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Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 

March 30, 2021 
 
 
Trimark Communities LLC 
c/o Eric Bose 
2260 Douglas Blvd., Ste 240 
Roseville, CA 95661 
 
 
Dear Owners: 
 
Re: Site Approval No. PA-2000221 of Trimark Communities LLC (APN[s]/Address: 254-030-01 / 505 E. 

Arnaudo Blvd., Mountain House) 
 
ACTION: On March 30, 2021, the San Joaquin County Community Development Department approved Site 
Approval No. PA-2000221 subject to the enclosed Conditions of Approval. 
 
APPEAL PERIOD: This action can be appealed to the Planning Commission by any interested party. Appeals 
must be filed with this Department within 10 days of the action with an appeal fee of $353.00. The 10-day appeal 
period ends at 4:30 p.m. on April 9, 2021. If this date falls on a weekend or holiday, the appeal period will expire 
on the next regular business day at 4:30 p.m. 
 
EXPIRATION: This action requires you to comply with all Conditions of Approval within the next 18 months (by 
October 9, 2022). If you have not complied with the Conditions of Approval by that date, this approval will 
expire, and the project cannot proceed. 
 
NEXT STEP:  Prior to the expiration date, you must comply with all Conditions of Approval, including the 
securing of building permits and any other permits specified in the Conditions of Approval. 
 
Please contact me if you have questions regarding the Community Development Department Conditions 
(Phone: [209] 468-8469, Email: fgirardi@sjgov.org). Questions regarding the building permit process should 
be directed to the counter staff (Phone: [209] 468-2098). 
 
Sincerely, 
 
 
 
Frank Girardi  
Associate Planner 
 
 
FG:aa 
Enclosure(s): Conditions, Site Plan, Informational Letters, Findings 
c: San Joaquin County Building Inspection Division 

San Joaquin County Environmental Health 
San Joaquin County Public Works 
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CONDITIONS OF APPROVAL 
PA-2000221 

TRIMARK COMMUNITIES LLC 
 
A Site Approval application No. PA-2000221 was approved by the Community Development 
Department on March 30, 2021. The effective date of approval is April 9, 2021. This approval will expire 
on October 9, 2022, which is 18 months from the effective date of approval, unless (1) all Conditions of 
Approval have been complied with, (2) all necessary building permits have been issued and remain in 
force, and (3) all necessary permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1) COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
 

a) BUILDING PERMIT:  Submit an "APPLICATION-BUILDING PERMIT". The Site Plan required as a 
part of the building permit must be prepared by a registered civil engineer or licensed architect.  This 
Plan must show drainage, driveway access details including gates, on-site parking, landscaping, signs, 
existing and proposed utility services, and grading (refer to the "SITE PLAN CHECK LIST" for details).  
A fee is required for the Site Plan review.  (Development Title Section 9-884) 

 
b) APPROVED USE:  This approval is for a 304 unit multi-family residential apartment complex with a 

5,600 square foot multi-recreational building as shown on the Site Plan dated December 16, 2020. 
The project site is within the Central Mountain House Area of Specific Plan I. (SPI 4.2. Central Mountain 
House) 

 
c) CONSISTENCY:  Improvement plans and all subsequent development and building applications 

within the boundaries of this project approval shall be reviewed by the Community Development 
Department and Design Consistency Review Committee (DCRC) and found consistent with the 
Mountain House Master Plan, Specific Plan I, Mountain House Development Title, Development 
Agreement, and other applicable plans, standards and requirements prior to issuance of any 
discretionary approvals or ministerial permits. (Development Title Section 9-205.8M(b)) 

 
d) SUBSEQUENT APPROVALS:  All subsequent discretionary and ministerial approvals for the 

project shall be subject to Design Consistency Review and shall be consistent with the Mountain 
House Multi-Family Development Design Manual. (Development Title 9-205.M) 

 
e) COMMON ARCHITECTURAL THEME:  A consistent architectural theme shall be used throughout 

the project area, and implemented through Design Manuals.  Buildings within the apartment 
complex shall be compatible with the common architectural theme designated for Neighborhood F, 
and shall utilize common forms, details, materials and colors.  The common theme will be 
established by Trimark Communities, LLC.  Building details such as entries, columns, articulation 
of windows, overhangs, trellises, gates, fences, and furnishings, shall be emphasized. (Mountain 
House Multi-Family Design Manual, Chapter 4, Page 7)  

 
Note: The project applicant in an e-mail to the Community Development Department dated 
March 8, 2017 has chosen the architectural theme "Italianate". This condition has been satisfied.  

 
f) LANDSCAPING:  Landscaping shall be provided and comply with the following: 

 
i) Site Planning and Landscaping shall be provided and comply with the Mountain House Multi-

Family Development Design Manual. Landscape plans prepared by a Landscape Architect shall 
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be submitted with the Improvement Plans. 
 

ii) A hedge or decorative security fence may be located within the landscape setback. Fences if used 
shall be located at least 10 feet from the road right-of-way. (MH Multi-Family Development Design 
Manual, Chap. 3-13) 

 
Timing: Improvement Plans, Building Permits. 

g) FENCING: Fencing shall be provided and comply with the following: 
 

i) Site perimeter and recreation area fencing shall be decorative steel view fencing and no less than 
10 feet to any public street right-of-way or private street back of curb. (MH Multi-Family 
Development Design Manual, Chap. 3-41) 

 
Timing: Improvement Plans, Building Permits. 

h) PRIVATE RECREATION:  Private Recreation shall be provided and comply with the following: 
 

i) Recreation facilities shall be provided in multi-family developments that are 75 units in size or 
larger. (MH Multi-Family Development Design Manual, Chap. 3-25, Amenity Areas Chap. 4-69) 

 
Timing: Improvement Plans, Building Permits. 

 
i) SERVICE AREAS:  Service Areas shall be provided and comply with the following: 

 
i) All service, trash, storage areas, and utility equipment shall be screened from public view utilizing 

a combination of planting and architectural elements that are consistent with the project 
architecture. (MH Multi-Family Development Design Manual, Chap. 3-27)  

 
ii) Walls used for screening shall be a minimum of six inches higher than the item/area being 

screened. (MH Multi-Family Development Design Manual, Chap. 3-27) 
 

iii) Refuse collection and storage shall be located to the rear and sides of buildings, covered with a 
roof, and sized to contain all refuse generated on site between collections. (MH Multi-Family 
Development Design Manual, Chap. 3-27) 

 
Timing: Improvement Plans, Building Permits. 
 
j) PARKING:  Off-street parking shall be provided and comply with the following: 

i) All parking spaces, driveways, and maneuvering areas shall be surfaced and permanently 
maintained with asphalt concrete or Portland cement concrete to provide a durable, dust free 
surface.  Bumper guards shall be provided when necessary to protect adjacent structures or 
properties.  (Development Title Section 9-1015.5[e]) 

 
ii) 608 parking spaces shall be provided (2 spaces are required for every dwelling unit.   

(Development Title Section 9-1015.3M) 
 

iii) Parking spaces for persons with disability shall be provided as required by Chapters 11A and 
11B of the California Building Code.  

 
iv) One bicycle parking rack or storage device is required for every 20 parking spaces.  (Development 

Title Section 9-1015.7) 
 

v) The Director may approve a reduction in standard parking stall dimensions for all parking spaces. 
Said parking stalls shall not be less than eight and one-half (81/2) feet by eighteen (18) feet.  
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(Development Title Section 9-1015.5M(c)) 
 

vi) Compact parking spaces shall be a minimum seven and one-half (71/2) feet wide and sixteen (16) 
feet long, be individually designated as a compact space, and make up no more than twenty-five 
(25) percent of the required spaces. (Development Title Section 9-1015.5[c]) 

 
vii) All parking stalls and directional arrows must be delineated with paint. (Development Title Section 

9-1015.5[d]) 
 

Timing: Improvement Plans, Building Permits. 

k) ACCESS AND CIRCULATION:  The following requirements apply and shall be shown on the Site 
Plan: 

 
i) Access driveways shall have a width of no less than twenty-four (24) feet for two-way aisles and 

sixteen (16) feet for one-way aisles. (Development Title Section 9-1015.5M (g)) 
 

ii) Parking lot drive aisles shall be 24 feet wide. (MH Multi-Family Development Design Manual, 
Chap. 3-21) 

 
iii) The design of the driveway and traffic circulation plan for the project site shall be incorporated into 

the construction plans.  
 

Timing: Improvement Plans, Building Permits. 

l) LIGHTING:  Lighting shall be provided and comply with the following: 
 

i) If the parking area is to be used at night, parking lot and security lighting shall be installed.  
(Development Title Section 9-1015.5[g]) 

ii) Any lighting shall be designed to confine direct rays to the premises.  No spillover beyond the 
property lines shall be permitted except onto public thoroughfares, provided, however, that such 
light shall not cause a hazard to motorists.  (Development Title Section 9-1015.5[g][4]) 

 
Timing: Improvement Plans, Building Permits. 

m) CONSTRUCTION NOISE:  The following measures shall be implemented during construction: 

i) Construction shall be restricted to the hours of 7:00 AM to 6:00 PM on weekdays. Extended 
hours which may include Saturdays and Sundays may be allowed through prior notice to 
adjacent residents and landowners, and prior approval of the MHCSD for infrastructure 
construction and CDD for building permits.  

 
ii) All internal combustion engines shall be equipped with exhaust mufflers that are in good 

condition and appropriate for the equipment. 
 

iii) Arrange all construction equipment and truck routes to minimize travel adjacent to 
occupied residences. 

 
iv) Locate stationary construction equipment and staging areas as far as possible from 

sensitive receptors.  Temporary acoustic barriers may be installed around stationary 
equipment, if necessary.  

 
Timing: Inclusion of the above measures as notes on Improvement Plans approved by CDD and 
MHCSD.   
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n) AIR QUALITY: The developer(s) shall comply with all requirements of the San Joaquin Valley Air 

Pollution Control District. 
 

i) Temporary Construction Emissions:  The latest version of the San Joaquin Valley Air Pollution 
Control District (“SJVAPCD”) construction-emissions control measures shall be implemented 
during construction as applicable. 
 

Timing: Inclusion of the above language as a note on Improvement Plans prior to approval or 
grading, whichever occurs first.  

 
o) FEES:  The developer(s) shall comply with the following:  

 
i) GENERAL:  Development within the project shall be subject to the payment of all applicable 

and lawfully enacted County fees, subject to the provisions of the Master Plan Development 
Agreement (i.e., the Amended and Restated Master Plan Development Agreement By and 
Between County of San Joaquin and Trimark Communities Relative to the Development of 
Certain Property Within the Mountain House Community {“Development Agreement”}) {“SPI 
Development Agreement}}). [Development Agreement Section 2.5.3] 
 

ii) SPECIFIC:  The applicant shall pay the Affordable Housing Impact Fee in effect at the time of 
building permit approval. (Mountain House Development Title Chapter 9-1270.5M) 

 
p) CAPITAL FACILITY FEE:  This project may be subject to the Capital Facility Fee.  If the Capital Facility 

Fee is applicable, the County shall collect the fees before the issuance of any building permits. 
(Development Title Section 9-1245.2) 

 
q) BUILDING CODE REQUIREMENTS:  The following California Building Code and San Joaquin 

County Ordinance requirements will be applicable and shall be incorporated in the construction plans 
before submittal to the Building Inspection Division: 

 
i) A building permit for each separate structure or building is required, including carports. Submit 

plans, Specifications and supporting calculations, prepared by a Registered Design 
Professional (architect or engineer) for each structure or building, showing compliance with 
The 2016 California Building, Mechanical, Plumbing, Electrical, Energy and Fire Codes as may 
be applicable.  Plans for the different buildings or structures may be combined into a single set 
of construction documents. 

 
ii) A grading permit will be required for this project. Submit plans and grading calculations, 

including a statement of the estimated quantities of excavation and fill, prepared by a 
Registered Design Professional. The grading plan shall show the existing grade and finished 
grade in contour intervals of sufficient clarity to indicate the nature and extent of the work and 
show in detail that it complies with the requirements of the code. The plans shall show the 
existing grade on adjoining properties insufficient detail to identify how grade changes will 
conform to the requirements of the code. 

 
iii) The required plans must be complete at the time of submittal for a building permit.  Plans must 

address building design and construction, fire and life safety requirements, accessibility and 
show compliance with the current California codes and San Joaquin County ordinances.  A 
complete set of plans must include fire sprinkler plans, truss design submittals, metal building 
shop drawings, structural plans and calculations, plumbing, electrical and mechanical drawings 
and energy report. 

 
iv) A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix § J104 

for foundations. All recommendations of the Soils Report shall be incorporated into the 
construction drawings. 
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v) For each proposed new building, provide the following information on the plans: 

 
(1) Description of proposed use 
(2) Existing and proposed occupancy Groups 
(3) Type of construction 
(4) Sprinklers  
(5) Number of stories 
(6) Building height 
(7) Allowable floor area 
(8) Proposed floor area 
(9) Occupant load based on the CBC 

(10) Occupant load based on the CPC 
 

vi) Provide accessible routes and access to connect all buildings, facilities, elements and spaces 
per the applicable sections of chapter 11A and 11B of the 2019 California Building Code.  
 

vii) At least one accessible route shall connect accessible building or facility entrances with all 
accessible spaces and elements within the building or facility, including mezzanines, which are 
otherwise connected by a circulation path.  

 
viii) Parking spaces will be required to accommodate persons with disabilities in compliance with 

the applicable sections of chapter 11A and 11B of the 2019 California Building Code.  
 

ix) Note that accessible parking spaces are required for each phase of the project. These parking 
space(s) shall be located as close as possible to the primary entrance to the building. 

 
x) Adequate sanitary facilities shall be provided for the multi-recreational building, per the 

requirements of Chapter 4 of the California Plumbing Code.  
 

xi) This project will be required to comply with the Model Water Efficient Landscape Ordinance 
requirements of the California Code of Regulations, title 22, Division 2, Chapter 2.7 

 
2) DEPARTMENT OF PUBLIC WORKS  (Contact: [209] 468-3000)  
 

a) The Traffic Impact Mitigation Fee shall be required for this application.  The fee is due and payable 
at the time of building permit application.  The fee shall be automatically adjusted July 1 of each 
year by the Engineering Construction Cost Index as published by the Engineering News Record. 
(Resolution R-00-433) 
 

b) A copy of the Final Site Plan shall be submitted prior to release of building permit. 
 

c) Stormwater Best Management Practices shall be implemented during construction. 
 

d) Wastewater shall NOT be allowed into the storm drainage system. 
 

 
3) MOUNTAIN HOUSE COMMUNITY SERVICES DISTRICT (Contact: [209] 831-2300)  
 

a) The Park and Ride lot is a condition of the Wicklund Village Tentative Map. Per the attached letter 
from Mr. Paul Sensibaugh, MHCSD General Manager, May 3, 2005, the Park and Ride lot is 
deferred to the time of the development of the Community Commercial Shopping Center along 
Central Parkway and Arnaudo Boulevard. Therefore, the Park and Ride lot shall be a condition of 
approval associated with development of the Community Commercial Shopping Center along 
Central Parkway and Arnaudo Boulevard.  
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b) Traffic signals at Providence Street and Arnaudo Boulevard/Tradition Street and Arnaudo 
Boulevard shall be required when warranted or triggered by the traffic study or a condition of 
approval for the Neighborhood F map.  

 
c) Construction of an 8-feet wide pedestrian/bike path shall be provided for all collector streets 

entering the Town Center.  
 

d) All construction activities shall be in compliance with the storm, sewer and water master plans.  
 

e) All new driveway improvements, such as traffic signage, striping, curb markings/painting, and 
pavement markings shall be built per MHCSD current standards.  

 
f) Trimark shall restore any existing MHCSD infrastructure it damages during its course of 

construction, to its previous condition. 
 

g) All catch basins within the development site shall include MI-ICSD approved filters or an alternative 
onsite solution that meets MI-ICSD requirements for treatment and include an MI-ICSD approved 
long term maintenance plan.   

 
h) All catch basins adjacent to the development area shall include a filter per the MCI-ISD storm water 

management plan.  
 

i) All water lines shall include water meters, backflow prevention devices and fully comply with 
MCHSD standards and ordinances to protect the public water system.  

 
j) All water lines must include a valve to isolate and shut off the line in case of a leak or failure.  

 
k) All onsite utility facilities shall be privately owned and maintained in accordance with MHCSD 

ordinances and standards.   
 

l) Utility easements shall be provided to MHCSD on all utility lines and facilities for MHCSD 
inspections.   

 
m) As recommended by traffic engineer, developer shall modify and/or reconstruct median islands to 

control access in and out of the apartment complex onto arterial roads as approved by MHCSD.   
 

n) Developer shall construct a temporary cul-de-sac at the north end of Providence Street. The cul-
de-sac shall partially overlap the paved road area of Providence Street and partially overlap the 
Trimark Multi- Family parcel located due west of Providence Street. The portion of the cul-de-sac 
overlapping Providence Street roadway will be paved. The portion of the cul-de-sac that overlaps 
the Trimark Multi-Family parcel (remainder) will be flat compacted and surfaced with gravel (with 
no paving, curb or gutter) and its eastern boundary will start at the planned ultimate westerly edge 
of pavement on Providence Street.  No easement, license or right of way dedication will be required 
for the portion of the cul-de-sac that lies on the Trimark Multi-Family parcel. Trimark shall be allowed 
to remove the graveled portion of the cul-de-sac from its property when it commences development 
of its Multi-Family parcel west of Providence Street. The temporary cul-de-sac will be built 
according to the “typical cul-de-sac geometrics” for a residential area as identified in the MHCSD 
Design Standard Specification and Details. Developer will provide the MHCSD General Manager 
with a letter committing to maintain the gravel portion of the temporary cul-de-sac in good usable 
condition until the cul-de-sac is no longer needed. If Providence Street is not finished and 
completed north to Main Street at the time Developer moves forward with construction of its Multi-
Family parcel  then Developer will make arrangements for a paved temporary cul-de-sac at the 
north end terminus of Providence Street, unless this paving condition is otherwise waived by the 
MHCSD General Manager.   
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o) Developer shall stripe the entrance and exits to accommodate proper ingress and egress to prevent 
wrong vehicle movements. 
 

p) Any on or off-site landscape plans submitted for this development project shall meet MWELO 
requirements per the review and approval of the CSD Community Development Department. 

 
 
Notes and Information Only: 
 
The multi-family apartment project (PA-2000221) is subject to the SJMSCP and the project area was mitigated 
for under SU-00-0003 (Receipt No. R063975).  
 
See San Joaquin County Environmental Health Department letter dated February 11, 2021 
 
See Central Valley Regional Water Quality Control Board letter dated February 16, 2021 
 
See California Department of Transportation letter dated February 17, 2021 
 
See California Department of Fish and Wildlife letter dated February 22, 2021 
 
See United Auburn Indian Community (UAIC) email dated January 25, 2021 
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FINDINGS FOR SITE APPROVAL 
PA-2000221 

TRIMARK COMMUNITIES LLC 
 
1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan, any 

applicable Master Plan, Specific Plan, and Special Purpose Plan, and any other applicable plan 
adopted by the County. 

 
 This finding can be made because the use type Family Residential - Large Multi-Family may 

be conditionally permitted in the R-H (High Density Residential) zone with an approved Site 
Approval application. The proposed buildings are supportive of the Master Plan and Specific 
Plan I provisions regarding the development and location of High Density Residential 
development in the Mountain House Community.  

 
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary 

facilities have been provided, and the proposed improvements are properly related to existing and 
proposed roadways. 

 
 This finding can be made because adequate utilities, roadway improvements and other 

necessary facilities will be provided and there is sufficient area on the parcel for the buildings. 
 
3. The site is physically suitable for the type of development and for the intensity of development. 
 

 This finding can be made because the property involved is of adequate size and shape to 
accommodate the proposed development, building coverage, setbacks, and parking areas 
meet the requirements of the Development Title.  

 
4. Issuance of the permit will not be significantly detrimental to the public health, safety, or welfare, or be 

injurious to the property or improvements of adjacent properties. 
 

 This finding can be made because the Initial Study prepared for the project found no 
potentially significant environmental impacts. 

 
5. The use is compatible with adjoining land uses. 
 

 This finding can be made because the proposed use will not interfere with nor alter the current 
land uses on adjacent properties. The architecture for the buildings shall be compatible with 
the common architectural theme designated for Neighborhood F, and shall utilize common 
forms, details, materials and colors. The construction of the building will be built in 
accordance with the existing approved Mountain House Commercial, Office and Industrial 
Design Manual.  

 
6. All applicable provisions of the Mountain House Development Agreement have been met.  
 

 This finding can be made because: 1) the provisions of the Trimark Communities 
Development Agreement (i.e., the Development Agreement by and between County of San 
Joaquin and Trimark Communities, Relative to the Development of Certain Property within the 
Mountain House Community) that are applicable to the subject properties are not affected by 
the proposed project; 2) the Trimark Communities Development Agreement incorporates 
provisions of the existing, principal Mountain House Development Agreement (Amended and 
Restated Master Plan Development Agreement by and between County of San Joaquin and 
Trimark Communities Relative to the Development of Certain Property within the Mountain 
House Community) and no modification or supplementation of those antecedent provisions 
was determined to be necessary; and 3) the Trimark Communities Development Agreement 
vests certain provisions/sections of the General Plan, Master Plan, the Mountain House 
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Development Title, and Specific Plan I, and the proposed project does not change or alter 
those provisions/sections. 
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