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COMMUNITY VISION

Overall Goals

Goal:  Create a high quality environment where people of
all economic levels can live and work

Goal: Develop a distinct and unigque new community that
is separate from existing communities,

Goal:  Develop Mountiin House as a full service
community that will accommodate a portion of the growth
projected by the County's General Plan 2010 in an orderly,
well-organized development pattern.

Goal: Provide for g lifestyle that is less reliant on the
automobile, more involved with activities within the local
community and neighborhoods, and more oricnted 1o use of
transit, bicycle and pedestrian ranspori.

Community Character

Goal:  Create atractive and diverse environments for
living, working and playing.

Objective 1. To develop 12 identfiable,
pedestrian-oriented residential neighborhoods, each
organized around Neighborliood Centers consisting ol
K-8 schools, parks, neighborhood commercial, and
other neighborhood serving facilities.

Objecrive 2: To develop three Village Centers tha
will provide shopping centers, ransit, and other
services witll easy access from the 12 residentiaf
neighborhoods.

Objective 3: To develop the mixed use Town Center
as an urbhan center for community activities that will
support high density retatl, civie, uand office HAN
residential development.

Objecrive 4: To use roadway landscuping as o prinuyy
method of establishing community character and of
distinguishing between nei shborhoods.

Objective  5- To establish neighhorhood and
community parks, and support recional recreation for
Mountain House residents.

Objective 6: To contribute to re gional recreation needs
by creating one or more 2olf course(s) and providing
public access to the Delia waterways through a lineuar
park and maring on Old River.
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Goai: Provide for a pedestrian-oriented character within
and between residential neighborhoods, village commercial
cenlers, and the Town Center.

Objective 1: To locate a Neighborhood Center within
2,000 feet of every residential unit in each of the 12
ncighborhoods,

Objective 2: To locate neighborhood parks of
approximately five acres adjacent to schools for joint
use of park and schoo! facilities.

Objective 3: To utilize an interconnected network of
relatively small-scale streets within neighborhoods in
order (o create a pleasant and safe street environment
for pedestrian use.

Objective 4: To orient important public buildings and
lind uscs, incleding neighborhood comimercial and
appropriate buildings or building facades within
Village Centers, toward the street.

Objective 5: To connect the Town Center (o the linear
park and bikeway systems and provide pedestrian
amenities within the Town Center,

Objective 6. To design  neighborhoods, village
commercrl centers and the Town Center o facilitate
transit and bicycle use.

Land Use

Goual.

Establish a balance of housing, employment, and a full
range of services and infrastructure within the comimunity,
while encouraging interaction between land uses.

Objective 1: To develop a new community with its
own balanced mix  of housing, public services,
employment  opportunities, parks, schools, and
shopping Tacilities 10 serve the projected residential
population.

Objective 2; To create neighborhoods that provide for
the duily commercial, educational, and recreational
needs of the residents within walking distince.

Objective 3:  To provide light industrial and
commercial  office use areas suitable for the
development of high quality business parks, allowing
potentitl empioyers to relocate and expand in a
strategic regional location with adequate transportation,
services, moderale land costs, few site constraints and
housing affordable to the iobs provided.



Objective 4: To allow for a diversily of residential
areas and a hierarchy of commercial areas.

Objective 5: To provide sufficient employment areas
to create a job for every resident of the community
who is projected to be working.

Goal:  Minimize impact on the County's agricultural
resources.

Objective 1: To minimize impacts on County
agricultoral lands by developing the community in an
orderly and efficient manner, at average residential
densities of at least 6.5 units per acre.-

Objective  2: To establish strong communily
boundaries and reduce potential conflicts with adjacent
agriculural lands by creating buffers along the western
and eastern communily boundaries.

Housing

Goal:  Provide an adequate supply of housing for all

wmcome groups in the community.

Objeciive 1: To establish neighborhoods with varying
levels of ameniies and a mixture of housing densities,

ranging  from  golf  course-related  residential
developments to entry-level neighborhoods.

Objective 2: To designate an average density of
between six and seven units per acre overall i order
to achieve a higher density than is currently found in
the County, thereby meeidne market needs and
achieving more affordability and entry-level housing
opportunities,

Objective 3: To establish a bulance ol jobs and
housing by matching projected income levels of johs
provided within the community with the projected cost
of housing.

Objective 4. To ensure housing for a variety of
income levels within each neighborhood.

Objective 5: To provide multi-family housing within
the community, to be concemtrated adjacent to the
Mountain House Creek corridor and Village Centers
and in and adjacent to the Town Center.

Economic Development

Goal: Create a financially and fiscally viable community
resulting in positive economic impact on the Counly.
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Objective I: To insure fiscal protection of the County
and f{uture community residents by creating an
independent and self-sustaining community.

Objective 2: To provide for efficient phasing in order
to avoid potential fiscal impacts.

Objective 3:  To plan for the location of new,
expanding or relocating businesses serving the Central
Valley and the Bay Area by designating areas for
industrial and office commercial use.

Ohjective 4:  To attract businesses to provide an
economic base, provide jobs and serve residents.

Objecrive 5:  To provide employment areas with
arterial rondway access, transit service, nearby housing,
and statc-of-the-art telecommunication services.

Objective 6. To provide for efficient, cost effective
community operatons.

Circulation

Goal: Esublish a safe and efficient circulation system to
accommodide the movement of people and goods, reduce
environmental impacts, and advance the quality of life in

the comnunity.

Olyective 1. To minimize impacts on regional
roadways and air guality by providing a community
design that emphasizes trip length reductions, reduced
off-site trips, pedestrian and bicycle travel, and access
o regionad ransi facilides.

Objective 2: To provide a complete multi-modal
trunsporlation  system, including on and  off-site
roadwiys, transit, bicycle and pedestrian facilities.

Objective 3. To minimize high-speed waffic twough
neighborhoods by establishing a network of arterial
streets which are located between neighborhoods and
effectively  link  residential, employment and
commercial uses.

Objective 4 To locate collector and local streets to
aliow  low-speed,  altlemative  routes  through
neighhorhoods while linking school and other public
destinations within the different neighborhoods.

Objective 5: To provide major road access to trip
generating uses such as commercial, employment, and
recreational arcas.
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Public Services Objective 6:  To minimize air quality impacts by
providing for more efficient transportation systems and

I: Provide adequate public services and fucilities o . . .
Goa 4 p neighborhood design and services.

serve the new community.
LAND USE

Community Land Use Plan

Objective 1: To provide on-site water treatment and
sewage treatment systems at quality standards which

o b

Ineet or exceed standards of regulatory agencies, and
to re-use treated wastewater either on-sile or off-site
for the most economical and benelicial use.

Objective 2:  To follow a pattern of contiguous
residential growth that will provide each stage of
development with adequate services and infrastructure,

and to plan and construct infrastructure to avoid

creadon of excess capacity.

Objective 3: To size public services and [acilities to
maintain the community’s boundaries by serving only
the Master Plan area.

Objective 4. To minimize administrative impucts on
the County by forming a self-sufficien Community
Services District 10 provide on-site walcr, sewer, storm
drainage, roads, parks und other NCCCSSUNY SCTVICes.

Resource Conservation

Goal:  Minimize impact on sensitive environmentul
resources.

Objective 1- To preserve and enhance wetlands and
riparian areas within the project, including weilinds
along Mountain House Creck and Dry Creck.

Objeciive 2: To incorporate elfectve and leasihle
encrgy and  water conservation technigues  and
procedures into the development.

Objective 3. To minimize and/or mitigate regional and
site impacts o the extent possible by meetng the
requirements of the Mitigation Monitoring Program.

Objective 4: To protect sensitive environmental and
visual resources at the community’s  edges by
establishing effective  buffers along the northen
boundary with Old River, the southern boundary with
1-205, and the eastern and western boundaries with
agriculttural lands.

Objective 5. To maintain and enhance the habitat
resources of Mountain House Creek as a park and
wildlife corridor through the community.
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**Objecrive 1: To allow for limited development 10
proceed in pre-existing rural residential areas without
new requirements for urban services.

**Objective 2:  To encourage and protecl interim
agriculwral operations during the Mountain House
buildout period.

Policy:

a) Pre-existing residential areas (Grantline Village,
Homesite Parcels, and Old River Homesites) shall
be designated Very Low Density Residential
{R/VL) in the General Plan,

b} Pre-existing residential areas shall be zoned
Agricultural-Urban Reserve (AU-20) until they are
10 be developed with urban services.

¢}  Pre-existng residential areas may counect 10
public sewer, water and drainage systems without
the requirement of a Specific Plan, provided the
use remains one allowable under the AU-20 zone
and is compatible with adjacent urban uses, either
existing or planned.

d) The AU-20 zonc may he changed to an urban
cone when a Specifie Plan is approved for a pre-
cxisting residenual aren.

¢} The "Old River Homesites" area shall be included
in the Specific Plan for Neighborhood K, and the
"Homesite Parcels™ areas shall be included in the
Specitic Pl for Neighborhood B, to ensure that
these areas are taken into consideration when
adjacent urban development is proposed.

£y Specific Plans for areas adjacent to pre-existing
residential areas which will remain in residentia]
use shall include provisions 0 ensure land use
compatibility between proposed and existing uses,
and shall plan for future extension of wrban
services and facilities inlo these areas.

g To the exteni feasible, phasing of development
within neighborhioods shall allow continuation of
adjacent agricutwral operations.



h) Development adjacent to existing agricultural
operations shall utilize interim or permanent
setbacks, landscape buffers, fencing or walls to
minimize noise, spray drift, and limit the potential
for uespass.

1)  Development near and adjacent to existing
agricultural ‘operations shall ensure protection of
agricultural water supplics {see Potable Waler
Systems).

3} All buyers of residential areas adjacent (o exisling
agricultural operations shall be notified of the
County’s Right to Farm Ordimance. Additionally,
buyers shall be notified of unique agricultural uses
or operations (such as dairy operation, manure
spreading, etc.} which may have an impact on
adjacent residential uses.

k)Y Development shall be monitored 10 assess the
success of these measures in protecting existing
agriculural operations, and in providing an orderly
transition from agriculiury to urbin uses.

Land Use Regulations

**Objective 1: To provide for orderly development
of the community, create a full range of kind uses. and
avoid land use conflicts,

Paliey:

a) In each neighborhood a minimum and maximum
number of residential units and a corresponding
minimum  and maximum  density shall  be
established for each residential Lind use district as
specified in Draft Master Plan Tuble 3.3

b)  Development of any residential subdivision within
a neighborhood shatl occur within the minimum/
maximum density tange of the residential land use
district in which it is located if the following
occurs:

* A residenual subdivision may develop at a
density which exceeds the maximum density
for the land use district in which it is located
if the following occurs:

1} The number of excess units proposed to
be built is equal to or less than the
number of unallecated units from the
prior approved subdivisions within the
neighborhood; and

2) the resulting density by land use district
for the proposed subdivision does not
exceed the General Plan density (or cach

R10114B. APC-4/25/94

C-4

land use district as shown in Draft
Master Plan Table 3.1.

* A residential subdivision may develop at a
density which falls below the minimum
density for the land use district in which it is
located if the following occurs:

1) The number of units from the proposed
subdivision plus the number of units
from prior approved subdivisions within
the neighborhood result in a density that
falis within the minimum/maximum
density range for the subject land use
district; and

2) the resulting density by land use district
for the proposed subdivision is at least
equal to the General Plan density for
each land wse district as shown by Draft
Master Plan Table 3.1

¢} The ubove policies relating (0 the control of
density shall not apply to Extra Allowable Unils
as described in the Affordable Housing Program
section.

d} Future Specific Plans shali consider adding ihe
shortfull  (1.e., the difference belween
ncighhorhood maximum and minimum density
{units) expenenced in prior Specific  Plans.
Inclusion of such units into future Specific Plans
shall require an amendmcnt 10 this Master Plan
and possible additonal environmenta! review.

Tuyplemeniaiion:

a} The approval of tentatdve subdivision maps in the

community shall be monitored to ensure
comphance  with  maximum  and  minimum
residential  unit and  density  requirements.

Monitoring results will be included in the Annual
Community Report.

Objeciive 2: To encourage home occupations within
Mount;un House in order to minimize the need for
automobile  use, take advantage of emerging
communication technologies and increase employment
opportunities within the community.

Policy:

a)  Home occupations may include any occupation or
business activity that is incidental to the
residomind use and is nol a nuisance to the
ncighborhood.
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b} Home occupations shall adhere to the standards of
the County Development Title, except as modified
below.

c) Home occupations shall be conducted indoars,
within the residence or accessory structure of the
principal practitioner.

d) The use shall not exceed 400 square feet, and at
least two-thirds of the residence must remain in
residential use.

e) No changes my be made to alter the residentia!
character of the building.

f} Any commercial vehicle shall be parked within
the garage or carport of the residence.

8)  Work that produces noise, vibration, glare, fumes,
odors, dust, or electrical interference is prohibited.

Objecrive 3: To encourage second units in order to
increase the diversity and affordability of housing
opportunities for residemns.

Policv:

a)  Second units are self-contained living units which
may be attached or detached from the primary
resideiice.

b) Second units shall conform 1o the requirements of
the County Development Title, except as modificd
in the Masier Plan.

¢) Design of second wunits shall remforce  the
character of the neighborhoods targeted to include
second units. Architectur treatments, scale and
massing of second units shall be in keeping widh
the primary residence, and surrounding buildings.
Design guidelines for second units shall be
included in the Mountain House Design Manual.

d)  One off-street parking space shall be provided for
the second unit, in addition to parking required for
the primary residence.

€) Second units may be served by a common
driveway, a second driveway when located on
cormer lots, or from a rear alley providing such
access is in keeping wilth the character of (he
neighborhood.

fy  Each residential subdivision within the R-VL, R-
L, and R-M land use district shall include 6.5
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second units, unless the required units are
provided clsewhere within the neighborhood.

Implemeniation:
4} Tenuative Maps. Tentative Maps shall identify the
parcels or lots designated for second units.

Objective 4: To encourage a variety of housing
types and residential site locations suitable for senior
citizens.

Policy:

a)  The Master Plan and Specific Plans shall provide
for the housing needs of senior citizens, where
such a need is identified.

Iniplementation:

a) Master Plan Designated Senior Housing Sites.
The RH and RMH sites indicated for Senior
Housing by the Land Use Plan shall be developed
primarily as Senior Housing, unless the need for
such housing is determined not to exist during
preparation of the Specific Plan for Neighborhood
H.

b) Additional Senior Housing Sites. Except for
Specific Plan 1, Specific Plans shall consider the
need for additional senior housing sites, and shall
designate sites where such a need is determined.

Residential Objectives and Policies

(bjective I To establish a neighborbood structure
that permits casy access to schools, open space,
commercid services, and ransit,

Policy:

a)  Each of the 12 neighborlioods shall be sized 1o
provide convenient walking access (0 the
neighborhood  facilities. The majority of
residential units shall be located within one-half
mile of a Neighborhood Center.

b) Each neighborhood shall contain a Neighborhood
Center which includes a K-8 school, a
neighhorhood  park, and a neighborhood
commercid area.

¢)  The majority of neighborhoods shall be separated
by Arterial streets with only Local or Collector
streets occwrring within the neighborhood. As
much as possible, neighborhicod boundaries shall
also delineale the attendance boundaries of each
K-8 school, thereby minimizing the need to cross



d)

€)

i)

k)

arterial streets 1o gain access 1o the school serving
that neighborhood.

Each neighborhood shall be sized 1o support K-8
school sizes between 750 and 870 students or a
size determined by the school district,

Each neighboriood shall include a mix of
residential housing types, for residents with a
variety of income levels, providing diversity and
choice for residents.

Higher density housing shall be concentrated
within and near the Town Center, and near
commercial centers, ransit facilitics, and open
space dmenities such as the Mountin Housc
Creek corridor.

Lower density housing shall be gencrally located
near the westemn edge of the community closer to
agricultural areas or in areas of exisling residential
development. It shall be located away from the
Town Center, commercial uses and Central
Parkway.

Within neighborhoods, R/M uses shall generally
be located nearest the Town Center, Cenural
Parkway, and Villige Commercial Centers, as
applicable.  Lower density R/L uses shall be
located nearest the weslern community boundary,
Old River and the golf course wareas.

The Master Plan Map may combine Low Density
Residential and Medium Density Residential (R/L,
R/M) General Plan designations to allow for
flexibility in the design of neighborhoods. These
uses shall be delincated separately at the Specitic
Plan stage. Acreage allocations for R/ and R/M
are shown on Tables 3.1 and 3.2 and Figures 3.5
to 3.8 in the Drafi Master Plun.

Open space connections shall be provided trom
neighborhoods to community parks and other open
space areas, such as Mountain House Creek linear
park. These connections may consist of linear
parks, multi-use paths, trails, local streets with
sidewalks, or bike ways. All residential areus
abulting Mountain House Creek Community Park
shall provide convenient, frequent access o the
park from adjacent streets.

Bicycle and pedesuian access shall be provided
between uneighborhoods and  community-wide
destinations such as community shopping centers,
schools, the Town Center, churches, goll courses,
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and the marina. These connections may consist of
lincar parks, multi-use paths, trails, local streets
with sidewalks, or bike ways.

Design of parks, roadways, commercial areas,
residential neighborhoods and other uses planned
for development prior to the Town Center shall
consider the ultimate development of the Town
Center as.a primary concern and plan for access,
oricniation, site uses, landscape treatments, and
related issues accordingly.

m) Public open spaces and uses shall front onto

n)

public streets o the  greatest degree possible in
order to give character and beauty to the street.

K-8 schools shall have access provided by a
Collector street and one or more Local streets,
within the neighborhood. The entrances and
building fronts shall be oricnted onto Local and
Collector sireets to the degree feasible in order to
maxinmize the civic presence of the school and add
variety 1o residential streets.  High schools shall
have primary access provided by and be oriented
toward Arterial streets.

Implementation:

a)

b)

¢)

Objective  2:

Neighborhood Relation to Town Center. Specific
Plans and subsequent development plans and
prepared prior (o development of the Town Center
shalt carefully consider the ultimate buildout of
the Town Center in the design of roadways and
sitle plans.

Combined R/L and R/M Designations. Al areas
designated with a combined R/L and R/M Master
Pl designation shall be specifically zoned in a
Specific Plan.

Lxisting Residential Development.  Areas of
existing residential development shall be zoned
R-VL when public services become availuble.

To creaie auractive, identifiable

neighhorhoods and establish a local street network
which facilitates easy access within neighborhoods and
contribules to an auractive residential seuing.

Policy:

Residential Desien

a)

Site designs shall create individualized expressions
for each neighborhood and each major
development within a neighborhood.
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h)

i)

1)

Neighborhoods shall have a clear sense of cnry,
edges and center. This may be accomplished
through the use of landscaping, streetscape design,
wall treatments, decorative paving materials,
monuments, or other appropriate elemenis.

Multi-family developments shall include a variety
of housing types, such as duplexes, townhomes,
condominiums, and apartments.

The visual impact of driveways and garages shall
be minimized by such techniques as minimizing
the width of driveways; utilizing shared drives;
using narrow drives with garages located at the
rear of the lot; wutilizing alleys; recessing the
garage in the architeciural design of the home; and
maintaining the sidewalk as the consistent visual
and functional element along the street,

To the extent feastble, homes shall front onto
Local and Collector streets. Creating long streets
with only side yard frontage shall be avoided
Direct driveway access to individual homes shall
be prohibited from major Arteriad streets within 30
feel of entries 1o neishborhoods from Arterial
strecis

Homes shall front or give (e appearance  of
fronting onto Centrul Parkway, with vehicular
access provided from the reur alicys or streets.
Fronting homes toward other arterial streets,
particularty Main Street and Moontain ouse
Boulevard, is encouraged.

Tentative Mups for individua parcels  shall
emphasize pedestrian  and bicycle connections
within  the neighborhood, between adjacent
residential areas and public fucilitics.

Tentative Maps shall exhibit cnergy elficient, cost
effecuve subdivision design; maximize access
from lhousing o parks, ereenbelts and other
amenities; and discourage vehicular
through-wraffic,

Muiti-family housing along Mountain House
Creek Linear Park shall he planned to maximize
€xposure Lo the park by orienting residential units,
or outdoor activily areas adjucent (o the creck
corridor.

Single family residential wash receplacles shall be
screened by enclosures or lidscaping  and
concealed from view. Trash receptacles for
multi-family uses shall he fully enclosed. and
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screcned  from  view.  Enclosures shall be
compatible with the building architecture and shall
be construcied of masonry or other permanent
materials. Gates shall be of solid construction,
and entirely block views of the receptacle. Al
trash enclosures shall be landscaped with a
combination of trecs shrubs and/or vines.

Roadwav Desien

k)

m)

0)

P

Local  streets  within neighborhoods shall be
designed 10 disperse  waffic and create a
comf{ortable pedestrian scale. Either curvilinear or
grid street patterms are acceptable  within
residential areas. See Street Standards section.

Pavement widihs shall be minimized (o the extent
possible to: reduce development and maintenance
costs, to discourage speeding, and improve the
visual appearance and scale of street corridors.

Cul-de-sacs and Local streets shall be oriented to
minimize travel distance 10 Neighborhood Centers
for  both  pedestrians  and automobiles.
Pedestrian/bicycle connectons shall be provided
trom Local streets and the ends of cul-de-sacs
adjacent to Areriad streets and the Mountain
House Creek Community Park (See Figures 4.30
and 4.31, in the Dralt Master Plan),

To the extent feasible, Local streets shall provide
frontage on Mountan House Creek Communtly
Park.

Usc of rear afleys is encouraged tor homes along
collector streets, fronting neighborhood cenlers,
pocket parks, or other important neighborhood
streets.

Where possible, shared access drives shall be
utilized to reduce curb cuts and points of conflict
along streets,

In order to maximize interconnections between all
areas within neighborhoods, street and block
fengths shall be generally limited 1o 800 feet for
all local sireets. A minority of streets within a
neighborhood may exceed (his length, providing
that  pedestrian through-block, pedestrian
conneclions occur at distances no areater than
every 500 feet.

All streets, excepl very low capacity streets in
hmited areas, shall provide sidewalks on both
sides. Sidewalks on one side may be allowed on



cul-de-sacs of 500 feet or shorter in length or
where special site conditions apply. All sidewalks
within public rights of way shali meet the
minimum standards of the Americans with
Disabilities Act (ADA).

s)  Street corner radii shall be as small as feasible to
minimize pedestrian crossing distances.

Implemeniation:

a) Conceptual Residential Layouts. Specific Plans
for residential areas shall include conceptual
layouts for all roadways and for the school sites,
parks, commercial areas and other uses within the
neighborhoods.

b) Roadway Layout. Tentative maps for residential
areas shall provide detailed layouts for all
roadways,

Town Center

Objective 1: To provide a Town Center which will
serve as an active, mixed use "downtown” and create
a sense of focus for the Mountain House community.

Policv.

a)  The Town Center shall contuwin and ablow a wide
range of uses that will complement one another
and provide for the diverse needs of residents,
The Town Center shalt provide the principal
opportunities  for specialty  shopping,
entertainment, office, and civic functions, all
located in  close proximity  within i
pedestrian-scaled urban setting.

b) The Town Center shall provide a location tor
higher intensity land uses and job generation than
other areas of Mountain House.

¢} The core of the Town Center shall tocus on a
central open space element located on Main
Street. This park area is intended 0 function as
the formal ‘town green’ with primary retail and
other uses fronting the sidewalks bordering the
area. The town green shall be designed as an
appealing urban pedestrian  space  providing
convenient pedestrian circulation between portions
of the Town Center, comfortable seating areas that
are protecled from the sun and other pedestrian
amenmiues such as small plazas, gathering plices
and fountains.  The open space may oceur as a
large esplanade within Main Strect il the arey is
large enough to provide a usable park environment
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d)

e)

(see Draft Master Ptan Section 3.5 and Figure
9.14: Main Street -DeAnza o Central Parkway).

The Town Center shall be pedestrian in scale with
tree shaded streets and buildings oriented to the
street with generally little or no setback from the
sidewalk.

Purking shall he provided on all streets within the
Town Center, with additional off-street parking
provided at the rear of the buildings, in interiors
of blocks, beneath buildings or in parking
structures. '

The Town Center shall be surrounded by Major
and/or Minor Arterial streets. The Central
Parkway will function as a pedestrian, automobile
and transit north-south corridor that connects the
majority of the neighborhoods with the Town
Center.  Street layouts and pedestrian/bicycle
systems in neighborhoods surrounding the Town
Center shall be oriented to facilitate access to the
Town Center.

Transit facilities shall be provided within the
Town Center, including bus stops and shelters,
and provision of transit information.

The Mountain House Creek pedestrian corridor
shadb connect to the Town Center via Main Street
and public park areas.

The Town Center shall exhibit a consistent
chasacter throughout the district which will be
defined by archilecwre, landscape, signage, land
use, land intensity, and development standards.
Design of the area should create an  area
conducive 10 community activities, with a festive
and colorful atmosphere. Design of buildings and
outdoor spaces shall utilize color, special
materials, signage, fumishing and landscaping 10
promole the arca as the active "heart” of the new
community.

High Density housing shall be a significant
component of the Town Center.

tmplementation:

a)

Town Center Specific Plan.  One Specific Plan
shadl be prepared and approved for the entire
Town Center prior 1o the establishment of any
permancnt use within the boundaries of the Town
Center. The Specilic Plan for the Town Center
may be intiated by the County, CSD, or property
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owner.  The Town Center Specific Plan shall
include the following areas: the mixed use
portion with the open space core, the Central
Community Commercial, and the area north o
Mountain House Creek, planned predominantly for
open space and public uses. No development of
this area shall occur without it being addressed in
the Specific Plan. Phased development within the
Specific Plan area may necessitate modification of
-the Specific Plan through  subscquent  plan
amendments.

b) Mixed Use Area. The mixed use arca within
Town Center shall be implemented through the
County’s Mixed Use zone as defined by the
County’s Development Title.

Commercial

Objective 1: To establish a varicly ol commercial
areas wilh a full range of commercial uses, therehy
minimizing the need for shopping trips outside the
community and  providing neighborhood  and
community gathering places.

Policy:

a) Commercial uses within Mountiin House shull
in¢clude neighborhood shopping, community retail
centers, freeway-oricnted rewil, and specially
shopping in the mixed use Town Center.

by Commercial uses shall provide casv pedesirian
access vin sidewalks and (rsit o adjacent
residemiial, civic, open  spacc.  or
commerctal/industrial uses.

¢} Commercial uses shull be oriented toward and
accessible 1o streets, public spaces und parking
areas.

d) Commercial uses shall he designed as active,
colorful, pedestrian friendly focul ureas within (e
community.

e) Shared parking areas and shared access drives
shall be incorporated into  the design  of
commercial centers to reduce curb cuts and points
of conflict along streets. Shared parking may be
allowed with non-commercial wses such as
churches, parks and recreation facilities,

f) AN parking areas shall be screened {from view
from public rights of wity with low berms or
hedges. Such sereening shall not exceed 36
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inches in height, and is intended to minimize the
views ol cars and parking areas.

&) All commercial areas shall be served by transit.

implementation:

4)  Specific Plan | Commercial. The first Specific
Plan shall designate an accessible and appropriate
location for a commercial area that will provide
grocery store for the first phases of development.

b) Interim Commercial Services. No lLater than the
issuance of the 500Uk dwelling unit permit, a small
temporary commercial facility shall be provided
offering basic convenience items to Mountain
House residents.  Such facility may be in
comunction with a sales center, either as a
separate. relocatable building or room within the
sules olfices.

¢)  Convenience Retail Services. No later than the
Issuance ot the 1,000th dwelling unit permit, a
permanent  neighborhood  commercial facility
offering convenience items to Mountain House
residents shall be established.  If such a facility
has not already been eswblished by a privaie
convenience  slore  operator, a  syfficient
inducement shall be provided (o cause the
esblishment of a store. This inducement may be
a reduced Tand price, joint venture, build-to-suit
will reduced rent or such other financial dpproach
that - would  cause 4 lactlity 10 commence
operation.

Objective 2. To provide Neighborhood Commercial
uses within each of the 12 residential neighborhoods
with the uses accessible by foot or bicycle and
clustered 1o contribute (o 3 neighborhood focus.

Policv:

ab A one and one-half acre site shall be located
within each of the 12 neighborhoods, generally
ncar the neighborbood park and school to serve
local, pedestrian-orienied shopping needs within
te neighborhood and kelp to offset the need for
longer vehicular trips (o community or regional
commerciyd ireas.

b) Where sites are located near a K-8 school site,
access o retail facilites shall be located away
irom school and school yard entrances.

¢y Neighborhood Commercial sites shall be located
on-a Collector roadway.



d) Neighborhood Commercial sites shali be designed
to accommodate a small retai! center and may
provide space for a community facility such as a
day care center, church, recreation building, or
meeting hatl, if such community uses cannot be
provided within the neighborhood schoo! or park.
Sites may be enlarged up to three acres subject 1o
the need for additional services or facilities within
the neighborhood.

e) The design and character of Neighborhood
Commercial facilities shall be compatible with and
reinforce  the characier of the school and
residential uses. Pedcstrian uses such is outdoor
ealing areas, or other such arcas are ¢ncouruged.

Implementation:

a) Neighborhood Commercial Site Concept.  Fach
Specific Plan shall include the location and
conceptual site plan for each Neighborhood
Commercial site.

b) Special Purpose Plan. In conjunction with the
school plan for the ncighborhood K-8 school, a
Special Purpose Plan for Neighborhood Center
shall be prepared and approved by the review
authority,

Community Commercial

Objective 1. To establish Uwee  conumunity
commercial "village™ shopping centers of 15-20-ucres
each (Village Centers), located and configured to
provide multiple neighborboods with daily and weekly
shopping needs.

Objective 2: To establish a community commercial
shopping center ("Central Commercial Center™) 1o
provide the entire community’s major shopping needs.

Policy:

a) Community Commercial uses shall be Jocated
along Arterial roadways, and should he direcily
accessible by adjacent residential areas along
Local or Collector streets.

by Tramsit siops, park-and-ride facilities, and wmple
pedestrian walkways shall be conveniently located
in Village Centers und the Central Commercial
Center.

€} Building materials should project an image of
substance and durability. Materials which are
texturally rich should be used at the sireet level
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where pedestrians are in closest contact with the
buildings.

Service stations and other "pad” uses including
parking areas, shall be carefully designed to not
visually dominate the street or intersection. Pad
uses shall be designed as a secondary, supporting
element within the Community Commercial areas,
utilizing the same architectural style.

Colonnades, or recessed walkways shall be used
for ali buildings orienting toward parking areas.
Colonnades are discouraged for street-oriented
storcelronts.

Awnings, canopies, trellises or other elements are
encouraged.

Uses within cach Community Commercial area
shall utilize shared parking areas and access drives
o the degree possible.

Service, mechanical, trash storage and loading
arcas shall be located away from public streets or
use qreas, and screened from view.

A single. centralized recycling coliection site shall
be designated in each of the three Village Centers.

Three Village Centers shall be located to evenly
serve the 12 residential neighborhoods, each
Center serving approximately 5,000 homes. Each
is intended o include a major anchor grocery
store, drugstore, and supporting small stores Lo
support  approximately  one-third  of  the
community’s population. Other uses may include
services, offices, and recreation uses.

Villuge Centers shall be easily accessible from
surrounding neighborhoods by pedestrians and
bicycles, and shall incorporate the following
elements, to the extent feasible:

*  Pedestrian walkways through parking areas,

+  Direct connections of pedestrian walks from
storefronts to adjacent streets,

* Pedestrian "breezeways” or access streels
connecting through or between buildings 1o
residential  areas adjucent to the Village
Center site,

¢+ Direct pedesirian access from transit stops to
storelronts,

*  Storefronts of buildings facing surrounding
streets.
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) Village Centers shall be designed to be computible
with surrounding neighborhoods and should help
1o establish an atractive community identty.,

m) Courtyards and outdoor seating and gathering
areas shall be incorporated into the Viitage Center
sites.

n) The Village Center adjacent to Town Center on
Central Parkway shall provide pedestrian and
vehicular connections to adjacent, future Town
Center uses. Uses adjucent to Main Street shali
orient storefronis toward the street, and should be
designed as :n extension of the street-onented
uses anticipaicd for Town Cenier.

0) Mountain  House shall include  one
community-serving shopping  center  (Central
Commercial) whicl is intended to include such
retailers  as  junior department  stores  and
community-wide recreation facilities. This center
will provide an additional major shopping area Cor
the entire community, offering a wider range of
products and services than the otier Villuge
Centers.

p)  The Centrat Conununity Commercial Center shatl
be located within the Town Center und  shafl
provide direct pedestrian access to the mixed use
arex and other uses within the Town Center.

fmplementarion:

a) Design for Transit Use. Designs prepared as parl
of subsequent submitals shall he oricnled o
transil use and shall mcorporate such features as
buildings and shelters neur the sireet front for bus
and other vehicle conncctions, adequate and
accessible  transit  sheliers  and park-and-ride
facilities, and ample pedesirian connections from
transit stops 1o stores and services.

b) Special Purpose Plans. Prior 10 submitty ol the
first Development Permil that includes a Village
Center or the Centry! Commercial ureq, a Special
Purpose Plan for the entire commercial area shall
be approved.

Objective 3: To provide General Commercial arcas in
appropriate locations (o serve the community's needs.
General Commercial yses are intended to provide for
specialized commercial establishments such as, home
supplies, building supplies or other establishments tha
generally require special purpose trips rater (hag
providing daily shopping needs.
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Palicy:

4)  General Commercial areas shall be located on
Arendl  roads  and  near intersections or
interchanges 1o provide efficient access and
minimize disturbance to residential areas.

b)  General Commercial uses adjacent to the Alameda
County line shali be compatible with agricultural
uses, or provide suitable buffers.

Objective 4. To provide a Freeway Service
Commercial area near Interstate 205 o serve the
frceway waveler's and community’s needs.

Paolicv:

a)  Freeway Scrvice Commercial uses shall be located
along Patterson Pass Road, between the Central
Parkway intersection and the 1-205 interchange.

b} Primary access to uses within the C/FS area shall
he from intemal Collector or local streets.

¢} Development of sites within the C/FS area shall
be compatible with the Business Park

Tmprlementation:

a) Conceptual Site Plan.  Each Specific Plan
contiwning Freeway Service Commercial uses shall
include a site development concept for the entire
C/FS zone indicating circulation, access, building
reas, common landscape setbacks, and conceplual
uses.

b} Special Purpose Plan. Prior to the approval of the
first development permit that includes C/ES uses,
a Special Purpose Plan for the entire {reeway
commerdial area shall be approved.

Industrial and Office Use

Objective 10 To support the development of offices
and a range of industrial uses within Mountain House
by providing uppropriute and attractive locations for
such businesses.

Policv:

a)  Office Commercial areas near the Town Center
shall reinforce the higher ntensity character of the
Town Center, and shall provide convenient
pedestrian connections between the two areas.

b Oflice Commercial uses shall provide locations for
a wide variety of public and private office uses,
mcluding medical offices, library, civic center, fire



c)

d)

€)

Iy)

i)

stations, police station, communication centers,
and business offices.

The Office Commercial site at Central Parkway
and Grant Line Road shall be designed (o
complement the adjacent Village Center and
multi-family housing areas.

Major office and civic uses should be located in
proximity to the Town Center and the Paterson
Pass Road employment comridor.

The configuration of office and industrial areas
shall provide for flexible parcelization, good
access, and visibility.

Industrial and office sites should bhe incorporated
mnto  campus-like  scttings, emphasizing  the
common weatment of open space, amenities,
circulation or other commaon clements,

Office and industrid uses should reflect 2
commonality of architectural elements within each
identifiable area. In general, building architecture
should reinforce the churacter of important civie
and commercial areas through o consistency and
compatibulity of architecwural style.  Fumishings
such as signs, walls, fences, lights and benches
should be designed to reinforce these architectural
complexes.

Industrial and office sites shall be located along
Arterial roadways 1 the eastern portion of Lhe
community 1 order to provide efficient access and
effectively define the eastern boundary of (he
community.

Industrial and office silcs shall he designed o
fucilitate  easy vehiculur, wansit, bicvele and
pedestrian connections  between use arcis and
individual properties and users.  This may he
accomplished through shared driveway access.
pathway and open space systems, sharcd parking
and locations of transit stops or other facilities.

To the extent possible, office and industrial
buildings shall be oriented o the strect with
parking and/or loading areas behind or 1o the sides
of the building. Service, loading, storage or other
polential nuisance areas shall be located to
minimize impacts on adjacent uscs.

Industrial and office areas Ny incorporiite
commercial support facilides as defined in Tuble
3.5 of the Draft Master Plan in order 10 reduce the
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m)

n)

0)

)

r}

s)

nced for fengthy automobile trips during the work
day.

Industrial and office areas shall provide facilities
for bicycle commuters including bicycle slorage
and showers.

Indusirial  areas may accommodate larger
recreational facilities such as theaters, bowling
alleys, and ice rinks.

Primary access to industrial sites in the Patterson
Pass Business Park and the Old River Industrial
Park shall be from the intermal, Collector street
system.  Primary access to industrial and
commercial siles adjacent to Patterson Pass Road
shall bc from Dc Anza Boulevard and intemnal
Collector streets

Where appropriate, sites shall provide walks
within the site connecting building entries o the
street sidewalk network and transit facilites.

General Industrial areas shall be provided for
building  contractors, yard  storage, building
material suppliers and similar businesses witl very
low density employment. General Industrial areas
shall be separated from  residential or other
sensitive Lind uses by non-sensitive land uses or
other appropriate buffers.

Industrial sites shall incorporate courtyards, patios,
plazas, picnic areas, or other employee use areas
and facihities. Individual site, or common fimess
and recreation facilies are encouraged.

Otfice, industrial or other commercial buildings
shall generally have primary facades which face
towiird public streets. and be designed o enhance
public access and perception of such buildings.
All sides of buildings visible (o the public shall be
detailed as active, interesting facades or screened
by landscaping. Service areas and facades not
visible 1o the public may be simpler in treatment.

All commercial and industrial sites shall utilize
shared parking and drives to the extent possible,
and shall provide driveway connections between
adjacent parcels.

Businesses providing primarily warehousing or
distribution functions shall not be allowed within
the Indusurial Park and Limited Industrial zones,
uniess expressly permitied by (he County.
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u) In accordance with the provisions of the
Jobs/Housing & Affordable Housing Section, the
types of permitted Industrial uses shall be
expected to provide the minimum Jobs per acre
shown by Table 3.1 in the Draft Master Plan.

v) General landscaping and development guidetines
shall be addressed by the Mountain House Design
Manual. Additional, more detailed guidelines or
standards, if required, shall be established by
CC&Rs.

w) Detailed CC&Rs shall be prepared  for  all
Industrial uses prior 10 approval ol Tentative
Parcel Mups or other improvement plans for the
arci.

x) Al industrial areas located south of Byron Road
shall be zoned I-P by Specific Pluns.

Public and Institutional Use

Objective 1 To provide appropriate and aceessible
locations for public and institwtional uses  within
Mountain House.

Poliey:

a) Public safety facilities such a5 fire and police
stations shall be located in or near commercia
areas or adjacent to public parks.

b) Institutional uses such as private schools may be
sited in commercial, residential or public arcas
adjacent to Arterial or Collector roads.

¢} Civic and community buildings shall gencrally
have primary facades which "front” public streets
and spaces, and the design of such Fcilities shall
enhance public access and pereeption ol such
buildings,

dy Public-serving uses such s administrative and
ctvic buildings shall be concentrated within or
near the Town Cenler.

e} The transit center property is designated for public
use and is intended o be an intermodal tacility
serving as a transfer poini between automobiles,
buses and rail.

D Inits inita) stages te transit center shall provide
transit information, parking, and waiting areas,

=

2} Schools: See Education Section.
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lmplenentation.:

a)  Major Impact Facilities, Major Impact Facilies,
including the water and sewer treatment plants,
will require 1 Use Permit.

b) Essential Public Services. Police stations, fire
stations, and libraries will require a site approval.

¢) Recreation. Parks or other recreation facilities
will require a site approval.

JOBS/HOUSING & AFFORDABLE
HOUSING

Ohjective 1: To ensure that jobs and a corresponding
amount of affordable housing are available 1o working
residents in Mountain House, with a jobs/housing ratio
of 0,99

FPolicy:

@) Programs shall be instituted to attract and develop
jobs in the community.

by The jobs/housing goal of 0.99 shall be the target
at buildout of Mountain House.

¢) Tob development aclivities shall larget specific
types ol industry that tend 1o offer higher salaries,
including:

*  biomedical, biotech, bioengineering

= professional health care services

* high-tech (ie., chip manufacturing, software
development)

* voice and data communication hardware and
SCTVICES

* fnanaal services, real estale, daccounung, and
legad services

d}  Non-residential land uses shall generally conform
o the minimum job densites presented in Table
3.1 of the Draft Master Pl

¢)  Land use allocations and regulatory controls shall
support a job/housing  balance and land yse
changes or regulatory changes will not be made
without giving consideration 1o the effects on a
Jobsfhousing balance.

Implementation.

a) Job Auraction Program.  The job attraction
program shall involve passive forms of marketing,
emphasizing  community design, the locational
benelits of the community, and the information



dissemination features of the moniloring program.
Assisting applicanis to facilitate projects and
assuring an inventory of siles that are ready o
develop shall be elements of the program as well.
Appendix 3-A of the Draft Master Plan describes
the elements of the job attraction program in morg
detail.

*  Atany other times determined appropriate by
the Bourd of Supervisors.

The specific Jobs/housing ratios that will be
tracked and the associated enforcement provisions
inctude the following:

*  Best Case Ratios: The jobs/housing goal is

b) Job Development Program. As part of an overall estimated (o improve over time from (.79 by
economic development progrum, specific job the end of the first Specific Plan to 0.99 gt
development efforts shall offer various incentives project  buildout. These  "Best Case”
(o prospective developers and tenangs, In addition, jobsfhousing ratios are presented in Draft
there shall be close coordination wilh a network of Masier Plan Table 3.7 Analysis  of
brokers specializing in commercial and industrial Tobs/THousing Balance Over Time.
land uses to arget specific industrics and
companics and 10 mousnt a recruiting effort that *  Minimum Ratios:  The Minimum Ratio
may be inlemational in scope. Other commercia averages only 4% 0 9% less than the Best
and indusuial developers, the San Toaquin Case Ratio; over time, the Minimum Ratio
Partnership, and the County shall be integrated approaches the Best Case Ratio, Minimum
into the program. Further information about the Ratios for years or residential units not shown
active forms of marketing in the Job development shall be interpolated.  The Minimum Ratios
program is contained in Appendix 3-A of the e presented in Table 3.8 of the Draft Master
Draft Master Plan. Plin.

¢) A full-time economic development position, with ¢ Enforcement: 11 it is determined during a forma!
support sttt as necessary, shall be created so that review of the jobs/housing program that the
potential emplovers can be actively pursued and minimum raios have not been achieved, the San
secured.  An individual qualified in the aspects ol Joaquin County Board of Supervisors  shall
job development identificd in (he Master Pl evaluite  the  circumstnces  associated with
shall be hired o fill the position.  The muster non-achicvenient. ascertain the potential adverse
developer initially, or a coalition of builders and inpacts on the County, and develop an appropriate
landowners ultimately, shall fund the position untjl course of action.  The Board shall consider
such time as it is no longer needed, as determined lestinony  from members of the public, and
by the County. This obligation shull be provided developers and landowners in the project, and
for in the Development Agreement between the shall evaluate the following issues:

County and property owners participating in the
review of the community. * Recent efforts in the job creation progrim,
tncluding  specific employers  (hat  are

d) Jobs/Housing Reviews. The jobs/housing program considening or have commitied (o locating in

shall be monitored annually as described in the
monitoring and enforcement section helow. In
additon, the San Joaquin County Board of
Supervisors shall review tie progress of the
jobs/housing program at the following specified
times;

*  Prior w0 the approval of any Specific Plan
(excluding the first Specific Plan or Specific
Plan Amendment).

* When 4,000, 8,000, 12,000, and 16,000
residential units have been completed and
annual  monitoring  information becomes
available, if a review has not already been
conducted in the previous calendar year.

Mountain House.

* A comparison of the job creation rute in the
project  with local,  State,and national
ceonomic or miwket trends and financing
availability.

*  The fact that the master developer and CSD
will not be able to control certain factors
affecting job creation, including regional
economic and market cycles and Iandowners
other than the master developer who are
unwilling 1o sell land zoned for
commercil/industrial development.

= The types of jobs created to date, including
an evaluanon of the wage scale or salary
level, the portion of full-lime vs, part-time
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positions, and the number of jobs in regional
vs. population-serving industries.

* The financial effects that discontinued or
interrupted residential development will have
on Community Service District operations and
public financing districts in the community.

+  The effects of including construction jobs in
the calculation of the jobs/housing ratio.

*  Efforts that have been made by the County to
facilitate and encourage non-residential
development.

If developers and landowners have directly, or through
the CSD, made a best-faith effort to implement to the

fullest extent possible the job attraction and job -

development measures specified in the Master Plan,
the County shall allow residential building to continue.

Objective 2: To ensure that housing is available and

affordable to all employees in Mountain House.

Policy:

a) Households at every income level shall be abie to
find housing that is affordable.

b) Assistance shall be made available to fll
affordability gaps for specified households that
cannot find affordable housing,

c) Affordability of housing shall be evaluated at
identified project intervals.

Implementation:

Affordable Housing Plan

The affordable housing plan is designed to be
implementation-oriented and includes the following
five elements;

d) Community Design: Residential and
non-residential land uses shall be developed as
proposed in this Master Plan.

e) County Incentives: Fee reductions or deferrals
shall be considered for single family homes with
second units (described below), for all
high-density residential (R/H) developments, and
for development proposals that include Extra
Allowable Units.

f) Employer Programs: Employers shall be
encouraged, although not required, to implement
the folowing two programs in coordination with

R10114B.APC-4/25/94
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g)

h)

the CSD or Mountain House Housing Trust Fund
{described below):

*  Employer-assisted housing that involves down
payment assistance, mortgage buydowns, or
other incentives to employees choosing to live
in Mountain House.

+  Employee housing bulletin, incorporated into
the CSD job creation program, that matches
housing needs with housing opportunities in
the community.

Second Units: At least 6.5% of the total R/VL,
RL, and RM units approved for each
neighborhood shall be designated to include
second units. Tentative Maps shall identify lots or
parcels designated for second units. Second units
shall not be subject to an affordable housing fee
(described below) or public facility impact fees.

Exira Allowable Units. In addition w0 the
minimum number of second units specified above,
a minimum of 240 additional units will be
developed in the Town Center, and a minimum of
189 additional units will be built in other high
density residential areas. If more than 189
additional units are approved in designated R/H
areas, then the number of additional units planned
for the Town Center will be reduced accordingly.
A minimum of 100% of all extra allowable units
designated for each neighborhood shall be built.
If it is determined by County staff that extra
allowable units will be affordable to very low
income households, these units will be exempt
from impact fees and affordable housing fees. In
addition, the County shall work to facilitate any
development proposal that includes extra
allowable units.

Mountain House Housing Trust Fund. The
Mountain House Housing Trust Fund (MHHTF)
shall be enacted to make housing affordable for
lower income households in Mountain House.
The MHHTF shali be implemented as follows:

» The MHHTE shall be established as a
non-profit California corporation, with a
five-member Board of Directors and a trust
fund manager. The Board shall consist of
certain members as described in Appendix 3-
A of the Draft Master Plan.

*  The MHHTF shall receive revenues generated
by an affordable housing fee levied against atl
new residential deveiopment in Mountain



1> The affordable housing program

House except second units and high density
units. The fee shall be based on unit size and
lot size and shall be adjusted annually to
account for changes in the median price of
new homes sold in San Joaquin County as
determined by an organization deemed
appropriatc by the MHHTF Board of
Directors. The affordabie housing fee shall
not be applied to non-residential land uses.

As discussed in detail in Appendix 3-B, the
affordable housing fee was calculated 10
generate an amournt that, when combined with
state and federal matching funds, will produce
revenues  sufficient to provide housing
subsidies to very low income households in
Mountain House. Based on this analysis, the
affordable housing fee is the following:

$0.48 per square foot of livable area in a
residential unit, plus
$0.06 per square foot of lot space

Although the fee was calculated to generate
an amount that could be used for rent
subsidies, the program does not rely on such
subsidies. Given the indefinite period of time
over which rent subsidies could be required,
such subsidies are an expensive form of
assistance. The MHHTF Board of Directors
(discussed further below) can use these
revenues to supplement or supplant rent
subsidies with assistance 10 affordable
housing developers, land purchases, or other
programs for lower income households.
Additional alternatives are discussed in
Appendix 3-B of the Draft Master Plan.

= San Joaquin County shall collect the
affordable housing fee when a residential
building permit is issued. Affordable housing
fees shall be remitted directly to the MHHTF.
The MHHTF Board of Directors shall use its
discretion to decide how the fee revenues are
applied to affordable housing needs in the
community. The Board shali also consider
options to sustain the fund after the affordable
housing fee revenues end when the project
builds out.

Affordability Requirements

shall be
monitored annually, adjusted as appropriate, and
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k)

-affordability.

subject to review by the San Joaquin County
Board of Supervisors.

The project shall achieve the minimum
affordability indices as presented in Table 3.12 of
the Draft Master Plan: Affordability Index Goals
Over Time. The indices are differentiated by
income category. It is anticipated that the
index for moderate .income
households will be bhigher during project
development than the index for low and very low
income households because a larger quantity of

-.-. more diverse products will be available to this

D

higher income group.

If it is determined during the annual monitoring of
the affordable housing program that the specified
affordability indices have not been achieved, the
San Joaquin County Board of Supervisors will
consider testimony from the MHHTF Board and
developers and landowners in Mountain house to
evaluale the circumstances further and develop an
appropriate course of action. As part of this
review, the Board shall consider the following:

«  The extent to which infusion of fee revenues
into the MHHTF was sufficient to meet the
needs of lower income households.

*  Recent efforts to leverage MHHTF revenues
with other public and private affordable
housing funding, including specific programs
that will potentially contribute 0 the
Mountain House affordabte housing program
within the next two years.

*  The intent of the affordable housing programs
o rely on market forces, coupled with land
use design and density constraints, to dictate
the appropriatc number of homes and the
appropriate monthly rents and sales prices.
To the extent these forces result in rents and
sales prices that are higher than originally
planned, the affordable housing fee will
generate additional revenues that can be used
towards very low income housing in the
community.

+  Efforts on behalf of the County to facilitate
the development of affordable housing,
including second units and additional R/H
units.

= After consideration of these issues, the Board
of Supervisors will decide whether to adopt

.
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changes to the program, such as modifying
the land use design, revising residential
densities, adjusting the affordable housing fee,
or restructuring the program.

Monitoring and Enforcement

Monitaring and enforcement guidelines, in addition to
those delineated above as part of the jobs/housing and
affordable housing programs, are presented balow:

a)

b)

d)

Statistical categories to be evaluated shall include,
but hot be iimited to the following:

Business and industries

Jobs and wages

Housing units and employed residents

Household incomes

Housing products and costs

Residential densities

Location of employment and vehicle miles

traveled to measure the axtent of in- and out-

commuting

*  Inventory of absorbed and remaining residential
and non-residential land uses

*  Companies and individuals who decided not to

move to Mountain House (why they decided not

to move to Mountain House, where thaey did

decide to move, etc.)

* * & 5 " 8 @

The CSD shalt be responsible for the monitoring
sffort in cooperation with the County. Structured
monitoring and analysis shalt be conducted
annually, with unding provided through the CSD.

The results of the analysis shall be rsady by Aprii 1
foliowing each calendar year and shall be reviewed
in detail with the County. Various formats of
summary level information and conclusions shall be
made available to community businesses and

residents and incorporated into promotional
materials.
The following contrals  shall apply to the

jobshousing program:

*  Commercialand industrial land yses designated
for each neighborhood should meet the
minimum job densities shown in table 3.1: Land
Use Program.

* Redesignation or downzoning of
commercialfindustrial land to non-employment
uses (such as residential uses), shali only be
pemitted after review by the County 1o
determine the impact on jebsousing.
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e)

*  Direct construction jobs generated solely to
support the buildout of Mountain House shall be
considered when analyzing the community's
jobsMousing balance.

The following controls shall apply to the affordable
housing program:

*  Subject to the provisions of Section 3.3: Land
Use Regulations And Permitted Uses,
residential densities in each land use category
shall not fall below a specified minimum
number of dwelling units per acre by
neighborhood as indicated in Table 3.3:
Maximum and Minimum Residential Units by
Neighborhood.

*  Redesignation or downzoning of higher density
land {e.g., muhtifamily R/M) to lowar density
fand (e.g., single famity A/M) uses shall only be
permitted after review by the County to
determine the impact on housing affordability,

Community Monitoring Programs

**Objective 1: To track aspects of the community as
it develops in order to protect the County from

potential

negative  impacts and  insure  the

implementation of Master Pian provisions.

Policy:

a)

b)

c)

d)

€)

Community monitoring shall be administered by
the County,

Monitoring shall continue until such time as it is
determined by the County that it is no longer
needed.

The community monitoring program shall be
established with approval of this Master Plan.

Community monitoring shall be summarized in an
annual Community Report, prepared under the
Jjurisdiction of the CSD.

The community monitoring program analysis shall
be continuous, with an annual Community Report
due by April 1 following the year of analysis.

Community monitoring programs shall be based
on a single set of data collected by the CSD and
applied to the monitoring of the various programs,
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2) Community monitoring programs shall address
fiscal/financial  stability, jobs-housing and
affordable housing programs, and Transportation
Demand Management (TDM).

b) Community monitoring data shall be provided to
the County and School Districts to assist the
educational facilities plan.

**Objective 2:  Community monitoring shal! be used
to ensure that Mountain House proceeds only with
positive fiscal impacts to the community and that the
community is financially stable.

Policy:

a) The County shall monitor demand for new
services and revenue generation during buildout of
the new town to assure that expenditures are offset
by new revenue.

b) Depending upon the results of the monitoring,
adjustments can be made in service delivery, fees
and charges, and/or use of other financing
mechanisms.

¢) The Mountain House CSD shall prepare an annual
fiscal status report as part of the ongoing
monitoring program, and shall provide any data or
analyses the County many need o ensure the
ongoing fiscal health of the new community.

Right-to-Farm Ordinance

**Objective 3. To notify all Mountain House
residents of the County’s Right-to-Farm ordinance.

Policy:

a) Every resident of Mountain House shall be
notified of the County's Right-10-Farm ordinance.
Notification shall be done by delivery or the
subdivision report.

b) The monitoring program shall document the
adherence to the notification procedure.
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DEVELOPMENT AND DESIGN

Development Standards

**0bjective 1: To provide a guide for all development
and building that apply to all development within
Mountain House.

Policy:

a) Grading practices within the community shall
minimize disruption to the natural topography;
protect and enhance the projects’ aesthetics;
minimize risk to health and property from
improper control of storm drain water runoff,
erosion and sedimentation; and provide for
efficient construction operations.

b) Residential lots shall be graded to direct storm
waler runoff towards public streets or easements
and not across adjacent private property.

¢) Commercial and industrial sites shall be graded to
direct on-site storm water runoff (o public
facilities and not across adjacent private property.

d) Grading operations shall be planned and
implemented 1o efficiently control erosion and
sedimentation.

.
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e} Otf-site export or import of cut and fill material
shalt generally be lunited to the import of special
construction material or soils amendment material
for landscaping.

)  Sites developed adjacent to undeveloped property
shall establish perimeter grades no Tower than the
adjacent tand, and no more than one fool higher,
uniess accommodated within & landscaped area.
Siopes within these areas shall not exceed 31
horizontd to vertical.

g} Perimeter grades adjacent to deveioped propertics
shall match the adjacent grade, plus or minus
one-half foot, unless occurring  within - a
landscaped arca.

h) Al site arcas shall be sraded to ensure positive
drainage.

1) Residential lots shall generally be sraded such that
the finished Noor clevation is 12-18 inches ahove
the street curb.

;) In order (o help minimize visual impacts of
] P p

arterial streets, curb grades should be established
6-12 inches below the Dinished grade al the right
of way line. Roadway median strips should be
graded with & crown height approximately 6-12
inches above the curh, for o typical [4-toor wide
median,

k) Benns, channels and swabes shalt be shaped an
such a way as 1o appear an inlegral part of the
graded or paved surfuce, and designed  with
smooth transitions between changes in slope.

Implementation:

a3y Grading Requiremcnts for Specitic Plans. Al
Specific Plans shall provide typical grading details
and grading concepts for any special conditions
unique o the particular Specitic Plan area and not
addressed by this Master Plan,  Such conditions
are expected 1o include areas along the Old River
and within Neighborhood A,

¥*Objective 2: To encourage distinet arcus of the
community to develop unique architectural characters,
consistently applied throughout each area.

Poiicy:

a)  The architeciura) characier of Mountin Tlouse
shall be varied but shall be consistent witin
distinct arcas of the communily.
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Imiplemenication

4} Mountain House Design Manual. A Mountain
House Design Mannul shall be approved prior 10
submittal of any Development Permits. The
Manuat shall address building requirements and
architectural  design  guidelines for the Town
Center, Village Centers, industriat and commercial
areas, neighborhood non-residential buildings, and
residential arcas. .

by Focus Arcas.  Specid Purpose Plans for focus
areas including Neighborhood Centers, Village
Centers, the Freeway Commercial area, and the
Central Commercial area shall describe more
detailed site plans and guidelines for architecture.
Such architectural treatments shall be coordinated
with designs for Lindscape, lighting, signage, and
site furnishings.  Speciad Purpose Plans shall be
approved prior to the approval of the first
Development Penmit for the focus area.

¢ Industriad and Commercial CC&Rs. Development
slandards and guidelines shall be developed for
the  husiness pwrk and  other industrial  or
commercry uses as part of comprehensive CC&Rs
tor the respective arens.  CC&Rs shall be
consistent with the Mountain - House Design
Manual and shall be prepared prior to approval of
tentrtive parcel maps or other tmprovement plans.

FEObjective 30 Sipas throughout Mountn House
shall wd - in establishing  the  sense  of quality,
continuily, and character Lor the community.

Policy:
ay  Signage

design  shalt  be addressed
comprehiensively in i separate document.

h) Al siens shall conform 1o e County Sign
Regulations except as modified in the Mountain
House Design Manual or by fulure Specific Plans.

tplemeniation:

4} Mountain House Design Manual. A Mountain
House Design Manual shall be approved prior to
submited of any Development Permits. The
Muanual shall address signage requirements for
community and  neighborhood identification,
business  and  industrial park  identification,
commerciid  idendfication,  tenant signage,
marketing, {emporary parcel identification, and
dircctionad signage.
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b) Specific Plan Sign Provisions. Each Specilic Plan
shall describc any addidonal provisions for
signage not covered by the Design Manual and
applicable only to that Specific Plan Area.

**Objective 4. Lighting shall aid in establishing the
sense of the community and provide a safe
environment.

Policv:

a) Lighting throughout Mountain House shall be
designed to differentiate use areas, o emphasize
community amenilics, to provide continuity along
street corridors and to ensure the salcty of
residents and users.

Implementation:

a)  Mountain House Design Munual, A Mountain
House Design Manual shall be approved prior to
submintal of any Developmiemt Permits.  The
Manual shall address lighting requirements for
community and neighborhood strects, parking fots,
pedestrian and entry arcas. reereation areas and
athletic facilites, Lndscape, service areas and
security, and signs.

b} Specific Pl Lighting Provisions. Fach Specilic
Plan shall describe any additional provisions for
lighting not covered by the Design Manuai and
applicable only to thut Specitic Plan Arca,

*Objective 3: Walls and  fences shall provide
privacy, security, and shape important public spaces.

Policv:

) Walls and fences shall be located and designed 1o
assist o establishing  the  character of  the
community

hnplementeation:

a) Mountain House Desien Muanual. A Mountain
House Design Manual shall be approved prior to
submittal of any Development Permits.  The
Manual shali address the design of community and
neighborhood walls, privacy fences, and open
fences.

**Objective 6: Site furnishings shall be an inteera!
componeit in establishing a distinct character for
neighborhoods and discrete areas of Mountain House.

C-19

Poliey:

a)  Site fumnishings shall be located and designed to
assist in establishing the distinct character of an
arca.

Tmplemeniaiion:

a) Mountain House Design Manual. A Mountain
House Design Manual shall be approved prior to
submittal of any Development Permits. The
Manua} shall address the design and location of
site furnishings including bus shelters, newspaper
stands, benches, drinking fountains, trash ums,
muilboxes, and other similar elements.

b} Specific Pl Fencing and Walls Provisions. Each
Specific Plan shalt  describe  any  additional
provisions for fencing and walls not covered by
the Desien Munual and applicable only 1o that
Specific Plan Area.

**Objecrive 7:  Public art and monuments shall
enhance the visual characler of the community.

Policy:

a) Public art shall be  incorporated into  the
development of public and private arcas that are
open o the general public.

Iuplemientarion:

@) Provisions for Public Art. Special Purpose Plans
for focus areas including (the Neighborhood
Centers, Villuge Centers, Freeway Commercial
areu, and Central Commerciat area shall include
provisions for public art applicable to that focus
arca. Special Purpose Plns for focus areas shall
he submitied prior 1o the approval of the first
Development Permit tor the focus are.

b) Town Center. The Town Center Specific Plan
shall include provisions for public art.

Objeciive 8: Culural resources shall be protected in
the community,

Policy:

a)  Significam  culural  resources  and  historic
structures shall be idenufied and, where possible,
prescrved by integrating into new development or
refocation.

-
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tmplententarion:

a) Location of Significant Struclures. With the
exception of Specific Plan 1, each Specific Plan
shall locate and identify potentially significant
prehistoric, architecwral, and/or historic structures.
For Specific Plan I, such structures shalt be
located for the subject area prior 10 submiutal of
the first Development Permit.

b) Preservation Methods. When applicable, each
Tentative Map submital shall specify the method
of preservation of significant historic structurcs.

**Objective 9: Siting criteria for community facilities
shall be established to minimize land use conilicts.

Policy:

a)  Public fucilitics thit have imemal functions st
could be o threat 1o the health and safety ol the
community shall be sited in such a4 nunner as o
minimize the impact.

by Those public facilitics that arc of poor visual
quatity or conflict with the visual character of
adjacent land uses shall be stted o minimize the
adverse visual impact on the adjacent uses and the
community in general. Techniques for mitigation
of visual impacts include butfering by walls,
fences andfor landscaping, use of color to disguise
fucilites, and architectural desien to reduce the
perceived mass and bulk of the structurcs.

€)  Those public facilies that have the potential to
generale noise to a degree that would be a
nvisance o adjacent lund uses shall be designed
and sited to minimize such impucis,

d) Any public facility that has. as 2 part ol s
function, the potentiat for generating odors that
would be a ruisance to adjacent fand uses shall be
designed and sited 10 minimize such impacts.

e) Those public facilities that are intended to he
accessed by the public shall be sited within the
community and within the neighborhood in such
a manner as to allow convenient public aceess and
reduce the need for taffic on local streets.

**Objective 10: Edge wreatmenis shail eslablish the
community as a distinct entity.

RIOLI4B.APC-425/94
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Community Edges

Policy:

a)

b)

Community edgc treauments shall be utilized (o
establish a distinct boundary between Mountain
House and surrounding tand uses. The edge
treatments shall be designed to buffer the potential
adverse effects of the new urban community upon
adjacent agricultural lands, and vice versa. ‘

Edge ueatments shall be designed to respond to
the unique sile conditions between mountain
House and adjucent off-site uses. Edge boundary
treatments shall be visually distinctive, and shall
discourage access by vehicles and pedestrians to
the agricultural uses. The portions of edge
treauments located in different Specific ptan Areas
shall be designed and constructed to be consistent
with adjacent edge treatments.  Specific Plans
conliguous with previously developed areas shall
utilize the same design treatment as the previous
Specific Plan. Modifications shall be limited o
improved plant selection or other efforts 10 correct
problems with existing edge reatments.

Bulfer areas and setbacks shail be no larger than
necessary, and shall consist of usable, easily
nuuntunable areas and eatments.

Edge treauments shall be installed 0o later than at
construction of adjacent roadways. In no case
shall cdge wreatments be installed iater than the
development of adjacent {and uses.

West Edge Treatment

HY

h)

Edge treatments along the west edge shall be
designed 10 mitigate any polential impacts from
aerial spraying.

The wreaunent of the west edge shall consider the

agricultura) uses adjacent (o the property and the -
proposed Tand uses within the community, and

shadl utlize @ combination of elements appropriale

to an urban/agriculwral houndary condition. As

appropriate, allowed uwses along the west edge

include:

+  Walls and fencing

*  Earthen berms

*  Bike lanes and pedestrian paths
»  Landscape plaming

*  Mujor roadways

+  Local streets

«  Ulihty casements



»  Puarking and storage within privawe lots
«  Privale yard arca

Communily West Edee at Maring Boulevard

C)

The treatment of this portion of the west boundary
shall create an attractive and functiona Encar
corridor, incorporating the following:

+« Four lane, high speed roadway (Marina
Boulevard), connecting Grant Line Road to
Byron Road (minimum 110" right of way).

»  Evergreen windrow tree planting on both
sides of the roadway and in the median, to
creale an autractive houndary, and help screen
spray and dust, and mitigate prevailing
westerly winds..

»  Continuous multi-use path on the west side of
the roadway.

«  Agricultural wire fencing at (he edee of the
properly boundary.

«  Continuous screening shrubs planted along
the fenced boundary.

*  Sound/privacy wall planied with vines und
screening shrubs along residentivl property
lines on the cast side of the roadway.

+ 100 foot building sethack (excluding garages

and accessory structures) from (he eastern

right of way line of Murina Boulevard to the
nearest  dwelling  (minimum 210 feet (o
community houndury).

Community West Edue at Residentiul

d)

e)

Residential vwses immediaely  adjacent o the

Alameda County Line shall incorporate  the
following:
+  Minimum  100-foot  scthack  from  the

community boundary to the nearest dwelling,
the setback occurring within the rear yard of
the residential properties.

*  Continuous security fence or wall along the
property line planied with vines,

An alternative 10 the above edec treatment shall
consist of: '

= Minimum  100-foor  building  setbuck,
excluding  garages, (rom the community

boundary (o the nearest dwelling.

»  Setback area including a residential street,
landscaping within the right of way, and front
or side yard landscaping.
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Community West Fdee at General Commerciz!

1}

The bulTer between the Generad Commercial uses
south of Byron Road shall consist of

= A continuous wall or fence along the property
tine, plinted with vines.

* A 10" minimum landscape strip adjacent 10
the wall or fence planted with a row of
verlical trees and large screening shrubs.

» A minimum building setback of 60 feet.

East Edge Treatment

Community East Edee at Putterson Pass Road

a)

b)

<)

Luand uses on the west side of Pallerson Pass Road
shall consist of commercial and industrial uses,
with access from De Anza Boulevard or east-west
Cross streels.

The castern edge of the community shall consist
ol & hnear corridor that serves both as a shallow
storm water drainage chunnel and as a buffer 1o
adjacent agricuhiurat arcas and as an important
entry into the cominunity.  The comdor shall
inciude:

* A nmultiple lane, divided arterial roadway
replacing the existing Pauerson Pass.

*+ An open rail fence planted with vines along
the property boundary.

» Large, evergreen screenmg shrubs planted
along the fence line.

*- An easement (width varies from 30 to 100
feet) for storm drainage parallefing the eastern
property line.

* Multiple rows ol trees along both sides and
the median and other tandscaping.

A mulu-use path along the west side of the
roadway.

+  Buffers and required setbacks as described in
roadway sections.

Edge wcauments shall be installed when any
adjacent portion of Pauerson Pass Road is
improved and the storm channel improvements are
instalicd.

Community East Edee wt Byron Road

d)

Land uses on the north side of Byron Road shall
consist of the Southern Pacilic raitroad right-of-
wiy, with industrial uses further to the north. To

©
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the south wili be continued agricultural uses
outside the community.

Byron Road shall be a six-lane Major Arterial in
this area with a 122-foot right-of-way, 14-foot
planted median, 12-foot planting areas and six-
foot Class I bike lanes on each side, and a
security fence -along the north side. Combined
with the 100-foot railroad right-of-way, this edge
shall be a minimum of 222 feet.

Community East Edge at Public Use/General Industrial

f)

2)

Treatment of the wastewater treaunent plant site
and general industrial uses shall include:

* A landscape buffer planted with tree
windrows and large screening shrubs, west of
the Irrigation Canal. The buffer shall occur
within the required 10-foot parking setback or
15-foot building setback.

= A fence along the property boundary.

Treatment of the golf course edge shall include:

* Extension of the Old River Regional Park
south from Old River to the open space
wetlands immediately north of the wastewalter
treamment plant.

South/Freeway Edge Treatment
1-205 Edee at Business Park

a)

b)

0

The landscape treatments shall serve as the visual
edge of the community, and help establish the
sense of arrival and identity from the freeway.

The buffer area adjacent to the business park and
commercial uses shall occur within  the
development area and shall include the following:

* A 40-foot minimum private landscape setback
adjacent to the freeway right of way,
separating parking areas, drives and buildings
from the freeway.

* A security fence along the right of way.

*  Groves of trees planted within the setback,
and extending through parking areas or other
landscape areas within the parcel.

* A broad, low berm to partially screen parking
areas, yet allow views to buildings.

Grading and landscaping shall be utilized to the
extent possible to avoid sound walls along the
freeway edge.
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d) A monument identifying San Joaquin County shalt

€)

be incorporaled into the edge treatment.

The buffer area shall be fenced and closed to the
public.

Construction of the buffer shall be the
responsibility of the business park developer and
shall occur when building permits for the business
park . (including the freeway service commercial
area) total 250,000 square feet. If the business
park is not developed within a single Specific Plan
or if portions of the business park are processed
as an amendment to an earlier Specific Plan, then
the later phase of development shall be subject to
the same edge treatment requircments applied to
the ecarlier development. The buffer shall be
constructed in no more than two phases.

1-205 Edge at Community Park/Residential

2)

h)

]

At the westem end of the freeway interface
adjacent (o residential areas, the landscape buffer
shall include berms and planting within a 100-foot
minimutn landscape setback which, combined with
ihe existing topography at the site, will help to
mitigale nois¢ impacts on nearby homes. This
berm will require fill to a depth of approximately
30 fcet to ensure slope stability and noise
protection for the residential area.

Grading and landscaping shall be utilized to the
extent possible to avoid sound walls along the
freeway edge.

The buffer area shall be fenced and closed to the
public.

Community Southwest Edee at Residential

j)

k)

At the southwest comer of the community, an
existing slope wp to the County line shall be
utilized as a landscape setback. A local street
may also be used to further separate residential
uses from the community boundary.

Installation of this edge treatment shall be the
responsibility of individual developments located
adjacent to the cdge.

North Edge at Regional Park

Policy:

The Old River shall be bordered by a linear park as
described in the Recreation and Open Space section.



[.andscape Concept and Policies

Objective 1.

To creatc a diverse, stable landscape

environment in keeping with the agriculturid and urban
landscape patterns of the San Joaquin Valley.

Policy:

a)

b)

C)

€)

Landscape design shall reinforce the distinct
character of various site areas through the
deliberate use of limited plant species. Each area
or neighborhood as described by the Master Plan
or Specific Plan should have a distinct Jandscape
character, different from other areas.

Landscape treatment of all areas shall emphasize
the plantung of trec-shaded corridors, contrasied
with the communily open spaces of the schools,
parks, golf course und portions of Mountain
House Creek.

Each neighborhood, the Town Center, and other
districts as identified by Specitic Plans, shall have
a distinct landscape character.

Lundscape design shall emphasize the plinting of
long-lived plant species that are native 1o the
region or well-udupted 1o the climatic and seils
conditions ot the site.  Lundscape improvements
shadl require minimad muntenance and imgation,
and the use of native and drought tolerant plant
materials shall be maximized.

Landscaping shall emphasize consisient reaunent
of linear elements (hroughout the community,
including streets, communtty edges, and riparian
corndors.  Linear elements shall be consistent
belween arcas developed as part of dillerent
Specific Plans.  Specific Plans contiguous with
previously developed arcas shall utilize the same
design treatment as the previows Specific Plan
Modifications shall be limited o improved plant
selection or other efforts to correct problenis with
existing landscape treatments.

Landscape weatments shall incorporate coloriul
plant material and everarcens in warcas where such
accents are appropriafe.

huplementation:

a)

Mountain House Design Manual, A Mountiin
House Design Manual shall be approved prior (o
submittad of any Development Pormiis. The
Manual shall address lundscape guidelines for
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b)

c)

overall community lundscape, streets, gateways
and entrics, residential neighborhoods, Towa
Center, neighborhood centers and high schools,
creck arca, commercial and industrial uses,
parking lots, and community windbreaks. The
Manual shall also contain a plant list for the
overall community.

Specific Plan Landscape Provisions.  Each
Specific Pian shall describe any additional
landscape provisions not covered by the Design
Manuu! and applicable only to that Specific Plan
Arca, including tree selection for Collector streets,
designated accent trees for each neighborhood,
and typical design of entries including species and
placement.

Focus Areas, Special Purpose Plans for the focus
areas such as the Neighborhood Centers, Village
Ceaters, Freewny Commercial area, and Central
Commercial wea shall describe a comprehensive
landscape treatment for the subject area.  Such
Lindscape ucaument shall be coordinated with
architecture, lighting, signage, and sile furnishing.
Speciad Purpese Plans shall be approved prior 1o
the approval of the fitst Development Permit for
the focus area.

Plamt Material Selection.  Plant materials for
public arcas, roadways, commercial uses and
industrial arcas shall be selected from  the
Mountun Touse Plant List.  Except for plant
species designated for community wide corridors
such us Arterigds and community edges, each
Specific Plan may amend the plant list included in
the Pesign Manual to include lists of additional
approved plant species.

Arterial  Street Landscape  lTostallation.
Landscaping ol Arterial streets as described in the
Duesign Manuat shudl be instatled no ater than the
development of adjacent land wvses.

Local and Cotlectior Street Landscape Inswallation.
Landscaping of Collector and Local streets shall
be installed concurrent with the development of
adjacent land uses.

Ly Landscape Instadlation.  Landscaping of
Community and Neighborhood Entries shall be
mstalied  concurrent with  the landscaping  of
adpacent Arterial streets.

P
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EDUCATION AND CHILD CARE

Education

Objective 1: To ensure the adequale number, student
capacity, acreage, and configuration of new K-8 and
§-12 school facilities.

Policy:

a)

b)

c}

g)

A sufficicnt number of school sites shall be
designated to meet State and School District
criteria for capacity, location, acreage, shape,
access, and surrounding land use.

Twelve K-8 schools shall be sited 0 serve the 12
proposed neighborhoods.

Two high schools shall be sited 10 provide
efficient uccess 1o all portions of the community
and serve the expected distribution of high school
students.

Each new K-8 school shall have shared use of an
adjacent 2.4 acres of neighborhood parkland for
athlede fields. The neighborhood park shatl be
destgned so that park access and active use areas
are separated from school access and buildings hy
bullfields, {ree play areas, or ather low mtensity
uses. Allernatively. school and park arcas shall be
designed with a vikibic demarcition between uses,
Such demarcation shall consist of fandscaping,
such as a row ol trees, or low fencing |, and shall
incorporale opeiings comvenient
pedestrian access.

ullowing

Neighborhood parks shatl he situated between the
K-8 school site and ncighborhood commercial
uses in order 10 provide a bulier between the 1wo
uses. Access o commercrl and school uses shall
be from different streeis.

High school primary building complexes and
lighted sports ficlds shall be separated from
surrounding residential arcas by unlighted fields
and open space.

The architectural character of (he high schools
may be the same as one of (he neighborhoods, or
may vary. The intent is o create a njor
institutional complex, serving as a focus for
community activity and identity.

The complex should reflect the  architectural
heritage of the San Joaquin Valley. Special
consideration should be given to the climatic
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conditions, and protection of students from
prevailing heat and winds.

Implementation:

i)

b)

C}

d)

¢}

9]

School Fucilities Plan.  Prior to submiual of the
first. Development Permit, the School Districts
shall prepare a School  Facilities Plan  that
addresses student needs over a five-year planning
horizon. The School Facilities Plan shall specify
the schedule for the phased funding, planning,
design, approvals, construction and opening of
school facilities and provision of other required
mitigations. It shall also address interim facilities
needs prior to construction of permanent facilities.

K-8 School Plans. A plan for each K-8 school
shall be a component of the Special Purpose Plans
prepared for Neighborhood Centers.

School Sites. The exact size (acreage) of K-8 and
0-12 schools sites shall be determined at e point
of school desien.  Approximate acreages and
configurations are as f(ollows:

+  Each new K-8 site shall contain up 1o 16 net
usable acres in a generally rectangular shape.
Each site shall be master planned to
Llementiry  School  District  standards 1o
accommodate the  eventud  buildout  and
student generation  of its  neighborhood
(targeted Lo an optimum of approximately 750
K-8 students, with a maximum of 870 K-8
students per neighborhood).

*  Each %12 site shali contain up 10 46.5 net
usable acres in 4 generally rectangular shape.
Lzach site shall be master planned according
@ High School Diswict standards Lo
accommedite  the evenal buildout and
student  generation  of the  six  closest
residential  neighborhoods (up 1o
approximately 2,300 o 2,400 students).

Adjacent Purkland.  Each new K-8 school shall
have shared use of an adjucent 2.4 acres of
neighborhood parklund for athletic fields if such
uses would allow for a reduction in the size of the
school site,

Land.  Land for schools shall be provided as
described by the Public Financing Plan.

lunding.  Funding sources for school tacilities
shall be identified in the Public Financing Plan.



Objective 2: To ensure that schools are located 10
cfficiently serve the student population of euch
residential neighborhood.

Objective 3: Tolocate school sites 1o avoid health und
safety problems while reinforcing the neighborhood
concept and the joint use of parks and other
community amenilies. \

Policy:

a) K-8 school sites shall be located centrally within
neighborhoods to facilitate pedestrian circulation
and reinforce the neighhorhood structure of
Mountain House. '

b) 9-12 school sites shall be located to efficiently
serve the community and miaximize joint use of
parklands.

¢} All school sites shali be located to avotd public
health and safely hazards and fand usc conflicls.

d)  The following site location standards shall be met
i locating school sites. These criteriin are subject
to change as State regulations change. and arc
subject to concurrence wnd approvad by Lhe
appropriate School District and the County.

»  Neighborhood Schools: One K-8 site shall be
cenrally  located within  each of the
community’s 12 residential neighborhoods o
minimize walking distances.  All K-8 site
focations shall require the substantial majority
of the serving residential neighborhood to he
within 3/4 miles walking distance of the site.
Sites for 9-12 schools shall he localed so as
to require all residemtial portions of the
Muaster Plan area 10 be within two miles
walking distance of a 9-12 site, and cach shall
be located central to the northern and
southern  groups ol six  residential
neighhorhoods.

*  Adjacent Land Uses: Surrounding lund uses
shall be compatible with schools and shall not
pose a potential health or salety risk.
Adjacency to intensive commercial, industrial,
and agriceltural uses shall be minimized and
the design of nearby commercial uses shall be
coordinated with the School District. School
sites shall not be immediately adjacent to
cach other.

+  Schoot sites shall be located 1o promole joint
use of parks, librarics, museums, nd other
public services whenever possible.  Schools
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and parks shall be adjacent whenever
possiblc.  Public parking and restrooms
should be away {rom classrooms.

Access and Driveway Visibility:  Sites shali
provide minimum peripheral (typically 200
feet) visibility from planned site driveways.
Sites shall be easily accessible from Arterial
roads (in accordance with Highway Design
Mianual Tabie 201.1).  Sites shall comply

with School Bus requirements for driveways.

The preferred configuraton is to have streeis
and sidewalks adjacent to only two sides of
the school site. To insure response by the
California Highway Patrol in the event of bus
accidents, schools should be located on
publicly maintained roads.
K-8 sites shall be located with direct access
to at least one Collector street, as well as
have direct or indirect access 0 a second
Colleclor or secondwry road. 9-12 sites shall
be located directly on a minor Arterial or
Larger strect with direct or indirect access (o
a secondary road.
Powerlines: Al portuons of school sites shall
miuntain the lollowing distances from the
edge of uan existing or proposed power
cascment:

100 feet for 50-133 kV line

150 feet for 220-230 kV line

350 feet for 500-550 kV line
Railroad Tracks: Distance to any portion of
school sie from g railroad tack easement
shall normalty be at teast 1,000 feet. Less
distance may be allowed as determined by
focad risk analysis study to insure that cargo,
speed, grade, curves, type of truck pose no
injury or damage risk on the schoof site.
Sound Level: Adjacency 1o freeways, roads,
airports, and other noise generators shall be
considered to determine that sound will not
alfect the educational program on the school
site. A maximum of 60 db L.dn or CNEL is
recommended for any exterior portion of the
schoot site.  Where necessary, noise levels
shall be mitigated wilh noise barriers.
Flooding:  All school sites shall be in areas
removed rom flooding as defined by FEMA
FIRM - 100-yewr  floodplain  or  Counly
designation.
Geologic Conditions:  School sites shall not
contain an active earthquake fault or fauli
rrace. School sites shall not be located in an
area subject to moderale or high liquefaction
or fandslide.
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= Public Services and Ulilities:  School sites
shall have timely access o all services sized
to the needs of the School District including
waler, fire (low, sewer, draingge, phone,
electric, and cable connections. Solid waste
disposal and fire and police protection shail
also be determined 1o be adequate.

*  School sites shall be located using the State
Department of Educalion process and in
accordance with the provisions of this Master
Plan.

Implementation:

a) School Locations. The approximate locations of
the two 9-12 schools and the 12 K-8 schools shall
be as designated on the land use map in the Dratl
Master Plan.

b) Precise Locations. Specitic Plans shall locate
school sites relative to the secondary roadway
system. The precise location of cach K-8 school
site shall be determined in coordination with the
School District as part ol the prepurition ol
Specud Purpose Plans for Neighborhood Centers.
The precise Jocation of cach high school shall be
detcrmined in coordination  with (he  School
District prior to submittad of any Development
Permit for the subject arcu.

¢} Commercial and Traffic Locations. Location of
commercial designations and traffic signalization
near school sites shall be in complizance with Stue
standards and incorporaie School District design
mput.

Objective 4: To provide for adequate school factity
support needs to serve the school sysiem.

Policy:

a) Interim and permunent schoot facility  support
needs, and certun identified operition  und
transportation impacts, shall be provided on an
as-needed basis.

Implementation:

a) Imterim Facilities. Tnterim relocatable classrooms
and support facilities for use at the cxisting
oft-site  schools shall be provided to house
students on a justified need basis until adeqguale
schiool capacity is open.

b) Interim Vehicles. Interim usc of buses and olher
speciad vehicles shall be provided for swdent
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ransporlation service on a justified need basis
unul schools within safe walking distance are
open.

¢} Service Support Center. Approximately five acres

(phascd), including construction of a service
support cenler {e.g. transporlation, warehouse,
maintenance yard, eic.) shall be provided at a
location(s) acceptable to the School Districts.

d) Administrative Offices. Acreage and facilities for
interim  and  permanent  School  District
Administrative  Offices shall be provided at
locations acceptable to the Schools Districts on a
Jjustified need basis.

e} Food Facilities. Food service support facilities
shall be provided on a justified need basis at a
focationts) 1o be coordinated by the School
Disuricts.

Ohjective 3: To promote efficient use of community
Lacilibies.

Poliev:

@y The integration of educational fucilities with parks
and otier community uses and services shall be
cncournged wherever feusible and acceptabie (o
the School Districts.

fplenentution:

a)  Links with Other Users.  Links between school
[acilities and other servicesfusers shall be
promoted for such activities as aduit education,
child care, senior citizens, civic groups, parks and
recreation, community  sports  complexes and
community-wide communication systems.

b Pardcipation with Districts. Participation with the
School Districts shall be promoted in areas of
facility lease/ownership, facility and landscape
tnaintenance, vehicle storage and maintenance, and
other arens.

Child Care Facilities

Objeciive 1: 'To encourage the development of day
and extended child care facilities within Mountain
Housc.

Palicy:

4y Day and alter school child care facilities shall be
encouraged to locate within the community at sites
which are casily accessible o residents and



workers, and which are appropriate for child care
uses.

Implementation:

a) Child Care Centers. A minimum of three one-
acre Child Care sites shall be provided. Each of
the three sties shall be located adjacent 1o the K-8
schools in Neighborhiood Centers. The three sites
shall be located in the following portions of the
community: one child care site soulh of Grant
Line Road, one between Grant Line and Byron
Roads, and one north of Byron Road. These sites
will utilize acreage sct astde for the 16-acre school
site if the K-8 school can be adequately designed
on 15 acres, or altematively, provided within the
Village Center commercial arcas.  Sites located
within Neighborhood Centers shall be specifically
located at the time the School Plan for the
Neighborhood Center is prepared.  Sites provided
as part of Village Centers shall be specifically
delineated in the Speciad Purpose Plan for the
Village Center.

b) Dedicaton of Land. It the operator of the child
care facility is a non-profit organization, the fud
shall be dedicated at no cost o the organization us
described in the public Lunds cquity wransfer
program in the Public Tinuncing Plan, 100 private
organization ts selected as the child care operator.
the tands will be sotd by the private lund owner wl
adiscounted vidue, with the conditionad agrecment
that the operitor will provide a4 minimum number
of spaces for low mcome {iwmilies.

The first child care site shall be made available o
a qualified provider no Liter than upon completion
of the frst phase of the first K-8 schood.

¢} Coordination with School District.  Cluld care
centers wilhin Neighborhood Centers shadl he
coordinated  with the Lammersville  School
District.

d)  Other Child Care Factlides.  Other child care
faciliges shall be allowed 10 locate at cach of te
schools, neighborhood centers, in business pirks,
and adjacent to churches and commerciul uses.

e} Clearinghouse. A clearinghouse for day carc
information shall be provided by maintaining
current files on day care providers lor use by
community residents.
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fy Costs. As child care centers are intended to be
sel{-sustaining, it is assumed that all costs
associated with development, operations and
maintenance will be paid by private operators.

Library Services

Objective 1:  To provide library services to all
residents of Mountain House. -

Puolicv:

2) Mountain House shall encourage cultural and
educational opportunities through a public library
suitable for the community.

Implementation:

a)  Library Facilibes. The first phase of an on-site
library with a minimum of 5,000 square feet shall
be  provided when the population  reaches
approximately 10,000 residents. By full buildout,
a complete library totidling 21,000 square feet and
with a seating capacity of 220 shall be constructed
in Mountain House. The library shall meel the
specifications of the "Swandards for Branch
Library Buildings" Study and will contain a
minimumn ol 118,000 volumes including 176
periedicals and 2,000 audio and visual recordings.
Books shall be provided at a ratio of (wo per
vapita and other {actlines on o proraded basis.

by Intenim Facilities. Initially, Mountain House shall
be served by a bookmobile and interim leased
facibtics uvalil the population necessiates the
construction of a full-service branch library.

c) Librury Location. The Mountain House Library
shall be Tocited i or adjacent 1o the Town Cenler
or in a Community Commercial aren where
convenient access is available.

dy  Librury Staffing.  Staffing services which are
provided on a County-wide basis shall be
supplemented by volunteers, as well as a contract
with the CSD. The library shall be developed and
operated in coordination with school needs.

Phasing and Planning of School Facilities

Objective 10 To ensure the adequate and timely
funding and provision of interin and permanent school
lactlities. operation and transportation services and
necessary infrastructure.

p e

o miaiia



[FR———

Policy:

a) Funding and provision of school sics, facilities
and services shall maintain pace with development
and enrollment on a neighborhood hasis.

b)  Timing requirements for phased provision of new
school facilities shall be ticd to residential
development,  earollment  experienced,  and
projected enrollment equaling a percentage of the
ultimate school design capacity as approved by the
School District,

Implementation:

a) School Plan. As described in the County General
Plan, the school district’s School Facilities Plan
shall accurately document s existing facilities,
provide future school facilities projections (both
short and long term), demonstrate the use of the
current  and  projected  revenues  which  are
anticipated o0 meet those needs, document the
district’s reasonuble good faith efforts to seek all
avaifable  tunding.  and  provide a  current
representation regwding the prospects for secking
and/or - obtaining  funds  in the  reasonably
toreseeable future.

h) Phasing.  School sites and public infrastructure
and services shill be provided 1o altow opening ol
schools us scheduied in the school plan.

¢} K-8 School Openings. The following shall be
trgets for phased openings of each new K-8
school:

*  Opening Phase 1 of the nirst K-8 (core
facilizes and approximately 600-700 capacity)
when there are approximately 225 studems or
375 occupicd dwelling units.

* Opening Phase 2 of the first K-8 (up 10 an
optimum of 750, with a maximum of 8§70
capacity) when  there are  approximately
600-700 studenis or 1,050 occupied dwelling
units.

*  Opening Phase 1 of each additional new K-8
when the most recently opened K- 1s near
capacity.

*  Opening of Phase 2 of each additionu] new
K-8 when it nears capacity or when (here are
approximately 600-700 students on euach new
Phase 1 site.

d) High School Qpenings.  The loltowing shail h
targets for phased opcning of cuch new 9-1
schools:

e
2
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*  Opening Phasc ! of the first 9-12 (core
facilities and about 1,200 capacity) when
there are approximately 650 students,

* Opening Phase 11 (an additional 600
capacity) when there are approximately 1,200
studenis.

*  Opening Phuse " 1IF (an  additional 600
cipucily) when there are about 1,800 students.

*  Opening Phase [ {core facilities and about
1,200 capacity) of the second high school
when there are about 2,400 students.

*  Opening Phase II (additional 600 capacity) of
the second high school when there are about
3,600 students.

*  Opening Phase 111 (additional 600 capacity}
of the second high school when there are
ahout 4,200 siudents.

PUBLIC HEALTH AND SAFETY

Police Protection

Objective 1. To provide for the safety and security of
the community and the protection of property through
aggressive law enforcement, community education, and
the solicitation of community involvement.

Pulicy:

a) Police protection shall be provided at a level
consistent wath the policies and practices of San
loaquin County and any additional needs required
by the urbun nature of the community.

b} Police dispatching shall be located 10 maximize
the ability of police 10 adequately serve all
poruons of the community. Dispatching shall be
sited where safe and efficient access is available
and shatl not be located within  residential
neighborhoods.

Implementation:

a} Police Facility. A police facility of 4,800 square
teet shall be provided 1o serve the comimunity.
The first phase of is facitity shall be provided
when the community's population reaches 7,500
people.

b Intcrim Staffing. Police protection shall nitally
be provided by contract with the San Ioaquin
County Sherift™s Depurtment.

¢) Description of Police Services. A detailed
description of police services shall be prepared as



part of the conwract between the CSD and the
County Sheriff's Department. Such contract shall
be prepared prior 0 submina of e first
Development Permit,

d) Communications. Local police dispatching shall
be included within the Mountain House
community if found viable by the Sheriff's
Department and the CSD.

Fire Protection and Emergency Response

Objective I To provide adequate fire protection and
emergency response for e entire community at
reasonable cost through quick response times and the
reduction of fire risks.

Policy:

a} The community shall provide an adeyuaie level of
urban fire protection service and cinergency
response either as a direct provider or by
contracting for services.

by Fire risks shall be reduced as 2 resull of
inspections, programs in fire prevention, pre-fire
planning, truining. and the adoption of objectives
and standards for these programs.

¢) Fire fighting capabilities shall be developed
suitable for the community’s specific needs,

d} Fire stattons and interim Cucilitics shall he Tocated
o achieve & maximum run ume of three mingies
or 1.5 milcs.

Implementation:

4 CSD Fire Service. At the sume time as the
community applies for formation of its CSD
through LAFCO, it shall also file for detachment
from the Tracy Rural Fire District and approval of
fire service as one of the CSD's service
obligations.

b) New Fire Stations. Fire stations shall be provided
to meet the service standwrds required by this
Master Plan. The fire station shall be added when
required 1o meet the maximum run time of thice
nHies,

¢) Permanem Stifing. The Mountain House fire
safety  plan  shall ke advantage  of 2
fully-integraled response System using a stall ot
professional  fire  fighters  and paramedics,
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d)
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augmented by cross-trained employees of the
CsSb.

Emergency Response. In order to accommodate
a less than three-minute response time, one or two
fire houses shall be constructed with the timing
and location to be determined by the fire service
provider.

Structure Types.  The size and types of
commerciid buildings construcied within Mountain
House shall dictae the fire equipment needs.
Structures higher than two stories shall require
additional specialized equipment, and when and if
proposed shall require an evaluation of added
necds.

Fire Protection Standards.  Standards for fire
protection shall be developed between the CSD
and the Tracy Rurad Tire Protecuion District.
These standards shall be  prepared prior to
submittal of the first Development Permit.

Issues addressed in the standards shall ingclude:

* Sundwds for the development  and
consiruction of facihies 1o reduce the cost of
fire protection and increase safety throughout
the community.

+  lmplementation of public education, public
sifety, and lire prevention through adoption
of regulations and policics.

*  Rcaulitions  for  weed  abatement  and
climiedion of  potential  fire huzards  in
industrial wiste materizs,

* A zrdous material labeling program and
classification system.

Communications,  An integrated communications
system for fire and police as well as udlities shall
be established.  Allematively, communications
shalt be provided by participation in the County's
existing dispatch systems.

Location  Sundurds. Fire stations shall be
strutcgically localed so as to offer adequate fire
protection 1o all portions of the comtnunily. Such
tacilitics shall be located adjacent to arterial
roadways to provide for efficient access and site
distance.  Siting of fire stations relative 1o
Collector and Arteriad streets shall be determined
in the applicable Specitic Plan.
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Medical Services

Objective 1: To encourage the development of high
quality medical services within Mountain Housc.

Objective 2: To provide emergency medicul scrvice
and transport as needed to serve the community.

Policy:

a)

b)

c)

d)

Medical facilities shal! be permited to locate
within the community al sites which are easily
accessible to residents and workers and which are
appropriate for such uses.

Mountain  House shall provide a- maximum
response time of five minutes o all cmereency
medical service requests.

Medical offices shall be allowed o locate in
business park, mixed use, and commercial Land
use areas, except for commerciat freeway service
areas. Such uses shall be designed and configured
1o appear as olfice type uses with adequate
parking.

Urgent care centers, hospitals, and otier Gacilitics
providing emergency medicad care shall  be
permitted in commercid and/or business pirk
areas, except for commercial freeway service
areas.  Such uses shall be sitated on arterial
roadways, preferably alony the Pauterson Pass
Road corrider, and shall be located and configured
to minimize the unpact of ambulance and other
traffic on nearby residential neighborhoods. A
major roadway, landscape casement, or odher
effective butfer shull separite such uses from
residential and other sensitive land uses. Access
to such facilities shalt be provided from arterial
streets and shall be separate from ncighborhiood
ACCess points.

Implemeniaiion:

a)

b

Emergency  Medical  Preparedness Progrum.
Mountain - House shall incorporate into ils
emergency medical prepiredness program the use
of paramedics in each of the fire compunies with
supplemental  transport service by a privale
contractor.

Additional Emergency Response. In addition (o
the normal fire equipment, specified ulility
vehicles will carry a minimum amount of medical
emergency supplics and equipment in order 1o
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respond o emergencies and provide prompt
response and backup to the fire department.

Emergency Preparedness

Objective |:

To insure that the community is

adequately prepared to respond 10 natural disasters.

Policy:

a)

-Safety and protection services shall be provided 1o

the community in the event of fire and natural
disasters.

haplementation:

a}

hj

Emergency Preparedness Pilan.  An emergency
preparedness plan shall be prepared as required by
the County Office of Emergency Services and
approved prior o the first Development Permit.
The plan shall provide for routine training
programs and drills 1o be conducted on an annuat
busis, and shall be maintaned by the CSD.

Nateral Disaster Response. Response shall be by
Fire District staff with backup by OES staff.
Earthquake  preparedness waining shall be an
mtegral part of the emergency response program.

Animal Control

Objective |-

To ensure e all animais are properly

controlled and protected.

Palicy:

a)

Amimal control services shall be provided on-site
when demand requires, either through the existing
County program or through 2 CSb-operated
program.

fuplementation:

a)

h)

Interim Staffing.  Initial urban services will be
provided by the County animal control facility on
a contruct basis.

Animal Conrol Facility.  An animal control
facility or expansion of existing County facilities
{6 accommodate normal domestic animals, as well
as the occasional wild animal problem, shall be
provided. A wildlife management program shalt
he approved prior (0 submittd of the first
Development Pernmit.

Long Term Fucilities. Long term animal congol
ncluding  on-site  fuciliies may be provided
directty by the CSD il deiermined teasible.



Waste Management

Objective 1:  To provide for adequale waste
management, reduce waste volumes (o County
landfills, and encourage a comprehensive recycling
program within Mountain House.

Objective 2: To provide for an on-sile transfer
station, if required, when the current Tracy Materials
and Recovery Transfer Station reaches "full operating
capacity.”

Objeciive 3: To make the site reserved for the
transfer station available in the interim tor on-site
composting of green waste and re-use wilthin the
community.

Objective 4: To provide Tor proper hundling and
disposal of hazardous materials.

Objective 5: To insure the safe handling of
chemicals and other hazardous matertals used at the
water and wastewaler treatment plants,

Poliey:

a} Recycling shall be nmumdated in order 10 reduce
witste volumes.

b}  Waste coliccoon shall be performed in a manner
consistent with the County’s plan and that reflects
the Statc-mandated, integrited wasie management
program, and with any revisions implemented in
the future.

¢) Handling, use and storage of hazardous chemicals
shall be carried out i compliance  with all
applicable safety standards and coordined with
County programs..

hnplementation:

a) Transfer Station Site. A 10-acre site shall be
reserved within the 50-acre site designated for
Public uses in the Old River Industrial Park {or a
waste transfer station. Once the Tracy Materials
Recovery and Transler Facility has reached full
operaling capacity, this sile shall be developed. If
the current transfer facility site is expunded so that
the Mountain House site is not nceded (0
accommodate the present or fulure waste transier
demands of the town, this property shall be made
available for other public uscs.
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h)

C)
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Curbside Recyceling. Mountain  House  will
participate in the curhside recycling program set
up by the County. This will include, but not be
timited 1o curbside collection of :

+  Aluminum

+  Plastic

«  Paper, and

+  (reen waste.

Community Composting. An area within the
transfer station sile (1 acre minimum area} shalt
be set aside and made available for community
recycling of green waste. An on-site chipper and
front end loader will process green waste for re-
use within the project sile.

Guarhage and Recycling Contract.  Initially the
community will participate in the garbage and
recycling contract set up by the County for other
unincorporated propertes it the Tracy area.

Future  Operator. Fulure waste collection
operators shall be evaluated on a regular basis and
clumged as appropriate 1o meet the needs of Lhe
community.

Houschold Hazardous Waste Management. The
Mountiuin House community shall develop an
overall recycling program which shall include a
houschold  hazardous waste  drop-off  program,
The program shall include the following elements:

*  The option of using the Tracy Materials

" Recovery and Transfer station as a drop-off
for all recyclable household hazardous waste
such as used oil, oil fillers, automolive
haueries and used antifrecre.

+  Compliance with  the  regional  hazardous
waste materiad program.  There shall be
coordimation  through a public information
program 10 implement the work performed by
the County. Information describing types of
hazardous maicrials and methods of properly
disposing  of these materials shall be
distributed to the public.

Hazardous Materials from Treatment Plants. A
"Huzardous Materials Management Plan” shall be
developed  prior (o0 approval of the first
Pevelopment Permit for either the water or
wastewaler facility.  This plan will address the
disposal of potentally hazardous chemicals vsed
in the water and the wastewaler treatment and
reclamation facilities. The munagement plin shall
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be based on the Stae Heallh and Sufety Code
Chapter 6.95, Division 20, Section 25500.
Included will be chemical inventory sheets of all
the chemicals used and/or stored on-site. The
information will be provided on forms provided
by the County with the inent to identify every
potentially hazardous material used at the plants.
The Plan shall also comply with the requirements
of the County Office of Emergency Services.

) Contents of the Hazardous Materials Management -

Plan.  The Plan shall include the following
requirements:

* Storage of hazardous chemicals shall be
carried ot in compliance with all applicabic
safety regulations and designed in accordance
with the Uniform Fire Code.

*  Alocked storage arca shail he designated lor
each chemical with protection (rom  fire.
Incompatible chemicals shall not be stored in
the same arei.

*  The handhag of hazardous materiads shall
only be dome by qudificd personnel.
Autherized personnel shall he required to
wear proper safety adire for the type of
chemicad being handled.

*  The appropriate ventilation and respiratory
protection shall be provided for the bpe ol
chemicals that will he utilized.

Potential Site Hazards

Oljective 1. To protect against fuel releises which
could negatively impaci the guahity of groundwater
resources, soils, and public health and property.

Policy:

1) Prior to any construction. appropriafe plans,
operating  procedures and saleguards shall he
undertaken to insure sufety in the arca of fucl
lines and pipelines.

Implementation:

4}  Sue Assessments. For areas locaied within 500
feet of any pipeline, u preliminary site assessment
shall be prepared prior 10 submittt of the first
Development Pcrmit by a qualificd profession in
compliance with the requirements of the County
Environmental  Healih Department. If
contamination is identified. an investigation and
remediation shalt be underciken in accordance
with the requircments of {he County and the
Regional Water Quality Control Board.
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b} Muapping of Pipelines. Draft Master Plan Figure
1.7 provides a map showing the seneral location
of all existing and abandoned fuel tines. For areas
tocated within 500 feet of any pipeline, more
detailed und accurate mapping of pipelines shall
be provided and the potential impact of the fue!
Imes on the area shall be assessed prior to
submittal of the first Development Permit,

¢} Review by Owners. Prior to the approval of any

Tenwtive Map located within 500 feet of any

- pipeline, development plans shall be submitted for

the revicw and approval of owners of buried fuel

pipclines that are tocated within 500 feet of the

boundary of the map area. As part of the
development plan review and approval,:

+  Owners of high pressure aas pipelines shatl
he responsible Lor ensuring that the operation
and  condition of their pipelines are in
compliance  with PUC  regulations  for
proposed land uses on and adjacent to their
cascment, and

*  Operators of hazardous liguids pipelines shall
be responsible for ensuring that the operation
and condition of their pipelines are in
compliance  with  Suite Fire  Marshal
regulivons for proposed land uses on and
adjacent 1o their casement,

Objective 2= To protect the environment and the
public health and safely of e communily from the
patential harmiul effects of the residues of pestcides
and herbicides that may be present as a result of past
agriculturad activities.

Policy:

&) State listed  bio-accumulative pesticides  that
exceed soib concentration dwesholds shall be
remediated through approved procedures.

Iuiplenientation.

ab  Site Assessments. Prior 10 the submittal of any
Development Permit within each Specific Plan
arca, a preliminary site assessment shall be made
to determine the existence of excessive pestcides
and herbicide residue. If such residues are found
W exist, o program shall be prepared that will
detail the procedure 10 be used 1o remediate said
residuc. The progrm shall be submitted 10 the
San  Joaquin County Environmenmial Heatth
Department uand the Regional Water Quality
Comrol  Bowd  for  review and approval,
Construction will be allowed to proceed when an



acceptable residue level is achicved, us determined
by local and stule agencies.

Objective 3. To protect the environment and the
public from exposure (o water contamination by duairy
waste, and to limit the exposure of the public to dairy
wasle.

Policy:

a) Physical contact to dairy waste by the public shall
not be allowed.

Implewmnentation:

a)  Site Assessment.  Specific Plans shall address
cxisting dairy operations within §,000 feot of

proposed residential development 1o determine if

such a development would bhe impacted by the
proximity of the duiry operations.

Objective 4:  To minimize the adverse cconomic,
social and physical impacts from  soils, geologic
hazards and seismic occurrences.

Objective 5: Ta reduce soil erosion and sedimetitation
as a result of construction activitics.

Policy:

2y Project residents ind workers shall be made awire
of seismic hazards and informed of ways o
reduce these hazards.

b)  Adequate efforts shall be made during design and
construction of urhan improvements, including
buildings, to control or celiminate, if possible, soil
erosion  and  scdimentation  associaied with
constructon activitics.

Implementation:

a) Earhquake Preparedness Plin. A community
earthquake preparcdncss plan shall be developed
when required by the Sun Joaquin County Oflice
of Emergency Services 10 assist in the goud of
community education. This plan  shall be
reviewed and updated anually  during  the
operational phase of the community.

Ohjective 6:  To avoid public health and safety
problems due 1o abandoned oil and 2as welis,
agricultural facilities and canls,
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Pulicy:

a) Potentia) hazards existing on the site shall be
identified and avoided as part of the community

development.  Such hazards include abandoned
gas exploration wells, agricultural facilities and
canals

Inplementation:

a)  Mapping of Abandoncd Gas Wells. Prior to the
submiual of any Temative Map, a map shall be
prepared of the approximate location of abandoned
gas wells or other previously recorded sources of
hazardous substances within 300 fect of tie map
arca, and a ficld and records inspection shall be
mide 10 determine if the County's procedures for
well abandonment and remediation have been
followed.  Correclive actions, such as well
ahandonment and soil remediation, if required,
must be completed prior 10 recordation of a final
map or the issuance of a building permit for the
affected wrea, whichever occurs first.

b)  Sie Scirches.  Prior to the submital of any
Tentative Map, the property owner shall conduct
4 Phase 1 and Phase 11 site investigation for the
prcsence of any fuel, pesticide, or chemical
residue on or under e soil that is listed on the
Stute of YFederal lists of toxic materiads. If any
residues wre found in excess of the allowable
amounts, then a program of correclive action will
be undertaken and implemented prior 10 recording
ol the Final Map.  Corrective actions shall be
conducted in accordance with the requircments of
the County Environmental Health Department and
the applicable Suite Ageney (ie., Regional Water
Quality Control Bourd, Cilifomia Department of
Toxic Substnces Conwrol, cte )

¢ Canals.  Each Tenttive Map shall include an
evuluation of the sufety considerations of open
canas within a half mile of the map area. Means
shall be tken 10 reduce the attractive nuisance
such canals may pose through fencing, signage,
restricuon of access from the tentative map area
or other means.

Electric and Magnetic Fields

Objective 1: To protect the public health from the
potentizl harmful effect of exposure to EMFs.

Objective 2: To provide EMF information o the
residents and occupants of structures located adjacent

S
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to existing or proposed Lransmission line easements
within the commuity.

Policy:

a) New power system facilities shall be plannced,
designed and constructed 10 minimize the public’s
exposure to EMFs.

b) The community shall be developed in compliance
with EMF standards established by responsible
state and fedcral regulitory agencies.

c) Elementary and high school sites shall be located
an adequate distance from transmission lines to
meet setback criteria adopied by the Califomia
Department of Education (see siting criterid in the
Education Scction).

d)  Minimum sethacks shall be established from the
cdge of the Rio Oso-Tesk powerline casernent for
other uses as follows:

*  Residentiad dwelling units: 25 fecl
*  Non-residential structures: 10 feet
»  Purking and storage areas: no sciback

e} Additional scibacks for residential uses shiall be
estublished il fulare research indicates that such
sethacks are necessary (o ensure the public health
and satety. Each Specific Plan adjuacent w the Rio
Oso-Tesla easement  that  comtains  residential
development (ie, Neighhorhoods A, 13, and 1)
shall include an analysis of potential EMIT hazurds
for residentinl uses using the bhest availuble
information.  If indicaled, appropriate sethacks
from the powerline casement shall be established
for these neighborhoods at the Specific Plan stage.

Implementation:

a)  Implementation of EMEP  Sundwds. The
California Department of Education is currently
the only respensible state regulatory agency whicl
has adopted EMF standards. No EMF regulutions
or stundirds will be applicd 1o any tand use other
than schools unti] such time as oflicial regulations
or standards have been established. I the fulure.
if the Califormia Department of Heafth Services or
other rtesponsible state or federal regulatory
agencies should adopt EMF standards, such
standards shall be incorporated into development
plans for the community. Such standards miy
include required residential building sethacks for
living quarters (excluding storage buildings and
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garages) and may or maiy not result in fewer units
in affected neighborhoods.

b) Public Information. On an annual basis, public
information material shall be compiled on the
potentiatl health problems caused by exposure to
EMF's from all sources, including overhead
transmission lines. The public information packet
shall be provided to residents or occupants of
structures focated adjacent 10 existing or proposcd
transmission line easements located within the
Mountain House community,

¢} Public Information. On an annual basis, public
information materiyd shall be compiled on the
potential health problems caused by exposure 10
LM% from all sources, includmg overheud
tranxmission Jines. The public information packel
shull be provided to residents or occupants of
structures located adjacent 1o existing or proposed
transmission line easements located within the
Mountain House community.

Muosquito Abatement

Objective . "T'o provide mosquito abatement measures
lor all poteatial breeding areas within the Mountain
House Creck corridor.

Puoliey:

a} Fhe Mountain House Creek corridor and other
potentid standing water arcas shall be designed
using sound  ccologicad methods employed o
reduce and, to the extent possible, eliminate
mosquilo production.

RECREATION AND OPEN SPACE

Parks and Recreation

Ofjective 12 To provide a full range of recreational
factlities and open space areas in accordance with
County standards and the needs of the community.

Poliey:

a)  The Mountain House community shall incorporate
a comprehensive system of regional, community
and neighborhood parks at locations which serve
cvery part of the community with recreational
faciliies and provide for preservation and
cnhuncement of existing natural areas.

by The park system shall provide community focal
poits  that  are  accessible 10 residential



neighborhoods and complement other conimunity
programs, especially schools.

¢} The park system shall provide natural resource
arcas o preserve and enhance wildlife habitats and
corridors, and create educational opportunities for
the observation and study of Lhe local ecology.

d) The community’s bicycle and pedestrian
circulation systern shall establish linkages between
residential areas and open space destinations.

¢) The community shall maintain & combined
community and neighborhood park rutio of not
less than five acres per 1,000 population.

hiplementation:

a} Parks and Open Space Plan. A comprehensive
Mountain House Parks and Open Space Plan shall
be prepared.  The Parks and Open Spuce Pl
shall serve as the pwding  document for
recreational uses in Mountain House, and shall be
approved  pror w0 subnuttd  of  the  {irst
Development Permit.

b) Puwrk Facility Stndards.  The Parks and Open
Space Plan shall discuss the recreation needs ol a
new community within te context of County
stndards and procedures. This will include
projecied  buildout  populmion and  recreation
trends.

The Parks and Open Space Plan shall establish the
criteria for allocating  recremtiona)  facilities
throughout the community, and the programnutic
requiremenits for each type of facility. The Plan
shall cvaluale recommended standards from e
Nationat  Recrcation  and  Pirk  Association
(NRPA), atong with those of at least two other
new communities similar in size. acilities to he
addressed include such elements as tennis courts,
ballfields, pools, purking, concessions, and play
equipment. Anticipated demand shall be based on
the projected population at buildout of each
neighbhorhood.

The Parks and Open Space Plan shall include a
facilives component for each purk site providing
a dewailed list of the faciliies planned for each
park site, including mundatory and  optional
facilities.

¢) Park Policies. The Parks and Open Spuce Plan
shitll establish detailed policies for Jocation of
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d)

1}

park  siles, recrealion  programs, accessibility
requircments, edge treatments interface with
adjoining land uses or other issues identified by
the Master Phan. 1t shail also address coordination
with the construction of neighborhood transit
centers.  Where applicable, it shali provide for
coordination between parks
construction/management and flood control design
of levees and other flood control improvements.

Parks Plans and Maps. The Parks and Open
Space Plan shall provide the following:

* An overall Parks and Open Space Map
showing the size and location of individual
park sites, open space areas, and linkages.

» A Conceptual Plan for the regional park, each
community park and a prototypical
neighborhood park.

= A comprchensive  Concepiual  Plan  for
Mountain House Creck which addresses the
muluple concerns for the creek corridor,
including recreation, riparian weas, habilat
vilues, stormwater management and phasing
of improvements.

Old River Regional Park.  The Parks and Open
Space Plan shall include a Concept Plan for the
Ol River levee arca, Mountain House Creek and
Dredger Cut which addresses flood control, pubtic
recreation, interim park fees, access (0 Qld River,
parking, and habiat issues.

Parks Munagement and Unplementation.  The

Parks and Open Space Plan shall address parks
munagement, implementabon, and mainlenance
1ssues including:

* Munagement  strategics  for  recreation
programs.

*  Impicmentation of the park and open space
system within the new community, including
phasing, timing and responsibilities of all park
improvements, and criteria for maintenance of
all park and open space facilities.

+ Funding  of park  construction  and
nmnleniance.

« Provisions for equipment, facilities and
stafling. '

* A suucture for joint use of parks and
recreation  faciliies  with  schools, (o
coordinate  programs  and  activities  and
enhance public access.

*  Requirements to monitor the community’s
recreaton needs on a regular basis and review
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the adequacy and operational cluracter of
individual parks and facilities.

* Requirements, standirds, typical  deuils,
timing and responsihilitics for submiti:d of
construction plans.

gy Truils. For Mountun House Creck Park, Old
River Regional Purk and any regional trils, the
Parks and Open Space Plan shall provide for the
design of trails, including alienment, signage, and
location of traithieads, The plan shall also outline
criteria for trail planning and design, management,
trail naming and trai! use.

h} Specific Plan Requirements. Public parks, open
space areas, and recreational faciliies shall be
addressed by the Specific Plans in which they are
located. With the exception of Specitic Plan 1.
Specilic Plans shall inchude Prefimimwry Park
Plan for eacl park site within the Specific Plan
Arca. For parks the within Specific Plan I,
Preliminary Park Plans shall be provided as pat
of the Purk and Open Space Plan.

Objective 2: To provide neighborhood parks that walt
serve all local residents, including wddlers, young
children, teenagers, adults, parents with infanis, and
senior citizens.

Policy:

a) A neighborhood park of approximately five acres
m size shall function as o central clement within
cach residential neighborhood, with easy access hy
hicycle, sidewalk, trail system, and the local sireet
system from cvery part of the neighborhood.

b} Neighborhood purks shall be locaied on a
Collector street within a hall mile of residences
within the surrounding neighhorhood.

¢) Crossing of Major Arterial streets shall not he
required o travel from any part of the
neighborhood to the neighborbood park.

d} Neighborhood parks shall be sited and designed to
maximize Lheir visibilily along loca! streets and
thercby enhance the public right-of-way and
neighborhood character.

e} Neighborhood parks shall be locuted adjacent
K-8 schools. Parking fucilities shall be shared
between the school and park.  Schoo! and park
recreational programs shall be coordinated.
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) Ncighborhood parks shall be designed and
maintained (o provide for active and passive uses.
Examples of active uses could include field
guames, courl games, cxercise courses, pools, and
tot tots. Lxamples of passive uses are picnicking,
crafts, and landscaped open spaces, The parks
muy also provide support faciliies such as
purking, sterage facilities and picnic structures.

g} Sce also policies regarding schools and
Neighborhood Parks in the Education and Child
Cure section.

fmplementation:

a)  Purks and Open Space Plan Requirements. See
Recreation System Section.

by Tuming ol Neighborhood Parks. Construction of
neighborhood purks shall begin after 50% of the
dwelling unit permits for each neighborhood have
heen issued and shall be completed by the time
80% of dwelling  unit  permits  for the
ncighborhood  have  been  issued. Further
provisions lor timing of Neighborhood Parks shall
be estublished by the Parks and Open Space Plan.

Objeciive 3- To reswre the Mountain House Creek
corridor w a diverse riparian system dominated by
native species and protected from inappropriate uses or
activities.

Objecrive 4; To establish a community park and
creckside Lindscape along Mountain House  Creek
which will serve as the central open space spine for
the entire communily and provide passive recreational
OPPOILUNINGS. open space connections, wildlife habitat,
and Hood control.

Policy:

a)  Creek design and managenent shali integrate the
multiple purposes of {lood control, wildlife
habitat, and recreation. Recreational facilities shall
he provided 1o serve the phased development of
adjacent residential development.  See Storm
Druinage and Flood Protection for further
mformation on phasing,

b Community parks shall include 4 linear park along
Mountiin House Creek.  This linear park shall
provide continuous trail access along the creek
through the entire community and connect 1o the
regional park at Old River,



c)

a)

e)

e
—

h)

1)

The existing Mountuin House Creck channel and
adjacent marshes shali be retined 10 the
maximum extent practicable.

A diverse rniparian system shall be resiored
throughout the proposed creek corridor which will
be self-sustaining W the maximum  exient
practicable.

Flood protection of adjacem lands and
infrastructlure shall be provided while minimizing
damage to the creck.

Recreational uses consistent wili the protection of
created and preserved habitats shall be provided.
Aclive use areas within community parks shall be
located to preserve sensitive habitat arcus.

The creek corridor shall be properly butlered from
or integrated into the land uses adjacent to the
corridor. All buildings shall be scthack from the
edge of the corridor & minimum of 50 {cet.

The impact of infrastructure crossings of the creck
shall be minimized.

All stormwalers draining o the creck shall be
subject to Best Management Practices prior 10
tieir entry into e main creck channel,

Implenieniation:

a)

b)

<)

d)

To ensure that Lhe diffcrent functions of the
Mountain House Creck corridor are coordinated.
the corridor shall be overscen and managed as a
single  multi-use  program  inlegrating  and
coordinating  opportunites  lor flood  control.
riparian vatues, wildlife habitag, and reercation.
Creek improvements shall be constructed  as
described 1 the Storm Drainage and Flood
Protection section.

The restored creek corridor shall include perennial
and seasonal marshes and several cliasses of
riparian - woodlands  in o matrix  of  native
erasslands.

Since summer and tull flows will be cruciat o the
maintenance of wetliands in the creek corridor, all
practicable measures shall be employed (o provide
a greater average annual [Now consisient with
flood requirements.

Each Specific Pian which includes a portion of Lhe
creek shall include a specific restoratuon plan for
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h)

k)

that portion of the creck based on these goals, and
the requircments, of the Parks and Open Space
Plan. The restoration, improvemeinl, and phasing
shall be coordinated with required drainage and
flood control improvements,

The creek shall be designed to meander through
the creek comdor in order to provide greater
aesthetic and wildlife values. The creek corridor
shall be a minimum ol 200 feet-in width, but
wilhin that corridor the creek may meander from
side to side reaching as close as 50 feet.from the
corridor edge.

Both preservation and  re-creation of  existing
wetlinds shall be addressed in the applicable
Specific Plan as described in the Welunds
Management section.

The creck landscape shall creale three distinct
Landscupe zones:  the upper zone, Town Center
zong and lower zone, progressing from a generally
drier lundscape regime in the upper reaches to a
cencrally "weuer” kimdscape in the lower portions.

Overudl, the corridor shall be designed to create a
naturad, tree-shrouded corridor along the creek
chamyel, with intermittent expanses of open areas
between e channel and adjacent development.

The upper landscape  zone shall create a
predominantly ouk savannah landscape along the
margins of the comdor with willows and other
riparian specics near the chunnel and lower terrace
HUTGS

The Town Center zotie shall enbance the existing
scusonal and  perenniad - wedands and creale a
mixed ouk woodland and lirge deciduous tree
Lindscape near e edges of roadways  and
development pirceels

The lower landscape zone shall utilize primarily
ripirian and wetland plant species.

Where appropriate and feasible, perennial marsh
shifl  be  created within the creek  corridor.
Permanent open water may be provided in areas
designated for perenniid marsh.

m} Efforts shall be made o plant rare perennial

marsh species which occur in this region such as
Calitornia ibiscus (Hibiscus californicus) and
Sanford’s sagittaria (Sagittariu sanfordii).,
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n)

0)

)

q)

5)

]

u)

“length.

Planting within the creek corridor shall be
accomplished according 1o the provisions oullined
in Appendix 7-A: Mountain House Creck
Restoration Measures.

Increasing the channcl width and excavating a low
terrace shall be used to provide flood conveyance
and increase wildlife habitat. See Storm Drainage
and Flood Protection Section for storm flow
considerations in the design of the creek channel.

The restored Mountiin House Creck corridor shall
accommodate muli-purpose trails, picnic areas,
and similar passive recreational uses throug hout its
The Pedestrian Facililies, Bicyele and
Pedestrian Network, and Bicycle and Pedestrian
Walk and Path Sundards illustrate the sencral
location and standards for trails within the creek
corridor.

Recreational uses shadl generally be located at the
nerimeter of the corridor. Trails shall meander
throughout the corridor (o provide views of the
corrrdor and a sense of community participation in
the corridor habitats,

Points of access to the creek itself shad] be limited
10 street and sclected pedestrian crossing wreas.
These areas may deliberately create a more formal
and ordercd Lndscape reamment in contrast with
the natural creck corndor Lndscape Staging
areas shall inctude such facilities as parking,
restrooms, trailhcads with signage. and picnic
facilities. :

Recreational activities shall be buffered from
wildlife habitais.  These buffers may include
vegelative screens or hedges composed ol malive
plant materials which atlow views bul discourage
access o sensilive areis.

Educational sigiige shalt be included within the
creek corridor at appropriate locations 1o identif v
the vadues of the creek corridor and eneourage s
protection.

A post-and-cable or similir barrier shall be
provided along all creck corridor edges which
front public spaces such as roads. Where mull-
family residential, commercial, or public
deveiopment will back up to the creck, "good
neighbor” fencing (open fencing promoting views
of the corridor} may be used. Privacy fencing
may be used where single family residential lots
abut the creek corridor. Fencing along the creek
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v)

w}

X)

v}

7}

/)

i)

shall allow for regular openings to permit
pedestrian and visual access.

Sce the Recreation System section for the Parks
and Open Space Plan and the Specific Plan
requircments  for  Mountain - House  Creek
Community Park.

A mult use path shall be constructed along each
side of the Mountain House Creek corridor. The
paths shall extend from Marina Boulevard to Old
River. A minimum 16-foot right-of-way shall be
reserved for each path. Within the right-of-way,
a minimum cight-foot width shall be improved
with asphalt, painted with a center stripe. . -

The Mountain House Creek multi use path shall
be grade scparated where it crosses the SP wracks.

Infrustructure crossings of the creek shall provide
lor at least two openings in any crossing (o
provide 4 movement corridor for wildlife. At
feast one opening shall be provided along each
hank, & minimum of 12 square feet in cross-
section (preferably about 3° x 4') above the
ordinary high water line with earthen banks along
at least one side of the opening.

Roadway crossings of the creek shall minimize the
fengh and width of the crossing as much as
practicable. Road crossings shall be aligned and
designed (o avoid existing wetlands and avoid any
discharge of dredeed or fill material ino the
existing Mountain House Creek channel. These
roag crossings shall also be desiened 10 ¢liminate
the need for authorization by the Comps ol
Engineers.

Wihere practicable, openings in the deck of the
roadwiy crossings shall be provided 10 create
more light under the crossing, c.g., leaving the
median open rather than creating an enclosed
planting strip. The creek at either end . of these
crossings shall be planted to provide a natral,
shaded transition zone from tie more open creek
(© the shaded area undemeath the crossing,
Through flow of water shall be designed 10
prevent debris from clogging pipelines.

The stonn water system shall provide for BMP
pre-treatment of  all  urban,  project-derived
stonnwater drainage prior to discharging into
Mountain House Creek, ‘the Old River, or other
cxisting wethnds (as delineated by the Corps of
Engincers).  Wet or dry delention basins are



generally the most efficient form of stomwater
treatment and their use is consistent with wildlife
uses and shall be allowed within the creek
corridor (see Storm Drainage and Flood Control
Protection Section).
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Prior 10 any grading opcrations in the creek
corridor, all habitns o be cither preserved or
salvaged shall be siaked by an ecologist with
easily observable flagging and pre-construction
conferences held to ensure that grading contractors
recognize the importance of these resources.

cc) Grading operations shall ensure that soil does not
spill mto the existing marshes and fill existing
wetlunds, restrict flooding of the habita, or reduce
waler quality.  During grading, the overburden
may be removed from  the wethand  edge
backwards towuards the uplands to creatc the
marsh, as with a backhoc, or a berm nmay be left
between the existing marsh and the construction
area which would be removed in the last stages of
construction.

dd
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The ereck comidor restoration shalt be periodicalty
mspected by a qualdified ecologist with proven
successful experience in the areas of habital
development and wethind restoration.  Inspection
ts divided into two phuses.  The first phase
imvolves mspection of the construction project (o
ensure  ils  complimee  with  the  approved
restoration program and relevant permits. The
second inspection phase shall occur for five years
after construction and  shall review  channel
stability and sedimentation in the creck. waler
surface clevations and plant species richness and
cover for the marshes, and plant height and vigor
(or the woodlands.

ec) The project shull be cvaluated against speaific
performance stindards at the end of the ity year
of inspection.

ff) Where the inspection program  shows an
unsuccessful conclusion, the CSD shall ke action
to correct that trend.

Objective 5: To establish community parks which

serve the overall community with both active and
passive recreational opportunitjes,
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Poliey,

a)

h)

e)

Community park planaing for areas outside the
creck  corridor  shall  generully  follow  the
conceptlual program summarized as follows,

*  Approximately 40 acres of community parks
shall be located within andfor adjacent Lo the
Town Center, reinforcing the community
focus of the downtown,

* A sports-related community park of about 20
acres shall be located adjacent to the northern
high school.

* A mujor active communily pak of
approximutely 35 acres shall be locate south
of Grant Line Roud 1o serve that portion of
the community with sporis-related uses and
provide a bufler o the ransmission line and
adjacent business park areas.

* A small walcr-oriented community park of
about three acres may be allocated near the
marina - along Old  River 0 provide
unstructurcd recreation wrea with views of (he
HIHIBIIHNE

Commanity parks shall include both active and
passive uses. Active area facilities shall include
ballticlds,  pools, par  courses, courts
thurd-surfaced, sand or turf), rails, playsrounds,
support - suructures such  as  restrooms  and
concession stands. and parking.  Passive areas
shall provide picnic areas, amphitheaters, sardens,
vista pomis, and  special features such  as
cuvironmentl sculptures, fountuins and lakes.

Where community parks are located in proximity
o high schools, joint use shall be encouraged.

A comnumnty park shalt be sited in conjunction
with the Town Cenler 10 encourage community
events i this location. Major recreation facilities
such as community centcrs or sports stadiums
shail be located in community parks necar the
Town Center. .

Communily parks shall be easily accessible from
Arterial or Collector streets and from adjacenl
residential neighborhoods.

A small sports stadium may be located. in a
community pwrk near the Town Center.  The
stadium could accommodate about 5,000 10 6,000
people, be shared by the two high schools, and he
used for community cvents such as concerts,
parades, and local sports events.

—
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2} Community parks may also accommodiic
community centers for indoor facilities such as a
muli-purpose  gymnasivm, and  rooms  for
meelings, classes, banquets, childcare, games, arts
and crafis, dance and exercise classes, kilchens,
restrooms storage, offices, and lockers.

h) Programming for community parks shali address
the needs of the entire community, including
families, singles, youths, seniors, disabled
residents, and children.

1) Wherever possible, parking facililies for
community parks shafl be located se as to provide
shared-use  opportunities  with  other  public
facilities such as transit, libraries and schools.

DInplementarion:

a) Parks and Open Space Phan and Specific Plan
Requirements. Sec Recreation System section.

b}  Timing of Construction and Plns. The Parks and
Open Space Plan shall include 4 program lor
submivad of detuiled desten and construction
plans, including the timing and responsibility Tor
construction.  Tarst-phase development of sport
ficlds for team play shall be provided prior 1o
issuance of the 800 dwelling unit permit. These
first-phase sports fields may be constructed on
tand reserved for the first high school and planned
for subscquent use by the high school School
District. The Tl-acre community purk. located
Central Purkway and Main Street and including
interim paying tields, shall be constructed prior
the issuance of the 2,000t dwelling unit permit.
Further provisions for timing of community pivks
shall be established by the Parks and Open Space
Plan.

¢} Recreational  Activities. Programming  of
recreationad activities shall be provided 10 cnsure
full utilizaton of the community parks.

Objective 6:  To ulilize the Old River levee for a
variety of purposes suitable for a regional pirk,
including regional recreation, wildlite and native plant
habitat, and flood protection.

Policy:

a)  The waterfront of the Old River shall be utilized
as a linear park and wildlile preserve offering
access 1o the regional delta system and including
facilities for picnicking, boating. Nishing, truils,
wildlife observation, and play arcas.
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<)

d)

The Old River Regional Park she provide a
continvous trail for hiking and bik:sg¢ along its
entire length, as well as sufficiemt uaccess for
maintenance  vehicles.  Public use shall be
concentrated on the landward edge of the park
with limited points of access to Old River rather
than a linear accessway i close proximily 10 the
Old River.

The regional park trail system shall connect to the
trails of the Mountain House Creek Community
Park.

The Old River Regional Park shall provide
[acilities [or fishing, boat launching, viewing, and
similar activities desirable at a waterlront tocation.

Access 1o the general public shalt be provided at
two  locations, from the extension of Ceniral
Parkway and near the marina. -

Adevee along Old River shall provide for regional
recreation uses and protection of adjacent lands
from the 100-year flood event.

The existing Old River levee and any land
between the O River levee and a new levee shall
be dedicated primarily (o natural habita, excepling
the access points desceribed above and other minor
uses such as Gshing plattorins. . The new levee
shall be constructed 10 provide 100-year flood
protection.

Stz and location of parking areas shall be
adequitte 1o provide lor park users from within
and oulside the cominunity.

To the extent possibic, recreational activities shali
B hulfered from wildliCe habitats. These bulfers
could be vepctitive sereens or bedges conposed
of native plant materials which allow views but
discourage public access  Man-made materials
shall be avoided.

Implementation:

a)

Timing of Improvements. Timing, phasing and
responsibilities for regionat park improvements
shall be addressed by the Parks and Open Space
Plan.  Construction may oceur in phuses tied 1o
development of neighborhoods adjacent to Old
River.

Sceond Levee, A second levee, landward of the
existing Ol River levee, shull be constructed 1o



c)

d)

»

k)

provide appropriate flood protection.  This levee
will be integrated into the Old River Regional
Park Pfan.

Parks and Open Space Plan and Specific Pian
Requirements. See Recreation System section.

Implementation of Parks Plan.  The Parks and
Open Space Plan shall include a program for the
submittal of detailed design plans, which shall
include alt applicable flood control provisions, the
existing levee, and integration of the new second
levee into the regional park plans. Provisions for
waler access shall also be addressed.

County- Regional Park Requirement.  Wien the
County implements an  overall County-wide
regional park program, Mountain House shall
comply with the provisions of such program.
The 70-acre regional park shadl be credited towird
the community's requircmenis for any  future
County-wide regional park progrum.

Educationat Signage. Lducational signage shall he
included within the park appropriate Kcinions
e adentify the values of the OId River and
encourage its proclion.

Old River Path. A muli-use path shabl be
constructed wlong Old River. extending from e
west o east hounditrics of e community. A
minimum 20-foot right-of-way shall be reserved
for the path. Within the right-of-way, o tminimum
12-foot width shall be improved with asphali.
whicl shall be striped to designarte pedestian and
bicycle travel Lunes.

Woodlands. The woodlund portton of the pwrk
design shall be plnted in g variely ol malive
riparian and oak woodland specics.

Riparian Woodlands.  Species aceeplable for
planting in die riparian woodland arca should
include the specics listed in Appendix 7-A, and
olier species native (o the region and ecotype.

Grasstands.  Grasstand  dominated by native
species indigenous 10 the region shall be restored
wherever practicable within the park.

Landscape Treatment. The landscape reatment of
the tinear park shall incorporate the followiny:
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+  Landscape design shall create three distinet
zones: the southermn levee aurea, the middle
area between levees and the river edge zone.

*  The southemn levee area shall be planted with
mixed oak woodland and riparian tree and
shrub species, with localized aress of lawn:

*+  The middle zone shall consist of riparian and
seasonal or perennial wedand plant species in
the low areas, and grasses, shrubs or other
woody species on the levee slopes.

*  The river edge zone shall uiilize riparian
species and augment the existing vegetation
adjacent to Old River.

Pre-Girading Requirements. Prior to any grading
operations adjacent 1o Old River, all habitats (0 be
cither preserved or salvaged shall be staked by an
ceolngist with easily observahle flageing and
pre-construciion  conferences  held o ensure
grading contractors recognize the importance of
these resources.

Grading Requirements.  Grading operations shall
be conducied so us 10 ensure that soil does not
spill into Oid River.

Mamteniunee Manual.  To ensure that tong-term
mainicnance practves continug which support the
purposes of the Old River enhancement program,
@ maintenance manual shall be developed for use
after completion of construction of the regional
park, including nanural habitts. The manuad shall
detul muintenance procedures such s erosion
conirol, debris removal, exotic plant eradication,
wrigation guidelines, species cultural requirements,
replanting, protective foncing, if necessary, and
signing.

Corrective Actions. If natural habitis within the
regionad park wre not meeting the policies in tus
Masier Plun and relevant Specific Plans, corrective
actions shall be taken.

Objective 7: To estblish a network of paths that
provides pedestrian and bicycle connections to open
space and other destinatons within Mountain House.

Ohjective &:

To connect the Mountain House

pedesirian and bicycle circulation System (o future
potential regional tras! alignments.

Policy:

a)

Class T muli-use  paths shall be separated from
vehicular traffic by a curb, Lmdscaped strip, or
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b)

c)

e}

other bulfer, or be routed through an open space
area. Such paths shall safely accommodate both
pedestrians and bicyclists, and motorized vehicles
shall be prohibited.

In addidon to the multi-use paths, a bicycle
circulation systern consisting of Class I] bike lancs
and Class 111 bike routes shall he provaded as
described in Bicycle Facihities.

Interpretive  Trails  providing explination  of
wildlife and other open space resources shall be
addressed in the Parks and Open Space Plan.

Signage and information shall be provided to
orient users and promoie better use of the
pedestrian and bicycle system.

Puths within Mounin House Creck Community
Park, OId River Regional Pask, Centra Parkway
and Murina Boulevard shall be interconnected 1o
provide for easy access.

Fulure regional trails Icading from Alameda or
Contra Costa County 10 the Mountain {Touse arca
shall  connecet o the  pedestrian and bicycle
network within the community. Patentizl region
trails include those planned by the East Bay
Regional Park District and  Livermore  Arcu
Recreation and Park Diswict. Wherever possible,
such tails shall provide access to destinalions
within Mountain Housg, mcluding the OId River
regional park and Mountain House Creek lineur
park.

Should the National Park Scrvice decide o extend
the De Anza Trail into the Mountuin House areil,
the  wwl  shail be  accommoduted through
connectons o the Mountain House pLduuitm and
bicycle netwaork, and identified with sienage. The
most likely aligmment would be 10 nrov uh truild
routing along proposed Class T bike lanes
paralicl Marina Boulevard from Kelso Road 1o
Grant Line Road.

Implementation:

a)

b)

Design.  Design of paths including alignment.
standards, signage, location of traitheads, or
staging areas, and timing ol construction and
maintenance shall be provided in the Parks and
Open Space Plan.

Trail  Connections. Provisions  for il
connections shall be included an the Parks and
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Open Space Plan. Specific Plans for the alfecled
area shall incorporate provisions of the Park and
Open Space Plan and provide for the design and
locution of regional trails and provide for linkages
to destinations wilhin the community, especially
Mountain House Creek Community Park and Old
River Regional Park. These trails include those
planncd by the East Bay Regional Park District,
the Livermore Area Recreation and Park District,
and the Natonal Park Service (De Anza Trail).

¢)  Coordination with Other Districts. There shall be
ongoing coordination with the East Bay Regional
Park District and the Livermore Area Recreation
and Park District to insure that regiona) trails
Conncctons are maintained.

Objective 9: To incorporate private rccreation uses
that will serve compiunity residents and contribute (o
a high quality of fire.

Policy.

@) Golt courses shall include adequate acreage for
clubhouses, parking, and tull-length courses. The
golf counses shall be uaccessible from Arterial
streets and - may  he  abutted by residential
devetopment .

b)) The golf courses may be publicly or privately
owned  and  operated, and  shall provide a
distinctive open space and visual amenily for the
Comimunily,

¢l The marina along Old River shall inclyde
approximately 40 ucres of water and 20 acres of
land arca for parking, boat Launching, boat storage
and service, and buildings.  The marina shall
provide public access from Mountain House 1o the
witerway's of the Delta sysiem.

Iniplementation:

a) - Speaitic Plan Requirements. Golf course design
criteria shall be provided by the Specific Plans for
the goll course arcus.

b}y Muaring Design Criteria,  Murina design criteria
shafl be provided by the Specific Plan for the
TS HEI Y

Biological Resources Management

Objective 10 To combine agriculiural irmigation by
wasiewater generated by Mountain House with the
extablishment of wildlife habitat mitigations, while
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maintaining  viable and  economical  ugricultural
productivity and enhanced wildlife values on the
mitigation sile.

Policv:

a) Habitat mitigation for Swainson’s hawks, Northern
harriers, and Black-shouldered kites shall be
provided through a combined HMP.

Implementation: ‘
The HMP, attached as Appendix 7-C (o the Draft

Master Plan, includes the following elements:

a) Swundards. Perfonnance and monitoring standards
to ensure successiul implementation of the phun,
as well as tong-term management procedures.

b} Provision of Miligation Lund. Mitigation lund

provided through lee title and/or « pemianent

conserviation easement.

¢} Identification  of  Responsible Agencics.
Identification of the responsible agencics for Lund
ownership, operation and nuiinteniunce of the JIMP
after the implementation phise.

d)  Phasing. Development of the HMP oceurring in
phases  corresponding  with  the
community development

phases  of

&) HMP/Aarm Praciices. At HMP compaonents and
farm practices shall he  carricd out without
significunt detriment to either the HMP or 1o the
cconomical and practical operation of the fuwm
lands,

N Use of Reclaimed Wastewater, A program for the
use of recluimed wastewater on HMI® Lnds s
discussed in the Wastewaler Reuse section.

~—

Viuble Farm Operations.  Sclection of Crap Lypes
in consultation with the County and the Californiz
Department of Fish and Game {DFG), 10 provide
suitable wildlife foraging habitat and maintenance
of agricultural practices which will ensure viable
farming operations.

{r

)  Rodent Control. Use of non-chemical practces (o
control vole and gopher populations, and stand:wd
agriculturid rodent control measures o0 control
mice and squirrel populations.
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i) Habitat for Special-Sumus Species. To the extent
practicible, the provision of suitable habitat for
other special-siutus species as discussed hercin.

iy Wildlile  Habitat  Preservation.
assurances that the - wildlife
preserved in pemetuity.

Reasonable
habitat will be

k) Tree Prescrvation. Whenever possible, existing
mature trecs on the mitigation site shall be
preserved because of their value as roosting and
nesting sites for raptors and other wildlife.

Iy Mitgation Requirements. Mitigalion provisions
for the loss of Swainson’s hawk foraging habitat
within the Master Plan arca in accordance with the
provisions of the Swainson’s Hawk  section,
below.

Objective 2 "To insure the  implementation  of
appropriate mitigation for Swainson’s hawk impacts,
including use of mitigation lands for ether impacted
species, wlilization of recluimed wastewater, and other
campatible purposes.

Policey:

O Mitigation for {oss of Swainson's hawk foraging
habital  shall  be  required only for the
approximately 1,500 acres of tand hetween the
Southern Pacitie Ratlroad right-of-way, Old River,
Wicklund Canal, and the County line. However,
il wastewater storage ponds are constructed on Uie
preterred alternative site for such storage, Fabian
Tract, mitigaion  shail  be required for e
additonal acres ol lost foraging habitat @t the
mitigation ritios set forth in the HMP,

h)  Mitigation for Swainson’s hawk impacts shall be
combined with mitigation for other specics o the
extent practicable.

Implemeniation:

a) - Mitigation Requirements.  Midgation for loss of
Swainson’s hawk foraging habitac may be satisficd
by participation in the Mountain House HMP; fec
participadon in a County-sponsored multi-species
conservation program or similar effort; by other
programs as approved by San Joaquin County;
payment to DFG of a mitigation fee under
applicuble DG regulations  and/or guidelines
which may be in effect al the time mitigation is
undertaken; or by a combination of all or any of
the above elements.
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b} Hawk Mitigation Program. Druft Master Pl
Table 7.3 summarizes the mitigaiion  program
proposed in the FIMP. This program provides a
range of mitigation ratios that reflect the distance
of the impact area from a nest site adapted from
the current DFG Draft Mitigation Guidelines for
Swainson’s Hawks in the Cenual Valley of
California (October 17, 1993).  The wble is
arranged according (o the habitat type to be
acquired. Consequently, for any developer of 2
portion of the hawk impact area on the project
site, this table provides a “menu” of possible
selections, subject o specific restrictions.  For
foraging habitat acquisition, these mitigation ratos
are based upon the distance of the acquired
foraging habitat from an active nesting tree. The
DFG Guidelines (1992 and 1993} do not address
the subject: the 1993 DFG Guidelines Propose
varying levels of mitigation  based upon  the
distance of the impact area from an active nest
site.

¢} Timing of Mitgation. Mitication for loss of
Swainson’s hawk foraging habiat shall occur as
foraging habitat as shown in Draft Master Plan
Figure 7.8 (and foraging habtat on Fabiwn Tracl,
i applicable) is converted from suitahle toruge
Crops to urban uses in accordance with this Master
Plan and the Specific Plan perluning to such
lands. Miigation land wilt be set aside in fee or
by easement prior 10 project applicant receipt of
the first construction permit for each approved
Tentative Map. The actual mitigation acreage will
be determined at approval of each Specitfic Plan,
or approvil of a site development plan wiuch is
noteacompassed within i partcular Specific Phan.

Objective 3: To comply with the federal and swte
Endangered Species Acts provisions for protection of
the kit tox.

Policy.

a} If in the tuture, it is determined at any tine that
the kit fox would be endangercd by tiw
development of e community, then appropriate
mitigation shall be provided.

Implementation:

a) Kit Fox Protection. The measures contained in
Draft Master Plun Appendix  7-I» Kil Fox
Pre-Construction and Construction Protocols shull
he followed to the exient possible o ensure (hat
project construction does not resull in harm or
injury (o the kit fox. These measures shall apply
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for so long as the kit fox retains its listed status
under the respective Endungered Species Acts, or
successor legiskuion; or until such time as 50% or
more of the communily south of Byron Road is
built.

Objective 4. To preserve and/or provide for other
speciad-status specics found within the Master Plan .
areit.

Policy:

a)  The preservation and/or enhancement of habital
for other special-status species shall be considered
in the development of Mountain House. These
species mclude Mason's lilaeopsis, Northern
harrier, Black-shouldered kite, Burrowing owl,
Tri-colored blackbird, western pond wurtle, Dela
smelt,  Sacramento  splitail,  and California
hibiscus.

haipleitentarion::

a) Site Surveys. Development  sites  shall be
surveyed  for - speckd-status  species prior {0
approvad of the first Development Permit for the
applicable arca. Such surveys shall meet the
California Department of Fish and Game (CDTG)
protocol tor sensitive species surveys.

by Rapior Surveys.  Prior w0 subminal of any
Development Permit for parcels with large trees
(ereater than 30 feet in height) or adiacent 1o
Mountain House Creek, pre-construction surveys
tor raptor nests shall be conducted by a qualified
biokogist. If rapior nests are found which will be
impacled by such development, appropriate
FESUCtons on Construction or measures 1o relocate
the nest or burrow  shall be deveioped in
consultulion with the California Department of
Fesh and Game (CDFG).

¢t Bunowing Owl Surveys.  Prior 10 submitta of
any Development Pennit for parcels with levees,
bers. or other suitible ground-nesting locations,
pre-construction  surveys  for burrowing owl
nesting siles shatl be conducted by a qualified
biologist.  Burrowing owl nesting sites shall be
relocated in accordance with provisions explained
ut Chapler Seven of the Drafl Master Plan.

d} Wethnd  or  Riparian  Habitat Restoration.
Restoration o Mountain House Creek and other
wedland or riparian habitats in the Master Plun
arci shall include, as may be appropriate o the



e)

2)

Ohjeciive 3.

restored  habitat, preferred  habital  for  the
special-stalus species identified above.

Old River Levee. The existing Old River levee
shail be preserved and/or enhanced to provide
habitar for the western pond turtle, raptors, and
other special-status species, as may he appropriate
to this habiim.

Burrowing Owls.  Any burrowing owl nests
impacted by development shall be relocated prior
to construction to the Old River levee und/or other
suitable sites that are not likely 10 be dislurbed by
future development,

Tuming for Nest Relocation.  Active burrowing
owl nests shall not be relocated during the
breeding season {typically April 15 to July 15) in
accordance with applicable 117G regulutions.

Buffer Zone.  Construction activities shall be
prohihiled within a buffer zone appropriate (o tie
particular specics around any raptor nests or
burrows during (he nesting  season,
otherwise authorized in writing by CDFG.

unless

Participation i Other Programs. Compliance with
the measures sct forth above also may be
accomplished through implementation of the TIMP
descnibed ahove, or participation (hy payment of
& fee or otherwise) in an adopled County-wide
muld-species habitat conservation plan.

To preserve wellands within Mouni:ian

House.
Policv:
a)  Development shall be carried out so that existing

b)

)

¢}

wetlands are preserved 1o the degree practicable.

Where development  cannot practicably  occur
without impacting wellands, the development shall
Minimize impacts.

Where impacts are unavoidable, their loss shall be
compensaied through mitigation.

Wetands shall be protected from damauge caused
by adjoining developmen. Buildings  and
structures shall be setbuck from the edee of
welands a minimum of 25 feel.

Pussive recreational uses such as bird watching,
nature trails and observation areas are normally
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compatible with wedands and shall be encouraged.
Active recreational uses such as ballficlds, paved
hike 1rails or other such uses shall not be located
within wetland areas.

The Dry Creek wetdand west of Kelso Road shall
be preserved or enhanced as a natural amenity.

Anjripurinn areas in the Dry Creek channel easl
of Kelso Road shall be relocated 1o the upstream
arca west of Kelso Road.

Implementarion:

a)

c)

&)

Specific Plan Requirements.  Provisions for Uie
treatment of welands shall be included in any
Specific Plan that will impact wetlands.

Wellnds Mitigation.  Wedands mitigation shall
provide for creation of wetlands 10 replace those
which would bhe fost.  Mitigatdon shall occur
within the Muster Plan arex adjacent to, and
conliguous with, preserved wetlands.

Butfering.  Where preserved wetands provide
viduable habitat to wildlife, protective fencing,
screeing or buffers shall be provided where
necessiry (0 minimize disruption of habitat areas.
The type of protection will vary depending on the
type and function of the wetand, the adjoining
land use and the terrain.

Runoll Water. Runoll water from developed or
Jandscaped  surfuces may be  discharged  into
preserved wedands, but shall be ireated through
apphication of appropriate  Best Management
Practices (BMPs) to ensure water quality, prior 10
entering the wedand arcas. These practices will
he monitored in accordance with staic water
quality control procedures.

Fencing. All preserved wedands and their buffers
shall be wemporarily fenced during construction so
is 1o minimize the potential for inadvertent
impucts from construction activities. Following
construction, permnanent barriers and/or fencing
shall be installed o preclude access and damage
from wheeled vehicles such as motorcycles and
ORVs,

Maintenance Requirements. The wetands shail be
retained as sel(-sustaining, requiring only minimal
long-term maintenance 1o repair barriers or fences,
and remove debris resuliing from use of the aren
by residents.
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2} Recreaonal  Uses. Active and  passive
recreational uses near wetlands shall be addressed
in the Parks and Open Space Plan described in the
Recreation System section.

h) Wawer Conveyance Pipcline.  The raw water
conveyance pipeline shall bhe constructed in
accordance with the provisions of the Corps of
Engineers Nadonwide Permit for Wiility line
crossings (NWP 12). The ground contours shall
be restored to their original condition {ollowing
placement of the pipeline. Tn order 1o accelerate
revegelation, the topsoit within wetinds shall he
salvaged prior (0 rench excavation and replaced
after backfilling the trench.

1) Dry Creek Requirements. When development is
proposed that is adjacent 10 or would impact any
porton of the drainaee course of Dry Creck, then
a detailed plan lor welands and riparian land
nnagement shall be prepared and tmplemented as
part of the Specific Plan for the development,

Objeciive 6: To preserve whenever possible the visuzl
quality of healthy trees within and adjacent 1w the
Mountwin House community

Policy:

a)  Existing mature wees in good condition shall he
preserved and incorporated into the Landscipe
design of the community as much s possihle.
Land wuses should he compatible with  the
preservation program for malure trees,

Implementarion:

@ Design of Roadways.  The design of major
roadways, widening or reconstruction of existing
major roadways, and local streets shall address the
preservation of mature trees in good condition.

h)  Horticulwural Peactices. Existing trees shall he
preserved by [ollowing sood horticuliural pracuces
0 maintun existing drainage, ventilation, and
solar conditions. These measures shall include
keeping pavement well iway from the driplines of
trees designated for preservadion.

€} Tree Surveys and Assessments. Prior o submital
of the first Development Permit, a detailed Uee
survey shall be performed for the subject arca to
accurately locate all mature trees, determine the
species and assess the condition of muure trees.
The information obtained from the survey shall he
reviewed, and those trees found suitable for
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preservation shall be noted and considered in
detailed designs.

ENERGY AND TELECOMMUNICATIONS

Electricity

Objective 1: To provide an electrical power system
that will defiver a reliable and cost-cfficient source of
power while minimizing risks 10 public health and
risks of damage 1o utilities and properties adjacent 1o
utility casements. :

Policy:

a)  The community shall be planned to achieve a 25%
energy saving by efficient community design.

by The community shall adhere to conditions and
restrictons of use applicable to wreas within the
casement  rights-of-way  of  primary power
transiission lines. This includes setbacks along
cither side o the 60 kV and 230 kV lines.

<) The clectricd transmission and distribution system .
shall be designed and constructed in a manner that
will assure a reliable and cost-effective source of
clectricity 1o the Mountain House conmmunity.

d) - Public health and safety issues shall be considered
in developing  and implementing the elecuric
transmission and distribytion systems,

huplenieniation:

a)  PG&IE Review. Each Specific Plan shall specify
land uses and development standards within and
adjacent o ransmission lines. The County shall
submit the Specific Plans 10 PG&E for review and
comment on any proposed development in tie
vicmity ol electric power uiilities that cross the
project sitle. As part of the development plan
review and approvil, PG&FE shall he responsible
{or ensuring that the operation and condition of
therr electricad Tacilities are in compliance with
PUC regutations for propused land uses on and
adpacent to their easement.

b) Approved Land Uses within Easements.  Tle
projcet’s proposed kind uses within PG&E's
electne power ransmission line easements of 230
kV shall be subject 10 PG&E approval and in
complianee with the following PG&E approved
land uses: .



Automohile Parkine

Short-term parking of movahble passcnger vehicles
and light trucks, such as pickups and vans, is
allowed. Heavy equipment access to lucilides is
to be maintained at all times.  Parking is to clear

PG&I structures by at least 10 feet. Protection of
facilides from vehicular traffic is to be provided

at the developer's expense and o PG&E
specifications.  Blocked up vehicles, curports,
canopies or awnings are nof allowed.

Buildings and Other Structures

No buildings, swimming pools, wells or similar
structures shall be permiited within the easemenis
or in any prescribed sethacks.

Gruding

Cuts, trenches or excavations shall oot he
permitted within 25 feet of any tower footing.
PG&E engineers shall review grade changcs in the
vicinity of towers.  No (ills shall be alowed
which would impair (e ground w0 conductor
clearances. Towers shall not be left on mounds
without adeguile road aceess to the hase ol the
structures.

Fences and Walls

Heavy equipment aceess o tacilities shall be
maintained at all times. Mewl tences shall be
grounded o PG&LE specilications.  No {ences
shall be installed within 160 feet of any tower
fooling or pole. Retaining or sound walls require
PG&E review.

Landscupine

Landscaping is allowed.  Trees and shrubs are
himiled o those varictics that do not exceed 15
feet i height al maturity. Reasonable access to
facilitics shall be maintained, including access by
heavy equipment. Greenhelts wre encouraged.

Storaee of Flammable. Explosive or Corrosive

No wrash bins, wush enclosures, dumpsters or
incineritors are allowed.
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Streetls and Roads

Streets and rouds are allowed, provided access 10
Lacilities is maintained au all tmes and structures
are provided with protection from traffic. Street
lights may be aliowed, byt in all cases must be
reviewed by PG&E for proper clearance.

Reservoirs

Reservoirs, sumps, drainage busins and ponds are
allowed within overhiead eleciric easements,
provided reasonable access to facilities and proper
clearances above the water surface are maintained.

Recreation Areas

Playgrounds, parks, tennis courts, basketball
vourts, pedestrian trails and bwrbecue pits are
allowed, but require special PG&E review and
ipproval.

Pipelines

Pipehines are allowed provided crossings are held
to-a minimum and are aligned as near o a right
angle as possible. No pipelines are allowed
(exeept sprinkler systems) within 25 feet of PG&E
structure. Leach ficlds are not allowed.

Signs are not allowed except in rare cases and
subjeet o individunl review.

¢) Lasement Sctbacks.  Structure and  setbacks
outside but adjacent o powerline easements shall
comply witly the provisions of the Draflt Master
Plan

d}  Undergrounding of Lines.  All transmission or
eleciricad fines shalt be  underground  where
practical.

Natural Gas

Objective 10 To provide a natural £as transmission
and distribution system that will deliver a reliable and
cost-cllicient source of natural gas 1o the community,
while minimizing the risks o public health and (he risk
ol damage (o utilities and properties located adjacent
o utihty casements,
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Policy:

a) The natural gas transmission and distribution
systems shall be designed and constructed o

assure a relinble and cost-effective source of

natural gas to the Mountain House community,
and 1o achieve a 253% savings in the consumption
of natural gas as compared 1o standard usage.

b} Public safety issues shall be considered during
construction new naturdd gas trimsmission and
distribution sysicms.

Implementation:

a) PG&E Review. Each Specific Plan shall specity
land uses and devclopment standards adjacent o
natural gas fines.  The County shall subimit the
Specific Plans 10 PG&E for review and comment

on any proposed development in the viciniy of

natura! gas utilities that cross the project site.

by Approved Lund Uses within Easements.  The
project’s proposed land uses within niurad gas
transmission pipchine casements shall be subject 10
PG&E approval and in compliinee with  (he
following PG&LE approved Lunid uses:
Automobite Parking

Short-term parking of movahle passenger vehicles
and light trucks, such as pickups and vans, is
allowed.  Heavy cguipment aceess to fuctlitios is
to be maintained at all tmes. Parking is 10 clear

PG&E structures by at lcast 10 {eet. Protection of

facihtics from vehicular traflic is 1o be provided
at the developer’s  expense and o PG&L
specilications.  Blocked up vehicles, carports,
canopics or awnings are not allowed.  Lasily
removed  paving  materiads,  such  as  asphall
concrele, are o be used over gas pipelines

Buildines and Other Structures

No huildings, swimming pools, wells or similar
structures shall be permitted within the casements.

Grading
PG&E engineers shall review grade changes in the
vicinity of gas transmission lines.  Deviations

from 42-inch mmimum and 60-inch mupdmum
cover require special review and approval.
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Fences and Walls

Patrol and maintenance requirements are such that
eas transmission corridors must be maintained in
an essentially open state. Heavy equipment access
to PG&E facilitics is to be maintained at all times.

[andscaping

Lundscaping is allowed. Reasonable access o
PG&E facilitics must be maintained, including
access by  heavy equipment. No trees or
deep-rooted shrubs are permitied within 10 feet of
underground pipelines.

Streets and Roads

Streets and roads are allowed, providing access 10
Gacilities are maintuned al all times and structures
are provided with protection from tralfic.

Reercation Arcas

Playgrounds, parks, lennis courts, basketball
courts. and pedestrian trails- are atlowed, but
require special PO&TE review  and  approval.
Pedestrian tratls are allowed.

Pipelines

Pipchines are allowed, provided crossing are held
o & minimum and as nearly at a right angle as
possible. Longitudinal pipelines require special
review and approvid.  Sprinkler systems are
alowed. Leach  ficlds are not  allowed.
Separation/distance . between  gas lines  and
proposed pipelines must be reviewed in every
mstance 10 meed electrolysis conditions.

Siens

Signs arc not allowed except in rare cases and
subject to individual review by PG&E. Signs are
nol allowed within 10 feet of underground lines.

Reservoirs
Reservoirs, sumps, drainage basins and ponds are
not permilled  within  gas  transmission - line

CUASCINCTHS.

Subdivision Desien

Suhdivisions glfecting gas transmissions easements
miust be Lad out to provide an open corridor along



the easement Lo accommodale PG&E's need for
frequent patrolling as well as cobstruction and
mainlenance requirements.  Sethacks of homes
and other structures shall be in compliunce with
County codes.

Energy Efficiency

Objective 1:  To minimize the consumption  of
nonrcnewable encrgy and cncourage the development
and use of alternative cncrgy sources a1 Mountain
House.

Policy:

a) Energy usage shall be reduced by 25% of te
traditional  standards by using energy cificient
design and programs.

b} Encrey cfficient design shall he required as o
component of ol building projects.  Tome
designers shall be encourngsed to include solur
water heating in their design.  Commercia) and
industrial operations shall he encouriaged o
include active sokwr systems in the design ol
buildings.

¢} Site planning of residentinl and commercial arcas
shadl incorporale measures to save enerey. Ax
much as practical. the. desien und lavout of
residentiad streets and the design of homes shall
promote the use of solur oricntation.

dy  The design of buildings and fcilitics within the
community  shall incorporiic  cost-clicciive
measures 1o reduce the need for enerey used lor
heating, cooling, venlution and other cnergy
needs.

¢) Natural heating and cooling shall be incorponited
o residential and  commercial project desivn
through such technigues as elficient building
orientation, architectural Teatures, shade rees and
other landscaping, und appropriate measures.

f)  Landscape plans shail be designed and reviewed
to insure that, 1o the extent possible, vegelion is
used effectively to reduce water demand and
provide wind bufferine and solar shading where
desired.  Vegetation shall not be placed in
locations that would shade a solar collector on
another person’s property. Native landscaping and
the etficient use of all water resources, including
irrigation and waste water reuse, shall be used to
the maximum extent feasible 1o help reduce
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overull energy use and peak period pumping
requirements.

2)  Govemmental buildings, municipal services, and
transportation systems shall be planned, designed,
and constructed to minimize energy consumption
by utilizing available, cost-effeclive techinologies
and design technigues.

h} Infrasiructure  systems (e.g, water supply,
ransportation, wastewater) shall be planned,
design and constructed to include cost-effective
energy eflicicnt designs and teclnology.

Tumplementation:

a}  Comununity Encrgy  Conservation  Plan. A
Community Encrgy Conscrvation Plan shall be
prepared with the assistance and recommendations
of the encrgy suppliers prior 0 the submittd of
the first Development Permit.

by Solar Rights Act. “The community shall conform
with the Sokwr Rights Act of 1987 and Solar
Shude Comirol Act of 1987

*  Local planning and building ordinances,
including design review critenia utilized by
the Community Review Bourd (CRB) shall
nol unreasonibly prohibit the use of solar
CNCIy syslens.

+  Tentuve Maps shall be reviewed to provide,
(o the extend (easible, opportunites for future
usc ol patural heating or cooling.

* An ordinance requiring easements for solar
access as a condition of subdivision map
approval may be adopied.  Criteria requiring
such casements may also be adopted us part
ol the design review process.

¢ Landscape Phans. Al improvement plans shall
contain kndscape plans.

Telecommunications Systems

Objective 1: To provide Mountain House with
exlensive teleconuunication services 1o satsfy current
and anticipated luture necds for the next several
decades,

Policy:

a} The tlecommunications ransport system shali
consist of a high speed digital fiber oplics
network.  The hub of ‘the network shall be
centrully located. Tt shall be he communication
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center and focal poit for alf forms of
telecommunications within the community and (o
and from the community.

b) The backbone transmission facilities shal! be
constructed underground 10 connect designated
substation in the individual subdivisions to the
communications center.

¢} The underground backhone conduits shall he

installed 1o accommodate fiber optics and/or other
cables required (o satisfy the needs of a given
SErvice arei.

Implementation:

a) Uninterrupted  Power  Supply.  Uninterrupted
Power Supply shall be provided via battery
back-up for the télephone service and any other
declared  “critical”  component  (Are,  sccurity,
lhfe-support).

b)  Communications  Facilities. Conununications
facilities shalt provide for sphicing of fiber oplic
cables  and  other  requiremems.  as  needed.
Preliminary locations, which are subject o chunge
as destgns are relined, are in acighborhood
centers, al the Town Center, and at Mountin
House Business Park,

¢) Undergrounding. The backbone
telecommunications Cacilites shall be constructed
underground and follow the muin routes of the
other service utilities.

Objective 2: To provide all forms of modern
telecommunications to cnable e users 1o conduct
many job and business functions from the home.

Objective  3: To  provide  adequate  spare
communication lines tor expansion of services within
the community as needed for the next 20 10 40 years.

Policy:

a)  Provisions shall be made that allow residents (o
take advantage of advanced communications
technologies.

Implementaiion:

a} Residential Equipment. Euach residential unit
building permit shall include the requirement tha
appropriale "in unit” hook-up terminad be included
in each unit.
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Objective 4: Lo provide high specd digital wransport
tucihiies for all forms of elecommuaications that will
serve businesses within the community,

Objective 5: To provide closed circuit TV for
security, lelemetering for alarms and remote power
controls.

Policv:

4) Businesses shall be able to take advantage of
advanced communications technologies.

fuplementation:

a)  Business Equipment.  Each business building
permit  shall include e requirement thut
appropriate "in unit” hook up terminals and

cquipment be included in the building.

Objeciive 6 To provide telecommunications transport
facilines 1o satsty the needs of CSP administrative
and generyd services, schools, libraries and recreation
fucilities.

Objective 7 To provide fust response 10 emiergencics
{pobice, Tire and magor medical).

Paliey:

w o Communicattons systems of the latest technology
shail be provided for use by all of the following:

«  DPolice

«  Fire

*  Lmergency medical services

+  Community sdministration

+  Schools

* DParks and recreation

«  Publicinfrastruciure including wastewater and
waler lreaument plants

Siting Criteria for Public Facilities

Objective 1: "To minimize adverse impacts of public
utiities and facilities on ihe acsthetics of the new
commuiity.

Policv:

ay  llectrivad and gas facilities shall be located and
treated so0 as o have a minimum of visual and
other impacts on  the community, especially
residential neighbhorhoods and other sensitive land
uses.



b} Ulilities (electrical  distribution, iclephone,
cablevision, natural gas, and other) underground or
conceal public facilitics, including surluce access
boxes or manholes, shali be located such that they
will have a minimum impact on mainicuance and
vehicular pedestrian wraffic,

¢} Future development plans shall closely coordinate
the placement of surface mounied public facilitics
with the architectural design of the community 1o
minimize the adverse impact on aesthetics.

d) Public safety and convenience shall be considered
in the design and placement of public utilities and
facilities.

¢)  Whenever possible, clectrical substation facilities
shall be located in commercial or industrial arcas.
Elccirical  substations sites shall be  bulfered
around  ils perimeter by @l fences  and
landscaping.  All scibacks shall comply with
County codes.

d) Electrical  transtormers  within - residential
neighborhoods shall be in underground vauls.
Where located in commercia) aréas and in Ui
downtown arca, (rnsformers may be mounted
above-ground  provided they are adequitely
shiclded by lundscaping, Al sethucks shall
comply with County codes.

TRANSPORTATION AND CIRCULATION

Objective 1. To cstablish thresholds i the buildout
of the community when specific lransportaion
improvements are reguired.

Policy:

a4)  Trigeer poinis shall be used as surdelines for
future planning and lee structuring, and not as
actual construction dates. Trigger points shall be
ticd (o residential occupancy.

Implementation:

a)  Trip Analysis. Once a trigger point is reached for
a given improvement, a rip analysis shall be
required based on a ren of an updited traffic
model. An aclual construction and {inancing plan
shall then be developed and implemented.

Freeway Improvements

Objective 1: To provide for a comprehensive, ellicient
and sufe vehicubar circulation SYSLeM permitting iccess
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to and from the Mountain House community via the
freeway system.

Policv:

a) The community shall  participale  in  the
implementation of regional freeway improvements,
including freeway improvement, on a "fair share”
hasis.  Treeway improvements include mainline,
interchanges, HOV lanes, ramp metering, truck
lancs, study reports, and plans. )

b} Muajor improvemenis to Stale routes shall be
completed in phases, consistent with the travel
demand estimated by State project study reports or
County improvement plans  for regional
transportation fucilities.

¢} Community access to 1-205 and 1-580 shall be
dirceted 1o existing interchanges.

fiplementaiion:

D BenelitDistrict. In conjunction with mprovement
conclusions of each project study report, an area
of henefit district shail be set up to allocate the
foir - share 1o all qarties impactng  the
improvement,

by PIreeway Improvements. The commutity shall
parlicipaete in the study of identified improvements
on 1-205 and 1-580.

¢ Alumont Coridor. The  community  shall
participade in the completion of a Strategic
Transportation Plan for the Altamont Corridor, in
cooperation with the County, State, and the Cuy
of Tracy.

di  Interchange Improvements. The community shall
participate, with the County, the State, and (he
City o TFracy, in identifying future freeway
inerchange improvement needs in the project
vicinily,  incorporiting appropriate  demand
management strategies such as ramp metering and
HOV lanes.

¢} HOV Lunes. Should high-occupancy vehicle
(1OV) Janes be added on 1-205 between 1-580
and Grant Line Roud, a community "{air share”
participation shall be required.

1) Truck Chmbing Lanes. Should truck chimbing
lnes be built on 1-380 between 1-205 and
Greenville Road, the community shail provide a
“Liar share™ purticipation.
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I'recway Interchange Schedule of Improvements.
The community shall participatc in project study
reports and the fair share allocations determined
by the reports for the freeway interchange
improvements identified in Draft Master Plan
Table 9.1:  Schedule of Frecway Interchange
Improvements. The provided schedule shall he
used as a guideline for the planning schedule and
revenue generation necessary to meet the group
benchmarks listed in the schedule. The schedule
shall not be considered as the real schedule, but
rather as the cumrent best estimaie of projecied
raffic growth. Schedule modifications shall be
varied according (o the program developed in the
project study report.

o
—

h} Freeway Mainline Improvements. The community
shall participate in project study reports. including.
but not limited 10, the freeway seements affected
by the development of Mountin House and shall
participate in a fuir share benelit districl w the
extent of the community™s inpacts.

) Deermination of Fair Share.  “Tair share”
contribution for regional  transit and  freewiy
improvements, identified in the Master Plan, shall
be determined in the Public Financing Pl and
shall be hased upon estimates provided in the
most curreid EIR for the purpose of establishing
and  coilecting e fees only. The  finad
determination  of  fuir  share 10 3 2iven
improvement project shall be made during {he
design stages of the individual tprovements.

County Arterials

Objective 1: To adequatcly plan for and assign fair
share responsibality to all County Arterials that may he
significantly impacted by the conumunity.

Policy:

a)  Toavoid over-designing the tocal roadway sysiem
and further encouraging the use ol single-occupant
vehicles  during  commute  periods, designated
IMprovements at community aaleway  hocations
shall be designed 1o maintin a minimum of LOS
D.

b) LOS D shabl be alfowed duritig peak hours on
Mountain House Gateway rouad segments in order
to discourage single occupartt vehicle commutin Q
and 10 encourage and support  the wuse of
alternative modes of travel wichuding buses and
igh occupancy vehicles.
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d)
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The  comanity  shall  participate  on  a
proportionat: "lair share” basis for improvements
o Byron Ruad, Patterson Pass Road, and Grant
Ling Road (o allow non-community traffic (o
move through and around the community rapidly

and cfficicnly.

Trafhic signais, turn lancs, and addidonal through
lanes shall be uiilized o preserve the flow of
uaflic on County Arterials.

The community shall, when it is determined 1o be
the primary new waffic contributor, initiate
appropriate  radtic  studies and improvement
measures for all County Arterias listed in Drafl
Master Plan Table 92 when such Arterials are
impicted by the cominunity.

The community shall, 10 the extent of its fuir
share, participate in appropriate raffic studies and’
umprovement measures for all County Arterials
impacted by the community.

‘The community shall, to the extent of its fair
shure, participate in appropriate waffic studies and
umprovement measures with other Counties or
cities whose  roadways  are impacted by e
community, provided that the other jurisdictions
allow equal consideration of (heir Hurisdicton’s
ralhe impacts on Mountain 1ouse

Implementation:

)

h)

C)

C-52

Traftic Swdies. Traffic studies shall be initated,
as directed by the above policies, to determine
design specitications and fair share improvement
measures based on the projected improvements
schedule and phasing lisied in Draft Master Plan
Table 9.2,

Specific Plun Requirements. Each Specilic Plan
and accompanying  environmemal review  shail
assess e tansportaton impacts of Mountain
House development on other Counties or cities,

Determination of Fair Share.  "Fair  share”
comtribution  toward improvement of County
Arterials, identified in this Master Plan, shall be
detennined in the Public Financing Plan and shall
he based upon esumates provided in the most
current EIR for the purpose of estublishing and
collecting the fees only. The final determination
ol fiar shawre for g given improvement project shall
be made duning  the funding stages of (he
mdividual improvements.



dy County Traflic Impact Mitigation T“ee Program.
The County "Traffic Impact Mitigation Fee”
Program (TIMF) shall be amecnded w create a
Mountain House planning arca. The local porlion
of fees collected within this plunning arca shall be
used to fund County Arterial improvements as
identified in the Engincer's Report of the TIMF
program within Mountain House. The TIMF
program amendment and supporting engineering
report shall be funded by the Master Developer
and shall be approved prior 1o the submiita of the
first Development Permit.

e) Benelit Districts.  Areas of benefit districts shall
be formed when appropriaie 10 determine fair
share participation of the community and other
area property owners and impacted jurisdiction.

£y  Community Panticipation.  The conumunity shall
participate in the traffic stadies and mmprovement
measures {or improvements not listed on the Draft
Muster Plan Table 9.2 schedule if warranied by
the traftic monitoring program, or, if titiaied by
others, when s determined that the community
will have a. signilicant ralfic impact on the
needed improvement,

Arterial Intersections

Objective 1: Ta ensure (hat radfic, on all Arteriads in
and around the community, flows in a safe and
efficient manner i comphunce with County L.OS
standurds.

Policy:

a)  Inlerscctions on existing County Arterials shall he
spaced at Jeust 1/8 mile apart.  New driveways
and minor access points shall be prohibited on
existing County Arteriads. Txasting driveways and
access points may remain, hut shall be encouraged
10 relocate. No new huilding or increased traltic
uscs shall be allowed on cxisting access points.

b) The community shall (o the extent of its fuir
share, provide signahzation and clhumnelization at
County arterial intersections within the waffic
impact arca of the community.

¢) Safe interscctions shall be provided through

properly  designed  signalization  and - Lne
channelization at appropriate locations.
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Implementation:

a)

b}

<)

&)

o

Traffic signals. Traflic signals wifl be provided
within the community at 12 County major arterial
intersections, which are on  existing County
Aricrials as identified in Draft Master Plan Table
9.3 and shown in Draft Master Plan Figure 9.2;
Intersection Signalization and Channelization.

Requirements -at 4,100 DU Buildout. Of the
intersections specified in a) in Draft Master Plan
Tabie 9.3 above, those shown with an * shall be
completed upon 4,100 DU Master Plan buitdout or
sooner, if standard signal warrants are met prior (o
4,100 DU Master Plan buildout in terms of traffic.
Each Specific Plan shall include provisions for
necessary inlersecton improvements required to
serve the cumuluive traffic of the community.

Maonitoring  of  intersections within - and
immedutely  adjacent to the site for signal
winmants shall be required on an annual basis.

Commumity Arterigl Intersections.  Intersection
signalization shall be required at the community
artenal mtersections listed in Dralt Master Phan
Tahle 9 4.

Channclization.  Channelization, that is, provision
of addinonal 1um and storage lanes, shall be
provided at 16 intersections on and adjacent o Lhe
sie as follows in Draft Master Plan Table 9.5,

Coordination with Roadway Improvements. Al
stignahization and chinnelization shali be provided
in conjunction with the roadway improvements or
as necded il raffic studies support a delerry.

Determination of  Fuair Share.  "Fair  share”
contribution  toward improvement of County
Arteriad interscetions identified on Draft Master
Plan Table 9.3 shall be delermined in the Public
Finuncing Plan and shalt be based upon estimates
provided in the most current EIR for the purpose
ol establishing and collecting the fees only. The
Inal determination of fair share (o a given
mmprovement project shall be made during the
design stages of the individual improvements.

On-Site Roadway Circulation and Design

Objective 1 To facilitate the movement of veliicular
rraffic within the communily by providing a safe,
cliicient, and casily understood on-site circulation
system at a LOS C {or all roadways except st certain
gatewiy locations,
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Policy:

a}

b

d)

L{5=]
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Pavement widths shall be minimized, consislent
with safety considerations, 10 reduce development
costs and improve the visual appearance and scale
of street  corridors, . especially  within
ncighborhoods.

Design standards {or local streets shall be based
upon the needs of the neighborhood, only, and
shall ensure that:

»  Pedestrian safely will not he compromised.

» The width of the street is based upon the
number of cars expecled to vse thut street.

» The strect will safely accommodate the
expected traffic.

«  The amingement of strects encouriage short,
quiet streets, that discourage through trafiic,

Road signs shautl be developed in accordance with
County policy and broadly adopted guidelines on
wmiform  trufhic This  applies (o
regulatory, warning, and guidance signs.

signage.

Access standards shall deline appropriate level of

access o and from cuch tvpe of street in ihe
functional classification system. Unsignalized
"right wen in, right wen ow”  nlersectons
{excluding those tn Draft Master Phan Table .3}
may be permitied on major Arteriads, il consistent
with safety cnteria such as sight distance and
minimum spacing.

Minor Arteriads and Colleclor strects may have
unsignalized intersectons, in addition 1o those tha
are signalized.

Driveways serving individual homes are prohibiled
from Arteriads.  Driveways for individual homes
may be accessed {rom Collectors, except for
homes [ronting Mascot Boulevard.  Access 10
residential lots fronting on Central Parkway shall
be from local strects, common driveways, or
atleys,

In commercial areus, a pedestrian-oriented street
design shall be developed, including on-strect
parking, that is conducive 1o an active street life
and  meets  minimum  pedestrin crossing
requirements contuined in stindard urban design
guidelines.
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k)

Mt}

n}

1)

Landscuped medians shall be constructed along
high volume major Arteriads, and driveway access
and on-street parking shall be prohibited (see
Landscape Treatments Section).

Roadways  within  (he community shall be
constructed e coordinaton  with phased
development 1o accommodate vehicular travel
demand and 10 minimize intrusion of through
rallic into residential neighborhoods.

Stormwater runoff from publicly owned alleys
shall be directed to publicly owned collection and
disposal facilities. Runoff from privately owned
alleys shall be directed to public or privae
facilities, depending on  the nature of the
deveiopment being served by the alley.

Residentia) access strects may intersect or take
access from any strect lype. Tuming movements
may be restricted where local streets intersect with
major Arterials.

Collcctor Residential Streets shall be the pnimary
means ol movement  through and  berween
neighborhoods.

To improve traflic flow and reduce automobile
cmissinns, traflic signals throughout Mountain
House shall be synchronized w0 the muximum
exient possihic,

Lane striping shall be required for all Arterial
Streets. Collector streets miy be swriped based
upon & determination by the Department of Public
works. Locul streets shall not be striped.

Assignment of speed lunits take into account
severad faclors including  design  speed, sight
distance, adjucent land usc, and street function.
Linuits typically are 35 1o 45 miles per hour (mph)
on Major Arweriad sureets, and 25 o 30 mph on
Minor Arterials and Collector sireets.

Iplementation:

Ry

Comer Radii. Street comer radii shall be as smali
a3 possiblc 0 minimize pedestrian crossing
distances {maximum curve radii of 20 to 30 feel
tor Arleriads and Collectors, and 10 to 20 feet for
local streets). Bulb or bumpout comer radii may
he used where it can be determined that safety
will not be impuired. Radit less than 20 1o 25 lect
should not he used Tor street comers at



b)

<)

d)

e)

[¢1-]

h)

intersections which are (or may bhe) part of a
transit route or school bus route.

Speed Limits. Speed limits shall be cslablished
on individuad Arterial and Collector streets in the
Design Munual.  Special speed zones shall be
identified as dictated by sensitive lund uses such
as schools, hospitats, or other institutional uses.

Intersection Spacing.  Arterials shall have access
limited to signaiized intersections at minimum 1/8
mile spacing.  Interscctions of Collector streels
with other Coliector strects shall he spaced no
closer than 300 fect. Interscclions or oflsets of
local streets with Collector streets shall be spaced
no closer than 200 feet.

Street Classifications.  Classification of the strects
including Mujor Arteriad, Minor Arterial and
Collector streets, shall be as cited in Praft Master
Plan Figure 9.4: Roadway Classitication Diagram.

Typical Scctions. Roads within the community
shall be designed according to the typical sections
shown by Draft Master Plin Figures 9.5 through
9.29. Travel lanes shall he measured 1o exclude
the gutler-pan. Parkine Lanes shall be measured to
inchude the gutler-pan,

Street Locations. Finad locations of Residentind
Collector Streets shall be designated in- cach
Specitic Plan.

Loop Streets. Bouy ends of local loop streets shadl
intersect the same collecting street in order (o
discourage through traffic.

Limit on Residential Drives.
homes may be served by a street wilh a single
point of access.

Interseetions. The ntersecting angle between two
streets shall not deviate from the perpendicular by
more than 107,

Deceleration/Turning  Luanes.  Deceleration  or
tuming lanes shall be required along existing und
proposed strects as determined by a tralfic study
to be completed prior to the submittad of all
appropriate Development Permits.

Rolled Curbs.  Local and Collector residential
strects shall utilize a ‘rolled curb’ scction 10 the
extent possible, tn order o minimize the impacts
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of individual driveway cuts, except for Type |
Local Strects, which shall udlize a vertical curb.

Sidewalk Widths. Sidewalks shall be a minimum
of five fect in width, except where adjacent to
rolled curbs where the shall be a minimum of six
feet inowidth, excluding the curb.

Alley Standards.  Alleys serving individual or
group tesidential units may be permitied. Design,
construction and maintenance standards for atley
shall be developed and approved by the County
prior to submittal of the first Development Permit.
Al alleys shall be designed to meet or exceed the
minimum  standards for pavement design and
drainage appropriate for the type of development
being served.

Roadway Maintenance

Objective -

To provide for adequate and cost

effective maintenance including routine maintenance,
resurtiacing, signal maintenance, and landscaping.

Policy:

i)

Parking

Roads within the Mountain House community
shall be adequately maintained 0 facilitale safe
vehivuli travel and according 0 o pavement

numagement system  (PMS) which maximizes
pavement lile
Roud  mainwenance  shall  cover  routine

minnienance, resurtacing, signal muintenance, and
Ldscaping.

Alleys shall be maintained to acceptable standards
tor the type of development being served.

Objective 1o To provide on- and off-sireet parking
Gacilities in a manner that both meets he parking
demand of the planned {and uses and encourages the
use of altemative mades 1o the automobiie.

Policy:

a)

h)

Within mixed-use districts the shared parking
guidelines published by the Urban Land Institute
may be used as an opuon, W reduce total parking
supply.

On-street parking  shall be  permitted along
collector roads and . local  residemtiad  and
commercial  sweets, and  shall  be senerally

permitied om Minor Artenials and probibited on

-
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<)

d)

e)

o]

I}

k)

Major Arterials except for designated emergency
parking.

Access (o trunsit and rail travel shall be Gacilitaled
through the provision of adequate park-und-ride
faciliicd at major transit and ransfer locations.

An on-street parking policy in commercial arcas
shall encourage turnover, ensure the availability ol
parking, and discourage usec of parking by
employees.

Park-and-ride lots shall be provided at transit
locations as described in the Transit section.

Parking for carpools and cleaner fuels vehicles
shall be Jocated in the preferred parking spaces,
such as in shaded, convenient locations close 1o
building  entrunces. In order 1o facilitue
disembarking and cmbarking of passengers with
respect W rideshare  wvehicles,  passenger
loading/unloading arcas shall be reguired at or
near building entrinees.

Compact spaces shull be included throughout the

project’s parking arcas through  wlocation of

designated compact spaces (o comprise up to 40%
of total parking spuces. Aliematively, stuwdand
parking stall dimensions may be reduced 1o 8.5 by
18 feet for all purking spaces o serve hoth tuli-
sized and compact cars.

On street parking shall be accomimodated within
a seven-foot wide parking Lwe, which includes up
1o two fect of gutter pan.

Parking areas for industrisd and olTice uses shall
be located at the sides and rewar of buildings, W the
degree possible.

Arcas for recciving and loading of materials on
i premises of commercial and induostrial uses
shall be located away from the publiv street to
wiich the use is oriented. Loading arcas shall be
screened from all public streets and public view 1o
the greatest extent possiblc,

For all industrial and commercial uses excepl
mixed-use, a landscape srip shall be instiled
between parking arcas and adjucent public street
rights-of-way.
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haplementation:

a)

b)

)

Parking Muanagement Plan.  Prior to subminal of
the  first  Development Permit, parking
management program shall be developed for on-
and off-strect parking in commercial areas which
limits or controls long term (e.g., more than two
or four hours) parking. The enforcement of the
parking management program shall be designed to
assist in tumover and parking availability.

Specific Plun Reguirements.  If an individual
Specific Plan includes land uses with large
parking concentrations such as the Town Center
and the mult modal transil station, that might
henelit from a structured parking plan, then the
Specific Plan shall contain  a  generalized
assessment of parking demand based upon the
averages of the parking requirements for various
land usc designations included in the plan.  This
assessment shall contain TDM measures.  The
opportutity tor shared parking shall be evalumed
hused upon the Lypes of uses anticipated within a
even zone and general estimates [or required
parking. At the huilding permit stage, precise
parking requirements shall be determined based on
the standards listed in Draft Master Plan Table
97

Design Manual. The Design Manual shall provide
design goidehines for the tayout of parking lots,
prioe (o the submittad ol the [irst Development
Permit.

Bicycle and Pedestrian Facilities

Uhjeciive 1: To provide ample bicycling, rollerblade,
and clectric cart amenities within the community to
serve as an incentive for reducing use of the private
autemobile for short utility and commute trips and (0
cncouruge and enhance recreational bicycle travel and

18]

separate

high speed commuter bikers  from

recrcationad use whenever practical.

Palicy:

i)

h)

Class 1 and 1T bikeways shall provide a
continuous, comprehensive network minimizing
the need for cyclists to share roadway space with
moloTists.

The bicycle network shall provide adequate

faciltics 1o separatc  the  slowly  moving
Ganilv-onenmed  hicyclists  from  the  faster

commutcr hikers.



c}

d)

e)

g)

Class 1l bikeways shall be provided along
collector streets o guide  bicyclists  through
neighborlioods.  These should only be used for
short distances 1o connect (0 major routes.

The bikeway system shall be coordinated with
regional bikeways.

Mountain House shalt work with the City of Tracy
to develop and implement a direct bicycle route
between the two communitics,

All bike paths, routes, and Jancs shall be designed
to conform with standards cstablished by the
community and tn compliunce with Calurans
guidelines.

Rest areas, hike racks, drinking fountains. and
other appropriate amcenitics shall be provided at
significant destinations on the network of Cliss |
and Class II facilites.

A “fair share” participation owards hicyele routes
to regional  destinations shadl be provided
whenever off-sile roadway improvements  wre
undertaken on designated revional hike roules,
over the length of the improved  sections.
Purticipation shall be required when  regional
improvements in the area are mitimted and the
degree of participation shall be established by
benefit district study.

Rollerblude and clectric cart use of hikewayy and
muli-use  paths  shall be allowed  whenever
pedestrian und bicycle use i nal compromised.
Additionad width and otier design consideritions
may be required o dccommodate the sive and
speed of electric carts.

Implementarion:

a)

b)

RIGHB APC-4723/04

Bikeway System. Muli-purpose Class 1 paths,
Class [T bike lanes, and Class 11 hike routes shall
be provided as shown on Draft Master Plan
Figures 930 and 931 and described below.

Class 1 Bike/Multi-Use Path. The following Class
I Bike Paths shadl be constructed wl the same time
as adjucent roads.  Class | Bike Paths shall
parallel major Arterials except within Mountain
House Creek Community Park and Oid River
Linear Park, where muli-use paths shall be
constructed as specified in the Parks and Open
Space Plan. All muld-purpose Class T paths shall

C)

d)

have curh ramps and crosswalk striping when
Crossing strecis.

*  Mascot Boulevard

«  Kelso Road

«  Central Parkway

«  De¢ Anza Boulevard

*  DPutterson Pass Road

*  Main Sweet (Patlerson Pass 1o De Anza
Boulevard and Marina Boulevard o Central
Parkway)

= Grant Line Road

«  Mountain Housc Boutevard

+«  Murina Boulevard (Old River to Grant Line
Roud)

*  Mountain House Creek Community Park
{Marina Boulevard to Old River)

+«  Old River Regiona) Park

Class 11 Bike Lines.  The following roadways
shall be designed to include six-foot  paved
shoulders with signing, pavement legends, and
Loe  siriping  scpurating  the  shoulders  from
automobile wathic so that Class 11 bike lanes are
construeted concurrent with the roadway.

« M Boulevard

+  Gram Line Road (Marina Boulevard 1o
Patterson Pass Road)

= Centrd Parkway (Patierson Pass Road 1o
North Patterson Pass Road)

+  Patterson Pass Road (1-203 10 Byron Road)

+  Byron Rodd

«  Muscol Dove

Class [H Bike Routes. Class T1 bike rouics will
be provided concurrent with  construction  of
roudays 10 ensure a continuous, safe bicycle
netwark. Al Collectors shall be designated as
Class I routes.

Bikeway Development. All bikeways shall be part
of the roadway development/design when they are
within the road right of way.

Commuter Travel. A subsel of the Class | and 1]
hikewiys shall be desighated as "commuter”
routes indicating the most efficient path of travel
tor tie dedicated bike commuter. This subset of
hikeways shall include directional signage, direct
access roules, and secure bike storage facilities al
all park-and-ride lots and transit centers which
shall be included in the roadway desian.

- i
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¢) Truffic Signalization. Where designated bicyele b}
facilitics intersect uaffic signal locations, those
traffic signals shall include the fatest tlechnology
for bicycle actuation, or it such technology docs

The design of the muld-use paths described ahove
shall fucilitate safe pedestrian wravel in addition to
bike travel.

not cxist, pedestrian equipment to allow cyclist hnplementation:

acluation.
a)
i) Bicycle Facilities and Purking. The improvement
plan for each industrial and commercial site shall
provide sccured bicycle facilitics free-of -churge 1o
all employces. These facilites shall include Class
I'lockers or Class 11 racks as appropriate. Bicyele
storage for commercial, industriad, office, and
public uscs shall be provided at a rate of five
spaces per building compiex plus one space {or
every 15 aulomobile parking spaces.  Office
buildings or office complexes that arc 50,000 net
rentable square feet or larger shall include shower
and locker fuctlities s an incentive for visitors 1o
wilk, jog. or bicycle, b)
B Racks on Tramsit Vehicles. Transit vehicles shall
include bicvele rucks 10 encourage bicvele access
o the sysiem.

B Determination of  Fair Share, "Fair share”
contribution towurd improvement of regional
bicycle facilities shatl be determined in the Pubtic
Financing Plan and shall be hased upon estinuies
provided in the most current EIR for die purpose
ol establishing and collecting the fees only. The
final determination of Cyir share o 2 2ven
fmprovement project shall be mude during the
destan stages of the individual mprovencnts

cl

d)

(o)

Ky Specific Plan Requirements AL each Spuecilic
Plan stage the hikeway svstem shall be reviewed
and updated to ensure conformance with couls aad
current conditions, and (o ensure consisteney with
bikeways adjucent 1o 1he sic,

Objective 2: To encourage and enhance pedestrian
travel through provision of u complete network of
walking paths and sidewulks.

Policy:

a) In addition to the muli-use paths, additional f)
pedestrian facilities  shall he provided along
roadways, within parks, and higher intensity
areas such as the Town Center.  Pedestrian
facilides shall include sidewalks, pedestrian
crossings, henches, lighting, trash containers, and
sianage.
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Standards for Multi-Use Paths. Multi-use paths
shall be eight feet in width, except for the Old
River multi-use path which shall be 12 feet wide,
and may be constructed of decomposed granile,
asphalt or concrele as appropriale 10 use and
location.  Collector and local streets  shall
icorporate walks, five feet in widlh (see Draft
Muster Plan Figure 9.32: Pedestrian Walk and
Path Standurds). Walks and paths relationships to
streets are shown in strect sections, Draft Master
Ptan Figures 94 0 9.29. Multi-purpose path
routes are shown in Drait Master Plan Figure 9.30
under the Class 1 bike roules.

Commercial/Industrial ~ Collector  Strects.
Commercial and industrial Collector streets shalt
have wolks or paths on at Jeust one side of the
strect, wind on both sides wiicre the street supports
commercud frontage.

Residentinl Streets. Residential Collector and
Local streets shall have a walk on each stde of the
streel.

Pedestrian Crossings. Al each  signalized
intersection where pedestrians are expected Lo
cross, - pedestrian crossing  signal shall be
provided.

Pedestrian Veatures, The design of  each
commerciad arca and the Town Center shall
mclude  pedestrian-oriented  features, such  as
nurowed intersections 1o reduce  crosswalk
distance, small-radius corners, and
pedestrian-actuated signals. Site plans prepared as
pirt of Development Permit applications shall
incorporate  direct and  convenient pedestrian
conncctions, including those between sidewalks
and building entrances and between cul de sacs
and abutting streels.

Transit Centers. A design for each neighborhood
transit center shall be included in the Speciul
Purpose Plan for the affected Neighborhood
Center. A design for the intermodal station on the
Mococo line shall be prepared prior to the
submittal of the Girst Development Permit within
e affected Specific Plan Area. Fuch Lransit
cenlter shall permil direct pedestrian aceess from



the closest Arterial streets. without introducing o)
long, circuitous access roulcs.

Transit

. . . _ h)
Objective 1@ To reduce reliance upon the private

automobile by offering awractive, competitive bus
transit service locally within the communiy and 1o
major regionat destinations.

Policy:

a) Local ransit service shall be provided hetween the
twelve  residential  neighborhoods  and  the i)
commercial, retail, and employment uses within
the project at a service frequency that provides a
viable dlicmative to the automobile for tocal peak

Neighborhood impacts shall be minimized and
service altractiveness enhanced (hrough the use of
smaller, clean-fue! vans for local trunsit service,

Local wansit roules shall be designed to provide
stops within onc-quirter mile of the majority of
residential, retail, and employment. Pull-outs and
bus shelters shall be provided at all major stops on
local bus routes, Bus schedules shall be posted at
all stops and route maps shall be displayed at all
major stops.

The community shall  participate  in  the
implementation of bus transit facilities on a "fair
share” basis.

and off-peak travel. fmplementation:

o . . L . Ry
by Transit service provided within the community

and 1o regionad destnations shall be consistent
wilh the San Joagquin - County  Congestion
Management Plan.

¢) Commensurale with the number of vecupied
dwelling units specified in the CMP and cmployee
base, regional transit service shall he provided
between the Mountain Thouse community  and
Trucy.  Stockion,  Lawrence  Livermore
Luboratories, uand  the BART  Last
Dublin/Pleasanton station topen by 1997y w1 u
service  Irequency  that provides a  realistic
aliemative to the automobile for peak-hour travel
between  the community and  these regiomal
destinations.  This service shall facilitie  the
uansfer of passengers to other transil services in
the region serving these destinations.

h)

d) The twelve neighborhood centers shall serve us
the focal pomt for passenger collection  and
distribution. Translers between locad and regional
bus service shall be accommodated m major
transfer poins among the neighborhood centers
and the Town Center.

<)

e} The Town Center shall include a central transler
facility (o serve as the intennodal transfer center )

priot to completion of the Mocaco Station,

f)  Transit service amenities 1o promote usc of bus
service shall be located throughoul the communily
to enlance service accessibility,  Such amenitics
shall include bike racks, bike lockers, sheiters.
telephiones, safety stop arcas, clc.
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Initiation of Regional Transit Service. Upon sale
of the 25th dwelling unit, transit service hetween
the existing neighborhood and regional ransit
connections in Tracy and major employment
destnations  shall be  offered on 2
denumd-responsive basis. Upon sule of 700
dwelling units, local transit service shall be
olfered on i demand-responsive basis hetween the
existing  neighhorhood  cemters  and existing
cmployment  and el areas within the
conumunity.

Regionul  Service. Prior 10 the sule of
approximualely 4,100 dwelling  units,  (he
demand-responsive service provided bhelween the
communily and Tracy shall be expanded 0 a
regional fixed roule ransit service connccung the
major transler points among existing neighborhood
centers with Tracy, Stockion, Lawrence Livermore
Luboratories, and the BART Eust
Dublin/Pleasanton station (when open). Service
shall be offered using hift-equipped buses.

Lxpansion of Local Service. Prior 1o the sale of
8,200 dwelling wits, Jocal and regional wunsit
service shall be expanded 1o provide more
frequent service,

Funding. As new major regional destinations may
cierge and. trave! demand warrants, regional
(ransit service between the communily and these
new destinaions, consistent with the service levels
defined above, shall be funded by the community
o ladr share” hasis in cooperation with mijor
regional employers and the County transii agency,
“Fuir share” contribution toward improvement ol
bus transit fucibities shall be determined in the

.
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Public Financing Plan and shall be hased upor
estimates provided in the most current EIR for the
purpose of establishing and collecting the fees
only. The final determination of fair share (o a
given improvement projcct shatl be made during
the funding stages of the individua) improvements.

e) Coordination of Service. Provision of regionul
ransit service shall be coordinated by the
community and the regional trunsit agency 1o
promote creation of a coordinated county-wide
service plan and 10 determine (he most effective
means of adminisiration.

f) Neighborhood Transit Centers. Each Specific
Plan shall include provisions for a neighborhood
transit center. A neighborhood transit center shall
be constructed within each neighborhood in
conjunction with the neighborhood Pk which
shall provide the following amenities: lighted bus
shelter, beneh, telephone, waste receplacle, hicyele
racks, and hike lockers.

» Town Center. The Town Center Specific Plan
shall incorporate a central transter Lacility,  This
facility shall provide the following amentties: bus
pirking,  park-and-ride o, bicycle  lockers,
shehered passenger waiting e rest rooms, ticket
booths, and comprehensive map and  schedule
information.

rs

Objective 2. To actively support and participide in
oblaming  puassenger  rail lrnsporttion  beitween
Mountain House and nearby rail stations; and regionl
destinations.

Policy:

a)  Passenger rail service on the Altumont  and
Mococo lines and shali be promoled.

b)  Access hetween Mountidn louse and (he new
Alumont and Mococo il siations shall be
provided.

¢)  Development alona the Macoco should be located
in light of the fact that this line will cirry
passenger traffic al some point in the future and
thus frequency and speed of rains will rise over
currenl use.  The impact of rail service on any
development within the community adjacent o the
Macoco line shall he minimized.

d) The community shall prticipie o the
implementation  of the rail wansit  lucikities,
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including but not limited 10 those identfied in this
Master Plan, on a "[uir share” basis.

Inplementation:

i)

b}

C)

Altamont Pass Service. Upon implementation of
passenger service over the Altamont Pass o either
the SPor U lines, bus and/or shuttle service shall
be provided between the Town Center (or another
cenual transfer focution i the Town Center has
nol yet been built) and the nearest station al a
service frequency consisient with the passenger
rail service schedule.

Facilitics on Mococo Line. Upon implementation
of passenger service on the Mococo line through
the communily, a passenger platform, and
tuliz-modal station or other facility commensurate
willl passenger  boarding  demand, shall be
developed on the Mococo line north of Byron
Rouad and west of Patterson Pass Road 10 serve the
Mountain House community.

Altumont Sution Contribution, A proportionate
“lair share” comtribution, hased upon projected
ridership shall be made owards development of a
new Altamont pladform near 1-580 a tie time that
service s implemented and at least 4,100 dwelling
units  have  been  occupied. "Fair  share”
contrihution toward  improvement  of  these
facilitics shall be determined in the Public
Frnauicing Plan and shabl be based upon estimates
provided in the most current EIR for the purpose
ol establishing and collecting the fees only. The
find  determination of fair share 10 g given
improvement project shall be made during the
fuiding stages of the individual improvements.

Mococo  Sunion  and  Service. Upon
mplementation  of passenger  service  and
completion of the Mococo Station facilily, the
station: shall he incorporated into existing local
Lransit roules at a service {requency consistent
with the passenger ruil service schedule on the
Mococo tine. Existing feeder service between the
Town Center und other stations on the Mococo
ling shuli be discontinued at this time, This
station shall serve as the designated intermodal
transfer facility which shall provide a hub for
puassenger activity  and  shall  provide
comprehensive information regarding access (o
alternative modes, access for (he disabled, and
route amaps and  schedules for community and
regional st operators (BART, AC Transit,



e)

SMART, Contra Costa County Transit Agency,
and AMTRAK).

Development  Proposals. All residential
development proposals for the area adjacent o the
Mococo line shall be reviewed 10 ensure the issucs
of noise and vibration have been addressed. A
building setback sufficient 10 provide a safety and
aesthetic  buffer 10 adjucent uses shall he
established along the Mococo line. This scthack
shall be described in the Specific Plan for the
applicable area.

Objective 3: To ensure thal roadway crossings of the
Mococo line accommodate the circulation needs of the
community and facilitue safc passage for motorists,
pedestrians, and bicychists.

Policy:

i)

[}
—

Rail crossings shall be provided as defined in
Drait Master Plan Fieure 9.33: Ruilroad Crossing
Concept.

All al-grade rail crossings shalt include q pull-out
fane for specially designated vehicles which are
required 10 st0p L crossings,

All at-grade rail crossings shall include CrOssing
gates, flashing lichts and available signals,

All road and trail crossings of (he Mococo line
shall provide adequate pedesrian ind - bicycle
facilities.

Access (o the Mococo  line right-of-wity by
pedestrians shall be limited 0 minimize sadely
hazurds.

The Central Parkway rail overserossing of e
Mococo line shall accommodate travel by school
children and others between (e northern and
seuthern portions of the site and shall tncorporute
stdewalks and bicycle lunes.

To ensure that access (o the cominunity is not
accidentally obstructed by a truin-related incident,
atleast two at-grade crossing of the rail line shall
be maintained to serve the area north of Byron
Roud.

nplementarion:

a}

PUC Swundards.  Any proposed new  railroad

crossing or change 1o an existing crossing shill he
approved by (he

Californiz  Public  Utilities

RIOLI4B.APC. 425003
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c}

e

Objective I:
with development of residential, employment, and
other Tand uses at Mountain House.

Commission and its standurds for valfic controf,
lighting, signage, and other waming devices.

Wicklund Roud Crossing. Upon completion of the
new at-grade rail crossing at Patterson Pass/Byron
Road, the existing at-grade crossing a1 Wicklund
Roud shall be closed.

Henderson  Road Crossing. Prior 10
commencement of commercial or  industrial
building construction in the North Industrial Area,
the existing at-grade crossing at Henderson Road
shall be improved to inclede Crossing  gates,
flashing lights, and audible signals.

Rail Crossings. The first residential Specific Plan
north of Byron Road shall provide at least two rail
crossings (o serve the area north of Byron Road.
One of these crossings shall be the erade-
separiied  crossing it Centrul Parkway.  The
location of  the  at-erade crossing  shull  be
determined by the location of initial residential
devetopment north of Byron Road.

Bike/Pedestrian Facitities. Sidewalks and Class 11
bike Lwes shall be provided on all roadways
crossing the 8P tracks.

Creck Muhi-Use Path. The Mountain House
Creek multi-use path shall be grade sepuarated
where it crosses the SP racks,

Fencing.  Upon development north of Byron
Road. Tences or  other obstacles  shall be
constructed along the SPright-of-way houndary to
prohibi pedestrian access across the ri ght-of-way
except it designated crossings.

Coordination with S, Prior to submitting plans
W the California Public Utilities Commission for
the review and approval of proposed alierations to
rail crossings, (he proposed changes shall be
discussed with the Southern Pacific T ransportation
Company and obtain their accord.

AIR QUALITY AND TRANSPORTATION
MANAGEMENT

Overall lssues and Cross-References

To reduce air quality impacts associated
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Objective 2: To reducc the normally expected number
of automobile wrips.

Policv.

a) Telecommuting shall be promoted in order 1o
reduce automobile trips.

b) Alternative  transportation  modes including
walking, bicycling, wansit, or cleaner  fuels
vehicles shall be supporied.

¢} Vehicle miles traveled shall be reduced through
community design to reduce intemal trips lengths
and crealc a jobs/housing halance to reduce
external trips.

d) Air pollution from non-automohile sources shall
be reduced.

Implementation:

J a)  Refercnces.  Draft Master Plan Table 10,1
; provides references v this and other chapters of
the  Muster Plun that  provide  further
implementation measures lor achieving the ahove

{ .
: palicies.
i
Transportation Demand Management
o Objective 1. To reduce the use of the stngle-occupant

vehicle (SOV) for travel within and to and from the
Mountain House community through mplementition
of specific trip reduction measures.

Paolicy:

; 1) Mountn Touse emplovers of 100 or more
P employees shall achieve 4 18 Averige Vehicle
Ratio (AVR) by the year 1999 for commercial aind
othice work wips in the pak penod. This podicy
meels the requirements of the 1993 Culifornia
Clean Air Actand meets the requerernients ot the
6-28-93 Draft Rule #9001 - Commuie Buscd Trp
Reduction (STVUAPRCD).

- i e

b} The use of altemative modes for trips, particularly
_ bus and rail transit, taken within and to and from
‘8 the community shall be promoted and facitited.

¢} Rideshare matching for residents and cmployces
of the community shall be promoted  und
facilitated.

1 L . .
j d) Participation in vinpools by Mountain  House
residents and employees shall be promoted.
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} Residents & :. employees of the community shall
be adequate. - wiormed regarding access, rouling,
and schedules tor altemative ransportation modes.

) The use of bicycling and walking shall be
promoted and facilitued as viable means of
commuting  within  the  Mountuin ~ House
community.

) Speciad promotions shall be used to encourage
residents and employees to Ury allernative modes
of transportation.

o=

W Strategic for TDM  implementation  and
monionay shall comply with the San Joaquin
County  Congestion Management  Plan.
Implementation measures shall comply with the
SIVUAPCD Air Quadity Attainment Plan

i} The TDM program specified in the Master Plun
shall be modificd as necessary to comply with any
Transportation Demand - Management program
devised by the County of San loaquin.

Imprlententation.

M Preparation of the TDM Plan. The TDM Plan
shall be prepared prior o submital of the [irst
Development Permit.

by TDM Plun Requirements. The TDM plan shall
lay out provisions  for implementation  and
admanistration ot the TDM program, including the
appropriatc  timing for a TDM coordinalor,
requirements for 4 monitoring program, and
weenuves for the use of cleaner fuels. The TDM
plan shall  establish  permanent funding
mechanisms for tnp-reducing programs at both the
coiployer end and the home end and shall include
provisions (or trip reduction monitoring. The plan
shall meet the requirements of the County Trip
Reduction Ordinance and the County's Congestion
Managerment Plan.

¢} Monioring. TDM Monitoring shall include:

*  Periodic collection of information regarding
the success of TDM programs so  that
appropriate revisions to TDM programs can
he made to increase effectiveness.

= An annual meeung of residents 1o discuss
transmit and rideshare opportunities and make
rccommendations for improving  access 1o
alternative modes of transportation.



d)

e)

i)

1 q]

* Annual or bi-annual basis documentation of
the success of the TDM programs.

Revisions to the Program. Every two years, the
Air Quality/TDM program for Mountain House
shall be revised based upon the results of the
ammual monioring  program  and  infermation
regarding advances in technology und TDM
strategies.

Establishment of the TMA. The TDM Plun shall
include provisions for the Mountain House
Transportation Management Association (TMA).
The Mountain House TMA shall coordinate with
other TMA’s at major ofl-site cmployment ceniers
including Hacienda Business Park and Bishop
Ranch. Participation in the TMA by developers,
businesses, and huilding owners shall be required
through the temis of the TIM Pl

Personalized Maiching Assistance Program. The
TDM Plan shall establish a voluntary personalized
matching  assistance (PMA)  program,  in
coordination with Caltrans  Rideshare, for all
Mountain House employees in order 1o cheourage
ridesharing.

Vanpool Program. A vanpool program shall be
established for Mountain Touse residents and
employees through the THM Plan,

Information for Residents. Fuch houschold shali
be provided with raif, transit, bicyele route. and
ridesharing information at the time they purchase
a home or rent an apartment.  As service or
faciliies change, updated infomation shall be
provided.

Availability of Information. kil PiINSCS,
tickets, schedules, and roue maps shall be
available at the Town Center, @ the Mococo
intermodal wransfer center (upon completion), and
other common areus throughoul Mountain House.

Annual Meeting. An annual mecting of residents
shall be held to discuss timsit and rideshure
opportunities and (o make recommendations for
improving access 1o alternative modes of
transportation.

Free Transit Service. Free tramsit service shall be
provided 1o new residents of the Mountain House
community  for the first  (hree  momths  of
occupancy.
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m)

n)

Reduced Fees for Trunsit Passes.  Transit passes
at a reduced fee shall be provided 1o employees
who choose 1o use transit for their employees”
commuie,

Promotions for Employees. Special rideshuring,
bicycling, and transit promotions shall be
conducted for employees who work in (e
community.

Bicycle Facitities. Sec the Bicycle and Pedestrian
Facilities Section for provisions relating to bicycle
facilities.

Cleaner Fuels

Objective 1: "T'o reduce emissions from public, fleet or
privatc vehicles through the use of c¢leaner fucl
viehicles.

Policv:

i)

h)

The community shall develop and promote e use
of natural gas, the cleanest of the fossil Tuels.

Programs to encourage the use of cleaner fuel
vehicles shall be developed.

Tmiplementation:

i)

C}

d)

¢
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CNG Fucling Station. A compressed natura gas
fucling station shall be built. The CNG fucling
station: would be available on a stuged basis,
imitially for CSD vebicles including school, ransit,
and cmplovers with  flect vehicles, Fueling
stiions shall be made availabie w the public.

Specitic Plan Requirements. A CNG fueling
station shall be sited and constructed in Specific
Plan I, with the dikely Jocation o be near the
Henderson/Bethany  Road  iniersection, Each
subsequent Specific Plan shall include additional
provisions for implementation of the fucling
SLHION,

Fucls. Initially, compressed natural gas (CNG)
shall be the cleaner fuel used. Other fuels shall
be allowed o order 10 ke advantage of advances
in echnology.

Preferential Parking. Purking tucilities throughout
the community shalt provide preferential parking
10 clean air velicles.

Allermitive  Fuel  Vehigles,
hbusiness  shall be

Individuis  and
encouraged  to consider
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aliernative Tucl vehicles for personal and fect use.
Specific mcasures are as (ollows:

* Al Mountain House publicly owned service
and maintenance vehicles shall be clemner fucl
vehicles (i.e., CNG, metinol, or elecuric).

*  The use of altcmative fuel vehicles shalt he
recognized as miligation measures and credits
toward trip reducdon ordinance (TRO)
compliice.

* Long term infrastruclure requirements for
supporting increased numbers of allemative
fuel vehicles shall be determined.

Construction Program for Air Quality

Objective 1: To mitigate air quality impacts due o
construction activitics.
Policy:

a)  Generation of dust and  cmissions shall he
controticd  during  the  pre-constuction  and
construciion phises.

by Emissions from operating cquipment shall be
controlled.

¢} Construction cquipment and  waffic shall be
considered 10 air quality control.
haplemenyation:

Regulations  for  Construction. Community-widc
regulations shalt be prepared tat will regulate specilic

construction pructices according o the provisions of

the SIVUAPCD.

Houses and Buildings

Objective 1: To reduce air emissions from homes and
buildings a1 Mountan House.
Policy:

®) The following emissions shall he targeled for
reduction:

+  Emissions resulting (rom routing usage of

gasoline appliances such as lawn muinienance
equipment and barbecses.
*  NOx emissions resulting Irom water heaters.
*  Emissions resulling (rom fireplace usage.

“Implemeniation:

The following items shall be included in huilding plans
#r0r (o the issuance of a building permit:
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#)  Gas Oudes. Naturad gas lines oudets shall be
provided to hackywrds to encourage usage of
natural gas or clectric burbecues,

b} Elcctrical Outlets. 220 volt electrical outlets for
recharging electric automobiles shall be provided
in cach garage.  Elecirical outets shall be located
on the ouwside of single family lomes 1o
accommodaie  electric lawn  maintenance
cyuipment and clectric barbecuces.

¢} Water Heaters.  Low nitrogen oxide . (NOx)
cmitting and/or high efficiency waler heaters shall
be required for all dwelling units.

d} Tireplaces.  Each single family residence shall
have no more than one fireplace.  Only EPA
certified fireplaces shatl be installed.

NOISE

Mabile Source Noise Control

Ofjective 11 "Fo miligate noise {rom mobile sources.

Poliey:

@) Benms, barriers, soundwalls, sethacks, landscaping,
oF some combination of (hese measures shall be
used adjacent 1o (ransportation noise sources o
reduce indoor and outdoor noise exposure to
acceplable Jevels,

b} Where excessive sound wall heights would be
necessary, i combination of sethacks und benns or
sound waldls shall be considered.

¢} Sethucks shall be used in conjunction with noise
harriers where necessary 1o achieve acceptable
tevels ol noise.

Iniplenientarion:

@) Nowse  Control  “Technigues. Noise  control
techniques, as described ind this Master Plan and
in Appendix 4-A. Design Manuyal, shall be
required as a condition of Temative Map or use
pernit approval.

b} Specific Plan Requirements.  The Master Plan
noise analysis shall be reviewed as part of each
Specific Plan to determine if an update is required
duc o land use and circulation layouts proposed
by the Specific Plan,  See Draft Master Plan
Section 1L.6: Specific Plan Reqguirements, for
contents of Specific Phn reviews,



¢) Noise Studics. I required by noise reviews
conducted as part of Specific Plans, additional or
supplementid noise studies shall be conducted at
tic Development  Permic stage  when pud

elevations, final grading, and building locations
are available.  Such

noise studics shall he
prepared prior to approval of the  first
Development Permit for each Specific Plan Areq.

Objective 2: To adequatcly consider noise impacts
from 1-205.

Policy:

a) The community shail be protected from noise
impacts due (o trafiic on 1-205.

by Naise mitigation harricrs along the freeway shall
be himited to carthen berms, embankments and
vegetation.

lmplementaiion:

@) Specific Phn Requirements Noise studies shall
be prepared as part of the devetopment of Spevilic
Plans with residentiad development. schoolks, or
other sensitive land uses bocated within 2.000 fect
of 1-205. Such studies shail address lrecwuy noise
impacts.

Objeciive 3© To adequitely consider noise INpUCts
from Arterial roadways within the Master Plan arei.

Policy:

@) Each Major and  Minor  Arterinl shall he
considered as a source of noase that possihly could
FequIEe mitigition.

Implemeniarion:

a)  Sound Buarriers.  Noise studics prepared wt the
Development Perinii stage shall idenuty specific
noise-reducing barriers sullicient 1o meet the
needed mitigation for noise gencratcd from major
and minor Arterials,

Objective 4. To adequately consider noise impacts
from the rail fine.

Policy:

a) Land uses near the ruil line shall he protected
from noise impacts from rail line usc. Noise
mitigation structures shall he required along the
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cdges of (he railroad right of way abutting
residential development.

haplemeniation:

4} Specific Plan Requircments, As part of the noise
anadysis prepared for Specific Plans tocated within
1000 feet of the rail tine, a review of polential
noise impacts shall be conducted and appropriale
noise mitigation established.

b} Train Noise Mitigation. In the event that rail
service is established through the community, train
noise mitigation measures shail be implemented,

¢} Interim Measures. Until such time as residential,
school, or other noise-sensitive development is
proposed within 1000 feet of Uie tracks or ungl
such ume as rail use is inigated, noise mitigation
shall be hmited (0 a sound wall along the tracks
between the proposed transit station and Marina
Boulevard.

Ohjective 50 Fo adequately consider noise impacis
from Byron Airport,

Policy:

a) - The community shall be protected from significant
noise impacts due o wir raffic from Byron
Alrport.

Implementution:

4)  Monitoring.  Tnereased traffic at Byron Airpor
shall be periodically reviewed to determine if
notse mitgation studies are warcanted.  If S0,
Appropricue noisc mitigation shall he developed.

Objective 6: To adequately consider noise impacls
trom agricultural activitics west of the community.

Policy:

a)  Noise sources resulting from adjacent agricullural
operations shull be considered and mitigated if
within unaceeptable stndards,

hiplententation:

@) Community lidge. In accordance with the noise
studics prepared at the Development Permit stage,
cach Development Permit shall include provisions
for the improvement and construction of edge
treatments including  Sound  berms  and/or
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soundwall as specified in the Community Edeces
Section.

Stationary Source Noise Control

Objective 1: To control SIEHONATY NoIse sources.

Policv:

a}

b)

A daytime and nighttime hourly Leq standard
shall be used o evalugte Slationary noise sources
at receiving residential land uses,

As a means of providing noise level standards
which account for stationary noise sources, new
development of noise sensitive uses shall not be
allowed where the noise levels due 1o stationary
noise sources will exceed (he communiy's noise
fevel standards as set forth in Drai Muster Plan
Table 11.2: Exterior Noise Stndards for Noise-
Sensitive Uses Affected by Non-Transporiation
Noisc Sources.

i
| Implementation
a) Lowering of Noisc Levels. Buch of the noise
H levels specified in Draft Master Pl Table 1101
5_ shall be jowered by tive dB3 for simple tone noises
or for noises consisting primarily of speech or
. music,
¥
-—
POTABLE WATER SYSTEMS
Potable Water Supply and Distribution
Objeciive J. Tao provide the Mountain House
community with an adequate yeur-round waler supply.
; Paolicy:
W Water supply and usage in Moutitain House shal)
comply with the County Water Policy,
j ) _
b) A water service agreement specilying the quantity,
g cost and conditions of wuler serviee o the
; Moumain House community shill be mainined
. between the Mountun House Communiiy Services
District (CSD) and BBID,
s ¢} An exchange agreement shall be muintiined
between the Swate and BBID (o provide a winier
(November through March) waer supply (o e
i’ - .
. Mountain House community.
y d) The portions of the Mountain House project aren

which do not currently lic within the BBID
service areu shall be annexed 1o BBID. unless
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o

wlternative  water  sources are used for these
propertics.

The portions of the Mountain House area currently
within the Westside Irrigation District and the
Plain View Water District shall be de-annexed
Irom their respective districts and annexed o
BBID.

fmplementation:

& Annexation 10 BBID. Prior to the subminal of a

Ohjective 2:
waler supply 10 incet demands at buildout of the
Mountain House community.

Development Permit for any development or
improvement located outside the boundaries of the
BBID, that wili require delivery of BBID waler
for wrban use as a specific  condition  of
commencement  of - construction  under  the
Development Permit, a "Will Serve” jetter shall be
obned from BRID indicating their cooperation
and general terms under which they would accept
annexation tor that lund area (sce the Public
Services Provisions Section). Exceplions to this
requirement will be determined the time of
liling u Development Permit. The entire land area
ot the Development Permi must he annexed into
BBID prior 10 the  issuance of the first
construction permit for that lung.

For a specific land area of o Development Permii
that comemples the use of riparian or other
waler sources, an exccuted agreement between
BBIY and the CSD shall he provided prior o the
issuance of the first construction permit for that
lnd drea. This agreement shall indicie that the
partics have agreed 1© the termis under which
BBRID will wheel riparian water through their
pumpmg and  conveyance facilives 10 the
Mountam {louse community as provided lor in the
BEID Water Services Agrecment.

Annexalion ino BBID shall be requircd prior (o
any amncxation 10 the CSD for those fands
contemplating using BBID owned waler, A
landowner may  annex  into BBID  wildioul
immediate plans to annex into the CSD, but with
the understanding that the CSD caniot supply
treated witer until CSD annexation is complete.
Al lands requiring .urban BRID willer must be
annexed (o the CSD hefore any BBID water can
be delivered.

To provide a safe, reliable and sufficient



Policy:

a) Development  withink® Mountan  House  shali
consume less water than in similar communitics,
and less than that assumed in current County
standards.

b) Suffictent safe and
provided.

rehiable water shall be

Implementation:

) Waier Demand. Water demund shall adhere 1o (he
waler conscrvation requirements specified in the
Water Conservation Scction.

b) Water Usage. The actual water usage shali he
monitered on a routine basis 0 confirm the
assumed estimates in Draft Master Plan Table
12,1 Potable Water Demuand. I actual use
exceeds the  assumed  per capita use,  then
additional  conservation  measures,  and/or
adjustments. made 10 the water supply  and
distribution system may he imposed Prior 1o
approvid of suhseguent Specific Plans.

Objective 3. To utilize the Mountain House water
supply clficiently.

Policy:

a4)  On-going waler conservation shall be encouraged
within the Mountain House community through
the wuse of public infermuation and  edecation
progrigis.

b)  Certain on-gome  waler conservation meqsures
shall bhe required  through the cnactment of
community-wide regulations.

¢)  Best beneficial use ol rechimed witer shatll he
practiced.

Implementation:

a)  Public Information.  The residents and patrons of
the Mountain House community shall be informed
about the importance of waler conservation and
ways which water use cun be reduced trough the
establishment of programs promoting the benefils
of such water conservation,

b)  Conservation  Measures, The  following
conservation measures shiall be required:

+  Low-Flush Toilets.
lush  (oilets in

The nstllation ol low-

residential, school,
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commercil, industrial and public buildings
shall he incorporated into the communily
design and building standurds.

*  Showerheads. The instatlation of low-flow
showerheads in residential buildings shall be
incorporated into the community design and
building standurds.

* Appliances.  The installation of water-
conscrving appliances in residential buildings
shall be incorporated into the  community
design and building standards.

* Landscaping.  Low-water-using landscaping
(c.g., xeriscape) shall be incorporated into
residential, school, commercial, industrial and
other public areas within Mountwn House
(sce Appendix 4-A: Design Munual).

*  Waslewater Reuse.  Best bheneficial reuse of
treated wastewiter shall be practiced.

¢} Penalty for Waste.  The CSD shall establish
penaliics for wiler waste.

Objective 42 To maintin waler service (0 lands
oulskle of the Mountain House project arca which are
withun the BBID service arca. '

Objeciive 30 To maintain & supply of irrigation water
to lands under agricultural use.

Poliev:

i Continued  wrigation  water  service  shall be
provided 4o the area of Lind within the BBID
service area located east of the Mountain House
preyect arca.

b) Irgation water service and drainage shall be
maintained  so long as required by farming
prictees. In order w assure continued service (o
renaining customers, BBID s ability o provide
service shall not be impaired.

¢t The project shall provide permanent or interim
facilities as needed, as each phase develops, that
will assure continued service 10 BBID customers,

huplementation:

1) Provigsions of Water Service. The appropriate
Specific Plans - shall include  provisions  for
continued waler service to the BBID service area
located east of the Mountin House area and
Patierson Pass Road.

b} Requirements for Agricultural Irrigaion. Al
Development Permits shalk consider water supply,
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drainage, interruption of irrigation  patterns,
temporary interruptions for the installation of
underground utiliies, and access for firm fields
by workers, equipment and trucks.

¢} Farm Drainage Requirements. Al Development
Permit submiuals shall include a report on the
existing impacted furm irrigation drainage. Such
plans shall include a map of cxisting tarm drains
that flow through or drain the Specific Plan arca.
Any such drains are 10 be identified on the maps
as to type, location and function. The report will
mclude an analysis of the impacts on the drugnage
system and a determinaton of the planned
dispossession of the system. If any portion of the
sysicm is 10 be abandoned, the pipes and drains
shaill be removed unless reusable. If the druinage
system is wsable for the control of the water 1ahle
and/or storm runolt, it may be integrated into the
storm - system and  be subject 10 the same
condinons required {or storm runoll,

d) Cosis. Any costs assoctated with reconstruction
or rerouting of imigation witers caused by
development shall be puid for by the individual
development  cuusing  the  reconstruction  or
rerouting subject o reimbursement i the {irst
builder has to {ront larger area rerouting.

Objective 6: To provide adequate conveymnce Dacilites
o supply the community widh raw water,

Policy:

a) Conveyance  facilities  shall  he provided
appropriate backup cquipment and power.

Tuplementation:

ay  Pump Sution and Pipeline.  The Development
Permit for the initial phase ol the water (reatmient
plan shall include details for a new or expanded
pump station and conveyance pipeling from the
water source (o the treament plant. The size and
location of the pipeline shall be tinalized prior 1o
the County's approval of the water treatment
plant.

b) Capacitics.  Both the new pump station (or
additional pumps) and the pipelinets) shall be
designed 10 convey (e flow required to scrve
maximum day deminds at Mountuin House during
the various phases of development. Ultimately,
the capacity of the pump station and CONVeVIWE
system will need 1o be upproximately 20 med (31
cfs or 13,900 gpm),
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¢} Pump Stition Requirements. The new pump
station shall be equipped with electrically driven
pumping units with the provision for backup
diesel power in the event of a power outage. The
entirc pump siation building and the pumps
needed to serve Lthe initial phases of development
shall be constructed initiully.  Additional pumps
shall be added 1o the pump station as development
occurs and the demand for water increases. One
standby pump shall be provided at all phases of
the pump station phasing.

d) Empact on Habitst. Construction of the BBID raw
water conveyance pipelings from (he intake
off-site to the on-site water treatment plant.shali
not impact any special-status animal or plant
species (see Recreation and Open Space Section
for description of species survey).

Objective 7. To provide adequate and safe potable
wiler to the community.

Poliey;

@) The treatment process shall be designed 10 mect
the safcty  standards and  repulitions of  all
overseeing agencies. The reaument plant shall be
constructed o minimize impacts on adjoining land
uses in particular the adjocemt welands,  The
reatment process shall be designed o provide the
required capacity at cach stage of its construction.

luplementation:

a - Review Process. A Development Permit shall be
required for the water treatment plant.

B Water Treaument Process.  Improvements to the
treaument process shall be studied as part of more
detailed subsequent design. The treatment process
shall include the following.

Raw Water Reservoir. The ruw waler reservoir's
primary function is (o serve as a pre sedimentation
basin. This preliminary sedimentation reduces silt
and setdeable orpanic matler prior 1o chemical
treatmient. . The secondary function of the raw
WILLCT FESCTVOIT 1§ 10 SErve as emergency storage in
case of emporary shuldowns of the raw waler
pump station due (0 muintenance or repairs.

Disinfection  {Ozone)  Contraclors. The
dismtection {ozone)  conraclors  serve  as H)
pretreatment oxidation and disinfection process.



Clarifier. The clarifier provides flocculation and
sedimentation.  Flocculation is the mixing of the
witer  with  chemical  addigons to form u
coagultated floc which is passcd along to the next
step,  sedimentauon. Scdimentation,  or
clarification is where the pawrticulale  maiter,
chemical floc, and precipilates from suspension
are removed through gravity seitling,

Filters. Filtration will be used 1o remove
nonsctleable floc remaining after the water has
left the sedimentation basins,

Washwater Recovery Basins. Filters are cleaned
by backwashing (reversing the flow) upwird
through the bed.

Sludge Drying Beds.  The sludge from the
washwaler recovery basins is then pumped (o the
sludee drymg beds where the sludec is dricd prior
to disposal.

Clearwell, Clearwells are used 1o store (he weated
watcr. Having this storage allows the wreatment
plant to operate at a constant flow with no “peaks”
of "vidleys” and it atso provides for some
emergency storage in case the treaiment plant is
temporarily shut down for maintenance or TEPiirs,

Treatment Facilities. The wtal and necessury for
the required structures is abowt 230.000 squire
feet, which s approxaimately 3.3 ucres. With
addivonal - space requirements of access and
parking ut fifty pereent structural occupuncy, the
minimum Lnd requirement would be about ¥
acres. The raw waler storage reservoirs would
require an additional 3 acres of land. theretore the
total spuce required for (he treatment plant
operate is approximuely 11 acres, A conceplual
stie plan is shown in Draft Master Plan Figure
124, The selected site at the Northwest comer of
Kelso Road and Byron Highway contains 18.5
acres, and reserves an extra 7.5 acres as o
contingency for additional storsge Frcilities.

¢) Viseal Impacts.  Treaonent plant tayout and
modular  construction  shall  be designed o
minimize the visual impacts on adjoining Jand
uses by maintwining as low a profile as possible
and utilizing screening and landscaping.

Objeciive 8- To provide the Mounzin  House
community with adequate water storage Facifities 1o
ensure elficient system operation and “"back up” supply
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in the event of an cmergency or required system
shutdown.

Policy:

4y Treated water slorage facilities shall be provided
o hold the required amount of operational,
emcrgency and fire storage for the community at
the various stages of development and at buildout
of the community.

fmiplenentation:

@) Development Permits. Development permits shall
be required for water storage faciliies. The
Development Permit for the initial phase of the
waler treaiment facility shall include water storage
lacihities.

by Tucilities Design. Where feasible,  storage
lacilities shall be designed in o manner that altows
for phased construction.

¢} Water Storage Permil. Prior to the submittd of
any Tentative Map for any area over two miles
from the water reatment plant, 2 Development
Permit shall be required for waler storage
lucilites. The permit application shall include an
engineering study addressing the feasibility of
constructing remole storuge tanks. This measure
applics 1o all development subsequent to Specific
Phin I

Objecrive 90 Lo provide a reliable water distribution
system that will provide optimum quality, a reasonable
pressure range during maximum water demand periods,
and adequate capacity o deliver water in cases of
CImergencies.

Paolicy:

#4)  The waler distribution system shall be designed
and constructed  to assure a  relinble  and
cost-cficetive water supply (o the community.

haplementation:

a)  Wualer  System Design. The main water
ransmission  pipelines  shall be provided as
indicated in Draft Master Plan Figure 12.5: Water
Distribution and ‘Treaunent Facilities Plan.

by Supplcmental Analyses. It is understood (hat
Mountin Ttouse will develop in phases, and the
order of phased development is not known at this
time. “Therefore, at cach incremestal phase a
supplemental analysis shall be performed of e

s inky
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transmission system 10 determine the minimum
amount of the facilities that will be needed 10
adequately serve the phase. All supplemental
analysis shall be performed in conformance to the
design criteria specified by County Stundards and
the Master Plan. The finud water supply sysiem
and fire flows must meet the approval of tic
County Fire Warden and other agencics specificd
by County standards.  Improvements to (he
proposed Lrecatmeit process shall be studicd as par
of more detailed subscquent design.

¢)  Water Demand Review. For cach Specific Plan,
an analysis shall be perfonmed of the water
eatment and transmission system to reaffirm the
amount of facilitics that will be needed, including
storage, 1o adequatcly serve that particular phase.
For Specific Plan 1, this anatysis shall take place
prior o submittal of the (irst Development Permit,

Objective 10: To ensure that the disposal of water
treatment plant sludges does not adversely impact the
community or the surrounding environment.

Fulicy:

a)  Water treatment plant shudec shall he disposed of
twough Lnd  (illing.  fand spreading  and/or
dedicated  land  disposal in and  around s
Mountain House community in sccordince with
apphicable regwlatons,

lnplementation:

@) Sludge Disposal Program.  The Development
Permit for the water treatmend plant shall include
a community-wide program/method for sludee
disposal that will identity studge disposal options
through the buildout of the community.

Objective 11 Water Ureatment facilities shall have
minimal aesthetic or other impacts on surrounding
ares.

Policy:

a} The water weaunent plant and related facilitics
shall be sited, designed and Landscaped to avoid
negative impacts on surrounding arcas, especially
residential neighborhoods,

b) Trealed water storage may be located in several
locations within the community if found heneficial
affer study und approval by (he County; otherwise
it shall all be located at the water treatment plant,
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hmplementation

4)  Siting of Treatment Plant.  The water treatment
plant shall be sited to minimize noise or odor
nuisances that coutd adversely impact adjacent
land uses.  Landscaping, including trees, shrubs
and decorative sound walls, shall be included in
order 10 act as a buffer between plant operations
and the adjacent land uses.

b} Swuucwres.  Structures shall be designed, if
possible, 10 appear as buildings rather than ulility
structures.

¢)  Pump Siations. - Booster pump stations shall be
located to conceal these facilities (rom public
streets.  Such [fuciliies shall be fenced or
otherwise enclosed with a masonry fence or
structure in order {o mitigate visual undfor noise
impacis.  The facility shall be kandscaped and
miintained in such a2 manner tun will be
compattible with the adjacent land uses,

d) - Water Storage Tanks. The preferred location for
witer storage tanks is in non-residential areas. In
such cases, the visual qualities of (he facility and
sile landscaping shall be compatible with that
normally  encountered  in . non-residential
atmosphere,

I the event that a water storage tank must be
focated within o residentiad area, its design shali
be such as 1o minimize, as much as possible, the
adverse visual and noise impacts on the adjacent
community. The color of the storage tnk shail be
such as to minimize the visual impact on the
adjacent land uses.  Colors selected shall be
gencridly newtral that will allow the fucility to
blend in with the visual characier of  the
neighborhood. Landscaping, especially rees, shall
be used w visually buffer the storuge tank.

Wider storage {acilities shall be:

*  [Located at the highest available point relative
to their pressure zone.

* Constructed with the Jowest profile consistent
willt sound economicil engineering practices.
Tanks shall be depressed below ground level
as much as possible,

*  Constructed 10 provide for Public Safety in
the event of replure.

+ Screened rom view 10 the arcalest extent
possihle using @& combination of grading,
lencing, fandscaping, walls, and tank color.



WASTEWATER TREATMENT AND
COLLECTION SYSTEM

Wastewater Generation

Objective I To transport wastewaler fron all areas
wilin the community to tie treatment plant and avoid
any adverse impacts on public health and salely.

Policv:

a)  Wastewater shall he conveyed o the tremumcent
plant through a pipe network system in a fust and
efficient manner.

b) The collection facilities shall be designed and
coustructed in such a manner that the health and
safety of inhabitants of the community are not
adversely aficered.

Implementarion:

a)  Design. The wastewaler trunk collection system
shall be instatled at the size and Tocations shown
i Draft Master Plun Figure 13,1 The detailed
design and construction of the facilities shall be in
accordance with current County Standards and
good engineering prictices.

b} Specific Plan Requirements.  Each Specilic Pl
shatl indicate which portion of the trunk pipeline
system must be installed o adequately serve the
specific plan development and  wha adduional
facilities are needed (0 clhicicntly serve future
“upstream” developments. In no case shad! future
developments  be forced 1o install runkline
extensions through completed developments in
order to secure scivice.

¢} Future Revisions. I in the future there are any
revisions o the Land Use Phan, the wastewaier
LCRETALION aSsumptions, or County stndards, 4 re
analysis ol the trunk collection system shall be
performed and changes made 1o insure that the
overall system  design continues o meet the
minmum requirements of the Master Plan and
County Standards.

Wastewater Treatment Plant

Objective 1: To insure that wastewdler treatment
process selections meei the requircments of (he
planned method of ¢fTlueny disxpasal and the economics
of the allernittive reatment methods available.

Objective 2. To provide tlexibility and reliabibity for
the wasiewater treatment plant.
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Policy:

@) Treatment processes shalt be sclected t0 meet the
© effluent quadity required for restricied  wse
reclamation such as irrigation of agricultural lands.

b} Process piping, cquipment arrangement, and unit
Structures, shall provide flexibility, efficiency,
salety, reliability, and convenience in operation
and maintenance.

tiplememation:

i) loterim Treaunent. For Specific Plan I, the level
of treatment shall be faculiative fagoons.

by Ulimate Treatment. The treaunent 10 be used
after Specific Plan T shall be an activated sludge
plant 1o replace the faculiative lagoon treatment.

<) Level of Treatment. All process designs shall be
sutficient (o treat effluent for surface irrteation of
crops and/or for landscape irtigation in areas with
limited public access.

d) Treatment Process. Subject 1o engincering and
process considerations in the design suiee, the
treament process steps shall include:

* Preliminary Treatment: This shall include
large materials and eriL screening.

* Paculeive  Treatment Lagoons: The
wastewater - genented by the  first three
increments of the project (25% of buildow of
all land uses in the Master Plan, including
4100 residential units and corresponding
bulance  of  non-residentis)  Tand uses  as
projecied for the (irst Specific Plan) shall
receive secondary  reatment by facullative
lagoons witly supplementa aeration.  The
lagoons shall be replaced afier five o seven
years with a conventional treatment faciliy
it will reguire less spilce.

+  Conventional Activaled Sludge Treaimen(:
Following  construction of the first three
increments of the project, secondary treaument
shall be provided by activated sludge instead
of lagoon treatment. The processes include
primary clarifiers, aeration basins, secondary
clariliers, dissolved air  flotation {DAF)
thickeners, and anacrobic digesiers. The DAF
thickeners and  anaerobic digesters arc
described in the studec disposal section of
this chapter.

s Disinlection:  The secondary eflfuent from
the  seeondary — treatment process, either
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fucultative reaument lagoons or  activated
sludge, shall be disintecied prior (o storage.
The two allernatives o be evalumed for
Mountain  House are chlorination  and
ultraviolet light. The sclection of 4
disinfection altemmative shall be mude as part
of the design of the activated studge treatment
fucility which is estimated to be needed in the
year 2000.

+ Eifluent Storage Ponds:  These shall be
provided as discussed in Chapler Fourteen:
Wastewiter Reuse and Appendix 13-A of the
Dralft Master Plun.

€) Reclaimed Water Treatment. Treatment facilites
shall be luid out (0 accommodite additional
treaiment processes that would bhe required {or
reclaimed water used with potential for public
CONLICT

0 Development Permil. A developmeni permit shall
he required for the wastewater treatment plant.

Siting Criteria

Objective 1 Wastewater reatment Lacilitios shall have
minimal aesthetic or visug mpact on surrounding
4reas.

Folicy:
a The facilites shall ot appeir 10 be o wastewsler

treatnent phsnt to the casual observer.

fptementarion:

) Location. The wasiewater treatment Facility shali
be located 1 oan area where (he surrounding
planned land uses are industrial.

by Siting. The waslewater treatment tacility shail he
sited so that the facility cannot be scen from 4
major arterial roadway.

¢} Undergrounding.  Above ground structures and
elevated piping shall be minimized.

d)  Landscuping. Landscaping shall he designed o
screen the perimeter of the site.

e} Structure Design. Structures shall he destened 1o
appear a5 industrial buildings radier hin utility
Structures.

Odors
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Objective 1: Qdor from the wastcwater treaiment
plant shall not be detectable at the boundury line of
adjscent private property.

Puolicy:

@) "The approach taken for odor control shall include:
(I design detils and  good housckecping 1o
climinate odor sources, (2) contro! of the raw
wastewaler discharged (o the treatment plant, (3)
the use of covers or chemicals if needed to control
odors, and (4) selection of processes that favor
odor reduction.

haplemeniation:

a) Plamt Design.  Odor control measures shall be
incorporated in the plant design. Measures shall
inchede submerged inlets and weirs, properly sized
UNiEs L0 MinGin conservative process loading, and
enclosimg the principle sources of odors such as
beadworks,  primary  clarifiers  and sludge
thickeners. Odor treatment systems shall be
provided w0 neutriize off-gasses collecied from
enclosures.

h)  Scthucks.  Sethacks of buildings and structures
shall be the samie as prescribed by the County in
the G- zoning. Storage ponds and sludge hasins
shiddl be sethack trom property lines a minimum of
20 teat

) Odor Swidies. Odor studies shalt be conducted Lo
wdentity the type and magnitude of odor sources,
meteerotogical  conditions, dispersion
characteristics g adjacent developments if odor
probiem develops [ollowing stirtup and operation
ol the wreaunent facilities,

~

d} Sludge Digesters.  Sludge digesters shall be
operated 0 provide adeguate  volatile  solids
reduction and & stabilized sludge 10 eliminue
adors that would be produced if the sludsee were
10 continue digesting on the sludge drying beds.

¢} Monitonng. Odor production shall be rmonitored
lollowing plant startup. If required, unit processes
such as the sfudge drying beds may be covered, or
chemicals may be used, 1o control or eliminate

odors.

1y Stundards, As applied 0  industrigl  and
commerctal uses, control of the raw wastewater
charactenistios and strength w its source shall be
accomplished by the adoption of discharge limits
that are rigorously enforeed through strong Sewer
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Use and Prereatment Stundards.  In addition ©
strong standirds, an aggressive public education
program shall be implemented 0 educate the
communily on what muy he discharged to the
sewer and on waste minimization issucs, Sewer
use and pretreatment standurds shall be developed
when potential non-standard  sewer uses are
proposed by individual applicants for Sewer
capacily: Typically these will be special industriz)
USCFS fequiring pre-reatment processes.

Nonresidential Discharges

Objective 1:  To insurc that raw wastewaters
discharged 1o the weatment facilitics shall not limit
treated effluent dispos:tl or reuse options.

Poliev:

#)  Nonrcsidential - wastewater dischurged o the
treatment  faciliics shall have  churacieristics
simidar to residentiab wastewster,

Implementation:

@) Stndards. Sewer use and pretreatment standards
shall be implemented (o regulite wistowater
discharges o the plant prior 10 the issunce of o
building permit (v 4 user with discharges.

by Discharge Permit. A permit-to-dischiree shall be
required for certain categories of nonresidentiad
dischargers. The criteria Tor sueh pernmits shall be
established prior to the issuunce of a huilding
permit for a wser with non-residential lype
discharges.

¢)  Discharge Limitations. hscharge limiGaioms shall
be eslablished, and pretreatment shall he required
of dischargers who otherwise would not mect
these hmits,

d) Public Educaion. A public outrcach and
education program shall be implemented 1o inform
dischargers of what is allowed for discharge 1o lhe
sewer, and to emphasize wiste  minimization
concepls and techniques.

Sludge Disposal

Objective 1: To provide lor appropriate disposad ol
wastewaler sludge.

Policy:

) Wastewater sludge shall he disposed o in {he
most cconomical and benelicial manner possible
and in accordance with approprime regulitions.
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Tmplementation.:

W Initial Sludge Disposal. During the operation of
the facultative lagoons, the sludge shail be altowed
to break down naturally and will not require
disposal.

by Tmerim Disposal.  Uniil sludge is classificd, the
sludge shall be disposed of in the Foothill or
another acceptable kandfill.  Sludge shall meet
non-hazardous classification and be dried 15 50%
solids for disposat in a landfill.

¢} Classification.  As soon as sludge is available to
obtain representiive sampics, the shudge shall be
assessed  for  waste  classification and  the
allematives of lund application, dedicated Jand
disposal and composting, shall be anialyzed based
on such factors as current regulations, sludge
constiuents, land availability, demand for compost
and cost o implement.

d) Livaluation. Sludge disposal altematives shall be
evitluated and selected at least 6 months before
disposal 1% required,

¢)  Sludge Disposal Program.  The Development
Penmit for the wastewater reatment plant shall
include a community-wide program/method for
studge disposal, that will identily sludge disposal
options through the buildout of the community.

Specific Plan Requirements

Objective: To insure implementation of provisions for
wastewater treaunent and disposat.

FPolicy:

a) Specific Plns shall provide more  detailed
provisions for wastewater treatment based on Uns
chapter.

Inplementation:

a) - Wastewaler Generation Assessment. Al Specific
Plans except Specific Plan 1 shall include an
evaluationfassessment  of  actual  wastewater
generation compared 1o Drafl Master Plan Table
13.1: Wastewater Generalion Average Daily Flow
(AdD. I addition, monitoring  of sewage
generation figures shall be carried out by the CSD
on a routine busis, Both of these evalualions shall
be used 10 determine whether udpustments (o
treatment and collection fucilities need 1o be made
and how this impacts the schedule of wastewater
improvements and sizing.
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t) Trunk Pipeline System. Each Specific Plan shall
indicate which portion of the trunk pipeline
sysiem must be installed to adequately serve the
Specific Plan development and what additional
-facilities are needed 1o efficiently serve future
"upstream” developments. In no case shail future
developments be forced to install trunkline
extensions through completed developments in
order to secure service,

¢) Wastewater Treamment. For Specific Plan 1, the
level of treatment shall be faculttive lagoons.
The treatment to be used after Specific Plan
shall be an activated sludge plant to replace the
facultative lagoon treatment.

WASTEWATER REUSE

Wastewater Reuse Program

Objective I: To manage and reuse reclaimed water for
the maximum benefit of the community.

Policy:

a) Management practices for reclaimed water shall
consider regional benefits and potential impacts in
addition to the benefits to the Mountain House
community.

b} The overall approach for water reclamation shall
be t0 maintain flexibility so that application can
be 10 as wide a range of uses as possible.

€)  Water reclamation facilities shall be designed 10
ensure no adverse effects of agricultural irrigation
with reclaimed water.

Inplementation:

a) Reclamation Plan. Reclamation (reuse) of ail
effluent shall be practiced. A reclamation plan
shail be approved prior to submittal of (he
Development Permit for the Wastewater Treatment
Plant. The reclamation plan shall be updated prior
to the approval of each subsequent Specific Plan.

b) Specific Plan Requirements. With the exception
of Specific Plan I, no Specific Plan shall be
allowed to proceed beyond its plan approval stage
until it can be demonstrated that sufficient land to
meet the required storage and disposal acreage is
under the control of the plan applicant or the
community. In the case of the first Specific Plan,
this requirement must be fulfilled prior (o
submittal of the first Tentative Map or as specified
in the Development Agreement.
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c)

)

e)

b

i)

Return Irrigation Systems. Return irrigation
systems shall be provided to control irrigation
runoff when required.

Land Management. Some of the reuse lands may
be managed and farmed in coordination with the
Habitat Management Plan and other provisions set
forth in this Master Plan, if the lands are utilized
for joint purposes.

Ponds. Pond construction shall be accomplished
using on-site materials taken from areas within the
ponds that will be submerged by storage waters.

Testing. - Annual soil and water testing shall be
conducted to ensure that salinity and metals levels
in the reclaiimed water are satisfactory for
reclamation purposes. The results of the tests will
be used to set irmigation rates, crop selection, and
soil amendment programs to provide maximum
crop production in compliance with water quality
requirements.

Pretreaiment Requirements. To minimize and
control the metals levels in the reclaimed water,
pretreatment requirements shall be implemented
and enforced so that metals in industrial
wastewaters  are  comparable 0 domestic
waslewater concentrations.

Monitoring.  Effluent reuse operations shall be
continuously evaluated, monitored, and revised as
required throughout the life of the community to
ensure maximum efficiency, public safety, and
conformance with all agency requirements ang
environmental laws. Continuous monitoring of the
soil and groundwater conditions on all disposal
lands and adequate maintenance of storage ponds
shall occur troughout the life of the community.

Enginecring Report. An Engineering Report shall
be prepared, or previous reporis amended, for
cach phase of the effluent disposal plan and
submiited to the appropriate agencies including the
County, for the purpose of obtaining a wastewater
reclamation permit for any portion of the
community. Any such Engineering Report may
cover a disposal study area greater than that
actualty needed for individual specific plans, but
at a minimum it should cover enough acreage to
mcel the needs of the proposed development.
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Best Beneficial Use

Objective I: To reuse treated effluent for the best
beneficial use.

Policy:

a} All reclaimed water shall be considered to be a
valuable asset and shall be managed and reused
for its best beneficial use.

Implementation:

a) Crop Uses. Reclaimed water shall be delivered
for reuse on a variety of crops, including
non-human consumption crops such as alfaifa,
silage corn, or Sudan grass. The selection of
crops will vary from year to year as market
conditions, crop rotation needs, and economics
change.

Selection of Reuse Sites

Objective 1 To provide for flexible, economical and
environmentally sound locations for effluent use.

Policy:

a) Storage ponds and irrigation areas for reclaimed
effluent shall be located outside project boundaries
except for the first Specific Plan when the location
may be on-site.

b) The primary permanent reclamation site shall be
located across Old River from the project site, on
what is known as the "Fabian Tract”.

¢) An alternative permanent reclamation site shall be
located in Alameda County, adjacent to the west
boundary of the project site.

d) Adequate effluent disposal land shall be available
prior to the implementation of each phase of
development.

e) Wastewater reclamation sites shail be brought into
operation on an incremental basis as the
community develops and shall be located
contiguously whenever possible.

Implementation:

a) Evaluation of Suitability. The following factors
shall be used for evaluation of all sites.

*  Proximity to wastewater treatment facilities.

* Relatively flat topography 10 minimize
pumping costs.

*  Quantity of farm land.
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+ Existing farm structures and farming with
immigation and drainage systems already in
place.

*  Soil conditions.

*  Groundwater depths.

* Avoidance of well sites.

* Deep drainage system tied to the Delta to
control the groundwater levels.

* Impacts on Old River.

*  Cost of conveyance pipeline.

* Impacts on other agencies, districts or
jurisdictions.

b} Fabian Tract. The Fabian Tract site shall be
evaluated for use as the primary permanent
reclamation site, and shall be utilized if found
more suitable than other alternatives.

¢) Interim Allernative, The interim  on-site
altemative shall be used only if it is found to be
economically and environmentally superior (o the
other alternatives, and then only untii needed for
development.

d) Permanent Location. If the interim on-site
location is used, the reuse location shall be moved
to a permanent location when the initial lands are
needed for development.

¢) Alameda Site. Should the primary permanent site
fail 10 qualify for selection, then the Alameda
County site shall be selected.

f)  Other Sitcs. Other sites may be evaluated and
selected should they become available and if they
can be proven to be superior to the original site.

Multiple Use of Reclamation Sites

Objective 1: To provide for the joint use of land as
mitigation for Swainson’s hawk and other species
habitat, weated wastewater reuse, and other
conscrvation and/or habitat when financially and
environmentally feasible,

Policy:

a) Wildlife mitigation habitat, wastewater reuse and
other compatible uses shall be combined on the
same lands to the maximum extent that is both
biologically and economically possible.

b} For Specific Plan I, if the on-site alternative is
selected, separate reuse and habitat areas may be
uscd until economically feasible to combine
subject (o the conclusion of the HMP.

- [
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STORM
PROTECTION

Off-site Watersheds

¢y Agricultural and wildlife habita lost 10 storage
ponds ociside the community shall be mitigated as
describcd in the Recrcation and Open Spuce
Section,

d)  Construction of the effluent pipcline and other
structures shall not significandly impact exisling
wildiife habitats especiaily in (he vicinity of Old
River. Adcquate precautions shall be undertaken
to ensure protection of the Old River riparian
wildlife habitats, levees and walerways.

e} When not detrimental o the other objectives and
policies of this chapter, effluent disposal lunds
shall be maintained under agricultur) production
and shall utilize cropping patierns and practces
compatible with viable furm practices.

Tviplementation.

W) Joint Use.  When ceonomicadly  feasible or
required by the need for development of the
interim reuse site, the reuse site shall he combined
with wildlife hubitat on Fabian Tract, if approved.

b} Muliipte Use. Mutliple use of farm tands for
habita, recluimed water reuse and other progrims
shall be planned o allow successtul ceonotmicyl
solutions of ull programs.

) Permanent Lands. Permuanon; combined wildlife
habitat and reuse lands shall he provided tor
development of he commuitity beyond Specilic
Plan L These Linds shall be provided as required
and as determined in the HMP and specificd in
cach Specific Plan,

DRAINAGE AND FLOOD

Objective I: To insure (hat druinage from of{-sie
waltershieds is  considered  in the design of  the
commumity slorm system und s sifely conveyed
through the community.

Policy:

a)  Adequuie  storm transport - systems  shall  be
provided 1o insure that all olf-site drainage rom
watersheds shall be safely conveyed to 1ermingy
drains.

by Off-site drainage may be mersed with urban
runoffl as a means of conveyance 10 terminad
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drisns providing that the urban runoff hus been
treated according 1o best management practices
(BMP) us provided for by applicable water quality
control regulations. ’

Implementation:

a)  Streambed Protection. Erosion shall be minimized
hy using appropriate streambed prolection encrgy
dissipators at transitions from supercritical 10
subcritical flow, al the confluence of channels, at
the downstrcam location of culverts, and at
channel transitions, Streambed prolection shall be
provided by planting appropriate species of plants,
Strcambed s defined in this application as the
construcied MMoodplains and channels and does not
include  existing  creckbeds  that will not he
disturbed.

b)Y Specitic Plan Requirements. Dewiled studies for

cicle watershed arca shall be prepared and ulilized
in the design of each segment of storm fucilives
required for each Specific Plan, and shall be
completed and approved prior o the approval of
Specific Plans, For $pecific Plan I, these studies
shall be approved prior to submittal of the first
Bevelopment Permit,

¢} Phasing of Improvements. Each scament of the
storm driiniage system shall he designed as needed
o provide protection  for  each phase  of
development.

Primary Storm Drain Collection System

Objeciive 1: To insure that on-site and off-site
drainage generated by precipitation and urban run-off
e joindly considered and are conveyed safely through
e community,

Obpective 2° To insure that on-site driinage will not
impact  property  owners adjiacent or  within e
community, or downseam property owners.

Objective 3: To minimize the discharge of sedanemt
10 creeks, ditches and Old River,

Policy:

@) Prpes and/or open-channels shall he designed with
100-vear (Tood capacity 1o a point of terminal
dischuree.

b)  Open-chunnels shall be designed (0 minimize
CrOsIOn. :



¢)  Sediment gencrated by grading or construction
activities shall be subject 10 BMDPs prior 10
discharge 1o creeks, ditches and Old River.

d) Trunk line pipes (72 inch and farger), detention
basins, and major open-channels shall be designcd
and constructed 1o wransport the  100-yeur
volumctric flow ratc.

e) Trunk line pipes shall be designed for gravity low
conditions.

f)  Open-channels shall be designed and construcied
to meet the most conservative (rechoard
requirements  of  Federal, State, or  County
standards.

(5]
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Erosion shall be minimized by designing amd
constructing open-channcls o convey storm water
unolt at or bhelow the allowable nuimum
velocily.

h) - Erosion shall he minimized by using appropriate
streambed protection and/or energy dissipators at
transitions from supereritical 10 suberitical flow, u
the confluence of channets, at (he downstreim
Tocation of culverts, and at channel transitions,
Streambed  profection shatt include Uppropriite
species of plants.

1) The ulimate point of terminad discharge for all
drainage shadl be Old River. Future flows shall he
melered to predevelopment rales

iy The Jocation and design of detention ponds shali
provide for adeguate access (o the basins {or
mainlenance.

Implementation:

a)  Inict Structures. The tnlel structure of detention
ponds shalt be destened and constructed o reduce
the velocity of the incoming wirter o levels that
miimize crosion.

b} Inflow Channels. The inflow channel for g dry
detention basin shidl be designed and construgted
to prevent erosion, which may include byt it be
limited 10 a conerete low-tlow channel or riprap
The inflow channel shali continue 10 the outler of
a dry detention husin or o the edge of 4 lower
stage of the basin which is always submerged.

€) Detention Pond Design. For Specific Plan 1, (he
preliminary lacations and capacitics ol detemtion
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ponds within the Specific Plan 1 Area shall be
determined  prior 1o submittal of the First
Development permit. Each subsequent Specific
Plun shall include the preliminary locations and
capacities of detention ponds within the Specific
PLin boundaries.

d) Terminal Discharge.  Terminad discharge may
occur by cither gravity flow and/or pumped flow.

Secondary Storm Drain Collection System

Objective 1. “To insurc that on-site drainuge occurring
over the community be safely conveyed by the
sccondary storm drain collection system (o the primary
storm drain colleciion system.

Policy:

al The secondary storm driin collection system shatl
he used o collect and convey on-site drainage 10
the primary storm system safely with adequate
Hood protection

by The design and construction of the secondiry
storm driin collection system: shall be based on
the 10-yeur storm event.

Iplementaiion:

@ [nal Designs Tach final design of u secondiry
stom driin collection sysiem shall he hased on
the design standards of the County and other
sound engineering practices.

Mountain House Creek hmprovements

Objective 10 To develop Mountain House Creek as a
mult-use corridor for convevance of off-site and
on-site drainage through the community and for a
wildlie habitat and recreation corridor,

Obective 2: To minimize the deposition of sediment
fram Mountain [owse Creek into Old River.

Puolicy:

) Mountain House Creek shall be used as an open
channel o convey ofl-site and on-site draunage
ithrough  (he  communily  with adequate  floed
protection.

b} Mountain House Creek shall discharge into Old
River,

¢ Existing wedinds within Mountain House Creek
shall be preserved.

o
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d} Mountain House Creek shall be designed to
minimize erosion.

e) The discharge of scdiment to Old River shall be
minimized by causing scdiment deposition 10
occur in the Mountain House Creek chunnel.

Implementarion:

a) Phasing of Improvements.  Improvements (o
Mountain House Creek shall be constructed on an
as-needed basis beginning at the southwestern end
of the creek corridor.  Such improvements and
phasing shall be coordinated with the Mountain
House Creck Plan in the Recreation and Open
Space Section. Timing of improvements shall be
specificd in both the creek plan and in the
Specific Plan and shall make provisions for the
following:

*  Design for 100-Yeir Flow. Moutain THouse
Creck and the ussociated roud crossing
cubverts and railroad crossing culvert shalt he
designed and  construcied 10 convey  the
100-year volumetric flow rate with rec hoard
established to County standirds.

«  Maximum Vclocity, To minimize crosion.
the maximum aliowable average velocity shull

be based on channel material per Table 3-4 of

e San Joaquin - Counly  Improvement
Standards.

= Phnting. As specitied in the Recreation and

Open Space Scction,  selected  species of

plants shall be planted v enbance the creck
habitat and increase the channel boundary
roughness and hence reduce the average {low
velocity,

+ Chamnel Bed Stope.  Drop structures and
check sructures may be used W deerease
channcl bed slope. and thus reduce aversiee
flow velogity.

* Flow Reduction. For scveral hundred fect
along Mountin House Creck immediately
upsueam from Old River, the average Mow
velocity shall be reduced below two Ips at the
100-year storm flow (0 eshance sedimentation
prior to discharge o OId River.  Fhis
reducton in average tflow velocity shall he
achieved by a gradual  widening  and
deepening of the fMoodplain cross-section,
The speed reduction will tke place in the
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creck’s Ooodplain arca that will not be
subject to permil control.

Lxisting Dams. The two existing farm dams
on Mountain House Creck between the
Delta-Mendota Canal and the Alameda/San
loaguin Counly line shall be lowered to an
acceptable level to prevent downsweam flood
damage from a sudden and complete dam
failure.  These dams shall be designed and
reconstrucied  to preserve  the  existing
wetlands upstre:n of each structure and to
pass larger flood flows over the dam crest.
This may be accomplished without a need for
specilic permits.

Weliands. Wilhin  the community, the
existing wetlinds on Mountain House Creek
shall be preserved hy e construction of
small  carthen cheek herms within e
Ntoodplain. The function of these berms shall
be o provide periodic inundation of the
withunds and to allow passage of flood events
over the crest of the structures. The bulk of
flood flows will bypass the wedands via the
Aoodplain. The berms will be constructed at
levels below the adjoining topography 1o
avoid herm fuiture and inundation.

Berms. Berms shall be constructed to trap
sediment thus reducing the sediment toad 1o
Ok River.

Flood Control Structures.  Flood control
structures on Mountain House Creek (e.g.
culverts at road crossings and culverts at the
Southern Pucific Railroad crossing) shall be
constructed o the flood plain section of the
creck and shall not impact the cxasting creek
channcet.

Strecambank  Stbihizauon. Structural
streambink stabifization  measures may be
required at points ol stormn -drain discharge
into Mountwin House Creek.  Stabilizaton
and erosion control may also be required
downstream of culverts and upstream and/or
downstream ol sudden channel transitions. In
these cases. appropriate structural measures (o
prevent erosion may include stone riprap,
reinforced concrete, tog cribbing, sabions,
cellubar concrete and geotexiles. If possible,
nidural vegetation shall be incorporated ino
the erosion control method.



* Specific Plan Requirements.  Streumbed
modification and riparian vegetation proposils

lplementation:

shall be prepared for cach Specific Plan Ar @) Source Control BMDPs.  Source control BMPs
i ared for cach § H ca, . .
prep p which are feasible for the area shall be
. . ) incorporated into the first development permit for
* Aleration Agreement. When and if required .
ior to constr ction fi‘cctinf" or?jn o;' cach Specific Plan Area. Source control BMPs
rior uctiorn any n .
&0 ntain House Cre:::k h “a }].p L shall arc defined as: (1) planning management, (2)
u s L, the icant sha . . )
ly for and comol " rp st‘r unbed materials management, (3) spill prevention and
a roar ol with a strcambe . . T
Aﬁfeyfu‘n Acree Ely (1603 Agrcement) cleanup, (4) iliegal dumping controls, (5) illicit
ration  Agreem k ree :
. sreement > . conncction conwrols, and (6) street/storm sewer
issued by the Califomia Department of Fish .
muinienance.
and Game.
. . . . - by BMPs. The BMPs described below shall be
* 404 Permit. When and if required, prior (o . . .
istruction on Mountain He Creck. th implemented where appropriate along with any
cor ion ot untain House Creck, the . .
. . : additional BMPs that may be determined 10 be
applicant shall apply for and comply with a practical and feasible
404 Permit (Clean Wager Acy) issued by the ‘ '
Amy Corps of Engincers. . . .
y Corp = > ) Community Design. The community shall be
. . . . designed to minimize the amount of direct]
«  Scction 10 Permit. When and il reqguired, = . . y
. . . connecled  impervious  area (DCIAY  that s
prior 1o construction on Mountain | louse X .
. . connected to the storm drainage system and 1o
Creck, the applicant shall apply for and . o .
. o Lo provide sethicks from environmentally sensitive
comply with a Section 10 Pemuit (Rivers ] ) ) .
i . . ) arcas. Where possible, runofl shall be dirceted to
Iarbors Act) issued by the Army Corps of ) - .
Enein - - Lindscaped arcas. eruss bufler strips, and grass
IMINCCEs, . .
e fined swales 1o stow down the rate of runoff,
e . - , reduce runoft volumes, and promote filiering and
*  Nadonwide Permit. When and it required. LT . ancp =
. . . miiltration of stormw;ier.
prior o construction on Mountain House
Creek, the applicant shall apply tor and . .
. ‘”: . . Peiy ) d) Materil  Management  Plan. A material
comply with a Nationwide Permin (catesoricad h . . .
T . ) manigement plan for each business with potential
permits) assued by dic Ay Corps o ) .
. ‘ pollutunts shafl be adopted and enforced prior o
Engincers. ‘ e . .
= the issuance of building permits for commercial or
. N . industrial uses 10 control the use, storuce and
* Water Quality Centification.  Waer quality L A N ==
U - . y disposal of chemicals that could pollute runoff.
certification or a waiver thereot, shall he
obtamed pursuant o Scetion 401 of the Clean : . .
P ) P, ¢) Spilt Prevention and Cleanup Plan. A spill
Water Acl. Water quality certifications und . .
. . . . - ) ) prevention and cleanup plan shall be adopted prior
waivers of certifications are obtained {rom the . o . .
. . } 1o the issuance of building permits for commercial
Regional  Warer  Quality  Board H T e . .
T . - . or mdustrial uses (0 minimize the risk of spills
authorization  from  the  Army Corps ol . .
. . . " during  outdoor  hundling  and transport  of
Engineers is not required as deseribed above., ) LT .
. e T T chemicals, and to contain and rupidly clean up
water quality certification 15 Hkewise, not e . .
. - spilis betore entering the storm drain sysiem.
required.
, N IHegal Dumping.  An illceal dumpine regulation
Best Management Practices (BMI%s) N pins S wed cumping =
shall be adopied and enforeed prior 1o the issuance
Objective 1: To design a storm drain system Ut will of building permits for commercial and industrial
reduce tie quantty of storm water pollutanis as close uses to prevent businesses and individuals from
to the point of origin us possible, and 1o incorporate dumping waste products into the dratnage sysiem.
cost effective BMP wreaument processes into svstem’s
design. 2} it Connections. An illicit  conneclion

regulanion shali be enforeed 10 prevent connections
o the storm drainage system  that discharge
miterid except rainlial runolt into the drainage
system.

Policy:

a)  Site specific and regional treatment BMPs shall he
incorporated into the design of the storm drain
system.
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h) Maintenance Program. A streetstorm sewer
maintenance program shall be developed 1o
provide for the removal of pollutants from paved
areas (e.g. sureet sweeping) and maintain the
functions of the various storm drain components.

i) Site Specific BMPs. Site specific BMPs shall be
required for industries, public facilides and
businesses which generate polluted runoff which
differs in concentration and/or content from
residential runoff. Industries, public facitities and
businesses may be required to treat on-site runoff
prior to discharge into the public storm drain
collection system.

j)  BMP Processes. Possible site specific BMPs shall
include, but not be limited to, extended detention
followed by filtration and oil/water separators.

k) Regional Treatment. Regional BMP treatment
processes shall be required for the community.

I} Regional Processes.  Possible regional BMP
treament processes shall include, bul not he
limited 1o, extended dry detention basins, wet
detention basins or ponds and/or wetand botlom
channels.

Flood Protection

Objective 1: To protect people and property in the
Mountain House community from flood hazards.

Policy:

a) The entire Mountain House community shall be
protecied from a 100-year flood.

Implemeniation:

a) Monitoring. Dams, levees and berms prolecting
the County and the Mountain House community
from flooding shall be monitored to identify
potential problems.

b) Requirements for Flood-Prone Areas. The
development of the areas in the Mountain House
community which are identified to be subject (o
flooding shall be subject (o requirements for
participation in the National Flood Insurance
Program (NFIP), San Joaquin County General
Plan 2010, Volume I, and San Joaquin County's
Development Title.

¢) Proposed Levee System. A new levee system
shall be constructed immediately adjacent 1o but
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d)

€)

structurally scparate from any existing substandard
levees. Both the existing substandard levees and
the proposed levee shall be developed as regional
public recreational parks and/or wildlife habitat
arcas subject to levee encroachment standards
established by the agency responsible for the
operation -and maintenance of the new levee
system.

The new levee system shall extend from the San
Joaguin/Alameda County line easterly
approximately 15,000 feet to the W.LD. intake
canal. The new levee system shal! extend
southerly to an elevation contour sufficient to
meet agency standards estimated at a contour
elevation of 12 feet: (1) at the San
Joaquin/Alameda County line, 2) at the casterly
and westerly banks of the Mountain House Creek
dredger cut and 3) at the westerly bank of the
W.1D. intake canal.

Minimum Levee Design Criteria. The proposed
new levee system shall meet, as a minimum, the
requirements of Section 65.10 Mapping of Areas
Protecied By Levee Systems, 44 CFR Ch. 1 and
the design standards specified herein.

Levee and Encroachment Standard. Prior to
approval of any Specific Plan including the Old
River levee, a levee encroachment standard and
processing procedure for encroachment permits
(including the Old River levee} shall be
developed.

FEMA Application. After the new levee system
is constructed along Old River, an application
shall be made 1o the Federal Emergency
Management Agency to change the ftood
nsurance maps.

Siting Criteria

Objective 1: To insure that drainage facilities are sited
to perform efficiently while minimizing visual, safety,
or other impacts.

Policy:

a)

Storm drainage retention/detention ponds shall be
located in such a manner, by incorporating into
2oll’ course water hazards and parks, as to
minimize (he visual impact on the adjacent
commutity.



Implemeniation:

a)

b)

Screening. Where the facility is exclusively used
for storm drainage purposes, the site shall be
fenced in order to bar entry to the facility by the
public. Where ponds interface with public strecis
or adjacent land developments, a buffer of
landscaping shall be installed that will visually
hide the facility from the adjacent land uses.

Temporary Facilities. Temporary storm drainage
reention/detention basins shall be exempt from
the siting criteria noted above, except for those
relating to health and safety.

PUBLIC SERVICE PROVISIONS

Objective 1: To establish a framework for public
services that will provide Mountain House residents
with urban services and facilities in a cost-efficient
manner that does not have adverse fiscal impacis on
the County.

Policy:

a)

b)

c)

d)

€)

g)

RIOII4B.APC-4/25/94

A Community Services District shall be formed
initially as a dependent district, with the County
Board of Supervisors serving as the District’s
initial Board of Directors,

The boundaries of the Community Services
District Sphere of Influence should be identical (o
the boundaries of the Mountain House Master
Plan.

The initial CSD boundaries shall include sufficient
land and a balance of knd uses adequate to insurc
a viable community.

Annexation into the CSD shall be required for ali
development. The inital annexation shall be as
defined in the first Specific Plan.

An adequate urban level of public services shall
be provided for the residents of Mountain House.

The County shall retain public  service
responsibilities until such time as the County

deems it appropriale (o transfer specific
responsibilities to the Community Services
District.

The civic and public administration buildings
should be located in the Town Center.
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h)

i)

B

Public services shall be provided in a manner that
is cost-effective and consistent the Public
Financing Plan and the Master Plan.

The County shall ensure that the actions of the
Community Services District are consistent with
County plans, policics, standards, ordinances and
programs relative to Mountain House.

Agreements regarding public services for
Mountain House shall be consistent with the
applicable Master and Specific Plan provisions.

fmplemeniation:

a)

b)

c)

d)

¢)

Formation of a Community Services District. The
formation of a CSD shall be approved by LAFCO
not later than the submittal of the first
development application for the community. The
iniial CSD will be formed with the County Board
of Supervisors acting as the CSD Board of
Directors.

CSD Inclusion. Prior to the submittal of any
Deveiopment Permit, the land area that is the
subject of the Development Permit shall a) have
been approved by LAFCO for annexation into the
CSD, or b) have obuined a Will Serve Letter
from the CSD indicating that the CSD can and
will provide the services required under the
Master Plan and appropriate Specific  Plan,
Annexations shall have been completed prior to
establishment of the use, issuance of building
permit, or recording of a map, whichever occurs
first.

CSD Boundaries. The initial CSD boundaries
shall be as defined in the first Specific Plan. The
ultimaie boundaries of the CSD shalf be the same
as the CSD Sphere of Influence which shall
coincide with the boundaries of the community as
defined in this Master Plan.

Pre-Existing Land Uses. Those lands improved
with existing structures as generally cited in
Section 3.2.4: Pre-Existing Land Uses Within the
Mountain House Community Boundaries of the
Draft Master Plan shall not be obligated 10 annex
to the CSD unless they elect (o join the CSD in
order to obtain a higher level of services.

Public Services Allocations. A Public Services
Allocation Agreement between the County and the
C3D shall allocate and/or assign service provider
responsibility among the parties. The agreement
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g)

h)

1)

shall also identify the financial responsibility of
each designated service provider. The agreement
shall be signed prior to the submittal of the first
Development Permit.

Financing of Public Services. The Public
Financing Plan, subsequent  Development
Agreements and other agreements shall
incorporate provisions which ensure that public
service provisions do not adversely affect the
fiscal condition of the County, and that adequate
financing is available to provide public services
and facilities for the development of Mountin
House.

Agreements Between the Community Services
District and the School Districts. Prior to the
submittal of Development Permit applications, the
Community Services District shall enter into an
agreement with the school districts respecting
matters of building construction, operation, and
maintenance, public uses of school facilities, and
student transportation,

Police Protection. The CSD shall contract with
the County Sheriff's Department to provide an
urban level of police prolection. As necessary to
meet the needs of the community, the Community
Services District may supplement the police
services.,

First Protection. The Community Services District
shall contract with the Tracy Rural Fire District
for iniual provision of an urban level of fire
protection service.

IMPLEMENTATION

Community-Wide Plans

Policy:

a)

b)

¢}

d)

The Master Plan and the Public Financing Plan,
and any amendments thereto, shall be consistent
with the General Plan.

The Master Plan and the Public Financing Plan
shall be consistent with each other.

The Master Plan and Public Financing Plan each
shall be internally consistent.

Implementation of the Public Financing Plan shall
not adversely affect the fiscal condition of the
County.
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e)

g)

The Masler Plan and Public Financing Plan shalt
be implemented by Specific Plans.

Each Development Permit approval shall require
a finding that it is consistent with the Master Plan,
Public Financing Plan, and pertinent Specific Plan.

Community-wide plans or programs developed
after approval of the Master Plan shall require a
public hearing and recommendation by the
Planning Commission and a public hearing and
decision by the Board of Supervisors,

Specific Plans

Policy:

a)

b}

C)

d)

e)

g)

h)

Specific Plans shall be consistent with the General
Plan, the Master Plan and the Public Financing
Plan.

Each Specific Plan shall be processed with a
Financial/Fiscal Addendum to the Public
Financing Plan. The Addendum shall include
documentation that the Specific Plan is financially
feasible and not detrimental to the fiscal condition
of the County.

Specific Plans shall implement community-wide
programs and pluns.

Specific Pluns shall be compatible with the
approved Specific Pluns for adjacent areas.

All property within  the Mountain  House
community shall be included in a Specific Plan.
Property may not be included in more than one
Specific Plan,

A Specific Plan shall be approved prior to the
submittal of a first Development Permit in the
arca.

Specific  Plans may be
Development  Agreements,
agreements, as appropriate.

implemented by
and by other

Future Specific Plans may be sequential and
independent of one another, or may be developed
concurrenily.

The arca 1o be covered by each Specific Plan shall
be approved by the Director of the Community
Development Department.



Specific Plan Amendments

Policy:

a)

b)

c)

Specific Plan area expansions and substanlive
changes shall be processed as Specific Plan
-Amendments using the same process as the initial
Specific Plan submital.

Each Specific Plan shall be internally consistent.

Minor differences in boundaries from those shown
in the Specific Plan map may be considered in
conformity with the General Plan, unless an
undesirable precedent would be set for more
extensive and nonconforming changes in adjacent
area. -

Specific Plan Minimum Area

Policy:

a)

b)

c)

All of each neighborhood, as delined in the
Master Plan, shall be included in the same
Specific Plan.

More than one neighborhood may be contained in
a single Specific Plan.

A Specific Plan may include only a portion of a

neighborhood initially if it  includes the
neighborhood center (e K-8 school, the
neighborhivod park and the neighborhood
commercial area). The remainder of he

neighborhood shall be covered under a single
amendment to the Specific Plan.

Specific Plans For Designated Areas

Policy:

a)

b)

<)

Mountain House Business Park and Olfd River
Industrial Park shall be included in not more than
one Specific Plan for each area, but each Specific
Plan may be planned and approved in phases via
the Specific Plan Amendment process.

The initial Specific Plans for the marina and the
Town Center shall include their entire areas.

When a public facility located in an area without
a Specific Plan is made necessary by the
development of another area, the facility initially
must be included in the Specific Plan being
prepared. The water treatment plan, however,
may be planned independently and incorporated in
a later Specific Plan.
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Special Purpose Plans

Policy:

1)

b)

c)

Phasing

Details of certain focus areas may be deferred in
the initial Specific Plan for an area. Prior to the
approval of a Development Permit for
development in these areas, a Special purpose
Plan shall be approved. The focus areas include
the following:

*  Central Commercial Area

- Village Centers

*  Neighborhood Centers

«  Freeway Service portion of Mountain House
Business Park

Special Purpose Plans for Neighborhood Centers
shall be provided in comjunction with school
planning. Special Purpose Plans for other focus
arcas shall be approved prior to the approval of
Development Permils for the subject area.

Special Purpose Plans for focus areas shall
address site planning including building locations,
parking, circulation, relationship to adjacent areas,
landscape  design, signage, lighting, site
furnishings, and transit facilites.

Pulicy:

a}

b)

c)

d)

c)

Contiguous growth shall be strongly encouraged
tiroughout development of Uie community.

Development phasing shall not result in a net
fiscal deficit to County of special district funds.

Each Specific Plan shall be evaluated in
combination with all prior Specific Plans to
determine the feasibility of adding the incremental
public infrastruciure required to serve land uses
within the new Specific Plan and to assess the
cumulative burdens on existing and proposed land
uses. This test of financial feasibility shali be
conducted for each Specific Plan.

Specific Plans shall address phasing for services
and facilities and shall develop review procedures
which ensure that ongoing County review
checkpoints are provided with each stage of
community development.

Prior (0 the submittal of any Development Permit,
the Counly and Master Developer shall enter into

b e
.
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a Development Agreement (o ensure compliance
with Master Plan implementation.

Monitoring

a)

b)

<)

d)

e)

8)

Community monitoring shall be administered by
the County and may be done by the County or the
CSD.

Monitoring shall continue until such time as it is
determined by the County that it is no longer
needed.

Monitoring shall be conducted by the Community
Services District and the County as detailed in
applicable plans, agreements and permits.

Results and analysis of community moniloring
shall be summarized in an annual Community
Report.

The County shall be responsible for an annual
Community Report due by April 1 for the
previous year. '

The County shall initiate a procedure for a
biannual review and revision of implememtation
measures and programs as necessary (o achieve
the goals and objectives of this Master Plan, the
Public Financing Plan and Specific Plans.

Mounwin House plans shall be revised to
incorporate environmental mitigation measures.
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