June 20, 2023

DIRECTOR PUBLIC HEARING
AGENDA ITEM 1

REQUEST

PUBLIC HEARING TO CONSIDER AMENDING THE DEVELOPMENT REVIEW PERMIT
CONDITIONS OF APPROVAL FOR THE CONSTRUCTION OF A FACILITY TO REMOVE
CARBON DIOXIDE FROM THE ATMOSPHERE, INCLUDING A 12,750 SQUARE FOOT
EQUIPMENT ENCLOSURE, A 25,600 SQUARE FOOT OPEN-AIR EQUIPMENT YARD,
PARKING AREA AND LANDSCAPING IMPROVEMENTS, LOCATED AT 4750 HOLLY
DRIVE, ASSESSOR’S PARCEL NUMBER 212-160-11, APPLICATION NUMBER D22-0039,
WHICH WAS APPROVED BY THE DEVELOPMENT SERVICES DIRECTOR ON DECEMBER
14, 2022 AND INCLUDED A DETERMINATION THAT AN ADDENDUM TO THE TRACY
DESALINATION AND GREEN ENERGY PROJECT INITIAL STUDY/ MITIGATED NEGATIVE
DECLARATION IS THE APPROPRIATE DOCUMENTATION TO COMPLY WITH THE
REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA),
PURSUANT TO CEQA GUIDELINES SECTIONS 15162 AND 15164. APPLICANT IS
HEIRLOOM CARBON TECHNOLOGIES, INC. AND TRACY RENEWABLE ENERGY, LLC.
PROPERTY OWNER IS THE CITY OF TRACY.

DISCUSSION

This agenda item involves a proposed amendment to the Development Review Permit
conditions of approval for the construction of a facility to remove carbon dioxide from the
atmosphere, Application Number D22-0039, which was approved by the Development Services
Director on December 14, 2022 (Attachment A — Development Review Permit Approval).

The proposed amendment to the Development Review Permit conditions of approval includes
the following:

¢ Edits to conditions “A.1.” and “A.2.g.” to remove references to the 1,500-square foot office
trailer, which is no longer part of the project.

o Revision to conditions “A.3.” and “B.1.” to state that the approximately 1,500-square foot
office trailer shown on the plans is not approved as part of this Development Review Permit
and shall not be included in the project. The office employees will work in an existing
administrative building located on the same City-owned parcel as the project site, which is
served by an existing septic system that was recently permitted by the San Joaquin County
Health Department.

¢ Revision to condition “C.5.1.e.” regarding sanitary sewer. Developer has confirmed in
writing that it will utilize an existing, permitted septic system located on the same legal parcel
controlled by Combined Solar Technologies, through a binding contract with Combined
Solar Technologies. With that written confirmation, Developer shall not be required, at this
time, to design and construct the Project’s permanent on- site sanitary sewer. Developer
understands and agrees that this exemption will terminate should Developer’s rights to the
existing septic system change and/or should such system be abandoned or lose its
permitting by the San Joaquin County Health Department.
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o Deletion of conditions “C.6.2.” and “C.6.3.” regarding a traffic signal warrant analysis. This
condition is not necessary because the project would generate negligible traffic.

o Deletion of condition “C.8.4.” regarding adjustment of parcels. This condition is not
necessary because the creation of a new parcel is not required, based on the Subdivision
Map Act exemption under California Government Code Section 66412.1.

The complete details of the proposed amendment are shown in Attachment B as red-line edits.

Project Description

The following information provides a general overview of the project, which received approval of
a Development Review Permit by the Development Services Director on December 14, 2022.
The approved project is not changing, except for the proposed amendments to the conditions of
approval.

The carbon dioxide removal facility is intended to help achieve the State’s goal of carbon
neutrality by 2045. The carbon dioxide removal facility would be located on a 2.2-acre portion of
a City-owned parcel at 4750 Holly Drive at the northeast corner of Holly Drive and Arbor
Avenue, which is a portion of the Tracy Desalination and Green Energy Project site that
includes the Tracy Desalination Plant and the soon to be constructed five-megawatt bio-mass
electrical generating power plant (Attachment C — Location Map).

The carbon dioxide removal facility would consist of an approximately 12,750 square-foot
equipment enclosure and a 25,600-square foot open-air equipment yard (Attachment D —
Project Plans). The sides of the equipment enclosure would consist of chain link fencing
material and a white screening fabric that would allow air flow. The facility would remove carbon
dioxide (CO.) from the atmosphere by using a scalable direct air capture technology.
Compressed CO2would be transported off-site for United States Environmental Protection
Agency (EPA)-regulated carbon storage. The proposed direct air capture process would use
calcium carbonate (an earth-abundant material), and renewable energy, to capture CO; directly
from the air (Attachment E — Description of Equipment and Process).

The carbon dioxide removal process involves (in summary):
e Limestone is spread onto trays to absorb CO; from the atmosphere;

o The limestone is heated in a renewable-energy powered kiln for a brief period of time to
release the carbon dioxide gas from the limestone; and

e The carbon dioxide gas is transported away to be stored safely and permanently offsite.
The limestone can then again be reused to pull more carbon dioxide from the air in what
is a closed-loop cycle.

The proposed facility would not emit odors, and there would be an integral dust control system
that would continuously monitor the moisture content of the substrate and would spray the
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material with water when the moisture content approaches 5% (to prevent material loss to the
air).

Approximately two staff personnel would be necessary to operate the facility and they would
work in an existing administrative building on an adjacent portion of the same parcel. The
project is a pilot installation with an anticipated useful life and tenancy of three years. The
carbon dioxide removal facility would require approximately one truck trip each week to pick up
the compressed CO; and one truck trip every three months to exchange the used limestone with
new limestone.

The subject property is located in the Light Industrial (M-1) Zone. The proposed facility is a
permitted use in the M-1 Zone. All adjacent properties are zoned M-1. The proposed design of
the facility is compatible with the surrounding industrial area, including the Tracy Desalination
Plant, the bio-mass power plant, and the City’s Wastewater Treatment Plant.

Environmental Document

An Initial Study and Mitigated Negative Declaration (IS/MND) for the Tracy Desalination and
Green Energy Project was adopted by the City Council on May 1, 2012 (Resolution No. 2012-
75), in accordance with the requirements of the California Environmental Quality Act (CEQA)
and the CEQA Guidelines. The carbon dioxide removal facility is a revision to a 2.2-acre portion
of the 237-acre Tracy Desalination and Green Energy project site. An Addendum to the IS/MND
was prepared, pursuant to CEQA Guidelines Sections 15162 and 15164, based on the findings
that the revisions to the previously approved Tracy Desalination and Green Energy Project will
not result in new significant impacts or substantially increase the severity of impacts previously
identified in the IS/IMND, and there are no previously infeasible alternatives that are now
feasible. Therefore, on December 14, 2022, the Development Services Director determined
that the Addendum is appropriate, and that the Addendum was prepared consistent with the
requirements of CEQA Guidelines Section 15162 and 15164 (Attachment F — Addendum to the
IS/MND). The proposed amendment to the Development Review Permit conditions of approval
does not affect the findings of the Addendum because the project is not changing, except for
excluding the office trailer from the plans.

RECOMMENDATION

Staff recommends that the Development Services Director approve an amendment to the
Development Review Permit conditions of approval for the construction of a facility to remove
carbon dioxide from the atmosphere, including a 12,750 square foot equipment enclosure, a
25,600 square foot open-air equipment yard, parking area and landscaping improvements,
located at 4750 Holly Drive, Assessor’s Parcel Number 212-160-11, Application Number D22-
0039 (Attachment G — Development Services Director Determination).

Prepared by: Scott Claar, Senior Planner
Reviewed by: Bill Dean, Assistant Development Services Director
Approved by: Jaylen French, Development Services Director
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ATTACHMENTS

A: Development Review Permit Approval
Proposed Amendment to the Conditions of Approval in red-line format
Location Map
Project Plans
Description of Equipment and Process
Addendum to the IS/IMND
: Development Services Director Determination
Exhibit 1 — Amendment to the Conditions of Approval

OTMMOO®
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CITY OF TRACY

DETERMINATION OF
THE DEVELOPMENT SERVICES DIRECTOR

Application Number D22-0039

A determination of the Development Services Director to (1) determine that an Addendum to the
Initial Study and Mitigated Negative Declaration for the Tracy Desalination and Green Energy
Project is the appropriate environmental documentation to comply with the requirements of the
California Environmental Quality Act (CEQA) and the CEQA Guidelines, pursuant to CEQA
Guidelines Sections 15162 and 15164, for the construction of a facility to remove carbon dioxide
from the atmosphere, including a 12,750 square foot equipment enclosure, a 25,600 square foot
open-air equipment yard, a 1,500 square foot office trailer, parking area and landscaping
improvements, located at 4750 Holly Drive, Assessor’s Parcel Number 212-160-11, Application
Number D22-0039 (hereinafter “Project”), and (2) approve a Development Review Permit to
construct the Project. The applicant is Heirloom Carbon Technologies, Inc. and Tracy
Renewable Energy, LLC. The property owner is the City of Tracy.

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

1. Light Industrial (M1) Zone (TMC Chapter 10.08, Article 20)
2. Development Review (TMC Chapter 10.08, Article 30)

THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE
EVIDENCE PRESENTED, HEREBY (1) DETERMINES THAT AN ADDENDUM TO THE
INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION FOR THE TRACY
DESALINATION AND GREEN ENERGY PROJECT IS THE APPROPRIATE
ENVIRONMENTAL DOCUMENTATION FOR THE PROJECT TO COMPLY WITH THE
REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) AND THE
CEQA GUIDELINES, PURSUANT TO CEQA GUIDELINES SECTIONS 15162 AND 15164,
AND (2) APPROVES A DEVELOPMENT REVIEW PERMIT TO CONSTRUCT THE PROJECT,
SUBJECT TO CONDITIONS CONTAINED IN EXHIBIT 1 AND BASED ON THE FOLLOWING
FINDINGS:

1. An Initial Study and Mitigated Negative Declaration (IS/MND) for the Tracy Desalination and
Green Energy Project was adopted by the City Council on May 1, 2012 (Resolution No.
2012-75), in accordance with the requirements of the California Environmental Quality Act
(CEQA) and the CEQA Guidelines. The proposed project is a revision to a 2.2-acre portion
of the 237-acre Tracy Desalination and Green Energy project site. An Addendum to the
ISIMND has been prepared, pursuant to CEQA Guidelines Sections 15162 and 15164,
based on the following findings:

a. The proposed revisions to the previously approved Tracy Desalination and Green
Energy Project will not result in new significant impacts, as documented in the
Addendum to the IS/IMND, which is included as Attachment D to the staff report
dated December 14, 2022.

b. The proposed revisions to the previously approved Tracy Desalination and Green
Project will not substantially increase the severity of impacts previously identified in
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the IS/IMND, as documented in the Addendum to the IS/MND, which is included as
Attachment D to the staff report dated December 14, 2022.

c. There are no previously infeasible alternatives that are now feasible, as documented
in the Addendum to the IS/MND, which is included as Attachment D to the staff
report dated December 14, 2022.

Therefore, an Addendum is the appropriate environmental documentation to comply with the
requirements of CEQA and the CEQA Guidelines, and the Addendum has been prepared
consistent with the requirements of CEQA Guidelines Section 15162 and 15164.

2. 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 because the carbon dioxide removal facility will be compatible with the surrounding
industrial area, including the Tracy Desalination Plant, the soon to be constructed five-
megawatt bio-mass electrical generating power plant, and the City’s Wastewater Treatment
Plant.

3. The proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy Municipal Code,
the City of Tracy General Plan, applicable Infrastructure Master Plans, and other City
regulations because the proposed facility is a permitted use in the Light Industrial zone and
the project will comply with all City requirements.

DocusSigned by:
| ¢9 12/14/2022 | 5:38 PM PST

E4ABC384BA2B4AS...

Kris Balaji Date of Action
Development Services Director
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Exhibit 1

City of Tracy
Development Review Permit
Conditions of Approval

Heirloom’s Facility to Remove Carbon Dioxide from the Atmosphere

4750 Holly Drive (shared parcel with Tracy Desalination Plant)
Assessor’s Parcel Number 212-160-11
Application Number D22-0039
December 14, 2022

A. General Provisions and Definitions

1.

These Conditions of Approval shall apply to the Development Review Permit
to construct a facility to remove carbon dioxide from the atmosphere
consistent with the State’s emission reduction goals, including an
approximately 12,750 square foot equipment enclosure, an approximately
25,600 square foot open-air equipment yard, an approximately 1,500 square
foot office trailer, parking area and landscaping improvements, located at
4750 Holly Drive, Assessor’s Parcel Number 212-160-11, Application Number
D22-0039 (hereinafter “Project”), proposed by Heirloom Carbon Technologies
and Tracy Renewable Energy, LLC (hereinafter “Applicant”).

The following definitions shall apply to these Conditions of Approval:

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

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

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

d. “Conditions of Approval’ shall mean the conditions of approval applicable
to Development Review Permit Application Number D22-0039.

e. “Developer’” means any person, or other legal entity, who applies to the
City to divide or cause to be divided real property within the Project
boundaries, or who applies to the City to develop or improve any portion
of the real property within the Project boundaries. The term “Developer”
shall include all successors in interest.
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f. “Development Services Director” means the Development Services
Director of the City of Tracy, or any other person designated by the City
Manager or the Development Services Director to perform the duties set
forth herein.

g. “Project” means construction of a facility to remove carbon dioxide from
the atmosphere consistent with the State’s emission reduction goals,
including an approximately 12,750 square foot equipment enclosure, an
approximately 25,600 square foot open-air equipment yard, an
approximately 1,500 square foot office trailer, parking area and
landscaping improvements, located at 4750 Holly Drive, Assessor’s
Parcel Number 212-160-11, Application Number D22-0039.

3. Compliance with submitted plans. Except as otherwise modified herein, the
project shall be constructed in substantial compliance with the plans received
by the Development Services Department on December 5, 2022.

4. Payment of applicable fees. The applicant shall pay all applicable fees for the
project, including, but not limited to, building permit fees, plan check fees,
inspection fees, or any other City or other agency fees or deposits that may
be applicable to the project.

5. Compliance with laws. The Developer shall comply with all laws (federal,
state, and local) related to the development of real property within the Project,
including, but not limited to:

a. Planning and Zoning Law (Government Code sections 65000, et
sed.),
b. California Environmental Quality Act (Public Resources Code sections
21000, et seq., “CEQA”), and
c. Guidelines for California Environmental Quality Act (California
Administrative Code, title 14, sections 1500, et seq., “CEQA
Guidelines”).

6. Compliance with City requlations. Unless specifically modified by these
Conditions of Approval, the Developer shall comply with all City regulations,
including, but not limited to, the Tracy Municipal Code (TMC), Standard
Plans, and Design Goals and Standards.

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

1.

Except as modified herein, the project shall be developed in substantial
compliance with the plans received by the Development Services Department
on December 5, 2022, to the satisfaction of the Development Services
Director.

Prior to the issuance of a building permit, the developer shall submit a
detailed landscape and irrigation plan consistent with City landscape and
irrigation standards, including, but not limited to Tracy Municipal Code
Section 10.08.3560, the City’s Design Goals and Standards, the City’s Water
Efficient Landscape Ordinance, and all other applicable City regulations, to
the satisfaction of the Development Services Director.

All PG&E transformers, phone company boxes, Fire Department connections,
back flow prevention devices, irrigation controllers, and other on-site utilities,
shall be vaulted or screened from view from any public right-of-way, behind
structures or landscaping, to the satisfaction of the Development Services
Director.

No roof mounted equipment, including, but not limited to, HVAC units, vents,
fans, antennas, sky lights and dishes whether proposed as part of this
application, potential future equipment, or any portion thereof, shall be visible
from any public right-of-way. All roof-mounted equipment shall be screened
from view from the public right-of-way with a continuous parapet wall at least
equal in height to the height of any equipment installed, to the satisfaction of
the Development Services Director.

Before final inspection or certificate of occupancy, all vents, gutters,
downspouts, flashing, and electrical conduits shall be internal to the
structures or painted to match the color of the adjacent surfaces or otherwise
designed in harmony with the building exterior, to the satisfaction of the
Development Services Director.

Any trash containers located outside of a building shall be concealed within a
trash enclosure. Prior to the issuance of a building permit, the Developer
shall design any trash enclosures to include the following: masonry wall
enclosure with a minimum height of seven feet, solid metal doors, concrete
aprons in front of the enclosures where the dumpsters and loading/transport
equipment or vehicles will maneuver, and exterior materials and colors
compatible with the adjacent building exterior, to the satisfaction of the
Development Services Director.

Prior to final inspection or certificate of occupancy, parking area lighting shall
be designed and installed so that it is directed downward onto the parking
surface and away from the public right-of-way.
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8. No signs are approved as part of this Development Review Permit. Approval
of a separate sign permit application by the Development Services
Department is necessary prior to the installation of any signs.

9. Prior to issuance of a building permit, the Developer shall provide plans to
show that where landscape planters are parallel and adjacent to the side of a
vehicular parking space, a 12-inch wide concrete curb shall be provided to
allow for pedestrian access to vehicles without damage to landscape areas.

10. Prior to the issuance of a building permit, bicycle parking spaces shall be
provided in accordance with Tracy Municipal Code Section 10.08.3510 to the
satisfaction of the Development Services Director.

11. The Developer shall comply with all mitigation measures identified in the
Mitigated Negative Declaration for the Tracy Desalination and Green Energy
Project, which was approved by City Council on May 1, 2012 (Resolution No.
2012-075), prepared in accordance with the requirements of the California
Environmental Quality Act (“CEQA”) and the CEQA Guidelines.

12. The Developer shall comply with all applicable requirements of the San
Joaquin Valley Air Pollution Control District (APCD).

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

C. Engineering Division Conditions

CA1.

C.2.
C.3.

C4.

General Conditions

Developer shall comply with the applicable sections of approved documents
and/or recommendations of the technical analyses/reports prepared for the
Project listed as follows:

1) Not Applicable.

RESERVED
RESERVED

Grading Permit

All grading work (on-site and off-site) shall require a Grading Plan. All grading
work shall be performed and completed in accordance with the
recommendation(s) of the Project’s Registered Geotechnical Engineer. Prior to
the release of the Grading Permit for the Project, Developer shall provide all
documents related to said Grading Permit required by the applicable City
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Regulations and these Conditions of Approval, to the satisfaction of the City
Engineer, including, but not limited to, the following:

C.4.1

C4.2

C43

C4.4

C45

C4.6

Developer has completed all requirements set forth in this section.

Developer has obtained the approval (i.e. recorded easements for
slopes, drainage, utilities, access, parking, etc.) of all other public
agencies and/or private entities with jurisdiction over the required public
and/or private facilities and/or property. Written permission from affected
owner(s) will be required to be submitted to the City prior to the issuance
of the Grading Permit.

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

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

The Improvement Plans for all improvements to serve the Project (on-
site and off-site) including the Grading and Drainage Plans shall be
prepared in accordance with the City’s Subdivision Ordinance (TMC
Chapter 12.36), City Design Documents as defined in Title 12 of the
TMC, and these Conditions of Approval.

On-site Grading/Drainage Plans and Improvement Plans shall be
prepared on a twenty-four (24) inch x thirty-six (36) inch size four (4)
millimeter thick polyester film (mylar). These plans shall use the City’s
Title Block. Improvement Plans shall be prepared under the supervision
of, stamped and signed by a Registered Civil Engineer and Registered
Geotechnical Engineer. Developer shall obtain all applicable signatures
by City departments and outside agencies (where applicable) on the
mylars including signatures by the Fire Marshal prior to submitting the
mylars to Engineering Division for City Engineer’s signature. Erosion
control measures shall be implemented in accordance with the
Improvement Plans approved by the City Engineer for all grading work.
All grading work not completed before October 15 may be subject to
additional requirements as applicable. Improvement Plans shall specify
all proposed erosion control methods and construction details to be
employed and specify materials to be used during and after the
construction.
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c4.7

C4.8

C4.9

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

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

For Projects on property smaller than one (1) acre: Prior to the issuance
of the Grading Permit, the Developer shall submit to the Utilities
Department (stephanie.hiestand@cityoftracy.org) one (1) electronic copy
and 1 hard copy of the City of Tracy Erosion and Sediment Control Plan
(ESCP) for approval. Cost of preparing the ESCP including any annual
storm drainage fees shall be paid by the Developer. Developer shall
comply with all the requirements of the ESCP, applicable BMPs and the
Post-Construction Stormwater Standards adopted by the City in 2015
and any subsequent amendment(s).

Developer shall provide a PDF copy of the Project’'s Geotechnical Report
signed and stamped by a Registered Geotechnical Engineer. The
technical report must include relevant information related to soil types
and characteristics, soil bearing capacity, compaction recommendations,
retaining wall recommendations, if necessary, paving recommendations,
paving calculations such as gravel factors, gravel equivalence, etc.,
slope recommendations, and elevation of the highest observed
groundwater level.
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C.4.10

C.4.11

C.4.12

Minor Retaining — Developer shall use reinforced or engineered masonry
blocks for retaining soil at property lines when the grade differential
among the in-tract lots exceeds twelve (12) inches. Developer will
include construction details of these minor retaining walls with the on-site
Grading and Drainage Plan. Developer may use slopes among the lots
to address the grade differential but said slope shall not exceed a slope
gradient of 3 (horizontal) to 1 (vertical) unless a California licensed
geotechnical engineer signs and stamps a geotechnical report letter that
supports a steeper slope gradient. Slope easements may be required
and will be subject to approval by the City Engineer.

Minor Retaining along Project Perimeter — Developer shall use
reinforced or engineered masonry blocks for retaining soil along the
Project boundary and adjacent property(s) when the grade differential
exceeds 12-inches. Developer will include construction details for these
minor retaining walls with the on-site Grading and Drainage Plan.
Developer may use slopes to address the grade differential but said
slope shall not exceed a slope gradient of 3 (horizontal) to 1 (vertical).
Slope easements may be subject to approval by the City Engineer and if
adjacent and affected property(s) owner(s) grants said easements.

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

Slope easements will be recorded, prior to the issuance of the Grading
Permit. The Developer shall be responsible to obtain and record slope
easement(s) on private properties, where it is needed to protect private
improvements constructed within and outside the Project, and a copy of
the recorded easement document must be provided to the City, prior to
the issuance of the Grading Permit.

Walls - Developer shall show proposed retaining walls and masonry
walls on the on-site Grading and Drainage Plan. The Developer is
required to submit improvement plans, construction details, and
structural calculations for retaining walls and masonry walls to Building
and Safety. Retaining wall and masonry wall design parameters will be
included in the geotechnical report.

Developer shall provide a copy of the approved Incidental Take
Minimization Measures (ITMM) habitat survey [San Joaquin County
Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)] from
San Joaquin Council of Governments (SJICOG).

Developer shall provide a copy of the approved Air Impact Assessment
(AlA) with an Indirect Source Review (ISR) from San Joaquin Valley Air
Pollution Control District (SJVAPCD).
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C.4.13

C4.14

C.4.15

Developer shall abandon or remove all existing irrigation structures,
channels and pipes, if any, as directed by the City after coordination with
the irrigation district, if the facilities are no longer required for irrigation
purposes. If irrigation facilities including tile drains, if any, are required to
remain to serve existing adjacent agricultural uses, the Developer will
design, coordinate and construct required modifications to the facilities to
the satisfaction of the affected agency and the City. Written permission
from irrigation district or affected owner(s) will be required to be
submitted to the City prior to the issuance of the Grading Permit. The
cost of relocating and/or removing irrigation facilities and/or tile drains is
the sole responsibility of the Developer.

Developer shall underground existing overhead utilities such as electric,
TV cable, telephone, and others. Each dry utility shall be installed at the
location approved by the respective owner(s) of dry utility and the
Developer shall coordinate such activities with each utility owner. All
costs associated with the undergrounding shall be the sole responsibility
of the Developer and no reimbursement will be due from the City.
Developer shall submit undergrounding plans. Exempt from this
condition are high voltage power lines, if any. Referenced and
incorporated herein are Title 11 and Title 12 of the Tracy Municipal
Code.

If at any point during grading that the Developer, its contractor, its
engineers, and their respective officials, employees, subcontractor,
and/or subconsultant exposes/encounters/uncovers any potential
archeological, historical, or other paleontological findings, the Developer
shall address the findings as required per the General Plan Cultural
Resource Policy and General Plan Environmental Impact Report; and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

C.5. Improvement Agreement(s)

All construction activity involving public improvements will require a fully
executed improvement agreement (Off-site, Subdivision, and/or Inspection).
Any construction activity involving public improvements without a fully
executed improvement agreement is prohibited. All public improvements
shall be performed and completed in accordance with the recommendation(s)
of the Project’s Registered Civil Engineer. Prior to the consideration of City
Council’s approval of said improvement agreement, the Developer shall
provide all documents related to said improvements required by the
applicable City Regulations and these Conditions of Approval, to the
satisfaction of the City Engineer, including, but not limited to, the following:

C.5.1. Off-site and/or Public Infrastructure Improvement Plans prepared on

a twenty-four (24) inch x thirty-six (36) inch size four (4) millimeter
thick mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the City’s
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Design Documents as defined in Title 12 of the Tracy Municipal
Code. Developer shall use the latest title block and, if necessary,
contain a signature block for the Fire Marshal. Improvement Plans
shall be prepared under the supervision of, and stamped and signed
by a Registered Civil, Traffic, Electrical, Mechanical Engineer, and
Registered Landscape Architect for the relevant work. Developer
shall obtain all applicable signatures by City departments and outside
agencies (where applicable) on the mylars including signatures by
Fire Marshal to submitting the mylars to Engineering Division for City
Engineer’s signature. The improvement plans shall be prepared to
specifically include, but not be limited to, the following items:

C.5.1.a.  All existing and proposed utilities such as domestic water
line, irrigation service, fire service line, storm drain, and
sanitary sewer, including the size and location of the pipes.

C.5.1.b.  All supporting engineering calculations, materials
information or technical specifications, cost estimate, and
technical reports. All improvement plans shall contain a
note stating that the Developer (or Contractor) will be
responsible to preserve and protect all existing survey
monuments and other survey markers such as
benchmarks.

C.5.1.c. A PDF copy of the Project’s approved Geotechnical/Soils
Report that was prepared for the grading permit submittal.

C.5.1.d. Storm Water - The Project’s on-site storm water drainage
connection to CST’s wastewater treatment system shall be
approved by the City Engineer. Drainage calculations for
the sizing of the on-site storm drainage system.
Improvement Plans to be submitted with the hydrology and
storm water.

Storm drainage release point is a location at the boundary
of the Project adjacent public right-of-way where storm
water leaves the Property, in a storm event and that the
Property’s on-site storm drainage system fails to function or
it is clogged. Site grading shall be designed such that the
Project’s storm drainage overland release point will be
directly to an adjacent public right-of-way with a functional
storm drainage system and the existing storm drainage line
has adequate capacity to drain storm water from the
Property. The storm drainage release point is
recommended to be at least 0.70-feet lower than the
building finish floor elevation and shall be designed and
improved to the satisfaction of the City Engineer.
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C.51.e.

C.511f

The Project’s permanent storm drainage connection(s) shall
be designed and constructed in accordance with City
Regulations. The design of the permanent storm drainage
connection shall be shown on the Grading and Drainage
Plans with calculations for the sizing of the storm drain
pipe(s), and shall comply with the applicable requirements
of the City’s storm water regulations adopted by the City
Council in 2012 and any subsequent amendments.

Developer and its heirs shall be responsible for repairing
and maintaining the on-site storm water system and
treatment basin at the Developer’s (and heirs’) sole cost
and expense.

Sanitary Sewer - It is the Developer’s responsibility to
design and construct the Project’s permanent on-site
sanitary sewer (sewer) improvements including the
Project’s sewer connection in accordance with the City’s
Design Standards, City Regulations and Standard
Specifications. Sewer improvements shall include but not
limited to, replacing asphalt concrete pavement,
reconstructing curb, gutter and sidewalk, restoring
pavement marking and striping, and other improvements
that are disturbed as a result of installing the Project’s
permanent sewer connection. Developer shall submit
improvement plans that include the design of the sewer line
from the Property to the point of connection. Developer
shall also construct the recommended mitigations from the
sanitary sewer technical memorandum.

Water Distribution - Developer shall design and construct
domestic and irrigation water service that comply with the
City Regulations. Water line sizing, layout and looping
requirements for this Project shall comply with City
Regulations. During the construction of the Project, the
Developer is responsible for providing water infrastructure
(temporary or permanent) capable of delivering adequate
fire flows and pressure appropriate to the various stages of
construction and as approved by the Fire Marshal.

Interruption to the water supply to the existing businesses
and other users will not be allowed to facilitate construction
of improvements related to the Project. Developer shall be
responsible for notifying business owner(s) and users,
regarding construction work. The written notice, as
approved by the City Engineer, shall be delivered to the
affected residents or business owner(s) at least seventy-two
(72) hours before start of work. Prior to starting the work
described in this section, the Developer shall submit a Work
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C.b5.1.4.

Plan acceptable to the City that demonstrates no
interruptions to the water supply, and Traffic Control Plan to
be used during the installation of the off-site water mains
and connections.

The Project’s water service connections shall use a
remote-read (radio-read) master water meter (the water
meter to be located within City's right-of-way) and a
Reduced Pressure Type back-flow protection device in
accordance with City Standards. The domestic and
irrigation water service connection(s) must be completed
before the inspection of the building. The location of the
meters shall be approved by the City Engineer.

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

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

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

Fire Service Line — Location and construction details of fire
service line including fire hydrant(s) that are to serve the
Project shall be approved by the Fire Marshal. Prior to the
approval of the Improvement Plans by the City Engineer,
the Developer shall obtain written approval from the Fire
Marshal, for the design, location and construction details
of the fire service connection to the Project, and for the
location and spacing of fire hydrants that are to be
installed or planned to serve the Project.

Streets — The Developer shall have frontage improvements.
All streets and utilities improvements within City right-of-way
shall be designed and constructed in accordance with City
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C.5.2.

C.5.3.

Regulations, and City’s Design Standards including the
City’s Facilities Master Plan for storm drainage, roadways,
wastewater, and water as adopted, amended, and updated
by the City, or as otherwise specifically approved by the
City. The Developer shall construct frontage improvements
as described below.

Arbor Road

Per the adopted 2012 Transportation Master Plan, Arbor
Road is planned to be a 74-feet wide two-lane arterial road.
Developer shall construct portland cement concrete curb,
gutter, and sidewalk; construct landscaping and its
automatic irrigation system; fire hydrants; and streetlights
along the Project’s frontage.

Along the Project frontage, Developer shall landscape and
irrigate the existing parkways per current adopted City
landscape standards. Landscape and irrigation plans shall
be prepared on a 24-inch x 36-inch size 4-millimeter thick
mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the
City’s Design Documents as defined in Title 12 of the Tracy
Municipal Code. Developer shall use the latest title block.
Said landscape and irrigation plan shall be prepared by a
California licensed landscape architect. Developer can
either protect-in-place the existing sidewalk and repair any
cracked, settled, and/or damaged sidewalk or remove and
replace the sidewalk so long as the replacement sidewalk is
similar to the current sidewalk, i.e. similar width, meanders,
etc.

Joint Trench Plans and Composite Utility Plans, prepared on a twenty-
four (24) inch x thirty-six (36) inch size four (4) millimeter thick mylar
for the installation of dry utilities such as electric, gas, TV cable,
telephone, and others that will be located within the twenty-four (24)
feet wide to forty-six (46) feet wide [the width varies) PUE to be
installed to serve the Project. All private utility services to serve
Project must be installed underground or relocated to be
underground, and to be installed at the location approved by the
respective owner(s) of the utilities from the street or an existing or
proposed utility easement to the building(s). If necessary, the
Developer shall dedicate twenty-two (22) feet wide PUE for access to
these new utilities for re-installation, replacement, repair, and
maintenance work to be performed by the respective utility owner(s) in
the future.

Signed and stamped Engineer’s Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement
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C.54.

C.5.5.

C.5.6

Plans. The cost estimate shall show the cost of designing the public
improvements.

Payment of applicable fees required by these Conditions of Approval
and City Regulations, including but not limited to, plan checking,
grading and encroachment permits and agreement processing,
construction inspection, and testing fees. The engineering review fees
will be calculated based on the fee rate adopted by the City Council
on September 2, 2014, per Resolution 2014-141 and on May 16,
2017, per Resolution 2017-098. Developer shall submit payment in
the form of a check for the aforementioned fees.

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

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

No street trench shall be left open, uncovered, and/or unprotected
during night hours and when the Developer’s contractor is not
performing construction activities. Appropriate signs and barricades
shall be installed on the street and on all trenches during such times.
If the Developer or its contractor elects to use steel plates to cover
street trenches, said steel plates will be skid-resistance, and shall be
ramped on all sides. Ramps will be a minimum two-foot wide and will
run the entire length of each side.

If at any point during utility installation or construction in general that
the Developer, its contractor, its engineers, and their respective
officials, employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Developer shall address the findings as
required per the General Plan Cultural Resource Policy and General
Plan EIR; and subsequent Cultural Resource Policy or mitigation in
any applicable environmental document.
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C.b5.7 Improvement Security - Developer shall provide improvement security
for all public facilities, as required by the Improvement Agreement.
The form of the improvement security may be a bond, or other form in
accordance with the Government Code, and the TMC. The amount of
the improvement security shall be in accordance with Title 12 of the
TMC.

Insurance — Developer shall provide written evidence of insurance
coverage that meets the terms of the Improvement Agreement.

C.6. Building Permit

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

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

C.6.2 Prior to the release of the building permit, Developer shall enter into a
cost recovery agreement and provide enough funding to pay for the
City’s consultant to perform a warrant analysis for a traffic signal at
the intersection of Arbor Road and MacArthur Road.

C.6.3  Prior to the release of the building permit, if the warrant analysis
confirms that a traffic signal is warranted at the intersection of Arbor
Road and MacArthur Road, then Developer shall pay its fair-share to
construct the traffic signal. It is estimated to be about 5% based on
acreage and amounts to a payment of $75,000.

C.7 Acceptance of Public Improvements

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

C.71 Developer has satisfied all the requirements set forth in these
Conditions of Approval.

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

C.7.3  Developer has satisfactory completed construction of all
required/conditioned improvements. Unless specifically provided in
these Conditions of Approval, or some other applicable City
Regulations, the Developer shall use diligent and good faith efforts in
taking all actions necessary to construct all public facilities required to
serve the Project, and the Developer shall bear all costs related to
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C.74

C.75

C.7.6

Ccr.7

C.7.8

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

Certified “As-Built” Improvement Plans (or Record Drawings). Upon
completion of the construction by the Developer, the City, at its sole
discretion, temporarily release the original mylars of the Improvement
Plans to the Developer so that the Developer will be able to document
revisions to show the "As-Built" configuration of all improvements.

Developer shall be responsible for any repairs or reconstruction of
street pavement, curb, gutter and sidewalk and other public
improvements along the frontage of the Project, if determined by the
City Engineer to be in poor condition or damaged by construction
activities related to the Project.

Developer has completed the ninety (90) day public landscaping
maintenance period.

Per Section 21107.5 of the California Vehicle Code, Developer shall
install signs at all entrance(s) of the Project stating that the streets are
privately owned and maintained and are not subject to the public
traffic regulations or control. Said signs must be conspicuously
placed, plainly visible, and legible during daylight hours from a
distance of one hundred (100) feet, if applicable.

Survey Monuments — Any altered, damaged, or destroyed survey
monuments and/or benchmarks shall be re-established. Developer
shall submit centerline tie sheets or a record of survey for the
following: new public streets; re-established survey monuments,
and/or benchmarks. If the Developer destroyed, altered, and/or
reconstructed any existing curb returns, Developer shall also submit
corner records. Any survey document will be submitted the City and
to the San Joaquin County Surveyor to comply with California
Business and Professions Code Section 8771(c). Said work shall be
executed by a California licensed Land Surveyor at the Developer’s
sole expense.

C.8 Special Conditions

C.8.1

When street cuts are made for the installation of utilities, the
Developer shall conform to Section 3.14 of the 2020 Design
Standards and is required install a two (2) inch thick asphalt concrete
(AC) overlay with reinforcing fabric at least twenty-five (25) feet from
all sides of each utility trench. A two (2) inch deep grind on the
existing AC pavement will be required where the AC overlay will be
applied and shall be uniform thickness in order to maintain current
pavement grades, cross and longitudinal slopes. This pavement repair
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C.8.2

C.8.3

C.84

C.8.5

C.8.6

C.8.7

requirement is when cuts/trenches are perpendicular and parallel to
the street’s direction.

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

Prior to the release of the Building Permit, if water is required for the
Project, the Developer shall obtain an account for the water service
and register the water meter with the Finance Department. Developer
shall pay all fees associated with obtaining the account number for the
water service.

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

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

Since the Developer is proposing to use an existing 6-inch domestic
water connection, Developer shall repair and/or replace the existing
back-flow preventer and replace the existing water meter with a new
6-inch water meter as approved by the City.

Developer shall install a one-directional check valve on the domestic
water line that feeds the calcium carbonate re-hydrator at a point that
prevents combination of the on-site domestic water service to the
office building.

D. Utilities Department Conditions

Contact: Stephanie Hiestand (209) 831-4333 stephanie.hiestand@cityoftracy.org

D.1.

Prior to issuance of a grading permit, the applicant shall provide proof of permit
coverage under the Construction General Permit and submittal of an electronic
Stormwater Pollution Prevention Plan (SWPPP), to be submitted to
WaterResources@cityoftracy.org.
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D.2.

D.3.

D.4.

E.

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

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

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

D.4.1. Develop and submit electronically and by hard copy, a Landscape
Document Package (LDP) that identifies the methods to be employed to
reduce water usage through proper landscape design, installation and
maintenance. This LDP shall consist of:

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

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

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

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

v. Anirrigation design plan with schedule; and

vi. A grading design plan.

D.4.2. Per State Water Resources Control Board on May 24, 2022, all
Commercial, Industrial, and Institutional facilities are prohibited from using
potable water to irrigate non-functional turf. Non-functional turf is defined
as a ground cover surface of mowed grass that is ornamental and not
otherwise used for recreational purposes. Please submit your final
landscape plan in conformance with these new regulations.

D.4.3. A Certificate of Completion must be completed, signed, and submitted to
the Utilities Department prior to Final approval for Occupancy.

Development Services Department, Building Division Conditions

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

E.A1.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division appropriate documents (Firm/Firmette) and associated
construction documents in conformance with all local, state and federal laws and
regulations for construction in flood zones per FEMA, CA DWR, TMC 9.52, and
CBC.


mailto:phillip.rainone@cityoftracy.org

DocuSign Envelope ID: 195957D2-F5DC-4AEF-892A-7DC8DB7037F2

City of Tracy — Development Review Permit Exhibit 1
Conditions of Approval Page 18
Application Number D22-0039

December 14, 2022

E.2.

E.3.

E.4.

E.5.

F.

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.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division floor plans, state approval, and foundation system plans and
supporting documents for the office trailer conforming to Health and Safety Code
18551, 18030, and 18028.

Prior to commencement of 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. Note: Beginning January 1, 2023, all new
building permit applications will be required to conform to 2022 California
Building Standards Code.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division a report identifying the maximum expected quantities of
hazardous materials per CBC 414 and 307.

South San Joaquin County Fire Authority (SSJCFA) Conditions

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

F.1.

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

F.1.1. Construction documents shall be designed to the current edition of the
California Code of Regulations, Title 24, as amended by the City of Tracy
Municipal Code.

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

F.1.3. Fire protection water supply must be submitted separately from
construction permit. All piping and installation shall be in accordance with
CFC §507 & NFPA standards. Approval of grading and/or on-site
improvements does not grant installation of underground fire service.

F.1.4. Fire sprinklers shall be designed by a licensed fire protection contractor or
engineer. Hydraulic calculations, specifications and plans shall be
submitted prior to issuance of building permit.

F.1.5. 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
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prior to construction. Fire flow requirements shall be in accordance with
CFC Appendix B.

F.1.6. Fire department connections shall be installed in accordance with CFC
§912 and NFPA standards. A hydrant shall be placed within 100’ of the
FDC, in accordance with NFPA 14 §6.4.5.4. FDC locations shall be
approved by the fire code official prior to issuance of construction permit.

F.1.7. Fire control room locations shall be approved the fire code official prior to
the issuance of construction permit.

F.2.  Prior to construction, all-weather fire apparatus access roads shall be installed.
Fire apparatus access roads during construction shall have a minimum 20’
unobstructed width in accordance with CFC §503.

F.3.  All hydrants shall be installed, inspected and tested prior to bringing combustible
materials onsite, including storage.

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

1.

These Conditions of Approval shall apply to the Development Review Permit
to construct a facility to remove carbon dioxide from the atmosphere
consistent with the State’s emission reduction goals, including an
approximately 12,750 square foot equipment enclosure, an approximately
25,600 square foot open-air equipment yard, an-approximately-1500-square
footofficetrailer; parking area and landscaping improvements, located at
4750 Holly Drive, Assessor’s Parcel Number 212-160-11, Application Number
D22-0039 (hereinafter “Project”), proposed by Heirloom Carbon Technologies
and Tracy Renewable Energy, LLC (hereinafter “Applicant”).

The following definitions shall apply to these Conditions of Approval:

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

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

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

d. “Conditions of Approval’ shall mean the conditions of approval applicable
to Development Review Permit Application Number D22-0039.

e. “Developer’ means any person, or other legal entity, who applies to the
City to divide or cause to be divided real property within the Project
boundaries, or who applies to the City to develop or improve any portion
of the real property within the Project boundaries. The term “Developer”
shall include all successors in interest.
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f. “Development Services Director” means the Development Services
Director of the City of Tracy, or any other person designated by the City
Manager or the Development Services Director to perform the duties set
forth herein.

g. “Project” means construction of a facility to remove carbon dioxide from
the atmosphere consistent with the State’s emission reduction goals,
including an approximately 12,750 square foot equipment enclosure, an
approximately 25,600 square foot open-air equipment yard, an
approximately1-500-square-foot-office-trailer-parking area and
landscaping improvements, located at 4750 Holly Drive, Assessor’s
Parcel Number 212-160-11, Application Number D22-0039.

3. Compliance with submitted plans. Except as otherwise modified herein, the
project shall be constructed in substantial compliance with the plans received
by the Development Services Department on December 5, 2022. The
approximately 1,500-square foot office trailer shown on the plans is not
approved as part of this Development Review Permit and shall not be
included in the project.

4. Payment of applicable fees. The applicant shall pay all applicable fees for the
project, including, but not limited to, building permit fees, plan check fees,
inspection fees, or any other City or other agency fees or deposits that may
be applicable to the project.

5. Compliance with laws. The Developer shall comply with all laws (federal,
state, and local) related to the development of real property within the Project,
including, but not limited to:

a. Planning and Zoning Law (Government Code sections 65000, et
seq.),
b. California Environmental Quality Act (Public Resources Code sections
21000, et seq., “CEQA”"), and
c. Guidelines for California Environmental Quality Act (California
Administrative Code, title 14, sections 1500, et seq., “CEQA
Guidelines”).

6. Compliance with City regulations. Unless specifically modified by these
Conditions of Approval, the Developer shall comply with all City regulations,
including, but not limited to, the Tracy Municipal Code (TMC), Standard
Plans, and Design Goals and Standards.

7. Protest of fees, dedications, reservations, or other exactions. Pursuant to
Government Code section 66020, including section 66020(d)(1), the City
HEREBY NOTIFIES the Developer that the 90-day approval period (in which
the Developer may protest the imposition of any fees, dedications,
reservations, or other exactions imposed on this Project by these Conditions
of Approval) has begun on the date of the conditional approval of this Project.




Attachment B

City of Tracy — Development Review Permit Exhibit “1”
Conditions of Approval Page 3
Application Number D22-0039

Approved December 14, 2022

Amended June 20, 2023

If the Developer fails to file a protest within this 90-day period, complying with
all of the requirements of Government Code section 66020, the Developer
will be legally barred from later challenging any such fees, dedications,
reservations or other exactions.

B. Planning Division Conditions

1.

Except as modified herein, the project shall be developed in substantial
compliance with the plans received by the Development Services Department
on December 5, 2022, to the satisfaction of the Development Services
Director. The approximately 1,500-square foot office trailer shown on the
plans is not approved as part of this Development Review Permit and shall
not be included in the project.

Prior to the issuance of a building permit, the developer shall submit a
detailed landscape and irrigation plan consistent with City landscape and
irrigation standards, including, but not limited to Tracy Municipal Code
Section 10.08.3560, the City’s Design Goals and Standards, the City’s Water
Efficient Landscape Ordinance, and all other applicable City regulations, to
the satisfaction of the Development Services Director.

All PG&E transformers, phone company boxes, Fire Department connections,
back flow prevention devices, irrigation controllers, and other on-site utilities,
shall be vaulted or screened from view from any public right-of-way, behind
structures or landscaping, to the satisfaction of the Development Services
Director.

No roof mounted equipment, including, but not limited to, HVAC units, vents,
fans, antennas, sky lights and dishes whether proposed as part of this
application, potential future equipment, or any portion thereof, shall be visible
from any public right-of-way. All roof-mounted equipment shall be screened
from view from the public right-of-way with a continuous parapet wall at least
equal in height to the height of any equipment installed, to the satisfaction of
the Development Services Director.

Before final inspection or certificate of occupancy, all vents, gutters,
downspouts, flashing, and electrical conduits shall be internal to the
structures or painted to match the color of the adjacent surfaces or otherwise
designed in harmony with the building exterior, to the satisfaction of the
Development Services Director.

Any trash containers located outside of a building shall be concealed within a
trash enclosure. Prior to the issuance of a building permit, the Developer
shall design any trash enclosures to include the following: masonry wall
enclosure with a minimum height of seven feet, solid metal doors, concrete
aprons in front of the enclosures where the dumpsters and loading/transport
equipment or vehicles will maneuver, and exterior materials and colors
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10.

11.

12.

13.

compatible with the adjacent building exterior, to the satisfaction of the
Development Services Director.

Prior to final inspection or certificate of occupancy, parking area lighting shall
be designed and installed so that it is directed downward onto the parking
surface and away from the public right-of-way.

No signs are approved as part of this Development Review Permit. Approval
of a separate sign permit application by the Development Services
Department is necessary prior to the installation of any signs.

Prior to issuance of a building permit, the Developer shall provide plans to
show that where landscape planters are parallel and adjacent to the side of a
vehicular parking space, a 12-inch wide concrete curb shall be provided to
allow for pedestrian access to vehicles without damage to landscape areas.

Prior to the issuance of a building permit, bicycle parking spaces shall be
provided in accordance with Tracy Municipal Code Section 10.08.3510 to the
satisfaction of the Development Services Director.

The Developer shall comply with all mitigation measures identified in the
Mitigated Negative Declaration for the Tracy Desalination and Green Energy
Project, which was approved by City Council on May 1, 2012 (Resolution No.
2012-075), prepared in accordance with the requirements of the California
Environmental Quality Act (“CEQA”) and the CEQA Guidelines.

The Developer shall comply with all applicable requirements of the San
Joaquin Valley Air Pollution Control District (APCD).

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

C. Engineering Division Conditions

CA.

C.2.
C.3.

General Conditions

Developer shall comply with the applicable sections of approved documents

and/or recommendations of the technical analyses/reports prepared for the

Project listed as follows:

1)

Not Applicable.

RESERVED
RESERVED
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C.4.

Grading Permit

All grading work (on-site and off-site) shall require a Grading Plan. All grading
work shall be performed and completed in accordance with the
recommendation(s) of the Project’s Registered Geotechnical Engineer. Prior to
the release of the Grading Permit for the Project, Developer shall provide all
documents related to said Grading Permit required by the applicable City
Regulations and these Conditions of Approval, to the satisfaction of the City
Engineer, including, but not limited to, the following:

C.41

C4.2

C43

C44

C45

C4.6

Developer has completed all requirements set forth in this section.

Developer has obtained the approval (i.e. recorded easements for
slopes, drainage, utilities, access, parking, etc.) of all other public
agencies and/or private entities with jurisdiction over the required public
and/or private facilities and/or property. Written permission from affected
owner(s) will be required to be submitted to the City prior to the issuance
of the Grading Permit.

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

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

The Improvement Plans for all improvements to serve the Project (on-
site and off-site) including the Grading and Drainage Plans shall be
prepared in accordance with the City’s Subdivision Ordinance (TMC
Chapter 12.36), City Design Documents as defined in Title 12 of the
TMC, and these Conditions of Approval.

On-site Grading/Drainage Plans and Improvement Plans shall be
prepared on a twenty-four (24) inch x thirty-six (36) inch size four (4)
millimeter thick polyester film (mylar). These plans shall use the City’s
Title Block. Improvement Plans shall be prepared under the supervision
of, stamped and signed by a Registered Civil Engineer and Registered
Geotechnical Engineer. Developer shall obtain all applicable signatures
by City departments and outside agencies (where applicable) on the
mylars including signatures by the Fire Marshal prior to submitting the
mylars to Engineering Division for City Engineer’s signature. Erosion
control measures shall be implemented in accordance with the
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Improvement Plans approved by the City Engineer for all grading work.
All grading work not completed before October 15 may be subject to
additional requirements as applicable. Improvement Plans shall specify
all proposed erosion control methods and construction details to be
employed and specify materials to be used during and after the
construction.

C.4.7 Payment of the applicable Grading Permit fees which include grading
plan checking and inspection fees, and other applicable fees as required
by these Conditions of Approval.

C.4.8 For Projects on property larger than one (1) acre: Prior to the issuance
of the Grading Permit, Developer shall submit to the Utilities Department
(stephanie.hiestand@cityoftracy.org) one (1) electronic copy and one (1)
hard copy of the Storm Water Pollution Prevention Plan (SWPPP) as
submitted in Stormwater Multiple Applications and Reporting Tracker
System (SMARTS) along with either a copy of the Notice of Intent (NOI)
with the state-issued Wastewater Discharge Identification number
(WDID) or a copy of the receipt for the NOI. After the completion of the
Project, the Developer is responsible for filing the Notice of Termination
(NOT) required by SWQCB, and shall provide the City, a copy of the
completed Notice of Termination. Cost of preparing the SWPPP, NOI
and NOT including the annual storm drainage fees and the filing fees of
the NOI and NOT shall be paid by the Developer. Developer shall
comply with all the requirements of the SWPPP, applicable Best
Management Practices (BMPs) and the Stormwater Post-Construction
Standards adopted by the City in 2015 and any subsequent
amendment(s).

For Projects on property smaller than one (1) acre: Prior to the issuance
of the Grading Permit, the Developer shall submit to the Utilities
Department (stephanie.hiestand@cityoftracy.org) one (1) electronic copy
and 1 hard copy of the City of Tracy Erosion and Sediment Control Plan
(ESCP) for approval. Cost of preparing the ESCP including any annual
storm drainage fees shall be paid by the Developer. Developer shall
comply with all the requirements of the ESCP, applicable BMPs and the
Post-Construction Stormwater Standards adopted by the City in 2015
and any subsequent amendment(s).

C.4.9 Developer shall provide a PDF copy of the Project’s Geotechnical Report
signed and stamped by a Registered Geotechnical Engineer. The
technical report must include relevant information related to soil types
and characteristics, soil bearing capacity, compaction recommendations,
retaining wall recommendations, if necessary, paving recommendations,
paving calculations such as gravel factors, gravel equivalence, etc.,
slope recommendations, and elevation of the highest observed
groundwater level.
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C.4.10

C.4.11

C.4.12

Minor Retaining — Developer shall use reinforced or engineered masonry
blocks for retaining soil at property lines when the grade differential
among the in-tract lots exceeds twelve (12) inches. Developer will
include construction details of these minor retaining walls with the on-site
Grading and Drainage Plan. Developer may use slopes among the lots
to address the grade differential but said slope shall not exceed a slope
gradient of 3 (horizontal) to 1 (vertical) unless a California licensed
geotechnical engineer signs and stamps a geotechnical report letter that
supports a steeper slope gradient. Slope easements may be required
and will be subject to approval by the City Engineer.

Minor Retaining along Project Perimeter — Developer shall use
reinforced or engineered masonry blocks for retaining soil along the
Project boundary and adjacent property(s) when the grade differential
exceeds 12-inches. Developer will include construction details for these
minor retaining walls with the on-site Grading and Drainage Plan.
Developer may use slopes to address the grade differential but said
slope shall not exceed a slope gradient of 3 (horizontal) to 1 (vertical).
Slope easements may be subject to approval by the City Engineer and if
adjacent and affected property(s) owner(s) grants said easements.

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

Slope easements will be recorded, prior to the issuance of the Grading

Permit. The Developer shall be responsible to obtain and record slope

easement(s) on private properties, where it is needed to protect private
improvements constructed within and outside the Project, and a copy of
the recorded easement document must be provided to the City, prior to

the issuance of the Grading Permit.

Walls - Developer shall show proposed retaining walls and masonry
walls on the on-site Grading and Drainage Plan. The Developer is
required to submit improvement plans, construction details, and
structural calculations for retaining walls and masonry walls to Building
and Safety. Retaining wall and masonry wall design parameters will be
included in the geotechnical report.

Developer shall provide a copy of the approved Incidental Take
Minimization Measures (ITMM) habitat survey [San Joaquin County
Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)] from
San Joaquin Council of Governments (SJCOG).

Developer shall provide a copy of the approved Air Impact Assessment
(AIA) with an Indirect Source Review (ISR) from San Joaquin Valley Air
Pollution Control District (SJIVAPCD).
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C.4.13 Developer shall abandon or remove all existing irrigation structures,
channels and pipes, if any, as directed by the City after coordination with
the irrigation district, if the facilities are no longer required for irrigation
purposes. If irrigation facilities including tile drains, if any, are required to
remain to serve existing adjacent agricultural uses, the Developer will
design, coordinate and construct required modifications to the facilities to
the satisfaction of the affected agency and the City. Written permission
from irrigation district or affected owner(s) will be required to be
submitted to the City prior to the issuance of the Grading Permit. The
cost of relocating and/or removing irrigation facilities and/or tile drains is
the sole responsibility of the Developer.

C.4.14 Developer shall underground existing overhead utilities such as electric,
TV cable, telephone, and others. Each dry utility shall be installed at the
location approved by the respective owner(s) of dry utility and the
Developer shall coordinate such activities with each utility owner. All
costs associated with the undergrounding shall be the sole responsibility
of the Developer and no reimbursement will be due from the City.
Developer shall submit undergrounding plans. Exempt from this
condition are high voltage power lines, if any. Referenced and
incorporated herein are Title 11 and Title 12 of the Tracy Municipal
Code.

C.4.15 If at any point during grading that the Developer, its contractor, its
engineers, and their respective officials, employees, subcontractor,
and/or subconsultant exposes/encounters/uncovers any potential
archeological, historical, or other paleontological findings, the Developer
shall address the findings as required per the General Plan Cultural
Resource Policy and General Plan Environmental Impact Report; and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

C.5. Improvement Agreement(s)

All construction activity involving public improvements will require a fully
executed improvement agreement (Off-site, Subdivision, and/or Inspection).
Any construction activity involving public improvements without a fully
executed improvement agreement is prohibited. All public improvements
shall be performed and completed in accordance with the recommendation(s)
of the Project’s Registered Civil Engineer. Prior to the consideration of City
Council’s approval of said improvement agreement, the Developer shall
provide all documents related to said improvements required by the
applicable City Regulations and these Conditions of Approval, to the
satisfaction of the City Engineer, including, but not limited to, the following:

C.5.1. Off-site and/or Public Infrastructure Improvement Plans prepared on
a twenty-four (24) inch x thirty-six (36) inch size four (4) millimeter
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thick mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the City’s
Design Documents as defined in Title 12 of the Tracy Municipal
Code. Developer shall use the latest title block and, if necessary,
contain a signature block for the Fire Marshal. Improvement Plans
shall be prepared under the supervision of, and stamped and signed
by a Registered Civil, Traffic, Electrical, Mechanical Engineer, and
Registered Landscape Architect for the relevant work. Developer
shall obtain all applicable signatures by City departments and outside
agencies (where applicable) on the mylars including signatures by
Fire Marshal to submitting the mylars to Engineering Division for City
Engineer’s signature. The improvement plans shall be prepared to
specifically include, but not be limited to, the following items:

C.5.1.a. All existing and proposed utilities such as domestic water
line, irrigation service, fire service line, storm drain, and
sanitary sewer, including the size and location of the pipes.

C.5.1.b. All supporting engineering calculations, materials
information or technical specifications, cost estimate, and
technical reports. All improvement plans shall contain a
note stating that the Developer (or Contractor) will be
responsible to preserve and protect all existing survey
monuments and other survey markers such as
benchmarks.

C.5.1.c. A PDF copy of the Project’s approved Geotechnical/Soils
Report that was prepared for the grading permit submittal.

C.5.1.d. Storm Water - The Project’s on-site storm water drainage
connection to CST’s wastewater treatment system shall be
approved by the City Engineer. Drainage calculations for
the sizing of the on-site storm drainage system.
Improvement Plans to be submitted with the hydrology and
storm water.

Storm drainage release point is a location at the boundary
of the Project adjacent public right-of-way where storm
water leaves the Property, in a storm event and that the
Property’s on-site storm drainage system fails to function or
it is clogged. Site grading shall be designed such that the
Project’s storm drainage overland release point will be
directly to an adjacent public right-of-way with a functional
storm drainage system and the existing storm drainage line
has adequate capacity to drain storm water from the
Property. The storm drainage release point is
recommended to be at least 0.70-feet lower than the



Attachment B

City of Tracy — Development Review Permit Exhibit “1”

Conditions of Approval

Page 10

Application Number D22-0039
Approved December 14, 2022

Amended June 20, 2023

C.5.1.e.

C.5.1.1.

building finish floor elevation and shall be designed and
improved to the satisfaction of the City Engineer.

The Project’s permanent storm drainage connection(s) shall
be designed and constructed in accordance with City
Regulations. The design of the permanent storm drainage
connection shall be shown on the Grading and Drainage
Plans with calculations for the sizing of the storm drain
pipe(s), and shall comply with the applicable requirements
of the City’s storm water regulations adopted by the City
Council in 2012 and any subsequent amendments.

Developer and its heirs shall be responsible for repairing
and maintaining the on-site storm water system and
treatment basin at the Developer’s (and heirs’) sole cost
and expense.

Sanitary Sewer—ltis-the-Developer'sresponsibility-to
osi I he Proiect :

sahitary-sewer-technicalmemorandum-—Developer has
confirmed in writing that it will utilize an existing, permitted
septic system located on the same legal parcel controlled
by Combined Solar Technologies, through a binding
contract with Combined Solar Technologies. With that
written confirmation, Developer shall not be required, at this
time, to design and construct the Project’'s permanent on-
site sanitary sewer. Developer understands and agrees
that this exemption will terminate should Developer’s rights
to the existing septic system change and/or should such
system be abandoned or lose its permitting by the San
Joaquin County Health Department.

Water Distribution - Developer shall design and construct
domestic and irrigation water service that comply with the
City Regulations. Water line sizing, layout and looping
requirements for this Project shall comply with City
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Regulations. During the construction of the Project, the
Developer is responsible for providing water infrastructure
(temporary or permanent) capable of delivering adequate
fire flows and pressure appropriate to the various stages of
construction and as approved by the Fire Marshal.

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

The Project’s water service connections shall use a
remote-read (radio-read) master water meter (the water
meter to be located within City's right-of-way) and a
Reduced Pressure Type back-flow protection device in
accordance with City Regulations. The domestic and
irrigation water service connection(s) must be completed
before the inspection of the building. The location of the
meters shall be approved by the City Engineer.

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

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

All costs associated with the installation of the Project’s water
connection(s) including the cost of removing and replacing
asphalt concrete pavement, pavement marking and striping
such as crosswalk lines and lane line markings on existing
street or parking area(s) that may be disturbed with the
installation of the permanent water connection(s), or domestic
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C.5.1.q.

water service, and other improvements shall be paid by the
Developer.

Fire Service Line — Location and construction details of fire
service line including fire hydrant(s) that are to serve the
Project shall be approved by the Fire Marshal. Prior to the
approval of the Improvement Plans by the City Engineer,
the Developer shall obtain written approval from the Fire
Marshal, for the design, location and construction details
of the fire service connection to the Project, and for the
location and spacing of fire hydrants that are to be
installed or planned to serve the Project.

Streets — The Developer shall have frontage improvements.
All streets and utilities improvements within City right-of-way
shall be designed and constructed in accordance with City
Regulations, and City’s Design Standards including the
City’s Facilities Master Plan for storm drainage, roadways,
wastewater, and water as adopted, amended, and updated
by the City, or as otherwise specifically approved by the
City. The Developer shall construct frontage improvements
as described below.

Arbor Road

Per the adopted 2012 Transportation Master Plan, Arbor
Road is planned to be a 74-feet wide two-lane arterial road.
Developer shall construct portland cement concrete curb,
gutter, and sidewalk; construct landscaping and its
automatic irrigation system; fire hydrants; and streetlights
along the Project’s frontage.

Along the Project frontage, Developer shall landscape and
irrigate the existing parkways per current adopted City
landscape standards. Landscape and irrigation plans shall
be prepared on a 24-inch x 36-inch size 4-millimeter thick
mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the
City’s Design Documents as defined in Title 12 of the Tracy
Municipal Code. Developer shall use the latest title block.
Said landscape and irrigation plan shall be prepared by a
California licensed landscape architect. Developer can
either protect-in-place the existing sidewalk and repair any
cracked, settled, and/or damaged sidewalk or remove and
replace the sidewalk so long as the replacement sidewalk is
similar to the current sidewalk, i.e. similar width, meanders,
etc.
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C.5.2.

C.5.3.

C.5.4.

Joint Trench Plans and Composite Utility Plans, prepared on a twenty-
four (24) inch x thirty-six (36) inch size four (4) millimeter thick mylar
for the installation of dry utilities such as electric, gas, TV cable,
telephone, and others that will be located within the twenty-four (24)
feet wide to forty-six (46) feet wide [the width varies) PUE to be
installed to serve the Project. All private utility services to serve
Project must be installed underground or relocated to be
underground, and to be installed at the location approved by the
respective owner(s) of the utilities from the street or an existing or
proposed utility easement to the building(s). If necessary, the
Developer shall dedicate twenty-two (22) feet wide PUE for access to
these new utilities for re-installation, replacement, repair, and
maintenance work to be performed by the respective utility owner(s) in
the future.

Signed and stamped Engineer’s Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement
Plans. The cost estimate shall show the cost of designing the public
improvements.

Payment of applicable fees required by these Conditions of Approval
and City Regulations, including but not limited to, plan checking,
grading and encroachment permits and agreement processing,
construction inspection, and testing fees. The engineering review fees
will be calculated based on the fee rate adopted by the City Council
on September 2, 2014, per Resolution 2014-141 and on May 16,
2017, per Resolution 2017-098. Developer shall submit payment in
the form of a check for the aforementioned fees.

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

Access and Traffic Circulation to Existing Businesses/Residents -
Developer shall take all steps necessary to plan and construct site
improvements such that construction operations do not impact safety
and access (including emergency vehicles) to the existing businesses
and residents throughout the duration of construction. Developer
shall coordinate with the owners and cooperate to minimize impacts
on existing businesses. All costs of measures needed to provide safe
and functional access shall be borne by the Developer.
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C.6.

C.5.5.

C.5.6

C.5.7

No street trench shall be left open, uncovered, and/or unprotected
during night hours and when the Developer’s contractor is not
performing construction activities. Appropriate signs and barricades
shall be installed on the street and on all trenches during such times.
If the Developer or its contractor elects to use steel plates to cover
street trenches, said steel plates will be skid-resistance, and shall be
ramped on all sides. Ramps will be a minimum two-foot wide and will
run the entire length of each side.

If at any point during utility installation or construction in general that
the Developer, its contractor, its engineers, and their respective
officials, employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Developer shall address the findings as
required per the General Plan Cultural Resource Policy and General
Plan EIR; and subsequent Cultural Resource Policy or mitigation in
any applicable environmental document.

Improvement Security - Developer shall provide improvement security
for all public facilities, as required by the Improvement Agreement.
The form of the improvement security may be a bond, or other form in
accordance with the Government Code, and the TMC. The amount of
the improvement security shall be in accordance with Title 12 of the
TMC.

Insurance — Developer shall provide written evidence of insurance
coverage that meets the terms of the Improvement Agreement.

Building Permit

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

C.6.1

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

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

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

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

C.7.3  Developer has satisfactory completed construction of all
required/conditioned improvements. Unless specifically provided in
these Conditions of Approval, or some other applicable City
Regulations, the Developer shall use diligent and good faith efforts in
taking all actions necessary to construct all public facilities required to
serve the Project, and the Developer shall bear all costs related to
construction of the public facilities (including all costs of design,
construction, construction management, plan check, inspection, land
acquisition, program implementation, and contingency).

C.7.4  Certified “As-Built” Improvement Plans (or Record Drawings). Upon
completion of the construction by the Developer, the City, at its sole
discretion, temporarily release the original mylars of the Improvement
Plans to the Developer so that the Developer will be able to document
revisions to show the "As-Built" configuration of all improvements.

C.7.5 Developer shall be responsible for any repairs or reconstruction of
street pavement, curb, gutter and sidewalk and other public
improvements along the frontage of the Project, if determined by the
City Engineer to be in poor condition or damaged by construction
activities related to the Project.

C.7.6  Developer has completed the ninety (90) day public landscaping
maintenance period.

C.7.7 Per Section 21107.5 of the California Vehicle Code, Developer shall
install signs at all entrance(s) of the Project stating that the streets are
privately owned and maintained and are not subject to the public
traffic regulations or control. Said signs must be conspicuously
placed, plainly visible, and legible during daylight hours from a
distance of one hundred (100) feet, if applicable.

C.7.8  Survey Monuments — Any altered, damaged, or destroyed survey
monuments and/or benchmarks shall be re-established. Developer
shall submit centerline tie sheets or a record of survey for the
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following: new public streets; re-established survey monuments,
and/or benchmarks. [f 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.

C.8 Special Conditions

C.8.1

C.8.2

C.8.3

C.8.4

C.8.5

When street cuts are made for the installation of utilities, the
Developer shall conform to Section 3.14 of the 2020 Design
Standards and is required install a two (2) inch thick asphalt concrete
(AC) overlay with reinforcing fabric at least twenty-five (25) feet from
all sides of each utility trench. A two (2) inch deep grind on the
existing AC pavement will be required where the AC overlay will be
applied and shall be uniform thickness in order to maintain current
pavement grades, cross and longitudinal slopes. This pavement repair
requirement is when cuts/trenches are perpendicular and parallel to
the street’s direction.

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

Prior to the release of the Building Permit, if water is required for the
Project, the Developer shall obtain an account for the water service
and register the water meter with the Finance Department. Developer
shall pay all fees associated with obtaining the account number for the
water service.

B I f the Cortifi  C T hall

two-pareels—RESERVED

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

Contact: Stephanie Hiestand (209) 831-4333 stephanie.hiestand@cityoftracy.org

D.1.

D.2.

D.3.

D.4.

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

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

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

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

D.4.1. Develop and submit electronically and by hard copy, a Landscape
Document Package (LDP) that identifies the methods to be employed to
reduce water usage through proper landscape design, installation and
maintenance. This LDP shall consist of:

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

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

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

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

v. Anirrigation design plan with schedule; and

vi. A grading design plan.

D.4.2. Per State Water Resources Control Board on May 24, 2022, all
Commercial, Industrial, and Institutional facilities are prohibited from using
potable water to irrigate non-functional turf. Non-functional turf is defined
as a ground cover surface of mowed grass that is ornamental and not
otherwise used for recreational purposes. Please submit your final
landscape plan in conformance with these new regulations.
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D.4.3. A Certificate of Completion must be completed, signed, and submitted to
the Utilities Department prior to Final approval for Occupancy.

E. Development Services Department, Building Division Conditions

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

E.1.  Prior to commencement of construction, applicant shall submit to the Building
Safety Division appropriate documents (Firm/Firmette) and associated
construction documents in conformance with all local, state and federal laws and
regulations for construction in flood zones per FEMA, CA DWR, TMC 9.52, and
CBC.

E.2.  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.

E.3. Prior to commencement of construction, applicant shall submit to the Building
Safety Division floor plans, state approval, and foundation system plans and
supporting documents for the office trailer conforming to Health and Safety Code
18551, 18030, and 18028.

E.4. Prior to commencement of 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. Note: Beginning January 1, 2023, all new
building permit applications will be required to conform to 2022 California
Building Standards Code.

E.5. Prior to commencement of construction, applicant shall submit to the Building
Safety Division a report identifying the maximum expected quantities of
hazardous materials per CBC 414 and 307.

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

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

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

F.1.1. Construction documents shall be designed to the current edition of the
California Code of Regulations, Title 24, as amended by the City of Tracy
Municipal Code.
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F.1.2. Deferred submittals shall be listed on the coversheet of each page. Each
deferred submittal shall be submitted, reviewed and approved by
SSJCFA prior to installation.

F.1.3. Fire protection water supply must be submitted separately from
construction permit. All piping and installation shall be in accordance with
CFC §507 & NFPA standards. Approval of grading and/or on-site
improvements does not grant installation of underground fire service.

F.1.4. Fire sprinklers shall be designed by a licensed fire protection contractor or
engineer. Hydraulic calculations, specifications and plans shall be
submitted prior to issuance of building permit.

F.1.5. A request for fire flow shall be submitted to the South San Joaquin
County Fire Authority and results shall be approved by the Fire Marshal
prior to construction. Fire flow requirements shall be in accordance with
CFC Appendix B.

F.1.6. Fire department connections shall be installed in accordance with CFC
§912 and NFPA standards. A hydrant shall be placed within 100’ of the
FDC, in accordance with NFPA 14 §6.4.5.4. FDC locations shall be
approved by the fire code official prior to issuance of construction permit.

F.1.7. Fire control room locations shall be approved the fire code official prior to
the issuance of construction permit.

F.2.  Prior to construction, all-weather fire apparatus access roads shall be installed.
Fire apparatus access roads during construction shall have a minimum 20’
unobstructed width in accordance with CFC §503.

F.3.  All hydrants shall be installed, inspected and tested prior to bringing combustible
materials onsite, including storage.

F.4. Prior to construction, an address must be posted at the construction site
entrance. Address must be a minimum of 4 inches high by %z inch numerals.
Address must be provided so that emergency service personnel can locate the
construction site in the event of an emergency.
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Allinformation contained in this electronic data prepared by Mithun, Inc. as instruments of service are the property of Mithun, Inc., which expressly reserves all ownership rights including any common law, statutory or copyrights. This electronic data is intended for use on the project specified, and shall not be used or relied upon in part or in whole, for any future work on the same building(s) or site(s) or for any other project. The recipient of this information shall not copy, use or modify this information without the prior written authorization of Mithun, Inc. The drawings and/or data contained herein conform to Mithun, Inc.'s standard specification for software and file format. Mithun, Inc. will

Any information contained in these electronic files is for informational purposes only. Recipient acknowledges that the information contained herein may either be in draft form or may be revised at any time. Accordingly, Mithun, Inc. makes no representations as to the accuracy of this information. If for any reason a conflict exists between information contained herein and the stamped, signed documents, the information on the signed documents is to be interpreted as correct. In addition, errors and discrepancies can be inadvertently introduced into electronic media by differing hardware, software and operators.
review any request for providing data in a different file format(s) if such a request is made in writing by the original recipient. Such a request may be considered to be a change in services.
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CONSTRUCTION NOTES

EX 8" LEPRINO LINE}

@ CONNECT TO PROPOSED DESALINATION POWER PLANT STORM DRAIN SYSTEM k
(STORM WATER TO DISCHARGE INTO DESALINATION PROCESSING SYSTEM)
(2) CONNECT TO EXISTING 6" WATER.
@ CONNECT TO EXISTING 8 RECYCLED WATER
@ FIRE HYDRANT PER CITY OF TRACY STANDARD DETAIL 401. ! | | j'— |
| | L 2 2 |
@ GATE VALVE, BOX & RISER PER CITY OF TRACY STANDARD DETAIL 402. | 5 @\ |
I i ‘ EX BW |
@ TYPE A DROP INLET PER CITY OF TRACY STANDARD DETAIL 204. | @ C ~ @ d |
00
o 5
@ STORM DRAIN MANHOLE PER CITY OF TRACY STANDARD DETAIL 300. : | * :
® | ON |
PROPOSED WATER SERVICE
® AN i ;
PROPOSED RECYCLED WATER SERVICE N N e e ,
|<,} Sl — SD | - - |
INSTALL STORM DRAIN STUB FOR FUTURE CONNECTION. | ﬁ |
|
(1) CONNECT TO PROPOSED RAINWATER LEADERS | % H :
[i'
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—{ J
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S SHOWN FOR REFERENCE ONLY SPECIES NAME COMMON NAME QTY BOXSIZE MATURE WUCOLS  ANNUAL L ANDSCAPE CALCULATIONS SEATILE Pl 56, 1201 Alasken iy, £200
: & SROWTH p e — TOTAL NEW PARKING AREA: 6,048 SF e nEmER
£ S CANOPY SHADE TREE CANOPY SHADE TREE Fraxinus americana 'Autumn Purple’  Ash 18 24"BOX  40'x40' L 3-4' 1.S.A.D. FOR ALL SITE WORK DIMENSIONS AND MATERIALS. 2 _ SAN FRANCISCO /660 Marke Sireet, #300
g TYPE A Ulmus sp. 'Prospector’ Elm 24"BOX  40'x30' L 2'25' NO. OF STANDARD NEW AUTO PARKING SPACES: 21 TOTAL San Franciseo, CA 94104 1 415,956 0665
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2 = = 0 ’ R
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i 0 15,490 SE TOTAL (SEE LEGEND) 2. IRRIGATION ZONES PER PLANT WATER REQUIREMENTS, SEE LEGEND AND NOTES
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U S Lomandra longifolia 'Lomlon’ Dwarf mat rush 20% 5GAL 33 L HARDSCAPE LOCATIONS. TREE LOCATIONS SHOWN ARE INTENDED TO
. EEEQE/QL%E%%W AND ARE SHOWN FOR G Ceanothus griseus Carmel ceanothus 25%  1GAL  3%10 L DETERMINE THE MINIMUM TREES REQUIRED TO MEET THE 50% SHADE IRRIGATION NOTES PROJECT
s - . G Cistus salviifolius 'Prostratus Sageleaf rockrose 95%  1GAL 26 L COVERAGE PER CITY OF TRACY LANDSCAPE ORDINANCE REQUIREMENTS. 1. SITE IRRIGATION DESIGN WILL COMPLY WITH CITY OF TRACY WATER EFFICIENT LANDSCAPE PILOT PLANT PROJECT
g s FINAL TREE LOCATIONS TO BE DETERMINED WHEN FINAL UTILITY LOCATIONS ORDINANTE (WELO) REQUIREMENTS,
| T T T NG A RaATION LANDSCAPED AREA OUTSIDE LIMIT OF WORK ARE PROVIDED. TREE PLACEMENT MAY BE ADJUSTED IN THE FIELD BY 2. IRRIGATION CONTRACTOR TO PROVIDE PLAN SHOWING POINT OF CONNECTION, BACKFLOW
i oq LANDSCAPE ARCHITECT BUT TREE QUANTITIES AROUND PAVED PARKINGLOT ~ AND CONTROLLER LOCATION ALONG WITH ALL OTHER NECESSARY CALCULATIONS,
[ ~ — — PROPERTY LINE PARKING LOT EXTENTS, SEE LANDSCAPE CALCULATIONS AREAS ARE TO REMAIN AS SHOWN. DOCUMENTATION AND CERTIFICATE FOR REVIEW AND APPROVAL BY LANDSAPE ARCHITECT. LOCATION
I 4. TREE SYMBOLS ARE SHOWN AT ROUGHLY 85% MATURE SIZE TO DETERMINE 3. PLANTING IRRIGATION TO MAINTAIN 100% HEAD TO HEAD COVERAGE OF NEW PLANTING AREAS. 4750 S HOLLY DRIVE
: g P SZE =3 SUFFICIENT ROOM FOR VIGOROUS TREE GROWTH AND HEALTH. 4. ALL TREES, SHRUBS AND GROUNDCOVER TO BE IRRIGATED WITH LOW-FLOW ROTARY SPRAY TRACY. CA 95304
s f % SHADED ——=100% CANOPY SHADE % INDICATOR 5.NO UNDERSTORY PLANTING WITHIN 4' OF ANY TREE TRUNKS. NOZZLE TECHNOLOGY, POINT SOURCE BUBBLERS AND/OR DRIP EMITTERS. ’
§ 3 SHADE CALCULATIONS
o 490 SF/TREE (30' DIA MATURE)
e : (2) AT 100% = 980 SF OIS L L
% é (2) AT 75% = 735 SF It i*i*i*i*i*i*i*i*i*i*i*i*:*i*i*i*iiy PREPARED FOR
53 (9) AT 50% = 2,205 SF e — HEIRLOOM CARBON
TECHNOLOGIES
[ | |
§ |
:; > :hﬂ
g § V 509 ERERAEE IS K IEEE!
;V & St IS
E S’ k 1\1 30 N AR PROJECT MANAGER
£ ?V R 50% T g TMP
< c o ;"’ m PROJECT TEAM MEMBERS
g & ] AN
P ///1. : TN 8 AO, THIP
% % 77 y\ 0% EEEnEEn Z /\ . Tt
: e s o TMP
é é \;\ —;\" ; y < LANDSCAPE ARCHITECT SEAL
§ i o
. f s 0 N
E gz PLANTING PLAN
f 52 ] 2229800
HE IR NG o 1112822
PLANTING PLAN HOLLY DRIVE
B 2% tn
1 £ 9 1"= 200" 3 LP-1 O
53 ¢ 5 10 20 2 .
E o5 &  HEIRLOOM UNO
® F=£ 3 [v'4
o © 2022 MITHUN, INC.

NOT FOR CONSTRUCTION




.
N -
(&) LLl
| ) = =
o a = (@) n
§ 8. X < om -
T %3 o = o N <
© = o P D
53 38 28 - > n -
85 £3 ES = = o —
=g Zz =8 < < x = (& S 29
LE g2 <= OC o — = =
S8 83 3o - = O 5 LU I S5 =
€5 g5 2§ o L - o O 2 — 2 =
L 5 22 B« — g w - e~ . 5 . 8 — = 2
=2 28 22 ¢ o k= 2770 X = I . T = o o =
< =2 [T = 2 E I o = ) x O
wE ¢ 82 3 e ) E o < O 5 : : g g i3 O s 8 o 8 = =
Es B8 25 3a Swbg T : : & & F 2% 8 s - z =
=% zc g2 £ X = S N 2 LU o E pimiTips Im L 29,8 5 on =
wnn o a0 E o Ao < - a L - = 8 S EWMWE<CESE | 53X ..mAP f N 3 © & Ir o
«9€ X ,.¥C 3ZIS 133HS TVNIORI(
%)
)
N L
n %) = _AM
O O =
s £ & z
z z i 2
w & 2 2 4 = = 2| | m
w z = = 9 SR S % &
oD & (@) = ASG 2 O LLl
7 = P = x B9 F o = o
o = — o < QzZ=4Y n= B
= o o o 4 “_WWB TR P or|w .
S w wm & 2 =z SE 53 i
i Q. I mm = Olxolo Flr WE o
= 5 o o = N = o0dlo i Ol Sz
= . O Ll o n | [N R T — = O
& % & ui o T_” 1) RWNN Olwlinla Olo O 5D
— = = = 2 = OP < EG%E =% > in = s = z
L o < = = o (v = Hio 21X Ol - Q9w 5 0
= S 2 &5 9@ &=, Z 3 o 2Rck MEEEISEISETE &
Eog s 5 & B 2 ZE ES JyEs m 8gY22£5=%:E = =
(' . — g — Vo]
5 2 L il T o3 2 = S o > =S EhELm 3§ LeEZToLXlyoe= o 2 =
- F o > L O} e = < = o5 WX -2 o = = Oy = m— g g .
< = %5 9 o e = Q = ~ O - > 0=353 NmmmmmmVEmum — S & TR
A < <C - = = = LLl oo = = === Z = = . - 175}
Z o T (7] | o < < L | | — S Q9w <€ udoo=Z O—WwrF olX A ) = ™
=l T w = = o = o O AVn = [ LLI Elx WSGGT@_NNPMWNLRYRO - | T oL o & S X
Aol =z 8 & £ = o L L0 o o x T S ez L3 EHLES 0D x sz ) W o H o 2 <
= <C — > = L o=z 0 ~ (%)) w o o = < L v S2)
r » o 9 | ) LuJ O 5 e = w EQ gy WS IxzZz2Xuso=2lr=ssILo Zl - < =~ o =
= =Z =z | =Z =z - .. 175
Wil v o o = o D 0 << << i — < > Jdlri< D Z|I53 s £sovoazZzs=Z2d0 < x 2 o o ~ WS A
a W < L a &) o T = < T X @ am=S O dzz|E D dtelh Joe) [nd ~ o LLl
=l S o ©x W > S = = a L = X ;= W< zZ> 222350 L <L w g - o
— o a = Q0 iwazZ s s D =T w | O O wn w < S
re 2 T 8 = S 8 2 5 SERZQ>F2ET=mEsRIzDF2S - S 2 9 o >+ <
n i E AR ISEE R © 2 5 g3 &5 o
L e 9] 9] o o :
' %RWSCAWASHCWHHEWWHHNCSPT Ll & W 0 O wl
al | B ] ~E®2z88E5222358232888 B 3 53 2 g 3
| — ) = T oo o = W o o i )
N | — | | — L > F << omJA|~-| 9|0 N O ||| e = o O <C
, : ) <C = = W] L
wi| | , | | (] N = & g o E
ol R s O 2 2 5 g 5 5 2
| R [ BN O. = (7] m o —
Ll | D0 O S ENEEREE
I | 5O Lo —| NSt o oo|—|adw o~o oo = N0 S = ] < w Q < o O
| S - S o8 899 S = = iw == == YNNN NN N al ol o w O
111111111111111111112
=
o =
38
xx =
ANNIAVY 4094V Tz
7
XN
RN N
OO
|
, SN
AN
NN
M
§
|
BN E L S |
| 831vd) 3013401, ,
, _lmwmm
e NN
— | N
D|nm _ i\‘mmw
IS8 | AR
EPA 1 ,, ,\,v\\v
a2 > | .
oa |
'V LLl
++++ | L
e —
| (/p)
|
|
|
|
L IVANG): I b3 1 |
/.W_ _u1
o
1 L _ﬁmm
_ _+++ + o+ + o+ + o+ + o+ + o+ [ ”
= (0p) o+ o+ o+ + o+ o+ o+ o+ o+ o+ i
m_ w O m%++ ++ +++++ ++ ++ +++++ ++++ ++++ i | R
=1 +++ ++ +++++ ++ ++ +++++ ++++ ++++ + , A
" m m ! ! +++ ++ +++++ ++ ++ +++++ ++++ ++++ -+
| o RS SRS AR EP PR =
|
e
) EaN Dl
NI
N 1
ua
N
\ =
- <C
N —
N e
S 5
BN ___.n.V
iR
/J;\\,\HMM Inﬂ_u
NN ) -
S N
I RN
NN
<
“BrOte-8tHo HE-BIRHISHOS-feYyS-"etpett-peseiotie/petoee-etHe- oS A

IV 01-8€:11 ¢¢0¢/S/c)

L "OU| ‘UNYJ WO} UOHBZHOYINE USHLIM INOYHIM JusIdo8 U} WOlj UOBISY) UOJBLIOMI SIU) S!

100 Jo sauinboe Jey) Ayjus Jo uostad Aue Jo juaidioal ay) Aq

18U PBUIBJUOD UOKEWIOUI 8} JO A

M “OU] ‘UNUJI “FeUIO} B]ly PUE BIBMJOS 10} UOIYISAS PIEPUEJS S, DU] ‘UNUH|\ O} LWIOJUOD UIBJaY Paulejuod ejep Jojpue SBUimeIp 8y "ou| ‘Uny} JO UOHEZLIOYINE UsHum Joud By} Jnoyjm UojeuLIoul sij Aipow Jo asn ‘Adod jou |leys uonewoju siy} jo juaidioss 8y joaloid Jayjo Aue 1oy Jo (s)ays 1o (s)Bul

‘Jo8f01d B 4yoNs yym pajeloosse Ajewiiou seoiAIes 8seyd UOIINIISUD 8y} Ul du] ‘UNYH JO JUBWISAIOAU] 8U} NOYNM 8IS UOJONJSU0D 10 J08foid AUe Uo uofewloju Siy o 8sn 8y} o} saidde os|e ssajw.ey “ou|

"s90IM8S Ul 8BUBYD B 8q 0} paIapIsuod aq Aew jsanbai e yang ‘juaidioal [eulbuo ayy Ag Buijim u apew s| 3sanbal e yons Ji (s)jewoy
NQ SWES 8} UO }Jom a.njny Aue 1o} ‘sjoym ur Jo Jed ul uodn paijal 1o pasn aq jou [leys pue ‘payioads joafod auy U asn Joj papusiul si ejep a1uooaje siy | syybLAdod Jo Alojnjels ‘me] uowwod Aue Buipnjoul sjyBl diysioumo [je seasasa Ajssaldxa yorym “ou| ‘unyyy jo Aiadoud auy ale 821AI8s JO sjusUNLSUl Se “ou] ‘Unyyi|y Aq paledaid ejep 91UOJ08[ SIU} Ul PAUIEJUOD UOKEWIOMU! [

jedwooul 8y} ‘yim pajosuuod Aem Aue uj o UoHEDLIpOW 10 8shal ‘asn pazuoyineun Aue Jo no Buisiie Apabajie 1o Buisiie (pajy SI NS € Jou Jo Jayjaym ‘sjso0 asuajap pue sas) s, Aauloge Buipnjour) 1500 Jo saljjeuad ‘sabewep ‘sasso| ‘spuewap ‘Ajjiqel ‘wiep Aue jsuiebe pue woly ssajwiey ‘saakojdwa pue siapjoyaieys s} “ou| ‘Unyy|y pioy pue ‘Ayuwapul ‘puasep o} ‘me| Ag paiwiad Jusixa 1sa|in} 8y 0} ‘seaibe jusidioal ay |

Juaiayip e ul eyep Buipinoid Joj jsanbau Aue majnal

'siojeledo pue a1emyos ‘erempiey Buieyip Aq elpaw 2U0.}8[e OJUl PEONPOAUI AJUSHBADEU 8Q UED SBIoUBdBIISIp PUB SI0LI8 ‘UOHIPPE U] J08.I00 Se pajaidisjul 8q 0} S| SjusLINoop paubls 8y} U UOKBWLIOM BY) ‘SjUBLINI0P paubls ‘padwiels ay) pue UiaJay paulejuod UoRBLLIOJUl Usamiaq SISIX8 JoIJU0D B U0Seal AU. Jo} J| "UoieLLIOojuI SIy) Jo AoeInaoe ay) 0} se suolejussaidal ou sayew ouj ‘unyy ‘AlBuipioooy awi Aue Je pasiAsl 8 Aew Jo W0} Jelp Ul 8q Jeyys ABw Ulelay paulejucd Uojewloul 8y jey) sebpajmouxoe jusidioay “Ajuo sesodind [euolewIoyul Jo} Si Sajl O1UOJJ08]8 858U} Ul PAUIBJUd LoleuIojul Auy

JBWIBSI "ou| ‘UNYN




Mithun, Inc. Disclaimer

Any information contained in these electronic files is for informational purposes only. Recipient acknowledges that the information contained herein may either be in draft form or may be revised at any time. Accordingly, Mithun, Inc. makes no representations as to the accuracy of this information. If for any reason a conflict exists between information contained herein and the stamped, signed documents, the information on the signed documents is to be interpreted as correct. In addition, errors and discrepancies can be inadvertently introduced into electronic media by differing hardware, software and operators.

All information contained in this electronic data prepared by Mithun, Inc. as instruments of service are the property of Mithun, Inc., which expressly reserves all ownership rights including any common law, statutory or copyrights. This electronic data is intended for use on the project specified, and shall not be used or relied upon in part or in whole, for any future work on the same building(s) or site(s) or for any other project. The recipient of this information shall not copy, use or modify this information without the prior written authorization of Mithun, Inc. The drawings and/or data contained herein conform to Mithun, Inc.'s standard specification for software and file format. Mithun, Inc. will

review any request for providing data in a different file format(s) if such a request is made in writing by the original recipient. Such a request may be considered to be a change in services.

A Mithun,

nAnmanifis And kAl

The recipient agrees, to the fullest extent permitted by law, to defend, indemnify, and hold Mithun, Inc., its shareholders and employees, harmless from and against any claim, liability, demands, losses, damages, penalties or cost (including attorney's fees and defense costs, whether or not a suit is filed) arising or allegedly arising out of any unauthorized use, reuse or modification or in any way connected with, the incompatibility, readability, or durability of the information contained herein by the recipient or any person or entity that acquires or obtains this information thereon from the recipient without written authorization from Mithun, Inc. This ~
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Inc. harmless also applies to the use of this information on any project or construction site without the involvement of Mithun, Inc. in the construction phase services normally associated with such a project.
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PRELIMINARY LEVEL 01 - FLOOR PLAN

2.01

PROJECT
NORTH

SHEET KEYNOTES

NO.

DESCRIPTION

1.20

20'-0"H CHAIN LINK FENCING TO BOTTOM OF ROOF

2.01

3-0"W CHAIN LINK SWING GATE, REFER TO SHEET A3.5 FOR DETAILS

2.04

PROPRIETARY EQUIPMENT RACKS, FULL HEIGHT OF STRUCTURE, TYP.

2.05

INDUSTRIAL EQUIPMENT, TYP.

2.06

STRUCTURAL STEEL COLUMNS, TYP. REFER TO STRUCTURAL DRAWINGS

215

ELECTRICAL SWITCHGEAR

217

40'-0"H CHAIN LINK FENCING TO BOTTOM OF ROOF

218

DOWNSPOUT PER SMACNA STANDARD, CONNECT TO STORMWATER
SYSTEM, REFER TO CIVIL

219

OPEN SIDE TO ADJACENT EQUIPMENT YARD

2.20

OUTLINE OF STRUCTURAL STEEL BEAM ABOVE, TYP. REFER TO
STRUCTURAL DRAWINGS

3/32" =1'-0"

ORIGINAL SHEET SIZE 24" x 36"

MITHUN

SEATTLE / Pier 56, 1201 Alaskan Way, #200
Seattle, WA 98101/ 206.623.3344

SAN FRANCISCO / 660 Market Street, #300
San Francisco, CA 94104 / 415.956.0688

LOS ANGELES / 5837 Adams Blvd
Culver City, CA 90232 / 323.937.2150

mithun.com

PROJECT

PILOT PLANT PROJECT

LOCATION
4750 S HOLLY DRIVE,

TRACY, CA 95304

PREPARED FOR
HEIRLOOM CARBON

TECHNOLOGIES

NO. DATE

REVISION

DESIGN PARTNER

JS

PROJECT MANAGER

SB

PROJECT ARCHITECT

AH

PROJECT DESIGNER

JS

PROJECT TEAM MEMBERS

CHECK

KB

TITLE

PRELIMINARY FLOOR
PLAN - EQUIPMENT
ENCLOSURE

PROJECT NO.

2229800

DATE

09/06/22

SHEET NUMBER

AP-2.1

HEIRLOOM UNO
©2016 MITHUN, INC.




Mithun, Inc. Disclaimer

Any information contained in these electronic files is for informational purposes only. Recipient acknowledges that the information contained herein may either be in draft form or may be revised at any time. Accordingly, Mithun, Inc. makes no representations as to the accuracy of this information. If for any reason a conflict exists between information contained herein and the stamped, signed documents, the information on the signed documents is to be interpreted as correct. In addition, errors and discrepancies can be inadvertently introduced into electronic media by differing hardware, software and operators.

All information contained in this electronic data prepared by Mithun, Inc. as instruments of service are the property of Mithun, Inc., which expressly reserves all ownership rights including any common law, statutory or copyrights. This electronic data is intended for use on the project specified, and shall not be used or relied upon in part or in whole, for any future work on the same building(s) or site(s) or for any other project. The recipient of this information shall not copy, use or modify this information without the prior written authorization of Mithun, Inc. The drawings and/or data contained herein conform to Mithun, Inc.'s standard specification for software and file format. Mithun, Inc. will

review any request for providing data in a different file format(s) if such a request is made in writing by the original recipient. Such a request may be considered to be a change in services.

nAnmanifis And kAl

A Mithun,

11/23/2022 4:30:58 PM

The recipient agrees, to the fullest extent permitted by law, to defend, indemnify, and hold Mithun, Inc., its shareholders and employees, harmless from and against any claim, liability, demands, losses, damages, penalties or cost (including attorney's fees and defense costs, whether or not a suit is filed) arising or allegedly arising out of any unauthorized use, reuse or modification or in any way connected with, the incompatibility, readability, or durability of the information contained herein by the recipient or any person or entity that acquires or obtains this information thereon from the recipient without written authorization from Mithun, Inc. This ~

Inc. harmless also applies to the use of this information on any project or construction site without the involvement of Mithun, Inc. in the construction phase services normally associated with such a project.
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SHEET KEYNOTES

NO.

DESCRIPTION

2.50

CORRUGATED METAL DECKING, TYP. REFER TO STRUCTURAL DRAWINGS;
SEALANT AT EACH JOINT & DECK OVERLAP

2.51

OUTLINE OF GUTTER, PER SMACNA STANDARD, 1/8" SLOPE TO DOWNSPOUT

2.52

DOWNSPOUT PER SMACNA STANDARD, CONNECT TO STORMWATER
SYSTEM, REFER TO CIVIL

2.53

WELD DRIP EDGE TO BOTTOM OF EDGE OF DECK OVER GUTTER

2.54

RIDGE PLATE FLASHING, FASTEN TO TOP OF RIDGE JOINT
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= LEVEL 01 - FLOOR PLAN

3

4

‘ OI - Ou

SHEET KEYNOTES

NO.

DESCRIPTION

111

STREET AND BUILDING NUMBER AFFIXED TO OFFICE TRAILER

2.21

LOCATION OF "NO SMOKING WITHIN 25" SIGN

3.02

WOOD BATTEN MATERIAL PROVIDED BY THE TRAILER MANUFACTUER

3.03

WOOD BATTEN SKIRT AROUND TRAILER WHEELS PROVIDED BY THE
TRAILER MANUFACTURER

3.04

EXTERIOR AIR CONDITIONING UNIT PROVIDED BY THE TRAILER
MANUFACTURER

PRELIMINARY OFFICE ELEVATION EAST

1/8" = 1-0"

1 1l_6||

8!_5"

3!_1 n

LEVEL 01-FLOOR PLAN
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review any request for providing data in a different file format(s) if such a request is made in writing by the original recipient. Such a request may be considered to be a change in services.
The recipient agrees, to the fullest extent permitted by law, to defend, indemnify, and hold Mithun, Inc., its shareholders and employees, harmless from and against any claim, liability, demands, losses, damages, penalties or cost (including attorney's fees and defense costs, whether or not a suit is filed) arising or allegedly arising out of any unauthorized use, reuse or modification or in any way connected with, the incompatibility, readability, or durability of the information contained herein by the recipient or any person or entity that acquires or obtains this information thereon from the recipient without written authorization from Mithun, Inc. This ~~=~~mnnt in dnfand indannit.

Any information contained in these electronic files is for informational purposes only. Recipient acknowledges that the information contained herein may either be in draft form or may be revised at any time. Accordingly, Mithun, Inc. makes no representations as to the accuracy of this information. If for any reason a conflict exists between information contained herein and the stamped, signed documents, the information on the signed documents is to be interpreted as correct. In addition, errors and discrepancies can be inadvertently introduced into electronic media by differing hardware, software and operators.

Inc. harmless also applies to the use of this information on any project or construction site without the involvement of Mithun, Inc. in the construction phase services normally associated with such a project.
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SHEET KEYNOTES

NO.

DESCRIPTION

3.05

2X2 CHAIN-LINK WITH SCREENING FABRIC, TYP.

3.06

1-5/8" DIAMETER MIDDLE RAIL, TYP.

3.09

-/OUTLINE OF ROOF, REFER TO SHEET A2.2

3.10

| STEEL CHANNEL COLUMNS, REFER TO STRUCTU'RAL

3.13

| OUTLINE OF GUTTER, PER SMACNA STANDARD, 1/8" SLOPE TO DO

WNSPOUT

3.14

SYSTEM

DOWNSPOUT, PER SMACNA STANDARD, CONNECT TO STORMWATER

3.15

RIDGE PLATE FLASHING, FASTEN TO TOP OF RIDGE JOINT

3.17

OUTLINE OF SECURITY FENCE BEYOND
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Mithun, Inc. Disclaimer

Any information contained in these electronic files is for informational purposes only. Recipient acknowledges that the information contained herein may either be in draft form or may be revised at any time. Accordingly, Mithun, Inc. makes no representations as to the accuracy of this information. If for any reason a conflict exists between information contained herein and the stamped, signed documents, the information on the signed documents is to be interpreted as correct. In addition, errors and discrepancies can be inadvertently introduced into electronic media by differing hardware, software and operators.
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review any request for providing data in a different file format(s) if such a request is made in writing by the original recipient. Such a request may be considered to be a change in services.
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What the Heirloom process looks like

Contactors support vertical stacks of trays to expose

Calcium Hydroxide to the atmosphere for CO, capture.

Calcium Hydroxide turns into Calcium Carbonate as it
absorbs CO,

Fully Enclosed Pipelines and vacuums move material
between stages of processing

Rotary kiln releases CO, from calcium carbonate
through calcination (heat). This produces calcium
oxide and CO,

Hydrator mixes calcium oxide with water to form

calcium hydroxide. This is sent back to the contactors.

Compressor reduces the volume of CO, coming from
the kiln for efficient storage

Cold Storage collects up to 30 tons of compressed
CO, for 2x monthly transport

Fully Enclosed Storage Silos store buffer material
between operations

Attachment E

CO, Compressor
Water Processing

Contactors

B Storage Silo



https://www.youtube.com/watch?v=9IA950D2TsE
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1.0 INTRODUCTION

This environmental document is an Addendum to the Tracy Desalination and Green Energy
Project Initial Study/Mitigated Negative Declaration (IS/MND), SCH # 2011122004, GPA 11-
0004 and A/P 11-0001. The project and the IS/MND for this project were approved and adopted
by the City of Tracy City Council on May 1, 2012. Since certification and adoption of the IS/MND,
the project plans have been slightly modified, requiring the need for further environmental
analysis, as contained in this document.

1.1 BACKGROUND

The Tracy Desalination and Green Energy Project [S/MND (SCH# 2011122004) was completed
and circulated for public review and comment in December 2011. The IS/MND evaluated
potential impacts associated with annexation of the site to the City of Tracy, a General Plan
Amendment to designate the site Industrial, prezoning of the site to Industrial, and impacts
associated with the construction and operation of a 1.2 million gallons per day (MGD)
desalination plant and biomass electricity generation facility. The IS/MND addressed the full
range of environmental topics included in Appendix G of the CEQA Guidelines, including:
aesthetics, agricultural and forest resources; air quality; biological resources; cultural resources;
geology and soils; greenhouse gas emissions; hazards and hazardous materials; hydrology and
water quality; land use and planning; mineral resources; noise; population and housing; public
services; recreation; transportation and traffic; utilities and service systems; and cumulative
impacts.

All environmental impacts addressed in the IS/MND have been mitigated to below a level of
significance through implementation of mitigation measures.

Since certification of the IS/MND and approval of the project on May 1, 2012, the project has
undergone minor revisions related to the addition of a carbon dioxide removal facility within a
small portion of the project site. These revisions are described in Section 2.0 of this document,
and are the subject of this Addendum.

1.2 PURPOSE OF THE ADDENDUM

When a proposed project is changed after project approval and certification of an environmental
document prepared under CEQA, a determination must be made by the Lead Agency as to
whether an Addendum or a Subsequent MND is prepared. Criteria, as set forth in CEQA
Guidelines Section 15162, are used to assess which environmental document is appropriate. The
criteria for determining whether an Addendum or Subsequent MND is prepared are outlined
below. If the criteria below are true and applicable to the project, then an Addendum is the
appropriate environmental document.

1. No new significant impacts will result from the project or from new mitigation measures.

2. No substantial increase in the severity of an environmental impact will occur.

3. No new feasible alternatives or mitigation measures that would reduce impacts
previously found not to be feasible have, in fact, been found to be feasible.
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Based upon the information provided in Section 3.0 of this document, the proposed revisions to
the previously approved Tracy Desalination and Green Energy Project will not result in new
significant impacts or substantially increase the severity of impacts previously identified in the
IS/MND, and there are no previously infeasible alternatives that are now feasible. Therefore, an
Addendum is appropriate, and this Addendum has been prepared to address the environmental
effects of the revisions to the project.

1.3 CONCLUSIONS

This addendum addresses the environmental effects associated with the revisions to the Tracy
Desalination and Green Energy project that have occurred since certification of the IS/MND and
approval of the project on May 1, 2012. The conclusions of the analysis in this Addendum are not
substantially different from those made in the IS/MND. The same impacts identified in the
[S/MND remain, and have been mitigated to a less-than-significant level, as identified in the
IS/MND. No new significant impacts would result, and no substantial increase in the severity of
impacts from those previously identified in the IS/MND would occur. This Addendum has been
prepared consistent with the requirements of Section 15162 and 15164 of the CEQA Guidelines.

2.0 PROJECT DESCRIPTION

2.1 PROJECT LOCATION AND SETTING

The location and setting of the project has not changed. The project site consists of approximately
241 acres previously located within the City’s Sphere of Influence, immediately north of the Tracy
City limits. The project site includes APN 212-160-05, APN 212-160-09, and portions of APN 212-
160-11. Annexation of the project site into the City of Tracy was approved by the San Joaquin
LAFCO on August 17, 2012.

The project site is bounded by Tracy Boulevard to the west, Arbor Avenue and industrial uses to
the south, and agricultural lands to the north. Agra Trading, a biomass fuel recycling and trading
company, is located on a portion of the project site. The site is bisected by West Sugar Road,
which runs in an east-west direction.

The northern and western boundaries of the project site are adjacent to agricultural lands in
active agricultural production. The southern boundary of the project site is adjacent to primarily
industrial uses with some commercial uses. These uses include, but are not limited to a mini-
storage facility, an equipment rental facility, and automotive repair facilities. The City of Tracy
Wastewater Treatment Plant (WWTP) is located immediately southeast of the project site. Lands
to the east of the project site are currently used for industrial operations. An existing rail spur is
located immediately east of the project site and terminates on the project site.

2.2 PROJECT REVISIONS SINCE IS/MND CERTIFICATION

The project analyzed in the December 2011 IS/MND, which was certified on May 1, 2012, consists
of a 1.2 MGD desalination plant that would treat treated wastewater from the adjacent Tracy
Wastewater Treatment Plant (WWTP) to reduce salinity levels in the treated wastewater. The
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desalinated wastewater would then be blended back into the remaining treated effluent at the
WWTP prior to discharge into the Delta.

The revised project would add a carbon dioxide removal facility to a vacant 100,000 square foot
area in the southwest corner of the WWTP project site, that would consist of an approximately
12,750-square-foot steel framed structure (equipment enclosure) and a 25,600-square-foot
open-air equipment yard. The proposed roof of the equipment enclosure would protect several
pieces of integrated equipment. The sides of the equipment enclosure would consist of chain link
fencing material and a white screening fabric that would allow air flow. The steel structure would
be surrounded by fencing with environmental screening. The facility would remove carbon
dioxide (CO2) from the air by using a scalable direct air capture technology. Compressed CO;
would be transported off-site for United States Environmental Protection Agency (EPA)-
regulated carbon storage. The proposed direct air capture process would use calcium carbonate
(an earth-abundant material), and renewable energy, to capture CO directly from the air.

The carbon dioxide removal process involves (in summary):

e Limestone is spread onto trays to absorb CO; from the atmosphere;

e Thelimestone is heated in a renewable-energy powered Kiln for a brief period of time to
release the carbon dioxide gas from the limestone; and

e The carbon dioxide gas is transported away to be stored safely and permanently offsite.
The limestone can then again be reused to pull more carbon dioxide from the air in what
is a closed-loop cycle.

The proposed facility would not emit odors, and there would be an integral dust control system
that would continuously monitor the moisture content of the substrate and would spray the
material with water when the moisture content approaches 5% (to prevent material loss to the
air).

Approximately sixteen staff personnel would work out of a portable office trailer located nearby.
The project is a pilot installation with an anticipated useful life and tenancy of three years. The
carbon dioxide removal facility would require approximately one truck trip each week to pick up
the compressed CO>, and one truck trip every three months to exchange the used limestone with
new limestone.

Other than as described above, the revised project includes the construction of a parking area
near to the revised project facilities. All other aspects of the project would remain unchanged.

3.0 ENVIRONMENTAL ANALYSIS

As explained in Chapter 1.0, this comparative analysis has been undertaken pursuant to the
provisions of CEQA Guidelines Sections 15162 and 15164 to provide the City with the factual
basis for determining whether any changes to the project, any changes in circumstance, or any
new information since the IS/MND was certified on May 1, 2012 require additional
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environmental review or preparation of a Subsequent MND. The environmental analysis and
mitigation measures provided in the IS/MND remain current and applicable to the proposed
project in areas and aspects of the project unaffected by the project revisions identified in
Chapter 2.0 of this Addendum.

AESTHETICS

The proposed project changes would not result in any new or altered impacts with respect to
aesthetics and visual resources. Although the proposed project changes would add an
approximately 12,750-square-foot steel framed structure and a 25,600-square-foot equipment
yard, the proposed project changes would blend into the project already analyzed, and would not
generate any new aesthetics impacts. The IS/MND requires the implementation of Mitigation
Measure 1, which requires the preparation and implementation of a lighting plan to reduce light
spillage and nighttime lighting impacts. This Mitigation Measure would still be required and
enforced. No new mitigation measures are required for the project revisions.

AGRICULTURAL AND FOREST RESOURCES

The proposed project changes would not result in any new or altered impacts with respect to
agricultural and forest resources. The area of disturbance of the project would not change, and
the project would not result in any increased impacts to agricultural lands or resources beyond
those addressed in the IS/MND. The project would still be subject to the requirements of
Mitigation Measure 2, which requires the payment of Agricultural Mitigation Fees to offset the
loss of Prime and Unique Farmland that would occur if the future solar array component of the
project were constructed. This Mitigation Measure would still be required and enforced. No new
mitigation measures are required for the project revisions.

AIR QUALITY

Potential project impacts associated with air quality emissions from operation of the revised
project would be extremely similar to what was already analyzed in the project IS/MND, as a
result of the proposed project changes.

The carbon dioxide removal facility associated with the revised project would require
approximately one truck trip each week to pick up the compressed CO2, and one truck trip every
three months to exchange the used limestone with new limestone. Additionally, the carbon
dioxide removal facility could generate an additional sixteen additional vehicle trips per day. The
addition of these vehicle trips do not constitute a significant increase in air emissions, nor would
it cause any other air quality impact. Additionally, the energy required to power the carbon
dioxide removal facilities would be minimal and would not cause or exacerbate any air quality
impacts. Compared to the analysis contained in the IS/MND, the project revisions would not
resultin significant increased impacts to air quality, or cause a substantial increase in the severity
of any air quality impacts. No new mitigation requirements are required for the project revisions.

With respect to the potential for the revised project to generate odors; the proposed facility
would not emit odors, and there would be an integral dust control system that would
continuously monitor the moisture content of the substrate and would spray the material with
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water when the moisture content approaches 5% (to prevent material loss to the air). This
change in the proposed project would not result in the increase generation of odors, and this
impact is not more severe or significant than what was analyzed in the IS/MND. No new
mitigation measures are required for the project revisions.

Construction-related emissions would not change when compared to the project addressed in
the IS/MND. The revised project would be subject to the requirements of Mitigation Measures 3
and 4, which require the implementation of best management practices for construction and
grading activities, as required by SJVAPCD Rule VIII. No new mitigation measures are required
for the project revisions.

BIOLOGICAL RESOURCES

The footprint of the project and the areas proposed for disturbance would not change from the
conditions addressed in the IS/MND. As such, no changes to potential impacts to biological
resources would occur as a result of the proposed project revisions compared to the potential
impacts described in the IS/MND. The IS/MND requires the project to implement Mitigation
Measures 5 and 6, which require the project to obtain coverage under the San Joaquin Multi
Species Conservation Plan (SJMSCP), and to ensure that construction activities do not adversely
impact burrowing owls. These Mitigation Measures would be required by the project revisions
and would reduce potential impacts to a less than significant level, as described in the IS/MND.
No new mitigation measures are required for the project revisions.

CULTURAL RESOURCES AND TRIBAL CULTURAL RESOURCES

The footprint of the project and the areas proposed for disturbance would not change from the
conditions addressed in the IS/MND. As such, no changes to potential impacts to cultural
resources would occur as a result of the proposed project revisions compared to the potential
impacts described in the IS/MND. The IS/MND requires the project to implement Mitigation
Measure 7, which includes standard measures that must be implemented if a previously
unknown cultural or historical resource is encountered during site grading and construction
activities. This Mitigation Measure would be required by the project revisions and would reduce
potential impacts to a less than significant level, as described in the IS/MND. No new mitigation
measures are required for the project revisions.

GEOLOGY AND SOILS

The footprint of the project and the areas proposed for disturbance would not change from the
conditions addressed in the IS/MND. As such, no changes to potential impacts to geology and
soils would occur as a result of the proposed project revisions compared to the potential impacts
described in the [S/MND. The IS/MND requires the project to implement Mitigation Measures 8
and 9, which require the project to implement site-specific geotechnical engineering measures in
order to comply with the California Building Code to ensure that structures and foundations are
designed to meet stability and safety standards. These Mitigation Measures would be required
by the project revisions and would reduce potential impacts to a less than significant level, as
described in the IS/MND. No new mitigation measures are required for the project revisions.
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Greenhouse Gases
Emissions of greenhouse gases (GHGs) would decrease under the proposed project revisions

when compared to the originally proposed project. The proposed project revisions include a
carbon dioxide (i.e. greenhouse gas) removal facility that would directly remove carbon dioxide
(i.e. greenhouse gases) from the air. Additionally, the facility is anticipated to utilize renewable
energy for power. Despite modest increases in vehicle trips associated with the revised project
as compared to what was analyzed within the IS/MND, it is anticipated that the carbon removal
activities would reduce greenhouse gas emissions greater than the greenhouse gases emitted by
project activities, thereby yielding a net greenhouse gas reduction. As such, the proposed project
revisions are consistent with Statewide efforts to increase the supply of qualified renewable fuel
supplies. Given that the proposed project revisions would result in a decreased level of GHGs
generated directly from the project when compared to the original project, and the project
revisions are consistent with Statewide plans and efforts to increase the availability of renewable
fuels, the project revisions would not increase the severity of impacts related to GHGs and climate
change. No new mitigation measures are required for the project revisions.

HAZARDS AND HAZARDOUS MATERIALS

The original project addressed in the IS/MND included the use, storage and transport of
hazardous materials regulated under the CalARP program, including anhydrous ammonia for use
in the Selective catalytic reduction (SCR) system to reduce emissions of nitrogen oxide gas (NOx).

The IS/MND addressed impacts associated with the use, transport and storage of anhydrous
ammonia. Anhydrous Ammonia (ammonia) (CAS No. 7664-41-7) is subject to the California
Accidental Release Prevention Program (CalARP) regulations (Title 19, CCR, Chapter 4.5), and is
regulated as an “extremely hazards material”. The IS/MND included Mitigation Measure 10,
which requires the preparation of a Risk Management Plan (RMP) for the use and storage of
anhydrous ammonia that meets the requirements of California Health and Safety Code, Division
20, Chapter 6.95, Article 2 and the California Code of Regulation (CCR) Title 19 Division 2, Chapter
4.5, Articles 1 through 11.

The implementation of Mitigation Measure 10, as described in the IS/MND would ensure that any
and all chemicals or hazardous materials used at the project site would comply with applicable
regulations, through the preparation of a Risk Management Plan and/or Hazardous Materials
Business Plan. This mitigation measure is included in the IS/MND and would remain applicable
in light of the proposed project changes. Therefore, potential impacts associated with hazardous
materials would not substantially increase as a result of the proposed project revisions. No new
mitigation measures are required for the project revisions.

HYDROLOGY AND WATER QUALITY

The proposed project revisions would result in the same area of disturbance, project footprint
and grading/drainage improvements as what was addressed in the IS/MND. There would be no
changes when compared to the originally proposed project. The IS/MND includes Mitigation
Measure 11, which requires the preparation of a Stormwater Pollution Prevention Plan (SWPPP)
prior to site grading activities in order to protect surface water quality in the project area. This
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Mitigation Measures would be required by the project revisions and would reduce potential
impacts to a less than significant level, as described in the IS/MND. No new mitigation measures
are required for the project revisions.

LAND USE AND PLANNING

The proposed project revisions would not result in any new or substantially increased impacts
related to land use and planning compared to the analysis contained in the IS/MND. The San
Joaquin LAFCO has already approved the annexation of the project site into the City of Tracy, and
the City has approved the General Plan Amendment to designate the site Industrial and zoned the
site Light Industrial. There would be no changes to impacts related to land use and planning
beyond those addressed in the IS/MND, and no new mitigation requirements are required for the
project revisions.

MINERAL RESOURCES

The project’s footprint and area of disturbance would not change from what was addressed in
the IS/MND. The IS/MND determined that the project would not result in any impacts related to
mineral resources. No new mitigation measures are required for the project revisions.

NOISE

There are no existing noise-sensitive land uses adjacent to the project site. The project site is
located in an agricultural and industrial area that generally has a relatively high level of ambient
background noise throughout the day. There nearest noise sensitive land uses are residences
located approximately 0.5 miles to the south of the site.

As described in the IS/MND, the anticipated increase in daily vehicle trips associated with the
WWTP would not significantly increase ambient noise levels in the project vicinity and would not
result in a violation of any established noise thresholds in the project vicinity.

The revised project would add new activity to the southwest corner of the WWTP project site.
The carbon dioxide removal facility associated with the revised project would require
approximately one truck trip each week to pick up the compressed CO2, and one truck trip every
three months to exchange the used limestone with new limestone. Additionally, the carbon
dioxide removal facility could generate an additional sixteen additional vehicle trips per day.
However, the addition of these additional vehicle trips do not constitute a significant increase in
noise. Additionally, while the facility itself would generate a small amount of noise, the noise
generated would be minimal, and would not affect nearby persons.

Compared to the analysis contained in the IS/MND, the project revisions would not result in
significant increased impacts to noise, or cause a substantial increase in the severity of any noise
impacts. No new mitigation requirements are required for the project revisions. No new
mitigation requirements are required for the project revisions.

POPULATION AND HOUSING
As described in the IS/MND, implementation of the project would not directly result in
population growth, nor would it convert any land use designations to a use that would allow for
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the construction of housing. The proposed project will not generate a significant number of new
jobs which could lead indirectly to population growth. There are no homes or residences
currently located on the project site, and therefore, no homes or people would be displaced as a
result of project implementation. There would be no change to the analysis contained in the
IS/MND and the project revisions would not increase the severity of any impacts related to
population and housing. No new mitigation requirements are required for the project revisions.

PUBLIC SERVICES AND RECREATION

As described in the IS/MND, the project would not result in any impacts related to public services,
including police, fire, schools, parks or other public facilities. None of the proposed revisions to
the project would result in new public services impacts or increase the severity of any impacts
related to public services. Impacts related to this topic would remain unchanged from the
analysis in the IS/MND. No new mitigation requirements are required for the project revisions.

TRANSPORTATION AND TRAFFIC

As described in the IS/MND, the project would not result in any significant impacts to traffic,
transportation facilities, or area roadways or intersections. The original project addressed in the
IS/MND would have generated approximately 20 truck trips per day associated with biomass
fuel deliveries. These trips are anticipated to occur throughout the day, and would not be
concentrated during peak travel hours. A worst-case scenario is that the project could generate
up to 14 additional vehicle trips in any given hour (nine employee trips and five truck trips).

The carbon dioxide removal facility associated with the revised project would require
approximately one truck trip each week to pick up the compressed CO, and one truck trip every
three months to exchange the used limestone with new limestone. Additionally, the carbon
dioxide removal facility could generate an additional sixteen additional vehicle trips per day. The
addition of these vehicle trips do not constitute a significant increase in traffic, nor would it result
in a decreased level of service on area roadways or intersections, or cause any other
transportation and traffic impact.

Compared to the analysis contained in the IS/MND, the project revisions would not result in
significant increased impacts to the area transportation network, or cause a substantial increase
in the severity of any transportation and traffic impacts. No new mitigation requirements are
required for the project revisions.

UTILITIES AND SERVICE SYSTEMS

As described in the IS/MND, the project would not result in any impacts related to utility services,
including water, sewer, drainage, or solid waste. None of the proposed revisions to the project
would result in new utilities impacts or increase the severity of any impacts related to utilities.
Impacts related to this topic would remain unchanged from the analysis in the IS/MND. No new
mitigation requirements are required for the project revisions.
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CONCLUSIONS
Based on the information provided above, the proposed project revisions would not result in an
increase of impacts to any environmental topic previously addressed in the IS/MND, nor would

the project result in new environmental impacts that were not previously addressed in the
IS/MND.

Based on the evidence included in this Addendum, the proposed project, as described in Chapter
2.0, would not result in a substantial change in the conclusions and analysis included in the
IS/MND, which was adopted by the Tracy City Council on May 1, 2012.
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Attachment G

CITY OF TRACY

DETERMINATION OF
THE DEVELOPMENT SERVICES DIRECTOR

Application Number D22-0039

A determination of the Development Services Director to amend the Development Review
Permit conditions of approval for the construction of a facility to remove carbon dioxide from the
atmosphere, including a 12,750 square foot equipment enclosure, a 25,600 square foot open-air
equipment yard, parking area and landscaping improvements, located at 4750 Holly Drive,
Assessor’s Parcel Number 212-160-11, Application Number D22-0039, which was approved by
the Development Services Director on December 14, 2022. The applicant is Heirloom Carbon
Technologies, Inc. and Tracy Renewable Energy, LLC. The property owner is the City of Tracy.

The proposed amendment to the Development Review Permit conditions of approval includes
the following:

o Edits to conditions “A.1.” and “A.2.g.” to remove references to the 1,500-square foot
office trailer, which is no longer part of the project.

¢ Revision to conditions “A.3.” and “B.1.” to state that the approximately 1,500-square
foot office trailer shown on the plans is not approved as part of this Development
Review Permit and shall not be included in the project. The office employees will
work in an existing administrative building located on the same City-owned parcel as
the project site, which is served by an existing septic system that was recently
permitted by the San Joaquin County Health Department.

¢ Revision to condition “C.5.1.e.” regarding sanitary sewer. Developer has confirmed
in writing that it will utilize an existing, permitted septic system located on the same
legal parcel controlled by Combined Solar Technologies, through a binding contract
with Combined Solar Technologies. With that written confirmation, Developer shall
not be required, at this time, to design and construct the Project’s permanent on- site
sanitary sewer. Developer understands and agrees that this exemption will
terminate should Developer’s rights to the existing septic system change and/or
should such system be abandoned or lose its permitting by the San Joaquin County
Health Department.

e Deletion of conditions “C.6.2.” and “C.6.3.” regarding a traffic signal warrant analysis.
This condition is not necessary because the project would generate negligible traffic.

e Deletion of condition “C.8.4.” regarding adjustment of parcels. This condition is not
necessary because the creation of a new parcel is not required, based on the
Subdivision Map Act exemption under California Government Code Section 66412.1.

An Initial Study and Mitigated Negative Declaration (IS/MND) for the Tracy Desalination and
Green Energy Project was adopted by the City Council on May 1, 2012 (Resolution No. 2012-
75), in accordance with the requirements of the California Environmental Quality Act (CEQA)
and the CEQA Guidelines. The carbon dioxide removal facility is a revision to a 2.2-acre portion
of the 237-acre Tracy Desalination and Green Energy project site. An Addendum to the IS/MND
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was prepared, pursuant to CEQA Guidelines Sections 15162 and 15164, based on the findings
that the proposed revisions to the previously approved Tracy Desalination and Green Energy
Project will not result in new significant impacts or substantially increase the severity of impacts
previously identified in the IS/MND, and there are no previously infeasible alternatives that are
now feasible. Therefore, on December 14, 2022, the Development Services Director
determined that the Addendum was appropriately prepared consistent with the requirements of
CEQA Guidelines Section 15162 and 15164. The proposed amendment to the Development
Review Permit conditions of approval does not affect the findings of the Addendum because the
project is not changing, except for excluding the office trailer from the plans.

THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE
EVIDENCE PRESENTED, HEREBY APPROVES AN AMENDMENT TO THE DEVELOPMENT
REVIEW PERMIT CONDITIONS OF APPROVAL FOR THE CONSTRUCTION OF A FACILITY
TO REMOVE CARBON DIOXIDE FROM THE ATMOSPHERE, INCLUDING A 12,750
SQUARE FOOT EQUIPMENT ENCLOSURE, A 25,600 SQUARE FOOT OPEN-AIR
EQUIPMENT YARD, PARKING AREA AND LANDSCAPING IMPROVEMENTS, LOCATED AT
4750 HOLLY DRIVE, ASSESSOR’S PARCEL NUMBER 212-160-11, APPLICATION NUMBER
D22-0039, AS SHOWN IN EXHIBIT 1.

Jaylen French Date of Action
Development Services Director



Exhibit “1”

City of Tracy
Development Review Permit
Conditions of Approval

Heirloom’s Facility to Remove Carbon Dioxide from the Atmosphere

4750 Holly Drive (shared parcel with Tracy Desalination Plant)
Assessor’s Parcel Number 212-160-11
Application Number D22-0039
Approved December 14, 2022
Amended June 20, 2023

A. General Provisions and Definitions

1.

These Conditions of Approval shall apply to the Development Review Permit
to construct a facility to remove carbon dioxide from the atmosphere
consistent with the State’s emission reduction goals, including an
approximately 12,750 square foot equipment enclosure, an approximately
25,600 square foot open-air equipment yard, an-approximately-1500-square
footofficetrailer; parking area and landscaping improvements, located at
4750 Holly Drive, Assessor’s Parcel Number 212-160-11, Application Number
D22-0039 (hereinafter “Project”), proposed by Heirloom Carbon Technologies
and Tracy Renewable Energy, LLC (hereinafter “Applicant”).

The following definitions shall apply to these Conditions of Approval:

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

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

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

d. “Conditions of Approval’ shall mean the conditions of approval applicable
to Development Review Permit Application Number D22-0039.

e. “Developer’ means any person, or other legal entity, who applies to the
City to divide or cause to be divided real property within the Project
boundaries, or who applies to the City to develop or improve any portion
of the real property within the Project boundaries. The term “Developer”
shall include all successors in interest.
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f. “Development Services Director” means the Development Services
Director of the City of Tracy, or any other person designated by the City
Manager or the Development Services Director to perform the duties set
forth herein.

g. “Project” means construction of a facility to remove carbon dioxide from
the atmosphere consistent with the State’s emission reduction goals,
including an approximately 12,750 square foot equipment enclosure, an
approximately 25,600 square foot open-air equipment yard, an
approximately1-500-square-foot-office-trailer-parking area and
landscaping improvements, located at 4750 Holly Drive, Assessor’s
Parcel Number 212-160-11, Application Number D22-0039.

3. Compliance with submitted plans. Except as otherwise modified herein, the
project shall be constructed in substantial compliance with the plans received
by the Development Services Department on December 5, 2022. The
approximately 1,500-square foot office trailer shown on the plans is not
approved as part of this Development Review Permit and shall not be
included in the project.

4. Payment of applicable fees. The applicant shall pay all applicable fees for the
project, including, but not limited to, building permit fees, plan check fees,
inspection fees, or any other City or other agency fees or deposits that may
be applicable to the project.

5. Compliance with laws. The Developer shall comply with all laws (federal,
state, and local) related to the development of real property within the Project,
including, but not limited to:

a. Planning and Zoning Law (Government Code sections 65000, et
seq.),
b. California Environmental Quality Act (Public Resources Code sections
21000, et seq., “CEQA”"), and
c. Guidelines for California Environmental Quality Act (California
Administrative Code, title 14, sections 1500, et seq., “CEQA
Guidelines”).

6. Compliance with City regulations. Unless specifically modified by these
Conditions of Approval, the Developer shall comply with all City regulations,
including, but not limited to, the Tracy Municipal Code (TMC), Standard
Plans, and Design Goals and Standards.

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

B. Planning Division Conditions

1.

Except as modified herein, the project shall be developed in substantial
compliance with the plans received by the Development Services Department
on December 5, 2022, to the satisfaction of the Development Services
Director. The approximately 1,500-square foot office trailer shown on the
plans is not approved as part of this Development Review Permit and shall
not be included in the project.

Prior to the issuance of a building permit, the developer shall submit a
detailed landscape and irrigation plan consistent with City landscape and
irrigation standards, including, but not limited to Tracy Municipal Code
Section 10.08.3560, the City’s Design Goals and Standards, the City’s Water
Efficient Landscape Ordinance, and all other applicable City regulations, to
the satisfaction of the Development Services Director.

All PG&E transformers, phone company boxes, Fire Department connections,
back flow prevention devices, irrigation controllers, and other on-site utilities,
shall be vaulted or screened from view from any public right-of-way, behind
structures or landscaping, to the satisfaction of the Development Services
Director.

No roof mounted equipment, including, but not limited to, HVAC units, vents,
fans, antennas, sky lights and dishes whether proposed as part of this
application, potential future equipment, or any portion thereof, shall be visible
from any public right-of-way. All roof-mounted equipment shall be screened
from view from the public right-of-way with a continuous parapet wall at least
equal in height to the height of any equipment installed, to the satisfaction of
the Development Services Director.

Before final inspection or certificate of occupancy, all vents, gutters,
downspouts, flashing, and electrical conduits shall be internal to the
structures or painted to match the color of the adjacent surfaces or otherwise
designed in harmony with the building exterior, to the satisfaction of the
Development Services Director.

Any trash containers located outside of a building shall be concealed within a
trash enclosure. Prior to the issuance of a building permit, the Developer
shall design any trash enclosures to include the following: masonry wall
enclosure with a minimum height of seven feet, solid metal doors, concrete
aprons in front of the enclosures where the dumpsters and loading/transport
equipment or vehicles will maneuver, and exterior materials and colors
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10.

11.

12.

13.

compatible with the adjacent building exterior, to the satisfaction of the
Development Services Director.

Prior to final inspection or certificate of occupancy, parking area lighting shall
be designed and installed so that it is directed downward onto the parking
surface and away from the public right-of-way.

No signs are approved as part of this Development Review Permit. Approval
of a separate sign permit application by the Development Services
Department is necessary prior to the installation of any signs.

Prior to issuance of a building permit, the Developer shall provide plans to
show that where landscape planters are parallel and adjacent to the side of a
vehicular parking space, a 12-inch wide concrete curb shall be provided to
allow for pedestrian access to vehicles without damage to landscape areas.

Prior to the issuance of a building permit, bicycle parking spaces shall be
provided in accordance with Tracy Municipal Code Section 10.08.3510 to the
satisfaction of the Development Services Director.

The Developer shall comply with all mitigation measures identified in the
Mitigated Negative Declaration for the Tracy Desalination and Green Energy
Project, which was approved by City Council on May 1, 2012 (Resolution No.
2012-075), prepared in accordance with the requirements of the California
Environmental Quality Act (“CEQA”) and the CEQA Guidelines.

The Developer shall comply with all applicable requirements of the San
Joaquin Valley Air Pollution Control District (APCD).

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

C. Engineering Division Conditions

CA1.

C.2.
C.3.

General Conditions

Developer shall comply with the applicable sections of approved documents

and/or recommendations of the technical analyses/reports prepared for the

Project listed as follows:

1)

Not Applicable.

RESERVED
RESERVED
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C.4.

Grading Permit

All grading work (on-site and off-site) shall require a Grading Plan. All grading
work shall be performed and completed in accordance with the
recommendation(s) of the Project’'s Registered Geotechnical Engineer. Prior to
the release of the Grading Permit for the Project, Developer shall provide all
documents related to said Grading Permit required by the applicable City
Regulations and these Conditions of Approval, to the satisfaction of the City
Engineer, including, but not limited to, the following:

C.41

C4.2

C43

C44

C45

C4.6

Developer has completed all requirements set forth in this section.

Developer has obtained the approval (i.e. recorded easements for
slopes, drainage, utilities, access, parking, etc.) of all other public
agencies and/or private entities with jurisdiction over the required public
and/or private facilities and/or property. Written permission from affected
owner(s) will be required to be submitted to the City prior to the issuance
of the Grading Permit.

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

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

The Improvement Plans for all improvements to serve the Project (on-
site and off-site) including the Grading and Drainage Plans shall be
prepared in accordance with the City’s Subdivision Ordinance (TMC
Chapter 12.36), City Design Documents as defined in Title 12 of the
TMC, and these Conditions of Approval.

On-site Grading/Drainage Plans and Improvement Plans shall be
prepared on a twenty-four (24) inch x thirty-six (36) inch size four (4)
millimeter thick polyester film (mylar). These plans shall use the City’s
Title Block. Improvement Plans shall be prepared under the supervision
of, stamped and signed by a Registered Civil Engineer and Registered
Geotechnical Engineer. Developer shall obtain all applicable signatures
by City departments and outside agencies (where applicable) on the
mylars including signatures by the Fire Marshal prior to submitting the
mylars to Engineering Division for City Engineer’s signature. Erosion
control measures shall be implemented in accordance with the
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Cc4.7

C4.8

C4.9

Improvement Plans approved by the City Engineer for all grading work.
All grading work not completed before October 15 may be subject to
additional requirements as applicable. Improvement Plans shall specify
all proposed erosion control methods and construction details to be
employed and specify materials to be used during and after the
construction.

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

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

For Projects on property smaller than one (1) acre: Prior to the issuance
of the Grading Permit, the Developer shall submit to the Utilities
Department (stephanie.hiestand@cityoftracy.org) one (1) electronic copy
and 1 hard copy of the City of Tracy Erosion and Sediment Control Plan
(ESCP) for approval. Cost of preparing the ESCP including any annual
storm drainage fees shall be paid by the Developer. Developer shall
comply with all the requirements of the ESCP, applicable BMPs and the
Post-Construction Stormwater Standards adopted by the City in 2015
and any subsequent amendment(s).

Developer shall provide a PDF copy of the Project’s Geotechnical Report
signed and stamped by a Registered Geotechnical Engineer. The
technical report must include relevant information related to soil types
and characteristics, soil bearing capacity, compaction recommendations,
retaining wall recommendations, if necessary, paving recommendations,
paving calculations such as gravel factors, gravel equivalence, etc.,
slope recommendations, and elevation of the highest observed
groundwater level.


mailto:stephanie.hiestand@cityoftracy.org
mailto:stephanie.hiestand@cityoftracy.org

City of Tracy — Development Review Permit Exhibit “1”
Conditions of Approval Page 7
Application Number D22-0039

Approved December 14, 2022

Amended June 20, 2023

C.4.10

C.4.11

C.4.12

Minor Retaining — Developer shall use reinforced or engineered masonry
blocks for retaining soil at property lines when the grade differential
among the in-tract lots exceeds twelve (12) inches. Developer will
include construction details of these minor retaining walls with the on-site
Grading and Drainage Plan. Developer may use slopes among the lots
to address the grade differential but said slope shall not exceed a slope
gradient of 3 (horizontal) to 1 (vertical) unless a California licensed
geotechnical engineer signs and stamps a geotechnical report letter that
supports a steeper slope gradient. Slope easements may be required
and will be subject to approval by the City Engineer.

Minor Retaining along Project Perimeter — Developer shall use
reinforced or engineered masonry blocks for retaining soil along the
Project boundary and adjacent property(s) when the grade differential
exceeds 12-inches. Developer will include construction details for these
minor retaining walls with the on-site Grading and Drainage Plan.
Developer may use slopes to address the grade differential but said
slope shall not exceed a slope gradient of 3 (horizontal) to 1 (vertical).
Slope easements may be subject to approval by the City Engineer and if
adjacent and affected property(s) owner(s) grants said easements.

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

Slope easements will be recorded, prior to the issuance of the Grading

Permit. The Developer shall be responsible to obtain and record slope

easement(s) on private properties, where it is needed to protect private
improvements constructed within and outside the Project, and a copy of
the recorded easement document must be provided to the City, prior to

the issuance of the Grading Permit.

Walls - Developer shall show proposed retaining walls and masonry
walls on the on-site Grading and Drainage Plan. The Developer is
required to submit improvement plans, construction details, and
structural calculations for retaining walls and masonry walls to Building
and Safety. Retaining wall and masonry wall design parameters will be
included in the geotechnical report.

Developer shall provide a copy of the approved Incidental Take
Minimization Measures (ITMM) habitat survey [San Joaquin County
Multi-Species Habitat Conservation & Open Space Plan (SIMSCP)] from
San Joaquin Council of Governments (SJCOG).

Developer shall provide a copy of the approved Air Impact Assessment
(AIA) with an Indirect Source Review (ISR) from San Joaquin Valley Air
Pollution Control District (SJIVAPCD).
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C.4.13 Developer shall abandon or remove all existing irrigation structures,
channels and pipes, if any, as directed by the City after coordination with
the irrigation district, if the facilities are no longer required for irrigation
purposes. If irrigation facilities including tile drains, if any, are required to
remain to serve existing adjacent agricultural uses, the Developer will
design, coordinate and construct required modifications to the facilities to
the satisfaction of the affected agency and the City. Written permission
from irrigation district or affected owner(s) will be required to be
submitted to the City prior to the issuance of the Grading Permit. The
cost of relocating and/or removing irrigation facilities and/or tile drains is
the sole responsibility of the Developer.

C.4.14 Developer shall underground existing overhead utilities such as electric,
TV cable, telephone, and others. Each dry utility shall be installed at the
location approved by the respective owner(s) of dry utility and the
Developer shall coordinate such activities with each utility owner. All
costs associated with the undergrounding shall be the sole responsibility
of the Developer and no reimbursement will be due from the City.
Developer shall submit undergrounding plans. Exempt from this
condition are high voltage power lines, if any. Referenced and
incorporated herein are Title 11 and Title 12 of the Tracy Municipal
Code.

C.4.15 If at any point during grading that the Developer, its contractor, its
engineers, and their respective officials, employees, subcontractor,
and/or subconsultant exposes/encounters/uncovers any potential
archeological, historical, or other paleontological findings, the Developer
shall address the findings as required per the General Plan Cultural
Resource Policy and General Plan Environmental Impact Report; and
subsequent Cultural Resource Policy or mitigation in any applicable
environmental document.

C.5. Improvement Agreement(s)

All construction activity involving public improvements will require a fully
executed improvement agreement (Off-site, Subdivision, and/or Inspection).
Any construction activity involving public improvements without a fully
executed improvement agreement is prohibited. All public improvements
shall be performed and completed in accordance with the recommendation(s)
of the Project’s Registered Civil Engineer. Prior to the consideration of City
Council’s approval of said improvement agreement, the Developer shall
provide all documents related to said improvements required by the
applicable City Regulations and these Conditions of Approval, to the
satisfaction of the City Engineer, including, but not limited to, the following:

C.5.1. Off-site and/or Public Infrastructure Improvement Plans prepared on
a twenty-four (24) inch x thirty-six (36) inch size four (4) millimeter
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thick mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the City’s
Design Documents as defined in Title 12 of the Tracy Municipal
Code. Developer shall use the latest title block and, if necessary,
contain a signature block for the Fire Marshal. Improvement Plans
shall be prepared under the supervision of, and stamped and signed
by a Registered Civil, Traffic, Electrical, Mechanical Engineer, and
Registered Landscape Architect for the relevant work. Developer
shall obtain all applicable signatures by City departments and outside
agencies (where applicable) on the mylars including signatures by
Fire Marshal to submitting the mylars to Engineering Division for City
Engineer’s signature. The improvement plans shall be prepared to
specifically include, but not be limited to, the following items:

C.5.1.a. All existing and proposed utilities such as domestic water
line, irrigation service, fire service line, storm drain, and
sanitary sewer, including the size and location of the pipes.

C.5.1.b. All supporting engineering calculations, materials
information or technical specifications, cost estimate, and
technical reports. All improvement plans shall contain a
note stating that the Developer (or Contractor) will be
responsible to preserve and protect all existing survey
monuments and other survey markers such as
benchmarks.

C.5.1.c. A PDF copy of the Project’s approved Geotechnical/Soils
Report that was prepared for the grading permit submittal.

C.5.1.d. Storm Water - The Project’s on-site storm water drainage
connection to CST’s wastewater treatment system shall be
approved by the City Engineer. Drainage calculations for
the sizing of the on-site storm drainage system.
Improvement Plans to be submitted with the hydrology and
storm water.

Storm drainage release point is a location at the boundary
of the Project adjacent public right-of-way where storm
water leaves the Property, in a storm event and that the
Property’s on-site storm drainage system fails to function or
it is clogged. Site grading shall be designed such that the
Project’s storm drainage overland release point will be
directly to an adjacent public right-of-way with a functional
storm drainage system and the existing storm drainage line
has adequate capacity to drain storm water from the
Property. The storm drainage release point is
recommended to be at least 0.70-feet lower than the
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C.5.1.e.

C.5.1.1.

building finish floor elevation and shall be designed and
improved to the satisfaction of the City Engineer.

The Project’s permanent storm drainage connection(s) shall
be designed and constructed in accordance with City
Regulations. The design of the permanent storm drainage
connection shall be shown on the Grading and Drainage
Plans with calculations for the sizing of the storm drain
pipe(s), and shall comply with the applicable requirements
of the City’s storm water regulations adopted by the City
Council in 2012 and any subsequent amendments.

Developer and its heirs shall be responsible for repairing
and maintaining the on-site storm water system and
treatment basin at the Developer’s (and heirs’) sole cost
and expense.

Sanitary Sewer—lt-is-the-Developer’sresponsibility-to
osi I he Proiect :

sahitary-sewer-technicalmemorandum-—Developer has
confirmed in writing that it will utilize an existing, permitted
septic system located on the same legal parcel controlled
by Combined Solar Technologies, through a binding
contract with Combined Solar Technologies. With that
written confirmation, Developer shall not be required, at this
time, to design and construct the Project’s permanent on-
site sanitary sewer. Developer understands and agrees
that this exemption will terminate should Developer’s rights
to the existing septic system change and/or should such
system be abandoned or lose its permitting by the San
Joaquin County Health Department.

Water Distribution - Developer shall design and construct
domestic and irrigation water service that comply with the
City Regulations. Water line sizing, layout and looping
requirements for this Project shall comply with City
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Regulations. During the construction of the Project, the
Developer is responsible for providing water infrastructure
(temporary or permanent) capable of delivering adequate
fire flows and pressure appropriate to the various stages of
construction and as approved by the Fire Marshal.

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

The Project’s water service connections shall use a
remote-read (radio-read) master water meter (the water
meter to be located within City's right-of-way) and a
Reduced Pressure Type back-flow protection device in
accordance with City Regulations. The domestic and
irrigation water service connection(s) must be completed
before the inspection of the building. The location of the
meters shall be approved by the City Engineer.

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

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

All costs associated with the installation of the Project’s water
connection(s) including the cost of removing and replacing
asphalt concrete pavement, pavement marking and striping
such as crosswalk lines and lane line markings on existing
street or parking area(s) that may be disturbed with the
installation of the permanent water connection(s), or domestic
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C.5.1.¢0.

water service, and other improvements shall be paid by the
Developer.

Fire Service Line — Location and construction details of fire
service line including fire hydrant(s) that are to serve the
Project shall be approved by the Fire Marshal. Prior to the
approval of the Improvement Plans by the City Engineer,
the Developer shall obtain written approval from the Fire
Marshal, for the design, location and construction details
of the fire service connection to the Project, and for the
location and spacing of fire hydrants that are to be
installed or planned to serve the Project.

Streets — The Developer shall have frontage improvements.
All streets and utilities improvements within City right-of-way
shall be designed and constructed in accordance with City
Regulations, and City’s Design Standards including the
City’s Facilities Master Plan for storm drainage, roadways,
wastewater, and water as adopted, amended, and updated
by the City, or as otherwise specifically approved by the
City. The Developer shall construct frontage improvements
as described below.

Arbor Road

Per the adopted 2012 Transportation Master Plan, Arbor
Road is planned to be a 74-feet wide two-lane arterial road.
Developer shall construct portland cement concrete curb,
gutter, and sidewalk; construct landscaping and its
automatic irrigation system; fire hydrants; and streetlights
along the Project’s frontage.

Along the Project frontage, Developer shall landscape and
irrigate the existing parkways per current adopted City
landscape standards. Landscape and irrigation plans shall
be prepared on a 24-inch x 36-inch size 4-millimeter thick
mylar that incorporate all requirements described in the
documents described in these Conditions of Approval, the
City’s Design Documents as defined in Title 12 of the Tracy
Municipal Code. Developer shall use the latest title block.
Said landscape and irrigation plan shall be prepared by a
California licensed landscape architect. Developer can
either protect-in-place the existing sidewalk and repair any
cracked, settled, and/or damaged sidewalk or remove and
replace the sidewalk so long as the replacement sidewalk is
similar to the current sidewalk, i.e. similar width, meanders,
etc.
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C.5.2.

C.5.38.

C.5.4.

Joint Trench Plans and Composite Utility Plans, prepared on a twenty-
four (24) inch x thirty-six (36) inch size four (4) millimeter thick mylar
for the installation of dry utilities such as electric, gas, TV cable,
telephone, and others that will be located within the twenty-four (24)
feet wide to forty-six (46) feet wide [the width varies) PUE to be
installed to serve the Project. All private utility services to serve
Project must be installed underground or relocated to be
underground, and to be installed at the location approved by the
respective owner(s) of the utilities from the street or an existing or
proposed utility easement to the building(s). If necessary, the
Developer shall dedicate twenty-two (22) feet wide PUE for access to
these new utilities for re-installation, replacement, repair, and
maintenance work to be performed by the respective utility owner(s) in
the future.

Signed and stamped Engineer’s Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement
Plans. The cost estimate shall show the cost of designing the public
improvements.

Payment of applicable fees required by these Conditions of Approval
and City Regulations, including but not limited to, plan checking,
grading and encroachment permits and agreement processing,
construction inspection, and testing fees. The engineering review fees
will be calculated based on the fee rate adopted by the City Council
on September 2, 2014, per Resolution 2014-141 and on May 16,
2017, per Resolution 2017-098. Developer shall submit payment in
the form of a check for the aforementioned fees.

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

Access and Traffic Circulation to Existing Businesses/Residents -
Developer shall take all steps necessary to plan and construct site
improvements such that construction operations do not impact safety
and access (including emergency vehicles) to the existing businesses
and residents throughout the duration of construction. Developer
shall coordinate with the owners and cooperate to minimize impacts
on existing businesses. All costs of measures needed to provide safe
and functional access shall be borne by the Developer.
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C.6.

C.5.5.

C.5.6

C.5.7

No street trench shall be left open, uncovered, and/or unprotected
during night hours and when the Developer’s contractor is not
performing construction activities. Appropriate signs and barricades
shall be installed on the street and on all trenches during such times.
If the Developer or its contractor elects to use steel plates to cover
street trenches, said steel plates will be skid-resistance, and shall be
ramped on all sides. Ramps will be a minimum two-foot wide and will
run the entire length of each side.

If at any point during utility installation or construction in general that
the Developer, its contractor, its engineers, and their respective
officials, employees, subcontractor, and/or subconsultant
exposes/encounters/uncovers any archeological, historical, or other
paleontological findings, the Developer shall address the findings as
required per the General Plan Cultural Resource Policy and General
Plan EIR; and subsequent Cultural Resource Policy or mitigation in
any applicable environmental document.

Improvement Security - Developer shall provide improvement security
for all public facilities, as required by the Improvement Agreement.
The form of the improvement security may be a bond, or other form in
accordance with the Government Code, and the TMC. The amount of
the improvement security shall be in accordance with Title 12 of the
TMC.

Insurance — Developer shall provide written evidence of insurance
coverage that meets the terms of the Improvement Agreement.

Building Permit

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

C.6.1

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

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

C.7.1

C.7.2

C.7.3

C.74

C.7.5

C.7.6

C.7.7

C.7.8

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

Developer submitted the Storm water Treatment Facilities
Maintenance Agreement (STFMA) to the Utilities Department.

Developer has satisfactory completed construction of all
required/conditioned improvements. Unless specifically provided in
these Conditions of Approval, or some other applicable City
Regulations, the Developer shall use diligent and good faith efforts in
taking all actions necessary to construct all public facilities required to
serve the Project, and the Developer shall bear all costs related to
construction of the public facilities (including all costs of design,
construction, construction management, plan check, inspection, land
acquisition, program implementation, and contingency).

Certified “As-Built” Improvement Plans (or Record Drawings). Upon
completion of the construction by the Developer, the City, at its sole
discretion, temporarily release the original mylars of the Improvement
Plans to the Developer so that the Developer will be able to document
revisions to show the "As-Built" configuration of all improvements.

Developer shall be responsible for any repairs or reconstruction of
street pavement, curb, gutter and sidewalk and other public
improvements along the frontage of the Project, if determined by the
City Engineer to be in poor condition or damaged by construction
activities related to the Project.

Developer has completed the ninety (90) day public landscaping
maintenance period.

Per Section 21107.5 of the California Vehicle Code, Developer shall
install signs at all entrance(s) of the Project stating that the streets are
privately owned and maintained and are not subject to the public
traffic regulations or control. Said signs must be conspicuously
placed, plainly visible, and legible during daylight hours from a
distance of one hundred (100) feet, if applicable.

Survey Monuments — Any altered, damaged, or destroyed survey
monuments and/or benchmarks shall be re-established. Developer
shall submit centerline tie sheets or a record of survey for the
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following: new public streets; re-established survey monuments,
and/or benchmarks. [f 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.

C.8 Special Conditions

C.8.1

C.8.2

C.8.3

C.84

C.8.5

When street cuts are made for the installation of utilities, the
Developer shall conform to Section 3.14 of the 2020 Design
Standards and is required install a two (2) inch thick asphalt concrete
(AC) overlay with reinforcing fabric at least twenty-five (25) feet from
all sides of each utility trench. A two (2) inch deep grind on the
existing AC pavement will be required where the AC overlay will be
applied and shall be uniform thickness in order to maintain current
pavement grades, cross and longitudinal slopes. This pavement repair
requirement is when cuts/trenches are perpendicular and parallel to
the street’s direction.

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

Prior to the release of the Building Permit, if water is required for the
Project, the Developer shall obtain an account for the water service
and register the water meter with the Finance Department. Developer
shall pay all fees associated with obtaining the account number for the
water service.

Bri |  the Cortif O T hal

two-pareels—RESERVED

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

Contact: Stephanie Hiestand (209) 831-4333 stephanie.hiestand@cityoftracy.org

D.1.

D.2.

D.3.

D.4.

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

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

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

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

D.4.1. Develop and submit electronically and by hard copy, a Landscape
Document Package (LDP) that identifies the methods to be employed to
reduce water usage through proper landscape design, installation and
maintenance. This LDP shall consist of:

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

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

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

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

v. Anirrigation design plan with schedule; and

vi. A grading design plan.

D.4.2. Per State Water Resources Control Board on May 24, 2022, all
Commercial, Industrial, and Institutional facilities are prohibited from using
potable water to irrigate non-functional turf. Non-functional turf is defined
as a ground cover surface of mowed grass that is ornamental and not
otherwise used for recreational purposes. Please submit your final
landscape plan in conformance with these new regulations.
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D.4.3. A Certificate of Completion must be completed, signed, and submitted to
the Utilities Department prior to Final approval for Occupancy.

E. Development Services Department, Building Division Conditions

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

E.1.  Prior to commencement of construction, applicant shall submit to the Building
Safety Division appropriate documents (Firm/Firmette) and associated
construction documents in conformance with all local, state and federal laws and
regulations for construction in flood zones per FEMA, CA DWR, TMC 9.52, and
CBC.

E.2.  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.

E.3. Prior to commencement of construction, applicant shall submit to the Building
Safety Division floor plans, state approval, and foundation system plans and
supporting documents for the office trailer conforming to Health and Safety Code
18551, 18030, and 18028.

E.4. Prior to commencement of 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. Note: Beginning January 1, 2023, all new
building permit applications will be required to conform to 2022 California
Building Standards Code.

E.5. Prior to commencement of construction, applicant shall submit to the Building
Safety Division a report identifying the maximum expected quantities of
hazardous materials per CBC 414 and 307.

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

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

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

F.1.1. Construction documents shall be designed to the current edition of the
California Code of Regulations, Title 24, as amended by the City of Tracy
Municipal Code.
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F.1.2. Deferred submittals shall be listed on the coversheet of each page. Each
deferred submittal shall be submitted, reviewed and approved by
SSJCFA prior to installation.

F.1.3. Fire protection water supply must be submitted separately from
construction permit. All piping and installation shall be in accordance with
CFC §507 & NFPA standards. Approval of grading and/or on-site
improvements does not grant installation of underground fire service.

F.1.4. Fire sprinklers shall be designed by a licensed fire protection contractor or
engineer. Hydraulic calculations, specifications and plans shall be
submitted prior to issuance of building permit.

F.1.5. A request for fire flow shall be submitted to the South San Joaquin
County Fire Authority and results shall be approved by the Fire Marshal
prior to construction. Fire flow requirements shall be in accordance with
CFC Appendix B.

F.1.6. Fire department connections shall be installed in accordance with CFC
§912 and NFPA standards. A hydrant shall be placed within 100’ of the
FDC, in accordance with NFPA 14 §6.4.5.4. FDC locations shall be
approved by the fire code official prior to issuance of construction permit.

F.1.7. Fire control room locations shall be approved the fire code official prior to
the issuance of construction permit.

F.2.  Prior to construction, all-weather fire apparatus access roads shall be installed.
Fire apparatus access roads during construction shall have a minimum 20’
unobstructed width in accordance with CFC §503.

F.3.  All hydrants shall be installed, inspected and tested prior to bringing combustible
materials onsite, including storage.

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