NOTICE OF A REGULAR MEETING

Pursuant to Section 54954.2 of the Government Code of the State of California, a Regular
meeting of the City of Tracy Planning Commission is hereby called for:

Date/Time: Wednesday, June 24, 2015
7:00 P.M. (or as soon thereafter as possible)

Location: City of Tracy Council Chambers
333 Civic Center Plaza

Government Code Section 54954.3 states that every public meeting shall provide an opportunity
for the public to address the Planning Commission on any item, before or during consideration
of the item, however no action shall be taken on any item not on the agenda.

REGULAR MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES APPROVAL

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 2015-052
any item not on the agenda brought up by the public at a meeting, shall be automatically
referred to staff. If staff is not able to resolve the matter satisfactorily, the member of the public
may request a Commission Member to sponsor the item for discussion at a future meeting.

1. OLD BUSINESS — None.

2. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER APPLICATIONS FOR A CONDITIONAL
USE PERMIT AND DEVELOPMENT REVIEW FOR A PRIVATE ELEMENTARY
SCHOOL BUILDING, OUTDOOR PLAY AREA, NATURE GARDEN, AND
PARKING AREA IMPROVEMENTS AT THE SOUTHEAST CORNER OF
MURRIETA WAY AND HOLMES COURT (120 MURRIETA WAY) - APPLICANT
IS PAMELA RIGG AND PROPERTY OWNER IS TR 120, LLC - APPLICATION
NUMBERS CUP15-0002 & D15-0006

3. ITEMS FROM THE AUDIENCE
4. DIRECTOR'S REPORT
5. ITEMS FROM THE COMMISSION

6. ADJOURNMENT

Posted: June 18, 2015
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The City of Tracy complies with the Americans with Disabilities Act and makes all reasonable
accommodations for the disabled to participate in public meetings. Persons requiring
assistance or auxiliary aids in order to participate should call City Hall (209-831-6000), at least
24 hours prior to the meeting.

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection in the Development Services Department
located at 333 Civic Center Plaza during normal business hours.
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AGENDA ITEM 2 - A
REQUEST

PUBLIC HEARING TO CONSIDER APPLICATIONS FOR A CONDITIONAL USE
PERMIT AND DEVELOPMENT REVIEW FOR A PRIVATE ELEMENTARY SCHOOL
BUILDING, OUTDOOR PLAY AREA, NATURE GARDEN, AND PARKING AREA
IMPROVEMENTS AT THE SOUTHEAST CORNER OF MURRIETA WAY AND
HOLMES COURT (120 MURRIETA WAY) - APPLICANT IS PAMELA RIGG AND
PROPERTY OWNER IS TR 120, LLC - APPLICATION NUMBERS CUP15-0002 &
D15-0006

DISCUSSION

Background and Project Description

On October 22, 2014, the Planning Commission granted a CUP (Resolution 2014-023
and Application Number CUP14-0007) and approved a Development Review
(Resolution 2014-024 and Application Number D14-0013) for a two-story, 35,000 square
foot private elementary school, outdoor play area, nature garden, and parking area
improvements at the southeast corner of Murrieta Way and Holmes Court (future
address 120 Murrieta Way). According to the applicant, the two-story building is too
expensive to construct and has submitted new applications for CUP and Development
Review approvals for a single-story building approximately 30,500 square feet in area.

Project Description and Approval Authority

The proposal is to construct and establish a private elementary school to be operated by
the Montessori Elementary School of Tracy. The site is designated General Industrial
within the Industrial Areas Specific Plan (ISP). Schools are conditionally permitted in the
ISP General Industrial Area, and a CUP is required before a school may be established.
In accordance with Tracy Municipal Code (TMC) Section 10.08.4250 et seq., the
Planning Commission is empowered to grant or to deny applications for Conditional Use
Permits and to impose reasonable conditions upon the granting of use permits.

The project proposal also requires Development Review approval of the approximately
30,500 square foot single-story building, outdoor play area, nature garden, and parking
area improvements (Attachment A). Because the Conditional Use Permit is subject to
Planning Commission review, the Development Review permit for the proposed site
improvements is also presented to the Planning Commission for review, approval, and
efficiency in processing.

Proposed Land Use

The elementary school consists of eight classrooms, administrative offices, a multi-
purpose room, a kitchen, and storage areas. An outdoor play area is proposed behind
the building, and a nature garden for educational purposes is proposed on the southern
perimeter of the site. According to the applicant, the academic year is the last week of
August through the first week in June, and summer school is the second week of June
through the third week of August. School hours are 8:00 a.m. to 3:00 p.m., and recess
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takes place daily from noon to 1:00 p.m. and from 3:00 p.m. to 4:00 p.m. Students may
arrive as early as 6:30 a.m. for before-school care or stay as late as 6:30 p.m. for after-
school care. According to the applicant, about half of the students take advantage of the
before-school or the after-school care. Evening events for parents are held monthly
from 6:00 p.m. to 7:30 p.m., and larger events, such as concerts and graduation
ceremonies, are held at an off-site location.

In 2014, the applicant reached out to adjacent residents to the south prior to the
publication of the public hearing. No comments or concerns were received from
neighboring properties, and no objections were raised at the October 22, 2014, public
hearing.

Proposed Site Design and Architecture

The school building is proposed near the street with a parking area along the front of the
building for student drop-off and pick-up and staff parking. An outdoor play area is
proposed behind the building, and it is set back over thirty feet from the residential
neighborhood and screened by an existing six-foot tall berm and twelve-foot tall masonry
wall. The school campus and outdoor play area will be enclosed with fencing for the
safety of the students.

The proposed building employs a balance of architectural enhancements and a variety
of materials on all four sides of the building consistent with the City’s Design Goals and
Standards (Attachment A). The building uses a mix of metal and cement plaster siding,
glazing, and aluminum accents to create a modern design, and an equipment well will
hide roof-mounted and through-roof equipment required to serve the building.

Proposed Parking, Circulation, and Landscaping

The project, as designhed, meets the TMC off-street parking and landscaping
requirements and is designed with good vehicular and pedestrian circulation. A one-way
drive aisle lined with parking will be served by ingress from Holmes Court and egress
drive onto Murrieta Way. Landscaping is comprised of trees, shrubs, and grasses will be
planted throughout the parking area and along the street frontage of the site.

Environmental Document

The project is categorically exempt from the California Environmental Quality Act
pursuant to CEQA Guidelines Section 15332, which pertains to certain in-fill
development projects. Because the project is consistent with the General Plan and
Zoning, occurs within city limits on a project site of no more than five acres substantially
surrounded by urban uses, has no value as habitat for endangered, rare or threatened
species, would not result in any significant effects relating to traffic, noise, air quality, or
water quality, and can be adequately served by all required utilities and public services,
no further environmental assessment is necessary.

RECOMMENDATION
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Staff recommends that the Planning Commission do the following, based on the findings

and subject to the conditions as stated in the Planning Commission Resolutions dated

June 24, 2015 (Attachments B and C):

1) Rescind Resolution Numbers 2014-023 and 2014-024 approved on October 22,
2014.

2) Approve the Conditional Use Permit application number CUP15-0002 for a 30,500
square foot private elementary school with associated outdoor play areas.

3) Approve the Development Review application for an approximately 30,500 square-
foot one-story building, outdoor play area, and parking, landscape, and hardscape
improvements at the southeast corner of Murrieta Way and Holmes Court.

MOTION

Move that the Planning Commission do the following, based on the findings and subject

to the conditions as stated in the Planning Commission Resolutions dated June 24, 2015

(Attachments B and C):

1) Rescind Resolution Numbers 2014-023 and 2014-024 approved on October 22,
2014.

2) Approve the Conditional Use Permit application number CUP15-0002 for a 30,500
square foot private elementary school with associated outdoor play areas.

3) Approve the Development Review application for an approximately 30,500 square-
foot one-story building, outdoor play area, and parking, landscape, and hardscape
improvements at the southeast corner of Murrieta Way and Holmes Court.

Prepared by Kimberly Matlock, Assistant Planner

Reviewed by Alan Bell, Interim Assistant Development Services Department Director

Approved by Bill Dean, Interim Development Services Department Director

ATTACHMENTS

Attachment A — Location Map, Site Plan, Floor Plan, Elevations and Section, Landscape Plan,

Topographic Survey, Civil Plan, Cross Sections, and Stormwater Plan received
on June 15, 2015 (oversized plans distributed to the Planning Commission)

Attachment B— Planning Commission Resolution for the Conditional Use Permit
Attachment C— Planning Commission Resolution for the Development Review



NO C10193
EXP.SEPT.30, 2015

RICHARD L. LARSON
1933 DAVIS STREET, SUITE 244
SAN LEANDRO, CALIFORNIA 94577
510) 635-9005/FAX (510) 635-1611

A RCHITECT

Description:

Date:

Revisions:

otherwise used without the prior written consent or and appropriate compensatior
No.

to the architect. Visual contact with the above drawings or specifications shall

constitute conclusive evidence of acceptance of these restrictions.

Copyright 2014. All rights reserved. The above drawings and specifications, ideas
property of the architect. No part thereof shall be reproduced, sold, published, or

designs, and arrangements represented thereby, are and shall remain the

MONTESSORI
ELEMENTARY SCHOOL
| 20 MURRIETA WAY
TRACY, CALIFORNIA

Project Title:
Sheet Title:

COVER SHEET

04.10.2015
J. RUBIO
/8" = | -O"

Drafter:

Date:
Scale:
Job

)

]

T T O

LLOUIINNIIN

\

%\\\\\\\\\\\\\\\\\\\\\

MONNNNY

R

7

207

7 e

7777
7~ 77 77777 "\
%\\\\\\\\%\\\\\\\\\\\%\\\\%
/7 77/77/7/7/7/7/77/7/7/77/7Z7 7777777777 /7 /77
7/ 77 7 77/ 77,
N N0 N 07
1357 D) 77 7 7

NN,
7
LI

7

7
2
)
7

7%
/Al
/7
7
/A—

77/ 7
7
7/
I —
77777777
77
§§I

.

I I

7077 77 7
0777, i ks %
B A —
§§§§§§§§i

/7777777777777 7/777/77/7/7//77/7/7/ 77
A —
/77747777

O —— r . .

e
Y5

2
NN
—~

77700 7
7777777 J

T A —

NN A

777/ 7/7/777777/7/77/7/7/77/77 777722
Y 7 7 —
\“\\\\\\\\\\

77 s 8
7770

7 7
.

7477 7
4747 ki ., #uadili s}
L —
%\\\\\\\%%%%\\\\\\\\i
/7777777 000 0 %
S —
/77777777777 /7777777777777, 4
7 7 D TN LI —

INDEX

DRAWING
SITE DEVELOPMENT

COVER SHEET
FLOOR FLAN

A.2
A.3

EXTERIOR ELEVATIONS

BUILDING SECTION

LANDSCAPE PLAN
TOPOGRAPHIC SURVEY
GRADING/DRAINAGE/UTILITY PLAN
LEGEND AND CROSS SECTIONS

A.4
L- 1
Tl
Pl
P2

STORM WATER SUMMARY & TREATMENT

P3

GROUP E, ELEMENTARY SCHOOL

INDUSTRIAL SPECIFIC PLAN (ISP)
30,485 S.F.

| 20 Murrieta Way
245-47-13 ¢ 14

PROJECT DATA

ADDRESS
APN

ZONE:
OCCUPANCY

30,485 S.F. (17.5%)
286,964 S.F. (16.7%)
32,297 S.F. (18.6%)

173,912 S.F.

PARKING/PEDESTRIAN AREA

LANDSCAPED AREAS
GRASS SPORTS/PLAYFIELD

BUILDING AREA
SITE AREA:
BUILDING FOOTPRINT

57,570 S.F. (33.1%)
24,596 S.F. (14.1%)

HARDSCAPE STUDENT AREAS

510/278-1115
pamelarigg@montessorica.com

EMAIL

24542 PALOMARES ROAD
CASTRO VALLEY, CA 94552

PAMELA RIGG
TR 120 LLC

TEL

PROJECT TEAM

OWNER

2777 _

richardllarson@gmail.com

510/635-9005

TEL
EMAIL

RICHARD L. LARSON, ARCHITECT
1933 DAVIS STREET SUITE 244
SAN LEANDRO, CALIFORNIA 94577
JASON L. TRAINA AFPLD

RICHARD LARSON

ARCHITECT
LANDSCAPE

TRAINA THOUGHTS LANDSCAPES
&4 1 GLENCREEK DRIVE

TRACY, CA 95377

deullen@csa-engineers.com

trainathoughts @gmail.com

707/745-3219

209/829-9866
TEL
EMAIL

TEL
EMAIL

DAN CULLEN
P.O. BOX 591
BENICIA, CA 94510

CSA

CIVIL
ENGINEER

I
£
o

I INyYIE R

E Valpico Rd

1
L]
N —
(
<

777

LOCATION MAP

W Valpico Rd

rd

Almen

&
=
2

wiiar Paytan Ln

4

Glenbnar Dr

siepy

(0
)
E
®}
c

Gandy Dancer DOr

pijg AoBRIL S

ore Py

Murrieta Way
”//
7
ol
=
g
o
— W Linne Rd

Acorn Lo .

S MacArthur Dr =

U a4

Larraine-Rd
W Linme Rd

Qakridge Dr

L7 ARSpU|T
Glenhawven o

e

s 15

Regis Dr

pAlg AdB1| §

Amtrak-Tracy

Sheet




RICHARD L. LARSON
ARCHITECT
1933 DAVIS STREET, SUITE 244
SAN LEANDRO, CALIFORNIA 94577
(510) 635-9005/FAX (510) 635-1611
NO C10193
EXP.SEPT.30, 2015
-
%&E %&E TS SACE Ny Vjc";;;u»—%; i
2T 2 F L 2 F S 2 F T s
: g N~
il ! : TR
. o g \Jy/&v s g j‘dii
: E% 5 mns s
| MONTESSORI SEA T
§ { { L 3 L ELEMENTARY SCH OOL ‘;@ V- _j"_f’:x constitute conclusive evidence of acceptance of these restrictions.
= Revisions:
L \ e e i \ No. Date: Description:
Project Title:
ELEMENTARY SCHOOL
A
| 20 MURRIETA WAY
bdl ; £ Valpico Rd = OWNER: PAMELA RIGG ADDRESS: | 20 Murrieta W. TRACY, CALIFORNIA
W Valpico Rd P . 2120 LLe Jrreta Way Al COVER SHEET
o . 24542 PALOMARES ROAD APN: 246-47-13 & 14 o oI TE DEVELOFVENT
X ‘53*‘% b = CASTRO VALLEY, CA 94552 ZONE: INDUSTRIAL SPECIFIC PLAN (ISP) '
= < 51 Feliz -y TEL: 510/276-1115
o 1] ) E EMAIL: pamelarigg@montessorica.com OCCUPANCY: GROUP E, ELEMENTARY SCHOOL A3 FLOOR FLAN Sheet Tille:
= Almen
oy o % b BUILDING AREA: 30,485 S.F. A4 EXTERIOR. ELEVATIONS
E i ARCHITECT: RICHARD LARSON SITE AREA: 173.912 S.F. BUILDING SECTION
o RICHARD L. LARSON, ARCHITECT COVER SHEET
| N W-E ’ .
G-Enﬂ'f Dancer Dr % | 933 DAVIS STREET SUITE 244 BUILDING FOOTPRINT: 30,485 S.F. (17.5%) L-| LANDSCAFPE PLAN
G SAN LEANDRO, CALIFORNIA 94577 .
< = PARKING/PEDESTRIAN AREA: 28,964 S.F. (16.7%)
i TEL: 510/635-9005 o Tl TOPOGRAPHIC SURVEY
' EMAIL: richardllarson mail.com LANDSCAFPED AREAS: 32,297 S.F. (18.6%)
[durrieta Wiay Qg P GRADING/DRAINAGE/UTILITY PLAN
w ANDSCAPE. LASON L. TRAINA APLD GRASS SPORTS/PLAYFIELD: 57,570 S.F. (33.1%)
< TRAINA THOUGHTS LANDSCAPES HARDSCAPE STUDENT AREAS: 24,596 S.F. (14.1%) e LEGEND AND CROSS SECTIONS
< = &4 | GLENCREEK DRIVE
L < H TRACY. CA 95377 P3 STORM WATER SUMMARY ¢ TREATMENT
= & T TEL: 209/829-9866
| 2 7 = EMAIL: trainathoughts@gmail.com
@ S 5 B £ S =z
= . B I 3 e CIVIL pate:
A i o . g 2 ENGINEER: DAN CULLEN 04.10.2015
"'l‘:l g— E ; g CSA Drafter:
u = P.O. BOX 59| J. RUBIO
i BENICIA, CA 94510
ATtk Tracy o3 Lorraine Rd-— | TEL: 707/745-3219 e = o
| EMAIL: dcullen@csa-engineers.com
Job:
W Linne Rd W Linre Rd
Sheet
LN
E A o ,
[l




RICHARD L. LARSON

A RCHITECT
1933 DAVIS STREET, SUITE 244

HOLMES COURT

®
&

SAN LEANDRO, CALIFORNIA 94577
(510) 635-9005/FAX (510) 635-1611

SITE DEVELOPMENT FPLAN NOTES

EXISTING GUTTER, CURB AND SIDEWALK

N 00°33'31"E 336.04'

NO C10193
EXP.SEPT.30, 2015

®

EXISTING FIRE HYDRANT

EXISTING STREET LUMINAIR

EXISTING | 2' HIGH MASONRY SITE WALL

¢

EXISTING APPROXIMATELY &' HIGH SLOPED

| O' & SPACES @ 9' EACH=72" EARTH BACKFILL AGAINST SITE WALL

7 SPACES @ 9' EACH=&3'

EXISTING TRANSFORMER AND CONCRETE PAD

ST ) [ EXISTING ELECTRICAL EQUIPMENT RECESSED VAULT
= | o 9 / NEW DRIVE OPENING PER CITY STANDARDS
2 |
N T -
X O B NEW PAVED DRIVE AISLE AND PARKING WHERE OCCURS
N 00°33'31"E 68.17" 2 BN L S
T i i e o o o B e o R e = - CAR QUEUEING
Y ~ ~ ~ STUDENT DROP-OFF/PICK-UP

AREZZO WAY

1

N 89°26'29" W 276.02'

6' HIGH ORNAMENTAL METAL FENCE

==

NEW SITE ACCESS GATES

FIRE APPARATUS HAMMERHEAD
AS APPROVED BY THE FIRE DEPARTMENT

HARDSCAPE
Copyright 2015. Al rights reserved. The above drawings and specifications, ideas,
l OI LN 2 8! G RASS 5 PO RTS/P I_AY F[ E LD despiéng, and arrange?nents represented thereby, are z?nd sha\lﬁemain the
property of the architect. No part thereof shall be reproduced, sold, published, or
otherwise used without the prior written consent or and appropriate compensation
7 N to the architect. Visual contact with the above drawings or specifications shall
N ATU RE GARD E N 5 constitute conclusive evidence of acceptance of these restrictions.

COVERED TRASH ENCLOSURE

Revisions:

MONUMENT IDENTIFICATION /DIRECTIONAL SIGN —
UNDER SEPARATE PERMIT No. Date: Description:

BICYCLE RACK

6' HIGH BLACK VINYL COATED CHAIN LINK FENCE

SISIONGICISIAIONGIGIGISIOIOIOIOIOMOIOIOIONS

] 1
| | | |
o R o
[ | [
|
A [
\=/ ]
- - — S
EXIT ONLY
Ny e ¢
— N 89°26'29" W 219.81'
O
©)
MURRIETA WAY

STORM WATER BIO-TREATMENT AREAS SEE CIVIL
SOCCER FIELD DRAWINGS
PROPOSED I_EG E N D Project Title:
ELEMENTARY SCHOOL ANDSCAPE AREA
g E SEE LANDSCAPE PLAN M ONTE55ORI

- p—  Grase srORTS ELEMENTARY SCHOOL
T [ T A
| \
| _
i

\

| | 20 MURRIETA WAY

‘ TRACY, CALIFORNIA

o
Iy o 000
| L =26.12' R=50.00 Sheet Title:
| \ A\ =29°55'35"
|
L_F _________________________________________

L = 64.20' RE70.00°
A\ = 52°32'53" SITE
\
E PLAN
~_ B \\%77777777777
\
g o o o o o o o o - - o } - - - —x - - o 4 a > o o o @
N 00°37'30" E 498.60'
78 b 04.10.2015
150 T ). RUBIO
D T Scale:

SITE DEVELOPMENT PLAN — o =‘

| E "
IO 20 40 60 80 100 o A 2




RICHARD L. LARSON

A RCHITECT
1933 DAVIS STREET, SUITE 244

SAN LEANDRO, CALIFORNIA 94577
(510) 635-9005/FAX (510) 635-1611

NO C10193
EXP.SEPT.30, 2015

ADMINISTRATION KITCHEN/STORAGE

Q
UTIL. STAFF
> 3

LOBBY

— T T —
— , “ —
| |
| |
| |

STORAGE
CLASSROOM | | | CLASSROOM 2
| |
| |
E —— il
| AN H

Copyright 2015. All rights reserved. The above drawings and specifications, ideas
designs, and arrangements represented thereby, are and shall remain the

property of the architect. No part thereof shall be reproduced, sold, published, or
otherwise used without the prior written consent or and appropriate compensatior

to the architect. Visual contact with the above drawings or specifications shall
constitute conclusive evidence of acceptance of these restrictions.

CLASSROOM 3 CLASSROOM 4

HEEEEENEEEEEEEEEEE
O
[TTTTTTTTITTTITTIT I

| |
: :
| |
3 f)
J_ J_ Revisions:
— ? ? — No. Date: Description:
- O O O OO0 OO O] |
B i
\_\ CIRLS [ MULTI-PURPOSE E
> STORAGE § @ g @ 8|’3|%|’3 é > STORAGE STORAGE <
PR \_
j J BOYS E Project Title:
_ OO OO0 O0OO0of MONTESSORI
ELEMENTARY SCHOOL

=i
s
|

CLASSROOM 5 CLASSROOM 6

| 20 MURRIETA WAY
TRACY, CALIFORNIA

HEEEEEEEEEEEEEEEEE
O
[TTTTTTTTTTITTTITTT]

Sheet Title:

FLOOR PLAN

____534D/f=_____
-
‘

]
|
%
:
]
|
]

S — e
p

CLASSROOM 7 CLASSROOM &

LOCKERS STORAGE LOCKERS

L N L _________ N L - _________ N L _________ 2
*¢ 04.10.2015
FLOOR FPLAN 8  e
T 3= 1O
4 8 G 24 32 o

A.3




RICHARD L. LARSON

A RCHITECT
1933 DAVIS STREET, SUITE 244

a& 30-0" B B B B B B B B
SAN LEANDRO, CALIFORNIA 94577
s (510) 635-9005/FAX (510) 635-1611

g 200

NO C10193
EXP.SEPT.30, 2015

MONTESSORI

ELEMENTARY SCHOOL

B - = NORTH ELEVATION

Wl
ot 2 oo EXTERIOR FINISH SCHEDULE
W1 | “MS METAL SALES” T10-A RIBBED
- 30-0" ) ) ) ) METAL SIDING, METALLIC SILVER
W2| CEMENT PLASTER, FLOAT FINISH,
R PAINTED BLUE
20-0" é“’éégé%
& 200" N S S | PERFORATED ALUMINUM PANELS
ﬂ “ “ A | F i\l SCRIM
& L SFI| PAINTED BLUE ALUMINUM
= = = = = TSN STOREFRONT
=TT W3| CEMENT PLASTER, FLOAT FINISH,
Il PAINTED ASH GREY
SF2| CLEAR ANODIZED ALUMINUM
STOREFRONT WITH LOW-E GLASS

- = EAST ELEVATION srie
Cop_yr\ght 2015. All rights reserved. The above drawings and specifications, ideas
A CLEAR ANODIZED AWNINGS brapary of e rchtect No par hreof hall bt eproducoc sod pubhed,or
otherwise used without the prior written consent or and app!

to the architect. Visual contact with the above drawings or specifications shall
constitute conclusive evidence of acceptance of these restrictions.

SCALE: 3/32" =1"'-0"

Revisions:

ﬁ* §O|_Ou B B B B
No. Date: Description:

T (17 ] S [ - L]

] Il

. - SOUTH ELEVATION
MONTESSOR!

SCALE: 3/32" =1'-0"
ELEMENTARY SCHOOL

4 300 - - - -

| 20 MURRIETA WAY

& 200 B .
- : TRACY, CALIFORNIA
|| L1 ]
Il

5 W 5F2 ws WEST ELEVATION EXTERIOR

SCALE: 3/32" = |'-0" ELEVATIONS
AND
SECTION

& 30-0" - - - 7 7
MM
- 20-0"
SN :
04.10.2015

Drafter:

J. RUBIO

Scale:

1
L1

AS NOTED

CLASSROOM

|| MULTI-PURPOSE [

CLASSROOM

Job:

SECTION

SCALE: 3/32" =1"'-0"

A4




>

20

i

OXOXOXOLOXOXQNO,

ojlolo)lo)lo0jo)fo

.

Y oy o) o\ S

Y2

RV AV AV RN

OXOXoXoxoJo

oJopnoXo)fo]lo]lo)Xo) o)lo

OOOoOO

K

By G

o)o
.G 5

ofoJofofolo) o)lolLo

o
" o\ O
=Oi
<o
OXOXOXO A=
o)(o ) oXeXoXo)a)

i

o

—_

2NRONZY 20

OXOXOJo)XO

oD e

© OXOXOXOXOXOXOXQ

T T T T O e T

AW T

‘al

S 3

7 ~ A\ 4
—_— —|—£ Q e w Q ‘/‘)— SYMBOL COMMON BOTANICAL SIZE
0000010000000 10t ity 00O 0X000X0OOX0 RO ORI R X0XoXoXo \’%50 2 NAME NAME
O -Op
O,
PR RE® PR ERRBE 0000606 OYOYO 000000 R Ntttk DYOXOXOXO)XO POOOON OxE) 900 4 TREES
No]ojoJo)lo)lo oJojJo)lojJololo)o ojojJo)lojJojo)lo)O o o oJo)Jo)Jojo)lo)jo)jo oJo]Jo)lofo)lo)lojo)oYojo]Jojojoflojo)fo 200 oNJO)lO)]o)jo)]Jo)]o)]o)lO ofo)lo)]lojo)lo]olo)lO oloJo]Jo)Xo)O '.’?. O 00
- S - = AR .
¥ - 3 O N N ~ : g ~ 2 o O,
2 o O oloYo O
&) n@®a DYO <
o o B o 2 XOXC \lA
n @ Cinnamomum
O 20 D& . OO 2 &3 CAMPHOR TREE comphora 24" BOX
D6 o DG Y SHOEN
0P o non DAl o I;\ n‘ '.'..':'m. OoXo
900 PR\ LR ©
o
D ©
S )
o 5 5 X @
o R (©)
DACD O EVERGREEN ASH TREE Fraxinus uhdei 24" BOX
DN ©
=D &
5 O
k O,
> > > SHRUBS
a .9: 5 onipfla oniydid a
oSt ; ® B % B 2
o o / e 8 ® DAY LILY :22‘;?;?”‘5 1 GALLON
g o &) 63 o)
20 & @ 9> W (6) Phormium
% D FLAX . . 5 GALLON
0)(O va il < LI~ < RSO P & U P & N \‘L 174 —_ 74? e @) % sea Jode
- e R B t1t--N5174"r1- Bl - AT 18T =T I R 2 A —\ % FLAX Phormium 5GALLON
( 'Yellow Wave'
Rhaphiolepi
< Yy 00060006 A 0000066006 A DNV _I_ 0001000 3 AV 00 060 D A 062676 @ YEDDA HAWTHORN o ataiinos | 5 GALLON
Y= D
B©
5 7 Quf GRASSES
ANUIY Z © 8
9 9 = ® BLUE FESCUE GRASS Festuca glauca 1 GALLON
q'v/:‘@;ﬁ 5© o }_\ @ BLUE OAT GRASS ':::;ngwﬁgssr‘ 1 GALLON
NIZ ). Y
N g el
44'5}(@%;; :‘ g D : REED GRASS g;%?ﬂci%jls 5 GALLON
-Oz:;% 0 MEDALLION PLUS SOD ;’g;fgﬁsec;:]z“ BY THE PALETTE
e 3O, .o.
|_ ___________________________________________ K O -
o ( : )
| »
| \/ A0
‘L\/‘ 2o\ D
| 2N 52N
fi¥e 32 | ©
L _ _| ASCH AN
:‘.\"”/’é@(iiﬁ B
IN@: 08 7
S 2 5 0 ) ©
Cive
U ) (1) STREET /SHADE TREES - EVERGREEN/ SEMI EVERGREEN
A% g
08 urie (2) VEGETATION SWALE
D5 ©
22w, 2
—— pEIAS (3) BOULDERS+COBBLE
| <5\ (© —
I é 7 Do (4) MONUMENT PLANTING
| 3. 2Oz
o ©
| 3 08 S (5) PARKING LOT SHADE TREES
| : DN IS
o ®
- 2 " (€) GRASS SPORTS/PLAY FIELD
- =
23O D
(7) 5CHOOL ENTRY PLANTING
PROPOSED . 2
J SON® N (8) STUDENT NATURE GARDEN
ELEMENTARY SCHOOL XA '
- (9)PAVED AREA CALCULATION LINE. SEE TABLE BELOW
= )
= = ] ¢ FOR SITE NOTES SEE ARCHITECT'S DRAWINGS
|
| 0
= 7 —
| * = Q
L 7 O >
9 3 —>
PARKING LOT SHADE
) )¢ o
806 ‘:—‘o 5 o)Yo o S
NRC
TS o ., CALCULATION TABLE
o ©
— A o=\ 3
r > Oy /
| , - Q. < o
| : o ® . nn
| Z W TR EES Bgﬁiﬁ’? NZ?:;E e Wit | FULLSE. PARTIAL SF. | PARTIAL SF. | PARTIAL SF. | TOTAL SF.
=xo o CAMPHOR TREE - . .
- e ~ @ Cinnamonmum camphora | 50-60750-60 1@531 15@ 443 3@s518 2@403 12357 SF.
@ EVEFchiﬁqiiNu?ZZiTREE 60-70'/50-60" 12@ 490 2@253 2@186 1@216 69745 F.
- R a TOTAL TREE SHADE 19,331 SF.
D o NOTE: TOTALPAVED AREA | 45.483SF.
g Pe TREES ARE DRAWN AT 26' CANOPY. APPROXIMATELY 10-15 YEARS MATURE PERCENT SHADE 1250 %
o o
\ : ®) o
~_ e
o o NN NSNS A AN AN SN A S A A A SN

PLANTING LEGEND

TRAINA
THOUGH T

LANDSCAPES

elevating the outdoor experience

Website www.frainathought.com
Office 209.829.9868
Email trainathought@gmail.com

Jason L. Traina, APLD | C-27 CA Lic#9658%90
841 Glencreek Drive | Tracy, California | 95377

N 00°37'30" E  498.60'

LANDSCAFE P

| AN

40

210)

&0

No. Date: Description:
Project Title:
o
Ve > <
I <=
% O =¥
O <O
O > L5
Ll <
— < ~“O
= 2y
O Ll O<
>
> o -
1
(T
Sheet Title:
=
<
—1
(A
1|
(A
<
O
¢
O
=
<
—
Date:
4.09.2015
Drafter:
J. TRAINA
Scale:
AS NOTED

MONTESSORI

SCHOOL

Sheet

L- |




|
FIRE

ACCESS
WAY |
me’)‘* 20 10758
o 1 0 ;0"33
$\12.3 ] 0 40 10" SS6O
o | : 5 10'SS
| \ SCa/e 7 ” _ , 10”'SS % 6 _
\\\ 1 20 . 10’'SS — &) %
\ o \Y AQ‘O/ ; ’—:T%gjb J— 10”’SS © ©O
\: ™ / == : CONCRETE*"%%‘E;’ 653,’9 \ = 1 O
\ \ \L'\’L\jﬂ SlDEWALK l‘q:‘\t)‘(é\ E'\L/XBIDRlvEWAY »\0)5' © 10"'ss
—— \\ —‘c K Ll EC— .SD'\A‘ﬁ-&“ 2
i B _n_= W & o
I 2045 — B —— WIV — : P2 HO 10"'SS o) —
1 e ~ MES COURT A
‘ r ‘ \10.3 STORM =BIO ! L |© %)
119 T DITC 10'SS
| J ‘ / { 0 DITCH sy w
\ ' ’ ‘ / LANDSCAPING et @ © v ‘BB )
| | | | | /5 EXISTING WALK L3 B /& 10”SS | —
= : 0'ss o .
| | | | //l g SOMH Il \e22 w SSMH
T . T 4 : oAl :
‘ lﬂw A\ LAND ‘ 49"STORM _1 DMH
‘ l Z SCAPING
L \ 1 ‘ \1\78‘ ‘ g EXISTING ST z
7 \‘ [ .XC,ﬂJRB_-f GUTTER %7 |g i i &
; NQ°33 31” - _ 00 (o)} 4
| E 68.17° = % :; i 8
\ - g 0 uj
\
l . 10" PUE = -
| 2 = DL | 1
" ' :\ﬁa o YARD ”FENCE B f [ +\iL'L.§ ‘\rﬂ.g \/ % E X 5\\\\\ E
‘,‘\'e o) > - .2 i x¥o 3l o
} _? —~ ¥ o ( f\'ﬂj\ s /<>J7 { | ( \ DT \ | @ﬁﬁﬁﬁéé
Qé;éé 724 &’238 \\ ’.\.. | _; T »2' £ l 22 ; §~f *\.FL. \l\\\ \\ i . ‘ §
snu"’ﬁig . . = 2 ) '5 PO P = - : &) .
sl S | — \ o Ve —= = AT RO § : -
ges£8 1 \ 0 — s | : —1R ING > S8
. 25\ o e e A | £ 5 358
g%géggg - — \ N / N , e Sl IPREE S A X127 . . i 1 (-% _'CL) . Saﬁ
Seira i \ R T — 1 | i TR S T2 §5s
:‘Egéégz Q a ' . ' C L i = h Zi ) c OF N [N
grglz_F > , a . R , o o O g ok
b » - i B4~\-w'4~.~®m~~. N I T AN 322 s
R K / | . 4 | NCRETE SURFACE R A T I T o LLI 3BT
¢ds 2580 v U > s S o o L | | ERSE ol . Jue” S 8 P
§§§;§§§ — N / / ‘\'l‘\7 ..b o . o oA . | o . ,\. . a4 .' o . FIRE WATER —~7 ﬂB‘M';' L‘FC ! £ l@
§§§§E§§. / N N ~ N a ) A e - : o A.i\ | . ) S A N E)L(JTLES'ﬁE)N TO — : é o | Q.:
géggzg J/ / & -1% e > 5 ‘f e F : . B SPRINKLERS ’ - FA . ‘ |\L § ‘ DI-:§N
. ya SN / \ > x.12220 Q A : o A. / 7122/ ~ Z f’?q\ 2070 g r ' ' 7 ‘ | 1 q:'g
\ o o / / ~é2"\5 S e o a s, b, ( ’ei_, ~ — T j 199" L E . I = rf.:
el o e / et L —d uu
. 2 | L : i O by
! y T . o oot \“ . gell
S / / ( 2 . n? TO [BUILDING oK S f%,% 2\ o = %ugg
T P P B L EET ) e USRI 1N |
::; ‘/:\2 ’ SN \24‘3 / ‘ Iﬁ:L N CLASSROOM ADMINISTR 8 ,E . E \ \20.#5\/ % 8 | . J | Eﬂ\g
o % N 5 (TYPIC aton, 72 et : NG = KRS
S / | B | / AL) STORAGE z 15— H 3 % EIS
© — ‘ woos - - UTILITY ROOM S|z < | ‘ ) "0"" . < S
< N %\23‘55 \ \ 3 r —1% 122.20 \ / \ S = VLT ~ — S
§ S \ S 4 e z E < \ ( 0o — = E = i
h ~_ OCCER FIELD \ bt —ﬁ- \ /N =3 IS o \ 27 2 \ ) CAEEI, Con = 7 |
O ' S — :
—_— — [ AN N 'g/ o |
— \ . . ;\fL N . . 7 ‘B_J D
o | \ e s e \ S L -
. \ { \/ - At n? e RI SCHOOL \@' \i’ < 5 <
) ) = E .' n L [T
‘ , — ™~ \ \ i \ hN ; ' PL,F;:?\\EATI_I—Z ARCHITECTURA \ - / 72, 73 \ l/ I u al
i L E — N\ | 3 \ ‘ o OR DETALS - o N\ s Tl | | \20-}‘5" 1 = -
! 1 el ' © t
forl g \ | (@ - B oo, 30304 or| B [ . MR S ~E
’ 7 i |243 J_% P2 : o 1 \ 12200 | N el "% | ) _L' S =
* N 22.20 . i ;
‘ \ J ! ‘ 1 X ff \ 20 8 et 4 e \ ’ o m =
; — ] a2 R s_"‘tw". | z 6
i Y N LN ol Ehle ol
5 ) .~ z 7 WALL LINE \ 5o | off {2 W 6"W o3
\ \ ‘ ‘ 3 \“\\$E‘ \ S - \3\ { ° S - N\ /) E e / 1 \2(1-3" iﬂlz z <F>H — I.Ii\>' X
“ AN o Dok B | U, | =IEER
: LASS 1.2
Iy - . Q e N L smoon MG O|2 < =3
* Ps O ( / a ) 1 ( \ : ©
| AP oW et B I O T|3E &8
1, WY 0 | 09 {u—_ - o 1SN Ol % W SF
g | s Q ] \ IS aE 3¢
S <O S S ] - 1 1) et B|GE .5
§ . N - - Sz F o
(1S el \ | JURrop | a | 5 =22 &8
N N . N T / \ L / _ |55 E8
N F \ Iy s RYS L Al e o EF
) B4 NS / X 12 = RS E: ahe! ° E N g:']
| S N At Oz~ =
" T’ \ \ \ AB. , N $\2\.2., N a - / 725 / ji‘ﬁich ‘5
Hﬁ?‘ - ) ‘ L N : IR . 5.4 P /, th " ' m E
s P N 2, | _ R . N : o | . 210 %-]5 K g/\ 87 =
X S o — | i BN e cononcte smmce N \5/’/\&3 Y ‘o 1 = 2
i A2A — — —YARD FENC — I — ‘ y SN AR fN o Can S T B R . Q Q7 / SHEE T z —
L * NCE — o 4 ] X o IS > [N BN : S e o) © T INDEX: A
| ‘ #j \ k K‘\rlb‘?)‘kj/\ ————— ‘\’Lb(-Q\ - : - \ _/”—:‘) // % ’ ¥ 121[%5 Y . o . — B . . (l\’z . B .. 4 B o . | \I,i // /%QO)/ ’\/// N N X' ° §
KL N ﬂw\ﬂ* - D R 7 bogess: G SIS T ERGeNGY FIRE Aoc TN 5;\ . o . T /x1 5 / //«3@‘0 = CRADING, DRAINAGE, LTILITY = E
Vi k ) % L\f’m _____‘ XX X2 X :’(«‘:: @< 2D < ACCESS ROAD - Tga I R / / / S ‘ : TORM WATER EFE'IEA%AGEE,\']\ITD PLAN o
VAW ' . AR _ . . ™~ 2
A L " AR o - E [N p? NOTES & \\SQAMARY
\ . — - ‘\rﬂf"ﬂl\ - = F W so{-___‘&\/‘ | STORM_(TY I : e 8@: 15 SEE SHEET P2
— ( ] i « < 72755 e PICAL) —> { \\?fl '§ f a ECTIONS & FULL FOR CROSS SCALE: D
N =
. TRACTOT 6 5 L7 F— [ Sy RS 5 E LEGEND DATE: 20
\ MAP 30 TER LINE w q L 2% XISTIN 4-2015
28 \ PING L 52 IN G FEA DES
(VACANT) \P2/ PN W 02 LIGHTER TE TURES ARE IGN BY: ~—
A ! — 1 4 Ko o)
¢ Mﬁ’/ '*‘-»-:.:‘a‘ \Ji& PUE: EX EN | CHECKED BY: ~
FFSITE UTILITY 0 ENT IC UTILIT SH
/ (Eé(;hEANsloNS LINE ~BVLT % \\7.6 _— Y EET NUMBER:
/ ongR) \‘ %&“\ 6‘5‘5/ ’
\ © \\\\ \% e 8w - P 1
ECT # 1413
0




INC. ASSUMES NO RESPONSIBILITY NOR LIABILITY FOR ANY REPRODUCTIONS, REVISIONS, ADDITIONS,
DELETIONS, OR ANY OTHER CHANGES OR MODIFICATIONS MADE TO THESE DRAWINGS DONE BY
OTHERS. THESE PLANS AND SPECIFICATIONS HEREIN AND RELATED SERVICES ARE FOR THE SOLE
USE OF THE PROPERTY OWNER OR CLIENT CONTRACTING FOR SAID SERVICES. NO OTHER PERSON
OR ENTITY SHALL BE ENTITLED TO RELY ON THESE SERVICES, OPINIONS, RECOMMENDATIONS,

THESE DRAWINGS ARE BEING RELEASED TO THE PLAN HOLDER. CULLEN—SHERRY & ASSOCIATES,

SEE SEPARATE LANDSCAPE PLANS

EXISTING

PROPERTY LINE

|4

NEW ONSITE

PARKING LOT NEW ONSITE

CURB
SLOPE o

CURB OPENINGS
FOR DRAINAGE
PASS THROUGH

17

VARIES
5+ I

VEGETATED
SWALE

EXISTING STREET CURB AND

SIDEWALK

— 20" WIDE

SN AR S SR A e )

HOLLOW PAVERS WITH
EHISAE S EHENESHC| | GRAVEL BACKFILL

12" WIDE x 18" BIO
DITCH w/ BIO

L

——  CS—
— S—
—
—_—

—
—

/ TREATMENT DIRT

SWALE SLOPES TO NEW
INLETS, SEE SHEET P1

A\ STREET & SWALE SECTION

PLANS, OR SPECIFICATIONS WITHOUT THE EXPRESS WRITTEN CONSENT OF C.S.A.

YARD SECURITY " FENCE
SEE ARCHITECTURAL PLANS
FOR DETAILS

CONCRETE SURFACE

AROUND’ SCHOOL
/ SLOPE/@ —71%

: P2

— 10°

1'=2"

BIO—TREATMENT SOIL SPECIFICATION:
50—40% COMPOST
60—70% SAND:

GRAVEL BASE

SCARIFIED, PREMOISTEND, COMPACTED SUBGRADE

B\ FIRE LANE ROAD
P2

SIEVE SIZE % PASSING
MIN  MAX

3" 100 100
No. 4 90 100
No. 8 70 100
No. 16 40 95
No. 30 15 70
No. 40 5 55
No. 100 0 15
No.” 200 0 5

5
“ - a o
A 4t B

L .,

T
“““““

LANDSCAPING

T , S

2" x 18" BIO
DITCH,

SLOPES TO INLETS
PER SHEET P1

NEW ONSITE CURB AND
SIDEWALK

NEW PARKING LOT

BIO—TREATMENT SOIL SPECIFICATION:

30—-40% COMPOST
60—70% SAND:

NONE

IMPROVEMENTS LEGEND

NEW ASPHALT CONCRETE PARKING LOT:
3” AC, OVER 7" AB

LANDSCAPE AREA, SEE SEPARATE LANDSCAPE PLAN

CONCRETE, w/ SCORE MARKS,

« : 4” CONC, OVER 6" CL 2 AB
M P @ TRASH ENCLOSURE : 6" CONC WITH

6x6 WIRE MESH, OVER 8" CL 2 AB

FIRE ACCESS ROAD: HOLLOW PAVERS w/ GRAVEL
BACKFILL, OVER GRAVEL BASE

DRAINAGE HI POINT
< DIRECTION OF DRAINAGE

NEW, STORM LINE:

® HDPE OR RVC ONSITE
X 121.5 FINISKH GRADE
(EXISTING GRADE SHOWN IN LIGHTER TEXT)
s NEW SEWER LINE
P NEW FIRE \WATER\ LINE
— — DRAINAGE SWALE
PUE PUBLIC UTILITY EASEMENT, EXISTING

EXISTING ELEVATION CONTOUR

TOP OF SLOPE
SLOPE DOWN, 2:1\ MAX

TOE OF SLOPE

LEGEND

W WATER LINE
G GAS LINE
DI DRAIN  INLET

SD STORM DRAIN LINE
SS SANITARY SEWER LINE
wv WATER VALVE

WM WATER METER

JP JOINT POLE

BY

DESCRIPTION

REV| DATE

5
A\
A
A
A
A
i\

csa —engin eers.com

Cullen-Sherry

& Associates, Inc.
Civil Engineering - Surveying

1090 Adams Street, Suite A —P.0. Box 591, Benicia, California 94510
Rod Sherry RCE 61537

Fax (707) 745-9436

Dan Cullen RCE 26162

(707) 745-3219

SIEVE SIZE % PASSING
MIN  MAX
/¢ PARKING LOT GRADING SECTION g 100 100
> No. 4 90 100
\P2/ No. 8 70 100
No. 16 40 95
No. 30 15 70
No. 40 5 55
No. 100 0 15
No. 200 0 5
EDGE
CONCRETE
- LANDSCAPING, |
SEE SEPARATE PLANS ‘
|4 ’ ’
SOCCER/PLAY FIELD — 43+ 10+ ———=
|
PROPERTY
LINE LY LY O I5%5 SLop DE@Q@EE CONCRETE SURFACE
Y NSNNY LY LN £
NENA //\//\//\\(\\4%%&%%@@%7&9%%%5%)\\)%@@\/\\
 EXISTING R N R — SLOPE ——— SLOPE @-1%
BLOCK WALL EXISTING GROUND TR, S i Al
DIRT FILL AREA S SN e T T
VARIES: O TO 1.2+ /\/\\/x\>/>\\///\\/\//\\\/ /////\//\///\/,\// >
NA
SLOPE TO ONSITE
INLET AND STORM
PIPING,
SEE SHEET P1
D\ GRADING SECTION
P2 NONE
\ —— —
\
~N
~N
\877/\/(;
1 ~ op
NS £
~N
2 ~
~N
~N
~N
~N
N SCHOOL GARDEN AREA
\;
o~ CURB
N SOCCER FIELD
E\ GRADING SECTION ~ FILL s
B_»H3 ¥ OPE T
P2 =2 —_——
\ —_—

P*?:k\. UNK

\ OHE
G,\\oV“

UNKNOWN UTILITY VAULT
OVERHEAD ELECTRIC LINES
SANITARY SEWER MAN HOLE
STORM DRAIN MAN HOLE

TRACY, CALIFORNIA

120 MURRIETA WAY
PREPARED FOR: PAMELA RIGGS

LEGEND AND CROSS SECTIONS

DESIGN BY: DC

DIRECTION OF:

PREPARED UNDER

DANIEL W. CULLEN

DATE

DRAWN BY: DC

CHECKED BY: DC

FIELD BOOK:

SHEET NUMBER:

P2

OF 3 SHEETS

PROJECT # 14130




&
—Z—P‘ 5
I I o
.
30 0 30 60 90 &
1 Scale 1" = 30’ E
// Jddgdgdq ¢
(=]
/ o
VACANT PARCEL / ¥,
N 2 S § oy
A\ [} L = / < GEJ 5 58
S — — g — = S s i
o O Oy
N © 2D &P
HOLMES COURT c O% S5k
. O Qo gog
= WCc m g
= S5 Wo | @
1 O <§ 387
- ) _ ] AL
T S S 33
135167 SF — - =~ — R
e e "8
[ o <, 8
\/ K CRCh
| a =
v DRAINAGE AREA (DA), & ERE
N DAS TREATMENT AREA (T) SUMMARY 593
< 19,531 SF u)gb
= g N THIS SHEET IS A SUMMARY OF STORM TREATMENT AREAS. El‘g
Z B T IS NOT A CONSTRUCTION DRAWING. SER
a) A1 | <&
n R O 5 0 5 0 I A A BT DRAINAGE TREATMENT S
& e T 92950-SF AREA (DA)  AREA (sf) 4%  AREA (T) AREA PROVIDED S
S — - DA 1 10763 | 431 | T1 2643
% S DA 2 20337 | 814 | T2 2250
N DA 3 19531 781 | 13 5157
< St St DA 4 9630 385 T4 928 el
t—_, o s DA 5 20823 833 T5 5593 °
Ll RS L DA 6 731 29 REQUEST EXCEPTION °
o SRR S I DA 7 896 36 REQUEST EXCEPTION
% L ' - =
o VACANT PARCEL O L
z / |
5 «|  pA2 | =
a \ : 20,337 SF/ . E =
<
\\ - = <<[(E> o
< S
y | \ - = = o ; L
N ’ 0 % 1 ” . o z >= g N N
\ \ ™~ IS \ Y u : h &) §
/ *g\ : \'l‘Q 1 D < L E‘ =
U | | CIEN -l |1M10,783 SF - = HEFER
N > O &
S S IR e A / TEF:
~ ) i ma / . o a - é a
A . )
- R OUT DRIVEWAY - EE EE
1.1{ AREA DRAINS Ll &
ALL LANDSCATE [ REQUEST EXCEPTION TO TREATMENT AR
NO TREATMENT Ll 731 sF g
REQUIRED p N ANEEE i} Ol
62,700 SF SF / A\ e : 0| =
\ | \ALL LANDSCAPE 1 N o
— - | | NO_TREATMENT w| =
PSRN | REQUIRED \\ =
) B SR I ' 2980 SF
R S N =
, &1. \'1. A. F. E AB _— \],“ ' 7 / x T ? /// \\ \ °
B..A ......... : .\1 . % AT ..4'b Np NG “ A \\\| . E
— f‘“*"*’“*‘“iﬁ‘ DA7 Sy s Y S
: 398 5 , AREA DRAINS OUT DRIVEWAY |
——— ' N\ \‘ REQUEST EXCEPTION TO
.............. S — T [ 7 T L5 TREATMENT \(\. SCALE: 1"=30’
= - e \896 SF P‘?\ DATE: 4-2015
e @\ Q “\\$ O@. DESIGN BY: DC
\ / N \{\\\ . -~ ?,\’\ «Q, C;\\ DRAWN BY: DC
/ N — Q\ \g, \5 CHECKED BY: DC
\ NONOR ? “\? '\?\ FIELD BOOK:
N ANVA P$ GO $C.> SHEET NUMBER:
N/ Y O
$O oF D suEers
PROJECT # 14130




ATTACHMENT B

RESOLUTION 2015-_

APPROVING A CONDITIONAL USE PERMIT FOR A PRIVATE ELEMENTARY SCHOOL AT
THE SOUTHEAST CORNER OF MURRIETA WAY AND HOLMES COURT (120 MURRIETA
WAY) - APPLICANT IS PAMELA RIGG AND PROPERTY OWNER IS TR 120, LLC -
APPLICATION NUMBER CUP15-0002

WHEREAS, On October 22, 2014, the Planning Commission approved Conditional Use
Permit (CUP14-0007) and Development Review (D14-0003) applications for a two-story 35,000
square foot private elementary school and associated outdoor parking and play areas, and

WHEREAS, On April 22, 2015, Pamela Rigg, on behalf of TR 120, LLC, submitted new
applications for a Conditional Use Permit and Development Review for a 30,500 square foot
single-story private elementary school and associated outdoor parking and play areas to replace
the previously approved Conditional Use Permit and Development Review at southeast corner
of Murrieta Way and Holmes Court, and

WHEREAS, The site is designated Industrial under the General Plan and General
Industrial under the Industrial Areas Specific Plan, and a Conditional Use Permit is necessary
for land use approval of the establishment of schools in the General Industrial area, and

WHEREAS, The project is categorically exempt from the California Environmental
Quality Act requirements under Guidelines Section 15332 pertaining to infill development, and

WHEREAS, The Planning Commission held a public meeting to review and consider the
application for Conditional Use Permit and Development Review applications on June 15, 2015;

NOW, THEREFORE BE IT RESOLVED, That the Planning Commission hereby does
the following, subject to the conditions as stated in Exhibit “1” attached and made part hereof,
based on the following findings:

1) Rescind Resolution Number 2014-023 which granted a Conditional Use Permit for a

two-story 35,000 square foot private elementary school (Application Number CUP14-
0007)

2) Approve Conditional Use Permit Application Number CUP15-0002 to establish a
one-story 30,500 square foot private elementary school, outdoor play area, nature
garden, and parking area improvements at the southeast corner of Murrieta Way and
Holmes Court (future address 120 Murrieta Way).

1. There are circumstances applicable to the use which makes the granting of a use permit
necessary for the preservation and enjoyment of substantial property right. The
Montessori School of Tracy desires to open and operate a private elementary school and
has outgrown their preschool site located on Tracy Boulevard. Operation of an elementary
school at the subject site requires approval of a Conditional Use Permit to establish the
school use.

2. The proposed location of the conditional use is in accordance with the objectives of the
Tracy Municipal Code and the zone in which the site is located, because the project, as
conditioned, will conform to the requirements and intent of the City of Tracy General Plan,
the Industrial Areas Specific Plan, and the Tracy Municipal Code. The project will also
meet all applicable State laws, City regulations, and City standards.



Resolution 2015-

Page 2

3.

The proposed location of the use and the conditions under which it would be operated or
maintained will not be detrimental to the public health, safety, or welfare with properties in
the vicinity or to the general welfare of the City. The elementary school would operate
harmoniously within the light industrial business area, because the project site is located
further away from the busier roadways and industrial business areas and because the
project provides good vehicular and pedestrian circulation and off-street parking spaces in
exceeds of minimum requirements to minimize potential traffic impacts to nearby
businesses. The project site is buffered from the adjacent residential neighborhood by an
existing six-foot tall berm and twelve-foot tall masonry wall. In total, the outdoor play area
is set back over thirty feet from the residential neighborhood. Furthermore, the school
campus is primarily enclosed by six-foot high fencing to keep children onsite and out of the
industrial areas, undeveloped areas, and public streets.

R R I S R R S S A

The foregoing Resolution 2014-__ of the Planning Commission was adopted by the

Planning Commission on the 24" day of June, 2015, by the following vote:

AYES:
NOES:

COMMISSION MEMBERS:
COMMISSION MEMBERS:

ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR

ATTEST:

STAFF

LIASON



Exhibit “1”

City of Tracy
Conditions of Approval
Montessori Elementary School
Southeast corner of Murrieta Way and Holmes Ct (120 Murrieta Way)
Application Number CUP15-0002
June 24, 2015

A. General Provisions and Definitions.

Al

A.2.

A.3.

General. These Conditions of Approval apply to:
The Project: A private elementary school, Application Number CUP15-0002

The Property: The southeast corner of Murrieta Way and Holmes Ct (120 Murrieta Way),
Assessor’s Parcel Numbers 248-470-13 & 14

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

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

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

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

“Conditions of Approval” shall mean the conditions of approval applicable to the
elementary school located at the southeast corner of Murrieta Way and Holmes Ct (120
Murrieta Way), Application Number CUP15-0002. The Conditions of Approval shall
specifically include all conditions set forth herein.

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

Compliance with submitted plans. Except as otherwise modified herein, the project shall
be constructed in substantial compliance with the site plan, floor plan, landscape plan,
elevations, and colors received by the Development Services Department on June 15,
2015.
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A4,

A.5.

A.6.

A7.

A.8.

A.9.

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

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

the Planning and Zoning Law (Government Code sections 65000, et seq.)

the California Environmental Quality Act (Public Resources Code sections 21000, et
seq., “CEQA"), and

the Guidelines for California Environmental Quality Act (California Administrative Code,
title 14, sections 1500, et seq., “CEQA Guidelines”).

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), Industrial Areas Specific Plan (ISP), Standard
Plans, and Design Goals and Standards.

Outdoor play, activities and events.

A.7.1 Outdoor play, activities and events may take place between the hours of 7:00
a.m. and 10:00 p.m. only, in accordance with the TMC Noise Control ordinance.

A.7.2 All outdoor play, activities and events shall take place on site in designated
outdoor activity areas. No outdoor activities or events shall take place in the
public rights-of-way without first obtaining a Special Event Permit or in the
parking area without first obtaining a Temporary Use Permit.

Parking. No parking is permitted on any unpaved surface. Any area used or intended to
be used for vehicular parking shall be paved with a surfacing material in compliance with
City of Tracy Standard Plan 154.

Project Expiration. The Conditional Use Permit approval shall expire two years from the
project approval date, unless an extension is granted by the Planning Commission in
accordance with TMC Section 10.08.4350 and 4360.



ATTACHMENT C
RESOLUTION 2015-___

APPROVING A DEVELOPMENT REVIEW FOR A PRIVATE ELEMENTARY SCHOOL AT THE
SOUTHEAST CORNER OF MURRIETA WAY AND HOLMES COURT (120 MURRIETA WAY) -
APPLICANT IS PAMELA RIGG AND PROPERTY OWNER IS TR 120, LLC - APPLICATION
NUMBER D15-0006

WHEREAS, On October 22, 2014, the Planning Commission approved Conditional Use
Permit (CUP14-0007) and Development Review (D14-0013) applications for a two-story 35,000
square foot private elementary school and associated outdoor parking and play areas, and

WHEREAS, On April 22, 2015, Pamela Rigg, on behalf of TR 120, LLC, submitted new
applications for a Conditional Use Permit and Development Review for a 30,500 square foot
single-story private elementary school and associated outdoor parking and play areas to replace
the previously approved Conditional Use Permit and Development Review at southeast corner
of Murrieta Way and Holmes Court, and

WHEREAS, The site is designated Industrial under the General Plan and General
Industrial under the Industrial Areas Specific Plan, and

WHEREAS, The project is categorically exempt from the California Environmental
Quality Act requirements under Guidelines Section 15332 pertaining to infill development, and

WHEREAS, The Planning Commission held a public meeting to review and consider the
application for Conditional Use Permit and Development Review applications on June 15, 2015;

NOW, THEREFORE BE IT RESOLVED, That the Planning Commission hereby does
the following, subject to the conditions as stated in Exhibit “1” attached and made part hereof,
based on the following findings:

1) Rescind Resolution Number 2014-024 which granted Development Review approval
for a two-story 35,000 square foot private elementary school (Application Number
D14-0013)

2) Approve Development Review Application Number D15-0006 to establish a one-
story 30,500 square foot private elementary school, outdoor play area, nature
garden, and parking area improvements at the southeast corner of Murrieta Way and
Holmes Court (future address 120 Murrieta Way).

1. The desirability, benefits of occupancy, most appropriate development, and maintenance
or improvements of surrounding properties will not be adversely affected by the project.
The project would be compatible with industrial business area in the vicinity because the
project has been designed to minimize potential adverse impacts to the business area.
The building was designed with sensitivity to potential views from neighboring properties
through the use of high-quality architecture and landscaping, and the site provides for
adequate off-street parking and vehicular and pedestrian circulation.

2. The project will not be detrimental to the public health, safety, or welfare or materially
injurious to or inharmonious with properties in the vicinity or to the general welfare of the
City, because the project will conform to the requirements and intent of the City of Tracy
General Plan and Tracy Municipal Code and all applicable State laws, City regulations,
and City standards. Additionally, the school campus and outdoor play area will be
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enclosed with fencing for the safety of the students.

3. The project, as conditioned, will not cause a decrease in the value of properties within the
vicinity, because the proposed building and site improvements have been designed with
site context in mind, including high quality architecture that meets the City’s architectural
standards and design concepts. Additionally, the project site is buffered from the adjacent
residential neighborhood by an existing six-foot tall berm and twelve-foot tall masonry wall,
which will reduce noise impacts on the neighboring residences.

R S S S

The foregoing Resolution 2015-  of the Planning Commission was adopted by the
Planning Commission on the 24" day of June, 2015, by the following vote:

AYES: COMMISSION MEMBERS:
NOES: COMMISSION MEMBERS:
ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR

ATTEST:

STAFF LIASON



Exhibit “1”

City of Tracy
Conditions of Approval
Montessori Elementary School
Southeast corner of Murrieta Way and Holmes Ct (120 Murrieta Way)
Application Number D15-0006
June 24, 2015

A. General Provisions and Definitions.

Al

A.2.

A.3.

General. These Conditions of Approval apply to:

The Project: A single-story, approximately 30,500 square foot private elementary school
building and associated outdoor play, parking, landscaping, and hardscape
improvements, Application Number D15-0006

The Property: the southeast corner of Murrieta Way and Holmes Ct (120 Murrieta Way),
Assessor’'s Parcel Numbers 248-470-13 & 14

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

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

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

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

“Conditions of Approval” shall mean the conditions of approval applicable to the
elementary school located at the southeast corner of Murrieta Way and Holmes Ct (120
Murrieta Way), Application Number D15-0006. The Conditions of Approval shall
specifically include all conditions set forth herein.

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

Compliance with submitted plans. Except as otherwise modified herein, the project shall
be constructed in substantial compliance with the site plan, floor plan, landscape plan,
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elevations, and colors received by the Development Services Department on June 15,
2015.

B. Development Services, Planning Division Conditions
Contact: Kimberly Matlock  (209) 831-6430 kimberly.matlock@ci.tracy.ca.us

B.1. Lot Line Adjustment. Before the issuance of a building permit, the applicant shall cause
a lot line adjustment to be recorded on Assessor’s Parcel Numbers 248-470-13 & 14 to
eliminate the property line between the lots. The resulting parcel shall be one lot, and a
copy of such recording shall be submitted to the Development Services Director prior to
issuance of a building permit.

B.2. Landscaping. Before the issuance of a building permit, the applicant shall provide
detailed landscape and irrigation plans consistent with the following to the satisfaction of
the Development Services Director:

B.2.1. Said plans shall be in compliance with the landscaping requirements set forth in
the ISP and the TMC Off-Street Parking ordinance.

B.2.2. Said plans shall demonstrate that no less than 40% of the total parking area is
shaded in canopy tree coverage at tree maturity.

B.2.3. Trees shall be a minimum of 24” box size, shrubs shall be a minimum size of 5
gallon, and groundcover shall be a minimum size of 1 gallon.

B.2.4. Before the issuance of a building permit, the applicant shall execute an
Agreement for Maintenance of Landscape and Irrigation Improvements and
submit financial security to the Development and Engineering Services
Department. The Agreement shall ensure maintenance of the on-site landscape
and irrigation improvements for a period of two years. Said security shall be
equal to the actual material and labor costs for installation of the on-site
landscape and irrigation improvements or $2.50 per square foot of on-site
landscape area.

B.3. Parking.

B.3.1. Before the approval of a building permit, the applicant shall submit detailed plans
that demonstrate the parking area designed in accordance with City Standard
Plan 154.

B.3.2. Before the issuance of a building permit, the applicant shall submit plans and
details that demonstrate 12-inch wide concrete curbs along the perimeter of
landscape planters where such planters are parallel and adjacent to vehicular
parking spaces to provide access to vehicles without stepping into the landscape
planters.

B.3.3. Before the issuance of a building permit, the applicant shall submit detailed plans
that demonstrate a minimum of one foot candle throughout the parking area.

B.3.4. Before final inspection or certificate of occupancy, all exterior and parking area
lighting shall be directed downward or shielded, to prevent glare or spray of light
into the adjacent residential areas to the satisfaction of the Development
Services Director.

B.4. Screening utilities and equipment.
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B.5.

B.6.

B.4.1. Before the approval of a building permit, the applicant shall submit plans for the
design of the trash and recycling enclosure that architecturally matches the main
building to the satisfaction of the Development Services Director. The enclosure
shall be large enough to accommodate both trash and recycling bins. The walls
shall be seven feet or greater in height to fully screen the height of the bins, and
the door shall be constructed of a solid metal door attached to posts which are
attached to the walls.

B.4.2. Before final inspection or certificate of occupancy, all roof-mounted and/or
through-roof 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 located within the
equipment well and fully screened from view from any public right-of-way to the
satisfaction of the Development Services Director.

B.4.3. Before final inspection or certificate of occupancy, all PG&E transformers, phone
company boxes, Fire Department connections, backflow preventers, irrigation
controllers, and other on-site utilities, shall be vaulted or screened from any
public right-of-way behind structures or landscaping to the satisfaction of the
Development Services Director.

B.4.4. Before final inspection or certificate of occupancy, all vents, gutters, downspouts,
flashing, and electrical conduits shall be internal to the structures and other wall-
mounted or building-attached utilities and bollards 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 Development Services Director.

Fencing.

B.5.1. No chain link fence shall be installed on the site fronting public rights-of-way.
Fencing fronting Murrieta Way shall be masonry per the plans dated October 10,
2014, and fencing fronting Holmes Court shall be masonry or wrought iron.
Rolling gates shall be wrought iron to match the wrought iron fencing.

B.5.2. If fencing will be installed between the building and the public right-of-way, it shall
be wrought iron and no taller than five feet in height.

B.5.3. No barbed wire or razor wire is permitted to be used anywhere on site.

Habitat conservation. Prior to issuance of any permits for ground disturbance, the
applicant shall comply with the San Joaquin County Habitat Conservation Division and a
signed copy of the Incidental Take Minimization Measures shall be submitted to the City
as verification of compliance.

Development Services Department, Engineering Division Conditions

Contact: Criseldo Mina, P. E., C#54782 (209) 831-6425 cris.mina@ci.tracy.ca.us

C.1 Grading and Encroachment Permits

No applications for grading and encroachment permits within the Project boundaries
will be accepted by the City as complete until the Developer provides all documents
required by City Regulations and these Conditions of Approval, to the satisfaction of
the City Engineer, including, but not limited to, the following:

C.1.1  The Developer has completed all requirements set forth in this section.
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C.l2

C.13

Cl4

C.15

The Developer has obtained the approval of all other public agencies with
jurisdiction over the required public facilities.

The Improvement Plans including the Grading and Drainage Plans, In-tract
Civil Improvement Plans, and Offsite Improvement Plans prepared in
accordance with the City’s Subdivision Ordinance and Design Documents
and Conditions C.3, C.4, C.5, C.6, C.7, and C.8. The improvement plans for
all improvements (in-tract and off-site) required to serve the Project in
accordance with the City Desigh Documents and these Conditions of
Approval. The improvement plans shall be prepared to specifically include,
but not be limited to, the following items:

C.1.3.1  All existing and proposed utilities such as domestic water line,
irrigation service, fire service line, storm drain, and sanitary sewer,
including the size and location of the pipes.

C.1.3.2  All supporting engineering calculations, materials information or
technical specifications, cost estimate, and technical reports
related to the design of streets and utilities (offsite) improvements.

C.1.3.3  The Project’s on-site drainage connections to City’s storm
drainage system as approved by the City Engineer. Improvement
Plans to be submitted with the hydrology and storm drainage
calculations for the sizing of the on-site storm drainage system.

C.1.3.4 Improvement Plans prepared on a 24" x 36” size polyester film
(mylar) with the City Engineer and Fire Code Official approval and
signature blocks. Improvement Plans shall be prepared under the
supervision of, and stamped and signed by a Registered Civil,
Traffic, Electrical, Mechanical Engineer, and Registered
Landscape Architect for the relevant work.

C.1.3.5 Joint Trench Plans and Composite Utility Plans, prepared on a 24”
X 36” size mylar, and signed and stamped by a Registered Civil
Engineer, for the installation of dry utilities such as electric, gas,
TV cable, telephone, and others that will be located within the 10
feet wide Public Utility Easement or to be installed to serve the
residential lots or the Project, as required in Condition C.3, below.

Three (3) copies of the Project’s Geo-technical /Soils Report, prepared or
signed and stamped by a Geo-technical Engineer and copy of recorded slope
easements (if applicable), as required in Condition C.4.2, below.

Three (3) sets of the Project’s Storm Water Pollution Prevention Plan
(SWPPP), Best Management Practices (BMPs) and a copy of the Notice of
Intent (NOI) with the State-issued Wastewater Discharge Identification
number (WDID#), as required in Conditions C.4.1, C.4.3, and C.5.2, below.
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C.2

C3

C.1.6

C.1.7

C.18

Tracy’s Fire Marshall's signature on the Improvement Plans indicating their
approval of the location and construction detail of the Project’s fire service

connection(s), and the location and spacing of fire hydrants, as required in

Condition C.7.3, below.

Copy of written approval(s) or permit(s) obtained from San Joaquin County
regarding the removal and abandonment of any existing well(s), as required
in Condition 9.1, below.

Payment of applicable fees required by these Conditions of Approval and City
Regulations, including but not limited to, plan checking, grading and
encroachment permits and agreement processing, construction inspection,
and testing fees.

Building Permit

No building permit within the Project boundaries will be approved by the City until the
Developer demonstrates, to the satisfaction of the City Engineer, compliance with all
required Conditions of Approval, including, but not limited to, the following:

C.z21

C.2.2

c23

C.24

The Developer has completed all requirements set forth in Condition C.1,
above.

Completion of the processing of the lot line adjustment to adjust or eliminate
the common property line between two parcels described as Assessor’s
Parcel Numbers 248-470-13 and 248-470-14, whichever is applicable.

Payment of the South Tracy ISP (South Tracy Industrial Specific Plan)
Development Impact Fees that is applicable to the Property as required by
the South Tracy ISP Finance Implementation Plan (South ISP FIP) and these
Conditions of Approval and City Regulations. The South ISP FIP is on file
with the office of the City Engineer.

Payment of the San Joaquin County Facilities Fees (CFF), Regional Traffic
Impact Fees (RTIF), and School Mitigation Fees, as required in the Tracy
Municipal Code, these Conditions of Approval and City Regulations.

Undergrounding of Overhead Utilities

The Developer shall prepare improvement plans, and design and construct the
required improvements in accordance with the following requirements.

C.3.1

All private utility services to serve Project such as electric, telephone and
cable TV must be installed underground, and to be installed at the location
approved by the respective owner(s) of the utilities from the street or an
existing utility easement to the building. The Developer shall submit
improvement plans for the installation of new electric, gas, telephone and TV
cable lines to serve the Project. If necessary, the Developer shall dedicate 10
feet wide Public Utility Easement (PUE) along the entire frontage of the
Property on Holmes Court and Murieta Way or where it is necessary, for
access to these new utilities for re-installation, replacement, repair, and
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maintenance work to be performed by the respective utility owner(s) in the
future.

C.4 Site Grading
The Developer shall prepare improvement plans and design and construct the required

improvements in accordance with the following requirements.

C.5

C41

CA4.2

C.43

All grading work (on-site and off-site) shall require a Grading Permit. Erosion
control measures shall be implemented in accordance with the Grading Plans
approved by the City Engineer for all grading work not completed before
October 15. Improvement Plans shall specify all erosion control methods to
be employed and materials to be used during and after the construction.

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

Prior to the issuance of the Grading Permit, the Developer shall submit three
(3) sets of the Storm Water Pollution Prevention Plan (SWPPP) identical to
the reports submitted to the State Water Quality Control Board (SWQCB) and
any documentation or written approvals from the SWQCB including a copy of
the Notice of Intent (NOI) with the state-issued Wastewater Discharge
Identification number (WDID). After the completion of the Project, the
Developer is responsible for filing the Notice of Termination (NOT) required
by SWQCB, and shall provide the City, a copy of the completed Notice of
Termination. Cost of preparing the SWPPP, NOI and NOT including the
annual storm drainage fees and the filing fees of the NOI and NOT shall be
paid by the Developer. The Developer shall comply with all the requirements
of the SWPPP and applicable Best Management Practices (BMPs) and the
Storm Water Regulations adopted by the City in 2008 and any subsequent
amendment(s).

Storm Drainage

The Developer shall prepare improvement plans and design and construct the required
improvements in accordance with the following requirements.

C51

Storm drainage release point is a location at the boundary of the Project
adjacent to a City right-of-way or public street where storm water leaves the
Property, in a storm event and that the Property’s on-site storm drainage
system fails to function or it is clogged. Site grading shall be designed such
that the Project’s storm drainage overland release point will be directly to a
public street with a functional storm drainage system and the existing storm
drainage line on the street has adequate capacity to drain storm water from
the Property. The storm drainage release point is recommended to be at least
0.70 foot lower than the building finish floor elevation and shall be designed
and improved to the satisfaction of the City Engineer.
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Cb5.2

The Project’'s permanent storm drainage connection(s) shall be designed and
constructed in accordance with City Regulations. The design of the
permanent storm drainage connection shall be shown on the Grading and
Drainage Plans with calculations for the sizing of the storm drain pipe(s), and
shall comply with the applicable requirements of the City’s storm water
regulations adopted by the City Council in 2008 and any subsequent
amendments.

C.6 Sanitary Sewer
The Developer shall prepare improvement plans and design and construct the required
improvements in accordance with the following requirements.

C.7

C.6.1

C.6.2

It is the Developer’s responsibility to design and construct the Project’s
permanent sanitary sewer connection in accordance with City Regulations.
The Developer shall submit improvement plans that include the design of the
sanitary sewer line from the Property to the point of connection. The
Developer is responsible for the cost of installing the Project’s permanent
sanitary sewer connection including but not limited to, replacing asphalt
concrete pavement, reconstructing curb, gutter and sidewalk, restoring
pavement marking and striping, and other improvements that are disturbed
as a result of installing the Project’s permanent sanitary sewer connection.

The Developer is hereby notified that the City will not provide maintenance of
the sewer lateral within the public right-of-way unless the sewer cleanout is
located and constructed in conformance with Standard Plan No. 203. The
City’s responsibility to maintain on the sewer lateral is from the wye fitting to
the point of connection with the sewer main.

Water System
The Developer shall prepare improvement plans and design and construct the required

improvements in accordance with the following requirements.

C71

C.7.2

C.7.3

Domestic water service with a remote read (radio-read) water meter shall be
installed in accordance with City Regulations and at the location approved by
the City Engineer. City’s responsibility to maintain water lines shall be from
the water main on the street to the back of the water meter (inclusive) only.
Repair and maintenance of all on-site water lines, laterals, valves, and fittings
shall be the responsibility of the Developer or the individual lot owner(s).

All costs associated with the installation of the Project’s permanent 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.

The Developer shall design and install fire hydrants at the locations approved
by the City’s Building Division and Fire Department. Location and
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construction details of the fire service line shall be approved by the Chief
Building Official and Fire Safety Officer. Prior to the approval of the
Improvement Plans by the City Engineer, the Developer shall obtain written
approval from the Chief Building Official and Fire Safety Officer, for the
design, location and construction details of the individual lot fire service, and
for the location and spacing of fire hydrants that are to be installed to serve
the Project.

C.8 Roadway
The Developer shall prepare improvement plans and design and construct the required

improvements in accordance with the following requirements.

C8.1

C.8.2

Where street cuts are made for the installation of utilities such as sanitary
sewer connection, storm drainage, domestic and irrigation water service, fire
service, and others, a 2” thick asphalt concrete overlay with reinforcing fabric
will be required. The extent of asphalt concrete overlay shall be the 25 feet on
both sides of the utility trench and the entire length of the utility trench. If the
trench excavation extends beyond the centerline of the street, the length or
limit of asphalt concrete overlay shall be the entire width of the street. To
maintain existing crown grade and pavement cross slope(s), grind the
existing pavement to a uniform depth 2 inches. All pavement marking and
striping are to be replaced per City Regulations, all at the Developer’s sole
cost and expense.

The increase in traffic that will be generated by the Project will require certain
improvements at the intersection of Tracy Boulevard and Gandy Dancer
Drive and Tracy Boulevard and Valpico Road. The existing left-turn lanes at
these intersections are in adequate to accommodate the added school traffic
or the number of vehicles that will be making left-turn movement. These left-
turn lanes are to be lengthened such that the total length is not less than 300
feet (deceleration and storage excluding the bay taper). The final length of
these left-turn lanes will be determined at the time of review of offsite
improvement plans. Developer is required to design and construct the
necessary modification to these left-turn lanes as part of the offsite
improvements. The work involve the removal of existing median curb, and
irrigation and landscaping, and installation of new median curb, relocation of
irrigation lines, installation of cobblestone with concrete mortar where median
is reduced to 4 feet, and installation of pavement marker and striping where
required. The Developer will be entitled to reimbursement for portion of
improvements that are considered program roadway improvements and for
portion of the improvements beyond the responsibility of the Developer.

The Developer shall design and prepare improvement plans for the offsite
improvements. In order to guarantee completion of the improvements
required under this sub-section, the Developer shall sign an improvement
agreement (Offsite Improvement Agreement or OlA) and post improvement
security in the amounts approved by the City Engineer and form approved by
the City Attorney, prior to the issuance of the Grading Permit. As part of the
Improvement Plans, the Developer shall submit an Engineer’s Estimate that
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summarizes in detail the cost of constructing the offsite improvements. The
cost estimate shall include the cost of traffic control and preparing traffic
control plan signed and stamped by a Registered Civil Engineer of Traffic
Engineer.

C.9 Temporary or Final Building Occupancy
No temporary or final building certificate of occupancy shall be issued by the City until
after the Developer provides documentation which demonstrates, to the satisfaction of
the City Engineer, that:

C.9.1 The Developer has completed construction of all public facilities required to
serve the building for which a certificate of occupancy is requested including
the offsite improvements described in Condition C.8.1 and C.8.2, above.
Unless specifically provided in these Conditions of Approval, or some other
City Regulation, the Developer shall take 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) and all requirements
set forth in this section, and Conditions C.1, and C.2, above are completed.

C.10 Special Conditions

The Developer shall comply with the following requirements to the satisfaction of the
City Engineer.

C.10.1 All streets and utilities improvements within City right-of-way shall be
designed and constructed in accordance with City Regulations, and City’s
Design documents including the City’s Facilities Master Plan for storm
drainage, roadway, wastewater and water adopted by the City, or as
otherwise specifically approved by the City.

C.10.2 All existing on-site wells, if any, shall be abandoned or removed in
accordance with the City and San Joaquin County requirements. The
Developer shall be responsible for all costs associated with the abandonment
or removal of the existing well(s) including the cost of permit(s) and
inspection.

C.10.3 Nothing contained herein shall be construed to permit any violation of
relevant ordinances and regulations of the City of Tracy, or other public
agency having jurisdiction. This Condition of Approval does not preclude the
City from requiring pertinent revisions and additional requirements to the
improvement plans, prior to the City Engineer’s signature on the improvement
plans, if the City Engineer finds it necessary due to public health and safety
reasons, and it is in the best interest of the City. The Developer shall bear all
the cost for the inclusion, design, and implementations of such additions and
requirements, without reimbursement or any payment from the City.

Utilities Department, Water Resources Division Conditions
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Contact: Stephanie Hiestand (209) 831-4333 stephanie.hiestand@ci.tracy.ca.us

D.1.

D.2.

D.3.

Stormwater Quality. Before the approval of a grading or building permit, the applicant
shall demonstrate compliance with the Manual of Stormwater Quality Control Standards
adopted July 1, 2008, obtain approval of the Project Stormwater Quality Control Plan by
the Water Resources Division, and sign a maintenance agreement in accordance with
the Manual of Stormwater Quality Control Standards to the satisfaction of the Utilities
Director.

Compliance with Codes. Before the approval of a grading or building permit, the
applicant shall demonstrate compliance with Tracy Municipal Code Chapter 11.28 Water
Management and California Green Building Standards Code Chapter 5 for Non-
Residential occupancies. A Stormwater Pollution Prevention Plan (SWPPP) and WDID
number will be required prior to a grading permit issuance.

Landscape plans. Before the approval of a building permit, the applicant shall submit
detailed landscape and irrigation plans that demonstrate compliance with the
Department of Water Resources’ Water Efficient Landscape Ordinance to the
satisfaction of the Utilities Director.
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