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      PLANNING COMMISSION 
         STAFF REPORT  
  
______________________________________________________________________________ 
 
DATE:    September 24, 2025 
 
APPLICATION NO:  Site Plan Review No. SPR-25-67 
       
LOCATION: 3401 W. Yosemite Avenue 
 APN’s: 241-390-09 and -21 
 
REQUEST:  Planning Commission to consider adoption of a resolution to 

approve a Site Plan Review entitlement request to allow for the 
development of a service station for passenger and commercial 
vehicles including two restaurants located at 3401 W. Yosemite 
Avenue (APN’s 241-390-09 and -21). 

______________________________________________________________________________ 
 
 
APPLICANT:    Robertson Engineering, Inc. 
   2455 Bennett Valley Road, B-300 
   Santa Rosa, CA 95404 
   Attn: Mr. Mike Robertson 
 
PROPERTY OWNER:   Tahoe River, Inc. 
   27000 S Leeward Way 
   Tracy, CA 95304 
   Attn: Mr. Amanjot Khinda & Mr. Surgit Khinda 
 
 
ZONING:   CS-LG, Commercial Service 
 
GENERAL PLAN:    SC-LG, Service Commercial 
 
CEQA STATUS: The Environmental Impacts of the Lathrop Gateway Business Park 

Specific Plan (LGBPSP) were addressed in the Environmental 
Impact Report (EIR) (SCH No. 2009062106) certified by the City 
Council on May 16, 2011.  The City has determined that the 
potential environmental effects of the project have been addressed 
in the certified EIR.   

 
______________________________________________________________________________ 
 
 
 

City of 
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SUMMARY: 
 
The applicant is requesting a Site Plan Review entitlement to allow for the development of a 
service station for passenger and commercial vehicles including two restaurants located at 3401 
W. Yosemite Avenue (APN’s: 241-390-09 and -21).  The project includes the construction of a 
new 5,650 square foot convenience store with an auto fueling station consisting of 16 dispensers, 
a truck fueling station to accommodate up to 4 commercial trucks at any one time, and two building 
pads designed to accommodate two future quick service restaurants (QSR’s) with drive thru 
operations consisting of 3,141 square feet and 2,066 square feet in size, respectively.   
 
Staff recommends that the Planning Commission adopt Resolution No. 25-20, to approve the Site 
Plan Review entitlement to allow for the proposed service station and restaurants, subject to the 
attached Conditions of Approval (Attachment 2). 
 
BACKGROUND: 
 
The Lathrop Gateway Business Park Specific Plan was approved by the Lathrop City Council in 
May 2011.  The subject site, 3401 W. Yosemite Avenue (APN’s: 241-390-09 & -21), is a 3.91-
acre site area located within this specific plan area (Attachment 3).  The specific plan assigned the 
site with a “Commercial Service” zoning designation.  The site currently has a stormwater 
retention basin on the west parcel (APN: 241-390-09) currently being maintained by the City and 
the remaining parcel (APN: 241-390-21) previously had two residences located on the site that 
since then have been removed to allow for future commercial development and currently remains 
vacant.  In January 2023, the applicant had an initial meeting with City staff to discuss the viability 
of developing the site.  
 
Following the initial meeting, the applicant submitted preliminary plans with a Pre-Application to 
the City in August 2023 requesting feedback from staff for a proposed convenience store with a 
fueling station and one quick service restaurant.  At the time, the applicant’s proposal reflected the 
use of only one (applicant’s) parcel with the main entrance into the site coming off of Yosemite 
Avenue (see Attachment 4).  Although comments from staff were generally focused on required 
on-site improvements and frontage improvements along Yosemite Avenue, staff also commented 
that the applicant could potentially have a more viable development if they were also able to 
acquire the west adjoining parcel (APN: 241-390-21) and incorporate that parcel into the overall 
design of the project.  Since then, the applicant acquired the west adjoining parcel in September 
2024 and has been working with staff to provide a development plan with an appropriate overall 
site layout involving both properties (APN’s: 241-390-09 & -21) and land uses that would be 
acceptable.  The applicant proceeded to submit the formal Site Plan Review application for their 
project proposal in May 2025. 
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SITE DESCRIPTION: 
 
The project site area, 3401 W. Yosemite Avenue, involves two properties (APN’s: 241-390-09 & 
-21) located at the northeast corner of the Yosemite Avenue/D’Arcy Parkway intersection.  The 
APN: 241-390-09 parcel currently is undeveloped land, while the west adjacent parcel (APN: 241-
390-21) is currently developed as a public storm drain retention basin (to accommodate stormwater 
runoff from D’Arcy Parkway) in which the City currently has a lease with the property owner 
(applicant) to utilize it for that purpose.          
 
The project site has a General Plan Land Use Designation of “SC-LG, Service Commercial” and 
a Zoning Designation of “CS-LG, Commercial Service”.  General Plan and Zoning designations 
of the adjacent properties surrounding the project site area are characterized as being Service 
Commercial and General Industrial with non-conforming residential structures, undeveloped 
property and Vierra Road to the north; Service Commercial designations with developed and 
undeveloped commercial uses and D’Arcy Parkway to the west; Service Commercial designations 
with undeveloped property to the east; and Light Industrial designations with industrial warehouse 
buildings (Phelan Development), Yosemite Avenue, and Business Park Court to the south (see 
Attachment 3). 
 
ANALYSIS:  
 
Site Plan  
The applicant is requesting a Site Plan Review entitlement to allow for the development of a 
service station for passenger and commercial vehicles including two restaurants located at 3401 
W. Yosemite Avenue (APN’s: 241-390-09 and -21).  The project includes the construction of a 
new 5,650 square foot convenience store (to be operated by “Circle K”) with an auto fueling station 
consisting of 16 dispensers, a truck fueling station to accommodate up to 4 commercial trucks at 
any one time, and two building pads designed to accommodate two future quick service restaurants 
(QSR’s) with drive thru operations consisting of 3,141 square feet and 2,066 square feet in size, 
respectively (see Attachment 5 and 6).  It is the applicant’s intent for the proposed project to be 
constructed in three phases, which includes the following improvements:  
 

• Phase 1 improvements will include all site grading, paving/parking, underground utility 
services that are stubbed to each of the building pads, all project storm drainage related 
improvements, the convenience store with related auto fueling and truck fueling facilities 
and interior landscaping for parking areas, and all public frontage improvements (curb, 
gutter, and sidewalk, access driveways, and frontage/perimeter landscaping along 
Yosemite Avenue, D’Arcy Parkway, and Vierra Road), the “Right-In”/”Right-Out” 
median improvements within both the Yosemite Avenue and D’Arcy Parkway entrances, 
roadway improvements for Vierra Road, improvements (as applicable) to D’Arcy 
Parkway, and perimeter 8-foot-tall CMU wall with 8-foot-tall chain link fencing with slats 
along the north and east ends of the site as depicted on the project plans.  

 
• Phase 2 improvements will include one of the QSR restaurants with a drive-thru facility 

constructed on one of the building pads from Phase 1.   
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• Phase 3 improvements shall include the other remaining QSR restaurant with a drive-thru 
facility constructed on the remaining building pad from Phase 1.   
 

The future development of the two QSR restaurants will require the approval of a separate Minor 
Site Plan Review entitlement from the Community Development Department prior to obtaining a 
building permit for construction. The focus of this effort is to ensure that the future restaurant 
buildings complement the colors and materials of the convenience store building.  
 
Access and Circulation 
 
The site will be accessed from three public roads, including: Yosemite Avenue to the south, 
D’Arcy Parkway to the west, and Vierra Road to the north.  As noted above, the applicant has been 
working with staff to provide an appropriate overall site layout for the subject site.  
 
When considering the overall site layout and proposed uses for access and circulation for the site, 
staff encouraged the applicant to design a layout to ensure the safety of patrons (that may desire to 
access more than one business user on any one visit to the site) when commercial trucks enter the 
site.  To discourage trucks from entering the Yosemite Avenue entrance, the driveway entrance is 
reduced to accommodate only passenger vehicles. The applicant will be required to install 
directional signage directing truck drivers to use the D’Arcy Parkway entrance.  
 
As the project meets the City’s parking ratios for the proposed convenience store and restaurant 
operations coupled with the improved access points and on-site circulation, staff is in support of 
this project as staff believes the design of the overall site layout for this project is appropriate. 
 
Elevations 
 
The proposed building elevations for the convenience store building and the fueling station canopy 
structures are illustrated with Attachment 8.  The convenience store will be constructed to a main 
building height of 17 feet with parapet and tower features along the front that range in height from 
18.5 feet to 21.5 feet.  The proposed exterior elevations for this project will use a mix of high-
quality materials including: 
 

• Convenience store:  A dark bronze frame storefront window system in combination with a 
“Nichiha Tuffblock” and “Nichiha Canyon brick” fiber cement wall panel system 
consisting of three different colors of shades of gray (i.e. “Drift of Mist”, “Morning Fog”, 
and “Web Gray”) for the main body, and a “Shale Brown” color for the front base and east 
and west ends of the building and; 
 

• Fueling canopy structures: The two fueling canopy structures will be constructed to overall 
heights of 18.5 feet for passenger vehicles and 20.5 feet for trucks/trailers with a “Circle 
K” red band and gray (“Drift of Mist”) cornice feature wrapped around the structure and 
4-foot-tall brick veneer (“Nichiha Canyon brick – Shale Brown”) wrapped around the 
columns of each canopy structure. 
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Staff supports the proposed architecture and aesthetics for the entire project as the proposed 
improvements are designed to be consistent with the applicable sections of the Commercial Service 
– Lathrop Gateway Zoning District, the Lathrop Gateway Business Park Specific Plan.  
 
Landscaping & Perimeter Wall/Fencing 
 
Landscaping is provided throughout the site and includes a variety of trees, shrubs, and 
groundcover along the frontage and perimeter areas of the site.  As illustrated on the Landscape 
Plan (Attachment 7), street frontage landscaping is provided along all three roadway frontages 
(Yosemite Avenue, D’Arcy Parkway, and Vierra Road) and the interior parking lot areas will be 
landscaped as well. It is expected that the trees proposed along the frontage and perimeter areas 
throughout the site will provide adequate shade for the parking areas, as well as aesthetically 
enhance the site area. 
 
Furthermore, the property to the north/east of the project site is a commercially zoned property but 
has an existing residence which is a non-conforming use of that property.  In cases where a 
commercial project abuts an existing residential use, the Zoning Ordinance requires an 8-foot-tall 
solid masonry wall. With that said, the project proposes an 8-foot-tall precast concrete wall 
constructed along the east property line of the project site starting from the Vierra Road right-of-
way going southward and extending it 20 feet past the existing residence and transitions into an 8-
foot-tall chain link fence with vinyl slats for the remainder of the property.  Staff believes that this 
design meets the intent of the Zoning Ordinance to provide buffer between the existing residential 
property and the project. The project site plan and the Miscellaneous Details exhibit (see 
Attachment 6) illustrate the details of this wall along the north property line of the site being 
integrated with the 8-foot-tall chain link fencing with beige slats installed for a consistent 
appearance with the Shale Brown color of the convenience store building.  
 
Utilities  
 
The proposed project will be connecting to the City of Lathrop’s municipal utility systems such as 
water, sewer, and storm drainage with the applicant being required to pay all connection fees 
related to the project.  The civil drawings illustrating these improvements for this project can be 
viewed in Attachment 6 of this staff report, and include the following: 
 

• Water and Sewer service for the project will be provided by way of an existing water and 
sewer main lines located in Yosemite Avenue.  
 

• As noted above, the west portion of the project site area currently has an existing on-site 
stormwater retention basin designed to accommodate stormwater runoff from D’Arcy 
Parkway, which the City currently maintains and has a lease with the property owner.  As 
the Project proposes to alter (relocate) this basin, the applicant will be required to provide 
equivalent storm basin capacity to accommodate the stormwater runoff from D’Arcy 
Parkway and provide a modified lease for City approval.  Upon the applicant completing 
the upgrade to the basin, the property owner would be responsible for maintenance of the 
basin and the maintenance of the storm drain lines installed for the project. 
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FINDINGS: 
 
In accordance with Chapter 17.100, Site Plan Review, of the Lathrop Municipal Code (LMC), the 
Planning Commission must make the following findings when approving a Site Plan:   
 

1. That the site plan complies with all applicable provisions of this chapter; 
 

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 properties; 

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

 
4. That adequate provision is made to reduce adverse or potentially adverse environmental 

impacts to acceptable levels. 
 
Staff has reviewed each of the findings presented above and 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 City General Plan and the Lathrop Gateway Business Park Specific 
Plan, and will comply with the requirements of the Zoning Ordinance and design standards of the 
Commercial Service Zoning designation.  
 
Conditions of Approval 
 
Planning staff routed the project plans in August 2025 to the Building Division, Public Works 
Department, Lathrop-Manteca Fire District, Lathrop Police Department for review and to ensure 
compliance with applicable codes and requirements.   
 
Public Notice 
 
The meeting agenda that includes this proposed project was posted on the Council Chambers 
bulletin board and three (3) other locations accessible to the public. The agenda is also posted on 
the City’s website and e-mailed to the Planning Commission Agenda Subscribers.  
 
CEQA REVIEW: 
 
The Environmental Impacts of the Lathrop Gateway Business Park Specific Plan (LGBPSP) were 
addressed in the Environmental Impact Report (EIR) (SCH No. 2009062106) certified by the City 
Council on May 16, 2011.  The City has determined that the potential environmental effects of the 
proposed project have been addressed in the Certified EIR; therefore, no further environmental 
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review is required as the proposed project is in compliance with the California Environmental 
Quality Act (CEQA).  
 
RECOMMENDATION: 
 
Staff recommends the Planning Commission adopt Resolution No. 25-20, finding the proposed 
Site Plan Review is compatible with the surrounding land uses and complies with all applicable 
provisions of Chapter 17.100 of the Lathrop Municipal Code and the “CS-LG, Commercial 
Service” zoning district, and finding the project exempt from further environmental review as the 
potential environmental effects of the proposed project have been addressed in the Certified EIR.  
Therefore, further environmental review of this project is not necessary as the proposed project is 
in compliance with the California Environmental Quality Act (CEQA).  
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CITY OF LATHROP 
PLANNING COMMISSION RESOLUTION NO. 25-20 

 
A RESOLUTION OF THE CITY OF LATHROP PLANNING COMMISSION TO 

APPROVE A SITE PLAN REVIEW ENTITLEMENT TO ALLOW FOR THE 
DEVELOPMENT OF A SERVICE STATION FOR PASSENGER AND COMMERCIAL 

VEHICLES INCLUDING TWO RESTAURANTS 
 (SPR-25-67) 

 
WHEREAS, the City of Lathrop Planning Commission held a duly-noticed public hearing to 

consider the Site Plan Review entitlement request pursuant to the Lathrop Municipal Code; and 
 
WHEREAS, the project site area has a general plan land use designation of “SC-LG, Service 

Commercial” and a zoning designation of “CS-LG, Commercial Service” per the Lathrop Gateway 
Business Park Specific Plan; and 

 
WHEREAS, the applicant made an application to the City for approval of a Site Plan Review 

entitlement to allow for the development of a fueling and food services project which includes the 
construction of a new 5,650 square foot convenience store with an auto fueling station consisting of 
16 dispensers, a truck fueling station to accommodate up to 4 commercial trucks at any one time, and 
two building pads designed to accommodate two future quick service restaurants (QSR’s) with drive 
thru operations consisting of 3,141 square feet and 2,066 square feet in size, respectively; and 

 
WHEREAS, the project site area includes two properties located at 3401 W. Yosemite Avenue 

(APN’s: 241-390-09 and -21) for a total site area of 3.91 acres in size; and 
 

WHEREAS, prior to the City’s approval of the Lathrop Gateway Business Park Specific Plan, 
the City prepared an Environmental Impact Report (EIR) which analyzed the environmental impacts 
of buildout of the Specific Plan area and the City of Lathrop City Council certified the Final EIR (SCH 
2009062106) on May 16, 2011, by passage of Resolution No. 11-3200; and 

 
WHEREAS, the proposed project is consistent with the Service Commercial land use goals 

and policies of both the Lathrop Gateway Business Park Specific Plan and the City of Lathrop General 
Plan and is also consistent with the development standards for the “CS-LG, Commercial Service” 
Zoning District; and 

 
WHEREAS, the proposed project with all project related improvements has been reviewed by 

City staff and conditions of approval were prepared that will ensure that the proposed project is 
consistent with the Lathrop Gateway Business Park Specific Plan, the 2022 Lathrop General Plan, the 
Lathrop Municipal Code (LMC), and other applicable regulations and standards (conditions included 
and incorporated herein as Attachment "2"); and 

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

including a public notice emailed to the City’s Public Hearing subscribers and interested parties and 
posted at three (3) locations accessible to the public and the City website; and 
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WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 
presented to date. 

 
 

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the City of Lathrop 
does hereby make the following findings: 

 
1. California Environmental Quality Act (CEQA): The environmental impacts of the Lathrop 

Gateway Business Park Specific Plan Project were addressed in a certified Environmental 
Impact Report (EIR) (SCH 2009062106) adopted by the Lathrop City Council on May 16, 
2011 by passage of Resolution No. 11-3200. The proposed project has been addressed in 
the certified EIR as it falls within the scope analyzed in the EIR; therefore, no further 
environmental review is required as the proposed project is in compliance with the 
California Environmental Quality Act (CEQA).   

 
2. 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, and the proposed project as conditioned, is consistent with Chapter 17 Zoning 
of the Lathrop Municipal Code (LMC), with the provisions of the “CS-LG Commercial 
Service” zoning district, and other applicable land use standards and regulations; 
 

b) The propose 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, 
pedestrian and vehicular safety and welfare are protect, and will not have adverse 
effects on surrounding properties. 

 
c) The proposed lighting for the project is so arranged to deflect away from adjoining 

properties. 
 
d) The proposed Site Plan Review is compatible with surrounding land uses and the 

conditions of approval made a part of the proposed project by this resolution 
(Attachment “2”) are reasonable to ensure the project will not be detrimental to the 
health, safety and general welfare of the City. 
 

BE IT FURTHER RESOLVED, based on the findings set forth in this resolution, evidence 
in the staff report, evidence presented during the public meeting, and pursuant to its independent 
review and consideration, the Planning Commission hereby approves the proposed Site Plan 
Review (SPR-25-67) entitlement request subject to the Conditions of Approval listed as Attachment 
2 of the September 24, 2025 Staff Report, incorporated by reference herein. 
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Community Development Department – Planning Division 

Consolidated Conditions of Approval  

September 24, 2025 
 
Project Name: Yosemite/D’Arcy Commercial Center 
File Number:  Site Plan Review No. SPR-25-67 
Project Address: 3401 W Yosemite Avenue (APNs: 241-390-09 and -21) 
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. The 
following comments and conditions of approval are based on the application and diagrams submitted for this proposal. 
 
Approval of this project authorizes the development of a service station for passenger and commercial 
vehicles including two restaurants located at 3401 W. Yosemite Avenue (APN’s: 241-390-09 and -21) 
for a total site area of 3.91 acres in size.  The project includes the construction of a new 5,650 square 
foot convenience store with an auto fueling station consisting of 16 dispensers, a truck fueling station to 
accommodate up to 4 commercial trucks at any one time, and two building pads designed to 
accommodate two future quick service restaurants (QSR’s) with drive thru operations consisting of 3,141 
square feet and 2,066 square feet in size, respectively.  A total of 58 standard off-street parking spaces 
(84 parking spaces with fueling station areas and truck parking spaces included) would be provided to 
serve the development.  The site will be accessible from three public roads including: D’Arcy Parkway, 
Yosemite Avenue, and Vierra Road. Associated site improvements include: curb, gutter and sidewalk, 
landscaping, lighting, fencing, paving, etc. as well as various utility connections.   
 
CEQA Determination 
The Environmental Impacts of the Lathrop Gateway Business Park Specific Plan (LGBPSP) were 
addressed in the Environmental Impact Report (EIR) (SCH No. 2009062106) certified by the City 
Council on May 16, 2011.  The City has determined that the potential environmental effects of the 
proposed project have been addressed in the Certified EIR; therefore, no further environmental review 
is required as the proposed project is in compliance with the California Environmental Quality Act 
(CEQA).   
 
PLANNING 
 
1. Approval of this Site Plan Review entitlement is for the overall site layout with architectural theme 

and building materials/colors for the future development of a service station and restaurants project 
as illustrated on the project plans.  This project shall be allowed to be constructed in phases as 
follows: 

a. Phase 1 improvements shall include all site grading, paving/parking, underground utility 
services that are stubbed to each of the building pads, all project storm drainage related 
improvements, the convenience store with related auto fueling and truck fueling facilities 
and interior landscaping for parking areas, and all public frontage improvements (curb, 
gutter, and sidewalk, access driveways, and frontage/perimeter landscaping along Yosemite 

City 
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Avenue, D’Arcy Parkway, and Vierra Road), the “Right-In”/”Right-Out” median 
improvements within both the Yosemite Avenue and D’Arcy Parkway entrances, roadway 
improvements for Vierra Road, improvements (as applicable) to D’Arcy Parkway, and 
perimeter 8-foot-tall CMU wall with 8-foot-tall chain link fencing with slats along the north 
and east ends of the site as depicted on the project plans.  
 

b. Phase 2 improvements shall include one of the QSR restaurants with a drive-thru facility 
constructed on one of the building pads from Phase 1. 
 

c. Phase 3 improvements shall include the other remaining QSR restaurant with a drive-thru 
facility constructed on the remaining building pad from Phase 1. 

The future development of the two QSR restaurants shall be consistent with the overall site layout, 
architectural theme, and building materials/colors approved under this entitlement (SPR-25-67). 
The development of the restaurants will require the approval of a separate Minor Site Plan Review 
entitlement from the Community Development Department prior to obtaining a building permit for 
construction. 

2. Prior to any ground disturbance, the developer 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 8021, Dust Control Plan, and 
Rule 9510, Indirect Source Review. The applicant shall provide proof of compliance prior to the 
issuance of a grading permit or building permit. 

4. The project shall comply with all applicable site development provisions contained in the Lathrop 
Gateway Business Park Specific Plan and Lathrop Municipal Code including but not limited to 
parking, lighting, landscaping, etc. 

5. All areas not used for structures, parking, driveways, walkways, or other hardscape shall be 
landscaped and maintained by the property owner per Section 17.92.030 (A) (1) of the Lathrop 
Municipal Code to the satisfaction of the City.  

6. The applicant shall submit appropriate plans to the Building Department for plan check and building 
permit(s).  Final site plan, elevation, landscaping and irrigation, fencing, 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. 

7. Landscaping and irrigation shall be consistent with the City’s Water Conservation Requirements 
(LMC 17.92.060) and the State Water Efficient Landscape Ordinance (AB 1881). The applicant 
shall include with the landscape and irrigation plan a water efficient landscape worksheet with water 
budget calculations identifying the water allowance and estimated water use. 

8. The applicant/property owner shall ensure the entire site including landscaping areas shall be 
maintained in a healthy, weed free condition to the satisfaction of the City. 
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9. It shall be the responsibility of the applicant/property owner to ensure that any building or parking 
area lighting including security lighting associated with the project, be arranged so as to not cast 
light onto adjoining properties. 

10. A final site lighting photometric plan with detailed specifications of all lighting fixtures, light poles, 
and wall packs as well as a manufacture’s catalogue sheet containing photometric data, shall be 
provided with the Building Permit Plans submitted for City review and approval. 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. 

11. No signs are approved with this entitlement. For any exterior signs desired for the project, a separate 
sign permit application 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. 

12. Bicycle parking shall be installed consistent with Chapter 17.76.120 of the Lathrop Municipal Code 
(LMC). 

13. Roof-mounted mechanical equipment shall be screened from public view so as not to be visible 
from the public right-of-way. Screening materials shall be compatible with the architectural style, 
materials and colors of the building upon which the equipment is located. This shall be subject to 
the review and approval by the Community Development Director or designee. 

14. Ground-mounted equipment that is not required to be visible, shall be screened from public view so 
as not to be visible from the public right-of-way using the most practical means of screening, such 
as landscaping, a freestanding wall/fence, matching paint. This shall be subject to the review and 
approval by the Community Development Director or designee. 

15. Unless otherwise specified, all conditions of approval shall be completed prior to the issuance of 
any grading permit or building permit. 

16. The applicant shall be responsible for contacting all appropriate utility companies to obtain their 
agreement for extension and/or relocation of services necessary to serve the development. 

17. Trash enclosure(s) shall include, but not be limited to, a covered roof, metal gates, and have three 
solid walls.  Details and/or alternative designs or location of the enclosure(s) shall be subject to 
review and approval of the Planning, Building, and Public Works Departments.  The trash enclosure 
design, material, and color shall match or compliment the main buildings. 

18. The applicant shall comply with the San Joaquin County Environmental Health Department (EHD) 
requirements which include, but are not limited to the following: 

a. Submit two (2) sets of detailed food facility plans for each proposed food facility including 
the convenience store and the two restaurants to the Environmental Health Department for 
review and approval prior to the issuance of building permit(s) (California Retail Food Code, 
Article 1, 114380).  The fee will be based on the current schedule at the time of payment. 
 

b. A valid permit from EHD is required prior to operating a food facility (California Retail 
Food Code, Chapter 13, Article 1, Section 14381). 

 
c. Any existing wells or septic systems to be abandoned shall be destroyed under permit and 

inspection by the EHD (San Joaquin County Development Title, Section 9-605.010 & 9-
601.020). 
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d. Any geotechnical drilling shall be conducted under permit and inspection by the 

Environmental Health Department (San Joaquin County Development Title, Section 9-
601.010(b) and 9-601.020(i)). 

 
19. The Site Plan shall expire thirty-six (36) months from the date of approval unless a time extension 

is granted consistent with the policies and procedure of the Lathrop Municipal Code. Prior to the 
expiration date of September 24, 2028, a building permit must be issued and construction is 
commenced and diligently pursued toward completion of the site or structures. 

20. In the event clarification is required for an interpretation of these Conditions of Approval, the 
Community Development Director and City Engineer shall have the authority either to 
administratively clarify the intent and wording of these Conditions of Approval without the 
requirement of a public hearing or to refer questions regarding the interpretation of these Conditions 
of Approval to the Planning Commission. If the applicant takes issue with the clarification provided 
administratively, the applicant shall have the right to appeal the administrative clarification to the 
Planning Commission. The Community Development Director and City Engineer shall also have 
the authority to make minor modifications to these conditions provided a request is made in writing 
by the applicant an it is determined such modifications are consistent with and in furtherance of the 
underlying intent of the condition being modified.  

21. The City of Lathrop may conduct annual and or spot inspections to ensure that compliance with the 
required site improvements and conditions are being maintained. 

BUILDING 
 

1. All construction shall comply with the most recent adopted City and State Building Codes. 
California Building Code California Plumbing Code 
California Residential Code California Fire Code 
California Electrical Code California Green Code 
California Mechanical 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  Type of Construction 
Occupant Load   Height of Building 
Description of Use  Floor area of building(s) and/or occupancy group 
Allowable Area Analysis  Codes Used 
 

4. The applicant shall submit the appropriate pad certification for the proposed building prior to 
issuance of a building permit. 

5. If EV Charging Station parking stalls are required for the project, the required number of stalls shall 
be illustrated on the project Site Plan. 

6. School impact fees shall be paid prior to permit issuance. 
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7. Dimensioned building setbacks and property lines, street centerlines and between buildings or other 
structures shall be designed on plot plan. 

8. All property lines and easements must be shown on plot plan.  A statement that such lines and 
easements are shown is required. 

9. 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. 

10. 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. 

11. A design professional will be required at time of construction drawings, to prepare plans for 
proposed improvements per the Business and Professions’ Code. 

12. A site accessibility plan shall be required per the attached policy from the link below: 
https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/24708/site_
accessibility_plan_requirements.pdf 

13. Grading permits shall be stand-alone Public Works permits; no site improvements.  Site 
improvements shall be subject to approval of a separate permit obtained through the Public Works 
Department. 

 
PUBLIC WORKS  
 
Plan Corrections – the applicant shall ensure the following details are provided on the project Site 
Improvement Plans: 
1. Show water lines and utility connections on site for all pads on the utility plan and show proposed 

private easements for shared lines.  
 

2. Recycled water line on Yosemite Avenue should be shown and connection should only be for 
proposed offsite irrigation. 

 
3. Provide photometric plans. 

 
4. If the sight distance is shown as sufficient in traffic technical memo, full access will be allowed at 

Vierra Road and D’Arcy Parkway intersection. 
5. Show the required Right-Of-Way and Public Utility Easement for Vierra Road based off the 

Lathrop Gateway Business Park Specific Plan.  
6. Confirm if the driveway on D’Arcy Parkway will be utilized by trucks from the left turn lane on 

D’Arcy Parkway. If so, it will need to be included in the truck turning template. If not, signage 
restricting access will be needed. 
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7. Provide grade and profile on Vierra Road and confirm if grade is adequate for truck climbing. 
8. Provide slopes adjacent to sidewalk along D’Arcy Parkway, 2-foot buffer needed if the slope 

exceeds 4:1. 
9. The applicant shall show 10’ PUE along all ROW frontage and move proposed retention basin out 

of future City PUE.  
Conditions 
 
1. Storm Water - Construction 

a. As the project is greater than one (1) acre in size, the 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. 
 

2. Sewer 
a. The applicant shall be required to connect to the City sewer system prior to certificate of 

occupancy and pay all connection fees and reimbursements prior to building permit 
issuance.  

b. Prior to building permit issuance, the applicant shall secure sufficient sewer capacity for the 
project and pay all applicable fees and reimbursements. 

c. The applicant shall install grease interceptor for wastewater that is discharged from any food 
preparation areas and applicable trash enclosures. 

 
3. Potable Water 

a. The applicant shall be required to connect to the water utility for domestic and irrigation 
supply and pay all applicable fees and reimbursements prior to building permit issuance. 

b. All groundwater wells on site shall be abandoned under a permit from San Joaquin County 
prior to connecting potable water to the site.   

c. The applicant shall secure sufficient water capacity and pay all capacity and connection fees 
prior to building permit issuance.  

 
4. Storm Drain 

a. The applicant shall install an oil separator for any portion of the storm water system that 
conveys storm water from the fueling islands. 

b. The applicant shall provide drainage study to determine if regional basin at the Phelan 
Gateway site can accommodate the additional runoff from project. 

c. The applicant shall connect to the City storm drain system prior to occupancy and pay all 
applicable connection fees and reimbursements but retain all stormwater onsite in a retention 
pond sized per the City of Lathrop Design and Construction Standards until City approval is 
granted to discharge. May discharge pre-development flow only. 

d. Hydrology and hydraulic calculations and plans for on-site storm water system shall be 
submitted to the City for review and approval. 

e. The applicant shall be required to implement post-construction BMPs on-site. The applicant 
shall refer to City standards for design and calculation requirements. The BMP’s must be in 
place prior to final occupancy. 
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f. The applicant shall submit a Project Stormwater Plan (PSP) that shows the post construction 
storm water treatment.  

g. The project shall comply with the Multi-Agency Post Construction Stormwater Manual. 
h. The City currently has a lease with the property owner for a public storm drain basin for 

stormwater from D’Arcy Parkway.  As the Project proposes to alter this basin, the applicant 
shall provide equivalent storm basin capacity to accommodate the D’Arcy stormwater and 
provide a modified lease for City approval prior to issuance of a building permit.  
 

5. Solid Waste 
a. The applicant shall install trash enclosures for this project.  Each trash enclosure shall be 

constructed with three solid walls, the fourth wall with a gate, man door, hose bib, a roof, and 
ADA access to the building. 

b. The applicant shall provide striped ADA compliant path from building to trash enclosure. 
c. The applicant shall provide a sewer drain inside the trash enclosures and slope the trash 

enclosure floor to drain to a center drain, not to the parking lot. 
 

6. Traffic 
a. The applicant shall provide truck turning templates for garbage truck, fire truck, and semi-

truck. 
b. The applicant shall process and record a reciprocal access and utility agreement for use of the 

shared access driveways and storm drain to the adjacent properties. 
c. The applicant shall provide a traffic technical memo analyzing the queue for the left turn lane 

on D’Arcy Parkway at Yosemite Avenue to determine if the existing lane length is sufficient 
at buildout.  If not, the Project left turn lane on D’Arcy Parkway may need to be modified or 
removed to allow for the expansion of the left turn lane on D’Arcy Parkway at Yosemite 
Avenue. Any traffic improvements required to maintain acceptable LOS and queue as defined 
in the traffic technical memo shall be paid for and constructed by the applicant. 

 
7. Frontage Improvements 

a. If applicable, the 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.   

b. The applicant shall be required to install full street frontage improvements including but not 
limited to curb, gutter, sidewalk, street lights, hydrants, asphalt concrete paving, striping, 
commercial driveways and landscaping. The extent of paving shall include one half ultimate 
street width.  The applicant shall submit the off-site plans for approval along with the 
applicable plan check and inspection fees.   

c. The applicant shall obtain an encroachment permit and bond for all offsite work. 
 
8. Mapping 

a. The applicant shall dedicate all right-of-way (ROW) necessary for the ultimate ROW 
width of Yosemite Avenue, D’Arcy Parkway, and Vierra Road.  A 10-foot public utility 
easement (PUE) shall also be dedicated along all ROW frontages. 

b. The applicant shall dedicate sidewalk easement along Yosemite Avenue for any portion of 
sidewalk within private property.   
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c. The applicant shall provide all necessary utility easements for shared private use.  
d. The City currently has unused and unnecessary ROW at the northeast corner of the D’Arcy 

Parkway and Yosemite Avenue intersection.  The applicant shall provide a plat and legal 
description for City to dedicate ROW to the applicant.  
 

9. General Comments 
a. The 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. The applicant shall ensure 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.  
d. The applicant shall execute a maintenance agreement for all on-site storm water quality 

treatment devices, swales and/or pools. 
e. The applicant shall pay all appropriate fees including but not limited to Levee Impact Fee, 

Capital Facilities Fees, and Plan Check and Inspection Fees. 
f. 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. 

g. 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. 

 
LATHROP-MANTECA FIRE DISTRICT (LMFD) 
 
1. The project shall conform to the most currently adopted edition of the California Fire Code 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. Approved automatic sprinkler systems shall be provided in accordance with the current California 
Fire Code §903.2. Tenant/Occupant/Owner shall have the responsibility to ensure that the correct 
fire suppression system is added/modified/tested and accepted by the (AHJ) Fire District. Fire 
suppression system plans shall be modified under separate fire permit and shall be submitted by a 
licensed contractor, to the (AHJ) Fire District for review and approval prior to modification.  
Deferred submittal accepted. 

4. An approved fire alarm system shall be installed in accordance with the current CFC §907.2 and the 
current NFPA 72. 

5. 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. 

6. An approved Fire Flow test shall be conducted prior to ground breaking to determine the allowable 
Fire Fighting capabilities for the site. 
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7. 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. 

8. Deferred Plan Submittals for Fire Alarm, Fire Sprinklers and Fire Underground shall be submitted 
directly to the LMFD at www.lmfire.org/prevention.   

9. 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. 

10. The Fire Department Fire Access Roads shall meet the requirements established by the San Joaquin 
County Fire Chief's Association. 

11. 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. 

12. 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. 

13. Other fire & life safety requirements may be required at time of building plan review. 
14. 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 DEPARTMENT (LPD) 
1. Prior to occupancy, the applicant/property owner shall paint the address of the property of the rooftop 

of the buildings associated with the project. The numbers shall be at least 3 feet tall, 2 feet wide, 9 
inches apart, with 6-inch brush stroke with a color that contrast the roof top, top of numbers/letters 
should point north. 

2. The applicant/property owner shall install dedicated lights in the parking lot that are properly 
maintained including the drive access. 

3. The applicant/property owner shall install recording security camera systems on the buildings.  The 
security camera systems shall be maintained by the applicant/property owner covering all ingress 
and egress to all buildings and parking areas, which shall be accessible to LPD for investigation 
purposes.  

4. Where access to the development is restricted because of secured openings or where immediate 
access is necessary for life-saving or emergency purposes, a key “knox” box is required to be 
installed in an approved location.  The key “know” box shall be of an approved type and shall contain 
keys to gain necessary access as required by the police chief.  In addition, to key “knox” box(es), 
any automatic gates shall have Opticom access ability to provide necessary access for emergency 
vehicles. 
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5. The proposed landscaping for this project shall conform to the following standard Crime Prevention 

Through Environmental Design (CPTED) measurements: 
a. Maintain natural visible surveillance to building from parking lot and street. 

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

c. Plants under 8 feet 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. 
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CIRCLE K ORANGE  #PMS 144

NICHIHA CANYON BRICK - SHALE BROWN

CIRCLE K BLACK

SHERWIN WILLIAMS - SW9166 - DRIFT OF MIST

A

NOTES:

NUMBER DESCRIPTION

CB-01 ACM PANEL "TEX COTE1
CB-02 COLUMN FLAGS BY SIGNAGE VENDOR
CB-03 STEEL COLUMN WITH PAINT FINISH
CB-04 6"0 BOLLARD, 36" HIGH
CB-05 FUEL PUMP
CB-06 INTERNALLY ILLUMINATED SIGN UNDER SEPARATE PERMIT
CB-07 COLUMN BRICK VENEER

KEY NOTES

FINISH SCHEDULE

X

X

1. COLORS SHOWN ON THESE ELEVATIONS ARE FOR ILLUSTRATION PURPOSES ONLY.
FOR ACTUAL COLORS, REFER TO MANUFACTURER'S SAMPLES.

2. THE FASCIA PANELS ARE PRE -FINISHED BY SIGNAGE VENDOR
3. ALL SIGNS REQUIRE A SEPARATE SUBMITTAL.
4. ALL LIGHTING ON CANOPY TO BE FLUSH MOUNTED WITH FASCIA

B

C

D

E

F

CB-08 PRE-FINISHED METAL CORNICE
CB-09 16'-6" Wx17'-0" H ROLL-UP DOORS

SHERWIN WILLIAMS - SW6255 - MORNING FOGG

H

SHERWIN WILLIAMS - SW7075 - WEB GREYI

SHERWIN WILLIAMS - SW2052 - WESTERN RESERVE

H

I

F

SELECT DESIRED COLOUR

SELECT DESIRED HEIGHT

MANUFACTURER'S NOTE:
1. PEXCO,LLC. IS THE MANUFACTURER OF THE PLASTIC SLATS ONLY. FOR PRE-WOVEN PRODUCTS, PLEASE CONTACT YOUR FENCE SUPPLIER OR CONTACT US

FOR A SUPPLIER NEAR YOU.
2. SPECIAL HEIGHTS AVAILABLE UPON REQUEST

SPECIFICATIONS:
SLAT TYPE: INDUSTRIAL
SLAT WIDTH: 2 3/8"
MESH SIZE: 3 1/2" x 5"
WIRE GAUGE: 9 OR 10
SLATS PER CRATE: 2226
APPROX. COVERAGE PER CRATE: 525 LINEAR FEET

FRONT VIEW

SLAT PERSPECTIVE

PDS FENCE PRODCUTS BY PEXCO, LLC.
764 SOUTH ATHOL ROAD

ATHOL, MA 01331
TOLL FREE: 1-800-755-7528

PHONE: (800) 822-7528
FAX: (978) 249-5727

www.pexco.com/fence

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS
      FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED BY
      THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER
      REFERENCE NUMBER

PROTECTED BY COPYRIGHT ©2024 CADDETAILS.COM LTD. CADdetails.com
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(7)-5"C. SECONDARY
TRENCH. VERIFY

ROUTING

PG&E PAD MOUNTED
TRANSFORMER

8' CLEAR IN FRONT OF PAD
S

P

PULL/
MAIN
SEC.

NEW MAIN
SWITCHBOARD

MSB-A AND PAD

METER
SEC.
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METER

SEC.
METER

SEC.
METER
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REMOVABLE
BOLLARDS

PG&E PRIMARY
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PANEL H (HOUSE) &
 PANEL EVC (NEMA 3R)
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1. NEW PG&E TRANSFORMER. VERIFY EXACT

LOCATION IN FIELD.

2. NEW SWITCHBOARD MSB-1, 277/480VV,3
PH,4W, 2000 AMP. SEE SINGLE LINE.

3. VERIFY EXACT TRENCH ROUTING WITH
EXISTING UNDERGROUND UTILITIES.

4. STUB OUT CONDUITS 18" AFF AND CAP
FOR FUTURE USE. VERIFY EXACT
TERMINATION POINT WITH TENANT
IMPROVEMENT PLANS PRIOR TO
ROUGH-IN.

5. RUN  3" CONDUIT WITH PULL CORD FROM
EVC PANEL AND TERMINATE IN A 24"X24"
TRAFFIC RATED PULL BOX FOR FUTURE
EV CHARGING STATION. MARK CONDUITS
AT BOTH ENDS "FUTURE EV CHARGER
CONDUIT".
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CONCEPT DESIGN

of: 2
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1" = 20' - 0"

SEPTEMBER 09, 2025

Scale:

DATE:

REVISION:

S.V.

ARCHITECTS STAMP:

(530) 231.5890

PROJECT SITE:

OWNER:

1219 Spruce Lane
Davis, CA

Water Management
Land Planning

Landscape Architecture
Great Valley Design, Inc.

3401 W. YOSEMITE AVE

LATHROP CA, 95337

Tahoe River Inc. 

SIZE
(GAL.)SYMBOL

STREET TREE

5 GAL.
15 GAL.
1 GAL
5 GAL
15 GAL.
5 GAL.

LEUCODENDRON 'WINTER RED'
PYRACANTHA 'TETON
GREVILLEA NOELII
OLEA MONTRA
PRUNUS CAROLINIANA
DODONAEA SARATOGA

CONE BUSH
YELLOW BERRY FIRE THORN
PINE GREVILLEA
DWARF OLIVE
CAROLINA CHERRY
PURPLE HOPSEED

LARGE SCREENING SHRUBS 

1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.

TEUCHRIUM CHAMAEDRYS
BERBERIS ATROPURPUREA
ANIGOZANTHOS BUSH FIRE
ROSA APRICOT CARPET
AGAVE FILIFERA
ERIGERON KARVINSKIANUS
ACHILLEA TOMENTOSA
PEROVSKIA 'BLUE JEAN'

GERMANDER
PURPLE BOXWOOD
ORANGE KANGAROO PAW
APRICOT CARPET ROSE
THREAD-LEAF AGAVE
SANTA BARBARA DAISY
WOOLY YARROW
PROSTRATE RUSSIAN SAGE

COMMON NAME

PROPOSED PLANT LIST 
BOTANICAL NAME

MYOPORUM PUTAH CREEK CREEPING LAUREL

ZELKOVA GREEN VASE JAPANESE ELM 15 GAL.

1 GAL.
1 GAL.
1 GAL.
1 GAL.

LOMANDRA PLATINUM BEAUTY
MUHLENBERGIA RIGENS
DIANELLA 'CLARITY BLUE'
CHONDROPETALUM 'EL CAMPO'

SILVER MATT RUSH
DEER GRASS
BLUE FLAX LILY
DWARF CAPE RUSH

GROUNDCOVERS / MULCH

SIZE
(GAL.)SYMBOL COMMON NAMEBOTANICAL NAME

PERENNIALS

2 INCH DEEP LAYER OF 1/4" CHIPPED ROCK, GREY OR GREEN

1 GAL. 36" O.C.

CARPINUS FRANZ FONTAINE COLUMNAR HORNBEAM 15 GAL.

VITEX AGNUS CASTUS CHASTE TREE 15 GAL.

IRRIGATION DESIGN STATEMENT

WEATHER SENSING TECHNOLOGY, FLOW SENSING AND RAIN SHUTOFF TECHNOLOGY WILL
BE INCORPORATED INTO THE FINAL DESIGN OF LANDSCAPE. ALL PLANTING SUCH AS SHRUBS 
AND GROUND-COVERS WILL BE IRRIGATED WITH POINT-SPECIFIC, LOW FLOW DRIP IRRIGATION.

RUNOFF. TREES WILL BE IRRIGATED SEPERATELY FROM SHRUBS AND GROUNDCOVERS.
NEWLY PLANTED TREES WILL BE IRRIGATED USING NETAFIM MULTI-EMITTER COLLARS TO PREVENT 

FINAL LANDSCAPE IMPROVEMENT PLANS SHALL MEET OR EXCEED A.B. 1881 (MWELO) ORDINANCE.

ALL HYDRO-ZONES (BASED ON SUN EXPOSURE AND PLANT TYPE) WILL BE IRRIGATED SEPERATELY. 

ALL DRIP LINES TO BE STAKED AND COVERED BY HARDWOOD OR SLATE CHIP MULCH, 3" MIN. 

MAX. DESIGN FLOW: 30 G.P.M. MAX IN 1" PRESSURE MAIN. MIN. DESIGN PRESSURE AT DISTRIBUTION: 20 PSI

OWNER SHALL PROVIDE AUDIT OF FINISHED IRRIGATION SYSTEM BY A CERTIFIED THIRD PARTY, TO 
INCLUDE RECOMMENDED MAX. SEASONAL RUN TIMES (JULY) AND QUARTERLY ADJUSTMENTS TO SCHEDULE. 

GRASSES

ARCHITECTS STAMP

(40 FT. DIA. CANOPY, 1,256 S.F.)

(10 FT. DIA. CANOPY, 78.5 S.F.)

(12 FT. DIA. CANOPY, 113 S.F.)

COTINUS PURPLE ROBE SMOKE TREE 15 GAL.
(12 FT. DIA. CANOPY, 113 S.F.)

no tree planting within 10 ft.
of overhead utilities

PINE GREVILLIA HEDGE

M

1-1/2" water stub, 1" meter and
backflow, master shut-off valve
for PRIVATE irrigation

4" pvc sleeves at
future driveway, 24"
cover min.

no planting within 3 ft.
of meters. vaults,
transformers.

W. YOSEMITE

LARGE CANOPY SHADE
TREE: ZELKOVA OR PLANE TREE
IN PLANTERS 6 FT. OR LARGER.

COLUMAR TREES TO AVOID
CONFLICT WITH TRUCKS, PLANT
AS CLOSE TO P.L. AS POSSIBLE

maintain view window
in tree canopy
at w. yosemite

(2) 4" pvc sleeves at
future driveway, 24"

cover min.

4" pvc sleeves at
future driveway, 24"
cover min.

all trees planted within  5
ft. or less from P.L., paving,
utilities or  walls to receive
root barrier panels.

ALL DRIP LINES TO BE STAKED AND COVERED BY HARDWOOD OR SLATE CHIP MULCH, 3" MIN. 

all trees planted within  5
ft. or less from paving,

utilities or  walls to receive
root barrier panels.

MATCHLINE: SEE SHEET L-2

NO LANDSCAPE AT RIGHT-OF-WAY
PER CITY OF LATHROP.

EXISTING FACE OF CURB

5 GAL.
5 GAL.
5 GAL
5 GAL

CISTUS PURPUREA
CALLISTEMON 'LITTLE JOHN'
RHAMNUS 'SAN BRUNO MOUND'
PUNICA NANA

PURPLE ROCKROSE
DWARF BOTTLE BRUSH
DWARF COFFEE BERRY
DWARF POMEGRANITE

MEDIUM BEDDING SHRUBS 

RIGHT-OF-WAY PLANTING:
CONFORM TO SECTION 8 CITY OF LATHROP

DESIGN AND CONSRUCTION STANDARDS

KOELRUTERIA PANICULATA GOLDEN RAIN TREE 15 GAL.
(30 FT. DIA. CANOPY, 706 S.F.)

CERCIDIUM X DESERT MUSEUM PALO VERDE 15 GAL.
(15 FT. DIA. CANOPY, 176 S.F.)

ARBUTUS MARINA STRAWBERRY TREE 15 GAL.
(15 FT. DIA. CANOPY, 176 S.F.)

ALL COVERAGE AREAS NOT SHOWN, TOP DRESS ALL PLANTING AREAS
EXCEPT GROUNDCOVER

ALT: PLATANUS COLUMBIA ALT: LONDON PLANE TREE

NO TREE PLANTING
WITHIN 10 FT. OF
STORM DRAINS.

INTERSECTION VIEW SETBACK PER STREET
DESIGN SPEEDS: NO PLANTING OVER 24"

ALT: LAGERSTROMIA CAWTABA ALT: CRAPE MYRTLE

WATER QUALITY BASINS:
ROOTED PLUGS OF LEYMUS TRITICOIDES (BLUE WILD RYE) 24" ON-CENTER
NO MULCH

WATER QUALITY BASIN
PER CIVIL ENGINEER.

D
'AR

C
Y

NO TREE PLANTING
WITHIN 10 FT. OF
STORM DRAINS.

R.O.W. TREE

QUANTITY

24

47

14

13

21

9

12

2" x 6" p.t. wood header
at p.l.- maintenance limits

ESTIMATE: PRIVATE LANDSCAPE WATER USE 
THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) IN GALLONS PER YEAR
FOR LANDSCAPE AREAS SHOWN IS BASED ON THE FOLLOWING FORMULA:

MAWA = (Eto) (GC) (ETAF x LA) + SLA
MAWA = 57.0" x 0.62 x 0.45 x 18,165 + 0 = 288,877 gallons/year

Eto =  MAX. ANNUAL EVAPOTRANSPIRATION (CIMIS eTO RATING FOR ZONE #14, 57.0)
ETAF = (EVAPOTRANSPIRATION FACTOR, ADJUSTS WATER NEED BASED ON PLANT FACTOR

LA =   TOTAL PRIVATE LANDSCAPE AREA PER PLAN

SLA = SPECIAL LANDSCAPE AREA = 0
GC  = CONVERSION FACTOR (TO GALLONS)

AND IRRIGATION EFFICIENCY

ESTIMATE: RIGHT-OF-WAY LANDSCAPE WATER USE 
THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) IN GALLONS PER YEAR
FOR LANDSCAPE AREAS SHOWN IS BASED ON THE FOLLOWING FORMULA:

MAWA = (Eto) (GC) (ETAF x LA) + SLA
MAWA = 57.0" x 0.62 x 0.45 x 15,100 + 0 = 240,135 gallons/year

Eto =  MAX. ANNUAL EVAPOTRANSPIRATION (CIMIS eTO RATING FOR ZONE #14, 57.0)
ETAF = (EVAPOTRANSPIRATION FACTOR, ADJUSTS WATER NEED BASED ON PLANT FACTOR

LA =   TOTAL RIGHT-OF-WAY LANDSCAPE AREA PER PLAN

SLA = SPECIAL LANDSCAPE AREA = 0
GC  = CONVERSION FACTOR (TO GALLONS)

AND IRRIGATION EFFICIENCY

6 INCH DEEP LAYER OF 4"-6" CRUSHED ROCK AT HIGH VISISILITY PROJECT
ENTRY AREAS TO ENSURE CLEAR VEHICULAR SITE LINES.

no planting within 3 ft.
of meters. vaults,

transformers.

NO LANDSCAPE within 3 ft. of
project/price sign

no planting within
3 ft. of fire hydrant

basin maintenance, keep clear
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IRRIGATION DESIGN STATEMENT

WEATHER SENSING TECHNOLOGY, FLOW SENSING AND RAIN SHUTOFF TECHNOLOGY WILL
BE INCORPORATED INTO THE FINAL DESIGN OF LANDSCAPE. ALL PLANTING SUCH AS SHRUBS 
AND GROUND-COVERS WILL BE IRRIGATED WITH POINT-SPECIFIC, LOW FLOW DRIP IRRIGATION.

RUNOFF. TREES WILL BE IRRIGATED SEPERATELY FROM SHRUBS AND GROUNDCOVERS.
NEWLY PLANTED TREES WILL BE IRRIGATED USING NETAFIM MULTI-EMITTER COLLARS TO PREVENT 

FINAL LANDSCAPE IMPROVEMENT PLANS SHALL MEET OR EXCEED A.B. 1881 (MWELO) ORDINANCE.

ALL HYDRO-ZONES (BASED ON SUN EXPOSURE AND PLANT TYPE) WILL BE IRRIGATED SEPERATELY. 

ALL DRIP LINES TO BE STAKED AND COVERED BY HARDWOOD OR SLATE CHIP MULCH, 3" MIN. 

MAX. DESIGN FLOW: 30 G.P.M. MAX IN 1" PRESSURE MAIN. MIN. DESIGN PRESSURE AT DISTRIBUTION: 20 PSI

OWNER SHALL PROVIDE AUDIT OF FINISHED IRRIGATION SYSTEM BY A CERTIFIED THIRD PARTY, TO 
INCLUDE RECOMMENDED MAX. SEASONAL RUN TIMES (JULY) AND QUARTERLY ADJUSTMENTS TO SCHEDULE. 

ARCHITECTS STAMP

no tree planting at
overhead easement.

limits of landscape
approximate, dimension limits at

improvement plans

ALL DRIP LINES TO BE STAKED AND COVERED BY HARDWOOD OR SLATE CHIP MULCH, 3" MIN. 

MATCHLINE: SEE SHEET L-1

SHEET NO. 

L-2

CONCEPT DESIGN

of: 2

PROJECT MANAGER:

1" = 20' - 0"

SEPTEMBER 09, 2025

Scale:

DATE:

REVISION:

S.V.

ARCHITECTS STAMP:

(530) 231.5890

PROJECT SITE:

OWNER:

1219 Spruce Lane
Davis, CA

Water Management
Land Planning

Landscape Architecture
Great Valley Design, Inc.

3401 W. YOSEMITE AVE

LATHROP CA, 95337

Tahoe River Inc. 

D'ARCY

VIERRA 

NO TREE PLANTING
WITHIN 10 FT. OF
STORM DRAINS.

SIZE
(GAL.)SYMBOL

STREET TREE

5 GAL.
15 GAL.
1 GAL
5 GAL
15 GAL.
5 GAL.

LEUCODENDRON 'WINTER RED'
PYRACANTHA 'TETON
GREVILLEA NOELII
OLEA MONTRA
PRUNUS CAROLINIANA
DODONAEA SARATOGA

CONE BUSH
YELLOW BERRY FIRE THORN
PINE GREVILLEA
DWARF OLIVE
CAROLINA CHERRY
PURPLE HOPSEED

LARGE SCREENING SHRUBS 

1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.

TEUCHRIUM CHAMAEDRYS
BERBERIS ATROPURPUREA
ANIGOZANTHOS BUSH FIRE
ROSA APRICOT CARPET
AGAVE FILIFERA
ERIGERON KARVINSKIANUS
ACHILLEA TOMENTOSA
PEROVSKIA 'BLUE JEAN'

GERMANDER
PURPLE BOXWOOD
ORANGE KANGAROO PAW
APRICOT CARPET ROSE
THREAD-LEAF AGAVE
SANTA BARBARA DAISY
WOOLY YARROW
PROSTRATE RUSSIAN SAGE

COMMON NAME

PROPOSED PLANT LIST 
BOTANICAL NAME

MYOPORUM PUTAH CREEK CREEPING LAUREL

ZELKOVA GREEN VASE JAPANESE ELM 15 GAL.

1 GAL.
1 GAL.
1 GAL.
1 GAL.

LOMANDRA PLATINUM BEAUTY
MUHLENBERGIA RIGENS
DIANELLA 'CLARITY BLUE'
CHONDROPETALUM 'EL CAMPO'

SILVER MATT RUSH
DEER GRASS
BLUE FLAX LILY
DWARF CAPE RUSH

GROUNDCOVERS / MULCH

SIZE
(GAL.)SYMBOL COMMON NAMEBOTANICAL NAME

PERENNIALS

2 INCH DEEP LAYER OF 1/4" CHIPPED ROCK, GREY OR GREEN

1 GAL. 36" O.C.

CARPINUS FRANZ FONTAINE COLUMNAR HORNBEAM 15 GAL.

VITEX AGNUS CASTUS CHASTE TREE 15 GAL.
GRASSES

(40 FT. DIA. CANOPY, 1,256 S.F.)

(10 FT. DIA. CANOPY, 78.5 S.F.)

(12 FT. DIA. CANOPY, 113 S.F.)

COTINUS PURPLE ROBE SMOKE TREE 15 GAL.
(12 FT. DIA. CANOPY, 113 S.F.)

5 GAL.
5 GAL.
5 GAL
5 GAL

CISTUS PURPUREA
CALLISTEMON 'LITTLE JOHN'
RHAMNUS 'SAN BRUNO MOUND'
PUNICA NANA

PURPLE ROCKROSE
DWARF BOTTLE BRUSH
DWARF COFFEE BERRY
DWARF POMEGRANITE

MEDIUM BEDDING SHRUBS 

KOELRUTERIA PANICULATA GOLDEN RAIN TREE 15 GAL.
(30 FT. DIA. CANOPY, 706 S.F.)

CERCIDIUM X DESERT MUSEUM PALO VERDE 15 GAL.
(15 FT. DIA. CANOPY, 176 S.F.)

ARBUTUS MARINA STRAWBERRY TREE 15 GAL.
(15 FT. DIA. CANOPY, 176 S.F.)

ALL COVERAGE AREAS NOT SHOWN, TOP DRESS ALL PLANTING AREAS
EXCEPT GROUNDCOVER

ALT: PLATANUS COLUMBIA ALT: LONDON PLANE TREE

ALT: LAGERSTROMIA CAWTABA ALT: CRAPE MYRTLE

WATER QUALITY BASINS:
ROOTED PLUGS OF LEYMUS TRITICOIDES (BLUE WILD RYE) 24" ON-CENTER
NO MULCH

R.O.W. TREE

QUANTITY

24

47

14

13

21

9

12

2" x 6" p.t. wood header at p.l.-
maintenance limits

6 INCH DEEP LAYER OF 4"-6" CRUSHED ROCK AT HIGH VISISILITY PROJECT
ENTRY AREAS TO ENSURE CLEAR VEHICULAR SITE LINES.

ESTIMATE: PRIVATE LANDSCAPE WATER USE 
THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) IN GALLONS PER YEAR
FOR LANDSCAPE AREAS SHOWN IS BASED ON THE FOLLOWING FORMULA:

MAWA = (Eto) (GC) (ETAF x LA) + SLA
MAWA = 57.0" x 0.62 x 0.45 x 18,165 + 0 = 288,877 gallons/year

Eto =  MAX. ANNUAL EVAPOTRANSPIRATION (CIMIS eTO RATING FOR ZONE #14, 57.0)
ETAF = (EVAPOTRANSPIRATION FACTOR, ADJUSTS WATER NEED BASED ON PLANT FACTOR

LA =   TOTAL PRIVATE LANDSCAPE AREA PER PLAN

SLA = SPECIAL LANDSCAPE AREA = 0
GC  = CONVERSION FACTOR (TO GALLONS)

AND IRRIGATION EFFICIENCY

ESTIMATE: RIGHT-OF-WAY LANDSCAPE WATER USE 
THE MAXIMUM APPLIED WATER ALLOWANCE (MAWA) IN GALLONS PER YEAR
FOR LANDSCAPE AREAS SHOWN IS BASED ON THE FOLLOWING FORMULA:

MAWA = (Eto) (GC) (ETAF x LA) + SLA
MAWA = 57.0" x 0.62 x 0.45 x 15,100 + 0 = 240,135 gallons/year

Eto =  MAX. ANNUAL EVAPOTRANSPIRATION (CIMIS eTO RATING FOR ZONE #14, 57.0)
ETAF = (EVAPOTRANSPIRATION FACTOR, ADJUSTS WATER NEED BASED ON PLANT FACTOR

LA =   TOTAL RIGHT-OF-WAY LANDSCAPE AREA PER PLAN

SLA = SPECIAL LANDSCAPE AREA = 0
GC  = CONVERSION FACTOR (TO GALLONS)

AND IRRIGATION EFFICIENCY
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A B B A

C
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T.O. FASCIA
18'-6"

B.O. FASCIA
15'-6"

CB-06 CB-06 CB-01 CB-01

CB-05

CB-04

CB-03

CB-07

CB-01

CB-05

CB-04E E

FCB-08

48
"

24"

CIRCLE K RED #PMS 485

CIRCLE K WHITE

CIRCLE K ORANGE  #PMS 144

NICHIHA CANYON BRICK - SHALE BROWN

CIRCLE K BLACK

SHERWIN WILLIAMS - SW9166 - DRIFT OF MIST

A

NOTES:

NUMBER DESCRIPTION

CB-01 ACM PANEL "TEX COTE1
CB-02 COLUMN FLAGS BY SIGNAGE VENDOR
CB-03 STEEL COLUMN WITH PAINT FINISH
CB-04 6"0 BOLLARD, 36" HIGH
CB-05 FUEL PUMP
CB-06 INTERNALLY ILLUMINATED SIGN UNDER SEPARATE PERMIT
CB-07 COLUMN BRICK VENEER

KEY NOTES

FINISH SCHEDULE

X

X

1. COLORS SHOWN ON THESE ELEVATIONS ARE FOR ILLUSTRATION PURPOSES ONLY.
FOR ACTUAL COLORS, REFER TO MANUFACTURER'S SAMPLES.

2. THE FASCIA PANELS ARE PRE -FINISHED BY SIGNAGE VENDOR
3. ALL SIGNS REQUIRE A SEPARATE SUBMITTAL.
4. ALL LIGHTING ON CANOPY TO BE FLUSH MOUNTED WITH FASCIA

B

C

D

E

F

CB-08 PRE-FINISHED METAL CORNICE
CB-09 16'-6" Wx17'-0" H ROLL-UP DOORS

SHERWIN WILLIAMS - SW6255 - MORNING FOGG

H

SHERWIN WILLIAMS - SW7075 - WEB GREYI

SHERWIN WILLIAMS - SW2052 - WESTERN RESERVE

E

F

T.O. FASCIA
18'-6"

B.O. FASCIA
15'-6"

CB-01 CB-01 CB-01

CB-02
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"
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T.O. FASCIA
20'-6"

B.O. FASCIA
17'-6"

11
'-0

"

24"

48
"

T.O. FASCIA
20'-6"

B.O. FASCIA
17'-6"

DCB-07

CAR FUELING CANOPY EAST & WEST ELEVATIONS2

CAR FUELING CANOPY NORTH & SOUTH ELEVATIONS1

EAST & WEST ELEVATION4
TRUCK SERVICE BUILDING & FUELING CANOPY

TRUCK SERVICE BUILDING & FUELING CANOPY NORTH & SOUTH ELEVATION3



SW4081 - SAFETY RED (CIRCLE K RED)

SW7005 - CIRCLE K WHITE

CIRCLE K ORANGE  #PMS 144

NICHIHA CANYON BRICK - SHALE BROWN

SW7075 - WEB GREY

COLOR & MATERIAL SAMPLES

SW6255 - MORNING FOG

WINDOWS -  DARK BRONZE FRAME W/ GRAY TINTED GLASS
STORE FRONT DOOR SYSTEM - DARK BRONZE FRAME W/ GRAY TINTED GLASS
SW - SHERWIN WILLIAMS

SW9166 - DRIFT OF MIST

SW7004 - SNOWBOUND (BONE WHITE)

(SW 2052 - WESTERN RESERVE)
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