
 

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

During the upcoming Director Public Hearing meeting, public comment will be accepted via the 
options listed below.  All interested persons are invited to participate by: 

• joining the meeting via Microsoft Teams by:
 viewing the Public Hearing Login information at

https://www.cityoftracy.org/government/public-notices; or
 visiting the Microsoft Teams website at https://www.microsoft.com/microsoft-

teams/join-a-meeting and using the following Meeting ID: 281 913 865 428 and 
Passcode: reUMGN; or

 calling the Microsoft Teams teleconference line at (209) 425-4338 Conference ID: 
236 148 097# to submit statements orally during the meeting; or

• submitting comments in writing before the meeting by sending written statements to 
publiccomment@cityoftracy.org.

MEETING AGENDA 

CALL TO ORDER 

1. PUBLIC HEARING TO CONSIDER (1) APPROVING A DEVELOPMENT REVIEW
PERMIT, APPLICATION NUMBER D24-0012, FOR THE INSTALLATION OF THREE
COMPRESSED NATURAL GAS (CNG) DISPENSERS, THE CONSTRUCTION OF AN
EQUIPMENT ENCLOSURE AND RELATED SITE IMPROVEMENTS ON A 3.95-ACRE
SITE LOCATED AT 3940 N. TRACY BOULEVARD, ASSESSOR’S PARCEL NUMBER
212-200-04; AND (2) DETERMINE THAT THIS PROJECT IS CATEGORICALLY
EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT PURSUANT
TO CEQA GUIDELINES SECTION 15311, PERTAINING TO THE CONSTRUCTION
OF MINOR STRUCTURES ACCESSORY TO EXISTING COMMERCIAL FACILITIES.
THE APPLICANT IS ROBERT PICARD, AND THE PROPERTY OWNER IS H&S
ENERGY LLC.

2. PUBLIC HEARING TO CONSIDER (1) APPROVING THE DEVELOPMENT REVIEW
PERMIT, APPLICATION NUMBER D24-0016, FOR THE CONSTRUCTION OF A 4,868
SQ FT MARKET/DELI BUILDING WITH ASSOCIATED PARKING LOT,
LANDSCAPING AND OTHER SITE IMPROVEMENTS ON A 0.50-ACRE SITE
LOCATED AT 1450 W. 11TH STREET, APN 234-050-03 AND 04; AND (2)
DETERMINING THAT THIS PROJECT IS CATEGORICALLY EXEMPT FROM THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT PURSUANT TO CEQA GUIDELINES
SECTION 15332.  THE APPLICANT IS DAN SCHACK AND THE PROPERTY OWNER
IS VIRGILIO AND ELEANOR ESCOBAR.

ADJOURNMENT 

Posted:  September 19, 2024 

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR PUBLIC HEARING 
MEETING AGENDA 

Tuesday, September 24, 2024, 4:00 P.M. 

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

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


 

DIRECTOR HEARING STAFF REPORT 
 

Item No. 1 
 

 

DATE September 24, 2024 

TITLE Three CNG Dispenser Installation and Equipment Enclosure 
Addition at Chevron 
 

LOCATION 3940 N. Tracy Boulevard (APN 212-200-04) 

APPLICATION TYPE Development Review Permit (D24-0012) 

CEQA STATUS Categorically Exempt CEQA Guidelines Section 15311 

PROJECT PLANNER Martin E. Vargas 
(209) 831-6438 
martin.e.vargas@cityoftracy.org  

 

RECOMMENDATION 

Staff recommends that the Community and Economic Development Director (1) approve the 
Development Review Permit, Application Number D24-0012, for the installation of three 
compressed natural gas (CNG) dispensers, the construction of an equipment enclosure and 
related site improvements on a 3.95-acre site located at 3940 N. Tracy Boulevard, Assessor’s 
Parcel Number 212-200-04; and (2) determine that this project is categorically exempt from the 
California Environmental Quality Act pursuant to CEQA Guidelines Section 15311, pertaining to 
the construction of minor structures accessory to existing commercial facilities. 

PROJECT DESCRIPTION 

The proposed project site is 3.95-acres located at 3940 N. Tracy Boulevard, the northeast corner 
of N. Tracy Boulevard and W. Larch Road (Attachment A: Location Map).  The existing site 
improvements include two fueling stations (one for automobiles and one for trucks), a truck wash, 
gas and diesel tank enclosure, a convenience store building, and a quick serve restaurant with a 
drive thru.  The site is designated Commercial in the General Plan and zoned Highway Service 
(HS) in the Tracy Municipal Code (TMC), which conditionally permits truck stop uses, including 
fueling, servicing, restaurants, and related uses.  A Conditional Use Permit (CUP) was previously 
granted for the truck stop use on September 8, 1997 (22-96-CUP). 

The proposed project includes the installation of three CNG dispensers at an existing Chevron 
fuel station for trucks.  The existing truck fuel station is located north of the convenience store and 
drive-thru restaurant building and has eight diesel dispensers that are located under an existing 
Chevron canopy.  The three CNG dispensers will be installed adjacent to three existing diesel fuel 
dispensers.  The CNG dispensers are proposed to be approximately 8 feet height, 4 feet in length, 
and 2 feet in width.  The exterior design of the CNG dispensers will be in a white, blue, and green 
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color which can be viewed on sheet CA1 of the plan set (Attachment B: Plan Set). There will be 
two bollards installed adjacent to each CNG dispenser which is a total of six bollards, and they 
will be painted white color which is consistent with the existing bollards on site. 

Northeast to the existing Chevron canopy, a 2,797 square foot CNG equipment enclosure will be 
constructed over four existing truck parking spaces.  The enclosure will store CNG equipment 
which includes CNG storage vessels, CNG compressors, electrical panels, electrical switches, 
electrical MSB and an air compressor.  The enclosure is proposed to be 12 feet in height, 74 feet 
8 inches in length, and 41 feet 4 inches in width.  The enclosure will have a cement plaster (stucco) 
finish and painted in a beige color with tan detailing and tile roofing so that it is consistent with the 
buildings on site.  In addition, there will be eight trellis’ proposed on the walls of the enclosure that 
will be utilized for landscaping and architectural detail.  Each trellis is proposed to be 6 feet 9 
inches in length and 6 feet 9 inches in width and will be painted in a black color.  In addition, there 
will be nineteen bollards installed that will surround the enclosure and will be painted in a white 
color so that it is consistent with the existing bollards on site.  The equipment enclosure and the 
twenty-two bollards that surround it will be screened with trees, shrubs, and vines so that they are 
not visible from public view.  Adjacent to the equipment enclosure, there will be one maintenance 
vehicle stall that will be labeled and striped for identification purposes.  Additionally, there will be 
one above-ground Master Set Assembly (gas meter) that will be adjacent to the equipment 
enclosure that will have sixteen bollards painted in a white color so that it is consistent with the 
existing bollards on site and will be screened with trees and shrubs so that they are not visible 
from public view. 

Other improvements proposed with the project include replacing three trees that were removed 
due to the construction of the enclosure and surrounding site improvements.  The three trees will 
be replaced in existing planters in the truck stop parking lot that is adjacent to the equipment 
enclosure and Chevron canopy.  Additionally, near the east property line along N. Tracy 
Boulevard, six additional trees will be planted in existing tree wells located on City sidewalk.  The 
six trees will be planted due to existing trees either missing and/or dead.  Lastly, two new 
wayfinding CNG directional signs will be installed at the entrance of the truck fuel station to help 
guide drivers to the three CNG dispensers located under the truck canopy.  No other changes to 
the site are proposed with this project. 

California Environmental Quality Act Requirements 

The proposed project is Categorically Exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15311, pertaining to the construction of minor 
structures accessory to existing commercial facilities.  No further environmental assessment is 
necessary. 
 

ATTACHMENTS 

A – Location Map 
B – Plan Set 
C – Community and Economic Development Director Determination 

Exhibit 1 – Conditions of Approval 



 

 

3940 N Tracy Blvd. 

(APN 209-450-50) 

ATTACHMENT A 
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REAL PROPERTY IN THE CITY OF TRACY, COUNTY OF SAN JOAQUIN, STATE OF CALIFORNIA, DESCRIBED AS FOLLOWS: THE WEST ONE-HALF OF LOT 8, IN BLOCK 8, OF TRACY GARDEN FARMS, IN THE CITY OF TRACY, ACCORDING TO THE OFFICIAL MAP THEREOF FILED FOR RECORD IN VOLUME 8 OF MAPS AND PLATS, PAGE 1, SAN JOAQUIN COUNTY RECORDS. EXCEPTING THEREFROM THAT PORTION THEREOF CONVEYED TO THE CITY OF TRACY BY DEED RECORDED APRIL 1, 1976 IN VOLUME 4104 OF OFFICIAL RECORDS, PAGE 387, INSTRUMENT NO. 15847. ALSO EXCEPTING THEREFROM THAT PORTION OF SAID LAND AS CONVEYED TO THE CITY OF TRACY, A MUNICIPAL CORPORATION, BY GRANT DEED RECORDED JULY 2, 1998, RECORDER'S INSTRUMENT NO. 98-76889, SAN JOAQUIN COUNTY RECORDS. APN: 212-200-040-000

AutoCAD SHX Text
TO: FIRST AMERICAN TITLE INSURANCE COMPANY.  FIRST AMERICAN TITLE INSURANCE COMPANY.  .  THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN ACCORDANCE WITH THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS: 2,3,4,5,8,9,11,14,16 OF TABLE A THEREOF.  THE FIELDWORK WAS COMPLETED ON 3/28/2024.                             DATE: 4/1/2024 BY: BRETT CHAPPELL, PLS 7547
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 CITY OF TRACY 
DETERMINATION OF 

THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR 
 

Application Number D24-0012 
 

A determination of the Community and Economic Development Director (1) approving a Development 
Review Permit, Application Number D24-0012, for the installation of three compressed natural gas 
(CNG) dispensers, the construction of an equipment enclosure and related site improvements on a 
3.95-acre site located at 3940 N. Tracy Boulevard, Assessor’s Parcel Number 212-200-04; and (2) 
determine that this project is categorically exempt from the California Environmental Quality Act 
pursuant to CEQA Guidelines Section 15311, pertaining to the construction of minor structures 
accessory to existing commercial facilities. The applicant is Robert Picard, and the property owner is 
H&S Energy LLC. 
 
Staff has reviewed the application and determined that the following City regulations apply: 
 

1.  Highway Service (HS) Zone  
2.  Off-Street Parking Requirements (TMC Sec 10.08.3440, Article 26) 
3.  Development Review (TMC Sec 10.08.3920, Article 30) 
4.  City Design, Goals and Standards 

 
The Community and Economic Development Department has determined that the project is 
categorically exempt from the California Environmental Act pursuant to CEQA Guidelines Section 
15311 pertaining to the construction of minor structures accessory to existing commercial facilities.  
No further environmental assessment is required. 
 
THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR, AFTER CONSIDERING ALL OF 
THE EVIDENCE PRESENTED, HEREBY APPROVES DEVELOPMENT REVIEW PERMIT 
APPLICATION NUMBER D24-0012, SUBJECT TO THE CONDITIONS OF APPROVAL CONTAINED 
IN EXHIBIT 1 AND BASED ON THE FOLLOWING FINDINGS: 

 
1. The proposal increases the quality of the project site and enhances the property in a manner 

that therefore improves the property, in relation to the surrounding area and the citizens of 
Tracy because the proposed installation of three CNG dispensers and equipment enclosure 
will enhance the existing architecture and the improvements that are compatible with the 
architectural character of the commercial buildings on the project site, such as the two existing 
fueling stations, the gas and diesel tank enclosure, the truck wash, and the convenience store 
with a drive-thru restaurant. 

 
2. The proposal conforms to the Highway Service (HS) Zone, the City of Tracy General Plan, the 

Citywide Design Goals and Standards, and other City regulations.  The proposed installation 
of three CNG dispensers will enhance a sustainable environment by reducing emissions and 
harmful pollutants.  The equipment enclosure will provide complimentary level of detailing and 
high-quality materials such as cement plaster (stucco) walls, tile roofing, and trellis additions 
on all sides for landscaping purposes which will create visual interest and establish a sense of 
cohesion on the project site.  In addition, the project proposal includes replacing all missing 
and/or dead trees in existing tree wells that are currently empty. 

 
 
 
______________________________________      _____________________ 
Forrest Ebbs                                                            Date of Action 
Community and Economic Development Director 



  Exhibit 1 

CITY OF TRACY 
COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT 

CONDITIONS OF APPROVAL 
 

Three CNG Dispenser Installation and Equipment Enclosure at Chevron 
Development Review Permit, Application Number D24-0012 

September 24, 2024 
 

A. General Provisions and Definitions 
 

A.1. General.  These Conditions of Approval apply to: 
   

The Project: A Development Review Permit for the installation of three compressed natural 
gas (CNG) dispensers, the construction of an equipment enclosure and related 
site improvements. 

 
The Property: The three CNG dispenser installation and equipment enclosure project at 

Chevron is located on an approximately 3.95-acre site, located at 3940 N. Tracy 
Boulevard (APN 212-200-04). 

 
A.2. Definitions. 

  
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 Community and Economic 
Development Director, or the City Engineer to perform the duties set forth herein. 

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

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

 
d. “Community and Economic Development Director” means the Community and Economic 

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

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

located at the Property, Application Number D24-0012.  The Conditions of Approval shall 
specifically include all conditions set forth herein. 

 
f. “Developer” means any person, or other legal entity, who applies to the City to divide or 

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

  
A.3. Compliance with submitted plans. Except as otherwise modified herein, the project shall be 

constructed in substantial compliance with the project plans received by the Community and 
Economic Development Department on May 21, 2024, to the satisfaction of the Community and 
Economic Development Director. 
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A.4. Payment of applicable fees.  The applicant shall pay all applicable fees for the project, including, 
but not limited to, development impact fees, building permit fees, plan check fees, grading 
permit fees, encroachment permit fees, inspection fees, school fees, or any other City or other 
agency fees or deposits that may be applicable to the project. 

 
A.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: 
 

• The Planning and Zoning Law (Government Code Sections 65000, et seq.), 
• the California Environmental Quality Act (Public Resources Code Sections 21000, et 

seq., “CEQA”), 
• the Guidelines for California Environmental Quality Act (California Administrative Code, 

Title 14, Sections 1500, et seq., “CEQA Guidelines”), 
• California Building Code, and 
• California Fire Code 

   
A.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 the City’s Design Goals and Standards. 

 
A.7. Pursuant to Government Code section 66020, including section 66020(d)(1), the City hereby 

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

 
B. Community and Economic Development Department, Planning Division Conditions 
 

B.1. Landscaping & Irrigation.  Before the approval of a building permit, the applicant shall provide 
detailed landscape and irrigation plans consistent with the following to the satisfaction of the 
Community and Economic Development Director: 

  
B.1.1. Said plans shall demonstrate compliance with the City of Tracy Design Goals & 

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

 
B.1.2. Where trees are planted ten feet or less from a sidewalk or curb, root barriers 

dimensioned 8 feet long by 24 inches deep shall be provided adjacent to such sidewalk 
and curb, centered on the tree. 

 
B.1.3. Landscape & Irrigation Maintenance.  Prior to the issuance of a building permit for each 

phase, the Developer shall execute a two-year landscape and irrigation maintenance 
agreement and submit financial security, such as a performance bond, to ensure the 
success of all on-site landscaping for the term of the agreement.  The security amount 
shall be equal to $2.50 per square foot of the landscaped area or equal to the actual 
labor and material installation cost of all on-site landscaping and irrigation for that phase. 
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B.2. Screening Utilities and Equipment. Before the approval of a building permit, the applicant shall 

submit detailed plans that demonstrate the following: 
 

B.2.1. All vents, gutters, downspouts, flashing, and electrical conduits shall be internal to the 
structures and bollards and other wall-mounted or building-attached utilities shall be 
painted to match the color of the adjacent surfaces or otherwise designed in harmony 
with the building exterior to the satisfaction of the Community and Economic 
Development Director. 

 
B.2.2. No roof mounted equipment, including, but not limited to, HVAC units, vents, fans, 

antennas, sky lights and dishes, whether proposed as part of this application, potential 
future equipment, or any portion thereof, shall be visible from any public right-of-way to 
the satisfaction of the Community and Economic Development Director.  Plans to 
demonstrate such compliance shall be submitted to the City prior to the issuance of a 
building permit. 

 
B.3. Signs.  No business identification signs are approved with this development review permit. All 

business identification signs shall obtain a sign permit in accordance with the Tracy Municipal 
Code. 

 
B.4. All bollards on-site shall be located and consistent with the approved plans and painted to 

match the existing building, unless stated otherwise by federal or state regulations. 
 

C. Community and Economic Development Department, Building Division Conditions 
 

C.1. Prior to the commencement of construction, applicant shall submit construction plans and 
supporting documents to the Building Safety Division for the building conforming to Title 24 
California Code of Regulations and the Tracy Municipal Code that are current at the time of the 
submittal. 

 
C.2. Prior to the construction of onsite improvements, including, but not limited to, walks, sidewalks, 

utilities, signs, lights, retaining walls, sound walls, underground vaults, transformers, 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. 

 
C.3. Prior to the submittal of a Building Permit application to the Building Safety Division, applicant 

shall ensure the design complies with the California Plumbing Code, California Mechanical 
Code, and California Electrical Code as applicable in conformance with California Building Code 
Section 406. 

 
D. Engineering Division Conditions 
 

D.1. Grading Permit.  Prior to Grading Permit release, the Developer shall provide all documents 
 related to said Grading Permit required by City requirements and these Conditions of Approval, 
 to the satisfaction of the City Engineer, including, but not limited to, the following: 
  
 D.1.1. All grading work (on-site and off-site) shall require a grading plan and a City grading  

 permit. The Developer will complete all requirements set forth by in this section. 
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 D.1.2. Prior to grading permit release, Developer shall prepare grading and drainage plans for  
 all required earthmoving and drainage to serve the Project (on-site and off-site) including 
  

   
  grading details, grading quantities, and retaining walls design (Grading Plans). The said 

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

 
 D.1.3. Prior to grading permit release, Developer shall prepare Grading Plans that are stamped 

 and prepared under the supervision of a California registered Civil Engineer (CA-CE).  
 Grading Plans shall be prepared on a 24-inch x 36-inch size 20-pound bond white paper  
 and shall use the City’s Title Block. 

 
 D.1.4. Prior to grading permit release, Developer shall prepare Grading Plans in substantial  

 conformance all site building, parking, utility, grading, and other site improvements  
 identified on submitted site improvements drawing package for D22-0012 Chevron  
 Compressed Natural Gas (CNG) dispenser is, located at 3940 N. Tracy Blvd, Tracy CA  
 95376 submitted March 12,2024. 

 
 D.1.5. Prior to grading permit release, the Developer shall provide a PDF copy of the Project’s  

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

 
 D.1.6. Prior to grading permit release, Developer shall depict in the Grading Plans to use  

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

 
 D.1.7. 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) vertical feet, and  
 subject to approval by the City Engineer. 

 
 D.1.8. Prior to grading permit release, the Developer shall depict the proposed retaining walls  

 and masonry walls to be shown on the Grading Plans. The Developer is required to  
 submit construction footing details, structural calculations, masonry walls details of all  
 retaining wall design to Building Safety for review and approval. Retaining wall and  
 masonry wall design parameters will be included in the geotechnical report and   
 submitted to the city building for review. 
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 D.1.9. Prior to grading permit release, Developer shall provide a copy of the approved building  
 permit from Building Safety for all retaining walls depicted on the Grading Plans. 

 
 
 
 
 D.1.10. Prior to grading permit release, the Developer shall obtain all applicable signatures by  

 Project’s CA-GE, City departments, Fire Marshal, and outside agencies (where   
  

  applicable) on the Grading Plans prior to submitting the Grading Plans to Engineering for 
 City Engineer’s signature. 

 
 D.1.11. Prior to grading permit release, the Developer shall depict on the Grading Plans, all  

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

 
 D.1.12. Prior to grading permit release, the Developer shall pay all Grading Permit fees which  

 include grading, plan checking, and inspection fees, and other applicable fees per the  
 City fee schedule. 

 
 D.1.13. Prior to grading permit release, the Developer shall obtain written approval (i.e.,   

 recorded easements for slopes, drainage, utilities, access, parking, etc.) of all other  
 public agencies and private entities with jurisdiction over the required public and/or  
 private facilities and/or property prior to grading permit issuance. 

 
 D.1.14. Prior to grading permit release, the Developer shall obtain a demolition and grading 

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

 
 D.1.15. Prior to grading permit release, the Developer shall provide a copy of the approved Air 

 Impact Assessment (AIA) with an Indirect Source Review (ISR) and Dust Control from 
 San Joaquin Valley Air Pollution Control District (SJVAPCD) prior to grading permit. 

 
 D.1.16. Prior to grading permit release, the Developer shall provide to the City a written plan to 

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

 
 D.1.17 Seven calendar days after the release of the grading permit, the Developer shall request 

 a pre-construction (grading) meeting with the City’s Construction Management team. At   
 
  this meeting, the Developer shall provide three (3) paper copies of the Grading Plans. 

 The Developer shall provide additional copies as requested. 
 
D.2. Encroachment Permit and Improvement Agreement(s). Prior to construction permit release, 

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

  
 D.2.1. All  construction activity involving public improvements (on-site and off-site) will require 

 approved improvement plans; an encroachment permit; and a fully executed 
 improvement agreement (Off-site Improvement Agreement – OIA or Subdivision 
 Improvement Agreement – SIA). Any construction activity involving public improvements 
 without all three items is prohibited. The Developer will complete all requirements set 
 forth in this section prior to any construction. 

 
 D.2.2. Prior to construction permit, the Developer shall prepare public infrastructure   

 improvement plans for all required improvements required to serve the Project   
 (on-site and off-site) including construction details, paving sections, joint-trench,   
 traffic signals, etc. (Improvement Plans). 

 
 D.2.3. Prior to construction permit, the Developer shall prepare Improvement Plans that are  

  stamped and prepared under the supervision of a California registered Civil Engineer  
  (CA-CE). Other disciplines’ work shall also be stamped and prepared under the   
  supervision of each disciplines’ registered design professional.  

 
 D.2.4. Prior to construction permit, the Developer shall prepare Improvement Plans on a 24- 

  inch x 36-inch size 20-pound bond white paper and shall use the City’s Title Block. The  
  said Improvement Plans, specifications and details depicted on said Improvement Plans  
  shall be prepared in accordance with the City’s Subdivision Ordinance (Tracy Municipal  
  Code (TMC) Chapter 12.36), City Design Documents as defined in Title 12 of the TMC,  
  City’s Facilities Master Plan for storm drainage, roadways, wastewater, and water as  
  adopted, amended, and updated by the City, or as otherwise specifically approved by  
  the City, and all requirements described in the documents described hereon, and these  
  Conditions of Approval.  

 
 D.2.5. Prior to construction permit, the Developer shall prepare Improvement Plans in   

  substantial conformance with the site building, parking, utility, grading, and other on-site  
  and off-site improvements identified on submitted site improvements drawing package  
  for D24-0012 Chevron Compressed Natural Gas (CNG) dispensers, 3940 N. Tracy Blvd, 
  Tracy CA 95376 submitted March 12,2024 by Stantec Architecture, Inc, 1383 North  
  McDowell Blvd. suite 250, Petaluma, CA 94954, CA. 

 
 D.2.6. Prior to construction permit release, the Developer shall provide a PDF copy of the  

 Project’s Geotechnical/Soils Report prepared and stamped by the Project’s CA-GE. The 



 Conditions of Approval  Exhibit 1 
 Three CNG Dispenser Installation and Equipment Enclosure at Chevron  
 Application D24-0012 
 Page 7 
 

 technical report must include relevant information related to street pavement thickness 
 (asphalt concrete and aggregate base), compaction recommendations, building pad 
 section and compaction recommendation, soil bearing capacity, retaining wall footing 
 design parameters, slope recommendations, peculation rates, ground water depth, and 
 other pertinent information for grading the site and building the building foundations. 

 
 D.2.7. Prior to construction permit release, the Developer shall prepare Improvement Plans to 

 specifically include, but not be limited to all demolition, grading, existing and proposed 
 utilities to be constructed, and other improvement such as irrigation, storm drain, all   

 
  existing surface improvements such as PCC, curb, gutter, sidewalk, ADA ramps, 

 landscaping, irrigation, striping, etc. including the size and location of all pipes. 
 
 D.2.8. Prior to construction permit release, the Developer shall identify and depict on the 

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

 
 D.2.9. Prior to construction permit release, Developer shall provide all supporting engineering 

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

 
 D.2.10. The Developer shall also make the following improvements: a) The Developer shall 

 reconstruct any damaged frontage improvements of curb and gutter, sidewalk, 
 driveways, ADA ramps and landscaping along N. Tracy Blvd to recent City requirements 
 prior to project completion. b) The Developer shall reconstruct damaged frontage 
 improvements of curb and gutter, driveways, sidewalk, ADA ramps along W. Larch Road 
 to City standard plans per city requirements prior to project completion. 

 
 D.2.11. Public Right-of-Way Landscaping and Irrigation – Prior to construction permit release,  

  the Developer shall prepare landscape and irrigation plans that depict the following: The  
  Developer shall install six (6) new street trees along N. Tracy Blvd in existing trees wells  
  between the two driveways to site and repair the existing city irrigation system to these  
  existing street trees prior to occupancy. Landscape and irrigation plans shall be in  
  substantial conformance with the approved preliminary Landscape plans submitted with  
  the approved site development review permit for this Project. All landscape drawings  
  shall be prepared on a 24-inch x 36-inch size 20-pound bond white paper that   
  incorporates all requirements described in these Conditions of Approval, and the City’s  
  Design Documents as defined in Title 12 of the Tracy Municipal Code. Developer shall  
  use the latest title block. Said landscape and irrigation plan shall be prepared by a  
  California licensed landscape architect. The Developer shall install 24 box size street  
  trees in the existing street tree well areas located between the curb and the public  
  sidewalk. The landscaping and irrigation shall conform to MWELO standards. If   
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  recommended, Developer shall use structural soil if the street trees’ well is narrower  
  than five (5) feet wide. The developer shall construct new proposed monument signs  
  and their appurtenances, and any other existing items out of this clear site visibility  
  zones of all driveway entrances to the site.  

 
 D.2.12. Storm Water. Prior to construction permit release, the developer shall depict on the site  

 Improvement Plans the location of all existing storm drain systems located within the site 
 that drain to N. Tracy Blvd and Larch W. Larch Road.  All new storm drain inlets shall 
 connect into this existing site storm drain system within the site. The contractor shall 
 clean and protect this existing site storm water system of any future oil products from  
  

 
  draining into the site storm drain system so that it does not contaminate storm water that 

 drains into the City’s existing storm water system in accordance with City standard plans 
 and city requirements and to the satisfaction of the City Engineer. The Developer shall 
 provide calculations for the sizing of the proposed storm drain(s) system from the 
 equipment enclosure area and the rest of the site shall be submitted with the hydrology 
 and storm water report during plan review. The Developer shall comply with the 
 applicable requirements of the City’s storm water masterplan adopted by the City 
 Council in 2012 and any subsequent amendments. The proposed bioretention basin 
 shall comply with the applicable requirements of the City’s clean water program and 
 storm water masterplan adopted by the City Council in 2012. 

 
 D.2.13. The Developer shall construct a bioretention basin facility for the storage and treatment 

 of storm water of the new gas equipment area of the site to the satisfaction of the City 
 clean water program requirements. Per Item No. 15, Section V on page 94 of the 2008 
 Design Standards, all storm water run-off from the site shall not cross property lines. The 
 project storm drainage release point is located at the north end of a 25’ wide driveway 
 along N. Tracy Blvd and one of the driveways south of the site along W. Larch Road. 
 This storm drainage release point is where storm water leaves the project in a 100-year 
 storm event or when the project property’s on-site storm drainage system fails to 
 function, or pipes are clogged. Site grading shall be designed such that the project’s 
 storm drainage flow to the existing 12” storm drainpipe located on site and then flows to 
 drainage inlets with N. Tracy Blvd. The storm drainage release point is recommended to 
 be at least 0.70-feet lower than any the new building’s finish floor elevation and shall be 
 designed and improved to the satisfaction of the City Engineer. 

 
 D.2.14.  Per the 2012 Storm Drainage Master Plan, this parcel is master planned to drain into 

 the existing storm drain underground pipe system located in N. Tracy Blvd. The new on-
 site storm drains should be sized for the ten (10) year storm discharge, using the one 
 hundred (100) year water surface elevation for the point of discharge water elevation. 
 This drainage scheme requires constructing a storm drain system on private property. 

 
 D.2.14. Sanitary Sewer. Prior to construction permit release, If the developer is required to  

 connect any part of the site into the City sanitary sewer system, the developer shall 
 depict these additional sewer improvements on the project site utility Improvement Plan. 
 This sewer connection to the City sewer system shall be first to the onsite sanitary sewer 
 line lateral from the existing building to the clean out located just outside the public right 
 of way in W. Larch Road, shall be the first priority of the sewer design in accordance with 
 the City’s Design requirements and to the satisfaction of the City Engineer. If this 
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 connection cannot be made, the second sewer design alternative shall be directly to the 
 public sewer mains in N. Tracy Blvd or to W Larch Road. 
 

 D.2.15. Water Distribution. If a water connection is required for this new gas CNG equipment  
  facility, Prior to construction permit release, the Developer shall depict on the project  
  Improvement Plans this potable domestic, irrigation, and fire sprinkler water services  
  within the project site before taping into city water system. Fire sprinkler lines and/or  
  domestic water services to every building within the project shall comply with the City  
  Design criteria and city standard plans. The sizing, layout and looping of all water lines  
  shall meet state fire code requirements for this type of building development. During the  
  construction of the Project, the Developer is responsible for providing water   
  infrastructure (temporary or permanent) capable of delivering adequate fire flows and  
  pressure that is appropriate to all stages of construction and as approved by the City  
   

   Fire Marshal. If the new gas equipment enclosure is required to connect to an existing  
  fire sprinkler water system or domestic water system, The Developer shall connect the  
  existing site fire sprinkler system and existing water systems from the existing building  
  first. If this is not enough flow or pressure, then an alternative would be to connect  
  directly into the existing water mains located in N. Tracy Blvd and W. Larch Road for a  
  new fire protection and domestic water service. If trenching is required, the pavement  
  trenching and restoration in public street shall be per City Standards. Interruption to the  
  water supply to the existing businesses and other users will not be allowed to facilitate  
  construction of improvements related to the Project. The Developer is responsible for  
  notifying business owner(s) and users, regarding any disruptions from the construction  
  work. The written notice, as approved by the City Engineer, shall be delivered to the  
  affected residents or business owner(s) at least seventy-two (72) hours before the start  
  of work. Prior to starting the work described in this section, the Developer shall submit  
  prepare a work plan acceptable to the City that demonstrates no interruptions to the  
  water supply, and Traffic Control Plan to be used during the installation of the off-site  
  water mains and connections. The Project’s water service connections shall be a  
  remote-read (radio-read) master water meter (the water meter to be located within  
  City’s right-of-way) and a Reduced Pressure Type back-flow protection device in  
  accordance with City requirements. The City Engineer shall approve the location of the 
  water meters. After improvement acceptance, and maintenance of the water service  
  from the water meter to the point of connection with the water distribution main in the  
  street shall be the responsibility of the City. Water service repairs after the water meter 
  is the responsibility of the Developer or individual lot owner(s). Prior to improvement  
  acceptance, the construction and maintenance of all on-site water lines, laterals, sub- 
  water meters, valves, fittings, fire hydrant and appurtenances shall be installed by the  
  developer. All costs associated with the installation of the Project’s water connection(s)  
  including the cost of removing and replacing asphalt concrete pavement, pavement  
  marking and striping such as crosswalk lines and lane line markings on existing street or 
  parking area(s) that may be disturbed with the installation of the permanent water  
  connection(s), or domestic water service, and other improvements shall be paid by the  
  Developer. 

 
   Fire Service Line(s) and Hydrants – Location and construction details of installing the  

  fire service line shall include the installation of fire hydrant(s) that are to serve the  
  Project, shall be protected with 4 concrete bollards around each hydrant. The layout of  
  all fire hydrants shall be approved by the City Fire Marshal prior to the approval of the  
  Improvement Plans by the City Engineer. The Developer shall submit a layout of the  
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  fire hydrants and obtain written approval of the location of fire hydrants and fire   
  connections to the building from the Fire Marshal, prior completion of the of the water  
  line design. 

 
 D.2.16. Prior to construction permit release, the Developer shall prepare mechanical, electrical,  

 and civil utility improvement Plans, prepared on a 24-inch x 36-inch size 4-millimeter 
 thick mylar for the installation of all natural gas lines, tanks, gas equipment, electric, 
 drainage, TV cable, telephone, and others to serve the Project.  All private utility services 
 to serve Project must be installed underground or relocated to be underground, and to 
 be installed at the location approved by the respective owner(s) of the utilities from the 
 street or an existing or proposed utility easement to the building(s). 
 

 D.2.17. Prior to construction permit release, the Developer shall provide signed and stamped 
 Engineer’s Estimate that summarizes the cost of constructing all the public 
 improvements shown on the Improvement Plans. 

 
 D.2.18. Prior to construction permit release, the Developer shall provide payment of fees 

 required by the City requirements including but not limited to plan checking, grading, 
 construction inspection, agreement processing, encroachment permits, and other fees. 
 The engineering review fees will be calculated based on the fee rate adopted and 
 updated by the City Council. 

 
 D.2.19. Traffic Control Plan – Prior to starting 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. The 
 Developer shall coordinate with the owners and cooperate to minimize impacts on 
 existing businesses. All costs of measures needed to provide safe and functional access 
 shall be borne by the Developer. 

 
 D.2.20. No street trench shall be left open, uncovered, and/or unprotected during night hours or 

 when the Developer’s contractor is not performing construction activities. Appropriate 
 signs and barricades shall be installed on the street and on all trenches during 
 construction. If the Developer or his contractor elects to use steel plates to cover street 
 trenches, said steel plates will be skid-resistant, and shall be ramped on all sides. 
 Ramps will be a minimum two-foot wide and will run the entire length of each side. 

 
 D.2.21. If at any point during utility installation or construction, the Developer, or his contractor, 

 engineers, and their respective officials, employees, subcontractors, and/or 
 subconsultant exposes/encounters/uncovers any archeological, historical, or other 
 paleontological findings, the Developer shall 1) inform the City Engineer; 2) shall 
 address the findings as required per the General Plan Cultural Resource Policy and 
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 General Plan EIR; and 3) subsequent Cultural Resource Policy or mitigation in any 
 applicable environmental document. 

 
 D.2.22. Off-Site Public Improvements – Prior to the Developer commencing construction of off-

 site public improvements, the Developer shall possess a fully executed Off-Site 
 Improvement Agreement (OIA). The Developer shall also complete all the following 
 requirements to the satisfaction of the City Engineer: 

 
  a.  Developer shall reconstruct any damaged frontage improvements along the of  

  curb and gutter, sidewalk, ADA ramps and landscaping along N. Tracy Blvd to  
  the most recent City requirements prior to occupancy. 

 
 
 
 
  b. Developer shall reconstruct damaged frontage improvements of curb and gutter,  

  sidewalk, ADA ramps and landscaping along Larch Road to City requirements  
  prior to occupancy. 

 
 Developers shall pay all required permit processing fees including plan check and 
 inspection fees to the City Engineering department prior to construction.  
  
 Improvement Security – Developer shall provide improvement security for all public 
 facilities, as required by the Improvement Agreement. The form of the improvement of  
 security may be a bond, or other form in accordance with the Government Code, and the 
 TMC. The amount of the improvement security shall be in accordance with Title 12 of the 
 TMC.  
 Insurance – Developer shall provide written evidence of insurance coverage that meets 
 the terms of the Improvement Agreement. 
 

Construction Permit Special Condition(s) 
 

 D.2.23. The Developer shall file for an encroachment permit for the demolition and construction 
 of new improvements in the city right of way. 

  
 D.2.24. Prior to construction permit release, Developer shall obtain all applicable signatures by 

 City departments and outside agencies (where applicable) on the Improvement Plans 
 including the Fire Marshal prior to submitting said plans to Engineering for City 
 Engineer’s signature. 

 
D.3. Building Permit. Prior to building permit release, the Developer shall demonstrate, to the 

satisfaction of the City Engineer, compliance with all required Conditions of Approval, including, 
but not limited to, the following: 

 
 D.3.1. The Developer has satisfied all the requirements set forth in these Conditions of 

 Approval. 
 
 D.3.2. Prior to building permit release, the Developer shall pay the development impact fees to 

 the satisfaction of the City Engineer. 
 
 D.3.3. Prior to building permit release, the Developer shall have obtained a Grading Permit. 
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D.4. Acceptance of Public Improvements and Occupancy. Prior to acceptance of public 

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

 
 D.4.1. The Developer has satisfied all the requirements set forth in these Conditions of 

 Approval. 
 
 D.4.2. Prior to any form of occupancy, the Developer shall demonstrate satisfactory completion 

 of all required/conditioned improvements. The Developer shall use diligent and good 
 faith efforts in taking all actions necessary to construct all public facilities required to 
 serve the Project, and the Developer shall bear all costs related to construction of the 
 public facilities (including all costs of design, construction, construction management, 
 plan check, inspection, land acquisition, program implementation, and contingency). 

 
 
 
 D.4.3. Prior to any form of occupancy, the Developer shall provide Certified “As-Built” 

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

 
 D.4.4. Prior to occupancy, the Developer shall provide both AutoCAD files (including all X-

 references files), and GIS Shape files (both in formats approved by the City) for the 
 public improvements. 

 
 D.4.5. Prior to occupancy or project completion, if a connection to a sewer line is required, the 

 Developer shall install all required sewer improvements as mandated by the city utility 
 department for the site. The developer shall also complete but not limited to 
 reconstructing PCC curb, gutter, and sidewalk, replacing asphalt concrete pavement, 
 restoring pavement marking and striping, and other improvements that are disturbed 
 because of installing a new sewer line to the Project’s permanent sewer connection. 

 
 D.4.6. Prior to acceptance of public improvements, if determined by the City Engineer that an 

 existing pavement to be in poor condition or damaged by construction activities related 
 to the Project, the Developer shall repair or reconstruct street pavement fronting the 
 project including curb, gutter and sidewalk and other public improvements. 

 
 D.4.7. Prior to acceptance of public improvements, the Developer will need to complete the 

 ninety (90) day public landscaping maintenance period. 
 
 D.4.8. Prior to improvement acceptance, the Developer shall submit warranty bonds to the City 

 for review. 
 
 D.4.9. Prior to acceptance of public improvements, the Developer shall have constructed all 

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

 
 D.4.10. Release of Improvement Security – Release of improvement security shall be in 

 accordance with the requirements of Title 12 of the TMC. The Monumentation Bond will 
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 be released to the Developer after the City Council’s acceptance of the public 
 improvements and if the Developer meets the terms set in Section 66497(c) of the 
 Subdivision Map Act. All survey monuments shown on the Final Map, if applicable, must 
 be installed. Any altered, damaged, or destroyed survey monuments and/or benchmarks 
 shall be re-established. The Developer shall submit centerline tie sheets or a record of 
 survey for the following:  new public streets; re-established survey monuments, and/or 
 benchmarks. If the Developer destroyed, altered, and/or reconstructed any existing curb 
 returns, the Developer shall also submit corner records. Any survey document will be 
 submitted the city and to the San Joaquin County Surveyor to comply with California 
 Business and Professions Code Section 8771(c). Said work shall be executed by a 
 California licensed Land Surveyor at the Developer’s sole expense. 

 
Acceptance or Occupancy Special Condition(s) 

 
 D.4.11. When street cuts are made for the installation of utilities in the paved street, the 

 Developer shall conform to Section 3.14 of the 2008 Design Standards that he is 
 required to install a 2-inch-thick asphalt concrete (AC) overlay with reinforcing fabric at 
 least 25-feet from all sides of each utility trench. A 2-inch-deep grind on the existing AC   

 
  pavement will be required where the AC overlay will be applied and shall be of uniform 

 thickness to maintain current pavement grades, cross sectional, and longitudinal slopes. 
 This pavement repair is required when cuts/trenches are perpendicular to and parallel to 
 the street’s direction. 

 
 D.4.12. Nothing contained herein these conditions shall be constructed to permit any violation of 

 relevant ordinances and regulations of the City of Tracy, or other public agency having 
 jurisdiction. This Condition of Approval does not preclude the City from requiring 
 pertinent revisions and additional requirements to the improvement plans, prior to the 
 City Engineer’s signature on the improvement plans, and prior to issuance of Grading 
 Permit, Encroachment Permit, Building Permit, if the City Engineer finds it necessary 
 due to public health and safety reasons, and it is in the best interest of the City. The 
 Developer shall bear all the cost for the inclusion, design, and implementation of such 
 additions and requirements, without reimbursement or any payment from the City. 

 
 D.4.13. If temporary water is required for the construction of the project, the Developer shall 

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

 
 D.4.14. The Developer shall obtain an account for the water service to the Project and register 

 the water meter with the Finance Department and Public Works department prior to the 
 start of construction. The Developer shall prepare and submit a map depicting the 
 location of the water meter on an 8.5-inch X 11-inch sheet to the Finance Department. 

 
  D.4.15. The Developer shall install lights in and around the parameter of the gas equipment 

 enclosure of the site to obtain the minimum coverage of 1.5 candles per square foot of 
 site. The Developer shall submit yard lighting details, photometrics and yard lighting 
 plans to the City building and Engineering departments for review and approval prior to 
 building permit. 
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 D.4.16. The Developer shall install a storm water quality bioretention basin in the closest 
 landscape area to the compressed natural gas and equipment enclosure to satisfy the 
 city clean water quality requirements for the project. The local drainage from this 
 compressed natural gas and equipment area shall drain into this basin. The basin shall 
 be designed prior to building permit and constructed prior to completion and use of the 
 project. The developer shall install City approved bioretention basin design and filtration 
 material to be installed in the bio detention basin. The Developer shall also reinstall 
 landscaping in this existing landscaped island area. This landscaping shall be additional 
 shrubs, ground cover, other landscaping and repair the corresponding irrigation systems 
 as required to relandscape the existing landscape area adjacent to the CNG equipment 
 enclosure. 

 
 D.4.17. The Developer will remove 4 existing truck parking stalls to install this new natural gas 

 dispenser enclosure and will restripe the remaining 5 truck parking stalls in truck parking 
 area prior to occupancy. 

 
 D.4.18. Prior to the issuance of a building permit, the Developer shall submit detailed   

  construction plans that remove existing connections to the storm drain system from the  
  sand/oil separator at the north side of the fueling area and the secondary containment  
   

 
   on the east side of the store/restaurant and make proper connections to the sanitary  

  sewer  system in order to resolve long standing issues with petroleum-related products  
  entering the City’s storm drain system from this site to the satisfaction of the Director  
  or Assistant Director of the Public Works Department/Utilities Division. The design  
  of these storm drain connections the sanitary sewer system shall be reviewed   
  and approved by the City of Tracy utility department prior to building permit and   
  constructed prior to final completion of this new CNG gas equipment enclosure facility.   

 
 
E. Public Works Department, Utilities Division Conditions 
 

E.1. Prior to the issuance of a building permit, the Developer shall submit detailed construction plans 
that remove existing connections to the storm drain system from the sand/oil separator at the 
north side of the fueling area and the secondary containment on the east side of the 
store/restaurant and make proper connections to the sanitary sewer system in order to resolve 
long standing issues with petroleum-related products entering the City’s storm drain system 
from this site, to the satisfaction of the Director or Assistant Director of the Public Works 
Department/Utilities Division. 

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

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

 
F.2.1. Application processing fees and minimum plan review fees are due at time of submittal 

of construction documents. 
 
F.2.2. Additional plan review fees, minimum inspection fees and administrative fees are 

calculated on approval of project and shall be paid prior to issuance of permit. 
 
F.2.3. Permit holder is responsible for any additional inspection fees incurred and shall be paid 

prior to final inspection. 
 

 
 
 

 
 
 



 

DIRECTOR HEARING STAFF REPORT 
 

Item No. 2 
 

 

DATE September 24, 2024 

TITLE Island Gourmet Market and Deli 
 

LOCATION 1450 W. 11th Street (APN 234-050-03 and 04) 

APPLICATION TYPE Development Review Permit (D24-0016) 

CEQA STATUS Categorically Exempt CEQA Guidelines Section 15332 

PROJECT PLANNER Craig Hoffman 
(209) 831-6426 
craig.hoffman@cityoftracy.org  

 

RECOMMENDATION 

Staff recommends that the Community and Economic Development Director (1) approve the 
Development Review Permit, Application Number D24-0016, for the construction of a 4,868 sq ft 
market/deli building with associated parking lot, landscaping and other site improvements on a 
0.50-acre site located at 1450 W. 11th Street APN 234-050-03 and 04; and (2) determine that 
this project is categorically exempt from the California Environmental Quality Act pursuant to 
CEQA Guidelines Section 15332 as an infill project that is consistent with the General Plan and 
zoning code and is served by existing infrastructure. 

PROJECT DESCRIPTION 

The project site is currently vacant and comprised of two parcels.  This site shares a parking lot 
and driveway with an adjacent development to the west.  The project site is accessed off West 
11th Street with a shared driveway and parking lot.  (Attachment A: Location Map).  The project 
site is designated Commercial in the General Plan and zoned General Highway Commercial 
(GHC) in the Tracy Municipal Code (TMC), which permits retail trade and convenience and food 
related uses. 

The proposed market and deli use will bring a commercial establishment and business to this 
community and provide an amenity this community does not currently enjoy. 

The proposed project includes: 

• Construction of a new 4,868 sq ft market and deli building.  The building is a single story 
tan stucco/block structure with tile roof.  The building is consistent in color, material and 
mass of adjacent buildings. 

• Removal of an existing driveway and the improvement of a shared driveway feature. 

mailto:craig.hoffman@cityoftracy.org
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• The project includes the construction of 33 new parking spaces.  The project shares 
parking and driveway features with the adjacent parcel. 

• The project will include frontage improvements as needed, including the demolition of an 
existing driveway and reconstruction of a sidewalk in its place. 

• Landscaping includes two large street trees along 11th Street and five large trees in the 
parking lot area.  The project meets its shading requirement for the parking lot area. 

• A tubular steel fence is located along the southern portion of the eastern property line 
and along the southern property line. 

• The project site includes a trash enclosure in the southeast portion of the parking lot that 
will match the building color and treatments. 

The proposed site plans and elevations are included in Attachment B. 

The project as proposed is consistent with the intent of General Highway Commercial district. 
The project meets the setback, lot coverage and design standards of the zoning district.  The 
proposed parking and layout meet the requirements of the municipal code along with the 
landscaping coverage and screening for the site. 

The project has been reviewed for consistency with the massing, architectural style and colors 
and textures of the surrounding commercial businesses.  The project meets or exceeds the 
aesthetics of the area and will provide for the infill of a vacant parcel. 

California Environmental Quality Act (CEQA) Requirements 

The proposed project is categorically exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15332, the project is an infill project / property 
that is consistent with the General Plan and Zoning Code and served by existing infrastructure. 
No further environmental assessment is necessary. 
 

ATTACHMENTS 

A – Location Map 
B – Plan Set 
C – Community and Economic Development Director Determination 

Exhibit 1 – Conditions of Approval 
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1. ZONE:    GHC (GENERAL HIGHWAY COMMERCIAL ZONE) ZONE:    GHC (GENERAL HIGHWAY COMMERCIAL ZONE)   GHC (GENERAL HIGHWAY COMMERCIAL ZONE) GHC (GENERAL HIGHWAY COMMERCIAL ZONE) 2. GENERAL PLAN:  COMMERCIAL GENERAL PLAN:  COMMERCIAL COMMERCIAL 3. PROPERTY OWNER:  VIRGILIO R. ESCOBAR, JR. AND ELEANOR T. ESCOBAR PROPERTY OWNER:  VIRGILIO R. ESCOBAR, JR. AND ELEANOR T. ESCOBAR VIRGILIO R. ESCOBAR, JR. AND ELEANOR T. ESCOBAR 1421 W ELEVENTH ST. TRACY, CALIFORNIA 95376 (209) 833-8418 4. ENGINEER:   SCHACK & COMPANY, INC.  ENGINEER:   SCHACK & COMPANY, INC.  SCHACK & COMPANY, INC.  DAN R. SCHACK 1025 CENTRAL AVENUE TRACY, CALIFORNIA 95376 (209) 835-2178  5. PROPERTY ADDRESS: 1450 W. 11  STREET PROPERTY ADDRESS: 1450 W. 11  STREET 1450 W. 11  STREET th STREET TRACY, CALIFORNIA 95376 6. ASSESSORS PARCEL: 234-050-03 & 234-050-04 ASSESSORS PARCEL: 234-050-03 & 234-050-04 234-050-03 & 234-050-04 7. UTILITIES:  WATER   CITY OF TRACY UTILITIES:  WATER   CITY OF TRACY WATER   CITY OF TRACY CITY OF TRACY SANITARY SEWER CITY OF TRACY CITY OF TRACY STORM WATER  CITY OF TRACY CITY OF TRACY TELEPHONE  AT&T AT&T CABLE TV  COMCAST COMCAST ELECTRIC  PACIFIC GAS & ELECTRIC PACIFIC GAS & ELECTRIC GAS   PACIFIC GAS & ELECTRIC PACIFIC GAS & ELECTRIC 8. EXTERIOR LIGHTING MOUNTED ON BUILDING OR IN PARKING AREA WILL BE DIRECTED AWAY FROM EXTERIOR LIGHTING MOUNTED ON BUILDING OR IN PARKING AREA WILL BE DIRECTED AWAY FROM ADJOINING PROPERTIES. ILLUMINATION OF (N) PARKING AREAS SHALL MEET MINIMUM STANDARD OF 1-FOOTCANDLE PER SQ.FT 9. ALL WORK WILL CONFORM TO CITY OF TRACY STANDARDS ALL WORK WILL CONFORM TO CITY OF TRACY STANDARDS 10. NEW TRASH ENCLOSURES WILL BE COVERED & HAVE SCREEN WALLS/GATES TO A (MIN) OF 7'-0" HT.  NEW TRASH ENCLOSURES WILL BE COVERED & HAVE SCREEN WALLS/GATES TO A (MIN) OF 7'-0" HT.  FINISH WILL CONFORM TO BUILDING FINISH IN COLOR & TEXTURES.  GATES WILL BE SCREENED SOLID & OF METAL CONSTRUCTION.  SCREEN WALLS WILL BE OF MASONRY CONSTRUCTION 11. STORM DRAINAGE WILL SURFACE FLOW TO ON-SITE CATCH BASIN, THEN DIRECTED TO PROPRIETARY STORM DRAINAGE WILL SURFACE FLOW TO ON-SITE CATCH BASIN, THEN DIRECTED TO PROPRIETARY STORMWATER TREATMENT THEN TERMINATE TO CITY STORM SYSTEM. SEE PRELIMINARY GRADING & UTILITY PLAN, SHEET DR.2 12. EXTERIOR SIGNAGE SHALL CONFORM TO CITY OF TRACY SIGN ORDINANCE, UNDER SEPARATE PERMIT. EXTERIOR SIGNAGE SHALL CONFORM TO CITY OF TRACY SIGN ORDINANCE, UNDER SEPARATE PERMIT. 13. CBC OCCUPANCY & CONSTRUCTION: GROUP      'A-2' (RESTAURANTS)     OCCUPANCY CBC OCCUPANCY & CONSTRUCTION: GROUP      'A-2' (RESTAURANTS)     OCCUPANCY     'A-2' (RESTAURANTS)     OCCUPANCY    OCCUPANCY           TYPE 'V-B'                  CONSTRUCTION      TYPE 'V-B'                  CONSTRUCTION                  CONSTRUCTION               CONSTRUCTION 14. BACKFLOW PREVENTION DEVICES FOR ALL WATER LINES SHALL BE INSTALLED PER CITY STD'S. BACKFLOW PREVENTION DEVICES FOR ALL WATER LINES SHALL BE INSTALLED PER CITY STD'S. 15. (E) EASEMENTS & UTILITIES SHOWN ARE PER RECORD INFORMATION (E) EASEMENTS & UTILITIES SHOWN ARE PER RECORD INFORMATION 16. PROPERTY IS NOT LOCATED IN A 100 YEAR FLOOD PLAIN PROPERTY IS NOT LOCATED IN A 100 YEAR FLOOD PLAIN 17. ABBREVIATIONS: ABBREVIATIONS: : BSL BUILDING SETBACK LINE  (N) NEW BUILDING SETBACK LINE  (N) NEW (N) NEW NEW CBC CALIFORNIA BUILDING CODE  (E) EXISITNG CALIFORNIA BUILDING CODE  (E) EXISITNG (E) EXISITNG EXISITNG CFC CALIFORNIA FIRE CODE   (F) FUTURE CALIFORNIA FIRE CODE   (F) FUTURE (F) FUTURE FUTURE PUE PUBLIC UTILITY EASEMENT  (TYP) TYPICAL PUBLIC UTILITY EASEMENT  (TYP) TYPICAL (TYP) TYPICAL TYPICAL FTP FOOTPRINT    ROW RIGHT-OF-WAY FOOTPRINT    ROW RIGHT-OF-WAY ROW RIGHT-OF-WAY RIGHT-OF-WAY STD STANDARD    sf SQUARE FEET  STANDARD    sf SQUARE FEET  sf SQUARE FEET  SQUARE FEET  MIN MINIMUM    W/ WITHMINIMUM    W/ WITHW/ WITHWITH

AutoCAD SHX Text
LOCATION MAP

AutoCAD SHX Text
sf sf sf sf sf

AutoCAD SHX Text
22,192 901 21,291 4,868 13,253 3,170  4,868  21,291 35 16.4 16.3 32.7

AutoCAD SHX Text
sp sf sp

AutoCAD SHX Text
68 17 51 57 1.6 2

AutoCAD SHX Text
1. SITE AREA:     APN: 234-050-03 & 234-050-04      (0.5 AC) SITE AREA:     APN: 234-050-03 & 234-050-04      (0.5 AC)   APN: 234-050-03 & 234-050-04      (0.5 AC)     (0.5 AC) DEDICATION TOTAL        2. BUILDING (FOOTPRINT) AREA: 1-STORY DELI & MARKET  BUILDING (FOOTPRINT) AREA: 1-STORY DELI & MARKET  1-STORY DELI & MARKET                 3. SITE DEVELOPMENT AREAS: PAVEMENT & HARDSCAPE SITE DEVELOPMENT AREAS: PAVEMENT & HARDSCAPE PAVEMENT & HARDSCAPE LANDSCAPE AREAS BUILDING FOOTPRINT  TOTAL SITE AREA 4. REFER TO PRELIMINARY LANDSCAPE PLAN FOR PLANTING & SHADING RATIOS REFER TO PRELIMINARY LANDSCAPE PLAN FOR PLANTING & SHADING RATIOS 5. PARKING:    (E) OFFICE BUILDING REQUIRED:  PARKING:    (E) OFFICE BUILDING REQUIRED:  (E) OFFICE BUILDING REQUIRED:  OFFICE@1 SPACE/250 sf (N) REQUIRED:  DINING @ (1) SPACE / 45 sf                          REMAINING (1) SPACE / 250 sf TOTAL PARKING G JOINT USE:   35 (E)+33 (N)   35 (E)+33 (N) 25% JOINT USE REDUCTION TOTAL REQ'D       PROVIDED: TOTAL PARKING     6. BIKE SPACES:                      REQUIRED: 5% OF NEW PARKING PROVIDED BIKE SPACES:                      REQUIRED: 5% OF NEW PARKING PROVIDED                      REQUIRED: 5% OF NEW PARKING PROVIDED  REQUIRED: 5% OF NEW PARKING PROVIDED  5% OF NEW PARKING PROVIDED                PROPOSED: BIKE RACK SPACES           PROPOSED: BIKE RACK SPACES  PROPOSED: BIKE RACK SPACES  BIKE RACK SPACES 7. LANDSCAPING:   SITE AREAS: SITE AREAS:                                                  SUBJECT PARCEL SUBJECT PARCEL JOINT USE NEIGHBOR TO WEST JOINT USE PARCEL AREA PLANTING AREAS: SUBJECT PARCEL JOINT USE NEIGHBOR TO WEST JOINT USE PLANTING AREA PLANTING AREAS PERCENTAGE:  REQUIRED  JOINT USE PROVIDED
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SHRUB & GROUNDCOVER
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 CITY OF TRACY 
DETERMINATION OF 

THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR 
 

Application Number D24-0016 
 

A determination of the Community and Economic Development Director (1) approving the 
Development Review Permit, Application Number D24-0016, for the construction of a 4,868 sq ft 
market/deli building with associated parking lot, landscaping and other site improvements on a 
0.50-acre site located at 1450 W. 11th Street, APN 234-050-03 and 04; and (2) determining that 
this project is categorically exempt from the California Environmental Quality Act pursuant to 
CEQA Guidelines Section 15332.  The applicant is Dan Schack and the property owner is 
Virgilio and Eleanor Escobar. 
 
Staff has reviewed the application and determined that the following City regulations apply: 
 

1.  General Highway Commercial (GHC) Zone  
2.  Off-Street Parking Requirements (TMC Sec 10.08.3440, Article 26) 
3.  Development Review (TMC Sec 10.08.3920, Article 30) 
4.  City Design, Goals and Standards 

 
The Community and Economic Development Department has determined that the project is 
categorically exempt from the California Environmental Act pursuant to CEQA Guidelines Section 
15332 as an infill project that is consistent with the General Plan and zoning code and is served 
by existing infrastructure.  No further environmental assessment is required. 
 
THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR, AFTER CONSIDERING 
ALL OF THE EVIDENCE PRESENTED, HEREBY APPROVES DEVELOPMENT REVIEW 
PERMIT APPLICATION NUMBER D24-0016, SUBJECT TO THE CONDITIONS OF APPROVAL 
CONTAINED IN EXHIBIT 1 AND BASED ON THE FOLLOWING FINDINGS: 
 
1. The proposal increases the quality of the project site and enhances the property in a manner 

that improves the property, the surrounding area and the citizens of Tracy because the project 
as proposed is consistent with the intent of General Highway Commercial district. The project 
meets the setback, lot coverage and design standards of the zoning district.  The proposed 
parking and layout meet the requirements of the municipal code along with the landscaping 
coverage and screening for the site.  The project has been reviewed for consistency with the 
massing, architectural style and colors and textures of the surrounding commercial 
businesses.  The project meets or exceeds the aesthetics of the area and will provide for the 
infill of a vacant parcel.  
 

2. The proposal conforms to the General Highway Commercial (GHC) Zone, the City of Tracy 
General Plan, the Citywide Design Goals and Standards, and other City regulations because 
the proposed the project as proposed is consistent with the intent of General Highway 
Commercial district. The project meets the setback, lot coverage and design standards of the 
zoning district.  The proposed parking and layout meet the requirements of the municipal code 
along with the landscaping coverage and screening for the site.  The project has been 
reviewed for consistency with the massing, architectural style and colors and textures of the 
surrounding commercial businesses.  The project meets or exceeds the aesthetics of the area 
and will provide for the infill of a vacant parcel.   

 
 
______________________________________      _____________________ 
Forrest Ebbs                                                            Date of Action 
Community and Economic Development Director 



  Exhibit 1 
 
 

CITY OF TRACY 
COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT 

CONDITIONS OF APPROVAL 
 

Island Gourmet Market and Deli 
Development Review Permit, Application Number D24-0016 

September 24, 2024 
 

A. General Provisions and Definitions 
 

A.1. General.  These Conditions of Approval apply to: 
   

The Project: A Development Review Permit for the construction of a 4,868 sq ft market/deli 
building with associated parking lot, landscaping and other site improvements on 
a 0.50-acre site located at 1450 W. 11th Street (APN 234-050-03 and 04) 

 
A.2. Definitions. 

  
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 Community and Economic 
Development Director, or the City Engineer to perform the duties set forth herein. 

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

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

 
d. “Community and Economic Development Director” means the Community and Economic 

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

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

located at the Property, Application Number D24-0016.  The Conditions of Approval shall 
specifically include all conditions set forth herein. 

 
f. “Developer” means any person, or other legal entity, who applies to the City to divide or 

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

  
A.3. Compliance with submitted plans. Except as otherwise modified herein, the project shall be 

constructed in substantial compliance with the project plans approved by the Community and 
Economic Development Department on September 24, 2024, to the satisfaction of the 
Community and Economic Development Director. 

 
 
A.4. Payment of applicable fees.  The applicant shall pay all applicable fees for the project, including, 

but not limited to, development impact fees, building permit fees, plan check fees, grading 
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permit fees, encroachment permit fees, inspection fees, school fees, or any other City or other 
agency fees or deposits that may be applicable to the project. 

 
A.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: 
 

• The Planning and Zoning Law (Government Code Sections 65000, et seq.), 
• the California Environmental Quality Act (Public Resources Code Sections 21000, et 

seq., “CEQA”), 
• the Guidelines for California Environmental Quality Act (California Administrative Code, 

Title 14, Sections 1500, et seq., “CEQA Guidelines”), 
• California Building Code, and 
• California Fire Code 

 
A.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 the City’s Design Goals and Standards. 

 
A.7. Pursuant to Government Code section 66020, including section 66020(d)(1), the City hereby 

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

 
B. Community and Economic Development Department, Planning Division Conditions 
 

B.1. Landscaping & Irrigation.  Before the approval of a building permit, the applicant shall provide 
detailed landscape and irrigation plans consistent with the following to the satisfaction of the 
Community and Economic Development Director: 

  
B.1.1. Said plans shall demonstrate compliance with the City of Tracy Design Goals & 

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

 
B.1.2. Where trees are planted ten feet or less from a sidewalk or curb, root barriers 

dimensioned 8 feet long by 24 inches deep shall be provided adjacent to such sidewalk 
and curb, centered on the tree. 

 
B.1.3. Landscape & Irrigation Maintenance.  Prior to the issuance of a building permit for each 

phase, the Developer shall execute a two-year landscape and irrigation maintenance 
agreement and submit financial security, such as a performance bond, to ensure the 
success of all on-site landscaping for the term of the agreement.  The security amount 
shall be equal to $2.50 per square foot of the landscaped area or equal to the actual 
labor and material installation cost of all on-site landscaping and irrigation for that phase. 
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B.2. Screening Utilities and Equipment. Before the approval of a building permit, the applicant shall 
submit detailed plans that demonstrate the following: 

 
B.2.1. All vents, gutters, downspouts, flashing, and electrical conduits shall be internal to the 

structures and bollards and other wall-mounted or building-attached utilities shall be 
painted to match the color of the adjacent surfaces or otherwise designed in harmony 
with the building exterior to the satisfaction of the Community and Economic 
Development Director. 

 
B.2.2. No roof mounted equipment, including, but not limited to, HVAC units, vents, fans, 

antennas, sky lights and dishes, whether proposed as part of this application, potential 
future equipment, or any portion thereof, shall be visible from any public right-of-way to 
the satisfaction of the Community and Economic Development Director.  Plans to 
demonstrate such compliance shall be submitted to the City prior to the issuance of a 
building permit. 

 
B.3. Signs.  No business identification signs are approved with this development review permit. All 

business identification signs shall obtain a sign permit in accordance with the Tracy Municipal 
Code. 

 
B.4. The parking lot lighting will need to comply with the minimum requirement of one foot-candle 

power within the parking areas as part of building permit review and approval and screened to 
project lighting from offsite spillage. 

 
B.5 The trash enclosure structure will need to be architecturally consistent with the primary structure 

and with a similar color scheme. 
 
B.6 A lot line adjustment/lot merger shall be required and completed prior to building plans being 

issued to eliminate the lot line running through the building or to the satisfaction of the 
Community and Economic Development Director. 

 
B.7 Construction of the building along the eastern property line may require approval from the 

adjacent property owner.  An acknowledgement should be provided at time of building permit. 
 
B.8 The project includes a number of bollards along the western edge of the building.  Staff would 

like to work with the applicant team to development planter or other features to achieve the 
same goal and security measure. 

 
C. Engineering Division Conditions 
   
C.1. Technical Analysis incorporated into these Conditions. 

 
Developer shall comply with the applicable recommendations of the technical analyses/ reports 
prepared for the Project listed as follows: 
 
1. None. 
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C.2. Grading Permit 

 
Prior to Grading Permit release, the Developer shall provide all documents related to said Grading 
Permit required by City requirements and these Conditions of Approval, to the satisfaction of the City 
Engineer, including, but not limited to, the following: 
 
C.2.1 All grading work (on-site and off-site) shall require a grading plan and a City grading permit. 

The Developer will complete all requirements set forth by in this section. 
 
C.2.2 Prior to grading permit release, Developer shall prepare grading and drainage plans for all 

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

 
C.2.3 Prior to grading permit release, Developer shall prepare Grading Plans that are stamped and 

prepared under the supervision of a California registered Civil Engineer (CA-CE). Grading 
Plans shall be prepared on a 24-inch x 36-inch size 20-pound bond white paper and shall use 
the City’s Title Block.  

 
C.2.4  Prior to grading permit release, Developer shall prepare Grading Plans in substantial 

conformance all site building, parking, utility, grading, and other site improvements identified on 
submitted site improvements drawing package for D24-0016 submitted July 5, 2024. 

 
C.2.5 Prior to grading permit release, Developer shall provide a PDF copy of the Project’s 

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

C.2.6  Prior to grading permit release, Developer shall depict in the Grading Plans to use reinforced 
and engineered masonry blocks for retaining soil when the grade differential exceeds twelve 
(12) vertical inches. The Developer will include construction details of these minor and major 
retaining walls with the Grading Plans. Developers may use slopes to transition between the 
lots to address the grade differential, but the said slope shall not exceed a gradient of three (3) 
horizontal feet to one (1) vertical foot unless approved by a CA-GE. If adjacent and affected 
property(s) owner(s) grants said easements to the Developer, these slope easements will be 
subject to review and approval by the City Engineer prior to grading permit.   

 
C.2.7 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) vertical feet, and subject to approval by the City 
Engineer. 

 
C.2.8 Prior to grading permit release, the Developer shall depict the proposed retaining walls and 

masonry walls to be shown on the Grading Plans. The Developer is required to submit 
construction footing details, structural calculations, masonry walls details of all retaining wall 
design to Building Safety for review and approval. Retaining wall and masonry wall design 



 Conditions of Approval  Exhibit 1 
 Island Gourmet Market and Deli  
 Application D24-0016   
 Page 5 
 

parameters will be included in the geotechnical report and submitted to the city building for 
review.  

 
C.2.9 Prior to grading permit release, Developer shall provide a copy of the approved building permit 

from Building Safety for all retaining walls depicted on the Grading Plans. 
 
C.2.10 Prior to grading permit release, the Developer shall obtain all applicable signatures by Project’s 

CA-GE, City departments, Fire Marshal, and outside agencies (where applicable) on the 
Grading Plans prior to submitting the Grading Plans to Engineering for City Engineer’s 
signature. 

 
C.2.11 Prior to grading permit release, the Developer shall depict on the Grading Plans all erosion 

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

 
C.2.12 Prior to grading permit release, the Developer shall pay all Grading Permit fees which include 

grading, plan checking, and inspection fees, and other applicable fees per the City fee 
schedule.  

 
C.2.13 Prior to grading permit release, the Developer shall obtain written approval (i.e., recorded 

easements for slopes, drainage, utilities, access, parking, etc.) of all other public agencies and 
private entities with jurisdiction over the required public and/or private facilities and/or property 
prior to grading permit issuance.  A copy of the recorded easement document(s) shall be 
provided to the City upon request. 

 
C.2.14 Prior to grading permit release, the Developer shall obtain a demolition permit to remove all 

existing structures, utilities or other improvements located within the Project’s limits. The 
developer shall conduct an asbestos survey of the existing buildings in accordance with City 
requirements and identify all hazardous materials that must be removed prior to demolition and 
removal of the existing buildings. The Developer shall then remove all asbestos and all 
hazardous materials in accordance with state and city requirements prior to new construction to 
the satisfaction of the City Engineer. Demolition of the existing site utilities such as: water, 
sewer, drainage, electrical, phone or internet service to the existing houses of this facility. The 
Developer shall install temporary utility services until permanent services can be restored. If 
demolition of parking, sidewalks and access to existing residential buildings takes place, the 
developer shall provide adequate notice to the existing residents of demolition of the site. Prior 
to any demolition of the site, the Developer shall install a temporary fence of the entire 
construction area of the new Project. At all times, the Developer shall maintain safe and clean 
working conditions for the general public and those residents that will be living in close 
proximity to the construction of the Project. At all times, the Developer shall provide adequate 
warning devices, barricades, metal plating of open trenches and other safety measures 
installed during construction.  

 
C.2.15 Prior to grading permit release, the Developer shall have obtained the necessary permits to 

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

   
C.2.16 Prior to grading permit release, the Developer shall provide a copy of the approved Incidental 

Take Minimization Measures (ITMM) habitat survey [San Joaquin County Multi-Species Habitat 
Conservation & Open Space Plan (SJMSCP)] from San Joaquin Council of Governments 
(SJCOG) prior to grading permit.  

 
C.2.17 Prior to grading permit release, the Developer shall provide a copy of the approved Air Impact 

Assessment (AIA) with an Indirect Source Review (ISR) and Dust Control from San Joaquin 
Valley Air Pollution Control District (SJVAPCD) prior to grading permit. 

 
C.2.18 Prior to grading permit release, the Developer shall provide to the City a written plan to address 

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

 
C.2.19 Seven calendar days after the release of the grading permit, the Developer shall request a pre-

construction (grading) meeting with the City’s Construction Management team. At this meeting, 
the Developer shall provide three (3) paper copies of the Grading Plans. The Developer shall 
provide additional copies as requested. 

 
Grading Permit Special Condition(s) 

 
C.2.20  Prior to grading permit release, the Developer shall prepare plans that depict undergrounding 

all existing overhead utilities such as electric, TV cable, telephone, and others along the Project 
frontage along Eleventh Street. Each dry utility shall be installed at the location approved by 
the respective owner(s) of dry utility and Developer shall coordinate such activities with each 
utility owner. All costs associated with the underground shall be the sole responsibility of 
Developer and no reimbursement will be due from the City. Exemptions from this condition are 
allowable by the TMC. 

   
C.3.0 Encroachment Permit and Improvement Agreement(s)  
 

Prior to construction permit release, Developer shall provide all documents as required by City 
requirements and these Conditions of Approval, to the satisfaction of the City Engineer, including, but not 
limited to, the following:  
 
C.3.1 All construction activity involving public improvements (on-site and off-site) will require approved 

improvement plans; an encroachment permit.  Any construction activity involving public 
improvements without all three items is prohibited. The Developer will complete all requirements 
set forth in this section prior to any construction. 

 
C.3.2 Prior to construction permit release, the Developer shall prepare public infrastructure 

improvement plans for all required improvements required to serve the Project (on-site and off-
site) including construction details, paving sections, joint-trench, traffic signals, etc. 
(Improvement Plans).  
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C.3.3 Prior to construction permit release, the Developer shall prepare Improvement Plans that are 
stamped and prepared under the supervision of a California registered Civil Engineer (CA-CE). 
Other disciplines’ work shall also be stamped and prepared under the supervision of each 
disciplines’ registered design professional.  

 
C.3.4  Prior to construction permit release, the Developer shall prepare Improvement Plans on a 24-

inch x 36-inch size 20-pound bond white paper and shall use the City’s Title Block. The said 
Improvement Plans, specifications and details depicted on said Improvement Plans shall be 
prepared in accordance with the City’s Subdivision Ordinance (Tracy Municipal Code (TMC) 
Chapter 12.36), City Design Documents as defined in Title 12 of the TMC, City’s Facilities 
Master Plan for storm drainage, roadways, wastewater, and water as adopted, amended, and 
updated by the City, or as otherwise specifically approved by the City, and all requirements 
described in the documents described hereon, and these Conditions of Approval.  

 
C.3.5  Prior to construction permit release, the Developer shall prepare Improvement Plans in 

substantial conformance with the site building, parking, utility, grading, and other on-site and off-
site improvements identified on submitted site improvements drawing package for D24-0016. 

 
C.3.6 Prior to construction permit release, the Developer shall provide a PDF copy of the Project’s 

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

 
C.3.7  Prior to construction permit release, the Developer shall submit an encroachment permit 

application with prepared Improvement Plans to specifically include, but not be limited to all 
existing and proposed utilities to be constructed such as domestic water line, irrigation service, 
water fire service, domestic water services, storm drain, sanitary sewer, all existing surface 
improvements such as PCC, curb, gutter, sidewalk, ADA ramps, fire hydrants, streetlights, 
landscaping, irrigation, irrigation controllers, striping, etc. including the size and location of all 
pipes. 

 
C.3.9 Prior to construction permit release, the Developer shall identify and depict on the Improvement 

Plans all existing improvements of pavement, curb and gutter, sidewalk, ADA ramps, fire 
hydrants, streetlights, landscaping, and irrigation in need of repair (cracked, settled, and/or 
damaged). The Developer shall then note on the Improvement plans the location of the said 
improvements need repair and shall be repaired accordance with City requirements to the 
Satisfaction of the City Engineer. Any repair, removal, and replacement shall be in a similar 
manner to the current improvement, i.e., similar width, color, finish, meander, etc. 

 
C.3.10 Prior to construction permit release, Developer shall dedicate a ten (10) feet wide Public Utility 

Easements (PUE) behind the right-of-way/property line along Eleventh Street.  
 

C.3.11 Prior to construction permit release, Developer shall provide all supporting engineering 
calculations, materials information or technical specifications, cost estimate, and technical 
reports shall be submitted at the time of grading, site improvement and building permit reviews. 
All improvement plans shall contain a note stating that the Developer will be responsible for 
preserving and protecting all existing survey monuments and other survey markers such as 
benchmarks prior to building permits. 
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C.3.12 The Developer shall also make the following improvements:  

a. Remove the existing driveway that cannot be used in the future. 
 

C.3.13  Public Right-of-Way Landscaping and Irrigation – Prior to construction permit release, the 
Developer shall prepare landscape and irrigation plans that depict the following:   

 
 The Developer shall landscape and irrigate the area from the back of sidewalk to the new 

parking lot curb lines prior to occupancy. Landscape and irrigation plans shall be in substantial 
conformance with the approved L1 and LC2 preliminary plans submitted with the approved site 
development review permit for this Project. All landscape drawings shall be prepared on a 24-
inch x 36-inch size 20-pound bond white paper that incorporates all requirements described in 
these Conditions of Approval, and the City’s Design Documents as defined in Title 12 of the 
Tracy Municipal Code. Developer shall use the latest title block. Said landscape and irrigation 
plan shall be prepared by a California licensed landscape architect. The Developer shall install 
trees in the landscaped area between the sidewalk and onsite curb line along the Project 
frontage. The Developer shall also install additional shrubs, ground cover, and other 
landscaping and other corresponding irrigation systems as required fifteen (15) feet from the 
existing sidewalk to parking lot curb. The landscaping and irrigation shall conform to MWELO 
standards. If recommended, Developer shall use structural soil if the street trees’ well is 
narrower than five (5) feet wide. The developer shall construct new proposed monument signs 
and their appurtenances, and any other existing items out of this clear site visibility zones of all 
driveway entrances to the site.  

 
C.3.14 Storm Water  
 

Prior to construction permit release, the developer shall depict on the Improvement Plans the 
location of the existing storm drain located on Eleventh Street for this Project to storm drain 
system to connect. The Project’s storm water connection to the City’s existing storm water 
system is in asphalt pavement shall be in accordance with City standard plans and city 
requirements and to the satisfaction of the City Engineer.  
 
The Developer shall provide calculations for the sizing of the storm drain(s) and shall be 
submitted with the hydrology and storm water report during plan review. The Developer shall 
comply with the applicable requirements of the City's storm water masterplan adopted by the 
City Council in 2012 and any subsequent amendments.  
 
All proposed detention basin(s) shall comply with the applicable requirements of the City’s storm 
water masterplan adopted by the City Council in 2012 and clean water program and any 
subsequent amendments.  

 
C.3.15 The Developer shall construct one (1) underground pretreatment facility for the storage and 

treatment of storm water to the satisfaction of the City C.3. requirements. Per Item No. 15, 
Section V on page 94 of the 2008 Design Standards, all storm water run-off from the site shall 
not cross property lines. The Project storm drainage release point shall be located on the drive 
aisle to Eleventh Street where onsite storm water line leaves the Project property.  This storm 
drainage release point is where storm water leaves the Project in a 100-year storm event or 
when the Project property's on-site storm drainage system fails to function, or it is clogged. Site 
grading shall be designed such that the Project's storm drainage flow to the existing storm drain 
pipe located on Eleventh Street and flow to the existing storm drainage line within the street and 
have adequate capacity to drain storm water from the property. The storm drainage release 
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point is recommended to be at least 0.70-feet lower than the new building’s finish floor elevation 
and shall be designed and improved to the satisfaction of the City Engineer.  
  

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

 
Prior to construction permit release, the developer shall depict on the Improvement Plans the 
construction of one (1) underground Prinsco stormwater pretreatment system to the 
specifications of the manufacture and to satisfaction of the City C-3 requirements and the 
satisfaction of the City Engineer. On-site runoff from the site landscaping, pavement and roofs 
will discharge directly into this underground pretreatment system which will then filter the water 
that will drain into the city storm drain system.  

 
C.3.17 Sanitary Sewer 
  

Prior to construction permit release, the developer shall depict on the Project Improvement 
Plans sanitary sewer line lateral from the proposed building to the existing sewer lateral line 
along Eleventh Street in accordance with the City’s Design requirements and to the satisfaction 
of the City Engineer.  

 
C.3.18 Water Distribution 
 

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

 
The Developer shall connect the fire sprinkler line and the domestic water services to the 
existing water line on Eleventh Street for fire protection and domestic water service. If trenching 
is required, the pavement trenching and restoration in Eleventh Street shall be per the Design 
Standards.  
 
Interruption to the water supply to the existing businesses and other users will not be allowed to 
facilitate construction of improvements related to the Project. The Developer is responsible for 
notifying business owner(s) and users, regarding any disruptions from the construction work. 
The written notice, as approved by the City Engineer, shall be delivered to the affected residents 
or business owner(s) at least seventy-two (72) hours before the start of work. Prior to starting 
the work described in this section, the Developer shall submit prepare a work plan acceptable to 
the City that demonstrates no interruptions to the water supply, and Traffic Control Plan to be 
used during the installation of the off-site water mains and connections. 

 
The Project’s water service connections shall be a remote-read (radio-read) master water 
meter (the water meter to be located within City's right-of-way) and a Reduced Pressure Type 
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back-flow protection device in accordance with City requirements. The City Engineer shall 
approve the location of the water meters.  
 
After improvement, acceptance, repair, and maintenance of the water service from the water 
meter to the point of connection with the water distribution main in the street shall be the 
responsibility of the City. Water service repairs after the water meter is the responsibility of the 
Developer or individual lot owner(s). 

 
Prior to improvement acceptance, the repair and maintenance of all on-site water lines, 
laterals, sub-water meters, valves, fittings, fire hydrant and appurtenances shall be installed 
by the developer. 

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

 
Fire Service Line(s) and Hydrants – Location and construction details of installing the fire 
service line shall include the installation of fire hydrant(s) that are to serve the Project, shall be 
protected with 4 concrete bollards around each hydrant. The layout of all fire hydrants shall be 
approved by the City Fire Marshal prior to the approval of the Improvement Plans by the City 
Engineer. The Developer shall submit a layout of the fire hydrants and obtain written approval 
of the location of fire hydrants and fire connections to the building from the Fire Marshal, prior 
completion of the of the water line design.  

 
C.3.19 Prior to construction permit release, the Developer shall prepare Joint Trench Plans and 

Composite Utility Plans, prepared on a 24-inch x 36-inch size 4-millimeter thick mylar for the 
installation of dry utilities such as electric, gas, TV cable, telephone, and others to serve the 
Project.  All private utility services to serve Project must be installed underground or relocated to 
be underground, and to be installed at the location approved by the respective owner(s) of the 
utilities from the street or an existing or proposed utility easement to the building(s).  

 
 Prior to construction permit release, the Developer shall dedicate 10-feet wide P.U.E. for access 

to these new utilities for re-installation, replacement, repair, and maintenance work to be 
performed by the respective utility owner(s).  

 
C.3.20 Prior to construction permit release, the Developer shall provide signed and stamped Engineer’s 

Estimate that summarizes the cost of constructing all the public improvements shown on the 
Improvement Plans. 

 
C.3.21 Prior to construction permit release, the Developer shall provide payment of fees required by the 

City requirements including but not limited to plan checking, grading, construction inspection, 
agreement processing, encroachment permits, and other fees. The engineering review fees will 
be calculated based on the fee rate adopted and updated by the City Council. 

 
C.3.22 Traffic Control Plan - Prior to starting 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 
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Devices as amended by the State of California, latest edition (MUTCD-CA). 
TCP shall be prepared under the supervision of, signed and stamped by a 
Registered Civil Engineer or Registered Traffic Engineer. 

 
  Access and Traffic Circulation to Existing Businesses/Residents - Developer shall take all steps 

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

 
C.3.23 No street trench shall be left open, uncovered, and/or unprotected during night hours or when 

the Developer’s contractor is not performing construction activities. Appropriate signs and 
barricades shall be installed on the street and on all trenches during construction. If the 
Developer or his contractor elects to use steel plates to cover street trenches, said steel plates 
will be skid-resistant, and shall be ramped on all sides. Ramps will be a minimum two-foot wide 
and will run the entire length of each side.  

   
C.3.24 If at any point during utility installation or construction, the Developer, or his contractor, 

engineers, and their respective officials, employees, subcontractors, and/or subconsultant 
exposes/encounters/uncovers any archeological, historical, or other paleontological findings, the 
Developer shall 1) inform the City Engineer; 2) shall address the findings as required per the 
General Plan Cultural Resource Policy and General Plan EIR; and 3) subsequent Cultural 
Resource Policy or mitigation in any applicable environmental document. 

 
C.3.25 Improvement Security - Developer shall provide improvement security for all public facilities, as 

required by the TMC. The form of the improvement of security may be a bond, or other form in 
accordance with the Government Code, and the TMC. The amount of the improvement security 
shall be in accordance with Title 12 of the TMC.  

 
 Insurance – Developer shall provide written evidence of insurance coverage that meets the 
TMC. 

 
Construction Permit Special Condition(s) 

 
C.3.26  The Developer shall file for an encroachment permit for the demolition and construction of new 

improvements in the city right of way.  
 
C.3.27 Prior to construction permit release, Developer shall obtain all applicable signatures by City 

departments and outside agencies (where applicable) on the Improvement Plans including the 
Fire Marshal prior to submitting said plans to Engineering for City Engineer’s signature.  

 
C.3.28 Prior to construction permit release, Developer shall submit to the City a signed and notarized 

grant deed of dedication in fee title to dedicate right-of-way to the City for Eleventh Street.  The 
square-footage and dimensions of the dedication shall be to the satisifcation of the City 
Engineer. 
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C.4.  Building Permit 
   

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

 
C.4.1 The Developer has satisfied all the requirements set forth in these Conditions of Approval. 

 
C.4.2 Prior to building permit release, the Developer shall pay all the relevant city and county 

development impact fees to the satisfaction of the City Engineer. 
 

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

Building Permit Special Condition(s) 
 

C.6.6 Prior to a building permit release, Developer shall have obtained a recorded lot merger to merge 
the two existing lots. 

 
C.5. Acceptance of Public Improvements and Occupancy 
 
 Prior to acceptance of public improvements, the Developer shall demonstrate to the satisfaction of the 

City Engineer completion of the following: 
 
C.5.1 The Developer has satisfied all the requirements set forth in these Conditions of Approval.  
 
C.5.2 Prior to any form of occupancy, the Developer shall demonstrate satisfactory completion of all 

required/conditioned improvements. The Developer shall use diligent and good faith efforts in 
taking all actions necessary to construct all public facilities required to serve the Project, and the 
Developer shall bear all costs related to construction of the public facilities (including all costs of 
design, construction, construction management, plan check, inspection, land acquisition, 
program implementation, and contingency). 

 
C.5.3 Prior to any form of occupancy, the Developer shall provide Certified “As-Built” Improvement 

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

C.5.4 Prior to occupancy, the Developer shall provide both AutoCAD files (including all X-references 
files), and GIS Shape files (both in formats approved by the City) for the public improvements. 

 
C.5.5 Prior to occupancy, the Developer shall complete potable domestic and irrigation water service 

connection(s). The developer shall also complete all fire water lines to fire sprinkler system 
and on-site fire hydrants. These items are to be installed per City requirements. 

 
C.5.6 Prior to occupancy, the Developer shall complete all sewer improvements. The developer shall 

also complete but not limited to reconstructing PCC curb, gutter, and sidewalk, replacing asphalt 
concrete pavement, restoring pavement marking and striping, and other improvements that are 
disturbed because of installing the Project’s permanent sewer connection. 
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C.5.6 Prior to acceptance of public improvements, if determined by the City Engineer that an existing 
pavement to be in poor condition or damaged by construction activities related to the Project, 
the Developer shall repair or reconstruct street pavement fronting the project including curb, 
gutter and sidewalk and other public improvements 

 
C.5.7 Prior to acceptance of public improvements, the Developer will need to complete the ninety (90) 

day public landscaping maintenance period.  
 

C.5.8 Prior to improvement acceptance Per Section 21107.5 of the California Vehicle Code, the 
Developer shall install signs at all entrance(s) to 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.5.9 Prior to improvement acceptance, the Developer shall submit warranty bonds to the City for 

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

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

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

with the requirements of Title 12 of the TMC. The Monumentation Bond will be released to the 
Developer after the City Council’s acceptance of the public improvements and if the Developer 
meets the terms set in Section 66497(c) of the Subdivision Map Act. All survey monuments 
shown on the Final Map, if applicable, must be installed. Any altered, damaged, or destroyed 
survey monuments and/or benchmarks shall be re-established. The Developer shall submit 
centerline tie sheets or a record of survey for the following:  new public streets; re-established 
survey monuments, and/or benchmarks. If the Developer destroyed, altered, and/or 
reconstructed any existing curb returns, the Developer shall also submit corner records. Any 
survey document will be submitted the city and to the San Joaquin County Surveyor to comply 
with California Business and Professions Code Section 8771(c). Said work shall be executed by 
a California licensed Land Surveyor at the Developer’s sole expense.  

 
Acceptance or Occupancy Special Condition(s) 

 
C.5.12 None.  
 
C.6.0 Special Conditions 
 
C.6.1 When Street cuts are made for the installation of utilities in the paved street, the Developer shall 

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

 
C.6.2  Nothing contained herein shall be construed to permit any violation of relevant ordinances and 

regulations of the City of Tracy, or other public agency having jurisdiction. This Condition of 
Approval does not preclude the City from requiring pertinent revisions and additional 
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requirements to the improvement plans, prior to the City Engineer’s signature on the 
improvement plans, and prior to issuance of Grading Permit, Encroachment Permit, Building 
Permit, if the City Engineer finds it necessary due to public health and safety reasons, and it is 
in the best interest of the City. The Developer shall bear all the cost for the inclusion, design, 
and implementation of such additions and requirements, without reimbursement or any payment 
from the City. 

 
C.6.3  If water is required for the construction of the project, the Developer shall obtain an account for 

the water service and register for a temporary water meter with the City Finance Department 
and Public Works Departments. The Developer shall pay all fees associated with obtaining the 
account number and temporary water meter for the water service. 

 
C.6.4  The Developer shall obtain an account for the water service to the Project and register the water 

meter with the Finance Department and Public Works department prior to the start of construction. 
The Developer shall prepare and submit a map depicting the location of the water meter on an 
8.5-inch X 11-inch sheet to the Finance Department. 

 
C.6.5   The Developer shall prepare Joint Trench Plans and Composite Utility Plans, prepared on a 24-

inch x 36-inch size 4-millimeter thick mylar for the installation of dry utilities such as electric, gas, 
TV cable, telephone, and others. If required by the power company, this joint trench line shall be 
located within the ten (10) feet wide P.U.E. 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 each building(s). If necessary, the Developer shall 
dedicate a (10 feet) wide Public Utility Easements (PUE) behind the proposed sidewalk along the 
Project frontage prior to building permit. 

 
 
C. Community and Economic Development Department, Building Division Conditions 

 
D.1. 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. 

 
D.2. Prior to commencement of construction, applicant shall submit to the Building Safety division 

construction plans and supporting documents that demonstrate compliance with CBC section 
705.5 for fire-resistance rating requirements for exterior walls. 

 
D.3. 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. 

 
D.4. Prior to commencement of construction, applicant shall submit to the Building Safety division 

construction plans that demonstrate compliance with CBC 302 for assigning the proper 
occupancy classification of each room or space based on its intended use, and CBC section 
508 for implementing the proper occupancy separation requirements. 

 
 
E. Public Works Department, Utilities Division Conditions 
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E.1. Prior to the issuance of a building permit, the Developer shall submit detailed construction plans 
that make proper connections to the sanitary sewer system in order to resolve long standing 
issues with petroleum-related products entering the City’s storm drain system, to the satisfaction 
of the Director or Assistant Director of the Public Works Department/Utilities Division. 

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

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

• Provide a truck turning template which clearly shows the truck turning radius of 30’ inside 
and 50’ outside. Truck turning template shall show all ingress and egress paths available as 
well as the fire engine turnaround.  

 
F.2. Engineering and building permit applications received by our offices are subject to the current 

fee schedule for South San Joaquin County Fire Authority. Contact our offices for additional 
information.  
• Application processing fees and minimum plan review fees are due at time of submittal of 

construction documents.  
• Additional plan review fees, minimum inspection fees and administrative fees are calculated 

on approval of project and shall be paid prior to issuance of permit.  
• Permit holder is responsible for any additional inspection fees incurred, and shall be paid 

prior to final inspection.  
 

F.3. The building shall be provided with approved address identification in accordance with 2022 
California Fire Code §505.1 as amended by the Tracy Municipal Code §9.06.070 Section 
912.2.CFC §505.1. The address shall be Illuminated at night. Illumination shall be either 
internally or externally at an intensity of 5.0 foot-candles.  

 
F.4. A Knox Box shall be required for this project. Each tenant shall have keys placed in the Knox 

Box. The operator of the building shall immediately notify the Fire Authority and provide the new 
key where a lock is changed or rekeyed. The key to such shall be secured in the Knox Box.  

 
F.5. Prior to construction, an address must be posted at the construction site entrance. Address 

must be a minimum of 4 inches high by ½ inch numerals. Address must be provided so that 
emergency service personnel can locate the construction site in the event of an emergency. 

 
F.6. Prior to construction, all-weather fire apparatus access roads shall be installed. Fire apparatus 

access roads during construction shall have a minimum 20’ unobstructed width in accordance 
with CFC §503  

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

 



 Conditions of Approval  Exhibit 1 
 Island Gourmet Market and Deli  
 Application D24-0016   
 Page 16 
 
 
G. San Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP). 

Please contact SJMSCP staff regarding completing the following steps to satisfy SJMSCP 
requirements: Schedule a SJMSCP Biologist to perform a pre-construction survey prior to any ground 
disturbance. 
G.1. SJMSCP Incidental take Minimization Measures and mitigation requirement:  

 
• Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be 

signed by the project applicant prior to any ground disturbance but no later than six (6) 
months from receipt of the ITMMs. If ITMMs are not signed within six months, the applicant 
must reapply for SJMSCP Coverage. Upon receipt of signed ITMMs from project applicant, 
SJCOG, Inc. staff will sign the ITMMs. This is the effective date of the ITMMs.  

• Under no circumstance shall ground disturbance occur without compliance and satisfaction 
of the ITMMs.  

• Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project 
applicant must:  
a.  Post a bond for payment of the applicable SJMSCP fee covering the entirety of the 

project acreage being covered (the bond should be valid for no longer than a 6 month 
period); or  

b.  Pay the appropriate SJMSCP fee for the entirety of the project acreage being covered; or  
c.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or  
d.  Purchase approved mitigation bank credits.  

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

• Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.  
Receive your Certificate of Payment and release the required permit 
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