Lammers Road 
intersection improvements, consisting of a two-lane 
roundabout and all associated improvements. 

d. CORRAL HOLLOW ROAD WIDENING - FROM LINNE ROAD 
INTERSECTION TO THE AQUEDUCT.    

Subdivider shall widen Corral Hollow Road to provide two 
lanes in each direction, including pedestrian and bicycle 
facilities, from the southern terminus of bridge crossing 
the California Aqueduct to the Linne Road intersection, 
including canal crossings, in accordance with the adopted 
Corral Hollow Road Precise Plan, the TMP, and the 
Traffic Study. 

Construction of the above Corral Hollow Road Widening 
improvements shall commence upon or prior to the final 
inspection of the two thousand six hundredth (2,600th) 
dwelling unit within the project boundary (as defined in the 
Development Agreement). 

e. CORRAL HOLLOW ROAD - I-580 TO LAMMERS ROAD.   

  Subdivider shall widen Corral Hollow Road to provide two 
lanes in each direction, including pedestrian and bicycle 
facilities, between I-580 and Lammers Road in 
accordance with the TMP, SPA, Traffic Study and 
Conditions C.2.7.4 and C.2.7.5. 
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C.2.7.9 The Subdivider shall construct an all-whether, emergency 

vehicle access across Lot CC as shown on the VTSM and in 
accordance with South San Joaquin County Fire Authority 
requirements. 

C.2.7.10 Bus shelters on Lammers Road 

 The bus shelters (and turnouts if deemed necessary by the 
City) shall be constructed as part of the Lammers Road 
Improvements. Up to three bus shelters shall be placed on 
each side of Lammers Road between Corral Hollow Road 
and I-580 at the locations to be determined by the City 
Engineer. Timing of construction of bus shelters will be 
determined in the future based on the extension of 
TRACER’s Fixed Route to serve the Project. In order to 
assure completion of construction of the bus shelters, the 
Subdivider may either enter into a DIA with security, or pay 
to the City the estimated cost for up to six bus shelters at the 
time of approval of the first Final Map within the Project. 

C.2.7.11  Traffic Control Plan 

 Before starting any work within the project, the Subdivider 
shall submit a Traffic Control Plan for each phase of work, to 
show the method and type of construction signs to be used 
for regulating traffic at the work areas and within existing 
streets accessing the work areas. The Traffic Control Plan 
shall be prepared by a Civil Engineer or Traffic Engineer 
licensed to practice in the State of California.  

C.2.7.12 Encroachment Permit 

 Before starting any work to be performed and improvements 
to be constructed within City’s right-of-way, the Subdivider 
shall obtain an Encroachment Permit from the City. The 
Subdivider or its authorized representative shall submit all 
documents that are required to process the Encroachment 
Permit including but not limited to, approved Improvement 
Plans, Traffic Control Plan, payment of engineering review 
fees, copy of the Contractor’s license, Contractor’s Tracy 
business license, and certificate of insurance naming the 
City of Tracy as additional insured or as a certificate holder. 

C.2.7.13 Dead-End Streets 

 A standard barricade and guardrail with appropriate traffic 
sign will be required at street ends. Alternatively, 
turnarounds/ hammerheads meeting the requirements of 
Fire Marshall shall be provided at the dead-end streets.   
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C.2.7.14 All intersections shall be designed to accommodate fire truck 

movements as required by the Fire Department.  

C.2.7.15 Subdivider must provide and verify sight distances, where 
applicable, with regard to intersections, reverse lots and fence 
placements as required by the City Engineer. 

C.2.8 EIR Mitigation Measures 

 The EIR identifies Project impacts that are to be mitigated by the 
Subdivider. The mitigation measures are summarized in the Mitigation, 
Monitoring and Reporting Matrix contained in the EIR as referenced 
under Item C.1.1.c above. Subdivider shall comply with all applicable 
mitigation measures as outlined in the EIR.  
 

C.2.9 Neighborhood and Community Parks  

C.2.9.1 The Subdivider shall offer for dedication Parcels “G”, “M”, 
“P” and “Q” for neighborhood park purposes and Parcel “N” 
for community park purposes on the Final Map that 
corresponds to the timing of completion of respective parks 
as identified in the Planning Department’s Conditions of 
Approval.  

The Subdivider shall design and construct the park 
improvements consistent with the Tracy Hills Specific Plan, 
Specific Plan Amendment, Development Agreement and 
City Regulations. The Subdivider shall be eligible for park 
fee credits in accordance with the Title 13 of the TMC and 
the Park Improvement and Reimbursement Agreement 
(“PI&RA”) and Development Agreement.  

C.2.9.2 The Subdivider shall submit park improvement plans, signed 
and notarized PI&RA, and Improvement Security in the 
amount and type specified in the City Regulations at the 
time of approval of the Final Map that corresponds to the 
timing of completion of the park improvements specified in 
Planning Division’s Conditions of Approval or at such time 
as may be specified in the Deferred Improvement 
Agreement. 

C.2.10 Public Utility Easements 
   

C.2.10.1 Undergrounding of Overhead Utilities. Any existing overhead 
lines and poles within the Project boundaries shall be 
removed or undergrounded. 

C.2.10.2 All private utility services to serve the Project such as 
electric, telephone and cable TV to the building must be 
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installed underground, within right-of-way or a dedicated 
Public Utility Easement (PUE) and at the location approved 
by the City and the respective owner(s) of the utilities.  

 The Subdivider shall submit improvement plans for the 
installation of electric, gas, telephone and TV cable lines 
that are to be installed under the sidewalk or within the PUE. 
Underground utility conduits may be installed under the 
sidewalks, and underground boxes and structures may be 
located in the landscaped parkway next to the curb. All 
above-ground boxes and facilities shall be behind the 
sidewalk and within the PUE. Pop-outs to provide additional 
width of PUE where required to accommodate larger above-
ground structures will be permitted subject to review and 
approval by Public Works Director and the City Engineer.   
Before approval of the first Final Map, the Subdivider shall 
complete the necessary coordination work with the 
respective owner(s) of the utilities for approval.  

C.2.10.3 Public Utility Easements on side yard lots shall be adjusted 
in final neighborhood designs based on actual joint trench 
design requirements.     

 
C.2.11 Crimson (formerly Shell) Crude Oil Pipeline Easement and Facilities 
             

C.2.11.1 A minimum of 72-hours prior to the beginning of grading 
operations that may impact the existing Crimson 
underground facilities within the Project, the Subdivider shall 
notify the appropriate person at Crimson of the impending 
work. Grading and improvements affecting Crimson facilities 
shall comply with applicable Crimson pipeline encroachment 
permit and construction specifications. 

C.2.11.2 The Subdivider shall notify in writing the future buyers of lots 
about the existing Crimson crude oil pipeline and any 
requirements or restrictions relating to the existence of the 
pipeline as required by Crimson, State or Federal 
regulations .The Disclosure Statement(s) shall be made part 
of the Sale Deeds and recorded in compliance with the 
applicable law. 

C.3 Final Map  
 
The City will not approve any Final Map until the Subdivider demonstrates, to 
the satisfaction of the City Engineer, that all the requirements set forth in these 
Conditions of Approval are completed, including, but not limited to the 
following: 
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 C.3.1 Subdivider has submitted one reproducible (mylar) copy of the 

approved tentative subdivision map for the Project after Subdivider’s 
receipt of a notification of approval of the Tentative Subdivision Map. 
The signature of the owner of the Property on the Tentative Subdivision 
Map shall indicate the owner’s consent to the preparation of the 
Tentative Subdivision Map and the proposed subdivision of the 
Property. 

 
C.3.2 Each Final Map is prepared in accordance with the applicable 

requirements of the Tracy Municipal Code, these Conditions of 
Approval, all other applicable City Regulations, and in substantial 
conformance with the Tentative Subdivision Map. 

   
C.3.3 Each Final Map includes and shows offer(s) of dedication of all right(s)-

of-way and/or temporary or permanent easement(s) required by the 
Improvement Plans and Final Map, in accordance with City Regulations 
and these Conditions. If construction easement(s) is/are shown, it/they 
shall indicate the termination date of the construction easement(s). 

 
C.3.4 Horizontal and vertical control for the Project shall be based upon the 

City of Tracy coordinate system and at least three 2nd order Class 1 
control points establishing the "Basis of Bearings" and shown as such 
on the Final Map. The Final Map shall also identify surveyed ties from 
two of the horizontal control points to a minimum of two separate points 
adjacent to or within the Property described by the Final Map. 

 
C.3.5 Subdivider has submitted a signed and stamped Engineer’s Estimate 

that show construction cost of subdivision improvements that are 
described in Conditions C.2 above plus 10% for construction 
contingencies.  

 
C.3.6 Subdivision Improvement Agreement.  

  Before the City’s approval of any Final Map, the Subdivider shall 
execute a Subdivision Improvement Agreement (for the public facilities 
required to serve the real property described by the Final Map) and post 
all required improvement security in accordance with City Regulations.  

C.3.7 Final Map Phasing Plan 

 Prior to Subdivider’s submittal to the City of the first Final Map for City 
approval, Subdivider shall submit for the City Engineer’s review and 
reasonable approval a phasing plan for the submittal of all Final Maps to 
be filed for this Vesting Tentative Subdivision Map. The phasing plan 
may be subject to subsequent modifications based on market 
conditions, the rate of development, and Subdivider’s disposition of the 
parcels created by the Final Maps. 

C.3.8   Deferred Improvement Agreement 
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 Prior to the City’s approval of the first Final Map within the Project, the 

Subdivider shall execute a Deferred Improvement Agreement, in 
substantial conformance with the City’s standard form agreement, by 
which (among other things) the Subdivider agrees to complete 
construction of all remaining public facilities (to the extent the public 
facilities are not included in the Subdivision Improvement Agreement) 
which are required by these Conditions of Approval. The Deferred 
Improvement Agreement shall identify timing requirements for 
construction of all remaining public facilities, in conformance with the 
phasing plan submitted by the Subdivider and approved by the City 
Engineer. The form and amount of Improvement Security shall be in 
accordance with the DIA and Section 12.36.080 of the TMC. 

 
C.3.9 Off-Site Improvement Agreement 
 
 Prior to the City’s approval of the first Final Map within the Project, or as 

otherwise provided for in a Deferred Improvement Agreement, the 
Subdivider shall execute an Off-Site Improvement Agreement, in 
substantial conformance with the City’s standard form agreement, to 
guarantee completion of the identified public improvements that are 
necessary to serve the Project as required by these Conditions of 
Approval. The form and amount of Improvement Security shall be in 
accordance with the OIA and Section 12.36.080 of the TMC. 

 
C.3.10 Improvement Security. 
 
 The Subdivider shall provide improvement security for all public facilities 

as required by Subdivision Improvement Agreement, Offsite 
Improvement Agreement or Deferred Improvement Agreement. The 
form of the improvement security may be a surety bond, letter of credit 
or other form in accordance with City Regulations. The amount of the 
improvement security shall be as follows:   

 
C.3.10.1 Faithful Performance (100% of the estimated cost of 

constructing the public facilities), 
 

C.3.10.2 Labor & Material (100% of the estimated cost of constructing 
the public facilities), and 
 

C.3.10.3 Warranty (10% of the estimated cost of constructing the 
public facilities) 
 

C.3.10.4 Monumentation ($750 multiplied by the total number of street 
centerline monuments that are shown on the Final Map)   

 
C.3.11 Subdivider has paid engineering review fees including improvement 

plan checking, final map review, agreement processing, and all other 
fees required by these Conditions of Approval and City Regulations. 
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 C.3.12 Subdivider has submitted technical or materials specifications, cost 
estimate, and technical reports related to the design of improvements 
that are shown on the Improvement Plans and as required by these 
Conditions. 

 
C.3.13 Subdivider has submitted hydrologic and storm drainage calculations for 

the design and sizing of in-tract storm drainage pipes located within the 
Project. 

C.3.14 Subdivider has submitted signed and stamped Improvement Plans as 
required in Condition C.2 above.  
 

C.4 Grading and Encroachment Permits 
 

 No applications for grading and encroachment permits will be accepted by  
the City as complete until the Subdivider has provided all documents required 
by these Conditions and City Regulations, to the reasonable satisfaction of the 
City Engineer, including, but not limited to, the following:  

 

C.4.1 Grading and Drainage Plans prepared on a 24” x 36” size polyester film 
(mylar). Grading and Drainage Plans shall be prepared under the 
supervision of, and stamped and signed by a Registered Civil Engineer. 

C.4.2 Payment of the applicable Grading Permit fees which include grading 
plan checking and inspection fees, and other applicable fees as 
required by these Conditions of Approval.  

C.4.3 Three sets of the Storm Water Pollution Prevention Plan (SWPPP) 
identical to the reports submitted to the State Water Quality Control 
Board (SWQCB) and any documentation or written approvals from the 
SWQCB including a copy of the Notice of Intent (NOI) with the state-
issued Wastewater Discharge Identification number (WDID). After the 
completion of the Project, the Subdivider is responsible for filing the 
Notice of Termination (NOT) required by SWQCB, and shall provide the 
City, a copy of the completed Notice of Termination.  

C.4.4 Cost of preparing the SWPPP, NOI and NOT including the annual storm 
drainage fees and the filing fees of the NOI and NOT shall be paid by 
the Subdivider. The Subdivider shall comply with all the requirements of 
the SWPPP and applicable Best Management Practices (BMPs) and 
the Storm Water Regulations adopted by the City in 2008 and any 
subsequent amendment(s), and the City Regulations.  

C.4.5 Two sets of the Project’s Geotechnical Report signed and stamped by a 
licensed Geotechnical Engineer licensed to practice in the State of 
California. The technical report must include relevant information 
related to soil types and characteristics, soil bearing capacity, 
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percolation rate, roadway section construction recommendations and 
elevation of the highest observed groundwater level. 

C.4.6 A copy of the Approved Fugitive Dust and Emissions Control Plan that 
meets San Joaquin Valley Air Pollution Control District (SJVAPCD) as 
required in Mitigation Monitoring and Reporting Program of the Tracy 
Hills Specific Plan Final Environmental Impact Report (TH-EIR).   

C.4.7 Two sets of Hydrologic and Storm Drainage Calculations for the design 
of the on-site storm drainage system shall be provided with the 
submittal of the Improvement Plans. Partial submittal of Hydrologic and 
Storm Drainage Calculations may be required for Grading Plan review 
at the discretion of the City Engineer.  

C.4.8 Reasonable written permission from irrigation district or affected 
owner(s), if applicable. The cost of relocating and/or removing irrigation 
facilities and/or tile drains is the sole responsibility of the Subdivider. 

C.4.9 Written approval(s) or permit(s) obtained from San Joaquin County 
regarding the removal and abandonment of any existing well(s), if 
applicable. All existing on-site wells, if any, shall be abandoned or 
removed in accordance with the City and San Joaquin County 
requirements.  The Subdivider shall be responsible for all costs 
associated with the abandonment or removal of the existing well(s) 
including the cost of permit(s) and inspection.  

C.4.10 Improvement Plans prepared on a 24” x 36” size 4-mil thick polyester 
film (mylar) that incorporate all the requirements described in these 
Conditions of Approval.  Improvement Plans shall be prepared under 
the supervision of, and stamped and signed by a Registered Civil, 
Traffic, Electrical, Mechanical Engineer, and Registered Landscape 
Architect for the relevant work. 

C.4.11 Two sets of structural calculations for drainage structures and retaining 
walls within street right-of-way and retention basins signed and 
stamped by a Structural Engineer licensed in the State of California 
shall be submitted to the Building Safety Division at the time of building 
permit application for said structures. 

C.4.12 Check payment for the applicable engineering review fees which 
include plan checking, permit and agreement processing, testing, 
construction inspection, and other applicable fees as required by these 
Conditions of Approval. The engineering review fees will be calculated 
based on the current fee rate adopted by the City Council.  

C.4.13 Traffic Control Plan for each phase signed and stamped by a 
Registered Civil Engineer or Traffic Engineer licensed in the State of 
California.  
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C.4.14 As required per Mitigation Measure 4.8-2a of the EIR, the Subdivider 

shall submit, prior to issuance of grading permits, a Phase II ESA 
focused on soil sampling  conducted near the location of the 
underground crude oil pipelines, as determined by a qualified Phase 
II/Site Characterization specialist. 

C.4.15 As required per Mitigation Measure 4.8-2b of the EIR, prior to issuance 
of grading permits, the Subdivider shall work with Crimson to implement 
and observe a site damage prevention plan to the satisfaction of the 
City of Tracy Engineering Division. 

C.4.16  Grading Permit Security to guarantee completion of the grading 
improvements that are necessary to serve the Project as required by 
these Conditions of Approval. The form and amount of Grading Permit 
Security shall be in accordance with Section 12.36.080 of the Tracy 
Municipal Code (TMC).  

C.5  Building Permit 
   
  The City will not approve any building permit within the Project boundaries, 

(except for up to ten model homes and except for a plumbing permit issued for 
the purpose of perfecting a RGA) until a Final Map is approved by the City 
Council and it is recorded at the San Joaquin County Recorder’s Office, and 
the Subdivider demonstrates, to the reasonable satisfaction of the City 
Engineer, compliance with all the required Conditions of Approval and payment 
of fees in accordance with the Fee Deferral Agreement including but not limited 
to the following: 

  
C.5.1 Payment of the applicable current City-Wide Roadway and Traffic, 

Water, Recycled Water, Wastewater, Storm Drainage, Public Safety, 
Public Facilities, and Park Development Impact Fees as these relate to 
the Project and as required by these Conditions of Approval. 

C.5.2 Payment of applicable Regional Transportation Impact Fees (RTIF) as 
required in the Mitigation, Monitoring and Reporting Program of the EIR, 
these Conditions of Approval, and the Settlement Agreement.   

C.5.3 Payment of any applicable Agricultural Mitigation Fee as required in 
Chapter 13.28 of the Tracy Municipal Code and Mitigation Measure AG 
4.2.1 of the EIR and these Conditions of Approval. 

C.5.4 Payment of the San Joaquin County Facilities Fees as required in 
Chapter 13.24 of the TMC. 

C.6 Final Building Inspection 
 
The City will not perform final building inspection (except for model homes) until 
after the Subdivider provides documentation which demonstrates, to the 
reasonable satisfaction of the City Engineer, that: 
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 C.6.1 The Subdivider has completed construction of all public facilities 

required to serve the building for which a certificate of occupancy is 
requested, or a final building inspection has to be performed unless 
otherwise defined herein. Unless specifically provided in these 
Conditions, or the City Regulations, the Subdivider shall take all actions 
necessary to construct all public facilities required to serve the Project, 
and the Subdivider shall bear all costs related to construction of the 
public facilities (including all costs of design, construction, construction 
management, plan check, inspection, land acquisition, program 
implementation, and contingency). 

 
C.7  Temporary or Final Building Certificate of Occupancy  

No Final Building Inspection shall be performed or a Temporary or Final 
Building Certificate of Occupancy will be issued by the City (except for model 
homes) until after the Subdivider provides reasonable documentation which 
demonstrates, to the satisfaction of the City Engineer, that:  

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

C.7.2  The Subdivider has completed construction of all required public 
facilities for the building for which a certificate of occupancy is 
requested, unless otherwise defined herein. Unless specifically 
provided in these Conditions of Approval, or some other applicable City 
Regulations, the Subdivider shall use diligent and good faith efforts in 
taking all actions necessary to construct all public facilities required to 
serve the Project, and the Subdivider shall bear all costs related to 
construction of the public facilities (including all costs of design, 
construction, construction management, plan check, inspection, land 
acquisition, program implementation, and contingency). 

 
C.8 Acceptance of Public Improvements 

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

 
 C.8.1 All the public improvements shown on the Improvement Plans are 

completed and all the deficiencies listed in the deficiency report 
prepared by the assigned Engineering Inspector are all corrected. 

 
 C.8.2 Subdivider has completed the 90-day public landscaping maintenance 

period. 
  

C.8.3 Subdivider has submitted Certified “As-Built” Improvement Plans (or 
Record Drawings). Upon completion of the construction by the 
Subdivider, the City shall temporarily release the originals of the 
Improvement Plans to the Subdivider so that the Subdivider will be able 
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to document revisions to show the "As Built" configuration of all 
improvements. 

C.8.4  Where applicable, signed and notarized Grant Deed(s) with legal 
description(s) and plat maps for the offer of dedication of right-of-way, 
and Grant of Easements as required per these Conditions of Approval 
and City Regulations, or dedications shown on the Final Map. 

 
C.9   Release of Improvement Security  
  
 City will release Improvement Security(s) to the Subdivider after City Council’s 

acceptance of public improvements, both on-site and off-site, in accordance 
with TMC section 12.36.080, upon written request and submittal of the 
recorded Notice of Completion. 

 
C.10  Special Conditions 
 

 C.10.1 All streets and utilities improvements within City’s right-of-way shall be 
designed and constructed in accordance with City Regulations, except 
as otherwise specifically approved in the Tracy Hills Specific Plan. 

C.10.2 When street cuts are made for installation of utilities, the Subdivider is 
required to install 2 inches thick asphalt concrete overlay with 
reinforcing fabric at least 25-feet from all sides and for the entire length 
of the utility trench. A 2-inch deep grind on the existing asphalt concrete 
pavement will be required where the asphalt concrete overlay will be 
applied and shall be uniform thickness in order to maintain current 
pavement grades, cross and longitudinal slopes. If the utility trench 
extends beyond the median island, the limit of asphalt concrete overlay 
shall be up to the lip of existing gutter located along that side of the 
street.  

C.10.3 All improvement plans shall contain a note stating that the Subdivider 
(or Contractor) will be responsible to preserve and protect all existing 
survey monuments and other survey markers. Any damaged, displaced, 
obliterated or lost monuments or survey markers shall be re-established 
or replaced by a licensed Land Surveyor at the Subdivider’s (or 
Contractor’s) sole expense. A corner record must be filed in accordance 
with the State law for any reset monuments (California Business and 
Professions Code Section 8871). 

C.10.4 Benefit District  
 
 The Subdivider may make a written request to the City for the formation 

of a Benefit District before the approval of the final map and 
improvement plans for the public facility(s) considered to be oversized 
that benefits other property(s) or development(s). Reimbursement 
request(s) will be processed in accordance with TMC Chapter 12.60.  
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C.10.5 The CFD or HOA shall include future costs of maintenance including 

PG&E charges for all new streetlights to be installed by the Project. 

   C.10.6 Nothing contained in these Conditions shall be construed to permit any 
violation of City Regulations. Subject, however, to City Regulations, this 
Condition does not preclude the City from requiring pertinent revisions 
and additional requirements to the final map, improvement agreements, 
and improvement plans, before the City Engineer’s signature on the 
final map and improvement plans, if the City Engineer finds it necessary 
due to public health and safety reasons. (Government Code section 
66498.6.) The Subdivider shall bear all the cost for the inclusion, 
design, and implementations of such additions and requirements, 
without reimbursement or any payment from the City.  

 
 

 
 



 
 
From: Michael Diepenbrock <michael.diepenbrock@ridgecapitalinc.com>  
Sent: Sunday, October 17, 2021 6:20 PM 
To: Tracy City Council <tracycitycouncil@cityoftracy.org> 
Subject: City Council Meeting October 19th, Item 3.B  
 
Mayor Nancy Young 
Mayor Pro Tem Veronica Vargas 
Council Member Dan Arriola 
Council Member Eleassia Davis 
Council Member Mateo Bedolla 
 
On Tuesday, October 19th, at your regular City Council Meeting, Item 3.B (Authorize Staff to Negotiate 
a Development Agreement with Ridge Capital Related to Property at the Southwest Corner of I-205 
and Paradise Road) will be discussed.  As a Principal at Ridge Capital, I wanted to reach out in advance 
of the meeting to let you know that I (or Ridge's consultant, Trevor Smith) would be happy to address 
any questions about the project or anything raised in the staff report, in advance of the Council Meeting. 
 
This Project presents some unique challenges resulting from the presence of pre-existing contamination 
(caused by others) on a portion of the Project site.  We believe that by working collaboratively with the 
City of Tracy to negotiate a mutually beneficial Development Agreement, both parties can successfully 
effect the remediation of the contamination (with Ridge to fund and manage the environmental 
cleanup). That site cleanup will, in turn, allow the City to advance a key infrastructure project for future 
access to the Northeast Industrial (NEI) Area (which is the continued extension of Chrisman Road to the 
I-205 future interchange), and enable Ridge to fund the costs of the environmental cleanup via the 
design and building of a Class-A Industrial Project. We also have an idea for an additional Community 
Benefit related to Public Art that we will bring up during the item.  Again, please reach out if you have 
any questions or need clarification. 
 
We look forward to the discussion on October 19th and others that may follow. 
 
Thank you,  
 
Michael Diepenbrock at (916) 425-9013 
Trevor Smith at (209) 662-5098 

Michael E. Diepenbrock 
PRINCIPAL  
michael.diepenbrock@ridgecapitalinc.com 
DIRECT 916.330.1060 CELL 916.425-9013 

RIDGE CAPITAL INC 
555 University, Suite 180 | Sacramento, CA | 95814  
T 916.330.1800 | F 916.330.1975  

www.ridgecapitalinc.com 
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