
  Item 9.1 

      PLANNING COMMISSION 
         STAFF REPORT  
  
______________________________________________________________________________ 
DATE:    July 14, 2021 
 
APPLICATION NO:  Valley Bros Trucking Site Plan Review No. SPR-20-132 
    
LOCATION:   1631 E. Louise Avenue 
   Lathrop, CA 95330  
   APN: 198-100-04 
 
REQUEST:  Planning Commission to Consider Adoption of a Resolution 

Approving the Site Plan Review for the Valley Bros Trucking 
Project to Develop a 23 Commercial Truck Parking Facility on a 
1.49-acre Site, Including Associated Site Improvements Such as 
Paving, Landscaping, Lighting, and Frontage Improvements. 

______________________________________________________________________________ 
APPLICANT:    MCR Engineering, Inc. 
   Attn: Mr. Shawn Samaniego 
   1242 Dupont Court 
   Manteca, CA 95336 
 
OWNER:     Valley Bros Transportation, Inc. 
   Attn: Mr. Lakhwinder Singh 
   P.O. Box 314 
   Lathrop, CA 95330 
        
GENERAL PLAN:    SC, Service Commercial 
 
ZONING:     CS, Service Commercial 
 
CEQA STATUS: Categorically Exempt according to the California Environmental 

Quality Act Article 19 §15332 Class 32 “In-Fill Development 
Projects”. 

______________________________________________________________________________ 
 
SUMMARY: 
 
The applicant, Mr. Shawn Samaniego, is requesting a Site Plan Review (SPR) for the development 
of a 23 commercial truck parking facility on a 1.49-acre site.  The proposed improvements to the 
site primarily consist of pavement, landscaping, lighting, and an on-site retention basin.  The 
existing modular office building will remain and be improved to meet ADA requirements (i.e., 
path of travel, access, etc.).  Associated site improvements include curb, gutter, and sidewalk along 
E. Louise Avenue frontage.  The project will connect to City water for domestic and irrigation 
purposes and an on-site retention basin for storm water management.   

City of 
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The existing septic system will remain and the applicant is required as part of the Conditions of 
Approval to enter into a Deferred Frontage Improvement Agreement with the City, agreeing to 
connect to the City’s system when the City sewer line is within 200 feet of the property. 
 
Staff recommends that the Planning Commission review and consider all information provided 
and submitted and, if determined appropriate, consider adoption of Resolution No. 21-20, 
approving Site Plan Review No. SPR-20-132 for the Valley Bros Trucking Project. 
 
BACKGROUND AND SITE DESCRIPTION: 
 
Historically, the site has been used for a transportation facility that was initially approved when 
the property was within San Joaquin County.  Valley Bros Transportation, Inc. provides general 
freight services, including transportation of building materials, beverages, and paper products; 
however, they have been operating the business without a City business license for many years.  
Furthermore, the City cannot confirm their legal status with San Joaquin County to establish the 
use as Legal Non-Conforming (meaning that the use can continue to operate under existing 
conditions).  Because the business is operating without a business license and existing the site does 
not meet City standards (i.e., landscaping, lighting, etc.), a Site Plan Review to establish the use 
and Condition the project to improve the site.   As such, the City’s Code Enforcement Officer 
issued a Notice of Violation on April 21, 2020 for illegally operating a business without a business 
license or land use approvals and permits.  Since that time, the property owner submitted a Pre-
Application Review in August 2020 which provided the City the opportunity to review and 
comment on the proposed Site Plan.  The property owner submitted a Site Plan Review application 
on November 24, 2020 to improve the site to meet City Standards. 
 
The project is surrounded by various service commercial and industrial uses.  The project is 
bounded by Lathrop Woodworks to the north, FleetPride and Service Commercial uses to the east, 
Lathrop Self Storage to the south and Sam Gill Truck Parking and the Union Pacific Railroad 
(UPRR) to the west.  As illustrated in the Vicinity Map (Attachment 3), the site includes an existing 
modular office and off-street parking for commercial vehicles.   
 
The property has a General Plan land use designation of SC, Service Commercial, and is within 
the CS, Service Commercial Zoning District. 
 
ANALYSIS: 
 
Site Plan 
As illustrated on the Site Plan (Attachment 4), the project will include the development of twenty-
three (23) commercial truck parking spaces, seven (7) automobile off-street parking spaces, an on-
site retention basin, lighting, and landscaping on approximately 1.49-acres site.  The dimension of 
the truck parking spaces to store commercial trucks are twelve (12) feet in width and sixty-five 
(65) feet in depth.   
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An existing six (6) foot tall chain link fence along the perimeter of the fence will be repaired and 
the project includes a Condition of Approval to provide privacy slats to screen the storage of 
commercial vehicles from the public right-of-way and adjacent properties, and to prohibit and 
remove barbed wire fencing as currently shown on the plans.  The proposed gate is set-back from 
E. Louise Avenue by seventy-one (71) feet, providing adequate depth so that vehicles do not stack 
onto the roadway.   
 
The project does not include the construction of a Trash Enclosure, as the use is not expected to 
produce enough solid waste to require an on-site dumpster.  However, if the project uses a 
dumpster, a trash enclosure is required, as stated in Condition of Approval #5a (Public Works). 
 
The project will be required to install frontage improvements along E. Louise Avenue.  As 
illustrated on the Site Plan (Attachment 4), the project will include a seven (7) foot sidewalk and 
four (4) foot path-of-travel from the right-of-way to the existing modular office building.  The 
sidewalk width and frontage improvements will be consistent with City Standards and connect to 
the future sidewalk to the west (frontage of Sam Gill Truck Parking). 
 
Utilities 
The project is connected to the City’s water system through an existing connection on E. Louise 
Avenue.  The project includes relocating the existing water meter to the public right-of-way and 
to install a separate meter for irrigation purposes.  As stated above, an existing septic system will 
be utilized until such time the City’s sewer system is within 200 feet of the property (the property 
is located 700 feet from the nearest available wastewater collection system).    The City received 
a comment letter from the San Joaquin County Environmental Health Department (EHD) on 
January 14, 2021, requiring submittal of plans to the EHD prior to the City issuing a building 
permit for utilizing the existing septic system.  The EHD letter and requirements are incorporated 
into the project Conditions of Approval (Attachment 4).  This process will ensure that the septic 
system is appropriately sized for the proposed use and is consistent with EHD’s requirements.  If 
determined by EHD that the septic system needs to increase in size, the applicant will be required 
to connect to the City’s sewer system. 
 
The project will include the construction of an on-site stormwater retention basin, located along 
the northern portion of the project site.  The project proponent is Conditioned to enter into a 
Deferred Frontage Improvement Agreement with the City agreeing to connection to the City 
system when the City storm drain line is within 200 feet of the property. 
 
Circulation and Traffic 
As stated above, access to the project is from E. Louise Avenue.  The existing driveway will 
include a gate that is setback from the right-of-way of E. Louise Avenue by seventy-one (71) feet.  
Generally speaking, commercial trucks operated by Valley Bros Transportation, Inc. are stored on 
the site and utilized freight services as needed.   
 
With regards to the roadway network in the project vicinity, it is important to note that E. Louise 
Avenue is designated as a Surface Transport Assistance Act (STAA) Route.  The STAA 
designation permits commercial trucks to use Federal Highway Administration (FHA) designated 
network of roads, such as Lathrop Road and E. Louise Road.   
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As illustrated on the Site Plan (Attachment 4), commercial trucks accessing the site will be able to 
maneuver the site and parking spaces safely.  Planning staff routed the project plans to Lathrop 
Manteca Fire District (LMFD) for review and the proposed layout was found to be adequate for 
emergency vehicle access.  To ensure continued access for emergency vehicles, the project is 
conditioned to provide and maintain access roads to meet the requirements established by the San 
Joaquin County Fire Chief’s Association (Condition of Approval #5 (LMFD)). 
 
As stated above, the project will include dedication of right-of-way and installation of off-site 
improvements, including, but not limited to, curb and gutter, sidewalk, pavement, hydrants, street 
lighting, signing, striping and utilities.  Pavement repairs are also required along the frontage of 
the site within the area extending either half the width of the street or fourteen (14) feet from the 
face of curb, whichever is less. 
 
The existing driveway allows for full turn movements (left and right turns in-and-out); however, 
due to its close proximity to the Union Pacific Railroad (UPRR), the project is conditioned to be 
right-in and right-out.  The driveway is located 1,048 feet from the E. Louise Avenue and 5th Street 
intersection to the west and 695 feet from the E. Louise Avenue and McKinley Avenue 
intersection.  Planning staff routed the project plans to the Public Works Department and found 
that due to the proximity of the Union Pacific Railroad (UPRR), the driveway is required to be 
converted to right-in/right-out.   
 
Landscaping and Lighting 
The minimum area required to be landscaped per Section 17.92.030(A) of the LMC is 15% of the 
net site area.  According to the Landscape Plan (Attachment 4), landscaping will occupy 
approximately 12,130 sq. ft. of the project site – approximately 18.6% of the total area, meeting 
the City’s requirement. The project includes a five (5) foot landscape strip along the perimeter of 
the site, of which includes a variety of trees, shrubs and ground cover and more than ten (10) foot 
landscape strip along E. Louise Avenue.  The on-site retention basin will also be bordered by 
landscaping, and the basin itself will contain low growing native grasses to reduce erosion and 
help filter the stormwater. 
 
Light poles will be installed around the commercial truck parking spaces, the drive aisle, and 
driveway along E. Louise Avenue.  The Project is conditioned to provide a Photometric Plan to 
confirm that lighting levels meet City Standards and to prevent lighting from spilling onto adjacent 
properties. 
 
Findings 
Pursuant to Chapter 17.100, in taking action on a proposed Site Plan, the Planning Commission 
shall make certain findings contained in Section 17.100.050 of the Lathrop Municipal Code 
(LMC).  The findings are re-stated below and include: 
 

1. That the site plan complies with all applicable provisions of this chapter; 
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2. That the site improvements listed (a. through i.) are so arranged that traffic congestion is 
avoided and that pedestrian and vehicular safety and welfare are protected, and there will 
not be adverse effect on surrounding property; 
 

3. Proposed lighting is so arranged as to deflect the light away from adjoining properties; 
 

4. The adequate provision is made to reduce adverse or potentially adverse environmental 
impacts to acceptable levels. 

 
Based on staff’s review of the project, it was determined that the project complies with each of the 
findings presented above.  As discussed in the Analysis Section, staff finds that the proposed 
project has been designed or is otherwise conditioned so that the use is compatible with 
surrounding land uses and will not be detrimental to the health, safety or general welfare of the 
City. 
 
General Plan and Zoning Consistency 
As currently designed and conditioned, the project is a reasonable request that is consistent with 
the goals and policies of the General Plan and will comply with the requirements of the Zoning 
Ordinance upon development.  
 
Conditions of Approval 
Planning staff routed the project plans on December 3, 2020 (1st Referral) and June 2, 2021 (2nd 
Referral) to the Building Division, Public Works, Lathrop-Manteca Fire District, and Lathrop 
Police Services to ensure compliance with applicable codes and requirements.  In addition, the 
City routed an external referral to outside agencies and departments for review and comment on 
December 22, 2020.  The City received comments from the following agencies: 
 

• Comcast; 
• San Joaquin Environmental Health Department; 
• Pacific Gas & Electric; and 
• San Joaquin Council of Governments (Habitat Plan). 

 
As noted above, the EHD letter and requirements are incorporated by reference in the Conditions 
of Approval (Attachment 4).  Staff developed a consolidated list of conditions (Attachment 2) and 
finds that the proposed project has been properly conditioned to meet the City’s standards and 
requirements. 
 
Public Notice 
The Planning Commission agenda was posted at the Council Chambers bulletin board and three 
(3) other locations accessible to the public on July 9, 2021.  The agenda is also posted on the City’s 
website. As of writing this report, no comments were received in favor or against the proposed 
project. 
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CEQA REVIEW: 
 
The City finds that the project is Categorically Exempt according to the California Environmental 
Quality Act Article 19 §15332 Class 32 “In-Fill Development Projects”.  Class 32 consists of 
projects characterized as in-fill development meeting the following conditions: 
 

a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations. 
 

b) The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses. 
 

c) The project site has no value as habitat for endangered, rare or threatened species. 
 

d) Approval of the project would not result in any significant effects relating to traffic, noise, 
air quality, or water quality. 
 

e) The site can be adequately served by all required utilities and public services. 
 

In this regard, the property has a General Plan land use designation of SC, Service Commercial, 
and is within the CS, Service Commercial Zoning District. 
 
The project site is 1.49 acres in size substantially surrounded by urban development.  The project 
site has no value as habitat for endangered, rare or threatened species and is identified as “Urban 
(U) Habitat” by the San Joaquin Multi-Species Habitat Conservation and Open Space Plan.  The 
project is not anticipated to result in any significant effects related to traffic, noise, air quality or 
water and can adequately be served by utilizes and public services. 
 
RECOMMENDATION: 
 
Staff recommends that the Planning Commission review and consider all information provided 
and submitted and, if determined appropriate, consider adoption of Resolution No. 21-20, 
approving Site Plan Review No. SPR-20-132 for the Valley Bros Trucking Project, subject to the 
attached Consolidated Conditions of Approval. 
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CITY OF LATHROP 
PLANNING COMMISSION RESOLUTION NO. 21-20 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LATHROP 

APPROVING A SITE PLAN REVIEW FOR VALLEY BROS TRUCKING (SPR-20-132) 
 

WHEREAS, the City of Lathrop Planning Commission held a duly noticed special meeting 
to consider the Site Plan Review request pursuant to the Lathrop Municipal Code; and 

 
WHEREAS, the request is for a Site Plan Review to develop a 23 commercial trucking 

parking facility, including associated site improvement such as paving, landscaping, lighting, and 
frontage improvements on a 1.40-acre site; and 

 
WHEREAS, the project is located at 1631 E. Louise Avenue (APN: 198-100-04); and 

 
WHEREAS, the subject parcel is located in the SC, Service Commercial General Plan 

designation and CS, Service Commercial Zoning District; and  
 
WHEREAS, the proposed Site Plan Review is exempt according to California 

Environmental Quality Act (CEQA) Article 19 §15332 Class 32 “In-Fill Development Projects”.  
This exemption is for a project that is consistent with the applicable General Plan designation and 
applicable Zoning designation and regulations, occurs within City limits on a project site of five (5) 
acres or less substantially surrounded by urban uses, has no value as habitat for endangered, rare, or 
threatened species, not result in any significant effects relating to traffic, noise, air and water quality 
and can be adequately served by all required utilities and public services; and 

 
WHEREAS, proper notice of this public meeting was given in all respects as required by 

law; and 
 
WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 

presented to date.  
 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Lathrop does hereby make the following findings: 
 

1. Site Plan Review Findings.  Pursuant to Section 17.100.050 of the Lathrop Municipal 
Code (LMC), the Planning Commission finds as follows: 

 
a. The proposed Site Plan Review complies with all applicable provisions of 

Chapter 17.100;  
b. The proposed Site Plan Review is consistent with the site improvements listed in 

Chapter 17.100 (a. through i.) and improvements are such that traffic congestion 
is avoided and pedestrian and vehicular safety and welfare are protected and there 
will not be adverse effects on surrounding properties; 

c. Proposed lighting for the project area is so arranged as to deflect away from 
adjoining properties; and 
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d. The proposed Site Plan Review is compatible with surrounding land uses and will 
not be detrimental to the health, safety and general welfare of the City. 

 
2. The Planning Commission finds that the proposed Valley Bros Trucking Project is 

consistent with the Service Commercial land use goals and policies in the City of Lathrop 
General Plan.  The proposed project complies with all applicable provisions and 
standards for the CS, Service Commercial Zoning designation as conditioned. 
 

3. The Planning Commission finds that the requirements and conditions of this resolution 
are reasonable in preserving, protecting, providing for, and fostering the health, safety, 
and welfare of the citizenry in general, and the persons who work in or visit the 
development in particular 
 

4. The Planning Commission finds that the proposed Site Plan Review is exempt according 
to the California Environmental Quality Act (CEQA) Article 19 §15332 Class 2 “In-Fill 
Development Projects”. The project is consistent with the General Plan and Zoning and 
regulations of the parcel, and occurs within the City limits.   
 
The project site is 1.49 acres in size and as illustrated on the Vicinity Map (Attachment 
3), is substantially surrounded by urban development.  The project site has no value as 
habitat for endangered, rare or threatened species and is identified as “Urban (U) Habitat” 
by the San Joaquin Multi-Species Habitat Conservation and Open Space Plan.  The 
project is not anticipated to result in any significant effects related to traffic, noise, air 
quality or water and can adequately be served by utilizes and public services. 
 

BE IT FURTHER RESOLVED that the Planning Commission of the City of Lathrop based 
on substantial evidence in the administrative record of proceedings and pursuant to its independent 
review and consideration, does hereby Approve Site Plan Review No. SPR-20-132 subject to the 
Conditions of Approval listed as Attachment #2 of the July 14, 2021 Staff Report, incorporated by 
reference herein. 
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            Attachment 2  

Community Development Department – Planning Division 

Consolidated Conditions of Approval  

July 14, 2021 
 

Project Name: Valley Bros Trucking 

File Number:  Site Plan Review No. SPR-20-132 

Project Address: 1631 E. Louise Avenue (APN: 198-100-04) 

 
The following list of conditions shall be incorporated into the final construction plans and development phases of the project. 

The list of conditions are not intended to be all-inclusive or a comprehensive listing of all City or district regulations. Please 

note that additional comments and/or conditions may be added pending the response to the comments noted below and/or 

changes to the proposed project. The following comments and conditions of approval are based on the application and 

diagrams submitted on May 28, 2021 (received). 

Approval of this project authorizes the construction of a 23 Commercial Truck Parking Facility on a 

1.49-acre site, including associated site improvements such as paving, landscaping, lighting, and 

frontage improvements. 

PLANNING 

 

CEQA Determination 

 

The City finds that the proposed Site Plan Review is exempt according to the California Environmental 

Quality Act (CEQA) Article 19 §15332 Class 32 “In-Fill Development Projects”. The project is 

consistent with the General Plan and Zoning and regulations of the parcel, and occurs within the City 

limits.  The project site is substantially surrounded by urban uses; has no value as habitat for endangered, 

rare, or threatened species; does not result in any significant effects relating to traffic, noise, air and 

water quality; and can be adequately served by all required utilities and public services. No significant 

impacts are anticipated and no mitigation measures have been required. 

 

1. The applicant shall comply with the following performances measures in good faith to develop the 

project site to meet City Standards: 

a. Submit complete applications for onsite and offsite construction and improvement plans for 

building permit and engineering plan check to bring the property into compliance with the 

Conditions of Approval. Application shall be submitted to the City of Lathrop Building 

Division by September 14, 2021. Failure to submit the plans at the above listed date will 

result in further Code Compliance action. 

b. Diligently pursue issuance of building permits with the intent to obtain them as soon as 

possible. Given the varying circumstances of building permit and plan check review, the time 

to address corrections can vary; however, failure to actively pursue issuance of building 

permits will result in further Code Compliance action. 

 

City 

lof 
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c. Upon issuance of building permits, construction shall take place immediately with the intent 

to complete improvements as soon as possible. Given the varying circumstances of 

construction, the time to construct the improvements may be delayed; however, failure to 

continue construction of improvements beyond reasonable or unforeseeable delays will result 

in further Code Compliance action.  

d. All plans, permits and fees required to satisfy the Conditions of Approval must be completed, 

paid, submitted, reviewed and approved by the City. 

e. Obtain a City Business License. 

2. Prior to any ground disturbance, the project shall consult with the San Joaquin County Multi-Species 

Habitat Conservation and Open Space Plan (SJMSCP) for biological coverage, mitigation and 

participation in the plan. Participation in the SJMSCP satisfies requirements of both the State and 

Federal endangered species acts, and ensures that the impacts are mitigated below a level of 

significance in compliance with the California Environmental Quality Act (CEQA). 

3. The applicant shall coordinate with the San Joaquin Valley Air Pollution Control District to comply 

with District rules and regulations including but not limited to Rule 9510, Indirect Source Review. 

The applicant shall provide proof of compliance prior to permit issuance. 

4. With the exception of parking and storage of truck cabs and truck trailers, outdoor storage is 

prohibited, unless otherwise reviewed and approved by the Planning Division. 

5. The perimeter of the project site shall be screened with a minimum 6-foot high chain link fence with 

privacy slats. No barbed wire fencing is allowed. 

6. The project shall comply with all applicable site development provisions contained in the Lathrop 

Municipal Code including but not limited to parking, lighting, landscaping, etc. 

7. The applicant shall submit appropriate plans to the Building Department for plan check and building 

permit. Final site plan, floor plan, elevation, landscaping and irrigation, exterior lighting and site 

improvement plans and details, etc. shall be reviewed and approved by the Planning Division. Any 

significant change or modification to the approved plan is subject to review and approval by the 

Community Development Director. 

8. Landscaping and irrigation must be consistent with the City’s Water Conservation Requirements 

(LMC 17.92.060) and the State Water Efficient Landscape Ordinance (AB 1881). Provide a water 

efficient landscape worksheet with water budget calculations identifying the water allowance and 

estimated water use. 

9. The entire site including landscaping areas shall be maintained in a healthy, weed free condition. 

10. If provided, the trash enclosures shall have three solid walls, a metal gate and covered roof. Details 

and/or alternative designs shall be subject to review and approval of the Planning, Building and 

Public Works Department. The trash enclosure design, material and color shall match or compliment 

the main building. 

11. Any building or parking area illumination including security lighting, shall be arranged to reflect 

away from adjoining properties.   

12. A final site lighting photometric plan with detailed specifications of all lighting fixtures, poles, and 

wall packs as well as a manufacture’s catalogue sheet containing photometric data, shall be submitted 

with Building Permits for City review and approval.  
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Parking lots, driveways, trash enclosure/areas shall be illuminated during the hours of darkness with 

a minimum maintained one foot-candle of light and an average not to exceed four foot-candles of 

light. The illumination shall not exceed ten (10) foot-candles in any one location. 

13. Sign Design Permit for any exterior signs shall be submitted to the Planning Division for review and 

approval prior to installation. All signage must be in accordance with the applicable standards of the 

Lathrop Municipal Code. 

14. Bicycle parking shall be installed consistent with Chapter 17.76.120 of the LMC if passenger vehicle 

parking is provided. 

15. Unless otherwise specified, all conditions of approval shall be reflected in project construction 

drawings / improvement plans prior to the issuance of any Building Permits. 

16. The City of Lathrop may conduct annual and or spot inspections to ensure that required site 

improvements and conditions are being complied with and maintained. 

 

BUILDING 

 

1. All construction shall comply with the most recent adopted City and State building codes, currently: 

2019 California Building Code 

2019 California Residential Code 

2019 California electrical Code 

2019 California Mechanical Code 

2019 California Plumbing Code 

2019 California Fire Code 

2019 California Green Code 

2. Special Inspections – As indicated by California Building Code Section 1704, the owner shall 

employ one or more special inspectors who shall provide special inspections when required by CBC 

section 1704.  Please contact the Building Division at time of plan submittal to obtain application for 

special inspections. 

3. The Title Sheet of the plans shall include: 

Occupancy Group 

Occupant Load 

Description of use 

Type of Construction 

Height of Building 

Floor area of building(s) and/or occupancy 

group(s) 

4. School impact fees shall be paid prior to permit issuance. 

5. Dimensioned building setbacks and property lines, street centerlines and between buildings or other 

structures shall be designed on plot plan. 

6. All property lines and easements must be shown on plot plan.  A statement that such lines and 

easements are shown is required. 

7. The project design will conform with energy conservation measures articulated in Title 24 of the 

California Code of Regulations and address measures to reduce energy consumption such as flow 

restrictors for toilets, low consumptions light fixtures, and insulation and shall use to the extent 

feasible draught landscaping. 

8. A design professional will be required at time of construction drawings, to prepare plans for proposed 

improvements per the Business and Professions’ Code. 
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9. Public and private site improvements shall be designed in accordance with the Americans with 

Disabilities Act and Chapter 11B of the California Building Code.  Site plan shall include a site 

accessibility plan identifying exterior routes of travel and detailing running slope, cross slope, width, 

pedestrian ramp, curb ramps, handrails, signage and truncated domes.  Path of travel shall be 

provided from the public right of way and accessible parking to building.  The design professional 

shall ensure that the site accessibility plan is compliance with the latest Federal and State regulations. 

10. A site accessibility plan shall be required as the attached policy from the link below. 

https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_a

ccessiblity_plan_requirements_3-17-20.pdf    

 

PUBLIC WORKS  

 

1. Sewer  

a. Applicant can continue to use existing septic system with no changes as long as demand does not 

increase and use does not change.  

b. Applicant shall identify location of leach field on the site plan and verify that it meets county 

health department standards. 

c. Applicant shall provide copy of permit for septic system from county. 

d. Applicant shall enter into a Deferred Frontage Improvement Agreement with the City agreeing 

to connect to the City system when the City sewer line is within 200 feet of the property.  

2. Potable Water 

a. Applicant shall be required to connect to the water supply and install separate water meters for 

domestic and irrigation uses. Any existing groundwater wells on site shall be abandoned under a 

permit from San Joaquin County. 

b. Applicant shall provide the irrigation plan for the site. A 1.5” meter is required for irrigation.  

3. Storm Drain 

a. There is no storm drain utility available at this time. All storm water shall be retained onsite in a 

retention pond sized per the City of Lathrop Design and Construction Standards. 

b. Applicant shall enter into a Deferred Frontage Improvement Agreement with the City agreeing 

to connect to the City system when the City storm drain line is within 200 feet of the property.  

4. Storm Water – Construction 

a. Project is greater than one acre, applicant shall complete a SWPPP, obtain a WDID number and 

list the number on the improvement plans, and submit the SWPPP to the City for review and 

approval.  

5. Solid Waste 

a. No trash enclosure is required unless the project is expected to produce enough trash to require 

an on-site dumpster.  If a dumpster is to be utilized, a trash enclosure shall be constructed and 

consist of three solid walls, the fourth wall with a gate and a roof.  

b. Trash enclosure shall be located in an area with easy access for solid waste collection services. 

Applicant shall contact Republic Services to determine best location. 

https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_accessiblity_plan_requirements_3-17-20.pdf
https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_accessiblity_plan_requirements_3-17-20.pdf
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c. ADA path from the building to the trash enclosure will be required if trash enclosure is 

constructed. 

6. Off-site Improvements 

a. Applicant shall provide the City with an encroachment permit, separate plan submittal, and 

engineers estimate for all off-site improvements.   

b. Applicant shall install offsite improvements including, but not limited to, curb and gutter, 

sidewalk, pavement, hydrants, street lighting, signing, striping and utilities.  

c. Pavement repairs are required along the frontage of the site and extend either half the width of 

the street or 14 feet from the face of curb, whichever is less.  

7. Traffic 

a. Applicant shall provide a truck turning template for a fire-truck.  

8. General Comments 

a. Applicant shall retain the services of a California licensed civil engineer to design the utility 

plans for sewer, water, storm drain lines and systems. 

b. Applicant shall insure that all off-site and on-site improvements comply with City Standards. 

c. The parking areas and drive isles on site shall be paved with asphalt concrete or concrete as 

determined by a California licensed civil engineer.  

d. Hydrology and hydraulic calculations and plans for on-site storm water system shall be submitted 

to the City for review and approval. 

e. Applicant shall underground all existing and new overhead utilities on both sides of the frontage 

street in compliance with the Lathrop Municipal Code. Overhead power lines in excess of 34.5 

KVA are not required to be undergrounded.   

f. Any driveway access to E. Louise Avenue shall be right-in right-out only.  

g. The Applicant shall obtain an encroachment permit and bond for all offsite work. 

h. The Applicant shall dedicate all right-of-way (ROW) necessary for the ultimate ROW width of 

E. Louise Avenue.  A 10-foot public utility easement (PUE) shall also be dedicated along all 

ROW frontages. 

i. Applicant shall pay all appropriate fees including but not limited to Levee Impact Fee, Capital 

Facilities Fees, and Plan Check and Inspection Fees. 

j. A geotechnical report shall be submitted for the project, which includes groundwater elevations, 

percolation rates for retention basins, soil compaction requirements, and recommendations for 

asphalt paving. 

k. Grading and other construction activities that may cause dust shall be watered to control dust at 

the City Engineer’s direction.  A water vehicle shall be available for dust control operations at 

all times during grading operations.  The adjacent public street shall be kept free and clean of any 

project dirt, mud, materials, and debris. 
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LATHROP-MANTECA FIRE DISTRICT (LMFD) 

 

1. The project must conform to the appropriate edition of the California Fire Code (currently the 2019 

edition) and all related standards. 

2. Permits shall be obtained from the fire code official. Permit(s) and fees, shall be paid prior to issuance 

of any and/or all permits. Issued permits shall be kept on the premises designated therein at all times 

and shall be readily available for inspection by the fire code official. (Permits are to be renewed on 

an annual basis) 

3. An approved fire alarm system shall be installed in accordance with 2019 CFC §907.2 and 2019 

NFPA 72. 

4. Fire Department Development Fees for all new buildings must be paid in accordance with the City 

of Lathrop's Ordinance and Resolutions adopting the fee schedule. 

5. An approved water supply for fire protection, either temporary or permanent, shall be made available 

prior to commencing construction beyond the foundation stage, or as soon as combustible material 

arrives on the site. 

6. Approved vehicle access for firefighting shall be provided to all construction or demolition sites. 

Vehicle access shall be provided to within 100 feet (30 480 mm) of temporary or permanent fire 

department connections. Vehicle access shall be provided by either temporary or permanent roads, 

capable of supporting vehicle loading under all weather conditions. Vehicle access shall be 

maintained until permanent fire apparatus access roads are available. 

7. The Fire Department Fire Access Roads shall meet the requirements established by the San Joaquin 

County Fire Chief's Association. 

8. Where access to or within a structure or an area is restricted because of secured openings or where 

immediate access is necessary for life-saving or fire-fighting purposes, a key box is required to be 

installed in an approved location. Please note that a separate key box will be required for each of the 

two access points. The key box shall be of an approved type and shall contain keys to gain necessary 

access as required by the fire code official. In addition to key box(es), any automatic gates shall have 

Opticom access ability to provide necessary access for emergency apparatus. 

9. Where a portion of the facility or building hereafter constructed or moved into or within the 

jurisdiction is more than 400 feet (122 m) from a hydrant on a fire apparatus access road, as 

measured by an approved route around the exterior of the facility or building, on-site fire hydrants 

and mains shall be provided where required by the fire code official. 

10. Other fire & life safety requirements may be required at time of building plan review. 

11. Final approval is subject to field inspections. Minimum 48-72-hour notice required prior to any 

life-safety fire inspections. Other conditions may apply at time of inspections and are subject to 

correction. 

 

LATHROP POLICE SERVICES (LPS) 

 

1. All conditions are subject to approval by both the Police Chief and Fire Chief collaboratively.   

2. Applicant shall install recording security camera system that is maintained and accessible to LPS.  

3. EVA may be required to allow adequate space for emergency vehicles. 
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4. All landscaping shall comply with standard Crime Prevention Through Environmental Design 

(CPTED) recommendations: 

a. Maintain natural visible surveillance to building from parking lot and street. 

b. Plants taller than 8 feet in height shall be trimmed up 4 feet from ground. 

c. Plants lower than 8 feet in height shall be trimmed to allow ground level surveillance. 

 

ADMINISTRATIVE SERVICES 

 

1. By exercising this approval, the applicant hereby agrees to indemnify, hold harmless and defend the 

City, its officers, agents, elected and appointed officials, and employees, from any and all liability or 

claims that may be brought against the City arising out of its approval of this Site Plan Review, to 

the fullest extent permitted by law. 

 

SAN JOAQUIN COUNTY ENVIRONMENTAL HEALTH DEPARTMENT 

See attached memo dated January 14, 2021. 
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TREES BOTANICAL NAME COMMON NAME CONT QTY
LAG TUS Lagerstroemia indica x fauriei 'Tuscarora' Tuscarora Crape Myrtle 15 gal 1

PIS KEI Pistacia chinensis `Keith Davey` Keith Davey Chinese Pistache 15 gal 3

ULM TRU Ulmus parvifolia `True Green` True Green Elm 15 gal 2

SHRUBS BOTANICAL NAME COMMON NAME SIZE QTY
CAL KAR Calamagrostis x acutiflora `Karl Foerster` Karl Foerster Feather Reed Grass 5 gal 53

DIE BIC Dietes bicolor Fortnight Lily 1 gal 42

LIG TEX Ligustrum japonicum `Texanum` Wax Leaf Privet 5 gal 45

OLE LO Olea europaea `Little Ollie` Little Ollie Olive 5 gal 45

XYL COM Xylosma congestum `Compacta` Compact Xylosma 5 gal 53

GROUND COVERS BOTANICAL NAME COMMON NAME CONT SPACING QTY
ACA LOW Acacia redolens `Low Boy` Low Boy Bank Catclaw 1 gal 108" o.c. 18

AGA QA Agapanthus africanus 'Queen Anne' Queen Anne African Lily 1 gal 28" o.c. 31

COT STR Cotoneaster dammeri `Streibs Findling` Streibs Findling Cotoneaster 1 gal 60" o.c. 10

JUN CON Juniperus conferta Shore Juniper 1 gal 60" o.c. 12

SOD/SEED BOTANICAL NAME COMMON NAME CONT SPACING QTY
HYD EC Hydroseed Erosion Control Non-Irrigated Erosion Control Hydroseed Hydroseed 9,743 sf

PLANT SCHEDULE

Existing Office

Irrigation
The entire site will be irrigated using a fully automatic system and designed to
meet the City's Water Efficient Landscape Ordinance (WELO).  The irrigation
system will largely be low-volume design with limited use of pop-up sprays or
rotators at turf/fescue areas.  The system will include in-line valves, quick
couplers, and gate valves.  New irrigation controller will be Hunter, Rainbird,
Irritrol, or equal and will meet the WELO requirements of a 'Smart' controller.
A complete irrigation design with these parameters will be provided with the
improvement plans.

Landscape Areas
On-Site Planting Areas
Turf Area: 0 sf 0.0%
Shrub Area: 8,823 sf 72.7%
Cobble: 3,307 sf 27.3%

Total: 12,130 sf 100%

Total Parcel size: 65,296 sf (1.499 acres)
Percentage of parcel in landscape: 18.6%

Basin Area: (Not a part of areas above) 9,743 sf

This plan represents the design style and theme of the landscape design and planting.  These plans are preliminary and may change through the design
process.  The final planting plan may not contain all of the above plants in the sizes as shown.  Additionally some new plant species may be used in the final
design.  This plan does however indicate the quantity of trees and the overall level of landscape development that will be carried through with the final design.

Final landscape design shall meet City of Lathrop codes and requirements as well as Project Specific Conditions of Approval.  Final design is subject to approval
through the building permit review process.

The landscape design concept for the Valley Brothers Transportation facility is
to provide an enjoyable and aesthetic space for employees and customers
that fits within the landscape framework of the existing neighborhood and the
surrounding area, as well as the requirements of the City. Plant material has
been selected that performs well in the special conditions of the Central Valley
(Sunset Zones #8 and #14).

The stormwater retention/infiltration basin will be planted with a non-irrigated
erosion control hydroseed. Low and medium water use hardy trees, shrubs
and groundcover are proposed for the landscape around the site. The
landscape (and associated irrigation) has been designed to be compliant with
City of Lathrop's Water Efficient Landscape Ordinance (WELO).

Special considerations have been provided in selection of plant material that
respect the needs of the facility as well as the customers. Clear and secure
view corridors have been provided to ensure safety of the customers entering
and moving around the site.

Landscape Concept

WELO Water Use Calculations

1

2

3

4

99,947.5 Gallons21,873 sfTOTAL

ETO for Lathrop    49.1

Shrubs

Trees

Non-Irrigated Hydroseed

D.G./Cobble/Synthetic Lawn

Low

Medium

None

None

0.3

0.4

0

0

8,698 sf

125 sf

9,743 sf

3,307 sf

29.0%

0.6%

55.3%

15.1%

Drip Emitter

Root Bubbler

None

None

.81

.81

1

1

98,068.4

1,879.1

0.0

0.0

Maximum Applied Water Allowance (MAWA) 299,636.0 gallon/year

Estimated Total Water Usage (ETWU) 99,947.5 gallon/year

Average Irrigation Efficiency .81
ETWU is less than MAWA, therefore water usage as designed exceeds code requirements

The following calculations represent the intended hydrozones and water usage as designed with this Preliminary Landscape Plan.  As we
move through the design process we anticipate minor adjustments/revisions of these calculations.  However, compliance with WELO code
requirements will always remain.

All trees denoted with the root barrier symbol and/or within five (5) feet of hardscape
are to have DeepRoot Model #UB 18-2 root barriers installed along the inside edge of
the adjacent sidewalk or curb. Length of linear root barrier shall be 16 linear feet (8
panels) and shall be centered on tree.

Tree Root Barriers

Water Efficient Landscape Ordinance (WELO)
Planting and irrigation have been designed to be compliant with the Water Efficient Landscape
Ordinance (WELO).  The contractor shall not make substitutions of irrigation product or
placement of product or plant species and cultivars without the written consent of the Landscape
Architect.  The contractor shall be responsible for making all modifications to ensure the
requirements of WELO are met if any changes are made in the field.  Water use calculations as
described on these plans must be met.  The signature on this plan concurs that "I have complied
with the criteria of the water conservation in Landscaping Ordinance and applied them
accordingly for the efficient use of water in the irrigation and planting design plan."

2"-4" diameter river cobble.  Contractor to submit sample to Landscape Architect for approval prior to installation.  Check
local suppliers.

Cobble edging to be Dura-Edge 3/16" x 4" brown steel edging by JD Russell Co., with stakes per manufacturer.

Cobble

Misc. Landscape Materials
All shrub and groundcover areas shall be top-dressed with a 3" layer of mulch derived from recycled wood chips or arbor chips from tree trimming.  Mulch shall be
2" minus in length and not greater than 3/8" in thickness, and shall be dark brown in color.  Contractor shall provide sample for approval prior to installation.
Shredded redwood or cedar bark ("Gorilla-Hair") is not acceptable.

E A S T    L O U I S E    A V E N U E
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WATER USE
Low

Low

Medium

WATER USE
Low
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Low

WATER USE
Low

Low

Low

Low

WATER USE
None

Existing chain link fence to remain
and be protected in place

Existing chain link fence to remain
and be protected in place

Stormwater retention/infiltation
basin with non-irrigated erosion

control hydroseed - see Civil
Engineer's Plans

Stormwater retention/infiltation
basin with non-irrigated
erosion control hydroseed -
see Civil Engineer's Plans

Existing chain link fence to
remain and be protected in
place

Existing chain link fence to
remain and be protected in
place

Existing chain link fence to
remain and be protected in
place

New chain link gate to match
existing chain link fence

Large evergreen screen
shrubs along the property line

Large evergreen screen
shrubs along the property line

Large evergreen screen shrubs
along the property line

Large evergreen screen shrubs
along the property line

Street Trees at 40' O.C.

Broad sweeps of grasses,
groundcovers, and cobble
along the street frontage

Parking lot shade trees to meet City of
Lathrop's Parking Lot Shade requirements

Flowering accent plants at
building entry

Existing Site Photos

2

1

1 View from Louise Avenue - looking northeast 2 View from Louise Avenue - looking northwest

Ramp walkway to the existing
office

Existing trees to be removed

New chain link pedestrian
gate and fence to match
existing chain link fence

Existing chain link fence to be
relocated to this location to

secure the trailer court, per Civil
Engineer's plans

Bike rack to meet City of Lathrop
requirements

Existing trees to be removed
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ENGINEERING
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1242   DUPONT   COURT
MANTECA ,   CA    95336
TEL :   
FAX :

( 209 ) 239 - 6229
( 209 ) 239 - 8839
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PROJECT LOCATION:

EXISTING USE:

GENERAL PLAN LAND
USE DESIGNATION:

PROJECT DESCRIPTION:

OWNER'S INFO:

MAILING ADDRESS:

ASSESSOR'S PARCEL #:

ZONING:

AREA:

PROPOSED PARKING:

FLOOR AREA RATIO:

PERCENTAGE OF
 LANDSCAPING:

OFF-STREET PARKING
REQUIREMENTS:

OFF-STREET PARKING
PROVIDED:

SITE PLAN VICINITY MAP

SITE PLAN DATA

NORTH

PROJECT BENCHMARK

BENCHMARK:

ELEVATION:

DATUM:

DESCRIPTION:

PROPOSED LANDSCAPING

PROPOSED
INFILTRATION BASIN

PROPOSED PAVEMENT

PROPOSED CONCRETE
(HEAVY)

PROPOSED CONCRETE
(LIGHT)

CITY OF LATHROP BM#1026

19.84

NATIONAL GEODETIC VERTICAL DATUM OF
1929 (NGVD)

2" BRASS DISC SET IN TOP OF CURB AT THE
SOUTHWEST CORNER OF INTERSECTION OF
LOUISE AVENUE AND 5TH STREET/HOWLAND
ROAD 4 FEET EAST OF TRAFFIC SIGNAL POLE

1631 E LOUISE AVENUE.
LATHROP, CA 95330

TRAILER STORAGE

SC (SERVICE COMMERCIAL)

PROPOSED IMPROVEMENTS TO SITE FOR
TRUCK PARKING & OFFICE OPERATION

VALLEY BROS TRANSPORTATION INC.

P.O. BOX 314
LATHROP, CA 95330

198-100-040

CS (SERVICE COMMERCIAL)

1.499 AC/65,296 SQ. FT.

23 TRAILER STALLS / 7 PARKING SPACES

0.008

18.6%

1

7PROPOSED COBBLE
LANDSCAPE

SITE PLAN LEGEND
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LAPTHROP, CA 95330

TRUCK TURNING TEMPLATE
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DATE: MAY, 2021

ENGINEERING
w  w  w  .  m  c  r  e  n  g  .  c  o  m

MCR ENGINEERING, INC.
1242   DUPONT   COURT
MANTECA ,   CA    95336
TEL :   
FAX :

( 209 ) 239 - 6229
( 209 ) 239 - 8839

VALLEY BROS TRANSPORTATION
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