PLANNING COMMISSION REGULAR MEETING AGENDA

Wednesday, February 23, 2022, 7:00 P.M.

Tracy City Hall, 333 Civic Center Plaza, Tracy Web Site: www.cityoftracy.org

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

IN ACCORDANCE WITH THE CALIFORNIA DEPARTMENT OF PUBLIC
HEALTH GUIDELINES, MASKING INDOORS IS RECOMMENDED. MASKS
ARE REQUIRED FOR UNVACCINATED INDIVIDUALS IN INDOOR PUBLIC

SETTINGS. MEMBERS OF THE PUBLIC MAY PARTICIPATE REMOTELY IN
THE MEETING VIA THE FOLLOWING METHOD:

As always, the public may view the City Council meetings live on the City of Tracy’s website at
CityofTracy.org or on Comcast Channel 26/AT&T U-verse Channel 99. To view from the City’s
website, open the “Government” menu at the top of the City’s homepage and select “City
Council Meeting Videos” under the “City Council” section.

If you only wish to watch the meeting and do not wish to address the Council, the City
requests that you stream the meeting through the City’s website or watch on Channel
26.

Remote Public Comment:

During the upcoming Planning Commission meeting public comment will be accepted via the
options listed below. If you would like to comment remotely, please follow the protocols below:
e Comments via:
o Online by visiting https://cityoftracyevents.webex.com and using the following
o Event Number: 2553 509 8444 and Event Password: Planning
o If you would like to participate in the public comment anonymously, you
may submit your comment in WebEXx by typing “Anonymous” when prompted to
provide a First and Last Name and inserting Anonymous@example.com when
prompted to provide an email address.
o Join by phone by dialing +1-408-418-9388, enter 25535098444#75266464+#
Press *3 to raise the hand icon to speak on an item.

e Protocols for commenting via WebEx:
o If you wish to comment on the “New Business” or “ltems from the Audience”
portions of the agenda:
» [Ljsten for the Chair to open that portion of the agenda for discussion,
then raise your hand to speak by clicking on the Hand icon on the
Participants panel to the right of your screen.
» [f you no longer wish to comment, you may lower your hand by clicking on
the Hand icon again.
o Comments for the “New Business” or “ltems from the Audience” portions of the
agenda will be accepted until the public comment for that item is closed.

Comments received on Webex outside of the comment periods outlined above will not be
included in the record.


http://www.cityoftracy.org/
https://www.cityoftracy.org/government/city-council/council-meeting-videos
https://www.cityoftracy.org/government/city-council/council-meeting-videos
https://cityoftracyevents.webex.com/
mailto:Anonymous@example.com
http://www.cityoftracy.org/
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Americans With Disabilities Act - The City of Tracy complies with the Americans with Disabilities
Act and makes all reasonable accommodations for the disabled to participate in Council meetings.

Persons requiring assistance or auxiliary aids should call City Hall (209/831-6105) 24 hours prior to
the meeting.

Addressing the Council on Items on the Agenda - The Brown Act provides that every regular
Council meeting shall provide an opportunity for the public to address the Council on any item within
its jurisdiction before or during the Council's consideration of the item, provided no action shall be
taken on any item not on the agenda. To facilitate the orderly process of public comment and to
assist the Council to conduct its business as efficiently as possible, members of the public wishing to
address the Council are requested to, but not required to, hand a speaker card, which includes the
speaker’s name or other identifying designation and address to the City Clerk prior to the agenda item
being called. Generally, once the City Council begins its consideration of an item, no more speaker
cards will be accepted. An individual’s failure to present a speaker card or state their name shall not
preclude the individual from addressing the Council. Each citizen will be allowed a maximum of five
minutes for input or testimony. In the event there are 15 or more individuals wishing to speak
regarding any agenda item including the “Items from the Audience/Public Comment” portion of the
agenda and regular items, the maximum amount of time allowed per speaker will be three minutes.
When speaking under a specific agenda item, each speaker should avoid repetition of the remarks of
the prior speakers. To promote time efficiency and an orderly meeting, the Presiding Officer may
request that a spokesperson be designated to represent similar views. A designated spokesperson
shall have 10 minutes to speak. At the Presiding Officer’s discretion, additional time may be granted.
The City Clerk shall be the timekeeper.

Addressing the Council on Items not on the Agenda — The Brown Act prohibits discussion or
action on items not on the posted agenda. The City Council’s Meeting Protocols and Rules of
Procedure provide that in the interest of allowing Council to have adequate time to address the
agendized items of business, “ltems from the Audience/Public Comment” following the Consent
Calendar will be limited to 15-minutes maximum period. “ltems from the Audience/Public Comment”
listed near the end of the agenda will not have a maximum time limit. A five-minute maximum time
limit per speaker will apply to all individuals speaking during “Iltems from the Audience/Public
Comment”. For non-agendized items, Council Members may briefly respond to statements made or
guestions posed by individuals during public comment; ask questions for clarification; direct the
individual to the appropriate staff member; or request that the matter be placed on a future agenda or
that staff provide additional information to Council. When members of the public address the Council,
they should be as specific as possible about their concerns. If several members of the public comment
on the same issue an effort should be made to avoid repetition of views already expressed.

Notice - A 90 day limit is set by law for filing challenges in the Superior Court to certain City
administrative decisions and orders when those decisions or orders require: (1) a hearing by law, (2)
the receipt of evidence, and (3) the exercise of discretion. The 90 day limit begins on the date the
decision is final (Code of Civil Procedure Section 1094.6). Further, if you challenge a City Council
action in court, you may be limited, by California law, including but not limited to Government Code
Section 65009, to raising only those issues you or someone else raised during the public hearing, or
raised in written correspondence delivered to the City Council prior to or at the public hearing.

Full copies of the agenda are available on the City’s website: www.cityoftracy.org



http://www.cityoftracy.org/
http://www.cityoftracy.org/
http://www.cityoftracy.org/
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MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES — 02/09/22 REGULAR MEETING

DIRECTOR’'S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Council Meeting Protocols and Rules of
Procedure, adopted by Resolution No. 2019-240, a five-minute maximum time limit per speaker
will apply to all individuals speaking during “Items from the Audience/Public Comment”. For
non-agendized items, Planning Commissioners may briefly respond to statements made or
guestions posed by individuals during public comment; ask questions for clarification; direct the
individual to the appropriate staff member; or request that the matter be placed on a future
agenda or that staff provide additional information to the Planning Commission.

1. NEW BUSINESS
A. PUBLIC HEARING TO CONSIDER APPROVAL OF A DEVELOPMENT
REVIEW PERMIT FOR EXTERIOR MODIFICATIONS AND CONSTRUCTION
OF A 2,700 SQUARE FOOT ADDITION TO AN EXISTING HINDU TEMPLE AT
831 W. CLOVER RD. APPLICANT IS ANSHUMAN SEHDEV AND PROPERTY

OWNER IS SHRI PARAMHANS ADVAIT MAT ONTARIO, INC. APPLICATION
NUMBER D21-0030.

2. ITEMS FROM THE AUDIENCE
3. DIRECTOR’S REPORT
4. ITEMS FROM THE COMMISSION

5. ADJOURNMENT

Posted: February 18, 2022

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection via the City of Tracy website at
www.cityoftracy.org.
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MINUTES
TRACY CITY PLANNING COMMISSION
REGULAR MEETING
FEBRUARY 09, 2022 7:00 P.M.
CITY OF TRACY COUNCIL CHAMBERS
333 CIVIC CENTER PLAZA

Due to the COVID-19 emergency, the regular meeting was conducted pursuant to the
provisions of the Governor's Executive Order N-29-20, which suspends certain requirements of
the Ralph M. Brown Act. Residents participated remotely via email, and WebEx during

the meeting.

CALL TO ORDER

Chair Hudson called the meeting to order at 7:00 p.m.

PLEDGE OF ALLEGIANCE

Chair Hudson led the pledge of allegiance.

ROLL CALL

Roll Call found Commissioner Atwal, Commissioner Francis, Vice Chair Wood, and Chair

Hudson present. Commissioner Orcutt was absent. Also present were: Scott Claar, Senior

Planner; Victoria Lombardo, Senior Planner; Kenneth Lipich, Assistant Planner; Nancy Ashjian,

Assistant City Attorney; Kellie Jones, Administrative Assistant; and Andrea Pedigo, Executive

Assistant.

MINUTES

Chair Hudson introduced the Regular Meeting Minutes from the January 12, 2022 meeting.

ACTION: It was moved by Commissioner Wood and seconded by Commissioner Francis
to approve the January 12, 2022 Planning Commission Regular meeting
minutes. A voice vote found all in favor. Passed and so ordered; 4-0-1-0.

DIRECTOR’S REPORT REGARDING THIS AGENDA

None.

ITEMS FROM THE AUDIENCE

None.
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1. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER APPROVING AN APPLICATION FOR THE

ACTION:

RESIDENTAL ARCHITECTURE OF ALL FIVE NEIGHBORHOODS WITHIN THE
TRACY VILLAGE SPECIFIC PLAN AREA (ACTIVE ADULT COMMUNITY).
APPLICANT IS TOLL BROTHERS AND OWNER IS DRP CA 6, LLC.
APPLICATION NUMBER D21-0029.

Victoria Lombardo, Senior Planner, presented the staff report.
Staff addressed questions from the Commission.
Nick Staff Kosla, Applicant, addressed questions from the Commission.

Alice English, Tracy Resident, addressed the Commission and requested
confirmation that this was a 55+ senior community.

Chair Hudson confirmed it was a 55+ community and reiterated that hearing was
only regarding the proposed architecture.

Chair Hudson opened the Public Hearing at 7:12 p.m.

Chair Hudson closed the Public Hearing at 7:15 p.m.

It was moved by Commissioner Wood and seconded by Commissioner Francis
that the Planning Commission approve the single-family home architecture for
the Tracy Village Specific Plan, consisting of the Bungalows, Casitas, Villas,
Classics, and Estates, based on the findings contained in the Planning

Commission resolution dated February 9, 2022 (Attachment B).

A roll call vote found all in favor. Passed and so ordered; 4-0-1-0.

B. PUBLIC HEARING TO CONSIDER APPROVING A CONDITIONAL USE PERMIT

TO ALLOW A CARDROOM AT 3170 NAGLEE RD. APPLICANT IS EMMANUEL
MACALINO AND PROPERTY OWNER IS GUARANTY HOLDINGS OF CA.
APPLICATION NUMBER CUP21-0011.

Kenneth Lipich, Assistant Planner, presented the staff report.
Staff addressed gquestions from the Commission.
Emmanuel Macalino, Applicant, addressed questions from the Commission.

Scott Schendel, Schack & Company Inc, addressed questions from the
Commission.

Chair Hudson opened the Public Hearing at 7:26 p.m.

Chair Hudson closed the Public Hearing at 7:27 p.m.
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ACTION: It was moved by Commissioner Wood and seconded by Commissioner Francis
that the Planning Commission approve a conditional use permit to allow a
cardroom at 3170 Naglee Rd., Application Number CUP21-0011, based on the
findings and subject to the conditions contained in the Planning Commission
Resolution dated February 9, 2022.

A roll call vote found all in favor. Passed and so ordered; 4-0-1-0.

2. ITEMS FROM THE AUDIENCE
None.
3. DIRECTOR’S REPORT

Scott Claar reminded the Commission of the upcoming Joint City Council and Planning
Commission workshop scheduled for 2/15/22 at 6:00 p.m.

4, ITEMS FROM THE COMMISSION
Chair Hudson inquired and spoke about the upcoming changesto the mask mandate.
5. ADJOURNMENT

ACTION: Itwas moved by Commissioner Atwal and seconded by Commissioner Francis
to adjourn.

A voice vote found all in favor. Passed and so ordered; 4-0-1-0.

Time: 7:33 p.m.

CHAIR

STAFF LIAISON
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February 23, 2022
AGENDA ITEM 1.A.
REQUEST
PUBLIC HEARING TO CONSIDER APPROVAL OF A DEVELOPMENT REVIEW
PERMIT FOR EXTERIOR MODIFICATIONS AND CONSTRUCTION OF A 2,700
SQUARE FOOT ADDITION TO AN EXISTING HINDU TEMPLE AT 831 W. CLOVER
RD. APPLICANT IS ANSHUMAN SEHDEV AND PROPERTY OWNER IS SHRI
PARAMHANS ADVAIT MAT ONTARIO, INC. APPLICATION NUMBER D21-0030.
DISCUSSION

Site and Project Description

The project site is an existing 10,000 s.f. Hindu temple called Ashram located at 831 W.
Clover Rd. The subject property is an approximately 0.94-acre parcel located 750 feet
west of the intersection of Clover Rd. and N. Tracy Blvd. The existing Hindu temple is
east of Microtel Inn, west of Best Western Luxury Inn, and south of Interstate 205,
Assessor’s Parcel Number 214-180-43 (Attachment A: Location Map).

The existing Hindu temple has been operating since 2011 in Tracy. The applicant is
proposing exterior modifications and construction of a 2,700 s.f. addition to the existing
10,000 s.f. building, which requires approval of a Development Review Permit. The
expansion and exterior modifications are intended to increase meeting room space,
short term residential spaces for guest preachers, increase safety in exterior hallways
and overall enhance the exterior aesthetic appearance of the Hindu temple. The 2,700
s.f. 3-story addition will be located on the north end of the Hindu temple in place of 4
existing parking spaces.

Site Analysis

The project site is zoned General Highway Commercial (GHC) and has a General Plan
designation of Commercial. The project site is located within 500 feet of a freeway and
therefore the Development Review Permit application requires review in a public hearing
by Planning Commission as defined in Tracy Municipal Code, section 10.08.3950,
Approval authority. The existing Hindu temple is a principally permitted use under the
GHC Zone. The Hindu temple is compatible with the surrounding commercial land uses
of hotels, gas stations, and quick service restaurants.

The project meets the requirements of the General Highway Commercial Zone, including
requirements for parking, landscaping, and setbacks. The proposal includes the
installation of six new Chinese Pistache trees as indicated on the landscaping plan.

The proposed 2,700 s.f. 3-story addition will be 42 feet in height and include a
conference room and multi-purpose room on the third floor. Second floor will include two
residential rooms for short term use by guest preachers. Ground floor will include a two-
car garage. The proposed exterior modifications consist of an attractive temple design,
which includes variation in facade depth, height, a mix of complementary building
materials like stone and wood veneer, and colors that add interesting details on multiple



sides of the building. The proposed exterior modifications will also consist of the
enclosing of the hallway with glass roll up doors that will match proposed glass entry
doors.

The project would be compatible with the height and design of the surrounding
commercial buildings, including the height of the adjacent Microtel Inn, which is 43 feet,
and the Best Western Luxury Inn, which is 40 feet. The proposed architecture is
consistent with the City’s Design Goals and Standards (Attachment B: Site Plan, Floor
Plan, Elevations, and Landscape Plan).

CEQA Documentation

The project has been determined to be categorically exempt from the California
Environmental Quality Act pursuant to CEQA Guidelines section 15301 which pertains to
exterior alterations of existing facilities and additions to existing structures. No further
environmental assessment is necessary.

RECOMMENDATION

Staff recommends that the Planning Commission approve the Development Review
Permit for exterior modifications and construction of a 2,700 square foot addition to an
existing Hindu temple at 831 W. Clover Rd. Application Number D21-0030, based on the
findings and subject to the conditions contained in the Planning Commission Resolution
dated February 23, 2022 (Attachment C: Planning Commission Resolution).

RECOMMENDED MOTION

Move that the Planning Commission approve the Development Review Permit for
exterior modifications and construction of a 2,700 square foot addition to an existing
Hindu temple at 831 W. Clover Rd. Application Number D21-0030, based on the findings
and subject to the conditions contained in the Planning Commission Resolution dated
February 23, 2022.

Prepared by Kenny Lipich, Assistant Planner
Reviewed by Scott Claar, Senior Planner
Approved by Bill Dean, Interim Development Services Director

ATTACHMENTS

A: Location Map
B: Site Plan, Floor Plan, Landscaping Plan and Elevations
C: Planning Commission Resolution
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PLANT SCHEDULE

TREES CODE BOTANICAL / COMMON NAME SIZE WUCOLS CAL MATURE SIZE (W' XH") QTY
PIS CHI PISTACIA CHINENSIS 15 GAL L 357-40° 6
CHINESE PISTACHE
SHRUBS CODE BOTANICAL / COMMON NAME SIZE WUCOLS MATURE SIZE (W XH")
@ AGA PPN AGAPANTHUS AFRICANUS 'PETER PAN' 1 GAL M 2X2 111
PETER PAN AFRICAN LILY
@ ESC NE2 ESCALLONIA X 'NEWPORT DWARF' 5 GAL L 3X3 24
NEWPORT DWARF ESCALLONIA
{Z} RHA BA4 RHAPHIOLEPIS INDICA 'BALLERINA' 5 GAL L 5X5 12
BALLERINA INDIAN HAWTHORN
{Z} ROS KN2 ROSA SHRUB 'KNOCK OUT' 5 GAL M 4X4 4
KNOCK OUT ROSE
LANDSCAPE CALCULATIONS ROOT BARRIERS

PARKING LOT

PARKING LOT AREA:

LANDSCAPE AREA REQUIRED (20%):
LANDSCAPE AREA PROVIDED:

THE CONTRACTOR SHALL INSTALL ROOT BARRIERS NEAR ALL NEWLY-PLANTED
TREES THAT ARE LOCATED WITHIN FIVE (5) FEET OF PAVING OR CURBS. ROOT
BARRIERS SHALL BE "CENTURY" OR "DEEP-ROOQOT" 24" DEEP PANELS (OR EQUAL).
BARRIERS SHALL BE LOCATED IMMEDIATELY ADJACENT TO HARDSCAPE. INSTALL
PANELS PER MANUFACTURER'S RECOMMENDATIONS. UNDER NO CIRCUMSTANCES

SHALL THE CONTRACTOR USE ROOT BARRIERS OF A TYPE THAT COMPLETELY
ENCIRCLE THE ROOTBALL.

21,465 SF
4,293 SF
4,451 SF (20.7%)

PARKING SPACES PROPOSED:
PARKING LOT TREES REQUIRED:
PARKING LOT TREES PROPOSED:

71 SPACES
14 TREES (1 PER 5 SPACES)
6 PROPOSED TREES + 13 EXISTING TREES = 19 TREES

PARKING LOT SHADE REQUIREMENT

MULCHES
PARKING LOT AREA:

21,465 SF

AFTER ALL PLANTING IS COMPLETE, CONTRACTOR SHALL INSTALL 3" LAYER OF
PARKING LOT SHADE REQUIRED (40%): 8,586 SF HARDWOOD MULCH, NATURAL (UNDYED), IN ALL PLANTING AREAS (EXCEPT FOR
TURF AREAS). ABSOLUTELY NO EXPOSED GROUND SHALL BE LEFT SHOWING
ANYWHERE ON THE PROJECT AFTER MULCH HAS BEEN INSTALLED (SUBJECT TO THE

CONDITIONS AND REQUIREMENTS OF THE "GENERAL GRADING AND PLANTING
NOTES" AND SPECIFICATIONS).

PARKING LOT SHADE PROVIDED: 3,141 SF - EXISTING TREES (5 TREES (50%) x 628.31 SF)

6,283 SF - PROPOSED TREES (5 TREES (100%) x 1256.63 SF)
942 SF - PROPOSED TREES (1 TREE (75%) x 942.47 SF)

TOTAL PARKING LOT SHADE PROVIDED: 10,366 SF (48%)

GENERAL PLANTING NOTES

1. BY SUBMITTING A PROPOSAL FOR THE LANDSCAPE PLANTING SCOPE OF WORK, THE CONTRACTOR CONFIRMS THAT HE HAS READ, AND WILL COMPLY WITH, THE ASSOCIATED NOTES,

SPECIFICATIONS, AND DETAILS WITH THIS PROJECT, INCLUDING ALL APPLICABLE JURISDICTION REQUIREMENTS.

THE CONTRACTOR SHALL VERIFY ALL EXISTING AND PROPOSED SITE ELEMENTS AND NOTIFY THE OWNER OF ANY DISCREPANCIES.

THE CONTRACTOR SHALL LOCATE ALL EXISTING UNDERGROUND UTILITIES AND NOTIFY OWNER OF ANY CONFLICTS. UTILITY LOCATIONS SHOWN ARE APPROXIMATE AND THE DESIGNER DOES NOT
GUARANTEE THAT LOCATIONS SHOWN ARE EXACT. CONTRACTOR SHALL EXERCISE CAUTION WHEN WORKIGN IN THE VICINITY OF UNDERGROUND UTILITIES.

THE GENERAL CONTRACTOR IS RESPONSIBLE FOR REMOVING ALL EXISTING VEGETATION (EXCEPT WHERE NOTED TO REMAIN).

ALL PLANT LOCATIONS ARE DIAGRAMMATIC. ACTUAL LOCATIONS SHALL BE VERIFIED WITH THE OWNER OR OWNER'S REPRESENTATIVE PRIOR TO PLANTING. THE LANDSCAPE CONTRACTOR SHALL
ENSURE THAT ALL REQUIREMENTS OF THE PERMITTING AUTHORITY ARE MET (I.E., MINIMUM PLANT QUANTITIES, PLANTING METHODS, TREE PROTECTION METHODS, ETC.).

a. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR DETERMINING PLANT QUANTITIES; PLANT QUANTITIES SHOWN ON LEGENDS AND CALLOUTS ARE FOR GENERAL INFORMATION ONLY. IN THE

EVENT OF A DISCREPANCY BETWEEN THE PLAN AND THE PLANT LEGEND, THE PLANT QUANTITY AS SHOWN ON THE PLAN (FOR INDIVIDUAL SYMBOLS) OR CALLOUT (FOR GROUNDCOVER
PATTERNS) SHALL TAKE PRECEDENCE.

NO SUBSTITUTIONS OF PLANT MATERIALS SHALL BE ALLOWED WITHOUT THE WRITTEN PERMISSION OF THE LANDSCAPE ARCHITECT. IF SOME OF THE PLANTS ARE NOT AVAILABLE, THE
LANDSCAPE CONTRACTOR SHALL NOTIFY THE OWNER OR OWNER'S REPRESENTATIVE IN WRITING (VIA PROPER CHANNELS).

THE CONTRACTOR SHALL, AT A MINIMUM, PROVIDE REPRESENTATIVE PHOTOS OF ALL PLANTS PROPOSED FOR THE PROJECT. THE CONTRACTOR SHALL ALLOW THE OWNER OR OWNER'S
REPRESENTATIVE TO INSPECT, AND APPROVE OR REJECT, ALL PLANTS DELIVERED TO THE JOBSITE. REFER TO SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS FOR SUBMITTALS.

6. THE CONTRACTOR SHALL MAINTAIN THE LANDSCAPE IN A HEALTHY CONDITION FOR 90 DAYS AFTER ACCEPTANCE BY THE OWNER. REFER TO SPECIFICATIONS FOR CONDITIONS OF ACCEPTANCE

FOR THE START OF THE MAINTENANCE PERIOD, AND FOR FINAL ACCEPTANCE AT THE END OF THE MAINTENANCE PERIOD.

7. SEE SPECIFICATIONS AND DETAILS FOR FURTHER REQUIREMENTS.

IRRIGATION CONCEPT
1,

AN AUTOMATIC IRRIGATION SYSTEM SHALL BE INSTALLED AND OPERATIONAL BY THE TIME OF FINAL INSPECTION. THE ENTIRE IRRIGATION SYSTEM SHALL BE INSTALLED BY A LICENSED
AND QUALIFIED IRRIGATION CONTRACTOR.

2. THE IRRIGATION SYSTEM WILL OPERATE ON POTABLE WATER, AND THE SYSTEM WILL HAVE APPROPRIATE BACKFLOW PREVENTION DEVICES INSTALLED TO PREVENT CONTAMINATION OF
THE POTABLE SOURCE.

3. ALL NON-TURF PLANTED AREAS SHALL BE DRIP IRRIGATED. SODDED AND SEEDED AREAS SHALL BE IRRIGATED WITH SPRAY OR ROTOR HEADS AT 100% HEAD-TO-HEAD COVERAGE.

4. ALL PLANTS SHARING SIMILAR HYDROZONE CHARACTERISTICS SHALL BE PLACED ON A VALVE DEDICATED TO PROVIDE THE NECESSARY WATER REQUIREMENTS SPECIFIC TO THAT
HYDROZONE.

5.

THE IRRIGATION SYSTEM SHALL BE DESIGNED AND INSTALLED, TO THE MAXIMUM EXTENT POSSIBLE, TO CONSERVE WATER BY USING THE FOLLOWING DEVICES AND SYSTEMS: MATCHED

PRECIPITATION RATE TECHNOLOGY ON ROTOR AND SPRAY HEADS (WHEREVER POSSIBLE), RAIN SENSORS, AND MULTI-PROGRAM COMPUTERIZED IRRIGATION CONTROLLERS FEATURING
SENSORY INPUT CAPABILITIES.
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PLANTING SPECIFICATIONS

GENERAL

A

B.

QUALIFICATIONS OF LANDSCAPE CONTRACTOR
1. ALL LANDSCAPE WORK SHOWN ON THESE PLANS SHALL BE PERFORMED BY A SINGLE FIRM SPECIALIZING IN
LANDSCAPE PLANTING.
2. A LIST OF SUCCESSFULLY COMPLETED PROJECTS OF THIS TYPE, SIZE AND NATURE MAY BE REQUESTED BY THE
OWNER FOR FURTHER QUALIFICATION MEASURES.

SCOPE OF WORK

1. WORK COVERED BY THESE SECTIONS INCLUDES THE FURNISHING AND PAYMENT OF ALL MATERIALS, LABOR,
SERVICES, EQUIPMENT, LICENSES, TAXES AND ANY OTHER ITEMS THAT ARE NECESSARY FOR THE EXECUTION,
INSTALLATION AND COMPLETION OF ALL WORK, SPECIFIED HEREIN AND / OR SHOWN ON THE LANDSCAPE PLANS,
NOTES, AND DETAILS.

2. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH ALL APPLICABLE LAWS, CODES AND REGULATIONS
REQUIRED BY AUTHORITIES HAVING JURISDICTION OVER SUCH WORK, INCLUDING ALL INSPECTIONS AND PERMITS
REQUIRED BY FEDERAL, STATE AND LOCAL AUTHORITIES IN SUPPLY, TRANSPORTATION AND INSTALLATION OF
MATERIALS.

3. THE LANDSCAPE CONTRACTOR SHALL VERIFY THE LOCATION OF ALL UNDERGROUND UTILITY LINES (WATER, SEWER,
ELECTRICAL, TELEPHONE, GAS, CABLE, TELEVISION, ETC.) PRIOR TO THE START OF ANY WORK.

PRODUCTS

A
B.

ALL MANUFACTURED PRODUCTS SHALL BE NEW.
CONTAINER AND BALLED-AND-BURLAPPED PLANTS:

1. FURNISH NURSERY-GROWN PLANTS COMPLYING WITH THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI
Z60.1-2014). PROVIDE WELL-SHAPED, FULLY BRANCHED, HEALTHY, VIGOROUS STOCK FREE OF DISEASE, INSECTS,
EGGS, LARVAE, AND DEFECTS SUCH AS KNOTS, SUN SCALD, INJURIES, ABRASIONS, AND DISFIGUREMENT. ALL
PLANTS WITHIN A SPECIES SHALL HAVE SIMILAR SIZE AND SHALL BE OF A FORM TYPICAL FOR THE SPECIES. ALL
TREES SHALL BE OBTAINED FROM SOURCES WITHIN 200 MILES OF THE PROJECT SITE, AND WITH SIMILAR CLIMACTIC
CONDITIONS.

2. ROOT SYSTEMS SHALL BE HEALTHY, DENSELY BRANCHED ROOT SYSTEMS, NON-POT-BOUND, FREE FROM
ENCIRCLING AND/OR GIRDLING ROOTS, AND FREE FROM ANY OTHER ROOT DEFECTS (SUCH AS J-SHAPED ROOTS).

3. TREES MAY BE PLANTED FROM CONTAINERS OR BALLED-AND-BURLAPPED (B&B), UNLESS SPECIFIED ON THE
PLANTING LEGEND. BARE-ROOT TREES ARE NOT ACCEPTABLE.

4. ANY PLANT DEEMED UNACCEPTABLE BY THE OWNER OR OWNER'S REPRESENTATIVE SHALL BE IMMEDIATELY
REMOVED FROM THE SITE AND SHALL BE REPLACED WITH AN ACCEPTBLE PLANT OF LIKE TYPE AND SIZE AT THE
CONTRACTOR'S OWN EXPENSE. ANY PLANTS APPEARING TO BE UNHEALTHY, EVEN IF DETERMINED TO STILL BE
ALIVE, SHALL NOT BE ACCEPTED. THE OWNER OR OWNER'S REPRESENTATIVE SHALL BE THE SOLE JUDGES AS TO
THE ACCEPTABILITY OF PLANT MATERIAL.

5. ALL TREES SHALL BE STANDARD IN FORM, UNLESS OTHERWISE SPECIFIED. TREES WITH CENTRAL LEADERS WILL
NOT BE ACCEPTED IF LEADER IS DAMAGED OR REMOVED. PRUNE ALL DAMAGED TWIGS AFTER PLANTING.

6. CALIPER MEASUREMENTS FOR STANDARD (SINGLE TRUNK) TREES SHALL BE AS FOLLOWS: SIX INCHES ABOVE THE
ROOT FLARE FOR TREES UP TO AND INCLUDING FOUR INCHES IN CALIPER, AND TWELVE INCHES ABOVE THE ROOT
FLARE FOR TREES EXCEEDING FOUR INCHES IN CALIPER.

7. MULTI-TRUNK TREES SHALL BE MEASURED BY THEIR OVERALL HEIGHT, MEASURED FROM THE TOP OF THE ROOT
BALL. WHERE CALIPER MEASUREMENTS ARE USED, THE CALIPER SHALL BE CALCULATED AS ONE-HALF OF THE SUM
OF THE CALIPER OF THE THREE LARGEST TRUNKS.

8. ANY TREE OR SHRUB SHOWN TO HAVE EXCESS SOIL PLACED ON TOP OF THE ROOT BALL, SO THAT THE ROOT FLARE
HAS BEEN COMPLETELY COVERED, SHALL BE REJECTED.

TOPSOIL: SANDY TO CLAY LOAM TOPSOIL, FREE OF STONES LARGER THAN %2 INCH, FOREIGN MATTER, PLANTS, ROOTS, AND
SEEDS.

COMPOST: WELL-COMPOSTED, STABLE, AND WEED-FREE ORGANIC MATTER, pH RANGE OF 5.5 TO 8; MOISTURE CONTENT 35
TO 55 PERCENT BY WEIGHT; 100 PERCENT PASSING THROUGH 3/4-INCH SIEVE; SOLUBLE SALT CONTENT OF 5 TO 10
DECISIEMENS/M; NOT EXCEEDING 0.5 PERCENT INERT CONTAMINANTS AND FREE OF SUBSTANCES TOXIC TO PLANTINGS. NO
MANURE OR ANIMAL-BASED PRODUCTS SHALL BE USED.

FERTILIZER: GRANULAR FERTILIZER CONSISTING OF NITROGEN, PHOSPHORUS, POTASSIUM, AND OTHER NUTRIENTS IN
PROPORTIONS, AMOUNTS, AND RELEASE RATES RECOMMENDED IN A SOIL REPORT FROM A QUALIFIED SOIL-TESTING
AGENCY (SEE BELOW).

MULCH: SIZE AND TYPE AS INDICATED ON PLANS, FREE FROM DELETERIOUS MATERIALS AND SUITABLE AS A TOP DRESSING
OF TREES AND SHRUBS.

TREE STAKING AND GUYING

1. STAKES: 6' LONG GREEN METAL T-POSTS.

2. GUY AND TIE WIRE: ASTM A 641, CLASS 1, GALVANIZED-STEEL WIRE, 2-STRAND, TWISTED, 0.106 INCH DIAMETER.

3. STRAP CHAFING GUARD: REINFORCED NYLON OR CANVAS AT LEAST 1-1/2 INCH WIDE, WITH GROMMETS TO PROTECT
TREE TRUNKS FROM DAMAGE.

PRE-EMERGENT HERBICIDES: ANY GRANULAR, NON-STAINING PRE-EMERGENT HERBICIDE THAT IS LABELED FOR THE
SPECIFIC ORNAMENTALS OR TURF ON WHICH IT WILL BE UTILIZED. PRE-EMERGENT HERBICIDES SHALL BE APPLIED PER THE
MANUFACTURER'S LABELED RATES.

METHODS

A

SOIL PREPARATION

1. BEFORE STARTING WORK, THE LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE GRADE OF ALL LANDSCAPE
AREAS ARE WITHIN +/-0.1" OF FINISH GRADE. THE CONTRACTOR SHALL NOTIFY THE OWNER IMMEDIATELY SHOULD
ANY DISCREPANCIES EXIST.

2. SOIL TESTING:

a. AFTER FINISH GRADES HAVE BEEN ESTABLISHED, CONTRACTOR SHALL HAVE SOIL SAMPLES FROM THE
PROJECT'S LANDSCAPE AREAS TESTED BY AN ESTABLISHED SOIL TESTING LABORATORY. EACH SAMPLE
SUBMITTED TO THE LAB SHALL CONTAIN NO LESS THAN ONE QUART OF SOIL, TAKEN FROM BETWEEN THE SOIL
SURFACE AND 6" DEPTH. IF NO SAMPLE LOCATIONS ARE INDICATED ON THE PLANS, THE CONTRACTOR SHALL
TAKE A MINIMUM OF THREE SAMPLES FROM VARIOUS REPRESENTATIVE LOCATIONS FOR TESTING.

b. THE CONTRACTOR SHALL HAVE THE SOIL TESTING LABORATORY PROVIDE RESULTS FOR THE FOLLOWING: SOIL
TEXTURAL CLASS, GENERAL SOIL FERTILITY, pH, ORGANIC MATTER CONTENT, SALT (CEC), LIME, SODIUM
ADSORPTION RATIO (SAR) AND BORON CONTENT.

c. THE CONTRACTOR SHALL ALSO SUBMIT THE PROJECT'S PLANT LIST TO THE LABORATORY ALONG WITH THE SOIL
SAMPLES.

d. THE SOIL REPORT PRODUCED BY THE LABORATORY SHALL CONTAIN RECOMMENDATIONS FOR THE FOLLOWING
(AS APPROPRIATE): SEPARATE SOIL PREPARATION AND BACKFILL MIX RECOMMENDATIONS FOR GENERAL
ORNAMENTAL PLANTS, XERIC PLANTS, TURF, AND NATIVE SEED, AS WELL AS PRE-PLANT FERTILIZER
APPLICATIONS AND RECOMMENDATIONS FOR ANY OTHER SOIL RELATED ISSUES. THE REPORT SHALL ALSO
PROVIDE A FERTILIZER PROGRAM FOR THE ESTABLISHMENT PERIOD AND FOR LONG-TERM MAINTENANCE.

3. THE CONTRACTOR SHALL INSTALL SOIL AMENDMENTS AND FERTILIZERS PER THE SOILS REPORT
RECOMMENDATIONS. ANY CHANGE IN COST DUE TO THE SOIL REPORT RECOMMENDATIONS, EITHER INCREASE OR
DECREASE, SHALL BE SUBMITTED TO THE OWNER WITH THE REPORT.

4. FOR BIDDING PURPOSES ONLY, THE SOIL PREPARATION SHALL CONSIST OF THE FOLLOWING:

a. TURF: INCORPORATE THE FOLLOWING AMENDMENTS INTO THE TOP 8" OF SOIL BY MEANS OF ROTOTILLING
AFTER CROSS-RIPPING:

i. NITROGEN STABILIZED ORGANIC AMENDMENT -4 CU. YDS. PER 1,000 S.F.
ii. PREPLANT TURF FERTILIZER (10-20-10 OR SIMILAR, SLOW RELEASE, ORGANIC) - 15 LBS PER 1,000 S.F.
ii. "CLAY BUSTER" OR EQUAL - USE MANUFACTURER'S RECOMMENDED RATE
b. TREES, SHRUBS, AND PERENNIALS: INCORPORATE THE FOLLOWING AMENDMENTS INTO THE TOP 8" OF SOIL BY
MEANS OF ROTOTILLING AFTER CROSS-RIPPING:
i. NITROGEN STABILIZED ORGANIC AMENDMENT -4 CU. YDS. PER 1,000 S.F.
ii. 12-12-12 FERTILIZER (OR SIMILAR, ORGANIC, SLOW RELEASE) - 10 LBS. PER CU. YD.
ii. "CLAY BUSTER" OR EQUAL - USE MANUFACTURER'S RECOMMENDED RATE
iv. IRON SULPHATE -2 LBS. PER CU. YD.

5. IN THE CONTEXT OF THESE PLANS, NOTES, AND SPECIFICATIONS, "FINISH GRADE" REFERS TO THE FINAL ELEVATION
OF THE SOIL SURFACE (NOT TOP OF MULCH) AS INDICATED ON THE GRADING PLANS.

a. BEFORE STARTING WORK, THE LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE ROUGH GRADES OF ALL
LANDSCAPE AREAS ARE WITHIN +/-0.1" OF FINISH GRADE. SEE SPECIFICATIONS FOR MORE DETAILED
INSTRUCTION ON TURF AREA AND PLANTING BED PREPARATION.

b. CONSTRUCT AND MAINTAIN FINISH GRADES AS SHOWN ON GRADING PLANS, AND CONSTRUCT AND MAINTAIN
SLOPES AS RECOMMENDED BY THE GEOTECHNICAL REPORT. ALL LANDSCAPE AREAS SHALL HAVE POSITIVE
DRAINAGE AWAY FROM STRUCTURES AT THE MINIMUM SLOPE SPECIFIED IN THE REPORT AND ON THE GRADING
PLANS, AND AREAS OF POTENTIAL PONDING SHALL BE REGRADED TO BLEND IN WITH THE SURROUNDING
GRADES AND ELIMINATE PONDING POTENTIAL.

c. THE LANDSCAPE CONTRACTOR SHALL DETERMINE WHETHER OR NOT THE EXPORT OF ANY SOIL WILL BE
NEEDED, TAKING INTO ACCOUNT THE ROUGH GRADE PROVIDED, THE AMOUNT OF SOIL AMENDMENTS TO BE
ADDED (BASED ON A SOIL TEST, PER SPECIFICATIONS), AND THE FINISH GRADES TO BE ESTABLISHED.

d. ENSURE THAT THE FINISH GRADE IN SHRUB AREAS IMMEDIATELY ADJACENT TO WALKS AND OTHER WALKING
SURFACES, AFTER INSTALLING SOIL AMENDMENTS, IS 3" BELOW THE ADJACENT FINISH SURFACE, IN ORDER TO
ALLOW FOR PROPER MULCH DEPTH. TAPER THE SOIL SURFACE TO MEET FINISH GRADE, AS SPECIFIED ON THE
GRADING PLANS, AT APPROXIMATELY 18" AWAY FROM THE WALKS.

e. ENSURE THAT THE FINISH GRADE IN TURF AREAS IMMEDIATELY ADJACENT TO WALKS AND OTHER WALKING
SURFACES, AFTER INSTALLING SOIL AMENDMENTS, IS 1" BELOW THE FINISH SURFACE OF THE WALKS. TAPER
THE SOIL SURFACE TO MEET FINISH GRADE, AS SPECIFIED ON THE GRADING PLANS, AT APPROXIMATELY 18"
AWAY FROM THE WALKS.

f. SHOULD ANY CONFLICTS AND/OR DISCREPANCIES ARISE BETWEEN THE GRADING PLANS, GEOTECHNICAL
REPORT, THESE NOTES AND PLANS, AND ACTUAL CONDITIONS, THE CONTRACTOR SHALL IMMEDIATELY BRING
SUCH ITEMS TO THE ATTENTION OF THE GENERAL CONTRACTOR, OWNER, OR OWNER'S REPRESENTATIVE.

6. ONCE SOIL PREPARATION IS COMPLETE, THE LANDSCAPE CONTRACTOR SHALL ENSURE THAT THERE ARE NO DEBRIS,
TRASH, OR STONES LARGER THAN 1" REMAINING IN THE TOP 6" OF SOIL.

SUBMITTALS

1. THE CONTRACTOR SHALL PROVIDE SUBMITTALS AND SAMPLES, IF REQUIRED, TO THE OWNER OR OWNER'S
REPRESENTATIVE, AND RECEIVE APPROVAL IN WRITING FOR SUCH SUBMITTALS BEFORE WORK COMMENCES.

2. SUBMITTALS SHALL INCLUDE PHOTOS OF PLANTS WITH A RULER OR MEASURING STICK FOR SCALE, PHOTOS OR
SAMPLES OF ANY REQUIRED MULCHES, AND SOIL TEST RESULTS AND PREPARATION RECOMMENDATIONS FROM THE
TESTING LAB (INCLUDING COMPOST AND FERTILIZER RATES AND TYPES, AND OTHER AMENDMENTS FOR
TREE/SHRUB, TURF, AND SEED AREAS AS MAY BE APPROPRIATE).

3. SUBMITTALS SHALL ALSO INCLUDE MANUFACTURER CUT SHEETS FOR PLANTING ACCESSORIES SUCH AS TREE
STAKES AND TIES, EDGING, AND LANDSCAPE FABRICS (IF ANY).

4. WHERE MULTIPLE ITEMS ARE SHOWN ON A PAGE, THE CONTRACTOR SHALL CLEARLY INDICATE THE ITEM BEING
CONSIDERED.

GENERAL PLANTING

1. REMOVE ALL NURSERY TAGS AND STAKES FROM PLANTS.

2. EXCEPT IN AREAS TO BE PLANTED WITH ORNAMENTAL GRASSES, APPLY PRE-EMERGENT HERBICIDES AT THE
MANUFACTURER'S RECOMMENDED RATE.

3. POSITION THE TREES AND SHRUBS IN THEIR INTENDED LOCATION AS PER THE PLAN. NOTIFY THE OWNER'S
REPRESENTATIVE FOR INSPECTION AND APPROVAL OF ALL POSITIONING OF PLANT MATERIALS.

4. TRENCHING NEAR EXISTING TREES:

a. CONTRACTOR SHALL NOT DISTURB ROOTS 1-1/2" AND LARGER IN DIAMETER WITHIN THE CRITICAL ROOT ZONE
(CRZ) OF EXISTING TREES, AND SHALL EXERCISE ALL POSSIBLE CARE AND PRECAUTIONS TO AVOID INJURY TO
TREE ROOTS, TRUNKS, AND BRANCHES. THE CRZ IS DEFINED AS A CIRCULAR AREA EXTENDING OUTWARD
FROM THE TREE TRUNK, WITH A RADIUS EQUAL TO 1' FOR EVERY 1" OF TRUNK DIAMETER-AT-BREAST-HEIGHT
(4.5' ABOVE THE AVERAGE GRADE AT THE TRUNK).

b. ALL EXCAVATION WITHIN THE CRZ SHALL BE PERFORMED USING HAND TOOLS. NO MACHINE EXCAVATION OR

TRENCHING OF ANY KIND SHALL BE ALLOWED WITHIN THE CRZ.

c. ALTER ALIGNMENT OF PIPE TO AVOID TREE ROOTS 1-1/2" AND LARGER IN DIAMETER. WHERE TREE ROOTS 1-1/2"
AND LARGER IN DIAMETER ARE ENCOUNTERED IN THE FIELD, TUNNEL UNDER SUCH ROOTS. WRAP EXPOSED
ROOTS WITH SEVERAL LAYERS OF BURLAP AND KEEP MOIST. CLOSE ALL TRENCHES WITHIN THE CANOPY DRIP
LINES WITHIN 24 HOURS.

d. ALL SEVERED ROOTS SHALL BE HAND PRUNED WITH SHARP TOOLS AND ALLOWED TO AIR-DRY. DO NOT USE
ANY SORT OF SEALERS OR WOUND PAINTS.

TREE PLANTING

1. TREE PLANTING HOLES SHALL BE EXCAVATED TO MINIMUM WIDTH OF TWO TIMES THE WIDTH OF THE ROOTBALL, AND
TO A DEPTH EQUAL TO THE DEPTH OF THE ROOTBALL LESS TWO TO FOUR INCHES.

2. SCARIFY THE SIDES AND BOTTOM OF THE PLANTING HOLE PRIOR TO THE PLACEMENT OF THE TREE. REMOVE ANY
GLAZING THAT MAY HAVE BEEN CAUSED DURING THE EXCAVATION OF THE HOLE.

3. FOR CONTAINER AND BOX TREES, TO REMOVE ANY POTENTIALLY GIRDLING ROOTS AND OTHER ROOT DEFECTS, THE
CONTRACTOR SHALL SHAVE A 1" LAYER OFF OF THE SIDES AND BOTTOM OF THE ROOTBALL OF ALL TREES JUST
BEFORE PLACING INTO THE PLANTING PIT. DO NOT "TEASE" ROOTS OUT FROM THE ROOTBALL.

4. INSTALL THE TREE ON UNDISTURBED SUBGRADE SO THAT THE TOP OF THE ROOTBALL IS TWO TO FOUR INCHES
ABOVE THE SURROUNDING GRADE.

5. BACKFILL THE TREE HOLE UTILIZING THE EXISTING TOPSOIL FROM ON-SITE. ROCKS LARGER THAN 1" DIA. AND ALL
OTHER DEBRIS SHALL BE REMOVED FROM THE SOIL PRIOR TO THE BACKFILL. SHOULD ADDITIONAL SOIL BE
REQUIRED TO ACCOMPLISH THIS TASK, USE STORED TOPSOIL FROM ON-SITE OR IMPORT ADDITIONAL TOPSOIL FROM
OFF-SITE AT NO ADDITIONAL COST TO THE OWNER. IMPORTED TOPSOIL SHALL BE OF SIMILAR TEXTURAL CLASS AND
COMPOSITION IN THE ON-SITE SOIL.

6. TREES SHALL NOT BE STAKED UNLESS THE JURISDICTION OR LOCAL CONDITIONS (SUCH AS HEAVY WINDS OR
SLOPES) REQUIRE STAKES TO KEEP TREES UPRIGHT. SHOULD STAKING BE REQUIRED, THE TOTAL NUMBER OF TREE
STAKES (BEYOND THE MINIMUMS LISTED BELOW) WILL BE LEFT TO THE LANDSCAPE CONTRACTOR'S DISCRETION.
SHOULD ANY TREES FALL OR LEAN, THE LANDSCAPE CONTRACTOR SHALL STRAIGHTEN THE TREE, OR REPLACE IT
SHOULD IT BECOME DAMAGED. TREE STAKING SHALL ADHERE TO THE FOLLOWING GUIDELINES:

a. 1"-2" TREES (OR #15 GAL - 24” BOX): TWO STAKES PER TREE

b. 2-1/2"-4" TREES (OR 36" - 48" BOX): THREE STAKES PER TREE

c. TREES OVER 4" CALIPER (OR >48” BOX): GUY AS NEEDED

d. MULTI-TRUNK TREES: THREE STAKES PER TREE MINIMUM, QUANTITY AND POSITIONS AS
NEEDED TO STABILIZE THE TREE

7. UPON COMPLETION OF PLANTING, CONSTRUCT AN EARTH WATERING BASIN AROUND THE TREE.
INTERIOR OF THE TREE RING WITH MULCH (TYPE AND DEPTH PER PLANS).

8. FOR TREES IN TURF AREAS, DO NOT PLANT GRASS ALL THE WAY TO THE TRUNK OF THE TREE. LEAVE THE AREA OVER
THE ROOT BALL AND INSTALL MULCH WITH AT LEAST 2" OF SPECIFIED MULCH. SEE MULCH SPECIFICATION FOR
ADDITIONAL INFORMATION.

COVER THE

SHRUB, PERENNIAL, AND GROUNDCOVER PLANTING
4. DIG THE PLANTING HOLES TWICE AS WIDE AND 2" LESS DEEP THAN EACH PLANT'S ROOTBALL. INSTALL THE PLANT IN
THE HOLE. BACKFILL AROUND THE PLANT WITH SOIL AMENDED PER SOIL TEST RECOMMENDATIONS.
5. INSTALL THE WEED BARRIER CLOTH, OVERLAPPING IT AT THE ENDS. UTILIZE STEEL STAPLES TO KEEP THE WEED
BARRIER CLOTH IN PLACE.
6. WHEN PLANTING IS COMPLETE, INSTALL MULCH (TYPE AND DEPTH PER PLANS) OVER ALL PLANTING BEDS, COVERING
THE ENTIRE PLANTING AREA.

6. INSTALL MULCH TOPDRESSING, TYPE AND DEPTH PER MULCH NOTE, IN ALL PLANTING AREAS AND TREE RINGS.

7. DO NOT INSTALL MULCH WITHIN 6" OF TREE ROOT FLARE. MULCH AT THE BASE OF SHRUBS SHALL BE A MAXIMUM 1”
DEPTH OVER ROOT BALL

8. MULCH COVER WITHIN 6" OF CONCRETE WALKS AND CURBS SHALL NOT PROTRUDE ABOVE THE FINISH SURFACE OF
THE WALKS AND CURBS. FINISH GRADE OF MULCH AT CURBS AND SIDEWALKS SHALL BE 1" LOWER THAN THE
ADJACENT CURB OR SIDEWALK. MULCH COVER WITHIN 12" OF WALLS SHALL BE AT LEAST 3" LOWER THAN THE TOP OF

WALL.
CLEAN UP
1. DURING LANDSCAPE PREPARATION AND PLANTING, KEEP ALL PAVEMENT CLEAN AND ALL WORK AREAS IN A NEAT,
ORDERLY CONDITION.

2. DISPOSED LEGALLY OF ALL EXCAVATED MATERIALS OFF THE PROJECT SITE.
INSPECTION AND ACCEPTANCE

1. UPON COMPLETION OF THE WORK, THE LANDSCAPE CONTRACTOR SHALL PROVIDE THE SITE CLEAN, FREE OF DEBRIS
AND TRASH, AND SUITABLE FOR USE AS INTENDED. THE LANDSCAPE CONTRACTOR SHALL THEN REQUEST AN
INSPECTION BY THE OWNER TO DETERMINE FINAL ACCEPTABILITY.

2. WHEN THE INSPECTED PLANTING WORK DOES NOT COMPLY WITH THE CONTRACT DOCUMENTS, THE LANDSCAPE
CONTRACTOR SHALL REPLACE AND/OR REPAIR THE REJECTED WORK TO THE OWNER'S SATISFACTION WITHIN 24
HOURS.

3. THE LANDSCAPE MAINTENANCE PERIOD WILL NOT COMMENCE UNTIL THE LANDSCAPE WORK HAS BEEN
RE-INSPECTED BY THE OWNER AND FOUND TO BE ACCEPTABLE. AT THAT TIME, A WRITTEN NOTICE OF FINAL
ACCEPTANCE WILL BE ISSUED BY THE OWNER, AND THE MAINTENANCE AND GUARANTEE PERIODS WILL COMMENCE.

LANDSCAPE MAINTENANCE

1. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF ALL WORK SHOWN ON THESE
PLANS FOR 90 DAYS BEYOND FINAL ACCEPTANCE OF ALL LANDSCAPE WORK BY THE OWNER. LANDSCAPE
MAINTENANCE SHALL INCLUDE WEEKLY SITE VISITS FOR THE FOLLOWING ACTIONS (AS APPROPRIATE): PROPER
PRUNING, RESTAKING OF TREES, RESETTING OF PLANTS THAT HAVE SETTLED, MOWING AND AERATION OF LAWNS,
WEEDING, TREATING FOR INSECTS AND DISEASES, REPLACEMENT OF MULCH, REMOVAL OF LITTER, REPAIRS TO THE
IRRIGATION SYSTEM DUE TO FAULTY PARTS AND/OR WORKMANSHIP, AND THE APPROPRIATE WATERING OF ALL
PLANTINGS. THE LANDSCAPE CONTRACTOR SHALL MAINTAIN THE IRRIGATION SYSTEM IN PROPER WORKING ORDER,
WITH SCHEDULING ADJUSTMENTS BY SEASON TO MAXIMIZE WATER CONSERVATION.

2. SHOULD SEEDED AND/OR SODDED AREAS NOT BE COVERED BY AN AUTOMATIC IRRIGATION SYSTEM, THE LANDSCAPE
CONTRACTOR SHALL BE RESPONSIBLE FOR WATERING THESE AREAS AND OBTAINING A FULL, HEALTHY STAND OF
PLANTS AT NO ADDITIONAL COST TO THE OWNER.

3. TO ACHIEVE FINAL ACCEPTANCE AT THE END OF THE MAINTENANCE PERIOD, ALL OF THE FOLLOWING CONDITIONS
MUST OCCUR:

i. THE LANDSCAPE SHALL SHOW ACTIVE, HEALTHY GROWTH (WITH EXCEPTIONS MADE FOR SEASONAL
DORMANCY). ALL PLANTS NOT MEETING THIS CONDITION SHALL BE REJECTED AND REPLACED BY HEALTHY
PLANT MATERIAL PRIOR TO FINAL ACCEPTANCE.

ALL HARDSCAPE SHALL BE CLEANED PRIOR TO FINAL ACCEPTANCE.
k. SODDED AREAS MUST BE ACTIVELY GROWING AND MUST REACH A MINIMUM HEIGHT OF 1 1/2 INCHES BEFORE
FIRST MOWING. BARE AREAS LARGER THAN TWELVE SQUARE INCHES MUST BE RESODDED (AS APPROPRIATE)
PRIOR TO FINAL ACCEPTANCE. ALL SODDED TURF SHALL BE NEATLY MOWED.
WARRANTY PERIOD, PLANT GUARANTEE AND REPLACEMENTS

1. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL TREES, SHRUBS, PERENNIALS, SOD, AND IRRIGATION
SYSTEMS FOR A PERIOD OF ONE YEAR FROM THE DATE OF THE OWNER'S FINAL ACCEPTANCE (90 DAYS FOR ANNUAL
PLANTS). THE CONTRACTOR SHALL REPLACE, AT HIS OWN EXPENSE AND TO THE SATISFACTION OF THE OWNER, ANY
PLANTS WHICH DIE IN THAT TIME, OR REPAIR ANY PORTIONS OF THE IRRIGATION SYSTEM WHICH OPERATE
IMPROPERLY.

2. AFTER THE INITIAL MAINTENANCE PERIOD AND DURING THE GUARANTEE PERIOD, THE LANDSCAPE CONTRACTOR
SHALL ONLY BE RESPONSIBLE FOR REPLACEMENT OF PLANTS WHEN PLANT DEATH CANNOT BE ATTRIBUTED
DIRECTLY TO OVERWATERING OR OTHER DAMAGE BY HUMAN ACTIONS.

PROVIDE A MINIMUM OF (2) COPIES OF RECORD DRAWINGS TO THE OWNER UPON COMPLETION OF WORK. A RECORD
DRAWING IS A RECORD OF ALL CHANGES THAT OCCURRED IN THE FIELD AND THAT ARE DOCUMENTED THROUGH CHANGE
ORDERS, ADDENDA, OR CONTRACTOR/CONSULTANT DRAWING MARKUPS.
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CINCH-TIES (24" BOX/2" CAL. TREES AND SMALLER) OR
12 GAUGE GALVANIZED WIRE WITH NYLON TREE
STRAPS AT TREE AND STAKE (36" BOX/2.5" CAL. TREES
AND LARGER). SECURE TIES OR STRAPS TO TRUNK
JUST ABOVE LOWEST MAJOR BRANCHES.

24" X 3/4" P.V.C. MARKERS OVER WIRES.

GREEN STEEL T-POSTS. EXTEND POSTS 12" MIN. INTO
UNDISTURBED SOIL.

PRESSURE-TREATED WOOD DEADMAN, TWO PER
TREE (MIN.). BURY OUTSIDE OF PLANTING PIT AND
18" MIN. INTO UNDISTURBED SOIL.

TRUNK FLARE.

MULCH, TYPE AND DEPTH PER PLANS. DO NOT
PLACE MULCH WITHIN 6" OF TRUNK.

FINISH GRADE.

ROOT BALL.

BACKFILL. AMEND AND FERTILIZE ONLY AS
RECOMMENDED IN SOIL FERTILITY ANALYSIS.

UNDISTURBED NATIVE SOIL.

4" HIGH EARTHEN WATERING BASIN.

FINISH GRADE.

@G OO O © OO

NOTES:

1.

2.

SCALE: NOT TO SCALE

SCARIFY SIDES OF PLANTING PIT PRIOR TO SETTING TREE.

REMOVE EXCESS SOIL APPLIED ON TOP OF THE ROOTBALL THAT
COVERS THE ROOT FLARE. THE PLANTING HOLE DEPTH SHALL BE
SUCH THAT THE ROOTBALL RESTS ON UNDISTURBED SOIL, AND THE
ROOT FLARE IS 2"-4" ABOVE FINISH GRADE.

FOR B&B TREES, CUT OFF BOTTOM 1/3 OF WIRE BASKET BEFORE
PLACING TREE IN HOLE, CUT OFF AND REMOVE REMAINDER OF
BASKET AFTER TREE IS SET IN HOLE, REMOVE ALL NYLON TIES,
TWINE, ROPE, AND OTHER PACKING MATERIAL. REMOVE AS MUCH
BURLAP FROM AROUND ROOTBALL AS IS PRACTICAL.

REMOVE ALL NURSERY STAKES AFTER PLANTING.

FOR TREES 36" BOX/2.5" CAL. AND LARGER, USE THREE STAKES OR
DEADMEN (AS APPROPRIATE), SPACED EVENLY AROUND TREE.
STAKING SHALL BE TIGHT ENOUGH TO PREVENT TRUNK FROM
BENDING, BUT LOOSE ENOUGH TO ALLOW SOME TRUNK MOVEMENT
IN WIND.

SHRUB, PERENNIAL, OR ORNAMENTAL GRASS.
MULCH, TYPE AND DEPTH PER PLANS. PLACE NO
MORE THAN 1" OF MULCH WITHIN 6" OF PLANT
CENTER.

FINISH GRADE.
ROOT BALL.

BACKFILL. AMEND AND FERTILIZE ONLY AS
RECOMMENDED IN SOIL FERTILITY ANALYSIS.

UNDISTURBED NATIVE SOIL.
EQUAL
3" HIGH EARTHEN WATERING BASIN.
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NOTE: ALL PLANTS SHALL BE PLANTED AT EQUAL TRIANGULAR SPACING (EXCEPT WHERE SHOWN ON PLANS AS
INFORMAL GROUPINGS). REFER TO PLANT LEGEND FOR SPACING DISTANCE BETWEEN PLANTS.

1) STEP 1: DETERMINE TOTAL PLANTS FOR THE AREA WITH THE FOLLOWING FORMULA:
TOTAL AREA / AREA DIVIDER = TOTAL PLANTS

PLANT SPACING AREA DIVIDER PLANT SPACING AREA DIVIDER
6" 0.22 18" 1.95
8" 0.39 24" 3.46
10" 0.60 30" 5.41
12" 0.87 36" 7.79
15" 1.35

2) STEP 2: SUBTRACT THE ROW (S) OF PLANTS THAT WOULD OCCUR AT THE EDGE OF THE PLANTED AREA WITH
THE FOLLOWING FORMULA: TOTAL PERIMETER LENGTH / PLANT SPACING = TOTAL PLANT SUBTRACTION

EXAMPLE: PLANTS AT 18" O.C. IN 100 SF PLANTING AREA, 40 LF PERIMETER

STEP 1: 100 SF/1.95 =51 PLANTS
STEP 2: 51 PLANTS - (40 LF / 1.95 = 21 PLANTS) = 30 PLANTS TOTAL

PLANT SPACING

SCALE: NTS

C

TYPICAL WALKWAY OR PAVING
TREE TRUNK

LINEAR ROOT BARRIER MATERIAL. SEE
PLANTING NOTES FOR TYPE AND
MANUFACTURER. INSTALL PER
MANUFACTURER'S SPECIFICATIONS.

TREE CANOPY
TYPICAL PLANTING AREA

TYPICAL CURB AND GUTTER

NOTES:

1) INSTALL ROOT BARRIERS NEAR ALL
NEWLY-PLANTED TREES THAT ARE LOCATED
WITHIN FIVE (5) FEET OF PAVING OR CURBS.

2) BARRIERS SHALL BE LOCATED IMMEDIATELY
ADJACENT TO HARDSCAPE. UNDER NO
CIRCUMSTANCES SHALL THE CONTRACTOR
USE ROOT BARRIERS OF A TYPE THAT
COMPLETELY ENCIRCLE THE ROOTBALL.
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Attachment C

RESOLUTION 2022-

APPROVAL OF A DEVELOPMENT REVIEW PERMIT FOR EXTERIOR
MODIFICATIONS AND CONSTRUCTION OF A 2,700 SQUARE FOOT ADDITION TO
AN EXISTING HINDU TEMPLE AT 831 W. CLOVER RD.
APPLICATION NUMBER D21-0030

WHEREAS, On September 23, 2021, Anshuman Sehdev submitted an application for a
Development Review Permit for exterior modifications and construction of a 2,700 square foot
addition to an existing Hindu temple at 831 W. Clover Rd., Assessor’s Parcel Number 214-180-
43, Application number D21-0030; and

WHEREAS, The subject property is zoned General Highway Commercial and
designated Commercial by the General Plan; and

WHEREAS, Places of worship is a principally permitted use within the General Highway
Commercial zone; and

WHEREAS, The proposed architecture is consistent with the City’s Deign Goals and
Standards; and

WHEREAS, The Tracy Municipal Code, Chapter 10.08.3590, Approval authority,
requires a project site located within 500 feet of a freeway to be reviewed by Planning
Commission; and

WHEREAS, The project has been determined to be categorically exempt from the
California Environmental Quality Act pursuant to CEQA Guidelines section 15301 which
pertains to exterior alterations of existing facilities and additions to existing structures. No further
environmental assessment is necessary; and

WHEREAS, The Planning Commission conducted a public hearing to review and
consider the Development Review Permit Application Number D21-0030 on February 23, 2022;

NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission approves
Development Review Permit Application No. D21-0030, subject to the conditions 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 as the proposed exterior modifications and 2,700 square foot addition
to the existing Hindu temple is compatible with the surrounding commercial buildings
and consists of an attractive temple design, which includes variation in facade depth,
height, a mix of complementary building materials like stone and wood veneer, and
colors that add interesting details on multiple sides of the building.

2. The proposal conforms to General Highway Commercial Zone, the City of Tracy General
Plan, the Citywide Design Goals and Standards, and other City regulations because the
Hindu temple is a principally permitted use in the General Highway Commercial Zone



Resolution 2022-
Page 2

and the proposed architectural modifications will provide visual interest on all publicly
visible building sides and include a complementary level of detailing and quality of
materials as well as vertical and horizontal fagade breaks including varying roof heights
and pitches, stepped out columns, awnings, windows, score lines, a mix of colors and
materials which is consistent with Citywide Design Goals and Standards 3.1.

The foregoing Resolution 2022- was adopted by the Planning Commission
on the 23 day of February 2022, by the following vote:

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

CHAIR
ATTEST:

STAFF LIAISON



Exhibit 1

City of Tracy
Development Review Permit

Conditions of Approval
Exterior Modifications and Addition to Hindu Temple
831 W. Clover Rd.
Assessor’s Parcel Number 214-180-43
Application Number D21-0030
February 23, 2022

These Conditions of Approval shall apply to the Development Review Permit for exterior
modifications and construction of a 2,700 square foot addition to an existing Hindu
temple at 831 W. Clover Rd., Assessor’s Parcel Number 214-180-43, Application
Number D21-0030 (hereinafter “Project”), proposed by Anshuman Sehdev (hereinafter
“Applicant”) and Shri Paramhans Advait Ontario, Inc. “Property Owner”).

1. The following definitions shall apply to these Conditions of Approval:

a.

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

“Conditions of Approval” shall mean these conditions of approval,
applicable to Development Review Permit Application Number D21-0030.

“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.

“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.



City of Tracy — Development Review Permit Exhibit 1
Conditions of Approval Page 2
Exterior Modifications and Addition to Hindu Temple

Application Number D21-0030

February 23, 2022

g. “Project” means exterior modifications and construction of a 2,700 square
foot addition to an existing Hindu temple, located at 831 W. Clover Rd.,
Assessor’s Parcel Number 214-180-43, Application Number D21-0030.

2. Compliance with submitted plans. Except as otherwise modified herein, the
project shall be developed in substantial compliance with the site plan, floor
plan, landscape plan, and elevations received by the Development Services
Department on February 2, 2022.

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

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

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

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

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

B. Planning Division Conditions

1. Except as modified herein, the project shall be developed in substantial
compliance with the plans and elevations received by the Development Services
Department on February 2, 2022, to the satisfaction of the Development Services
Director.
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2. Prior to the approval of a building permit, the applicant shall submit detailed
landscape and irrigation plans consistent with the Department of Water
Resources’ Water Efficient Landscape Ordinance to the satisfaction of the
Development Services Director. Said plans shall demonstrate no less than 40%
of the total parking area be shaded by canopy trees at tree maturity. 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.

3. Prior to the issuance of a building permit, 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.

4. Prior to issuance of a building permit, the construction documents shall comply
with California Building Standards Commission (Cal Green Code Emergency
Standards; Title 24, Part 11) regarding landscaping and irrigation water
efficiency, to the satisfaction of the Utilities Director.

5. Prior to the issuance of a building permit, the developer shall comply with all
applicable Stormwater Quality Regulations, to the satisfaction of the Water
Resources Division in the Utilities Department.

6. Prior to 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 view from
any public right-of-way, behind structures or landscaping, to the satisfaction of
the Development Services Director.

7. Prior to final inspection or certificate of occupancy, all vents, gutters,
downspouts, flashing, electrical conduits, etc. shall be painted to match the
adjacent building surface or otherwise designed in harmony with the existing
building exterior, to the satisfaction of the Development Services Director.

8. No signs are approved as a part of this development application. Approval of a

separate sign permit application by the Development Services Department is
necessary prior to the installation of any signs.

C. Building Division Conditions

1. Prior to commencement of construction, applicant shall submit to the Building
Safety Division construction document that demonstrate compliance with CBC
chapter 10 for alterations of existing egress system.
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2.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division construction document that demonstrate compliance with
accessibility requirements per CBC chapter 11B including 11B-404.2.6 for
clearance between doors in series, and 11B-206 and Division 4 for accessible
routes from all points of arrival to building entrance.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division construction documents that demonstrate compliance with
number of exits per CBC 1006 including the limitations for conference room on
third floor with one exit per CBC 1006.3.3, and from other areas of residential
occupancy per CBC 1006.2.2.6.

Prior to commencement of construction applicant shall submit construction plans
and supporting documents that are sealed by a licensed professional registered
in the State of California per California Business & Professions Code Sections
5537 & 6737.

Prior to commencement of construction applicant shall submit construction
documents that provide a minimum of 1-hour fire resistance rated exterior wall at
the back side of the proposed building where setback is less than 5 feet and
depending on the type of construction, the side exterior wall as well where
setback is less than 30 feet per CBC 602.

Prior to commencement of construction applicant shall submit to the Building
Safety Division construction plans and supporting documents that conform to
Title 24 California Code of Regulations and City of Tracy Municipal Codes that
are current at the time of application.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division source of funding information to demonstrate whether or not the
proposed residential occupancy is considered Public Housing as defined in CBC
chapter 2 per CBC 11B-233.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division construction documents that provide design information including
area, occupancy group and use of each space per CBC chapter 3, the type of
sprinkler system proposed per CBC chapter 9, construction type of existing and
new building per CBC chapter 6 and occupancy separation and allowable area
and height calculations per chapter 5 and more specifically 506.2.4 for this
design.

Prior to commencement of construction, applicant shall submit to the Building
Safety Division construction documents and City of Tracy Accessibility Budget
Calculation Form in conformance with CBC 11B-204.2.
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D. South County Fire Authority Conditions

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

i. 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.

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

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

iv. 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.

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.

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

ii. 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.

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

3. Additional permits will be required for any additional tenant improvement.
Construction documents shall be submitted to South San Joaquin County Fire
Authority for review and approval prior to the start of construction or demalition.

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

5. Knox boxes shall be required. 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 key box.

6. Building and each tenant space shall be provided with approved address
identification in accordance with CFC 505.

7. Prior to final inspection, emergency radio responder coverage shall be tested to
confirm coverage areas. It is beneficial for the applicant to conduct testing at
foundation as retrofitting for the conduit is costly. If coverage is inadequate, a
separate permit for emergency radio responder coverage shall be submitted to
SSJCFA for review and approval prior to installation.
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i. Additional improvements may warrant additional testing to be performed.
Testing shall be the determination of the fire code official.

E. The following conditions provide the applicant with options for funding

required Citywide services.

E.1.

Streets, Streetlights and Sidewalks

Before issuance of any building permit for the Property, Developer shall
provide for perpetual funding of the on-going costs of operation, maintenance
and replacement for the streets, traffic signals, streetlights, sidewalks, and
street sweeping that will serve the Property (including all costs required
PG&E), by doing one of the following, subject to the approval of the City’s
Finance Director:

a. Community Facilities District (CFED). Developer shall enter into an
agreement with the City, to be signed by the Finance Director, which shall
be recorded against the Property, which requires that prior to the final
inspection, Developer shall complete the annexation of the Property to
City of Tracy Community Facilities District in compliance with the
requirements of the Mello — Roos Community Facilities Act of 1982 (Gov.
Code § 53311 et seq.) including, without limitation, affirmative votes, and
the recordation of a Notice of Special Tax Lien. Developer shall be
responsible for all costs associated with the CFD proceedings.

Or

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

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

2) Cause the POA to enter into an agreement with the City, in a form
to be approved by the City and to be recorded against the
Property prior to the final inspection, setting forth, among other
things, the required maintenance obligations, the standards of
maintenance, and all other associated obligation(s) to ensure the
long-term maintenance by the POA for the streets, traffic signals,
streetlights, sidewalks, and street sweeping that will serve the
Property;
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E.2.

3) Before final inspection, annex into a CFD in a "dormant" capacity,
to be triggered if the POA fails (as determined by the City in its
sole and exclusive discretion) to perform the required level of
operation, maintenance and replacement for the streets, traffic
signals, streetlights, sidewalks, and street sweeping that will serve
the Property. The dormant tax or assessment shall be disclosed to
all property owners, even during the dormant period.

Or

c. Direct funding. Developer shall enter into an agreement with the City,
which shall be recorded against the Property, which requires that prior to
approval of final inspection, Developer shall deposit with the City an
amount necessary, as reasonably determined by the City, to fund in
perpetuity the on-going costs of operation, maintenance and replacement
for the streets, traffic signals, streetlights, sidewalks, and street sweeping
that will serve the Property (including all costs required PG&E).

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

Landscaping Maintenance

Prior to issuance of any building permit for the Property, Developer shall
provide for perpetual funding of the on-going costs of operation, maintenance
and replacement for public landscaping for the Property at a high-quality
service level as determined by the Public Works Director by doing one of the
following, subject to the approval of the City’s Finance Director:

a. CFED or other funding mechanism. The Developer shall enter into an
agreement with the City, which shall be recorded against the Property,
which stipulates the following: (1) prior to issuance of a building permit,
the Developer shall form or annex into a Community Facilities District
(CFD) for funding the on-going costs related to maintenance, operation,
repair and replacement of public landscaping, public walls and any public
amenities included in the Project, and ongoing public landscaping
maintenance costs associated with major program roadways identified in
the Citywide Roadway and Transportation Master Plan; (2) the items to
be maintained include but are not limited to the following: ground cover,
turf, shrubs, trees, irrigation systems, drainage and electrical systems;
masonry walls or other fencing, entryway monuments or other ornamental
structures, furniture, recreation equipment, hardscape and any associated
appurtenances within medians, parkways, dedicated easements,
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channel-ways, public parks, and public open space areas and trails; (3)
formation of the CFD shall include, but not be limited to, affirmative votes
and the recordation of a Notice of Special Tax Lien; (4) upon successful
formation, the parcels will be subject to the maximum special tax rates as
outlined in the Rate and Method of Apportionment; (5) prior to issuance of
a building permit, the Developer shall deposit an amount equal to the first
year's taxes; and (6) the Developer shall be responsible for all costs
associated with formation or annexation of the CFD.

Or

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

1. Form a Property Owner’s Association (POA) or other
maintenance association, with CC&Rs reasonably
acceptable to the City, to assume the obligation for the on-
going maintenance of all public landscaping areas that will
serve the Property;

2. Cause the POA to enter into an agreement with the City, in
a form to be approved by the City and to be recorded
against the Property prior to the final inspection, setting
forth, among other things, the required maintenance
obligations, the standards of maintenance, and all other
associated obligation(s) to ensure the long-term
maintenance by the POA of all public landscape areas that
will serve the Property;

3. Make and submit to the City, in a form reasonably
acceptable to the City, an irrevocable offer of dedication of
all public landscape areas that will serve the Property;

4. Before final inspection, annex into a CFD in a "dormant"
capacity, to be triggered if the POA fails (as determined by
the City in its sole and exclusive discretion) to perform the
required level of public landscape maintenance. The
dormant tax or assessment shall be disclosed to all
property owners, even during the dormant period.

Or

c. Direct funding. The Developer shall enter into an agreement with the City,
which shall be recorded against the Property, which stipulates that prior to
issuance of a building permit, the Developer shall deposit with the City an
amount necessary, as reasonably determined by the City, to fund in
perpetuity the full on-going maintenance costs related to maintenance,
operation, repair and replacement of public landscaping, public walls and
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any public amenities included in the Project, and ongoing public
landscaping maintenance costs associated with major program roadways
identified in the Citywide Roadway and Transportation Master Plan. The
items to be maintained include but are not limited to the following: ground
cover, turf, shrubs, trees, irrigation systems, drainage and electrical
systems, masonry walls or other fencing, entryway monuments or other
ornamental structures, furniture, recreation equipment, hardscape and
any associated appurtenances within medians, parkways, dedicated
easements, channel-ways, public parks, and public open space areas
and trails.
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