.

Exhibit 1: Conditions of Approval
Vesting Tentative Subdivision Map 2002-06 [Bridle Ridge Phase 1]

[including Errata as approved by Planning Commission, March 5, 2003]

Project Authorization

1.

The Vesting Tentative Subdivision Map for Bridle Ridge Phase 1 (Exhibit G: A1 —
A7) shall be in conformance and consistent with the Bridle Ridge Specific Plan, and
other applicable City ordinances, regulations and policies. The conditions listed
below are applicable to this permit and shall not be construed to permit violations of
other regulations and policies not listed.

Approval is limited to those land uses and regulations contained within the Bridle
Ridge Specific Plan, including any amendments as approved by the Oakdale City
Council and referenced herein, the Development Agreement between the City of
Oakdale and Rodden/Jackson, and other applicable City requirements. The
Tentative Map shall become valid upon Council action on the accompanying BRSP
Amendments, which include basic zone designation changes required.

The Vesting Tentative Map for Bridle Ridge Phase 1 shall expire within two years
from the date of the approval of the Map by the Planning Commission, unless a
request for extension is received and approved by the City, pursuant to the
Subdivision Map Act.

Multiple final maps may be filed based on the approved tentative map. [f multiple
final maps are filed by phase, the City reserves the right to specify the extent of
public improvements required to be constructed with each separate phase of
subdivision construction that provides for orderly development of the project to
protect the public safety and general welfare, including consistency with the
expectations of the timing of public improvements delineated in the operative
Development Agreement.

The master developer, or subsequent owner(s), of all real property contained in the
boundaries of this vesting tentative map will incur all obligations of the Development
Agreement between the City of Oakdale and Rodden/Jackson as adopted by City
Council Ordinance No. 1091, adopted on August 5, 2002. Any amendments to the
obligations identified within this development agreement may only be modified in a
manner identified in said agreement.

The subdivider and all subsequent owners of interest in all or part of the subdivision
is required to defend, indemnify, or hold harmless the City, its officers and
employees for any claim, action or proceedings against the City to set aside the
approval of the map as set forth in the Government Code Section 66474.9. The
City shall promptly notify the subdivider of any claim, action or proceeding to set
aside the approval and shall cooperate fully in the defense.

Development shall conform to the tentative subdivision map designated by the City
as Exhibit A1 through A6 including any changes indicated by project conditions or
required by the City in the approval process. The applicant shall submit any
required amended maps to the Planning Division of the Community Development
Department within 90 days of project approval.
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Project Specific Conditions
Public Works Conditions

8.

10.

11.

12.

13.

14.

The development of the project shall include all backbone infrastructure, public and
in-tract improvements, including infrastructure, traffic and pavement markings,
parks, multi-use trails, landscaping and frontage improvements, consistent with the
phasing of improvements and public facilities identified in the Specific Plan and the
relevant Development Agreement for development of each phase of the project.
Improvements within this vesting tentative map include construction of the
Willowood Drive undercrossing structure, extension of Willowood Drive with full
width improvements, Bridle Ridge Way to Greger Road, the neighborhood park, the
pedestrian/bicycle pathways along the OID Lateral area and adjacent to the BNSF
Railroad, and the Ash Avenue box culvert undercrossing structure (Reference
Figures 6.2, 6.7, 6.8, 6.9 and 6.11 of Specific Plan) including dedications,
infrastructure, masonry wall, perimeter fencing, landscaping, meandering pathways,
and street improvements consistent with the Specific Plan.

Improvement Plans for grading, drainage, streets, and all public improvements
including land use, infrastructure, circulation and streetscapes, public/park facilities,
landscaping and trails, design expectations and environmental mitigation
components shall be approved by the City Engineer, Public Works Director,
Community Development Director, and Parks and Recreation Director, and shall be
generally consistent with the Bridle Ridge Specific Plan, the operative Development
Agreement, and Public Works standards, prior to recordation of a final map(s).

Al street widths, including designated right-of-ways, delineated parkways,
sidewalks, and additional landscape areas on specific designated streets, shall
conform to the Bridle Ridge Specific Plan standards including details shown on
Exhibit G:A2, BRVTSM Phase 1, as amended.

Public sidewalks shall be a minimum width of five feet (5'), which shall include a
one-foot (1') sidewalk easement into the adiacent ten-foot (10") PUE. Street
dimensions and design may vary marginally from Specific Plan standards, subject
to City review and approval of any deviations, and a finding that the adjustments
are minor and generally consistent with the Specific Plan Circulation Element.

All street curb returns at standard intersections are to be minimum twenty-five foot
(25’) radius; and a minimum fifteen-foot (15’) radius at designated bump-out
intersections. The concrete returns shall be kept to a minimum necessary to allow
for ADA required ramps, the remainder of the parkway area to be landscaped.

Elongated cul-de-sac designs shall be provided for the cul-de-sac at the end of “A”
Court, the three cul-de-sacs along “A” Circle; and the cul-de-sac at “K” Court and
HD” Court.

A detail shall be added to Exhibit G; A2, Street Cross-Sections, to show the public
alleyway at a minimum width of twenty-feet (20') concrete paved surface; a
minimum three-foot (3') planting easement on each lot abutting the twenty-foot
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16.

17.

18.

19.

20.

21,

22.

23.
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public alley; and low-level light standards. Each abutting lot shall provide a
concrete pad inset from this planting easement for the placement of a minimum of
two (2) standard trash receptacles with adequate screening. CC&R's shall include
a notation that prohibits the removal of this designated trash receptacle pad by
each resident.

The eastern alleyway connection at Bridle Ridge Way shall be eliminated and
relocated to access “A” Circle between Lots 45 & 46, as shown on Exhibit G: A4.

LLandscape elements within the traffic roundabout shall be limited to low-lying
shrubs and ground cover materials which may include minor accessory structures.
Due to extensive underground utilities, large root-invasive trees will not be
permitted unless utilities therein are appropriately situated per City approval.

Final maps shall dedicate for each phase the associated public facilities, including
but not limited to street frontage for Rights-of-way consistent with the Specific Plan
(Figure 6.2), park, pedestrian/bicycle pathway, etc. Minor refinements can be
approved during improvement plan review, subject to approval of the Community
Development Director, Public Works Director and City Engineer. All public areas
within the project shall be dedicated on the final map to the City of Oakdale.

Temporary road barricades at the southerly termination of Ash Avenue, "A” Street,
and Willowood Drive will be permitted to include a locked gate to ensure continued
access for adjoining property owners and their agents upon agreement to relinquish
the existing Ash Avenue easement.

The exact specifications for the design and location of storm drains, sanitary
sewers, and water supply systems may be modified from the conceptual
engineering in the Specific Plan and/or Development Agreement, to meet City
Standards as required by the Public Works Director and City Engineer.

A grading permit shall be required prior to mass grading for the project, and include
Best Management Practices for erosion and dust control, and immediate
revegetation of the site as needed for erosion control. Erosion controls shall be
utilized to prevent dirt from lots going into street rights-of-ways and into drainage
systems.

A NPDES General Permit for Storm Water Discharges Associated with
Construction Activities, NPDES No. CAS000002, Order 99-28-DWQ is required
when a site involves clearing, grading, disturbances to the ground, such as
stockpiling, or excavation that results in soil disturbances of at least one acre of
total land area.

All manufactured slopes, ratios and retaining walls shall be subject to the approval
of the City Engineer,

Major site grading operations shall not occur from November to March without
specific approval of the Community Development Director.
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25.

26.

27.

28.

29.

30.

31.

32.

33.

34,
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Not more than a two-foot (2') grade differential will be created between new lots
and adjacent existing lots outside the property territory.

Any retaining walls necessary for final lot construction shall be identified on the final
improvement plans with details approved by the Public Works Director and City
Engineer.

Prior to Map Recordation, a detailed hydrology/drainage study will be required and
submitted to the City Engineer for review and approval. The Study shall be
prepared by a registered Civil Engineer and shall include existing and proposed
conditions.

The detailed hydrology/drainage study will provide for a Plan Area positive drainage
system via on-site detention basins within open space park sites offering temporary
storage and percolation with collection and transmission to Crane Road for the
ultimate storm water drain system connection to the Stanislaus River. This may
require double-piping in some streets and valves at basins.

The area wide positive drainage system will include all developed areas of the
subdivision including the open space trail systems and the public alley ways.

Percolation calculations shall demonstrate that the park basins are adequately
sized to handle stormwater run-off for the project and systems. Detention basins
shall not exceed five-feet (5') in depth with maximum side slopes of 4:1 urless an
alternate standard is approved by the City Engineer and Public Works Director.,

Park basins shall have french drains in bottoms for collection and temporary on-site
percolation of nuisance waters. Park basins shall be designed to be dry within 24
hours. Basins shall be designed with raised flat areas for playgrounds and/or
useable landscaped recreational open space. Basin landscaping shall be installed
pursuant to timing identified in the BRSP and operative Development Agreements.

Larger catch basins, other than City of Oakdale Standards may be required due to
the amount of surface area draining in a catch basin. All catch basin runs shall be
connected into a manhole.

The developer shall provide twelve-inch (12") minimum waterlines on Willowood
Drive and Bridle Ridge Way (including its extension to Greger Road). A ten-inch
(10") minimum waterline shall be provided on the internal road (Ash Avenue
extension) extending to the southern property line as shown on Figure 8.1 of the
Bridle Ridge Specific Plan. \

The twelve-inch (12”) water main planned for Bridle Ridge Way shall be extended
to connect with the existing twelve-inch (12") water main at the west edge of Greger
Road with the first phase of development in order to provide a looped water system.
Details shall be shown on the subdivision improvement plans.

The public water system shall be designed for a pressure zone system and shall
include installation of a pressure sustaining valve near the intersection of Willowood
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Drive and J Street, and Ash Avenue & J Street, valve to be located out of the paved
street right-of-way.

The ability to provide public water in required quantities and quality shall be proven
sufficient to serve the project area prior to issuance of building permits.

No private or individual water wells shall be allowed within the project site area.

Wastewater/sewer system shall be designed per approved sanitary sewer study for
Bridle Ridge and shall be consistent with the design and timing expectations for the
major waste water trunk line extension to the WWTP to be completed by the City as
specified in the Plan and the operative Development Agreement .

Full public utilities shall be extended underground fo the ends of all public streets
which are stubbed to the edges of this project site and are intended to be extended
in future phases of development by this, or subsequent developers.

Undergrounding of all existing and new utilities is required within the project area.
Undergrounding of electrical service shall be in accordance with electrical rules 15,
15.1 and 16. Natural gas service shall be in accordance with rules 15 and 16.

Utilities shall be installed within the Willowood Drive right-of-way to serve the future
elementary school site adjacent to southwest corner of this project site and shall be
stubbed to offer connection by the Oakdale Unified School District at any time after
they become operative for this development.

The developer will enter into an agreement with the City of Oakdale regarding the
amount of parkland to be dedicated; improvements to be made and fees to be paid
consistent with the Specific Plan, the operative Development Agreement and
Subdivision Ordinance prior to building permit issuance.

Minor amendments to the lot platting and arrangement as filed with each phased
final map may be approved by the Community Development Director, the Director
of Public Works, and City Engineer, provided the map remains in general
conformance with the Specific Plan, the operative Development Agreement, and
other applicable City policies and regulations.

A Subdivision Agreement shall be approved by the City Council prior to the final
map(s) being recorded.

City Park and Street names shall be subject to the approval of the City, US Post
Office, and emergency service providers, prior to filing of the final map.

A set of Record Drawings shall be provided to and approved by the Department of
Public Works prior to acceptance of subdivision improvements by the City. The
drawings shall be on 3-mil Mylar with each sheet signed and stamped by the
design engineer and marked "Record Drawing." In addition, a set of Drawings and
Maps in a digital format shall be provided in a form approved by the City.

Print Date: 0307/03 Page R-20 File: Fina! VTSM Conditions with errata.3.5.03.doc



o

CITY OF OAKDALE
Planning Commission Resolution 2003-XX

Adopted by the Planning Commission March 5, 2003

Planning Division Conditions

46.

47.

48.

49.

50.

51.

All residential dwellings designed by individual home builders shall be consistent
with the overall intent of the Oakdale Single Family Residential Design
Expectations incorporated into the Bridle Ridge Specific Plan as part of this City
approval process. Said expectations emphasize architectural design that enhances
the non-vehicular/pedestrian scale of the neighborhood to become a more liveable,
walkable community, by minimizing the prominence of garages, emphasizing the
use of porches, architectural massing variation, creative use of exterior materials
and ornamentation of buildings. Each separate builder will complete a self-
certification checklist for Staff review and administration with final reporting and
acceptance by the Oakdale Planning Commission (& City Council if appropriate).

Class Il bikeways shall be constructed along Willowood Drive and Bridle Ridge
Way consistent with Figure 6.11 of the Bridle Ridge Specific Plan.

A multi-purpose pedestrian/bicycle trail, as shown on Exhibit G: A2 — A6, shall be
constructed along the OID Crane Lateral and adjacent to the BNSF right-of-way.
Details of the bikeway/pedestrian trail system, all internal connections, including full
landscape and irrigation details, shall be shown on the improvement plans for each
phase of development, approved by the City, and installed as part of the
subdivision improvements._The proposed trail/open space system landscape plan
shall include a review by the Planning Commission.

As part of the subdivision improvement plans, specifications for all related design
details for the pedestrian/bicycle trail shall be submitted for review and approval by
the City. Specifications shall include pavement striping legends, decorative bollard
design and placement details, trail/road crossing intersection details, roadway
signing, trail signing, low level security lighting, pet disposal refuse_stations, and
acceptable fire-resistive landscape planting materials.

Perimeter residential fencing adjacent to the open space/pedestrian trails along the
OID Lateral, the BNSF Railroad ROW, and the trail connections, shall be
constructed with the use of decorative masonry pillars and/or columns, averaging
50-foot on center, with wood fencing sections on metal support posts.in between
the masonry columns as shown on Exhibit F1. The developer shall work with the
Community Development Department in identifying private rear yard fencing details
that allow for the opportunity to preserve local views while ensuring rear yard
privacy and security. Such fencing along these property lines may include sections
with visual openings utilizing alternate materials including metal pickets.

A street tree/front yard tree planting theme shall be developed for this subdivision
prior to approval of any phase of the subdivision improvement plans. The street
tree theme plan shall include a mix of large canopy, deciduous trees appropriate for
our local climate and growing environment. Said plan shall include dual plantings
(parkway and front yard street trees) for all lots facing through parkway streets as
shown in Exhibit G: A7 (Street tree theme layout).
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Large canopy shade trees (15 gallon minimum) shall be planted a minimum of 30
feet on center within detached parkway planting strips adjacent to all streets,
subject to approval of the Community Development Director, consistent with the
Specific Plan. Street trees will have deep root irrigation and root barriers installed,
with full landscape and irrigation details shown as part of the subdivision
improvement plans.

Native Oak trees shall be incorporated into required landscaping plans and planted
throughout the project area within the common trail/open space areas at a ratio of
one tree for every acre of development.

Improvement plans shall identify any trees to be preserved within the project and
methods of protection during construction, consistent with the City of Oakdale's Oak
and Significant Tree Preservation Ordinance.

All grading, subdivision approvals and subsequent development shall be subject to
the mitigation requirements of the Mitigated Negative Declaration and Mitigation
Monitoring Program certified by the City Council concurrent with the adoption of the
Bridle Ridge Specific Plan.

A single Landscaping and Lighting District will serve the entire Bridle Ridge Specific
Plan Area to maintain all common landscaping and appurtenant structures, open
space pathways, and lighting features in the project area. All lots within each of the
phased final maps shall be annexed and incorporated into the single District by City
Council approval prior to the recordation of each final map. Streetlights and
decorative lighting shall be included in the District. The subdivider/developer shall
provide all necessary documents and pay all costs associated with formation,
annexation and incorporation. The developer shall pay the Landscaping and
Lighting District's first year estimated costs into the District's account at the time the
District is formed.

Miscellaneous residual open space areas shall be landscaped and irrigated and
included in the Landscaping and Lighting District,

The subdivider/master developer shall be responsible for designing and installing
neighborhood entry monumentation and landscaping at all major entries to the
project, consistent with the intent of the Specific Plan. These features shall be
incorporated into improvements plans and constructed with each respective phase
of the project (Reference, Specific Plan Entry Concepts - Figures 7.7, 7.8). Oak
trees and rural ranching themes/structural ornamentation are appropriate for these
entry/gateway features in keeping with "The Bridle Ridge Specific Plan” and the
rural, livestock grazing history of the subject site.

A landscape treatment and decorative masonry wall shall be provided along the
eastern edge of Willowood Drive between the property line and curb line consistent
with Figure 6.8 of the Specific Plan, illustrating Specific Plan concept designs and
requirements.
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A minimum 6-foot tall chain link fence, manufactured in black coloring, shall be
installed adjacent to the length of the BNSF Railroad right-of-way to discourage
public access onto the ROW,

All windows, doors and sliding glass doors on residences constructed on lots
abutting the BNSF railway or located within a 1/2 mile radius of the Crane Road
crossing shall be fitted with sound rated assemblies with a minimum of 30 dBA TL.

All street lights within this subdivision shall be decorative and pedestrian in scale.
Details shall be shown as part of the subdivision improvement plans for City review
and approval and shall include an analysis and report prepared by an approved
lighting engineer identifying the proper spacing, height limits, and illumination levels
to provide safe and adequate neighborhood lighting without excessive light spillage.
Details of the final selected light standards shall be provided to the City for inclusion
in the LLA Specifications which will allow for easy identification if the need of future
replacement arises.

All mail box cluster units shall include the provision of architectural and/or structural
elements such as a decorative arbor or shell that enhances the pedestrian-scale of
its neighborhood placement and compliments that design theme of each
neighborhood or block. Said structural elements shall be shown and approved as
part of the subdivision improvement plans and shall meet city and federal
standards. The City will assist the developer in obtaining authorizations for the
encroachment within the public right-of-way. ~

All residential dwellings constructed on lots within the residential blocks abutting the
neighborhood park shall have rear garages accessed from the alleyway. No
individual curb cuts or driveways will be permitted from the streets abutting the
park. Dwellings constructed on lots situated on the “back side” of the alleyway,
facing the internal neighborhood may be served by curb cuts and driveways from
the abutting residential streets to a maximum of 50% of the dwellings, with the
remaining 50% served exchisively from the alleyway to rear loaded garages.

Second residential dwellings, consistent with the development standards of the
Oakdale Municipal Code, may be constructed above rear detached garages subject
to Site Plan Review approval by the City of Oakdale.

Prior to filing a final map(s), the applicant shall create Covenants, Conditions and
Restrictions that will be appropriate for the project, consistent with the character,
policies and regulations and guidelines of the Bridle Ridge Specific Plan, and shall
submit them to the City for review and approval.

Disclosures through the CC&R'’s shall be made to all prospective buyers of lots in
the project and included in all property deeds, that (1) The City has a Right-to Farm
Ordinance, (2) the residences are located within the vicinity of the Burlington
Northern Santa Fe Railway and are subject to noise from these operations at any
time within a 24-hour period, including whistles that will be sounded continuously
within 1/4 mile of the Crane Road Crossing, (3) that a neighborhood City Fire
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Station will be located near the project and residents are subject to noise and light
from potential 24-hour operations of the facility, (4) that the project is located
adjacent to a future industrial area with potential for noise or related impacts, (5)
that residents of lots abutting the public alley shall retain and use the designated
tfrash receptacle pads for the placement of trash receptacles, and (6) that all
properties are part of an LLD and share in the ongoing operation and maintenance
of common facilities that are part of the LLD’s obligations.

Prior to issuance of a Notice of Determination, a filing fee of $50 made payable to
the "Stanislaus County Clerk/Recorder” shall be received by the Planning Division.
Payment is required within two days of Planning Commission/City Council
approval. Should the finding be found invalid for any reason, the applicant will be
responsible for Resource Agency fees.

Building Division Conditions

69.

70.

71.

72.

Prior to the issuance of any building permits, lot grades shall conform to the
approved grading plan. Written certification by a civil engineer or geotechnical
engineer will be required to assure compliance with all grading plans.

Prior to issuance of building permits, written clearance from the Oakdale Unified
School District shall be submitted indicating receipt of adequate school facility
mitigations. \

All Public Facility Impact Fees and other applicable City, County fees shall be
payable at the time of issuance of a building permit for any construction in the
development of the project and shall be based on the rates as identified in the
operative Development Agreement, including any amendments approved by both
parties to the Development Agreement, and/or adjusted indexes in effect at the time
of building permit issuance.

The City of Oakdale will not issue any final inspection and/or occupancy pemmits for
any residences within the subdivision, until all required subdivision improvements
have been completed to the satisfaction of the Public Works Department, for each
phase or authorized sub-phase of the Bridle Ridge Specific Plan.

Fire and Police Conditions

73.

74.

75.

Fire retardant (shake, tile, etc.) Class C minimum roofing shall be required on all
buildings.

Internally illuminated address numbers shall be installed on all residences to be
easily readable from the public street for emergency services, consistent with Fire
Department requirements. In addition, internal illuminated address numbers shall
be installed on the exterior of all garages facing the alleyways to allow for property
identification from the rear alley.

All pedestrian/bikeway trail paths shall be designed and capable of providing
access for maintenance and emergency/police patrol vehicles. Connections to
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public streets and internal subdivision sidewalks shall include access ramps and
removable bollards, lock systems to be approved by Fire and Police Departments.

Locations and numbers of fire hydrants shall be reviewed and approved by the Fire
Marshal and Director of Public Works as part of the subdivision improvement plans.

Responsible Agency Conditions

77.

78.

79.

80.

81.

The project shall file service abandonment and disconnect agreements to
disconnect the property from OQakdale Irrigation District (OID) irrigation water
service. [Oakdale Irrigation District]

Improvement Plans for all features within the OID Crane Lateral, including grading
and drainage, landscape and irrigation, and trail system improvements shall be
submitted to OID for review and concurrence prior to City acceptance of the Final
Map(s).

The construction phase of the project shall conform to Air District Regulations
(Fugitive Dust Prohibitions). [SJVAPCD]

If any on-site buildings are planned for demolition, the project proponent must be in
compliance with the National Emission Standard for Hazardous Air Pollutants -
specifically asbestos. [SIVAPCD] ‘

Any existing MID overhead and underground electric facilities within or adjacent to

~ the proposed development shall be protected, relocated or removed as required by

82.

83.

84.

the MID Electric Engineering Department. With appropriate easements granted as
required. [MID]

The twenty-foot (20') MID temporary pole line within the existing overhead lines
located approximately forty-feet (40') south of the BNSF Railroad’s southerly
property line shall be retained until removal or relocation of said overhead lines.
Customer shall contact the District's Electric Engineering Department to arrange for
removal, relocation, or under grounding of existing overhead lines. [MID]

A ten-foot (10’) PUE is required along all existing and proposed street frontages.
[MID]

Electric service to the individual lots is not available at the time of tentative map
approval. Customer should contact the District's Electrical Engineering Department
to arrange for electric service to the proposed development which may necessitate
additional easements. [MID]

Print Date: 03/07/03 Page R-25 File: Final VTSM Conditions with errata.3.5.03.doc



-

CITY OF OAKDALE
Planning Commission Resolution 2003-XX

Adopted by the Planning Commission March 5, 2003

Additional Conditions

85.  Pre-construction surveys for active burrowing owl dens shall be required for all
future development areas. Standard procedures shall be followed for the survey, in
coordination with CDFG, subject to review and approval of the City prior to
issuance of a grading or building permit. [Mitigation Monitoring Program]

86. A Phase 1 environmental site assessment shall be required for territory included
herein prior to acceptance of the final map, or each phase thereof. [Mitigation
Monitoring Program]

Print Date: 03/07/03 Page R-26 Flle: Final VTSM Conditions with errata.3.5.03.doc



BRIDLE RIDGE
SPECIFIC PLAN

BRIDLE
=N

RIDGE

Final Plan

with Errata as approved by Oakdale
City Council Resolution No. 99-10
(1/19/99)

City of Oakdale
California

December 4, 1998




BRIDLE RIDGE
SPECIFIC PLAN

December 4, 1998

Prepared for:
City of Oakdale
Community Development Department
455 South Fifth Avenue
Oakdale, California 95361

V.A. Rodden, Inc.
P.O. Box 485
Oakdale, California 95361

Submitted by:
Mid-Valley Engineering, Inc.
900 “H” Street, Suite G
Modesto, California 95354




BRIDLE RIDGE SPECIFIC PLAN
PREPARED BY:

MID-VALLEY ENGINEERING, INC.
900 “H” Street, Suite G
Modesto, CA 95354
Kirk DeLaMare

Sean Tobin
(209) 526-4214
CITY OF OAKDALE CITY OF OAKDALE
PLANNING DEPARTMENT PUBLIC WORKS DEPARTMENT
455 South Fifth Avenue 455 South Fifth Avenue
Oakdale, CA 95361 ' ’ Oakdale, CA 95361
Eric Brown . Mike Pettinger
Warren Frace John Word
(209) 847-4245 Dick Fultz
(209) 847-4245
FEHR & PEERS ASSOCIATES WALLACE ROBERTS & TODD
3685 Mt. Diablo Boulevard, Suite 301 121 2nd Street, 7th Floor
Lafayette, CA 94549 San Francisco, CA 94105
Brian Welch ) Steve Hammond
(925) 284-3200 (415) 541-0830
KLEINFELDER, INC. LSA ASSOCIATES, INC.
2825 East Myrtle Street One Park Plaza, Suite 500
Stockton, CA 95205 Irvine, CA 92614
Steve Davis Tung-chen Chung
Tony Martin (714) 553-0666
(209) 948-1345
ROBERT S. MILLER & ASSOCIATES DAVID TAUSSIG AND ASSOCIATES
2222 Watt Avenue, Suite C-8 425 University Avenue, Suite 110
Sacramento, CA 95825 Sacramento, CA 95825
Robert S. Miller Susan Goodwin
(916) 485-0645 (916) 920-1109

SILVA ENVIRONMENTAL SERVICES
281 East Broadway, Suite 110
Atwater, CA 95301
Lawrence Silva
(209) 358-3112



Bridle Ridge Specific Plan December 4, 1998

Table of Contents

TABLE OF CONTENTS

1.0

2.0

3.0

4.0

Page
INTRODUCTION
1.1 Preface . ... e e 1-1
1.2 Legal Context .. ... e e e 1-1
1.2.1 AuthoritytoPrepare .......... . i .o 11
1.2.2 Relationshipto GeneralPlan ......... ... ... ... .. . .. ... 1-2
1.2.3 Environmental Review . .......... ... .. i 1.2
1.3 Planning Comtext . . ... .. i e 1-3
1.3.1 The BackgroundtothePlan ........... ... ... .. it 1-3
1.3.2 ThePlanning Process ..... ... ..o, 1-4
1.4  Organization of the SpecificPlan . ......... ... . i i ... 1-5
PLANNING AREA DESCRIPTION
2.1 Project Location ... ... i e 2-1
2.2 Subregional Context . ......... ... i 2-1
2.3 Planning Area Character ........ . . ..., 2-2
2.4 Ownership Patterns ...ttt i i e e c e i 2-4
25  Surrounding Uses ... ...t e 2-7
2.6 Environmental Setting . ......... i i e 2-8
2.6.1 Geology, Soils and Seismicity .......... ... ... oo, 2-8
2.6.2 Hydrology, Flooding and Groundwater ........................ 2-8
263 Biology ... 2-9
2.6.4 SCeNICRESOUICES ... ... i'vit it ittt 2-9
265 Noise ... ... e 2-10
26.6 Cultural Resources ........ ..o, 2-10
SPECIFIC PLAN GOALS
3.1 T T | 3-1
SPECIFIC PLAN SUMMARY
4.1 Land Use Concept . ..ottt i e 4-1
42 Principal Features ofthe Plan . ........ ... . .. . . i, 4-2
421 LandUse ....... . i i e i 4-2
422 ParksandRecreation ...........ooiiiiiiiiii i 4-2
423 Girculation .. ...ttt e e e e 4-3
424 PublicUtilties . ... e e e 4-4
425 Implementation....... .. ... .. i e i 4-4



Bridle Ridge Specific Plan December 4, 1998

Table of Contents

5.0

6.0

7.0

LAND USE ELEMENT

5.1
5.2
5.3
54
5.5

PUI DO e e 5-1
Land Use Concept . ... .. . 5-1
Land Use Plan . ... ... i e e 5-2
Land Use Designations and Development Regulations ................. 5-6
Goals, Policiesand Objectives . ....... ... ..o i i 512
551 Residential ........ ... . . .. e 5-12
552 Commercial ......... ... .. . 5-13
9.63 Recreation ... ... ... e . 514

CIRCULATION ELEMENT

6.1
6.2
6.3

6.4

6.5

6.6

6.7

Introduction ................ e e e 6-1
Context ...........oiiiiiiin.. JT T 6-1
Existing Street System . ... ... ... 6-2
6.3.1 StateRoute 108 (F Street) ... ... ... i, 6-2
6.3.2 Crane Road ......... ...t e 6-4
B.3.3 JOtreet . ... e e 6-4
6.34 BridleRidgeWay ...... ... ... i 6-4
6.3.5 Willowood Drive . ....... ... . .0 e 6-4
6.3.6 TIOGQaAVENUE . ... ... i e e e e 6-5
Proposed Street System .. ... ... 6-5
6.4.1 Imtent ... .. ... e i 6-5
642 Arerials ..................... e e r i 6-5
643 CollectorStreets ....... ... ... ... . . 6-8
6.4.4 Local Residential Streets .. ....... ..... ... ... . ... . ... ... 6-19
Bicycle and Pedestrian Circulation .. ......... ... ... ... ... ... ..., 6-22
651 Intent ............. ... . ... ... ..., s 6-22
6.5.2 Proposed System ......... ... ... e 6-22
Transit ServiCe . . ... .o e 6-25
6.6.1 LocalService ......... ... i e 6-25
Goals, Policies and Objectives . ........... ... i L. 6-25

COMMUNITY DESIGN ELEMENT

7.5

P DO .t e e e 7-1
Community Design Concept . ........ ... i 7-1
721 Context. .. .. . 7-1
7.2.2 Community Formand ldentity ... ........ ... ... o i 7-1
Residential Development and Design Guidelines .. ........... e 7-3
Encouraged Low Density Residential Site Design Guidelines ............ 7-4
7.4.1 Encouraged Low Density Garage lLocation Principles ............ 7-4
7.4.2 Encouraged Low Density Porch Principles . .................... 7-7
7.4.3 Encouraged Low Density Yard Fencing Standards . . ... .......... 7-8
Encouraged Low Density Residential Architecture . .................... 7-9



Bridle Ridge Specific Plan December 4, 1998
Table of Contents
7.5.1 Encouraged Roof and Massing Variation ...................... 7-9
7.5.2 Encouraged Detail and Omamentation. . ..................... 7-10
7.5.3 Encouraged Garage Appearance . ............couonivininn.. 7-11
7.5.4 Encouraged Roof Details and Materials ... ................... 7-12
7.5.5 Encouraged Porch and ColumnDetails ...................... 7-13
7.5.6 Encouraged Window Details ..................... ... ... ... 7-14
7.5.7 Encouraged Architectural Embellishments .................... 7-14
7.5.8 Encouraged Detail and Ornamentationin Context .............. 7-15
7.6  Encouraged Medium and Higher Density Design Principles . . ........... 7-16
7.7  Encouraged Commercial Design Standards ....................... L T17
7.71 Encouraged Site Planning .......... ... .. i 717
7.7.2 Encouraged Commercial Center Architectural Concept .......... 7-20
7.7.3 Encouraged Commercial Center Pedestrian Environment .. ... ... 7-20
7.7.4 loadingand Service Areas ... 7-21
7.7.5 Commercial Parking ........ ... it i 7-21
7.8 Encouraged Streetscape Design ............. .. . i L 7-22
7.8.1 StreetTreesandLandscape ......... ... ... ... ... . 7-22
7.8.2 Streetlighting ........ ... .. ... . . 7-23
783 SidewalksandPaving ........... ... .. i 7-27
7.9  Sound Walls and Privacy Screening . ... 7-27
8.0 PUBLIC UTILITIES
8.1 Water . . e e 8-1
8.1.1 Water Supply ... 8-1
8.1.2 WaterDistribution . ......... ... . . . 8-2
8.1.3 IrrigationWater Supply .. ... .. . 8-4
8.1.4 Goals, Policies and Objectives ............ ... ... .. ... . ... 8-4
8.2  Wastewater ... ... .. e 8-5
8.2.1 Wastewater Collection System .. ........ ... ... ... ... ... ... 8-5
8.2.2 Wastewater Treatment .. ........... ... . ... . .. 8-10
8.2.3 Goals, Policies and Objectives ............. ... ... .. ... ..., 8-10
8.3 SlOrmM Drainage . ... e 8-11
8.3.1 Existing Stormwater Drainage System . ...................... 8-11
8.3.2 Proposed Stormwater Drainage System .. .................... 8-11
8.3.3 Goals, Policies and Objectives .. ............ ... ... ... ... ... 8-12
9.0 COMMUNITY SERVICES AND FACILITIES

9.1 Public Schools ... ... .. e e 9-1
9.1.1 Existing School Services and Facilities . . .. .................... 9-1
9.1.2 Project-Related Increases in School Enrollment . .. .............. 9-2
9.1.3 Proposed Facilities .. ........coviuiiiii i e 9-2
9.1.4 Financing School Improvements ........... ... 0 v, 9-2
9.1.5 Goals, Policies and Objectives . ....... ... oo o i, 9-3



Table of Contents

Bridle Ridge Specific Plan December 4, 1998
9.2 0] o 9-3

9.2.1 ExistingPolice Service ........cccviiii it 9-3

9.2.2 Projected PersonnelNeeds .......... ... .., 9-3

9.2.3 Goals, Policies and Objectives .. ...... ..., 9-4

9.3 Fire Protection ... ... i i e e 9-4

9.3.1 Existing Fire Protection Service ............ ... .o i 9-4

9.3.2 Projected Service Needs ..........ccoviiiiiiinininnanan. 9-5

9.3.3 Goals, Policies and Objectives ............. .. ... .. ... 9-5

10.0

IMPLEMENTATION ELEMENT

10.1
10.2
10.3

10.4

10.5

10.6

PUIDOSE .« o e e 10-1
Summary. Specific Plan Implementation Program .................... 10-1
Key Implementing Actions of the SpecificPlan ...................... 10-1
10.3.1 Mitigated Negative Declaration ............ ... .o iiiin. ., 10-1
10.3.2 Approval of the Mitigated Negative Declaration ................ 10-2
10.3.3 Adoption of the SpecificPlan ....... ... .. ... .. .. ... .. ... 10-2
10.3.4 Notice of Determination ............. ... i, 10-2
10.3.5 Prezoning . ..o ittt i e e 10-2
10.3.6 Annexation .. ... ... e 10-2
10.3.7 Tentative Maps . ... ... ... e 10-3
10.3.8 Public ImprovementPlans ............c.oiiiiininaan.. 10-3
10.3.9 FinalMaps . ... e 10-3
10.3.10 Responsibilities for Key Implementing Actions . ............... 10-6
Other Implementing Actions .. ... ... .. i i e e 10-6
10.4.1 Development Agreements ............. ... it 10-6
10.4.2 Area of BenefitOrdinance ... ........ ... . . i, 10-7°
Public Facilities Financing Strategy Measures . ...................... 10-8
10.6.1 OVerview ... ... e 10-8
10.5.2 Specific Plan Implementation and Financing Strategy Goal ....... 10-8
10.5.3 City of Oakdale Existing Development Fees and Funding Methods . 10-8
10.5.4 Potential FundingMethods . ............ ... . . o L., 10-10
1065 Phasing ........ ... 10-10
10.5.6 Bridle Ridge Specific Plan Financing Strategy . ............... 10-11
10.5.7 Financing Strategy Policies .. ....... ... .. . L. 10-13
Administration of the SpecificPlan ............. .. ... .o oLt 10-18
10.6.1 Responsibilities for Administration of the Specific Plan.......... 10-18
10.6.2 Development Review Process .......... ... iiiviinn... 10-18
10.6.3 Specific Plan Consistency . ....... ... it iiiiinnn... 10-19
10.6.4 Specific Plan Amendments . . ......... ... .. i, 10-19
10.6.5 Environmental Review . ....... ... 10-19
10.6.6 Conditions, Covenenants and Restrictions ................... 10-20



Bridle Ridge Specific Plan December 4, 1998

Table of Contents

FIGURES
Figure 2,10 Vicinity Map . ..o e 2-3
Figure 2.2:  Topography Plan . ... ... .. i i it e 2-11
Figure 2.3:  Stockwater PondMap . .........co ittt ettt 2-12
Figure 5.1:  Land Use SUMMary .. ... ..ottt ittt iacinannn 5-4
Figure 5.2:  Specific Plan ZoningMap ... ... it e i 5-9
Figure 6.1: Regional & Local Roadway Network . ......... ..., 6-3
Figure 6.2:  Circulation Plan ... ... ... . . . . . e, 6-6
Figure 6.3:  F Street (Highway 108) Cross-Section . ..........oovviiiiiin .. 6-7
Figure 6.4:  Recommended Intersection Configurations and Turn Bay Lengths ........ 6-9
Figure 6.5:  Crane Road (South Boundary to Bridle Ridge Way) .................. 6-10
Figure 6.5A: Crane Road (Adjacent to Neighborhood Park) . ...................... 6-11
Figure 6.5B: Crane Road (Adjacent to Existing Residences North of Railroad) ........ 6-12
Figure 6.5C. Crane Road (Adjacent to Commercial Uses and High Density Residential) . 6-13
Figure 8.6 J Street ... i e e 6-15
Figure 8.7: Bridie RidgeWay . ...... ... . it i e e 6-17
Figure 6.8:  Willowood Drive .. ... ... . i e e 6-18
Figure 6.9:  Typical Local Residential Street .. .......... .. i, 6-20
Figure 6.10: 1008 AVENUE . . ...ttt ittt it ittt ittt e 6-21
Figure 6.11:  Pedestrian and Bicycle Circulation Plan . .......... .. ... oo v, 6-24
Figure 7.1: Encouraged Corner Lot Garage Guidelines ................ v 7-3
Figure 7.2:  Encouraged Garage Guidelines (5,000 sf minimumlots) ................ 7-4
Figure 7.3:  Encouraged Garage Guidelines (6,000 and 8,000 sf minimum lots) ....... 7-5
Figure 7.4:  Encouraged Porch Configurations . ......... ... ..o s, 7-6
Figure 7.5: Encouraged FenceDetails .. ........ ... .. it .. 7-7
Figure 7.6:  Neighborhood Commercial Concept ........ ... ..o, 7-18
Figure 7.7:  Possible Entry Treatment at F Street and Willowood Drive . ............ 7-23
Figure 7.8:  Possible Entry Treatment at Crane Road and Bridle Ridge Way ......... 7-24
Figure 7.9:  Possible Alternatives for SoundWall ........... .. ... oo it 7-27
Figure 7.10: WallLocation Plan ... ....... ...ttt ieienaannn. 7-28
Figure 8.1:  Conceptual Master Facilites WaterPlan .......... ... oo oL, 8-3
Figure 8.2:  Conceptual Master SewerPlan ............. e 8-8
Figure 8.3:  Conceptual Master SewerPlan ........ ... . . i, 8-9
Figure 8.4:  Conceptual Master Storm Plan ............ . . .o ... 8-13
Figure 10.1:  Prezoning and AnnexationPlan .......... .. ... . ... .. i, 10-4
Figure 10.2:  Preliminary Project Phasing . ........ ..ottt 10-5
TABLES
Table 2.1: Ownership and Parcelization ..........c.coiiii i iiennnn,. 2-4
Table 5.1: Land Use SUMMaAry ... ..ottt it 5-5
Table 5.2: Bridle Ridge Development Code ....... ittt iiiraeannannn 5-8
Table 5.3: Parkland Acreage and Dedication Credit ........... ..o, 5-11
Table 5.4; Parkland Dedication Formula . .......... ..o i, 5-11
Table 10.1:  Implementing Responsibilities for Key Actions . . ..................... 10-6
Table 10.2:  Preliminary Public Facilities Infrastructure Financing
Strategy and Project Phasing . ... ... oo 10-15

APPENDIX A

Legal Description and Platof PlanArea .. ....... ...t A-1

Property OwnerMap ...... ..ot e i A-5



Bridle Ridge Specific Plan December 4, 1998
1.0 Introduction

1.0 INTRODUCTION

1.1 PREFACE

The Bridle Ridge Specific Plan represents an 8 year effort to create a plan which will guide the
orderly future growth and development of approximately 530+ acres in an unincorporated area
immediately southwest of the City of Oakdale, Stanislaus County, California. The vast majority of
the planning area will be marketed as a new home community to be known as "Bridle Ridge."
This Specific Plan, which has been developed with a thorough analysis of environmental
conditions and extensive input from City decision-makers, landowners, neighbors, and the
community-at-large, provides a comprehensive land use program for the planning area along
with goals and policies to guide future public and private actions relating to the area's
development. In addition, the Plan includes detailed information on necessary infrastructure
improvements, and a strategy for insuring the Plan's implementation. The Plan also provides a
mechanism to insure that development proposed by planning area landowners will be
coordinated and occur in an orderly manner that has been adequately planned.

1.2 LEGAL CONTEXT
1.2.1 AUTHORITY TO PREPARE

A "specific plan” is a planning and regulatory tool made available to local governments by the
State of California. By law, specific plans are intended to implement a city or county's general
plan through the development of policies, programs and regulations which provide an
intermediate level of detail between the general plan and individual development projects. As
vehicles for the implementation of the goals and policies of a community's general plan, State law
stipulates that specific plans can only be adopted or amended if they are consistent with the
jurisdiction's adopted general plan.

The authority to prepare and adopt specific plans and the requirements for its contents are set
forth in the California Government Code, Sections 65450 through 65457. The law requires that a
specific plan include text and diagrams specifying:

. the distribution, location, and intensity of land uses, including open space, within the plan
area;
. the distribution, location, and capacity of infrastructure, including transportation, water,

storm drainage, solid waste, and energy systems;
. design standards and criteria for development and use of natural resources; and

. an implementation program, including capital improvements plans, regulation and
financing strategies.

1-1
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1.2.2 RELATIONSHIP TO GENERAL PLAN

The Bridle Ridge Specific Plan provides a framework to guide future land use and development
decisions in the 530+ acre planning area. The Plan serves as an extension of the Oakdale
General Plan, and can be used as both a policy and a regulatory document. When private
development proposals for the planning area are brought before the City, the planning staff will
use the Specific Plan as a guide for project review. Projects will be evaluated for consistency
with the intent of plan policies and for substantial conformance with development standards and
design guidelines. For projects within the Bridle Ridge Specific Plan area, policies and standards
in the Specific Plan will take precedence over more general policies and standards applied
throughout the rest of the city. In situations where policies or standards relating to a particular
subject have not been provided in the Specific Plan, the existing policies and standards of the
City's General Plan and Zoning Ordinance will continue to apply.

1.2.3 ENVIRONMENTAL REVIEW

The Bridle Ridge Specific Plan constitutes a "project” under the California Environmental Quality
Act (CEQA), and thus must be evaluated for its potential to create adverse effects on the
environment. Based on the assessment of potential development of the planning area in the
1892 City of Oakdale General Plan Environmental Impact Report (certified in 1994) and the City's
Initial Study for the currently proposed Specific Plan, the City's preliminary determination is that
preparation of a full environmental impact report (EIR) will not be required. Based on expanded
analysis of traffic and wetlands issues, the City believes that the necessary mitigation can be
included in the design of the project, thus allowing the City to approve the project with the
preparation of a Comprehensive Mitigated Negative Declaration.

Although the environmental analysis for the Specific Plan is included in separate documents, it is
important to note that consideration of environmental factors has been an integral component of
the planning process from the beginning. For information relating to the environmental factors
affecting the Plan, one should refer to the City of Oakdale General Plan Draft Environmental
Impact Report (SCH #92072085, LSA Associates, December, 1992) and the Bridle Ridge Initial
Study and Comprehensive Mitigated Negative Declaration (October, 1998). A copy of both
reports is available for review at the City of Oakdale Planning Department.

The environmental review of the Bridle Ridge Specific Plan addresses the development of the
area as a single project even though the area includes several different landowners and
development is expected to occur in phased increments. This approach allows the City to
comprehensively evaluate the cumulative impacts of the Specific Plan and consider possible
area-wide mitigation measures. The environmental review of the full Specific Plan is intended to
expedite the processing of future phases that are substantially consistent with the Plan. If, when
considering subsequent development proposals, it is determined that the proposed development
will not result in new effects or require additional mitigation, the City can approve the project
without additional environmental review. Or, if there are significant changes from the approved
Plan, the additional environmental review need focus only on those areas affected by the
change.

1-2
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1.3 PLANNING CONTEXT

1.3.1 THE BACKGROUND TO THE PLAN

In 1990, the City of Oakdale undertook a comprehensive review and update of its General Plan.
At that time, the City invited landowners who were considering development of their properties to
participate in the City's General Plan Update process by providing information on potential
development scenarios being considered for their properties. At the same time, the City invoked
a moratorium on any new annexations to its boundaries until the General Plan could be updated
and adopted by the City Council.

In response to the General Plan update process, several Oakdale landowners, including V. A.
Rodden, Inc. and Albert Rossini, Ltd. and Silvio Rossini, Inc. in the southwest area, joined
together to propose, for the City's consideration, a development plan for the Southwest Qakdale
area, which became known in the General Plan Update process as Case Study Area "A". The
Southwest Oakdale area was one of four Case Study Areas (CSA's) that were evaluated during
the update process. Detailed site plans were prepared for each of the CSA's, including the
designation and distribution of specific land uses and densities, the locations of schools, parks
and other public facilities, and the alignment of key circulation elements. The level of detail in the
CSA's was similar to subdivision tentative plans, minus the lot lines for individual parcels.
Several of the CSA's included more than one buildout scenario to be evaluated. For instance,
the development scenario for Southwest Oakdale (i.e., Case Study Area "A") included a range of
potential residential development from 1,605 to 2,449 units.

The City's intent in evaluating the four CSA's was to provide a more detailed assessment of the
implications of projected growth on the City. In order to accornplish this more detailed
assessment, the City requested participating CSA landowners to help cover the cost of updating
the General Plan and preparing a detailed Program Environmental Impact Report (EIR) on
development proposed in the updated General Plan. In return, future CSA development
proposals that are substantially consistent with the updated General Plan can be processed more
expeditiously and with reduced environmental review. Thus, in the future (as is the case at
hand), when specific development proposals are received that are substantially similar to the
Case Study Areas analyzed in the General Plan EIR, CEQA Guidelines (Section 15162) provide
that no additional EIR need be prepared unless certain conditions are found to have substantially
changed.

In July, 1992 the City published its Preliminary General Plan which served as the basis for
analysis in the General Plan EIR. In addition to a general assessment of citywide impacts that
will occur with General Plan buildout, the EIR also includes detailed review of the following
factors for each of the four CSA's: land use, traffic, biology, air, noise, geology and hydrology
(see Appendix A, Volume |l, Draft EIR for the City of Oakdale General Plan). In January 1994,
the City Council certified the General Plan EIR and adopted the City of Qakdale 2015 General
Plan.
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1.3.2 THE PLANNING PROCESS

Foliowing the adoption of the 2015 General Plan, in which substantial areas of incorporated and
unincorporated land were identified for development, the City adopted an ordinance (Ordinance
No. 1032, Amending Section 36-21 of the Oakdale City Code) requiring the preparation of
Specific Plans for nine (9) key development areas. The intent of the ordinance is to establish
Specific Plans as the principal tool for implementing General Plan policies on an area-specific
basis, and to facilitate annexations pursuant to the Stanislaus County Local Area Formation
Commission (LAFCO). The Ordinance, which was adopted on August 7, 1995, sets forth the
scope and content of Specific Plans and establishes general procedures for processing such
plans. Subsequently, the City Council adopted more detailed Specific Plan Process and
Submittal Requirements on Qctober 2, 1995,

These requirements set forth a three-step planhing process that includes the following:

= Step One; Initiation of the Specific Plan Process

The initial step involves payment of processing fees and submission of a petition to begin
the Specific Plan process. The petition includes basic information about the project and
its relationship to General Plan policies. Step One also includes a "pre-initiation”
conference with the Community Development Department to establish a processing
schedule, and a determination by the Community Development Director of any additional
environmental review that may be required by the project.

- Step Two: Specific Plan Preparation

Step Two involves the preparation and submission of a Draft Specific Plan to the
Community Development Department and the initiation of pre-zoning and annexation
procedures. Once the Planning staff has determined that the Draft document has been
completed in sufficient detail and in the correct format, the Draft Specific Plan and
proposed SP Zone District prezoning will be reviewed and acted upon in separate public
hearings before the Planning Commission and City Council. If the City Council adopts the
Specific Plan and prezoning, the annexation proposal will then be forwarded to the
Stanislaus County Local Area Formation Commission (LAFCO) for review and action.

] Step Three: Specific Plan Processing

Step Three focuses on the more detailed submittals and approvals that are required to
implement the Plan once the general land use concepts have been approved and the
area has been annexed. The process starts with the preparation and submittal of detailed
Site Plans, Tentative Maps, and Improvement Plans. Based on staff and Planning
Commission approval of these submissions, the applicant then must submit Final Maps to
the City Council for public review and approval. Once the Final Maps have been
approved, the final step in implementing the Specific Plan is obtaining Building Permits.
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Pursuant to the City's adoption of the Specific Plan Ordinance on August 7, 1995, the project
applicants for the Bridie Ridge Specific Plan area filed a (Step One) Request For Specific Plan
on August 30, 1995. Subsequently, in October 1995, at the City's request, the applicants
presented a preliminary land use concept plan in an informal study session before the Oakdale
Planning Commission. The preliminary concept plan was based on the Case Study Area "A"
land use scenario that had been studied by the City during its General Plan update process.
Based on comments from the Commission and staff at the study session, the applicants worked
with the City's Community Development Department to adjust portions of the Concept Plan.

The updated Concept Plan was then re-submitted and presented in a number of informal
sessions in 1996 to explain the concepts behind the proposed project and receive feedback from
the community. The first sessions included meetings with City oversight committees and
decision-makers, including the City of Oakdale's Traffic Commission, Parks and Recreation
Commission, Planning Commission and City Council. Following these meetings with organized
City groups, the applicants and staff held a meeting in the planning area to present the Concept
Plan to neighboring residents and landowners on Tioga and Crane Avenues. In addition to these
local groups, the applicants and City staff also met with representatives of the California
Department of Transportation (Caltrans) in order to review regional transportation concerns and
requirements. Based on the comments received at these various sessions, the applicants made
additional refinements to the Plan.

The design for the Southwest Oakdale area covered by this Specific Plan application has now
evolved to the point where review by the Oakdale City Planning Staff, and formal review of the
City's Planning Commission and City Council are appropriate in keeping with the aforementioned
Specific Plan Ordinance. The submittal of this Bridle Ridge Specific Plan initiates Step Two of
the City of Oakdale's Specific Plan process. This Specific Plan and the Initial Study and
Negative Declaration are the products of the planning process to date. Both documents will be
subject to public review and public hearings before the Planning Commission and City Council
prior to any action being taken to approve the Plan. The City's consideration and adoption of the
Plan and LAFCQ's approval of annexation will complete the second step in the Specific Plan
process.

Assuming City and LAFCO approval, the applicant's hope to begin Step Three of the Specific
Plan process, the actual processing of individual development plans, in 1998.

1.4 ORGANIZATION OF THE SPECIFIC PLAN

This Specific Plan is organized to provide a step-by-step understanding of the Plan's components
and the rationale behind its policy recommendations, design concepts, and implementation
measures. The first four chapters are primarily descriptive, describing the Plan, the planning
context, the existing setting, the planning goals, and an outline of the principal planning concepts.
The policies, standards, guidelines, and implementation measures which will regulate the Plan
are presented in subsequent chapters. These policies, standards, guidelines, and
implementation measures are organized in a series of "Elements” that correspond to categories
established by City and State General Plan guidelines.

1-5
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Chapters in the Specific Plan include:

1.

10.

Introduction--establishes the broad purpose of the Specific Plan, describes the
legislative authority under which specific plans exist, summatrizes the general conditions
and sequence of events leading up to the Plan's preparation, and outlines the
organization of the Plan.

Planning Area Description--describes the location and general character of the planning
area, and identifies ownership patterns and key environmental factors that influenced the
Plan's form and policies.

Specific Plan Goals--states the fundamental intentions identified for the Southwest
Oakdale area.

Plan Surmmary--sets forth the rationale and conceptual framework underlying the Plan's
physical form, land use program, development standards and design guidelines,
infrastructure improvements and implementation strategies.

Land Use Element--translates planning goals and framework concepts into land use
patterns and associated development objectives and policies.

Circulation Element--describes the circulation network and identifies the components
and design standards required to accommodate efficient access and movement of
vehicles and pedestrians in and around Southwest Oakdale.

Community Design Element--sets forth design concepts, policies and objectives, and
translates them into guidelines for streets, yards, open space, siting, landscaping,
buildings and other physical features. The elements within this section are encouraged to
be implemented with the development of the project, but are not requirements.

Public Utilities Element--describes conceptual infrastructure improvements necessary to
provide adequate sewer, water and storm drainage to the proposed development area,
and identifies service agency policies and plans.

Community Services and Facilities--locates and characterizes public facilities and
services anticipated to serve growth in Southwest Oakdale, including schools, police and
fire protection, and other services, and sets forth related policies.

Implementation Element--describes actions that must be taken to implement the plan,

and identifies development approval procedures, capital improvements, financing
programs, and development phasing recommendations.

1-6
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2.0 PLANNING AREA DESCRIPTION

2.1 PROJECT LOCATION

The Bridle Ridge Specific Plan area is located southwest of the existing limits of the City of
Oakdale, approximately 1.25 miles west of the center of town, and 1.0 mile south of the
Stanislaus River. As shown in Figure 2.1, the majority of the 530+ acre area is bounded by State
Highway 108 on the north, the existing City Limits on the east, the Oakdale Irrigation District's
Crane Lateral on the south, and Crane Road on the west. In addition, the planning area includes
8.3 acres at the southwest quadrant of the intersection of Crane Road and State Highway 108
("F" Street), and two "island" areas totaling approximately 14.5 acres located adjacent to the
north side of the Burlington Northern and Santa Fe railroad tracks. The smaller 1+ acre area is
located at the southwest corner of "J" Street and Ash Avenue, opposite the Oak Vailey District
Hospital. The larger 13.5 acre area is located between Wood Avenue and Bryan Avenue west of
Oakdale High School. The legal description of the properties contained in the Bridle Ridge
Specific Plan is contained in Appendix A of this Specific Plan.

2.2 SUBREGIONAL CONTEXT

Historically, the region around the City of Oakdale consisted primarily of agriculture and
agriculturally-based communities. In recent years, however, the region has experienced
significant growth and diversification of its economy which has resulted in increased urbanization.
The City of Oakdale is located near two communities that have experienced rapid growth over -
the past 10-15 years. The community of Riverbank is located approximately 2 miles west of
Oakdale, and the City of Modesto, one of the largest urban areas in the San Joaquin Valley, is .
located 7 miles to the southwest. In an effort to protect the character and identity of Oakdale
from the encroachment of these urbanizing areas, the City's General Plan calls for the
preservation of a one- to two-mile wide greenbelt around the perimeter of the City's urbanized
area. In the vicinity of the planning area, the General Plan designates the western edge of the
planning area as the western-most extension of urban development and the beginning of the
greenbelt area (only limited "estate" housing is designated west of Crane Road).

Situated as it is on State Highways 120 and 108, the City of Oakdale acts as a major regional
gateway to Yosemite National Park and the Sierra Nevadas. The planning area, which is located
on Highway 108 at the western edge of town, is situated at a key entrance to the City from the
perspective of both traffic and community character. Thousands of travelers from the region and
beyond pass by the planning area on their way to or from the Sierra Nevadas. For this reason,
the General Plan designates the Crane Road/Highway 108 intersection as the western gateway
to the City, and envisions it as a transition point between the rural greenbelt to the west and an
urban, tree-lined streetscape that will extend into the downtown.




Bridle Ridge Specitic Plan December 4, 1998
2.0 Planning Area Description

2.3 PLANNING AREA CHARACTER

The 530z acre Bridle Ridge Specific Plan area is roughly three times as long as it is wide,
measuring approximately 0.55 miles wide by 1.62 miles long. The site is bisected along its
length (i.e., east/west) by the Burlington Northern and Santa Fe railroad tracks and the 100-foot
wide rail line right-of-way. This division of the site into two distinct areas is further reinforced by
site topography. While the northern and southern areas of the site are both predominantly flat,
they are separated into two distinct terraces by a slope bank. The upper southern portion of the
site is approximately 25 feet higher, on average, than the lower northern portion of the site. The
Burlington Northern and Santa Fe railroad tracks and right-of-way generally define the top of the
slope bank, with the slope falling away to the north. The Specific Plan area north of the railroad
right-of-way comprises approximately 168 acres, and the area south of the right-of-way
comprises 360 acres.

Land uses in the Specific Plan area consist primarily of open agricultural lands with a
concentration rural residential parcels in the western and central portion of the site. Altogether,
the site includes approximately 62 rural residences. The majority of the residences are located in
the northern portion of the site along Tioga Avenue and Crane Road. The majority of the
residences along Tioga Avenue are generally sited on the slope bank along the south side of the
roadway overlooking the northern portion of the site. In addition to the residential uses, a farm
complex (barns, corrals, offices, etc.) belonging to V.A. Rodden, Inc. is situated in the south-
central portion of the site, just west of the southern extension of Ash Avenue. Agriculturally, the
Specific Plan area is also divided into two distinct areas, with the northern portion of the site
being used for cultivated crops and the southern being occasionally used for grazing cattle.
Approximately 100 acres in the northern portion of the site are planted with vineyards, and
approximately 250 acres in the southern portion are used for pasture.

Vehicular access to the Specific Plan area currently exists from Highway 108, Crane Road, Tioga
Avenue and via an extension of Ash Avenue through a small private underpass under the railroad
right-of-way.
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2.4 OWNERSHIP PATTERNS .

There are approximately 89 recorded parcels in the planning area. Landowners' names and size
of holdings are listed in Table 2.1, below. Ownership holdings range in size from 0.193 acres to
276.98 acres. Existing residential parcels range in size from 0.33 acres to 2 acres, with an
average size of approximately 3/4 acre. Approximately 75% (384.85 acres) of the land area is
owned by two groups of land owners (Albert Rossini, Ltd. and Silvio Rossini, Inc. and V.A.
Rodden, Inc., Dorothy Rodden Jackson and Edward W. Rodden).

Table 2.1
Bridle Ridge Specific Plan
OWNERSHIP AND PARCELIZATION
Landowner | Assessor Parcel Number
Kenneth & Janet Docktor 062-05-16 3.540 AC
James J. Theiler 062-05-18 4,780 AC
Rudolph F. Christy 063-13-02 0.460 AC
Albert Rossini LTD 083-13-03 0.780 AC
Albert Rossini LTD 063-13-04 26.940AC
Bennie & Barbara Puckett 063-13-05 0.503 AC
Albert Rossini LTD 063-13-06 1.160 AC
Albert Rossini LTD 063-13-07 2.000 AC
Albert Rossini LTD 063-13-08 9.600 AC
Edward & Joan Thornton 063-13-09 1.030 AC
Randall & Leslee Lott 063-13-10 1.420 AC
Paul E. Rice 063-13-11 1.960 AC
Robert Conrad 063-13-12 1.850 AC
Gage & Jennifer Stueve 063-13-13 1.265 AC
Tony & Margie Lopes 063-13-14 0.506 AC
Albertoni Land Company 063-13-15 0.341 AC
John D. Hamilton 063-13-16 1.580 AC
Carl & Bianca Kauffman 063-14-01 0.308 AC
Ewald Seifert 063-14-02 0.377 AC
Donald & Margaret Cottle 063-14-03 0.621 AC
Helen S. Most 063-14-04 0.384 AC
Joan Silveira 063-14-05 1.532 AC
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Table 2.1
Bridle Ridge Specific Plan
OWNERSHIP AND PARCELIZATION
. Landowner- < i Assessor Parcel Number:| = ‘Aéreége
Joe Roland & Rose Mary Rivera 063-14-06 0.370 AC
Edith C. Gage 063-14-07 0.370 AC
Alice | Bonsack 063-14-09 0.786 AC
P.S. & P.J. Hoffman Trust 063-14-10 0.767 AC
Robert & Molly Shaw 063-14-11 0.516 AC
Edward & Marjorie Christensen 063-14-12 0.900 AC
Oakdale Irrigation District 063-14-14 0.015 AC
Christine Kersten 063-14-15 0.695 AC
Larry & l.ouise Sanders 063-14-16 0.600 AC
Clayton & Aty Coleman 063-14-17 0.640 AC
Susan Cowan 063-14-18 0.610 AC
Roy G. Harris 063-14-19 0.529 AC
Roy G. Harris 063-14-20 0.560 AC
Stephen & Pamela Craig 063-14-21 1.700 AC
William & Kristin Mickle 063-14-22 0.510 AC
Norman & Doris Pelton 063-14-23 0.500 AC
James & Catherine Atkinson 063-14-24 0.740 AC
Norman E. & Pamela Antinetti 063-14-25 0.750 AC
Betty Lee Ott 063-14-26 0.454 AC
David L. & Jackie Mullen 063-14-27 1.043 AC
Sandra Wilson 063-14-28 0.720 AC
Eugene R. & June M. Gentry 063-14-29 0.822 AC
Qakdale Irrigation District 063-14-30 0.010 AC
Albert Rossini LTD 063-15-01 63.400 AC
Oakdale Irrigation District 063-15-02 0.400 AC
John 8. Torres 063-156-03 0.464 AC
Leslie & Evelyn Morrow 063-15-04 0.460 AC
Klemme & Renate Nielson 063-15-05 0.440 AC
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Table 2.1
Bridle Ridge Specific Plan
OWNERSHIP AND PARCELIZATION
- Landowner . i .- | Assessor Parcel Number | - - ,;'Acreage -
Leslie & Evelyn Morrow 063-15-06 0.420 AC
Manuel & Geraldine Garcia 063-15-07 0.390 AC
James H. & Sandra P. Cunningham 063-15-08 0.380 AC
irma Potterton 063-15-09 0.380 AC
Stephen J. Burns 063-15-10 0.370 AC
Daniel & Julie Langford ‘ 063-15-11 0.370 AC
Craig & Catalina Elsasser 063-15-12 0.400 AC
John T, Brennan 063-15-13 0.400 AC
Alta Gaudreau 063-15-14 0.400 AC
Jane T, Erro 063-15-15 0.374 AC
Margaret Flewelling 063-15-16 0.960 AC
Weldon & Yvonne Merkel 063-15-17 4.550 AC
City of Oakdale 063-17-21 0.041 AC
Tony Felix 063-17-22 1.500 AC
Sell Trust 063-22-01 1.860 AC
Mildred L. Lillie 063-22-02 1.000 AC
Curtis L. & Kathy M. Johnson 063-22-03 0.740 AC
Lillian M. Dick 063-22-04 0.257 AC
Albert W. Buerer 063-22-05 0.500 AC
James M. & Mary Vermeulen 063-22-06 0.500 AC
Rick A. & Paula E. Fields 063-22-07 1.000 AC
Mildred L. Lillie 063-22-19 5.080 AC
Frank L. Mendes 063-23-13 0.300 AC
Bernardo Propin 063-23-14 0.210 AC
Rebecca 8. Gomez 063-23-15 0.210 AC
Glen E. Rathbun 063-23-16 0.240 AC
Norman V. Ardis 063-23-17 0.280 AC
Elizabeth A. Wilson 063-23-19 0.280 AC
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Table 2.1
Bridle Ridge Specific Plan
OWNERSHIP AND PARCELIZATION
Landowner | Assessor Parcel Number = Ac’reé‘c-].é.' A
J. Douglas White 063-23-32 0.200 AC
J. Douglas White 063-23-33 0.200 AC
V.A. Rodden, Inc. | 063-25-01 276.980 AC
Dorothy R. Jackson 063-25-02 5.020 AC
William T. Lorraine Ledo 063-26-01 12.260 AC
Sandy A. Rogers - 063-26-02 2.880 AC
Sam Henderson 063-26-03 5.670 AC
Michael & Melissa Tozzi 063-26-04 5.000 AC
Rick & Tina Bartkowski 063-26-05 1.890 AC
Joseph & Susan Butler 063-26-06 2.000 AC
Edward D. & Genoveva Franciosa 063-26-07 3.200 AC

2.5 SURROUNDING USES

Land uses adjacent to the Bridle Ridge Specific Plan area include a mixture of residential, public
facilities, industrial and agricultural uses. Unincorporated areas to the west and south of the
planning area are agricultural lands being used primarily for pasture land. The land immediately
adjacent to the southern boundary of the planning area is the 40-foot wide right-of-way for the
Oakdale Irrigation District's Crane Lateral. The unincorporated area north of Highway 108, at the
west end of the Specific Plan area, consists primarily of large lot rural residential development.

Incorporated areas north and east of the northern portion of the planning area (i.e., north of the
railroad right-of-way) are built out with predominantly low- and medium-density residential
development. In addition, two major public facilities are located northeast of the planning area.
Oakdale High School and Oak Valley Hospital are both located just north of the eastern end of
the planning area (i.e., north of the railroad right-of-way). Industrial land is located east of the
planning area. Immediately adjacent to the site, industrially-designated land is still undeveloped,
while the Hunt-Wesson Foods and Hershey Chocolate facilities are located farther east along
Yosemite Avenue.
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2.6 ENVIRONMENTAL SETTING | @

The Bridle Ridge Specific Plan area has a number of environmental factors which have been
considered during the planning for the site, both during the City's General Plan Update process
and the applicant's Specific Plan process. These environmental factors represent both
opportunities and constraints to the ultimate development of the planning area. The most
significant of these factors are summarized below.

2.6.1 GEOLOGY, SOILS AND SEISMICITY

According to soil surveys conducted by the University of California Agricultural Experiment
Station, the predominant soil types in the planning area are of a granitic alluvium origin laid down
through the evolution of the Stanislaus River. The majority of the area is relatively flat (see
Figure 2.2, Topography Plan) with soils of moderate to deep thickness, moderate permeability,
and good drainage. Runoff rates are slow and the erosion hazard is slight. These
characteristics and corresponding Storie Index ratings (i.e., a system which rates the agricultural
value of land) indicate that the majority of the soils on site have good to excellent agricultural
properties. According to the Important Farmlands mapping prepared by the State of California
Conservation Department, approximately 70 percent of the planning area is characterized by
lands which are classified as “Prime Farmlands", and the balance is classified as "Farmlands of
Local Importance".

The loss of agricultural land was identified in City's General Plan EIR as an unavoidable adverse
impact associated with the growth of the Oakdale community. Given the important need to
accommodate projected growth immediately adjacent to the City limits, the City made appropriate
findings that the benefit of the projected growth to the community outweighed the potential
impact related to the loss of agricultural land.

2.6.2 HYDROLOGY, FLOODING AND GROUNDWATER

The Bridle Ridge Specific Plan area includes two distinct drainage areas. The northern portion of
the Specific Plan area is primarily internally drained, although runoff from this area during heavy
storms reaches off-site City storm drain facilities. The southern portion of the planning area
generally drains to the southwest, but it too is primarily internally drained because of its tilled soils
and topography. Neither drainage area has any storm drain facilities, and current undeveloped
conditions do not require such facilities. FEMA flood studies conducted in Oakdale indicate that
the planning area is not subject to flooding of the Stanislaus River. In addition, no areas of
localized flooding or ponding have been identified in the planning area.

Groundwater has been measured to be between 38.5 feet and 75.4 feet below the ground
surface in the vicinity of the planning area. Although no specific data is available from the four
wells in the vicinity of the planning area, groundwater quality in local wells has been reported to
be good.
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2.6.3 BIOLOGY

During the City of Oakdale's General Plan Update process, the City's planning consultants (LSA
Associates) searched the California Natural Diversity Data Base records for information on
special status plant and wildlife species and habitats of special concern to see if any were
potentially present in the Bridle Ridge Specific Plan area. LSA biologists also conducted on-site
surveys of the Bridle Ridge Specific Plan area to seek to identify any specific habitat and plant
and wildlife species present on site. The result of the biological investigation was that no special
status (i.e., rare and/or endangered) plants or wildlife were found on site.

Plant communities found to be present in the Bridle Ridge Specific Plan area include norn-native
grasslands, wetlands, orchards (i.e., vineyards) and typical residential landscaping.
Characteristic species in the non-native grasslands included oats, soft chess, farmer's foxtail,
star thistle, wild radish, and mustard. In the irrigated pasture areas located in the southern
portion of the Specific Plan area, Italian Rye Grass was also found. As previously indicated, a
vineyard covers most of the "lower" northern portion of the Specific Plan. Residential
landscaping is primarily found in the already developed areas, primarily on Tioga Avenue and
Crane Road.

Two wetland areas are also present in the southern portion of the Specific Plan area. An east-
west trending swale located in the central portion of the area contains hydrophytic grasses and
forbs, including Italian ryegrass, cursed buttercup, and spike rush. A freshwater habitat
dominated by cat-tail and tule is located in the eastern portion of the area (see Figure 2.3). Both
of these drainage areas were artificially created through the use of irrigated pasture with water
provided by the Oakdale Irrigation District. Given the development of the area proposed by the
Specific Plan, the landowner, V. A. Rodden, Inc., is currently working with the United States Army
Corp of Engineers on a Section 404 Application to develop a mitigation plan to reestablish an
appropriate amount of acreage for replacement wetlands on another tract of land owned by V. A.
Rodden, Inc. and located off-site to the southeast of the City of Oakdale.

2.6.4 SCENIC RESOURCES

Scenic resources, particularly rural agricultural lands and views to the foothills, play an important
role in defining Oakdale's character. These resources will also significantly influence the form
and character of the Specific Plan development. As predominantly open agricultural land, the
Specific Plan area currently provides open vistas of vineyards, pasture lands and rural
development for area residents and travelers on Highway 108 and Crane Road. In addition, the
ridgeline that bisects the planning area adds visual interest to the site and provides an important
vantage from which to appreciate distant views of the foothills to the north and east.

The rural character and open vistas to which the planning area currently contributes will cbviously
be diminished by the proposed Specific Plan development. This fact was acknowledged in the
City's General Plan Update EIR, and findings were made that the benefit of the projected growth
of the community outweighed the potential visual impact related to the conversion of rural
agricultural land to urban uses. Partially in response to the anticipated changes in visual
character, the General Plan identifies the Crane Road/Highway 108 intersection as a "City
gateway" and the section of Highway 108 between Crane Road and Stearns Road as a "design
corridor”. As such, both will require special design consideration to enhance the visual quality of
this western entry to the City.
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2.6.5 NOISE

Existing noise levels in the Bridle Ridge Specific Plan area do not appear to pose any significant
constraints on development, although they will require mitigation measures to be implemented
along the northern and western edges of the planning area. The major noise source in the area
is traffic along State Highway 108. The noise analysis in the General Plan Update EIR projected
build-out (i.e., Year 2015) noise levels of 60 dB CNEL or above as distant as 400 feet from
Highway 108 without any intervening structures or topographic barriers. Similarly, noise levels of
60 dB CNEL would be generated by traffic on Crane Road up to 60 feet from the roadway. The
60 dB CNEL noise level represents the upper limit normally considered acceptable for residential
development.

The Burlington Northern and Santa Fe Railroad, which bisects the site, represents a secondary
noise source. However, due to the nature and infrequency of its use, the General Plan Update
EIR noise analysis indicated that it is unlikely that noise levels in excess 60 dB CNEL would
extend beyond the railroad right-of-way. Peak noise levels from train pass-bys would be clearly
distinguishable, particularly when the horn is used as the train approaches the at-grade crossing
at Crane Road, but would not represent a significant impact to local residents.

2.6.6 CULTURAL RESOURCES

The only area within the planning area which may have potentially significant cultural resources is
the Burlington Northern and Santa Fe railroad right-of-way. It is the intent of the applicants that
this corridor will not be disturbed, except temporarily during the construction of the Willowood
Drive Underpass. During construction of the underpass, the applicants will follow the mitigation
guidelines in the City's General Plan Update EIR to ensure that any resources that may be found
are not significantly impacted.

2-10
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3.0 SPECIFIC PLAN GOALS
3.1 GOALS

The list of planning goals presented below provides the framework used to develop the land use,
circulation, capital improvement, financing and design recommendations set forth in this Specific
Plan. These goals are based on:

City of Oakdale General Plan policies;
Input from City staff, area landowners and community members;

" Environmental findings identified in the City of Oakdale General Plan EIR completed
earlier in the planning process;

= Planning and design factors relating to the areas ultimate character, identity and quality of
life. E |

The following goals support the maintenance or enhancement of the historic and cultural
development of Oakdale, and the creation of a high quality of life for present and future
residents:

3.1.1 Create an attractive residential community featuring a fully-integrated range of residential
densities supported by recreational, educational, and commercial facilities.

3.1.2 Provide housing opportunities that accommodate the social, economic and physical
needs of the diversity of households and income groups found in the Oakdale area.

3.1.3 Design an interconnected street system that disperses traffic quickly and efficiently with |
minimal impact to the internal neighborhood character or to citywide traffic circulation.

3.1.4 Create a system of streets that recognizes the needs of the larger citywide circulation
system and attempts to provide valuable city-serving links, without adversely affecting the
guality of life within the project.

3.1.5 Establish a pedestrian and bicycle-friendly environment that includes both on-street and
off-street pedestrian and bicycle facilities to encourage non-vehicular travel both within
the project and the City.

3.1.6 Establish a comprehensive, integrated park and open space system that meets the
recreational needs of future residents, and gives structure and identity to the overall
development.

3.1.7 Create a plan which recognizes the site's importance in defining the City's western edge
as an attractive gateway into the City of Oakdale.

3.1.8 Ensure the orderly and fiscally-sound development and provision of City services to the
planning area.

3.1.9 Ensure landowners a reasonable beneficial use of their land which is consistent with City
General Plan policy and avoids significant environmental impacts.

3.1.10 Establish a land use pattern that protects the public's health, safety and welfare.

3-1
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4.0 SPECIFIC PLAN SUMMARY

The Specific Plan is the culmination of a comprehensive planning program for Southwest
Oakdale, representing an 8-year effort that involved the updating of the City of Oakdale's
General Plan as well as the preparation of this Specific Plan. The Plan provides a planning
framework to guide the longer range development of approximately 5630+ acres southwest of the
City in unincorporated Stanislaus County.

4.1 LAND USE CONCEPT

The land use concept calls for the development of a well planned residential community featuring
a range of residential densities supported by park, school and commercial facilities. In keeping
with the existing residential character of Oakdale, the vast majority of the residential development
(i.e., approximately 80%) will be low-density, single-family detached housing. A 10.1 acre
elementary school site is located near the center of the planning area to serve new students
generated by the project, and a system of community and neighborhood parks and parkways are
provided to meet the recreational needs of the new community.

In response to both the large size and long shape of the planning area, the plan establishes a
development pattern comprised of a series of interconnected, yet clearly defined residential
neighborhoods. These neighborhood units are intended to establish smaller, more manageable
units that will foster social interaction amongst neighbors, as well as create physical
differentiation within the development area that will aliow each area to establish its own identity
and sense of place.

The parks and open space system, as well as the street system, have been designed to provide:
an integrated framework that reinforces the neighborhood concept and establishes the basic
form and identity for planning area development. Each neighborhood is organized around a
public park, which is intended to act as both the physical center and social focus for the area,
providing visual amenity, recreational space, and a public gathering place. Streets, sidewalks,
bicycle lanes, and combined bicycle/pedestrian paths have been designed to create an
integrated system that minimizes the conflict between vehicles and pedestrians and facilitates the
movement of people and vehicles without adversely affecting the quality of life within the
residential neighborhoods.

Commercial development is proposed at the southwest and southeast corners of State Highway
108 and Crane Road. These commercial uses are intended to serve both the residents of the
Specific Plan and members of the larger community. The commercial sites' locations adjacent to
the residential development will make it convenient for local-serving retail and service uses, while
its location at the principal western gateway to the City of Oakdale also makes it a prime location
for retail and service uses with a broader market appeal. In addition, as a major gateway to the
City, the design of the commercial development will play a key role in announcing the entrance to
the City and establishing an attractive visual character.

4-1
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4.2

PRINCIPAL FEATURES OF THE PLAN

The following discussion summarizes some of the key features of the Bridle Ridge Specific Plan:

4.2.1

4.2.2

LAND USE

The Plan provides for the development of approximately 1,854 units of new housing.
Consistent with the City's General Plan. A range of residential densities have been
incorporated into the Plan. Of the residential units, approximately 1,531+ units would be
low-density single-family homes, 143+ units would be medium-density homes, and 180+
units would be high-density units. The maximum density for low density single family
homes is 4.4 units per acre.

Special efforts have been made to preserve the character of the existing Tioga Avenue
neighborhood. Only a few larger (conforming) lots have been added at the eastern end of
Tioga Avenue, and no new lots will front onto the north side of Tioga. In addition, the
street will be maintained as a long cul-de-sac to prevent any increase in traffic, except
that an emergency vehicle access (EVA) will be provided at the east end to bring the
street up to City safety standards.

The Plan provides for development of approximately 250,000 square feet of community
and neighborhood serving retail, service and office uses at the southeast and southwest
corners of Highway 108 and Crane Road. Design guidelines call for the development of
an attractive, high quality commercial center that will establish a quality image and identity
at this important gateway to the City.

Consistent with the General Plan, a 10.1 acre site has been designated in the area south
of the Burlington Northern and Santa Fe Railroad for the future development of a public
elementary school.

PARKS AND RECREATION

The Plan provides over 53 acres of public parkland to serve both existing and future
residents. A 15.2+ acre community park at the southeast corner of the project adjacent to
future industrial uses is intended to provide active sports facilities that will benefit the
entire community. Six neighborhood parks are provided to accommodate the needs of
planning area residents, and 18.2 acres of linear parkway are provided to enhance
pedestrian and bicycle circulation to and from the proposed new elementary school and
along the OID Crane Lateral right-of-way.

Parks have been strategically located within the planning area to provide open space

within convenient walking distance from all homes, and to provide a central focus and
gathering place for each of the neighborhoods.

4-2
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4.2.3 CIRCULATION

The Plan provides for an integrated, multi-modal circulation system that reduces potential
traffic impacts by providing area residents with choices in selecting a preferred mode of
transportation. While ensuring that vehicular circulation is convenient and efficient, the
Plan puts a strong emphasis on accommodating alternate modes of transportation,
including walking, bicycling, and transit.

The Plan emphasizes the fact that street corridors are intended to accommodate the
movement of pedestrians and bicycles in addition to motor vehicles. As such, the street
standards have been structured to balance the needs of these three different modes of
travel to ensure the safety and enjoyment of all travelers. Street cross-sections have
been narrowed to slow traffic, bike lanes and paths have been provided to accommodate
cyclists, and sidewalks and off-street pedestrlan paths have been provided to
accommodate pedestrians.

The street system is integrated into the larger existing system by providing key linkages
and street extensions that have been projected by the City's General Plan. Specifically,
the Plan provides for the extension of J Street and the connection of Gregor Street (i.e.,
Bridle Ridge Way) westerly to Crane Road, and the southern extension of Willowood
Drive to the southern boundary of the Specific Plan. A vehicular underpass will be
constructed to allow Willowood Drive to extend under the railroad line.

F Street and Crane Road will both be widened and signals added at key intersections to
accommodate projected regional and local traffic. Ultimately, F Street will be widened to
four lanes along the entire planning area frontage, and Crane Road will be widened to
four lanes from Bridle Ridge Way north to F Street. Traffic signals will be added at Bridle
Ridge Way / Crane Road, J Street / Crane Road, Crane Road / F Street, and F Street /
Willowood Drive.

In addition to bicycle and pedestrian facilities within the planning area, the Plan also
provides for connections to existing and proposed facilities beyond the planning area in
an effort to encourage walking and cycling. Specifically, the Plan provides for a number
of connections to the proposed citywide trail corridor that is proposed for the OID Crane
Lateral easement in the future that parallels the planning area's southern boundary. The
Plan also proposes the extension of an 8-foot wide Class | bikeway along the east side of
Crane Road as part of the citywide trail that is ultimately projected to extend north to the
Stanislaus River. An upgraded pedestrian, bicycle and emergency vehicle underpass will
also be provided at the location of the existing Ash Avenue underpass.

4-3



Bridie Ridge Specific Plan December 4, 1998
4.0 Specific Plan Summary

4.2.4

4.2.5

PUBLIC UTILITIES

The water supply for the planning area will be provided from a series of wells that will be
drilled on-site. A water distribution system will be constructed that connects into the
existing City system and completes the looped system needed to provide adequate water
pressure throughout the southwestern end of the City and the system would also include
a water storage tank.

A new 24-inch sewer trunk line parallel with Lee Avenue and a new 30-inch line across
the river will be constructed to carry sewage to the treatment plant. These new lines
have been over-sized to provide necessary capacity for future development in the areas
south of the Specific Plan area. :

The drainage system for the Specific Plan area has been designed to detain and release
stormwater off-site by force main. Selected parks will be designed as detention areas
that will collect on-site runoff and allow for its percolation into the groundwater system. A
collection system with a pump station, connected to the detention area, will connect to the
existing Crane Road outfall and conveyance system.

Sewer and water facilities will be stubbed to Tioga Avenue. Existing Tioga Avenue and
Crane Road residents will be allowed to connect to these City services when they wish,
provided all mains to be stubbed and looped prior to any connections. Existing residents
will also be allowed to continue to contract with OID for lrrlgatlon water, based on its
availability from that District.

IMPLEMENTATION

The Project proponents plan to phase development of the Specific Plan area over a 10- to
20-year period, with initial construction projected to begin in 1999. The first phase may
begin in the southern section of the planning area, near or adjacent to the Willowood
Drive extension and south of the railroad. Subsequent phases will be contiguous and will
move to the east and west from Willowood Drive.

A long term (i.e. 20 year) Area of Benefit Ordinance and a public finance program may be
established to help implement improvements that will benefit more than the Specific Plan
area.

Entering into a mutually-acceptable Development Agreement between the City and

associated developers may ensure that the objectives of both parties are achieved over
the course of the extended buildout period.
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5.0 LAND USE ELEMENT

5.1 PURPOSE

This chapter of the Specific Plan translates the Plan Goals (Chapter 3) into specific land use
policies, objectives and standards. It specifies the future distribution, location and intensity of
land uses within the Bridle Ridge Specific Plan area. In addition to the Specific Pian policies and
objectives, all land use goals and policies contained within the Oakdale General Plan are
applicable to this area with noted exceptions.

5.2 LAND USE CONCEPT

Given that this Bridle Ridge Specific Plan area is one of the larger areas identified for future City
growth and is located at the western gateway to Oakdale, an immense amount of careful
planning has been put forth over the past 8 years to ensure the development of an attractive,
high quality residential community that relates well to its setting and the existing community.

The Plan for Southwest Oakdale is a response to a complex set of physical, social, economic
and environmental variables. However, three objectives played a key role in formulating the land
use concept set forth in this Specific Plan:

= The concept of "neighborhood" should be incorporated as an organizing principle that will
promote the sense of community and enhance the quality of life for future residents;

] The pattern of development should be derived from and respond to the physical,
functional and social characteristics of the site and the wider community; and

n The plan needs to creatively implement and give form to the land use policies adopted in
the City's recently adopted General Plan and Specific Plan Design Principles.

The land use concept formulated in response to these objectives calls for the development of an
integrated residential community featuring a range of residential densities supported by park,
school and commercial facilities. In keeping with the existing residential character of Oakdale,
the great majority of the residential development will be low-density, single-family detached
housing. An elementary school site is located near the center of the planning area to serve new
students generated by the project, and a system of community and neighborhood parks and
parkways are provided to meet the recreational needs of the new community.

The Plan establishes a development pattern comprised of a series of interconnected, yet clearly
defined residential neighborhoods. These neighborhood units are intended to establish smaller,
more manageable units that will foster social interaction amongst neighbors, as well as create
physical differentiation within the community that will allow each area to establish its own identity
and sense of place.
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The parks and open space system and the street system have been designed to provide an
integrated structure or framework that reinforces the neighborhood concept and establishes the
basic form and identity for planning area development. Each neighborhood is organized around
a public park, which is intended to act as both the physical center and social focus for the area,
providing visual amenity, recreational space, and a public gathering place. To reinforce the focus
of each neighborhood on its park space, the street system has been laid out concentrically
around the parks, and the street corridors have been designed to provide a more attractive and
pedestrian oriented environment. In addition, streets, sidewalks, bicycle lanes, and combined
bicycle/pedestrian paths have been laid out to create an integrated system that minimizes the
conflict between vehicles and pedestrians and facilitates the movement of people and vehicles
without adversely affecting the quality of life within the residential neighborhoods.

Commercial development is proposed at the southwest and southeast corners of State Highway
108 and Crane Road. These commercial uses are intended to serve both the residents of the
Specific Plan community, members of the greater Oakdale area, and those traveling to Yosemite
National Park and beyond. The commercial sites' locations adjacent to the residential
development will make it convenient for local-serving retail and service uses, but its location at
the principal western gateway to the City of Oakdale also makes it a prime location for retail and
service uses with a broader market appeal. In addition, as a major gateway to the City, the
design of the commercial development will play a key role in announcing the entrance to the City
and establishing an attractive visual character.

5.3 LAND USE PLAN

The Land Use Plan (Figure 5.1) shows the General Plan land use designations proposed for the
Bridle Ridge Specific Plan area. The Plan is an expression of certain key themes that are the
foundation of the plan, including:

n Provision of a range of housing opportunities in keeping with the character of the City of
Oakdale; :
= Preservation and enhancement of the character of the City of Oakdale and its

surroundings; and
- Responsiveness to topographical, biological and other environmental constraints.

The land use program for new development calls for the development of a residential community
supported by a mixture of park, school and commercial uses. Table 5.1 provides a breakdown of
the gross acreages associated with each land use category. The proposed residential uses,
range from low-density, single-family development to high density, residential development.
Approximately 377 acres of the planning area are designated for new residential development.

The Land Use Plan in Figure 5.1 also shows a detailed parcelization of the development area
based on design principles desired by the City. The conceptual site plan shows a specific
number of lots for single-family detached units, however a maximum density of 4.4 lots per acre
is allowed and the plan assumes that average densities would be achieved within the medium
and high density areas. Conceptual parcelization is also shown for the low-density residential in
the in-fill areas. Given the absence of any specific proposals for these areas, the Plan assumes
a development pattern similar to that which already exists in the area. As shown in Figure 5.1,
these areas will accommodate approximately 39 dwelling units.
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The conceptual site plan in Figure 5.1 is the general development pattern that may be
implemented. However, given the scale of the Plan, the location, configuration and alignment of
lot lines, road alignments, open space, school facilities, and commercial land uses shown in
Figure 5.1 are approximate. The Site Plan is a general depiction of the proposed development
pattern that will require some flexibility when implementing the Plan. Certain insubstantial
adjustments to road alignments and boundaries may be necessary when individual applications
for development are submitted.

The number of lots designated within the Bridle Ridge community for single-family low-density
housing are not expected to change substantially from the number estimated on the Site Plan.
Only in the higher density areas (i.e., the Medium and High-Density designations) and in the
areas outside Bridle Ridge, where unit types still need to be determined or site planning is
required, does the possibility exist for any significant variation in the number of units that will
ultimately be developed. _







Wy RN T VWD

Y Q% v Zs0f naauas SINTANOS A OISOTY
m =~/ . : AN LNTSTAATY LN STOG ONY NGNE SOV &7
4% e w8 e o - 8 T
. e £ IF LIS SO0 HLIO Yo i = IR Of Dl YWFHORIT ST DN VST Sl OV
TGO RO AN+ PIST-SES () W 4 STSE RO LuSIO0e ¢ 3 IS LTS N 008 hmé\ .. .. ) res

. . B .
OMAIAENS DONIEITWONT ONIVIVY Td GVYT e s #54

LE P g THEQU TS

o a4 HEV P AT NG - SPLUNTAOGS THAV (L TS 0008 ST = [

& -22.9 STFLNTAONS VXL - TVHLNTTSTY Rrdkll isy= B u
FRLINSOISTY N ST

£28% 5 DACL-EIS
Lo ’ o ‘ 1R TYLINTRSTY ALSNITHWY = B

(MY 5 DS ¢ A & THLASISSTY A WIS TS » [T
INPY i S ¢ AR TLNATSTY A By TS = ||
Y L DS GO TYLNTRSSN L W T = 7]

(HIENT # 9 (TS TVELNFRSTY ALISNTAMOT







Bridle Ridge Specific Plan
5.0 Land Use Element

December 4, 1998

Bridle nggag'esg;mflc Plan
LAND USE SUMMARY
< Maximum - | Averaged Plan
et e e T e ;- x| Development -|. Development -
Land Use Designation ‘|- Acreage | ~ Potential ~Intensity -
RESIDENTIAL
Single-Family Low-Density Residential (SFLDR) 339.0 1,492 d.u.'s 1,492 d.u.’s
(4.4 du/ac, maximum) :
Medium-Density Residential (MDR) (14 du/ac max) 13.0 182 d.u.'s +143d.u.'s
(11 du/ac average)
High-Density Residential (HDR) (28 du/ac max) 10.0 280d.u.'s +180 d.u.'s
(18 du/ac average)
Subtotal 362.0 1,954 d.u.'s +1,815 d.u.'s
EXISTING RESIDENTIAL
Agricultural Residential (Tioga Properties) 35.2 48 d.u’'s N/A
SFLDR In-Fill Properties Adjacent to Hinkley 10.5 39d.u’s 39d.u’s
Avenue and Ash Avenue
Subtotal 457 87 d.u’s 39 d.u’s
COMMERCIAL
General Commercial (GC) (FAR 0.30 average) 18.8 250,000 sq. ft. | £250,000 sq. it.
Subtotal 18.8 | 250,000 sq. ft. | +250,000 sq. ft.
PUBLIC/SEMI-PUBLIC
Fire Station (PSP) 0.9 - 1 Fire Station
Railroad Right-of-way (PSP) 18.2 . -
Subtotal 181 - -
SCHOOLS
Elementary School (SCH) 10.1 1 school 1 school
Subtotal 10.1 - --
PARKS
Neighborhood Parks 19.8 N/A 6 parks
Greenbelt / Trails 8.5 N/A 4 Greenbelts
Community Park (Youth Sports Facility) 15.2 N/A 1 park
O.1.D. Parkway 9.7 N/A 1 Parkway
Subtotal 53.2 -- --
TOTAL 508.9
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Based on the parcelization shown in the Site Plan and assuming average densities are achieved
in the Medium-Density, High-Density, and non-Bridle Ridge areas, the projected new residential
development potential for the planning area is approximately 1,854 dwelling units, of which
approximately 83% (1,531 units) will be low-density housing, approximately 7% (or 143 units)
would be medium-density housing, and approximately 10% (or 180 units) would be high-density
housing. Of this total, approximately 1,815 units would be in the Bridle Ridge development area.
These units would be in addition to the approximately 48 existing units that will remain in the
Tioga Avenue/Crane Road area.

A 10.1 acre elementary school site to serve new students generated by the Project and other
future development is located in the northeast quadrant of the proposed intersection of Bridle
Ridge Way and Willowood Drive. Approximately 11% of the total planning area, 53 acres, is
proposed for recreational open space. The proposed open space consists of 15.2 acres of
community park (one park), 19.8 acres of neighborhood parks (six smaller parks), and 18.2 acres
of parkways. The six neighborhood parks range in size from 2 acres to 4 acres (5 of the 6 parks
are in the new Bridle Ridge community). The parkways are linear open space corridors intended
to provide open space buffers and facilitate off-street pedestrian and bicycle circulation.

The Specific Plan also designates 18.8 acres of General Commercial development at the
intersection of Highway 108 and Crane Road. The Plan designates 10.5 acres of General
Commercial in the southeast quadrant of the intersection (i.e., within the Bridle Ridge
community), and 8.3 acres in the southwest quadrant. The intent is to provide community and
neighborhood serving retail, service and office uses in these locations.

5.4 LAND USE DESIGNATIONS AND DEVELOPMENT REGULATIONS

The land use program for the Bridle Ridge Specific Plan Area calls for a mixture of residential,
commercial, public facilities and open space uses. In order to be consistent with previous and
ongoing planning in the community, the Specific Plan incorporates established land use
categories defined in the City's General Plan. Project development regulation will be controlled
by the Bridle Ridge Development code and by the City of Oakdale’s Zoning Ordinance that is
incorporated by this reference. The Specific Plan Zoning District boundaries within the Specific
Plan area are shown in Figure 5.2.

Agricultural Residential (AGR) Land Use Designation
Specific Plan Zoning District: SPR-E (15,000 square foot minimum lot area)

The Specific Plan’s Agricultural Residential (AGR) designation applies to existing rural residential
development in the vicinity of Tioga Avenue. The AGR Designation will be added to the General
Plan to accommodate existing rural residential areas that are annexed to the City. Existing
development in the Tioga Avenue area occurs on 50+ lots whose sizes range from 15,000 square
feet to just under 2 acres, with the majority of the lots being between 0.33 and 0.50 acres in size
with minimum widths of 100+ feet. The new General Plan AGR Designation allows a residential
density of 1 to 3 units to the gross acre in a semi-rural setting.

The Agricultural Residential area will have a Specific Plan zoning of SPR-E with boundaries
consistent with Figure 5.2. Development standards for this district are set forward in Table 5.2:
Bridle Ridge Specific Plan Development Code. Permitted uses within the SPR-E district are
governed by Chapter 36.6 (R-A Residential Agricultural District) of the City Zoning Ordinance.
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Single-Family Low-Density Residential (SFLDR) Land Use Designation
Specific Plan Zoning District: SPR-A (8,000 square foot minimum lot area)
Specific Plan Zoning District: SPR-1 (6,000 square foot minimum lot area)
Specific Plan Zoning District: SPR-2 (5,000 square foot minimum ot area)

The Specific Plan’s Single-Family l.ow-Density (SFLDR) designation allows single family
residential development up to a maximum gross density of 4.4 du’s/ac on lots ranging from 5,000
to 15,000 square feet in size. This designation accommodates the majority of the planning area's
detached single-family housing. The land use plan shows up to 1,492 dwelling units in this
category.

The Single-Family Low-Density Residential area will have a Specific Plan zoning of either SPR-A
(8,000 square foot minimum lot), SPR-1 (6,000 square foot minimum lot), or SPR-2 (5,000
square foot minimum lot) with boundaries consistent with Figure 5.2. Development standards for
this district are set forward in Table 5.2; Bridle Ridge Specific Plan Development Code. The
development code provides for the SPR-2 minimum lot size to be reduced to 4,500 square feet
when lots have alleyway-loading garages. The location of each zoning district designated by the
land use diagram's single family residential lot minimum standards. All development within the
SFI.DR designation will be consistent with the applicable sections of the Bridle Ridge Community
Design Element contained in Chapter 7. Permitted uses within the SPR-A, SPR-1, or SPR-2
tcd)istrict are governed by Chapter 36.7 (R-1 Single Family Residential District) of the City Zoning
rdinance.

Existing and antiquated 25-foot wide lots that are annexed into the City as part of the Specific
Plan process will be required to be merged prior to the issuance of any building permits for new
dwelling units. The merger shall result in a single new parcel consistent with the applicable Bridle
Ridge development code and Section 31-90 of the City Code.

Medium-Density Residential (MDR) Land Use Designation
Specific Plan Zoning District: MDR-PD (Medium Density Residential Planned Development)

The Medium-Density Residential (MDR) designation allows a mixture of moderate- and medium-
density residential development at a density range of 8 to 14 units per gross acre. The specific
plan anticipates a buildout of 143+ dwelling units with an average density of 11 units to the acre.
This designation permits detached single-family, patio and zero lot line, in addition to attached
single-family units such as townhouses.

The MDR designation will have a Specific Plan zoning of MDR-PD with boundaries consistent
with Figure 5.2. All development, proposed uses and subdivisions within this district would be
subject to the approval of a Planned Development consistent with Section 36-23.30 of the City
Zoning Ordinance. All development within the MDR designation will be consistent with the
applicable sections of the Bridle Ridge Community Design Element contained in Chapter 7.

High-Density Residential (HDR) Land Use Designation
Specific Plan Zoning District: HDR-PD (High-Density Residential Planned Development)

The High-Density Residential (HDR) designation allows a variety of attached medium to high-
density residential development at a density range of 14 to 28 units per gross acre. The specific
plan anticipates a buildout of 180z dwelling units with an average density of 18 units to the acre.
This designation permits attached dwellings including townhouses, garden apartments and senior
housing complexes.

The HDR designation will have a Specific Plan zoning of HDR-PD with boundaries consistent with
Figure 5.2. All development, proposed uses and subdivisions within this district would be subject
to the approval of a Planned Development consistent with Section 36-23.30 of the City Zoning
Ordinance. All development within the HDR designation will be consistent with the applicable
sections of the Bridie Ridge Community Design Element contained in Chapter 7.
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General Commercial (GC) Land Use Designation
Specific Plan Zoning District: GC-PD {General Commercial Planned Development)

The General Commercial (GC) designation allows a neighborhood serving commercial shopping
center with average floor area ratios of 0.30. The specific plan anticipates a buildout of 250,000+
square feet of commercial floor space among 18.8 acres of GC designated areas. This
designation permits the development of master planned, neighborhood retail, service, and office
uses within a commercial shopping center.

The GC designation will have a Specific Plan zoning of GC-PD with boundaries consistent with
Figure 5.2. All development and subdivisions within this district would be subject to the approval
of a Planned Development consistent with Section 36-23.30 of the City Zoning Ordinance. All
land uses with the GC-PD district shall be consistent with the use provisions of Section 36-11 (C-
1 Neighborhood Commercial District) of the Oakdale Zoning Ordinance. All development within
the GC-PD designation will be consistent with the applicable sections of the Bridle Ridge
Community Design Element contained in Chapter 7..

Public and Semi-Public (PSP) Land Use Designation
Specific Plan Zoning District: PSPZ {(Public Use)

This Public/Semi-Public (PSP) designation allows public uses such as government buildings, fire

stations, railways and schools. A 0.9 acre site located-on the east side of Willowood Drive, north

of J Street, has been set aside for the potential future development of a fire station. A 10z acre

elementary school site is provided at the northeast corner of the Willowood and Bridle Ridge Way
intersection. The 100-foot wide Burlington Northern & Santa Fe Railroad right-of-way, which

bisects the planning area along its length, comprises approximately 18.2 acres or 4% of the

planning area. No uses (other than current railroad usage) are proposed within the right-of-way. .
The right-of-way may will be fenced (e.g. cyclone) along portions of the southern boundary and

the non-Tioga portion of the northern boundary of the right-of-way to restrict access.

The PSP designation will have a Specific Plan zoning of PSPZ with boundaries consistent with
Figure 5.2. All development within the PSPZ designation will be consistent with the applicable
sections of the Bridle Ridge Community Design Element contained in Chapter 7.

Parks (P) Land Use Designation
Specitic Plan Zoning District: P-OS (Parks and Open Space)

This Park (P) designation includes all neighborhood parks, community parks, trails, and
recreational areas. Specific Plan provides 53.2+ acres of park land and open space areas. The
area designated for Parks includes a 15.2 acre community park, 6 neighborhood parks, and 18.2
acres of parkways. Parkways are linear parks that serve a dual purpose, providing pedestrian
and bicycle linkages within the planning area and providing open space buffers along sectlons of
the railroad right-of-way.

The Park designation will have a Specific Plan zoning of P-OS with boundaries consistent with

Figure 5.2, All development within the P-OS designation will be consistent with the applicable

sections of the Bridle Ridge Community Design Element contained in Chapter 7. All land uses

with the P-OS district shall be consistent with the use provisions of Section 36-5 (Open Space

District) of the Oakdale Zoning Ordinance. Table 5.3 shows the acreage associated with each of

the parks and the associated estimated parkland dedication credit each will receive. Table 5.4 :
shows the formula for the required park acreage. .
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Parkland Credit Tables

Table 5.3: Bridle Ridge Park Credit Table

December 4, 1998

Credit calculations within this table may be modified, as needed, far consistency with the project's final
development agreement.

Gross Land Net parkland

Parkland Dedication % Parkland Credit* Dedication Credit
Neighborhood Park #1 (West J Street) 3.5 acres 50% 1.8 acres
Neighborhood Park #2 (J StWillowood) 2.0 acres 50% 1.0 acres
Neighborhood Park #3 (J StWood) 4.0 acres 50% 2.0 acres
Neighborhood Park #4 (Bridle Ridge Wy/Willowood) 3.3 acres 50% 1.7 acres
Neighborhood Park #5 {Bridle Ridge Way) 3.0 acres 50% 1.5 acres
Neighborhood Park #6 (Crane Road) 4.0 acres 50% 2.0 acres
Community Park 15.2 acres 100% 15.2 acres
0ID and BNSF Bikeway (credit for §-foot wide trail) 118,000 sq. fi. 100% 2.7 acres
Total Parkland Dedication 37.7 acres 27.8 acres
Required Parkiand Dedication 28.1 acres
Total Parkland Credit(+) or Deficit(-) -0.3 acres
* cragit table will be adjusted to reflect parkland used as detention areas
Parkiand Credit Scale
no detention 100% credit
detention less than 5-feet deep 50 % credit
detention greater than 5-feet deep Not permitted in parks
8-foot Linear Trails Width 100%
Table 5.4: Parkiand Dedication Formuia :

Parkiand
. Dedication
Average HH Size Requirement
Use units (1990 Census) Population (5ac/1000 pop)
Single-Family Residential 1579 du's 3.1 persons/hh 4895 persans 24.47 acres
Madium Density Residential 143 du's 2.4 persons/hh 343 persons 1.72 acres
High Density Residential 180 du's 2.1 persons/hh 378 persons 1.89 acras
1902 du's 5616 persons 28.08 acres
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5.5 GOALS, POLICIES AND OBJECTIVES

5.5.1 RESIDENTIAL

Goal: To create an attractive residential community featuring a fully-integrated range of
residential densities supported by park, school, and commercial facilities.

Policy 5.1:  Establish attractive, well-defined, pedestrian-scale neighborhoods that
promote a sense of community and enhance the quality of life for future
residents.

Policy 5.2:  Locate community services and amenities, such as schools, recreation,
shopping and transit, so that they are convenient and easily accessible to
residents of the new residentiai community.

Policy 5.3:  Pedestrian, bicycle, transit, and street systems should be fully integrated
and provide convenient connections to key destinations both within the
project and the larger community.

Policy 5.4:  Distribute the proposed higher density housing in the planning area, in such
a way that it benefits from proximity to community services and amenities, is
easily accessible from primary collector streets, and is compatibly designed
with surrounding development. -

Policy 5.5A: All existing agricultural uses within the plan area will be protected and
allowed to remain. All new residential development will carry the City’s
Right-to-Farm deed disclosures.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]

Goal: Provide a diversity of housing opportunities that meets the social, economic and
physical needs of future residents.

QOakdale's housing stock has traditionally included, and continues to include, primarily single-
family detached residences. Consistent with the City's General Plan designations for this area,
the Specific Plan area will continue this tradition and provide a community that consists of
predominantly single family detached housing supplemented with a relatively small percentage of
the units being higher density housing.

Demographics in Oakdale as in other communities throughout California indicate that fewer and
fewer households match the description of traditional American family. In addition to the
traditional single family detached house, the housing in the Specific Plan area needs to include a
mixture of housing opportunities for single-parent families, the elderly, extended nuclear families,
first-time buyers, and "empty-nesters”.
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Policy 5.5:

Policy 5.6:

Policy 5.6A:

Provide a mixture of housing densities and types while maintaining Oakdale's
existing single-family character.

Require any higher density development to be designed with a PD process to
ensure compatibility with the scale and character of the predominantly single-
family character of this Specific Plan area.

A 20-foot wide Iandscage buffer treatment and decorative masonry wall shall
be provided along the southern boundary of the High-Density Residential area
that is adjacent to the Agricultural Residential area along Crane Road. The

treatment shall be similar to the landscape treatment along Tioga Avenue

(Figure 6-10).

Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]

Policy 5.7:

Policy 5.8:

Policy 5.9:

Promote energy efficiency and conservation in all residential neighborhoods.

Buffer the existing large-lot rural development along Tioga Avenue from new
development by maintaining Tioga Avenue as a predominantly single-loaded
rural street.

Ensure that residential development along Crane Road and Highway 108 are
adequately buffered from traffic noise.

5.5.2 COMMERCIAL

Goal: To create a commercial area that caters to the shopping, service and entertainment
needs of Southwest Oakdale and the surrounding area.

Policy 5.10:

Policy 5.11:

Policy 5.12:

Policy 5.13:

Policy 5.14:

Develop a commercial node at the Highway 108/Crane Road intersection, the
western gateway to Oakdale.

Encourage the development of community- and neighborhood-serving retail,
service, and office uses within the commercial center, in order to better serve
residents in the surrounding area and contribute to the identity and character
of the area.

Provide pedestrian and bicycle linkages to the commercial center, and provide
for the possibility of future transit service, in an effort to reduce the number
and length of daily vehicle trips from the project area.

Utilize the PD process to establish an attractive, high quality image and identity
for commercial centers in keeping with their significance at the western entry
into the City of Oakdale.

A potential site for development of a fire station shall be reserved near the
intersection of J Street and Willowood Drive. In the event that the City or Fire
District does not elect to build a new station in this location, the site would
revert to a single family low density residential (SFLDR).
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5.5.3 RECREATION

Goal: To develop an integrated park and recreational open space system designed to
meet the needs of future Specific Plan residents and the surrounding community.

Providing for the recreation needs of the Southwest Oakdale community is as important to
establishing and maintaining a high quality of life as are the residential and commercial policies
set forth in this Plan. Recreation and open spaces are essential to the development of a
balanced, healthy living environment. Providing recreational facilities and opportunities within the
Specific Plan area will enhance the character and image of the area and enhance the quality of
lite for future residents. The Plan designates a range of open space and park areas that will
provide for the full spectrum of recreational activities from intense active sports to passive open
space enjoyment.

Policy 5.15: Provide park facilities to satisfy a full range of recreational activities from
intense active sports to passive open space enjoyment.

Policy 5.16: Establish an hierarchy of open spaces that gives structure and identity to the
overall Specific Plan area.

Policy 5.17: Create a series of smaller neighborhood parks that are centrally located to
the neighborhoods they serve, and that are augmented by a major recreation
park and a school site that can accommodate more active organized sports
activities for the larger community.

Policy 5.18: Locate parks strategically at entrances and along key travel routes to
provide attractive visual features that will give a distinctive identity to the
Specific Plan area.

Policy 5.19: Establish a convenient network of pedestrian and bicycle trails, including
bike lanes and sidewalks, to link planning area parks, greenbelts, schools,
commercial centers and major open space areas to each other and to the
surrounding community.

Policy 5.20: Minimize the impact of storm drainage facilities and water wells on parks
with creative site design, landscaping, grading and buffering solutions.

Policy 5.21: Ensure that all detention facilities are fully landscaped with natural and
varied contours.

Policy 5.22: Detention facilities shall be given parkland credit according to the City’s
General Plan Guidelines.

Policy 5.23: All detention facilities shall be designed consistent with the requirements of
the Specific Plan.
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Policy 5.24:

Policy 5.25:

Policy 5.26:

Policy 5.27:

Policy 5.28:

Policy 5.29:

Basins shall be designed with two levels. The lower terrace serving as a
settling area, capable of containing nuisance flows and minor storm events.
The higher, auxiliary region would provide the additional capacity to contain
the full design storm event.

Structures designed to intercept silt before entering the basin shall be
included.

Storm water flows across grass areas, to encouraged filtration shall be a
design goal.

Percolation and application rates shall be based upon thorough soils
investigations and evaluation by appropriate design disciplines,

Joint stormwater basins / parks are encouraged to have a maximum depth of
5'-0" and side slopes an average of 5:1. All park/ basins will incorporate
naturally shaped slopes with landscaping. Actual design parameters may
ditfer depending on site conditions and constraints at the time of the final
design subject to the review and approval of the City of Oakdale.

All parks and recreation facilities including trail systems will be designed

~incorporating the Concepts of Crime Prevention Through Environmental

Design (CPTED) to ensure the safe use by the community.
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6.0 CIRCULATION ELEMENT
6.1 INTRODUCTION

The transportation and circulation systems for Southwest Oakdale are designed to provide
convenient access to and mobility within the Specific Plan area. The Plan provides for an
integrated, multi-modal circulation system that reduces potential traffic impacts by providing area
residents with choices in selecting a preferred mode of transportation. While ensuring that
vehicular circulation is convenient and efficient, the plan puts a strong emphasis on
accommodating alternate modes of transportation, including walking, bicycling, and transit.
These alternate modes of transportation will not only help relieve future traffic congestion, but can
also help to minimize air pollution, reduce noise poliution, and conserve energy.

(n addition to standard transportation measures, the Specific Plan also includes several elements
that are only indirectly related to transportation, to encourage the development of a less
automobile-dependent community. For instance, the commercial center, elementary school and
sports park have been strategically located near residential concentrations and key corridors and
intersections to reduce the length and number of daily vehicle trips and to avoid unnecessary
traffic in residential neighborhoods. In addition, some higher density housing will be located near
the commercial area and major corridors as a means of stimulating pedestrian activity, and an
extensive trail system has been designed to encourage walking and cycling. Development and
design guidelines included in this Plan likewise promote pedestrian-friendly streetscapes that
provide a safe and comfortable environment for the pedestrian. :

This Specific Plan recognizes the fact that streets play an extremely important role in determining
the character of a community. While streets function as conduits for the movement of motor
vehicles within the community, they are also open space corridors that give structure and identity
to the neighborhoods through which they pass. Street corridors are intended to accommodate
the movement of pedestrians and bicycles in addition to motor vehicles. As such, the design
standards must carefully balance the needs of these three different modes of travel to ensure the
safety and enjoyment of all travelers.

6.2 CONTEXT

The City of Oakdale, like most small towns, grew up around a "Main Street”, a central
transportation spine that passes through the center of the community. In Oakdale, F Street
(State Route 108 and State Route 120/108), the principal east-west thoroughfare through town, is
the City's “Main Street". In addition, Oakdale also grew up at a cross-roads, with the center of
town marked by the intersection of two major thoroughfares. Yosemite Avenue (State Route 120
and County Road J-14), the principal north-south thoroughfare through town, forms the other axis
of the "cross-roads”.

Given this basic circulation structure, the majority of the area's traffic flows to and from the center
of the community are along these two routes. This pattern is reinforced by the fact that the
Stanislaus River and the existing rail lines through town create physical barriers which restrict the
creation of alternate routes through town. As the City has grown and regional traffic continues to
increase, the confluence of traffic from F Street and Yosemite Avenue at the center of town has
created unacceptable traffic conditions at the heart of the community that the City continues to
deal with.
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As indicated by the State and County designations on F Street and Yosemite Avenue, these
roadways play an important role in the regional transportation system, and much of the traffic on
these roadways is generated beyond the Oakdale City limits. Commuter traffic and recreational
traffic both contribute significantly to the regional traffic flows that affect Oakdale's traffic.
Commuter travel in the region has been increasing as housing prices continue to increase in the
Bay Area and larger Central Valley communities. Recreational traffic to and from Yosemite
National Park and the Sierra Nevada is heavy on State Route 120 and State Route 120/108
during weekends and holidays. '

While two limited access highways by-passing Oakdale have been proposed by Caltrans and the
Stanislaus Area Association of Governments to help alleviate current and projected traffic
congestion, a key concern of the City's Transportation Plan is to provide a series of through
connections within the City that begin to provide Oakdale residents with alternatives to the F
Street and Yosemite Avenue travel routes, Given its location and size, the Bridle Ridge Specific
Plan area plays a key role in implementing several of the linkages and roadway extensions
proposed in the City's General Plan. This Specific Plan area also has the potential to contribute
to the current congestion in downtown Oakdale if not appropriately designed. For this reason,
traffic studies have been conducted during the preparation of the Specific Plan to guarantee that
all improvements necessary to ensure adequate operation of the City's circulation system have
been identified as part of this Specific Plan approval process.

6.3 EXISTING STREET SYSTEM

The City of Oakdale General Plan identifies four types or classifications of streets that comprise

its street network: expressways, arterials, major and minor collectors, and local streets. The ‘
Specific Plan area is currently served by two major arterials, two major collector streets, and two
local streets which are rural in character. Figure 6.1 shows the existing street system described

below.

6.3.1 STATE ROQUTE 108 (F STREET)

State Route 108, or F Street as it is known within the Oakdale City limits, is a State Highway that
serves as a major arterial connecting the Cities of Modesto, Riverbank, and Oakdale to the Sierra
foothills. The route, which bisects the City, is the City's only existing major east-west arterial, and
thus is heavily traveled by both regional and local auto and truck traffic. Highway 108 is aligned
adjacent and parallel to the Specific Plan's northern boundary, and will serve as the primary
access route to the Specific Plan area, connecting the site to the downtown as well as to points
eastand west of the City. Currently, Highway 108 is a two-lane roadway (one travel lane in each
direction) in the project vicinity, with a 60-foot wide right-of-way. In order to accommodate
projected growth in the City, Caltrans recommends that the F Street corridor have an 110-foot
right-of-way. The roadway itself would have an 80-foot wide cross-section curb to curb,
accommodating a four-lane arterial with a center median/turn lane.
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6.3.2 CRANE ROAD

Crane Road, which is located adjacent to and serves as the Specific Plan's western boundary, is
currently a two-lane rural roadway providing north-south access between the Stanislaus River
and Patterson Road. The roadway is designated as a four-lane arterial in the General Plan. The
City's Public Facilities Plan calls for Crane Road to ultimately be expanded from two to four lanes
between Highway 108 and Bridle Ridge Way (i.e., the Greger Street extension). Crane Road
currently does not extend north of the river, but the General Plan calls for the eventual extension
of the roadway north to State Route 120 (i.e., beyond 2015).

6.3.3 J STREET

J Street, which dead-ends into the eastern boundary of the Specific Plan area, is identified as a
major east-west collector street for the City. J Street, whose current alignment is discontinuous
between the Specific Plan area and Yosemite Avenue, is intended to provide an east-west route
parallel to Highway 108 and north of the Burlington Northern and Santa Fe Railroad running from
the project’s east boundary to Crane Road. J Street is a two-lane roadway with a 60-foot wide
right-of-way.

6.3.4 BRIDLE RIDGE WAY

Bridle Ridge Way is another east-west collector street identified in the City's General Plan. It
would be the western extension of Greger Street through the Bridle Ridge community. The
existing two-lane Greger Street currently includes only a short segment that extends from
Yosemite Avenue to just west of Kaufman Road, approximately 700 feet east of the Specific Plan
area. The General Plan proposes both an easterly and a westerly extension of Greger Street
(i.e., Bridle Ridge Way) in order to provide a through east-west connection across town on the
south side of the railroad. The City's Transportation Plan shows the westerly connection to of
Greger Street (i.e., Bridle Ridge Way) extending east-west through the southern portion of the
Specific Plan area. The extension of the roadway is proposed to be a two-lane street within a 60
foot wide right-of-way.

6.3.5 WILLOWOOD DRIVE

The General Plan identifies a need for a major north-south collector street that will extend south
under the Burlington Northern and Santa Fe railroad tracks. The General Plan identifies Ash
Street as one of the possible locations for such a collector. However, City staff has suggested
that the proposed north-south collector would be better located as an extension of Willowood
Drive (which the developer of Bridle Ridge has agreed to). The Public Facilities Plan calls for the
reservation of a right-of-way corridor and the eventual extension of a two-lane road from F Street
down to Patterson Road.

6-4
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6.3.6 TIOGA AVENUE

Tioga Avenue is a rural two-lane road that serves the existing residences in the west-central
portion of the Specific Plan. The road is a long cul-de-sac that takes access from Crane Road
approximately 700 feet north of the Burlington Northern and Santa Fe rail lines. Tioga Avenue
does not play a significant role in the General Plan's street network. In fact, General Plan policy
specifically indicates that Tioga Avenue should not connect to the westerly extension of J Street.

6.4 PROPOSED STREET SYSTEM

6.4.1 INTENT

The street system for the Specific Plan area has been designed to fulffill its role in the larger
citywide circulation system without compromising the quality of life in the residential
neighborhoods proposed by the Plan. From a citywide perspective, the street system is
integrated into the larger existing system by providing the linkages and street extensions needed
to accommodate the Project and future development projected by the City's General Plan. The
street system has been designed to disperse traffic quickly and efficiently so that it minimizes the
potential for adverse impacts on either the internal neighborhood character or the citywide
circulation system. The method for achieving this goal has been to create a highly inter-
connected system of internal streets with multiple connections to the external citywide street
system. The Specific Plan circulation system is shown in Figure 6.2, “Circulation Plan.”

6.4.2 ARTERIALS

As defined by the General Plan, arterial streets are larger, higher volume streets that provide for
the longer distance movements within the community. Because of the higher volumes and longer
distances that are being provided for, arterial streets are generally designed for higher speeds,
including more or wider travel lanes and limited access to fronting properties. In the Specific Plan
area, F Street (Highway 108) and Crane Road are both identified as arterial streets, and will play
a critical role in accommodating projected Specific Plan traffic. Both arterials will be improved
along most of the Specific Plan's frontage, with medians and turn lanes provided at key
intersections.

F Street (Highway 108)

Specific Plan traffic studies, and consultation with Caltrans, indicate that F Street will need to be
widened to four lanes with & center median/turn lane to accommodate Specific Plan and other
projected city and regional traffic. In order to accommodate the widening of F Street, the Specific
Plan will dedicate its half of the additional right-of-way needed to provide the necessary 120-foot
wide right-of-way. F Street is proposed to have a 80-foot cross-section, with two travel lanes in
each direction, a center median/left-turn lane, and 8-foot shoulders. The cross-section for F
Street is illustrated in Figure 6.3.

In addition to one new travel lane in each direction, traffic signals will be provided at Crane Road
and at the proposed project entrance at Willowood Drive (see Figure 6.2, Circulation Plan).
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Right- and left-turn pockets will be required on F Street at each of these intersections. Left-turn
pockets will also be provided for east-bound traffic at Reed Road and Willow Glen Avenue, and
for west-bound traffic into the proposed commercial center in the southeast quadrant of Crane
Road and F Street. The left-turn pocket into the commercial center will be located a minimum of
485-500 feet east of the Crane Road/F Street intersection (see Figure 6.4, Recommended
Intersection Configurations and Turn Bay Lengths).

The 120-125 foot right-of-way allows for 20 feet on either side of the roadway to accommodate
utilities, sidewalks and landscaping. An additional 5-foot wall setback will be incorporated every
150-200 feet along F Street. A 5-foot wide sidewalk will be provided within the 20-foot setback
between the roadway and residential lots. Sound walls will be provided between the proposed
development and the landscaped setback in order to mitigate traffic noise along F Street.
Existing overhead telephone lines along the south side of the street will be placed underground.
The Community Design Element provides information regarding the possible character of the
proposed landscape improvements.

Crane Road

In order to accommodate the Specific Plan development and projected city and regional growth,
Crane Road will be widened from two lanes to four lanes in the segment from F Street south to
the intersection with Bridle Ridge Way. The existing 132-foot wide public domain is more than
adequate to accommodate the proposed roadway expansion. Crane Road, in the section
between F Street and Bridle Ridge Way, is proposed to have an 80-foot cross-section, with two
travel lanes in each direction, a center median/left-turn lane, and two 8-foot shoulders to
accommodate right-turn lanes and emergency stopping. The cross-section for Crane Road is
illustrated in Figures 6.5 and 6.5A-C.

Right- and left-turn pockets will be required on Crane Road at F Street. Left-turn pockets will also
be provided for north- and south-bound traffic at J Street in order to accommodate access to the
proposed commercial development east and west of Crane Road (see Figures 6.5 and 6.5A-C).
Traffic projections indicate that ultimately the increase in City and regional traffic will require
installation of a traffic signal at th= .1 Street/Crane Road intersection. This intersection may be
t:e only full in and out access p¢. - io the commercial development east and west of Crane

Hoad. Only right-in/right-out acce =5 will be permitted on Crane Road between J Street and F
Street (see Figure 6.4). Ultimately, a traffic signal will also be required at the Crane Road
intersection with Bridle Ridge Way. Both signals will be installed as signal warrants for the
intersections are met.

6.4.3 COLLECTOR STREETS

As defined by the General Plan, collector streets are intended to literally collect the traffic from
minor, local streets and distribute it to key arterial streets. Collector streets are intended to
provide access to residential neighborhoods, but generally do not pass through them. Major land
uses such as commercial centers, schools and major parks will typically be located along
collector streets to facilitate convenient access. Although intended to carry higher traffic volumes
than local residential streets, collectors will generally have two travel lanes and the same speed
limit as local streets. However, because of the higher traffic volumes, collectors may also allow
for bike lanes to provide for safer movement of bicyclists.
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The Specitic Plan establishes a basic framework of collector streets that gives a logical structure
to the planning area from both a land use and circulation standpoint. Each of the collector streets
in the Specific Plan area responds specifically to road improvements proposed by the City's
General Plan. Atthe same time, each has been designed to best meet the circulation and land
use objectives of the Specific Plan, so, in some instances, minor adjustments have been made to
the original General Plan recommendations. '

The framework of collector streets consists of two east-west collectors and two north-south
collectors. The layout of these collector streets was designed to divide the long, narrow Specific
Plan area into areas that will support a logical phasing of development over time, and the
development of a series of discreet neighborhood units within the Specific Plan boundaries.

J Street

As recommended in the General Plan, the Specific Plan will provide two extensions of J Street:
the principal one being from J Street's current terminus at the eastern boundary of the Specific
Plan area to Crane Road, and the shorter one is an extension between Wood Avenue and
Hinkley Avenue. The J Street extension will be a two-lane, limited access roadway for most of its
length. The intent is to provide a through street north of and parallel to the Burlington Northern
and Santa Fe Railroad line that will accommodate east-west movement without adversely
affecting the proposed residential areas. Given the congestion that frequently occurs on F Street,
- the City hopes that a continuous J Street can provide an east-west reliever route for city-wide, as
well as project-wide, residents.

J Street has been designed to facilitate the free flow of traffic with minimal restrictions. The street
cross-section calls for one 12-foot travel lane in each direction and one 4 foot bike lane in each
direction. Except at the eastern end of the extension, in areas west of Ash Avenue and Odessa
and between Wood and Hinkley Avenues, homes will generally not front on or take access
directly from J Street, and no on-street parking will be allowed (though on-street parking will be
permitted in those areas where housing fronts on J Street). In addition to the 32 foot street cross-
section, the 60-foot wide right-of-way will provide for a 14 foot frontage on each side of the
roadway. This 14 foot wide area will consist of a 6 foot wide planter strip for street trees and
ground cover, a 4-foot wide sidewalk, and a 4-toot wide landscape area for shrubbery (see Figure
6.6).

In the section of J Street adjacent to the commercial area near Crane Road, the roadway may
widen in order to accommodate the higher level of traffic associated with traffic movements in and
out of the commercial area. Also, the roadway may be flared at the intersection with Crane Road
in order to provide for right- and left-turn lanes. In addition to a traffic signal at the intersection of
J Street and Crane Road, the Plan also calls for a stop sign controlled intersection at Willowood
Avenue and J Street (see Figure 6.2).

In the section of J Street between Wood and Hinkley Avenues, an inverted "S"-curve alignment
will be planned for as development occurs in the future in order to accommodate a continuous
free flow of traffic while accommodating the off-set between the existing sections of J Street (see
Figure 6.2).

6-14
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Bridle Ridge Specific Plan December 4, 1998
6.0 Circulation Element

Bridle Ridge Way

Bridie Ridge Way is a two-lane collector street that extends the length of the Specific Plan area
generally parallel and south of the Burlington Northern and Santa Fe Railroad line. This roadway
is intended to provide the east-west connector called for in the General Plan to the existing
Greger Street. While this street is intended to collect traffic from local streets within the
development area and distribute it to the larger citywide street system, the street has been
specifically designed to slow through traffic so it will not adversely affect the neighborhoods
through which it passes. Parks on either side of Willowood Avenue have been sited so that the
alignment of Bridle Ridge Way must jog around the parks. By creating this jog in the alignment,
traffic will be discouraged from building up excessive speed. A four-way stop is also proposed at
the intersection of Bridle Ridge Way and Willowood Avenue.

Bridle Ridge Way will have a typical 40 foot paved cross-section and a typical 60 foot right-of-
way. As shown in Figure 6.7, the street cross-section provides for one 12 foot travel lane in each
direction, one-4sfoot bicycle lane i |n each direction, and an 8-fpot wide parking lane to be locaf,
on-only: m&da«nf»the stregl. THhi &iftent is that on-street.parking be provided oIV {HE $ids; nf'ﬁa
streeton: w&mhhouses are rontnn At the City’s discretion, parking can be provided on both
sides of the street in areas adjacent to parks (This will require widening of the right-of-way in
these areas or placing parking within the park.).

Willowood Drive

Willowood Drive will be extended south through the Specific Plan area to provide a north-south
connection between the two halves of the Specific Plan area, and to provide a future connection
to Patterson Road and the proposed future development area to the south (McKeon, Hudelson,
et. al.). The extension of Willowood will include an underpass under the Burlington Northern and
Santa Fe Railroad line. While the General Plan calls for this collector to be located at either Ash,
Oak or Wood Avenues, analysis by City staff, Caltrans and the Specific Plan traffic engineers
indicates that the Willowood alignment would better meet all City objectives (e.g., improved
emergency access, reduced traffic on F Street, etc.). By locating the north-south collector more
centrally within the planning area, it will provide better spacing of traffic signals along F Street
(i.e., approximately mid-way between signals at Oak Avenue and Crane Road) and will also
accommodate a better distribution of traffic within the planning area.

Willowood Drive, which has been designed to carry both planning area traffic and projected traffic
from development of the area south of the Specific Plan area, will be a two-lane roadway. As
shown in Figure 6.8, the street will have a 6666-foot wide right-of-way and a 34-foot wide paved
cross-section, The street cross-section includes one 12-foot wide travel lane in each direction
and one 5-foot wide bicycle lane in each direction. Willowood Drive will be a limited access
roadway within this Specific Plan area, with no homes fronting on or taking direct access from the
roadway.

Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]
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Bridle Ridge Specific Plan Decamber 4, 1998
6.0 Circulation Element

Adjoining homes will be buffered from the roadway by a decorative wall and landscaping. The
13-foot wide area on either side of the roadway will include a 5 foot wide sidewalk and 8 feet of
landscaping. A four-way, stop sign controlled intersection will be created at the intersection of
Willowood Drive and Bridle Ridge Way.

6.4.4 LOCAL RESIDENTIAL STREETS

As suggested by their name, local residential streets are intended to accommodate only local
traffic. They are designed to provide direct access to residential properties and to maintain a high
quality residential environment. Street segments are generally kept short and discontinuous or
curved to discourage high volumes of through traffic or high speeds. The system of local
residential streets has been laid out in a logical, but varied pattern, that provides a clear structure
and sense of orientation, and avoids highly repetitious layout that lacks identity. The system of
local streets is also interconnected to facilitate the movement of traffic through the neighborhoods
without concentrating large volumes of traffic on any one segment of roadway.

Local Residential Streets

All local residential streets are two-lane streets with on-street parking on both sides. Pavement
widths on local residential streets are minimized, both to discourage high speeds and to enhance
the residential character. As shown in Figure 6.9, local residential streets will have a 56 foot
right-of-way and a 36-foot paved cross-section. The right-of-way will accommodate two 10-foot
travel lanes, two 8-foot parking lanes, two 4-foot sidewalks and 6' landscape area. The
combination of narrower streets, on-street parking, and a canopy of street trees will work together
to slow traffic and reduce accidents by requiring drivers to be more cautious. The intent is to
provide streets that move traffic slowly, safely and efficiently through the residential
neighborhoods while buffering pedestrians and residential uses from auto traffic.

Tioga Avenue

Tioga Avenue is a rural residential road built years ago adjacent to the existing Rossini farmland
off Highway 108. In response to input from existing residents, Tioga Avenue will maintain its
existing rural character. The existing 50-foot right-of-way and 24-foot paved street cross-section
may be maintained as is (including the absence of curbs and gutters). Twenty (20) feet of
landscaping buffer (OID Irrigation Easement) and a soundwall will be introduced along the north
edge of the roadway (see Figure 6.10) to help screen views of the proposed residential
development to the north.

Currently, Tioga Avenue is a long dead-end street that has its only access from Crane Road. In
order to meet City standards for emergency access, a second point of ingress and egress for
emergencies is required. In order to preserve the rural character of the existing neighborhood
and not increase traffic through the neighborhood, an emergency vehicle-only access (EVA) point
will be created at the eastend-efthe-street end of the nearest cul-de-sac on the east side of the
neighborhood park. No new streets will directly connect to Tioga Avenue. The EVA will be
designed to include a gate/barrier that may be opened by emergency vehicles.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]
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Bridle Ridge Specific Plan December 4, 1998
6.0 Circulation Element

6.5 BICYCLE AND PEDESTRIAN CIRCULATION

6.5.1 INTENT

The intent of the Specific Plan is to provide a safe, convenient and attractive network of paths,
trails and lanes that will facilitate the movement of pedestrians and bicyclists throughout the
Specific Plan area and the City. By providing such a network the Plan hopes to both enhance
recreational opportunities for area residents and reduce reliance on the automobile as the only
practical mode of transportation. The pedestrian and bicycle system will connect residential
areas with major activity centers such as schools, parks, retail and employment centers, allowing
planning area residents to walk or bicycle rather than drive. Given the City's topography and size,
it is not unreasonable to think that current and future residents would use such a system if safe,
convenient facilities are provided. The bikeway system is shown in Figure 6.11.

6.5.2 PROPOSED SYSTEM

Internal Pedestrian Circulation

The principal component of the pedestrian circulation system will be the network of sidewalks
along planriing area roadways. Specific Plan street standards have been formulated to enhance
the pedestrian experience by improving safety and attractiveness. Sidewalks are provided along
all planning area roadways; some (along major corridors adjacent to higher speed vehicular
traffic) are even separated from the roadway and traffic by a substantial planter strip. When
planted with street trees and ground cover, these landscaped areas will provide an attractive
buffer and physical setback from traffic. The shade provided by the street tree canopy will also
maintain a pleasant pedestrian environment during the hot summer months. Decorative
treatment of crosswalks at key entries (e.g., from F Street and Crane Road) and intersections
(e.g., Willowood/J Street and Willowood / Bridle Ridge Way) will help alert drivers to the potential
presence of pedestrians and bicyclists.

In addition to the system of sidewalks, the Plan also provides approximately a mile of linear park
or "parkways" along the south side of the Burlington Northern and Santa Fe Railroad line to
facilitate movement of pedestrians and bicyclists. The parkway, which will have a typical width of
45 feet, will be landscaped and include a multi-purpose trail to accommodate both pedestrians
and bicycles. The parkway will include an extension over Willowood Drive which will facilitate the
movement of students to and from the elementary school without having to cross this main north-
south collector street at grade. The eastern-most extension of the parkway will also provide an
important connection to the Ash Avenue pedestrian underpass under the Burlington Northern and
Santa Fe railroad tracks.

6-22
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Internal Bicycle System

Bicycle circulation will be accommodated on a network of on- and off-street bike paths and lanes.
Class | bicycle paths will be provided in the parkways along the south side of the railroad right-of-
way. A Class I bicycle path'is one that is separated from motor vehicle facilities (i.e., streets) by
space or by a physical barrier, and typically is designed for the exclusive use of bicycles. The
bicycle facilities in the parkways will be part of a multi-purpose trail, but will be striped to separate
bicycles and pedestrians.

Class |l bicycle routes or bike lanes will be provided along all Specific Plan collector streets,
including Willowood Drive, J Street, Bridle Ridge Way, and the collector roadways that are
intended to extend to future development to the south (see Figure 6.11). Class Il bicycle routes
are lanes delineated on the paved area of a roadway that are designated for preferential use by
bicyclists. Class |l facilities are typicaily identified by "Bike Lane" signs, special lane lines and
other pavement markings.

Connections to City

Although the City does not currently have any existing bicycle or pedestrian facilities in the
Specific Plan area, the General Plan does identify a number of potential bicycle and pedestrian
trails.

QOakdale Irrigation District Easement. The 60-foot wide Oakdale Irrigation District easement
immediately adjacent to the southern boundary of the Specific Plan area is proposed as a future
open space corridor that will ultimately accommodate the development of a multi-purpose trail
which will be part of a citywide trail system. In anticipation of this, the Specific Plan provides
linkages to the easement at various locations along its southern boundary (see Figure 6.11).

Crane Road Facility. The General Plan also shows a future Class | trail along Crane Road,
connecting the planning area to the Stanislaus River to the north. The Specific Plan provides for
the development of an 8-foot wide, Class | trail along the east side of Crane Road from the
Oakdale Irrigation District Easement to F Street. Class |l bike lanes on Bridle Ridge Way and J
Street will provide corinections from the planning area to this citywide trail.

~ Ash Avenue Underpass. Consistent with its recommendation for a major collector street crossing
the railroad in the vicinity of Ash Avenue, the General Plan shows a Class | trail extending from
the OID easement south of the Specific Plan area, north through the existing underpass, and
then north along Lee Avenue. Since the Specific Plan identifies Willowood Drive as the major
north-south collector street, it also provides for a Class !l bicycle trail along this street. The Ash
Avenue railway undercrossing will be upgraded with new paving, slope controls, and landscaping
as an Emergency Vehicle Access and pedestrian / pedestrian trail connection. The connection
shall include access restriction devices to prevent unauthorized vehicular access. The underpass
will provide a linkage between the project area and existing Class |l bike lanes on Ash and l.ee
Avenues.
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J Street Bike Route. Consistent with the General Plan's recommendation, the Class 1l bike lanes
proposed along J Street will implement the western-most portion of a cross-town "connecting
trail" identified in the City's Open Space and Conservation Plan.

6.6 TRANSIT SERVICE

6.6.1 LOCAL SERVICE

Stanislaus County currently operates the only fixed-route bus service in the City of Oakdale. The
bus service which serves the cities of Modesto, Riverbank and Oakdale, provides service on
three routes, two of which travel on F Street adjacent to the Specific Plan area. All of the current
transit stops are located in or near the downtown,

The Specific Plan hopes to encourage the use of transit by providing bus turnouts and transit
shelters where appropriate. At this point, there is proposed a fixed location for a transit stop at
the southwest corner of the F Street/Crane Road intersection. Project proponents will coordinate
with the local transit agency to determine if other transit stops are desirable.

6.7 GOALS, POLICIES AND OBJECTIVES

GOAL:Design an interconnected street system that disperses traffic quickly and efficiently
with minimal impact to the internal neighborhood character or to citywide traffic
circulation. '

Policy 6.1:  Create an internal system of interconnected streets that facilitates the
movement of traffic without concentrating large volumes of traffic on any
one segment of roadway or allowing excessive traffic speeds to build up.

Policy 6.2: Establish street standards that provide for narrower street cross-sections to
slow traffic.

GOAL:Create a system of streets that recognizes the needs of the larger citywide
circulation system and attemnpts to provide valuable city-serving links, without
adversely affecting the quality of life within the Southwest Oakdale Community.

Policy 6.3: The City of Oakdale's Level of Service (LOS) standards (LOS C for local
collector streets and LOS D for arterials) shall be maintained at all
intersections in or adjacent to the Specific Plan area during AM and PM peak
periods. :

Policy 6.4: Additional right-of-way shall be dedicated as needed to establish the 120-
foot right-of-way required to accommodate the expansion of F Street (i.e., 60
feet total from center line of the street right-of-way to the edge of the
development area).
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Policy 6.5:

Policy 6.6:

Policy 6.7:

Policy 6.8:

Policy 6.9:

Policy 6.10:

Policy 6.11:

Policy 6.12:

Policy 6.13:

Policy 6.14:

F Street shall be widened to four lanes adjacent to the Specific Plan area in
order to accommodate projected traffic, and turn lanes shall be provided at
key intersections.

Traffic signals shall be installed at the following intersections as traffic
warrants: Crane Road/Bridle Ridge Way, Crane Road/J Street, Crane Road/F
Street, and F Street/Willowood Drive.

Willowood Drive will be extended south from F Street, under the Burlington
Northern and Santa Fe Railroad right-of-way, to the southern boundary of
Specific Plan area. The Willowood Drive right-of-way and street cross-
section shall be designed to accommodate projected traffic to and from
future development south of this Specific Plan area.

In order to accommodate projected traffic, Crane Road shall be widened to
four lanes in the segment between F Street and Bridle Ridge Way, and turn
lanes shall be provided at key intersections.

L.oop detectors shall be placed on the north-bound departure lanes of Crane
Road from Bridle Ridge Way to avoid situations in which traffic waiting for a
train to pass could obstruct traffic movements at Bridle Ridge Way.

J Street shall be extended westward as a two-lane major collector from its
current western terminus at Odessa Circle to Crane Road as development
occurs.

In the area between Wood and Hinkley Avenues, the eventual extension of J
Street will have an inverted "S"-curve alignment in order to accommodate a
continuous free flow of traffic and to provide a future linkage between the
two existing off-set sections of J Street.

Bridle Ridge Way shall be extended as a two-lane minor collector street from
Crane Road to the eastern Specific Plan boundary. The eastern extension of
Bridle Ridge Way from the planning area to either the existing Greger Street
or Kaufman Road, should be completed in accordance with the approved
Traffic Analysis Mitigatlon Measures for the project.

A two-lane collector street shall be stubbed out to the southern Specific Plan
boundary to provide a connection with future development projected to the
south.

Tioga Avenue will be maintained as a rural residential road. An emergency
vehicle-only access will be constructed near the east end of Tioga, but no
street connections will be made. The existing right-of-way and road cross-
section will remain unchanged.

GOAL:Establish a pedestrian and bicycle-friendly environment that includes both on-
street and off-street pedestrian and bicycle facilities to encourage nan-vehicular

travel both within the Specific Plan area and the City. .

6-26



Bridle Ridge Specific Plan December 4, 1998
6.0 Circulation Element

Policy 6.15:

Policy 6.16:

Policy 6.17:

Policy 6.18:

Policy 6.19:

Policy 6.20:

Policy 6.21:

Policy 6.22:

Policy 6.23:

Provide growth with a balanced orientation toward pedestrian, bicycle, and
automobile circulation.

in order to encourage walking and cycling, extend bicycle and pedestrian
paths from residential areas to key activity areas/destination points such as
schools, parks and retail center.

Provide sidewalks along Specific Plan roadways. On major and local street
corridors, sidewalks will be separated from the roadway by a planting strip
uniess otherwise modified by this plan.

Develop a multi-purpose bicycle/pedestrian trail through the parkways
proposed along the south side of the Burlington Northern and Santa Fe
Railroad right-of-way where designated on the Bridle Ridge l.and Use Map.

Develop a multi-purpose bicycle/pedestrian trail along the east side of Crane
Road from F Street to the OID easement at the southwest corner of the
Specific Plan area.

Provide Class Il bike lanes along the following collector streets: J Street,
Bridle Ridge Way, Willowood Drive, and the southern connector street in the
southwest corner of the Specific Plan area.

Provide bicycle and pedestrian connections to the proposed citywide trail in
the OID easement that borders the Specific Plan area on the south.

Upgrade the existing Ash Avenue railroad underpass access to provide
pedestrian/bicycle connection between the planning area and existing
neighborhoods and to allow emergency vehicle access, but no other
vehicular access.

An alternative drive-over curb will be allowed on typical local residential
streets as identified in this plan.

GOAL.:To provide a circulation system for Southwest Oakdale that is convenient and
efficient, and encourages the use of alternate modes of transportation as a means
of improving community character and reducing environmental impacts.

Policy 6.24:

Create a logical but varied layout of streets that avoids highly repetitive
patterns, yet reinforces the structural importance of the parks as the

community's key organizing principle.

GOAL:To establish a vehicle circulation system which provides sufficient capacity for
projected traffic and allows convenient access to land uses, while maintaining a
neighborhood scale to the residential street system.
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Policy 6.25: Locate key community destinations, such as the commercial center, school,
and sports park, near collector streets in order to minimize the intrusion of
vehicular traffic into the residential neighborhoods. Link these destinations

to pedestrian/bicycle corridors and to transit stops to allow residents to use
these facilities without having to drive.

GOAL: To reduce residents’ reliance on the automobile by providing for convenient
transit services and facilities in the Specific Plan area.

Policy 6.26: - Project proponents should coordinate with the Riverbank-Oakdale Transit
Authority (ROTA) to identify appropriate locations for transit stops.

Policy 6.27: Residential and commercial development will be designed to provide clear
pedestrian paths between building entrances and transit service stops.

Policy 6.28: Pedestrian/bikeway connection points shall be provided at well-spaced
intervals (4;600 500+ feet on average) along the OID Crane Lateral and the
Burlington Northern and Santa Fe railroad.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]
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7.0 COMMUNITY DESIGN ELEMENT
7.1 PURPOSE

The intent of the Community Design Element is to provide the structure and overall vision needed
to develop a cohesive and well-planned community at Bridle Ridge. This chapter provides
conceptual development and design guidelines necessary to create an attractive, well-ordered
pattern of development that features pedestrian-scaled streets, thoughtfully designed buildings,
and carefully integrated community facilities and public open spaces. The objective is to provide
a design framework within which developers and designers can express their creativity on their
individual projects without compromising the community character as a whole without being
restrictive. The guidelines presented in this element are organized by land use type (residential

and-are-intendednottoberestictive. Strict adherence to the Community Design Guidelines is
not required, but proposed development should be generally consistent with the “overall intent” of
this Chapter. The following guidelines have been written with flexible language and a menu
approach to different design issues such as location of garages. The word “encouraged” is used
throughout the section to provide flexibility to developers and architects to create a multitude of
design solution over the 20-vear buildout of the project. While each individual guideline is flexible
and allows for deviation, compliance with the overall intent of the design element is not optional.
All projects shall be consistent with the overall intent of the guidelines which includes

minimizing the prominence of garages, the use of porches, architectural massing variation,
creative use of exterior materials and ornamentation of buildings. The Planning Commission will

make the final determination of whether a project is consistent with the “intent” of the quidelines
by reviewing typical model plans for each housing tract. Review of each unit is not required.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]

7.2 COMMUNITY DESIGN CONCEPT
7.2.1 CONTEXT

The Plan for the Bridle Ridge Specific Plan Area attempts to integrate many of the basic
principles of community design common in traditional neighborhoods, with modern home-building
technologies and market realities to create a vital and distinctive master-planned community. The
Community Design Element seeks to address issues of community, place and identity through
the organization of neighborhoods, open space, streets and land use. The conceptual
development standards and design guidelines attempt to emphasize a balance between the
pedestrian and the automobile, ensuring that the automobile is not allowed to transform what
should be peaceful, socially active streets into car-dominated thoroughfares.

7.2.2 COMMUNITY FORM AND IDENTITY

The planning area primarily consists of two long parcels separated by the Burlington Northern &
Santa Fe railway corridor. The first goal of the Specific Plan design was to reduce the length and
scale of the site into smaller, more manageable areas. By extending Willowood Drive south
through the planning area as the primary entry road off Highway 108, the site is divided into four
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quadrants. Then, within each quadrant, a complementary system of streets, parks and
greenways has been introduced to further subdivide the quadrants into a series of individual
neighborhoods.

Unlike many suburban developments, where the street system dictates the pattern of
development, and parks and open space occur as hidden or leftover parcels wedged between
residences or restricted to the perimeters, the design concept for the Specific Plan Area
introduces a system of parks and greenways that functions as a key element in the commuriity's
structure and identity. Each neighborhood is designed around a central common open space that
provides a clearly defined center and an open space amenity for each neighborhood. The street
system has been laid out to respond to and reinforce the importance of the open space system.

e collector streets have been aligned so that the parks function as visual amenities and focal
features that announce each neighborhood. The perimeter of each park is defined by pedestrian-
friendly streets that are single loaded with residences fronting onto the park. The paftern of these
ﬁerimeter streets is then repeated in a series of concentric streets, The placement of parks at the

eart of each neighborhood is intended to establish intimate and gracious residential
environments, that will enhance the sense of community and sense of place so often lacking in
suburban communities.
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7.3 RESIDENTIAL DEVELOPMENT AND DESIGN GUIDELINES

The Bridle Ridge site will be a notable front door to Qakdale, marking the transition
between the surrounding agricultural landscape and the built fabric of its downtown core.
As a significant western expansion of the City boundaries, Bridge Ridge should
perpetuate the established relationship between the City and its agricultural region—
namely, the traditional, pedestrian-based character of its neighborhoods and commercial
areas, and to maintain their functional interrelationship. A primary objective of the
guidelines is to prevent the creation of a “middle environment” — neither town nor country,
were dependence on automobile transportation creates only a cookie cutter non-
integrated series of subdivision.

The appearance and livability of the new Bridle Ridge community will be greatly influenced
by the organization and design of individual residential units. Their relationship to the
street, to each other and their exterior design has much to do with the manner in which
residents relate to and are perceived by their neighbors. As a broad goal, the design
guidelines seek to foster sociable and friendly neighborhoods while integrating individual
homeowner’'s needs for comfort and privacy. These guidelines are not enforceable
policies, as they are intended to be guidelines not standards. The guidelines are
encouraged to be implemented as a part of the plan and are not intended to be restrictive.

Oakdale exhibits a strong tradition of quality residential architecture within the historic
neighborhoods. This vernacular, with its mix of materials and variety of form and
ornamentation, is encouraged within the Bridle Ridge community. Extension of the

. existing regional building style may contribute to the identity of the new community as a
veritable part of Oakdale itself,

An example of the local Craftsman style, including features such as articulated massing, porches,
. and consistent appfication of ornament and detail,
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7.4 ENCOURAGED LOW DENSITY RESIDENTIAL SITE DESIGN

GUIDELINES

7.4.1 ENCOURAGED LOW DENSITY GARAGE LOCATION PRINCIPLES

1. The prominence of garage door frontages should be minimized on housing plans.
Garages recessed a minimum of 5-feet behind the leading edge of the house are
encouraged on at least 50% of the units. ‘

3. Garages on corner lots, accessed from side other than front of house are encouraged on
50% of the comer lots.

4, Alleys providing access to garages from the rear are permitted as a developer option.

5. All garages will have a setback of at least 20-feet from property line of loading street,
Alley setbacks will be 3-feet.

B. Porte-cocheres encouraged as pass- through to garage and extra covered parking space.

7. Garages detached and linked by breezeways are encouraged.

Fiqure 7.1: Encouraged Corner Lot Garage Guidelines (5.000, 6,000 and 8,000 sf

Minimum Lots)

L
Nennill
SNV S

G-1
G-2
Side Entry
» Alley access permitted with optiona!

alley.
» 2 or 3 car garage.

L_ —— S, — —

b —r—— &

Sl S ppm—

| Sty

=t

Alley Access
» G-1 or G-2 encouraged on 50% of corner lots.

« 2 or 3 car garage.
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Figure 7.2: Encouraged Garage Guidelines (5000 sf Minimum Lots)

L3 v ard i
¥

—_—r ,.‘?_,-- - . ~

5

Standard Front with 3rd Bay
PTG
NoT PeemTres

Standard 3-Car Standard Rear
*» Garage on rear 50% of lot
encouraged.
* Breezeway and port-cochere
encouraged.
« Zero setback at rear lot
Ling

. permitted.
* No_maximum.

M i . d
- [ |
r : 5
S I . A N = -
L L_' T
G-8 G-9 G-3, G-3T, G4
Rear Alley Access Option Tandem Front 2-Car
*» Garage on rear 50% of lot = No maximum. Front 2-Car with Trellis
encouraged. Front 2-Car with Room Above
» Breezeway encouraged. * These options ere-discourages
* No maximum. Wmehhbmﬂw
—eRibH e
. ARE NOT PELMITTED

{6 afic Plan Eveate as a(.’prova;‘
C\‘L\r Council Lesolohin A4-10:
s v/ia/as .
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Figure 7.3: Encouraged Garage Guidelines (6000 and 8000 sf Minimum Lots)

St
¥,
") ; fr
20 )
L

G-3
Front 2-Car
= Encouraged not to
exceed 10% of total units.

JC T

G-3T
Front 2-Car with Trellis

= Trellis 5' in front of garage.
* Encouraged not to

G-4

Front 2-Car with Room Abgve

= Second story unit above
garage encouraged.

* Encouraged not
to exceed 25% of total units.

exceed 15% of total units.

— e e =

.

5'F
—

5';;?_-

- F

5.' )
- : —' e f - F—— - —'—:
G-5 G-6 G-7 G-8
Standard Front with 3rd Bay  Standard 3-Car Standard Rear Rear Alley Access Option
* Third bay may be recessed  * No maximum. * Garage on rear 50% * Garage on rear 50% of
an additional 5'. of lot encouraged. lot encouraged.
* No maximum, * Breezeway and port- » Breezeway and port-
cochere encouraged. cochere encouraged.
» Zero setback at rear * No maximum.
lot line permitted.
* No maximum,
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7.4.2 ENCOURAGED LOW DENSITY PORCH PRINCIPLES

1.

Porches should be a prominent neighborhood design feature that may be incorporated
into residential elevations throughout the project area where possible.

Porches should be of sufficient size and scale to balance the appearance of the front
facade where possible,

Corner lot houses are encouraged to have wrap around porches on both street sides to
establish a strong “street relationship” where possible.

Figure 7.4: Encouraged Porch Configuraﬁbns ’

F-ﬁ_J [
P-1 P-2 P-3 P-4
Partial Porch Full Facade Porch 50% of Facade Porch Full Front / Partial Wrap
Parch

= Ok to violate side
setback with porch.
* Breezeway encouraged.
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7.4.3 ENCOURAGED LOW DENSITY YARD FENCING STANDARDS

1. Privacy walils and fences from the front setback to the rear lot line should be no taller
than 6 feet. All 6-foot tall fencing should be recessed a minimum of 3-feet behind the
leading edge of the building, facing the front yard.

2. All corner lot, sideyard fences over 3-feet shall maintain a minimum 10-foot setback.
3. Privacy walls and fences between the street right-of-way and the front setback shall not
exceed 3 feet in height and should not be constructed of chain link or similar utilitarian
materials.

Figure 7.5: Encouraged Fence Details |

AT T .
[ 4 7T
il ' | L
il 2 ] ; [~
| : i =
R el Lt
F-1 F-2 F-3
Picket Fence (3' Height) Solid Wood Fence (6' Height) Agricultural Fencing
» Permitted for Front Yards. * Permitted for side and back {Wire with Wood Posts and
yards. Framing, Up to 6'in Height)
* Permitted for back yards and
community recreational areas.
Y i NN '_..‘ W mamiables K
F-4 F-5
Chain Link Fence Masonry Wall
» Discouraged In street adjacent yards. » Discouraged in street adjacent yards.
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7.5 ENCOURAGED LOW DENSITY RESIDENTIAL ARCHITECTURE

7.5.1 ENCOURAGED ROOF AND MASSING VARIATION

1.

A combination of both one and two story units are encouraged through-out a housing
tract.

2. A minimum of four separate floor plans should be provided for each housing tract, when
possible.
3. One story units are strongly encouraged adjacent 1o arterial streets and Tioga Road.
4. Corner lot houses are encouraged to provide the same level of facade treatment on both
street frontages.
5. Each housing tract should incorporate a variety of roof and building massing, including:
A. Front gabled roof.
B. Cross gabled roof.
C. Side gabled roof.
D. Hipped roof.
N f
] .
) |80 L m | | |2
RM-1 RM-2
Front Gabled Roof (with Gabled Porch) Cross-Gabled Roof
| W - ey
T e [
RM-3 RM-4
Side Gabbled Roof Hipped Roof
* Flat roofs and Mansard roofs are discouraged.
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7.5.2 ENCOURAGED DETAIL AND ORNAMENTATION

1. Materials
Accepted materials include but are not limited to the following:

« Encouraged for structure, siding and
detailing.

M3 M4

Stone Brick:

* Encouraged for foundations and columns. « Encouraged for foundations and columns.
2. Material Changes Encouraged Along Horizontal Lines

wood

stucco B

¢ g e e >

» Wood treatment consistently applied = Matenal change Is along vertical corners
above a horizontal datum without a 4' material return are discouraged.

Changes in material should occur consistently along a selected horizontal datum on all
facades of the building. Concentrating all embellishment on the front facade leads to the
neglect of other facades which are frequently visible from the street and from
nelqhbormg residences, and results in a housing product of compromised aesthetic
quality. Instead, the construction should include a few selected materials that shouid be
universally applied up to a horizontal datum rather than treating the front facade as the
sole location of embeliishment. '

‘

\

.'
)
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7.5.3 ENCOURAGED GARAGE APPEARANCE

A Garage should not dominate the street, as in example below:

B. Garage door encouraged to be recessed a minimum of one foot.

Garage door racessed a minimum of 1 foot

Variety of siding materials
Flat and featureless garage elevations

~

Windows in garage doors

< ‘

"\.\

ENCOURAGED DISCOURAGED
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7.5.4 ENCOURAGED ROOF DETAILS AND MATERIALS

A. Encouraged elements include but are not limited to the following:

# : : -
| =
~3
R1 R2 R3
Dormers Trangular Knee Exposed Beams and Rafter Tails

R4 R5 R6

Flat Concrete/ Clay Tile Architectyral Grade * Red Barrel Tile is

* Are encouraged in Comnposition Shingles discouraged.
medium to dark grey/ » Encouraged in * Hay or earthen colored
brown color range; medium to dark grey/ tiles are permitted.
variegation encouraged. brown color range.
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7.5.5 ENCOURAGED PORCH AND COLUMN DETAILS

A in general, porches and porch suppoits should abide by the following:
1. Porch énd pier materials should reflect those of main structure, when possible.
2, Porch supports should be set atop a substantial pier base, when possible,
3. Detalling should be simple and refined, especially of piers and their caps and

bases, when possible.

w
!

[

o
PC-1 PC-2
. Porch Railing ~ Porch Support and Railing

et . S i Ve

PC-3 pPC-4
Single Support Post Single, Paired or Multiple

Support Posts
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7.5.6 ENCOURAGED WINDOW DETAILS

A. Encouraged window treatments include but are not limited to the following:

W1 w2 w3 w4
Shutters Window Boxes and Decorative Window Multi-Paned Window
Pot Shelves Moldings and Trim Glass ang Decorative
Window Heads
7.5.7 ENCOURAGED ARCHITECTURAL EMBELLISHMENTS
A. . The following architectural embellishments are encouraged:
r = T
Al A2 A3
Stone Exterior Extra Stickwork Trellising _
Chimney « Encouraged in gables or * Encouraged at porte-cochere
in porch detailing. or porch.
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7.5.8 ENCOURAGED DETAIL AND ORNAMENTATION IN CONTEXT

A. The preceding details are part of the regional style and character of Qakdale. Their use
should be considered as part of a building’s overall design, when practical. The

references below illustrate some of the appropriate contexts in which they may be
incorporated:;

A1l Stone exterior

R1 Dormer

R2 Triangular A2 Extra Stickwork
knee brace /
N
- A2 Extra stickwork
-~
llalsfa)
B Rl
£4 ' N
A3 Trallis P3 Paired support
P3 Single support post R4 Flat concrete/clay tile

W2 Window Boxes

M1 Stucco

W4 Multi-paned
window

glass and decorative
window heads
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7.6

ENCOURAGED MEDIUM AND HIGHER DENSITY DESIGN
PRINCIPLES

1. Areas of medium and higher density housing should be carelully integrated into the
surrounding neighborhood with creative architectural and site planning solutions, when
possible. '

2. Medium and higher density units should be compatible in scale and form to surrounding

low-density residential development. The general streetscape of sidewalks and street
trees should be maintained, and the dwelling units should be oriented to the street with
units having front entrances facing the. streets such as porches.

3. Common parking lots should be screened behind buildings and landscaping.

4, Side yard setbacks, building height and coverage, parking requirements, and other
residential development standards not directly addressed in the Specific Plan will be
reviewed and approved through the Planned Development process.

8. Architectural building designs should incorporate the architectural features, materials
and character elements encouraged for Low Density Residential in Section 7.5.

6. Creative use of arliculated facades and varied roof forms should be used to identify
individual dwelling units within the overall mass of an attached residential structure.

Good example of change in roof planes
S, : and wall articulation

TR P ST TR

. Architectural projections for
Encouraged Medium and High Density Building Elevation two stories
appearance with articulated facades and varied roof
forms.

s No change in roof line

ETaf b e

i

I = DO = T 1 |
Buildings without wall and roof
articulation are undesirable

Blank end wall
No change in wall plane
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7.7 ENCOURAGED COMMERCIAL DESIGN STANDARDS

The General Commercial area designated at the Highway 108 / Crane Road intersection will
complement nearby residential development and help to establish a distinctive gateway to the
City of Oakdale. Situated on the western edge of town, along the principal east-west route
through the City, the commercial development at the Highway 108 / Crane Road intersection
offers a unique opportunity to create a focal point that announces the City and establishes a
positive first impression to those entering the community. The site’s strategic location and high
visibility necessitate a well-considered design that speaks to the character of the community as
a whole, while also enhancing the economic viability of the planned commercial uses.

The character of the buildings and the landscaping will draw on Oakdale’s small town character
and agricultural heritage. The concept is to extend the fabric of historic Oakdale to this western
gateway. While located on what is projected to be a very busy intersection, the commercial
development will provide an active and well-defined commercial edge with plazas and walkways
that establish a comfortable outdoor pedestrian environment that encourages window shopping
and walking. Building massing, roof styles, and architectural elements should be used to
establish a more human-scaled environment, breaking up the scale of the development giving it
the appearance of a congregation of smaller buildings. Landscaping will help establish the
commercial area as a special place within the community.

The commercial center will provide opportunities for local-serving retail and office uses that are
oriented to both pedestrians and automobiles. On-site parking will generally be located behind
a landscape border and will be visible to drive-by traffic and convenient to the commercial uses.
In addition to comfortable pedestrian connections along streets, convenient pedestrian paths
should also be provided between plaza areas, parking areas, and surrounding destinations.

7.7.1 ENCOURAGED SITE PLANNING (SEE FIGURE 7.6 FOR CONCEPT PLAN)

1. The building architecture, site layout and overall landscape plan should be
organized to create a cohesive commercial environment that is scaled and
designed to the needs of pedestrians as well as vehicular traffic.

2. The commercial centers should be oriented toward J Street with storefront
treatments, landscaping and pedestrian connections. Service alleys, walls and
other utilitarian elements of the project should be located away from J Street to
the greatest extent possible.

3. The majority of the commercial buildings and anchors should generally be sited
along the eastern side of the commercial site (east of Crane Road), with
stores/offices facing out onto parking in the central part of the site. However, in
order to mark the key Crane Road / Highway 108 intersection, commercial
buildings should also be clustered near the intersection. Buildings at these
corners would help provide structure to this important gateway to the City, and
minimize the visual impact of the centralized parking. Various design devices
can be incorporated into the design of these corner buildings to highlight the
intersection and announce the commercial center, including setbacks at the
corner, accentuated entrances and additional height using architectural features
such as towers and cupolas.
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4. A special “gateway” treatment will be designed for the southeast and southwest
corners of the Highway 108 / Crane Road intersection. (Note: While the City will
undoubtedly desire to consider consistency of the “gateway” treatment on all four
corners, only the two southern corners are the subject of this Specific Plan
Area.) The exact configuration and character of this treatment will need to
evolve with the site specific design of the commercial development, but certain
concepts should be incorporated:

L The overall character of the gateway treatment shall reflect Oakdale's
rural, agrarian heritage through its overall design character and its use of
natural and rustic looking materials. The gateway should present an
attractive and pastoral entry to the community. The design should be
simple and restrained, and avoid the visual clutter and anonymity
associated with more typical suburban retail development.

L Development should be pulled back from each of the four cornersin a
consistent fashion to provide for the development of pedestrian plazas,
The plaza area at each corner could have a special paving treatment to
visually unify the four corners and ultimately to encourage pedestrian
movement between the commercial development designated for each
quadrant of the intersection.

n A consistent landscape and paving treatment should be provided within -
the corner setback areas. A key unifying element will be the introduction
of a formal planting of major street trees on each of the four corners.

The exact pattern of planting will depend on the tree species selected,
but should make reference to the rural agrarian landscape from which
Oakdale has grown.

5. Retail and office buildings adjacent to Crane Road and Highway 108 shouid
wrap, where appropriate, the front facade treatments (e.g., windows, display
cases, awnings, etc.) around to face these adjoining streets in order to maintain
an active and inviting edge for pedestrian and vehicular passersby, even if the
primary entrances to the buildings are internal to the site.
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7.7.2 ENCOURAGED COMMERCIAL CENTER ARCHITECTURAL CONCEPT

1.

The commercial development should have a unified, overall architectural
character that incorporates forms and materials that evoke the agricuitural
heritage of the local area.

While unified in their overall character, buildings should provide varied facades,
roof forms, architectural details and finishes to create variety within the whole.

Building facades should be articulated to divide the commercial frontages into
smaller and more traditional increments.

Vertical building elements should be used to break up what may be an otherwise
horizontal architectural composition. Facades where windows are not required
should vary building height and roof forms, and incorporate display windows,
permanent trellises and/or landscaping. _

Views of roof-top mechanical equipment should be screened in all directions
form roadways and adjacent areas by using parapets or by extending the roof
forms over equipment, where practical.

Building materials should reflect Oakdale’s climate and building tradition, and
convey a sense of permanence and durability. Wood board siding, wood
shingles, tile, stucco, stone, brick and/or colored and spit-faced concrete
masonry units are recommended.

Each commercial site will be required to have a master signage plan.

Signage should generally be integrated into the project’s architecture and scaled
to passing traffic and pedestrians in terms of size, location, lettering and lighting.

All exterior signage should consist of individual, three-dimensional lettering.
Canned signs and exposed electrical raceways are discouraged.

7.7.3 ENCOURAGED COMMERCIAL CENTER PEDESTRIAN ENVIRONMENT

1.

A system of pedestrian walkways and activity spaces shall be developed that
accommodates the safe movement of pedestrians throughout the commercial
area, encouraging visitors to browse among the stores, rather than just single-
point shopping.

Consistent pedestrian-scale light fixtures should be used to illuminate pedestrian
areas. Light design standards shall complement the project’s architecture.

Convenient pedestrian pathways will be designed to minimize pedestrian
conflicts with vehicular traffic.
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4.

An organized system of landscaping, lighting, site furnishings, and paving should
be designed to enhance the pedestrian environment and reinforce the site
circulation framework. '

7.7.4 LOADING AND SERVICE AREAS

@ s

1.

Storage, service and maintenance areas should be located away from J Street
and major public areas whenever possible and screened from public view.

Service and storage areas will be buffered from adjacent residential areas with a
combination of an 8-foot decorative masoriry walt and no less than a 10-foot
landscape planting butfer. .

Loading dock areas shall be screened by walls, berms, and/or plantings.
Enclosures, if used, should be a minimum of height of 8 feet.

Views of refuse collection areas should be screened from adjacent lots,
properties and streets.

Enclosures for loading and service areas should be designed as an integral part
of the building(s) served.

COMMERCIAL PARKING

1.

Adequate parking shall be provided to meet retail needs. No on-street parking
will be allowed on either Crane Road or Highway 108 along the frontages of the
commercial area. On street, parallel parking may be allowed on J Street.

Commercial parking areas shall have an average setback of 15 feet from
adjacent public roadways.

As much as feasible, parking areas should be broken into smaller increments
distributed throughout the site, rather than creating a large monolithic parking
area. Landscaping should be used in larger areas of parking to reduce the
visual dominance of cars and asphalt.

Trees should be planted throughout the parking areas at a minimum ratio of 1
tree per 5 spaces. Canopy-type trees should be selected to provide shade
during the summer. Tree species should also be selected that are relatively litter
free, and are deep-rooted so that they will not cause any significant damage to
the pavement.

In order to maintain a pedestrian scale and avoid unnecessary night light in
surrounding areas, parking lot light fixtures should not exceed 20 feet in height.
All exterior light should be appropriate to create an attractive light quality suitable
to retail and pedestrian uses.
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7.8 ENCOURAGED STREETSCAPE DESIGN

As described in the Circulation Element, the Specific Plan has been designed to provide a
coherent network of streets that relate residents to neighborhoods and neighborhoods to the
community. In order to encourage walking and biking as viable modes of transit, and to
establish a more sociable (i.e., “neighborly”) environment, the streets are designed to provide
an attractive, comfortable and human-scaled environment for pedestrians and bicyclists.: Other
than the street itself, the key elements that comprise the streetscape include the landscaping,
paving and lighting.

7.8.1 STREET TREES AND LANDSCAPE

1. A street tree planting plan should be provided with all improvement plans and
with any planned developments. The plan will identify the location and species
of all street trees.

2. Each arterial and collector streets should incorporate a themed street tree
pattern defined by a predominate tree species.

3. All streets shall be planted with street trees. In order to protect trees from
construction activities, trees shall be planted after the majority of the site
development and exterior construction has been completed.

4, Tree species that have a broad canopy are generally recommended because
they provide shade as well as a pleasant natural enclosure of the street. Regular
spacing of canopy trees often characterizes older neighborhoods in the Valley.

5. Deciduous trees are encouraged in order to highlight the changing seasons, and
to provide summer shading and an open canopy for winter sun and warmth.
Tree species should be selected that have a deep rooting growth character.

6. At the perimeter of the Specific Plan area, along Crane Road and F Street, the
street-side landscaping should be more informal in character to reflect the rural
character of the surrounding countryside. Trees should be planted in natural-
appearing groupings or clusters, and tree species should place emphasis on
native species (e.g., oaks, sycamores, etc.) and other species that are frequently
found in the rural portions of the Valley (e.g., poplars, locusts, etc.).

7. To achieve the scale appropriate for the F Street / Highway 108 corridor, it is
recommended that a tall tree species be planted along the length of the Specific
Plan Area. Such trees would be in scale with the proposed four-lane roadway
and able to make a significant entry statement to east-bound travelers. For
variety and interest, a mixed understory of flowering trees and shrubs should be
planted in drifts under the light canopies. Four-foot wide sidewalks should be
provided near the shade of the trees. A minimum 8-foot high sound wall will be
located along the edge of the residential development to mitigate the impact of
traffic noise on residents and or optional landscape berm (i.e. 6-foot wall on 2-
foot berm with a total height of 8-feet).
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10.

At the Willowood Drive entry to the Specific Plan Area, the informality of the F
Street / Highway 108 planting should be interrupted with the more formal
plantings proposed along the Willowood entry road. The street trees used on
Willowood Drive should extend out east and west from the entry for a minimum
of one hundred feet to announce the entry to the Specific Plan Area. See Figure
7.7 for an example of possible entry treatment at F Street and Willowood Drive.

The frontage along the east side of Crane Road should be improved with a
pedestrian / bike trail, shaded with a row of large canopy trees such as
sycamores or oaks. The understory will be planted with low-growing native
and/or drought-tolerant species that will require minimum maintenance, and
should be visually compatible with the rural countryside west of Crane Road.
See Figure 7.8 for example of possible entry treatment at Crane Road and Bridle
Ridge Way.

As the primary connectors to the larger community, the collector streets (J
Street, Bridle Ridge Way and Wiliowood Drive) are envisioned as formal tree-
lined corridors. Street trees along these corridors should be regularly spaced
and maintain the consistent use of a single tree species along the length of the
collector as it moves through the neighborhood. A different tree species should
be selected for the street tree planting along each these corridors in order to
establish distinct identities for each roadway. For example, two similar species
with broad spreading canopies might be used along Bridle Ridge Way and J
Street to define the two east-west collectors. For contrast, taller, more upright
trees might be planted along Willowood Drive.

7.8.2 STREET LIGHTING

1.

In order to maintain a traditional small-town, rural character for the community,
the residential areas should have low-level, pedestrian-scaled street lighting.
Within the development area, street lights should be used to visually punctuate
and enhance safety at street intersections. Beyond the intersections, lower
levels of illumination are sufficient for safety, and are important to preserving a
less urban character for the streetscape.

The design and spacing of light standards along F Street shall be consistent with
City street lighting along the rest of the F Street corridor. In order to reduce light
levels along the City's western edge and maintain the rural character of the area,
minimal street lights are recommended along Crane Road, except at key
intersections such as Crane Road / J Street and Crane Road / Bridle Ridge
Lane. lllumination of these intersections should meet City Standards for spacing
and wattage.

Decorative light standards and fixtures consistent with the City’s small town, rural
character are encouraged. Any non-standard lighting shall be approved by the
City.

All new and existing utility lines will be placed below ground during development
to reduce visual clutter and avoid conflicts with street trees.
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7.8.3 SIDEWALKS AND PAVING

1.

Unless otherwise permitted by the City, sidewalks should be situated along both
sides of all streets (local residential, collector and arterial) to facilitate pedestrian
movement.

Special paving treatments, such as texturing or interlocking pavers may be
considered in the crosswalks at key intersections. Key intersections might
include project entries from Highway 108, or Crane Road, and J Street, and at
maijor internal intersections such as Witlowood Drive / J Street and Willowood
Drive / Bridle Ridge Way. Any special paving must be approved by the City.

7.9 SOUND WALLS AND PRIVACY SCREENING

Sound walls will be developed along key Specific Plan roadways to mitigate
potential noise impacts related to traffic. As shown in Figure 7.10, sound walls
are proposed along areas of new residential development along Highway 108 / F
Street, Crane Road and Willowood. In addition, the sound walls will wrap around
the corners of the two cross streets with Willowood: J Street and Bridle Ridge
Way. Sketches of the possible design of these sound walls are shown in Figure
7.9. Areas between the street and adjoining sound walls will be landscaped to
minimize the visual prominence of the wall from the street and to create an
attractive landscape buffer.

A durable fence will be developed in sections of the Specific Plan that adjoin trail
corridors or agricultural edges. The durable fence may consist of green colored,
vinyl clad, chain link fence to minimize vandalism and graffiti along the City’s
master planned bicycle and pedestrian trail. The fence will be built in phases
along the OID easement and BNSF railway in conjunction with lot development.
Individual lot privacy may be enhanced visually with the addition of landscape
planting such as hedge rows, fence vines, or evergreen trees installed by either
the home owner or developer. Other fencing may be approved subject to the
review and approval of the City of Oakdale.

A decorative masonry wall will be built along the north side of Tioga Avenue to
help screen development from existing Tioga Avenue homes. Landscaping will
also be added along the north side of Tioga Avenue help visually screen views of
the new development from existing residences. See Figure 6.10.
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8.0 PUBLIC UTILITIES

This Chapter includes policies and action programs for water supply, wastewater, storm
drainage, and irrigation.

8.1 WATER

8.1.1 WATER SUPPLY

At present, the majority of the unincorporated Southwest Oakdale area obtains its potable water
from wells located on individual properties throughout the planning area. In addition, several
landowners in the area have an agreement with the Oakdale lrrigation District to obtain
irrigation water. The City of Oakdale provides water service to all users within the City Limits,
and will also provide water to the Specific Plan area once it is annexed and developed.

The City currently obtains all its water from the local groundwater supply. The quality of the
local groundwater is quite high, and does not currently require any treatment. The water
service area is divided into three pressure zones, served by seven wells. This Specific Plan
area is located adjacent to, and would ultimately be incorporated into, the pressure zone that
serves the J Street area and the industrial area south of town.

Water supply for Southwest Oakdale will be provided from an on-site system of wells. Three
potential well locations have been identified and are depicted on Figure 8.1, “Conceptual Public
Water Facilities Plan”. Groundwater is readily available, having been measured to be between
38.5 and 75.4 feet below the ground surface in the Southwest Oakdale area. [Information for
existing wells in the area indicate that on-site wells should have no problem meeting the City's
water supply requirements. The City's Draft Public Facilities Plan calls for the addition of a
supply well in the Southwest area of Oakdale that can generate minimum fire flows of 2,000
gpm, and that will have a minimum TDH of S0 feet, in addition to an appropriate elevation (at
the highest point in the service area) in order to maintain adequate pressures for fire flow
service. With approximately three new on-site water wells to be installed to serve the Bridle
Ridge community, it is expected that a storage tank will be necessary to provide flow
equalization and additional fire flows. The new Bridle Ridge water system will be designed to
link up with any such storage facility.
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8.1.2 WATER DISTRIBUTION

The City's current water transmission mains consist of a network of 10- to 14-inch pipes. In the
Southwest Oakdale area, existing water mains include, a 10-inch main in F Street (Highway
108) that extends west as far as Willowood Drive, a 12-inch main in J Street that stubs out at
the eastern end of the Project, and a 12-inch main in Lee Avenue east of the this Specific Plan
area. The Southwest Oakdale development will provide a looped distribution system that
consists of primarily 8- to 12-inch service lines. The looped water main distribution system,
water wells, storage tanks, and financing shall be consistent with the City's Pending 1998/1999
Water System Study.

Figure 8.1 shows the conceptual water system layout._ This water supply system shall be
designed in compliance with all pertment City of Oakdale Standards and Specifications. The
wells and distribution lines that comprise the system will be built incrementally by the
developers of Southwest Oakdale as needed to serve new development. Once constructed,
new facilities will be dedicated to the City to be incorporated as part of the municipal water
system. New facilities will be connected to existing distribution systerns and source wells in
order to provide the City with alternative routing capabilities in the event of failure of any of the
existing City wells or distribution mains.

As shown in Figure 8.1, an 8-inch water line may be extended from Crane Road, along the
tength of Tioga Avenue to provide water service to the existing residences in this subarea. The
timing of this improvement will be coordinated with other improvements (i.e., landscaping and
fencing) that are proposed along the north side of Tioga Avenue, between existing residences
and the proposed Bridle Ridge community. While the intent is that all residences within the
Specific Plan area will ultimately be served by the Oakdale Municipal Water System, the City
will allow the existing Tioga Avenue and Crane Road residences, that currently are served from
their own wells, to connect to the City's water system over time as desirable. As existing
residences connect to the municipal system, the City will require existing wells to be sealed to
protect water quality and public safety.

Areas south of the Burlington Northern and Santa Fe railroad will require a separate pressure

zone and an above ground storage tank (exact specifications need to be worked out with the
City). The pressure zone will be connected to the water line in Greger Street.
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8.1.3 IRRIGATION WATER SUPPLY

There are currently a number of water service agreements existing between OID and certain
rural residential landowners within this Specific Plan area. [t is understood that existing rural
residential landowners will continue to contract with OID, as needed, for the supply of irrigation
water based on its availability from the District.

To the extent new residential development requires the realignment of certain existing OID
service lines, it is expected that the developer and OID will work cooperatively to realign those
lines that pass throughout the Plan area in order to accommodate the proposed development.

8.1.4 GOALS, POLICIES AND OBJECTIVES

Goal: To ensure that an adequate water supply and distribution system are provided to
serve the Bridle Ridge Specific Plan area.

Policy 8.1:  The design and construction of all water system facility improvements will
be in conformance with City of Oakdale Standards and Specifications.

Policy 8.2:  Wells with adequate capacity to serve the needs of the Specific Plan area
will be developed on site.

Policy 8.3:  The water supply system shall be designed to provide adequate water
volumes and pressure to meet peak period and fire flow needs identified
by the City.

Policy 8.4: A water storage tank will be provided as needed to provide flow
equalization and additional fire flows for the Southwest Oakdale area. The
size and location of the storage tank will be determined in conjunction with
the City Engineer.

Policy 8.5:  Existing residences in the Tioga Avenue/Crane Road area of the Specific
Plan will be allowed to own and operate the existing private water system
independent of the City water system indefinitely. Future connections
connect to the City water system will be permitted at the discretion and
expense of individual landowners,

Policy 8.6:  As Specific Plan landowners connect to the municipal water system, the
City will require landowners to seal existing wells per Stanislaus County
Department of Environmental Resources regulations.

Policy 8.7:  Water quality in new wells will be tested to ensure conformance with City,
State and Federal water quality standards.

Policy 8.8:  Existing rural residential landowners in the Specific Plan area can continue
to contract with the Oakdale Irrigation District, as needed, for the supply of
irrigation water. Urbanized portions of the plan area will be disconnected

from the Oakdale Irrigation District at time of final map recordation.

[Specific Plan Errata as approved by City Council Resolution 98-10: 119/99]
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Policy 8.9: The Oakdale Irrigation District will re-align existing service lines that pass
through the Specific Plan area in order to accommodate proposed
development.

Policy 8.10: Automated water meters shall be installed on all new homes with City
approval.

Goal: To encourage water conservation in new development.
Policy 8.11: Project developers will be encouraged to incorporate water-conserving

measures in the design of buildings and landscaping. Such measures
might include:

= Use of water-conserving devices such as low-flow shower heads,
faucets and toilets; '
. Use of drought-resistant plant palettes within public rights-of-way,
median islands, public parks, and greenbelts;
n Limited use of turf in areas not specifically intended for recreation;
and,
] Use of water efficient irrigation systems within public rights-of-way,

median islands, public parks and greenbelts, and commercial areas.

8.2 WASTEWATER

At present, all of the unincorporated Southwest Oakdale area disposes of its wastewater
through on-site septic systems. The City of Oakdale provides wastewater services, including
collection, transmission and treatment to all users within the City Limits. Once annexed and
developed, this Specific Plan area will also receive wastewater service from the City.

8.2.1 WASTEWATER COLLECTION SYSTEM

Existing Collection System

The City's existing wastewater collection system is comprised of four major trunk lines that
collect sewage from a system of smaller diameter tributary branches and laterals and transport
it to the City's sewage treatment plant. The Oak Avenue trunk line, an 18-inch pipeline located
in Oak Avenue, serves the area in the vicinity of Oak Avenue and westward, including the
portion of the Specific Plan area north of the Burlington Northern and Santa Fe Railroad.
However, the Oak Avenue Trunk line has limited additional capacity available to accommodate
projected growth. The Oak Avenue Trunk line transports sewage north to the City of Oakdale
Water Quality Control Plant on Liberini Avenue, north of the Stanislaus River. A single, 18-inch
force main transports the sewage from the Oak Avenue Trunk and the rest of the City's
collection system over the river to the treatment plant. This single, over-head river crossing is
currently operating near capacity, and the lack of redundancy in the transmission of flows
across the river has been identified as a deficiency in the City's existing wastewater system.
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Although the City's collection system uses gravity flow as much as is possible, the wastewater
system must also use ten sanitary lift stations because of the topography. These lift stations
take the gravity flows from various neighborhood areas and pressurize them for further
transport through force mains. Lift station #7 is located on Highway 108 just west of Lee
Avenue and east of the Specific Plan area. A 12-inch main in F Street connects the lift station
to the Oak Avenue Trunk line at the intersection of Oak Avenue and F Street. The existing Jift

station lacks adequate capacity to serve the project area.
Proposed On-site Collection System

Wastewater generated by the Specific Plan area will be collected through a gravity flow system
(without need for an additional lift station) on-site and transported ofi-site to the City of Oakdale
Water Quality Control Plant on Liberini Avenue, north of the Stanislaus River for treatment.

The existing topography in the southern portion of the Specific Plan consists of mild variations
in grade with a natural drainage pattern toward low areas at the extreme east and west ends.
The wastewater collection system will be designed to follow the natural grade of the property in
order to avoid excessive sewer depths. Wastewater from the western and eastern half of the
area south of the railroad will gravity flow to the center of the property, from where it will follow
the proposed extension of Willowood Drive north, under the railroad, to the northern portion of
the Project. Approximate pipe sizes will consist of 6- to 8-inch local service lines, and 10- to 12-
inch east-west collector lines.

The northern portion of the Specific Plan area is generally flat, with an elevation that is roughly
25 feet lower than the southern half of the Plan area. Wastewater from this portion of the site
will be served by 6- to 8-inch service and collection lines. A trunk line in the proposed
Willowood Drive extension will collect sewer from the southern and northern portions of the
Specific Plan area and route the flow north to F Street.

Figures 8.2 and 8.3 show the conceptual sewer system designed for the Specific Plan area,
and how it relates to the City's existing system. Actual line sizes may be smaller than those
designated in the conceptual sewer master plan, based on consultation with City of Oakdale
during final master plan design. Sewer connections stubbed to Greger Street and SP #5 will be
needed.

Off-Site Wastewater Improvements

The ultimate destination of wastewater from the Specific Plan area will be the City of Oakdale
Water Quality Control Plant. As described above, wastewater from the areas to the north and
east of the Specific Plan area are currently served by the 18-inch diameter Oak Avenue Trunk
line and an 18-inch line that crosses the Stanislaus River. However, neither of these lines have
additional capacity sufficient to serve all of the Specific Plan's wastewater. Consequently, a new
sewer trunk line and river crossing must be constructed to convey wastewater from the Specific
Plan area, and the rest of southwest Oakdale, to the treatment plant. Based on the City's
Public Facilities Plan and discussions with City Staff, it appears that the most mutually
beneficial solution is the construction of a new Willow Glen Trunk line, which will parallel the
Qak Avenue Trunk line, and a new trunk line across the river. These new lines will be over-
sized to provide necessary capacity to accommodate development of the entire southwest area
of town (i.e., significantly larger than this Specific Plan area's needs) as well as other existing
neighborhoods in the City. A fee based reimbursement program or other financial
arrangements must be established to ensure that all users of the new system pay their
proportionate share of the improvements.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/89]
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Interim Wastewater Service

Until a new Willow Gien Trunk Line is constructed, the existing Oak Avenue Trunk Line may be
able to serve the initial phase of the Specific Plan's wastewater. Sanitary Lift Station #7,
located on the south side of State Highway 108 just west of Lee Avenue, currently lifts
wastewater into a 12-inch line along State Highway 108 which connects to the Qak Avenue
Trunk Line. This lift station currently serves residences in the area. City Staff has monitored
this lift station to determine its current leve! of performance and evaluate its potential to serve
additional units beyond those currently planned to participate. Results indicate that the lift .
station can meet the wastewater needs of approximately 100 additional homes.
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8.2.2 WASTEWATER TREATMENT

Existing Treatment Capacity

As discussed above, wastewater from throughout the City is transported north of the Stanislaus
River to the City of Oakdale Water Quality Control Plant on Libernini Avenue for treatment. The
plant uses oxidation ponds followed by a clarifier to treat the waste stream. Further treatment is
provided by land application, in which the effluent is treated by ground percolation.

Although the Water Quality Control Plant has implemented improvements to increase capacity
in 1984 and in 1990, the treatment facility currently experiences flows at design capacity during
peak production periods at the Hershey Chocolate plant. The City's Public Facilities Plan
indicates that any additional growth in the City will trigger the need for expansion of the existing
treatment facilities, and that such expansion can-be phased with the growth in population.

8.2.3 GOALS, POLICIES AND OBJECTIVES

Goal: To provide adequate wastewater collection, treatment and disposal for the
Southwest Oakdale area.

Policy 8-12: The design and construction of all wastewater facilities will be in
conformance with City of Oakdale Standards and Specifications.

Policy 8-13: Ensure wastewater treatment capacity and disposal facilities are available
to meet the needs of future development in Southwest Oakdale.

Policy 8-14: All wastewater facilities will be sized to accommodate ultimate projected
growth for Southwest Oakdale as adopted in the City of Oakdale General
Plan.

Policy 8-15: All new development will be required to be connected to the municipal
sewer system. Existing rural residences that are currently on septic
systems will be permitted to maintain and replace those systems. Future
will-be-allowed-te connections to the municipal sewer system will be
permitted at the discretion 1 of individual landowners and the Clty A sewer

connection stub will be provided at the east end of Tioga Avenue.

Policy 8-16: Phasing of Specific Plan development will be coordinated with the City's
Public Works Department to ensure adequate planning and implementation
of necessary improvements to the Water Quality Control Plant.

Policy 8-17: Wastewater collection facilities south of the railroad right-of-way will be
stubbed out to the south and east in order to accommodate connection to
the City's wastewater collection system by future development to the south
(SP#5). :

[Specific Plan Errata as approved by City Council Resolution 99-10: 119/99]
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8.3 STORM DRAINAGE
8.3.1 EXISTING STORMWATER DRAINAGE SYSTEM

The City of Oakdale currently provides a system of storm sewers, stormwater lift stations,
drainage basins, dry wells and french drains that captures the City's stormwater runoff. The
system of 12- to 42-inch storm sewers and eight lift stations directs stormwater to the ‘
Stanislaus River, OID system, or groundwater recharge. This practice is acceptable under
current NPDES Clean Water Act re?ulations as long as the discharge flow rate is kept at
previous years' levels and the runoff volume is retained for sufficient time to allow suspended
particulate matter to settle out. The drainage basins, dry wells and french drains have been
installed at low points in the community not only to reduce impact on the underground system of
s'florrn ?ewers, but also to assist with on-site collection and percolation of the stormwater into
the soil.

Due to the increased runoff that is projected with future development and the resulting increase
in impermeable surfaces, the City's Public Facilities Plan recommends that stormwater
detention/percolation ponds be used to handie the increased flows. Ponds are recommended
because they require a minimum maintenance, are low cost, and are currently providing
satisfactory service in various locations throughout the City. The Public Facilities Plan
ipecifixa)lly identifies the need for storage basins in the Specific Plan area (i.e., Case Study

rea it L1} .

8.3.2 PROPOSED STORMWATER DRAINAGE SYSTEM

In response to existing conditions and City policies, stormwater runoff within the Specific Plan
area will be controlled by an underground drainage system and retention or detention basins. A
conceptual storm drainage plan has been prepared and is shown on Figure 8.4, “Conceptual
Master Storm Plan”.

Hydrology Design Criteria

Storm drainage design for the Specific Plan area has been conducted in compliance with the
City of Oakdale Standards and Specifications, and Stanislaus County's Storm Drainage Design
Manual. The rational method was used to compute stormwater runoff for the Project area. The
stormwater collection system and drainage basins have been sized to accommodate a 10-year
frequency, 24-hour storm event, Design flows and quantities have been computed using a
runoff coefficient of 0.3 for residential development, 0.65 for commercial development, and a
mean annual precipitation of 13.5 inches.

Retention Detention System

Typically stormwater runoff from a development can either be detained in a drainage basin and
released from the site at pre-development flow rates, or completely retained on site and allowed
to percolate into the groundwater. The Counr?/'s Storm Drainage Design Manual specifies the
minimum required size of retention and detention basins by dictating both the design storm
frequencg, and the amount of time in which the basin must empty itself. Consistent with City
General Plan policy to use recreation and open Sﬁace facilities for detention ponds, the Specific
Plan creates parks that will be available to meet the retention/detention volume required for the
Project's stormwater system. By using selected parks as detention basins, the total volume of
stormwater runoff from the Specific Plan area will be detained on-site, then will be piped and
Rumped to the river along Crane Road, connecting to an existing 27" storm drain line at Crane
oad and Pontiac Avenue.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]
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8.3.3 GOALS, POLICIES AND OBJECTIVES

Goal: To provide adequate storm drainage facilities for the Bridle Ridge Specific
Plan area.

Policy 8-18: Provide a Stormwater Drainage System to detain all Specific Plan Area
stormwater runoff temporarily with a (City Owned) piped outfall connection
to an existing 27" storm drain line at Crane Road and Pontiac Avenue that
ultimately flows to the Stanislaus River.

Policy 8-19: Use designated park and open space areas as detention areas to facilitate
percolation of runoff into the groundwater system. Use only the
designated park areas for this purpcse, so that detention facilities can be
designed to appear as natural and inconspicuous as possible.

Policy 8-20: The developer shall provide a stormwater collection system for Tioga
Avenue and the landscape buffer that is connected to the overall project
stormwater collection system. The collection system will include
installation of a 6-inch concrete curb and gutter along the north side of
Tioga Avenue in conjunction with the construction of the buffer wall and
landscaping. Catch basins will be provided as required by the Public
Works Director and City Engineer,

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99] .
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Bridle Ridge Specific Plan ' Decernber 4, 1998
9.0 Community Services and Facilities

9.0 COMMUNITY SERVICES AND FACILITIES
9.1 PUBLIC SCHOOLS

9.1.1 EXISTING SCHOOL SERVICES AND FACILITIES

The City of Oakdale is served by the Oakdale Joint Unified School District which serves grades
K-12 and adults.

Qakdale Elementary Schools

Oakdale Elementary Schools operate three (3) elementary (K-6) schools and one (1)
intermediate (7-8) school. The Elementary Schools cover an area of approximately 125 square
miles in the north-central and north-eastern portions of Stanislaus County. This portion of the
District operates within two political jurisdictions: Stanislaus County and the City of Oakdale,
and has a comprehensive busing system that serves all schools within its District.

Over the past few years (from 1988-89 through 1997-98 school years), this portion of the
District has increased by 437 students to 2,988, or approximately 55 elementary students per
year. :

Fair Oaks Elementary School, which is located on Lee Avenue approximately 1/3 mile north of
this Specific Plan area is the closest of the three (3) elementary schools currently in operation.
Oakdale Junior High School, the City's only middle school, is located in the southeastern
portion of Oakdale, approximately 1-1/2 miles east of this Specific Plan area. It operates on a
year round multi-track schedule and is 5% over capacity based on state formulas.

The General Plan identifies eight (8) potential sites for new elementary schools, including one
(1) in this Southwest Specific Plan area. Its location is south of the Burlington Northern and
Santa Fe line, east of the proposed continuation of Willowood Drive, and north of the proposed
Bridle Ridge Way. The site contains approximately 10.1 acres.

Qakdale High School

The high schools within the district are: Oakdale High School, East Stanislaus Continuation
High School, Oakdale Adult Education School, Valley Oak (Independent Study) High School
and Oakdale Home Charter School. The total enrollment for the school year 1994-95 was
2,167 students plus 263 independent study students, totaling 2,430 high school students. For
the past few years (from the 1990-91 through 1997-98 school years), Oakdale High School, by
itself, had an overall increase of 228 students, from 1,240 to 1,468, or approximately 38 high
school students per year. Oakdale High School is at capacity based on state approved
formulas.
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9.0 Community Services and Facilities

9.1.2 PROJECT-RELATED INCREASES IN SCHOOL ENROLLMENT .

Development of this Specific Plan area will generate new demand for expansion of or addition
to local schools. While student generation factors are forecasts only, it is anticipated that the
buildout of this Specific Plan may generate approximately 623 new elementary students
(Grades K-8), 269 new middle students (Grades 7-8) and 407 new high school students at
complete buildout. This would theoretically resuilt in the addition of 65 total new students per
year on average if buildout of this Specific Plan area occurs over twenty (20) years, or 87 total
new students per year on average if buildout occurs over fifteen (15) years.

9.1.3 PROPOSED FACILITIES

Consistent with the City's General Plan, the Specific Plan reserves a 10.1 acre site for a new
elementary school in the area south of the Burlington Northern and Santa Fe Railroad. The
school site has been strategically located near the center of the proposed development area in
order best serve the new community. The location of the site near-the south of the intersection
of Willowood Drive and Bridle Ridge Way will allow buses and other traffic to move to and from
the school with minimal impact to surrounding neighborhoods. In addition, the proposed
system of parkways and on-street pedestrian facilities will provide convenient and safe routes
for students to walk and bicycle to school with minimal conflict with vehicular traffic. A
pedestrian walkway is proposed over-the-Wiltowoot-tunderpass-as-apart-of around the BNSF
crossing, that will allow students from the westetn eastern ha!f of the Specmc Plan Area to walk
/ bike to school withe toere Mitlewooe - 2. Also, the existing
railroad underpass at South Ash Avenue is"now proposed to be lmproved as a pedestrian- and
bicycle-only route that will connect into the Specific Plan's parkway system. .

!BRSP Amengment No. 2, approved by City Council Resolution 2002-152, 11/4/02]

9.1.4 FINANCING SCHOOL IMPROVEMENTS

Consistent with the City's General Plan Implementation Policy #171, which requires developers
and the school districts to reach an agreement regarding the construction and financing of new
school facilities prior to the issuance of building permits, the developers of Bridle Ridge, have
been negotiating with both the elementary and high school districts to agree on an appropriate
amount of mitigation fees.

It is anticipated that such an agreement will be ultimately reached in this case. If, however, the
school district(s) and the Specific Plan applicant are unable to reach an agreement on the
financing and construction of necessary school facilities, the issue shall be referred to the City
Council for final determination in accordance with the above referenced Policy #171. According
to the General Plan, mitigation measures sought by the school district shall be limited to
measures necessary to mitigate the impacts caused by the project as permitted by State law

and approved by the City. .}
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9.0 Community Services and Facilities

9.1.5 GOALS, POLICIES AND OBJECTIVES

Goal: To assist local school districts in their effort to meet the community's need for
quality education.

Policy 9.1:  Specific Plan developers and the local school districts will cooperate to
ensure that new homebuyers pay their fair share of adequate school
facilities through the dedication of school sites, the payment of
development fees, and/or the in-lieu construction and dedication of their
fair share of capital facilities.

Policy 9.2:  The Specific Plan shall allow for an approximately 10-acre site followin
dedication of all adjoining public rights-of-way for construction of a new
elementary school to educate the students generated by the development
of this Specific Plan area. g -

Policy 9.3:  Project proponents will keep the school districts advised on the proposed
phasing of Project development, so that the districts can plan and
coordinate necessary improvements to accommodate new student
enrollment,.

Policy 9.4:  The Specific Plan will provide for the development of a hew elementary
school which is easily accessible within the Bridle Ridge community, in
order to reinforce the importance of schools as a focus of social and
community activities.

Policy 9.5 All the normal public_infrastructure facilities, including but not limited to

adjacent guﬁilc streets, alleyways, sidewalks, utilities, and stub oui

connections for public waler, sewer, and storm drain facilities shall be

nstalled to serve the school site and provided by the developer of the
% tim

odden/Jackson properties pursuant to timing expectations identified
uring the approval of subsequent subdivision maps within the BRSP.

[BREP Amendment No. 2, approved by City Council Resolution 2002-152, 11/4/02]

9.2 POLICE
9.2.1 EXISTING POLICE SERVICE

Currently, police service for the planning area is provided by the Stanislaus County Sheriff's
Department. Once the Specific Plan area is annexed to the City and development begins,
police service responsibilities will transfer to the Oakdale Police Department. The Oakdale
Police Department , which operates out of its central station in the City Hall complex at 245 N,
Second Avenue, provides protection service, animal control service, and traffic patrol service
within the City. The Department currently provides uniform police patrol services through the
use of four patrol teams, one team per shift. Generally, there is a supervisor and three officers
(one per car) at any given time. Additional staffing resources are scheduled during peak need
periods and/or special events.

Department staffing consists of 23 sworn officers and 13 non-sworn (full and part-time)
positions. This equates to a sworn officer to 1000 population, ratio of 1.58. These staffing
resources meet the current policing needs of the City. Future development will require the
addition of staff to meet projected needs.
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9.0 Community Services and Facilities

9.2.2 PROJECTED PERSONNEL NEEDS

Development of the Specific Plan area will expand the Police Department's current service area
and the number of people to be served. At the current police-to-population ratio of
approximately 1.7 officers/1,000 population, the Specific Plan area may ultimately require
approximately 7 new sworn police officers at full built-out.

The Plan has incorporated a number of features in its design that are intended to improve the
safety of the new development, and should facilitate police service to the area. The developers
of Bridie Ridge propose an inter-connected system of streets, including major new street
connections to key streets such as J Street, Bridle Ridge Way, and Willowood Avenue, that will
facilitate reasonably convenient access to and surveillance of the new development. The
Project design also includes traffic-calming devices such as narrower streets and the placement
of parks that will help reduce traffic speeds, and pedestrian and bicycle improvements such as
bike lanes and off-street walkways that will increase pedestrian and bicyclist safety. The future
fire station will include space for a Police Depariment Office.

9.2.3 GOALS, POLICIES AND OBJECTIVES

Goal: To ensure that police services to the Specific Plan area are adequate to protect
the health, safety and welfare of existing and future residents, workers, and
visitors to the area.

Policy 9.5:  The City shall provide additional personnel and facilities as needed to
maintain City standards provided for in its General Plan for police
protection services in southwest Oakdale.

Policy 9.6:  The City Planning Department will coordinate with the Police Department
regarding the timing of annexation and proposed development, so that the
Department can adequately plan for the necessary expansion of services to
the Specific Plan area.

Policy 9.7:  The City Planning Department will review Police Department
recommendations on project design that affects traffic safety and crime
prevention including the utilization of CPTED Principles in public areas.

9.3 FIRE PROTECTION

9.3.1 EXISTING FIRE PROTECTION SERVICE

At the present, fire protection services are provided to the unincorporated planning area by the
Oakdale Rural Fire District. With annexation and development of the Specific Plan area the
City of Oakdale Fire Department will become responsible for fire protection services to the area.
Fire protection services provided by the City Fire Department include fire suppression, fire
prevention, and emergency medical assistance.

The Fire Department currently serves the City from its station at 325 East G Street,
approximately 1.25 miles east of the Specific Plan area. The Department has 11 full-time fire

9-4
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fighters, and supplements this with the services of 25 volunteers. The Department currently
uses four fire suppression vehicles, including three engines (one reserve), a rescue truck and a
ladder truck. With an Insurance Services Office (ISO) rating of 4 (on a scale of 1/best to
10/worst), the fire protection service provided by the Fire Department is rated as above average
for a city department of its size and type. The ISO rating is a measure of risk to assess liability
for insurance purposes. The criteria used to determine this rating includes:

. Total personnel of at least 1 per 1,000 residents;

. No less than three personnel available to respond at any given time;
. Service radius of not more than 1.5 miles from any station; and

. Water flow and pressure of 38-42 Ib/square inch.

The Oakdale Fire Department presently meets only the water flow and pressure standards.
The ratio of salaried firefighters to population is currently less than 1 per 1,000 (not counting the
volunteers), and at times, there are only two personnel to respond to emergency calls.

9.3.2 PROJECTED SERVICE NEEDS

In order to accommodate current residents as well as future growth, the General Plan calls for
fire protection services to be expanded through the addition of new fire stations in each

quadrant of the City that is projected for significant growth. Each station will be manned by a
single engine company. A 0.9 acre site is being dedicated within the Plan Area for a local
branch fire station. The site will accommodate a two bay station providing quarters and a staff

of three firemen, and office for a public safety officer, and space required for parking,

equipment and training. This station will be the one that ultimately has primary responsibility for
responding to calls in the Specific Plan area. ‘

At buildout, the Project would generate a need for between 4 and 5 new firefighters at a ratio of
1 per 1,000 residents.

9.3.3 GOALS, POLICIES AND OBJECTIVES

Goal: To ensure that fire protection services in the Specific Plan area are consistent
with standards maintained in the rest of the City.

Policy 9.8:  The construction of new facilities at J Street and Willowood Drive will
coincide with either the construction of the 500th residential unit or when
the City population reaches 18,000.

Policy 8.9:  Establish appropriate funding mechanisms to cover the development's fair
share of capital improvement costs (i.e., fire station and related facilities
and equipment).

Policy 8.10: Review Fire Department recommendations on project design relating to
access, water pressure, fire safety and prevention.
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Policx 9.11: The entire plan area will be detached from the Oakdale Rural Fire .

Protection District upon annexation. All fire protection and emergency
services shall be provided by the City of Qakdale Fire Department.

[Specific Plan Errata as approved cy City Council Resolution 99-10: 1/19/99]
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The reasoning behind the use of development agreements is found in California Government
Code, Section 65864(b):

"Assurance to the applicant of a development project that, upon approval of the project,
the applicant may procesd with the project in accordance with existing policies, rules
and regulations, and subject to conditions of approval, will strengthen the public
planning process, encourage private participation in comprehensive planning, and
reduce the economic costs of development.”

The Bridle Ridge Specific Plan and the Mitigated Negative Declaration places substantial
requirements on the development of the properties within the Southwest Oakdale planning
area. These requirements include financing, construction and maintenance of public facilities,
design standards, and mitigation of environmental impacts. For this Specific Plan, a
development agreement may be utilized for, but not limited to:

= Augment the City's standard development regulations in response to the particular
characteristics of each individual project;

= Spell out the precise financial responsibilities of the developer(s);

. Ensure timely provision of adequate public facilities for each phase of the project;

= Streamline the development approval process by coordinating various discretionary
approvals;

= Provide the terms for reimbursement of advances heretofore or hereafter made by the

Specific Plan applicants in cooperating to fund a portion of the City's General Plan
update, to fund this Bridle Ridge Specific Plan, to fund other pre-development costs, or
when a developer advances funding for specific facilities which have community-wide or
area benetit; and,

= Provide mutual certainty to both the city and the developer(s) regarding entitlements
given to the developer(s).

10.4.2 AREA OF BENEFIT ORDINANCE

The City may adopt an Area of Benefit Ordinance and form an Area of Benefit for those
properties benefiting from construction of public improvements described in the Specific Plan.
Area of Benefit fees may be enacted by the City of Oakdale through adoption of an ordinance,
without voter approval. The fee must be directly related to the benefit received. It does not
create a lien against property, but must be paid in full as a condition of approval. Benefitting
properties may be given the option to finance the fees by entering into an assessment district
(1913-1911 Act) or Community Facilities District (CFD).
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10.5 PUBLIC FACILITIES FINANCING STRATEGY MEASURES
10.5.1 OVERVIEW

The Bridle Ridge Specific Plan establishes the framework for future development within the
Specific Plan Area. This section of the Specific Plan describes proposed implementation and
financing strategies for public facilities in the Specific Plan Area. The final financing and
implementation strategy may be implemented through a Development Agreement with the
project developer and the City of Oakdale.

10.5.2 SPECIFIC PLAN IMPLEMENTATION AND FINANCING STRATEGY GOAL

Provide adequate public facilities when required to serve the Bridle Ridge Specific Plan Area
and surrounding expansion areas in a planned logical fashion, phased in response to market
demand, financed through the equitable participation of benefitting property owners /
developers, public agencies or property owners and implemented through public-private
partnership arrangements.

10.5.3 CITY OF OAKDALE EXISTING DEVELOPMENT FEES AND FUNDING
METHODS

A. FEES OVERVIEW

The following is a list of the existing City and County fees applicable to the Bridle
Ridge Specific Plan Area.

B. EXISTING CITY DEVELOPMENT FEE SCHEDULE

1. There are certain fees which will be required to be paid in accordance
with the adopted planning and community development department fee
schedule. Some of these fees would include the following:

Tentative Subdivision Map Application Fees
Environmental Assessment (Initial Study) Fee
P-D Zoning Application Fee

Tentative Parcel Map Application Fee

Lot Line Adjustment Application Fee
Rezoning Application Fee

The exact fee required depends on the specific application and will be
determined at the time an application is submitted to the City of Oakdale.

2. Certain fees are required to be paid prior to issuance of a building permit.
These fees include the following:

L Building Inspection Fees

] Sewer Connection
] Water Turn On

10-8




Bridle Ridge Specific Plan
10.0 Implementation

December 4, 1998

Water Deposit

Water Meter

Water Connection
Streets - Public Works
Wastewater

Water

Storm Drainage
Police

Fire

Parks and Recreation
Library

General Government

C. ADDITIONAL BRIDLE RIDGE SPECIFIC PLAN AREA FEES

In addition to the above mentioned City fees, the following are additional fees
associated with development of the Bridle Ridge Specific Plan Area.

1.

County Wide Impact Fee (PFF) - This is a fee established by Stanislaus
County to provide necessary capital facilities to accommodate new
growth in the surrounding area.

Southwest Oakdale Property Owner Reimbursement Fee - This fee has
been established to provide reimbursement to the property owner(s) that
have participated in acquiring the project entitlements for the Bridle Ridge
Specific Plan Area.

School Fees - This fee is required to provide the school districts the
funding necessary to mitigate impacts to accommodate new growth.

Pacific Gas and Electric (P.G. & E.) - Each developer may be required to
enter into a separate agreement with P.G. & E. to provide natural gas
service to their respective developments.

Modesto lrrigation District (MID) - Each developer may be required to

enter into a separate agreement with MID to provide electrical service to
their respective developments.

Pacific Bell - Each developer may be required to enter into a separate
agreement with Pacific Bell to provide telephone service to their
respective developments.

Cable One - Each developer may be required to enter into a separate

agreement with Cable One Company to provide cable television to their
respective developments.
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8. Oakdale Irrigation District (Q.1.D.) - Each developer may be required to .
enter into an agreement and/or coordinate with O.1.D. to facilitate
abandonment or relocation of existing irrigation improvements within thelr
respective developments.

10.5.4 POTENTIAL FUNDING METHODS

Analysis of various public financing techniques may be required to identify and develop the most
flexible and lowest cost financing program for necessary public infrastructure and facilities in the
project area. Each technique, or combination thereof, should be evaluated for suitability of fundlng
public infrastructure and facilities costs and its capacity to insure both adequate and timely provision
of infrastructure and facilities, and reasonable financial burden to new residents. Public financing
mechanisms that the City may consider include but are not limited to the following:

L Special Assessment District or Community Facilities District (CFD). The City may consider the
use of a CFD, Special Assessment District, or a combination of these and other financing
mechanisms to finance construction of the required public improvements to serve the Area of
Benefit. Some of the special taxes or special assessments may be due upon application for
building permits, and the remainder may be financed with the appropriate bond mechanisms.

= City Administered Municipal Bonds. The City may consider this through the sale of bonds for
infrastructure financing and the collection of development fees for debt service and-the

u Development Impact Fee Credit Rgimbursements. Project property owners / developers may
construct required infrastructure improvements in lieu of paying Development Impact Fees .
subject to City approval.

n Landscaping and Lighting District. The City shall require establishment of a district to fund
certain ongoing costs such as maintenance of street lights and landscaping.

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99),

10.5.5 PHASING

The preliminary segmented phasing of the development of this Specific Plan area is shown in Figure
10.2. This phasing proposal is conceptual in nature, having been formulated to be consistent with
good planning principles and market conditions at the time of this writing. 1t is intended that project
phasing will remain flexible enough to respond to changing conditions during the life of the project.
Development of the various phases may occur either concurrently or consecutively, and the timing
and composition of individual phases may be revised as conditions warrant.

As with most large planning areas with multiple property ownership, the timing of development for any
given property is unknown at this time. The preliminary phasing plan was developed to identify
infrastructure needs as identified in Table 10.2, The Financing Strategy shall allow for development
within the Bridle Ridge Specific Plan Area subject to the provision of the infrastructure necessary to
extend required services to support the level of respective developments. When warranted, the City
of Oakdale and/or the Area-of-Benefit District shall enter into a reimbursement agreement with the
property owner / developer to reimburse advanced funds used for infrastructure improvement

construction. ‘
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8. Dakdale Irrigation District (Q.1.0.) - Each developer may be required to

enter into an agreement and/or coordinate with Q.1.D. to facilitate
abandoniment or relocation of existing irrigation improvements within their
respective developments.

10.5.4 POTENTIAL FUNDING METHODS

Analysis of various public financing techniques may be required to identify and develop the
most flexible and lowest cost financing program for necessary public infrastructure and facilities
in the project area. Each technique or combination of techniques should be evaluated for its
suitability of funding public infrastructure and facilities costs and its capacity to insure both
adequate and timely provision of infrastructure and facilities, and reasonabie financial burden to
new residents. Public financing mechanisms that the City may consider include but are not
limited to the following:

L] Special Assessment District or Community Facilities District (CED). The City may
consider the use of a CFD, Special Assessment District, or a combination of these and
other financing mechanisms to finance construction of the required public improvements
to serve the Area of Benefit. Some of the special taxes or special assessments may be
due upon application for building permits, and the remainder may be financed with the
appropriate bond mechanisms.

. City Administered Municipal Bonds. The City may consider this through the sale of
bonds for infrastructure financing and the collection of development fees for debt
service.

L] Development Impact Fee Credit Reimbursements. Project property owners / developers

may construct required infrastructure improvements in lieu of paying Development
Impact Fees subject to City approval.

L Landscaping and Lighting District. The City shall require establishment of a district to
fund certain ongoing costs such as maintenance of street lights and landscaping.

10.5.5 PHASING

The preliminary segmented phasing of the development of this Specific Plan area is shown in
Figure 10.2. This phasing proposal is conceptual in nature, having been formulated to be
consistent with good planning principles and market conditions at the time of this writing. Itis
intended that project phasing will remain flexible enough to respond to changing conditions
during the life of the project. Development of the various phases may occur either concurrently
or consecutively, and the timing and composition of individual phases may be revised as
conditions warrant.

As with most large planning areas with multiple property ownership, the timing of development
for any given property is unknown at this time. The preliminary phasing plan was developed to
identify infrastructure needs as identified in Table 10.2. The Financing Strategy shall allow for
development within the Bridle Ridge Specific Plan Area subject to the provision of the
infrastructure necessary to extend required services to support the level of respective
developments. When warranted, the City of Oakdale and/or the Area-of-Benefit District shall
enter into a reimbursement agreement with the property owner / developer to reimburse
advanced funds used for infrastructure improvement construction.
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10.5.6 BRIDLE RIDGE SPECIFIC PLAN FINANCING STRATEGY .

1 The developer will receive a combination of credits and reimbursements {or
aggroprlafe on and ofi-site improvements. ‘

2. A Development Agreement will be the appropriate process for resolution (and is
subject to Council review/approval) of financial issues and mutually aqreed upon
financia protocols for the project.

3. The Public Facility Fee Program including its fees and mechanisms, are subject
1o revision which can potentially effect this project as it proceeds through the
entittement and implementation process.

A b el PO A s I Y VIO PO v WPy [y URUnny S | Wy [PEF WO | AP 3T P
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5.

The City is_currently reviewing changes to the current Public Facilities Fee. As a
result o% these sTuE”]‘lesLtﬁe Public Facility Fees in effect at_time of specific plan
adoption, may change prior to the submission of any tentative map applications.

{Note: All other text included under section heading 10.5.6 of the specific plan will be eliminated and
deferred to a development agreement.)

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99)
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(Note: This section will be completely deleted and deferred to the
development agreement.)

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99]
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BRIDLE RIDGE SPECIFIC PLAN AREA :
PRELIMINARY PUBLIC FAGILITIES INFRASTRUGCTURE
FINANCING STRATEGY AND PROJECT PHASING
DEVELOPMENT IMPACT FEE PROJECTS

TABLE 10.2

Development
. Impact Fee
unded Proposed
Infrastructure Project Primary Trigger Project No. Priority
Streets and Highways -
+ 1 _Wes! F Street (Eest Boundary-Willawood) Unit #1, Any Phase 1 1
2 Wesl F Steet (Willowgod-Crane) A2, A3, Ad, C1 1
3 " Crane Road (F-J) ClorAd 11 -
4 "~ Crane Road (J-RR) (See Nota 3) A4 Ba 12 —
5 _ Crane Road (RR lo Greger) (Ses Note 4) B4 ’ 12
6 _ Crane Road {Grager-South Boundary) B5 12 o
7 _ Greger Street (Willowaod-Kaufman) (See Note 5) B2, B3 19
8 _ Greger Streat (Willawood-Crane) (See Note 6) B4 {23rd Home) 20
9 _J Street {(East Boundary-Willowoad) {See Note 7) A1 (20th Home) 28
10 _J Sireet (Willowood-Crane) (See Note 8) A3 (22nd Home) 28
+ 11 _ Wiliowood Drive (F-RR) {Sea Note 9) Area B, Al, A2 16 1 —
+ 12 _Willowood Drive (RR-South Boundary) {See Nole 10) B1, B2 16 1
+ 13 Buringlon Narthem Sanla Fe Underpass Unit #1, Any B Phase 17 1
+ 14 _ Signal: Willowood / F Unit #1, Any Phase 42 1 _
15  Signal: Crane/ F (See Note 11) C1 38
16 _ Signal; Crane / J (See Note 12) C1 38
17 _ Signel: Crane / Greger (Sea Note 13) B84 41
18 _ Signal: Crane / Patterson (See Note 14) 8815t Home 33
19 Al Grade Railroad Crossing: Crane Road (See Note 15) 11,12
Wastewater Service
+ 20 WW Trunk (South Boundary Wiliowoad-WWTP) Unit #1, Any Phasa 47,48 1
21 WW Sub-Trunk: E Greger (Kaufman-Willowood) B1,B2 47,48, 51 1
22 WW Sub-Trunk: W Greger {Crane-Willowaod) B3, 8B4 50, 51, 57 1
23 WW Sub-Trunk: J Streat (Crane-Willowood) A2, A3, A4 52 1
24 _WW Sub-Trunk: J Street (Willowood-Sauth Boundary) At 62 1
Water Service (See Note 16)
25  Water Main; F Street To be determined 69 1
Water Main: Crane Road To be determined 68 1
Water Main: Willowood (F-OID) Unit#1, Any Phase 68 1
28 _ Water Main: East Greger (Willowoad-Kaufman) To be determined 69, 71 (.
29 Water Main: West Greger (Willowoad-Crane) To be determined 8,70 1
30 _ Water Main: Connections to Future South Property To be deteamined 70 3
31 Water Storage Tank To be determined 67 1
32 Wells To be datermined 64 i
Storm Dralnage (See Note 17)
33 _ Force Main: Crane Road (F-Existing line at Pontiac) To ba determined - 1
34 Trunk Line: Crana Road (F-South Boundary) Ta be detarmined = 1
35 _ Storm Draln Pump Station (Crane-F) To be determined - 1
36 _ Trunk Lines between Basing To be datermined = L I
37  Storm Drain Basins To be determined 89 1
Public Facilities
38 Fire Station Site Al 87
39 Fire Stalion Bullding 500th Unit o7
+ 40  EVA: Ash Avenue B1 - 1
41 EVA: Tioga Avenue A2 - .
42  Gateway Feature: West F/ Crana 1 130
43 Galeway Feature; West F / Willowood Al -
44  Gateway Feature: Greger/ Crane B4 =~
45  Gateway Feature: East Greger B2 i
46  Elementary School Site To ba determined by School =
47 _ Elementary School Facility To be determined by School =
Parks and Recreation
48 Nelghborhood Park #1 A3 103,121
49 ~ Neighborhood Park #2 Al 103,121
§0 _ Neighborhood Park #3 X1 103, 121
51 _ Neighborhood Park #4 B1 104,117 1
§2  Nelghborhood Park #5 B3 104, 117
53  Nelghtarhood Park ¥5 B4 104, 117
@i Community Park To be determined 105, 112
’ OID Trail (Willowood-Community Park) To ba detarmined 126,127
OID Trail (Willawood-Crana) To be detemmined 128,127
57 _ RR Trall Willowood-Crane) To ba determined 126, 127
58 ~ RR Tra (Willowood-Ash) Bi 128, 127

1

+ }gd{i‘caleds infrastructure required for development of the first unit of development in Area B South of the Burlington Northem Santa Fe
allroad.
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TABLE 10.2 NOTES:

1.

2.

10.

11.

12.

Refer to Figure 10.2 for the Preliminary Project Phasing Diagram.

Phasing of improvements may be proposed subject to the review and approval of the
City of Oakdale. Circumstances not known at the time of development of this Specific
Plan may dictate phasing requirements.

This roadway segment shall be operational prior to either of the following: (1)
Occupancy of any commercial or residential units fronting Crane Road in Phase A4 or
B4, (2) The extension of Greger Street to Crane Road.

This roadway segment shall be operational concurrent with the extension of Greger
Street and Crane Road. :

This roadway segment shall be operational prior to the first of the following: (1) Priorto
the issuance of the 41st building permit in Area B2; (2) Prior to the issuance of the 41st
building permit in Area B3; (3) Prior to the opening of the 15 acre community park

located in Area B2, should the park precede residential development in Areas B2 or B3.

This roadway segment shall be operational and connected to Crane Road prior to the
issuance of the 23rd building permit in Area B4 or the opening of the neighborhood park
in Area B4.

This roadway segment shall be operational prior to the first of either of the following: (1)
Issuance of the 20th building permit in Area A1; (2) Completion of the neighborhood
park in Area A1,

This roadway segment shall be operational prior to the firsf of either of the following: (1)
Issuance of the 22nd building permit in Area A3; (2) 40% completion of commercial
square footage allowed in Area C1 East of Crane Road.

This roadway segment shall be operational prior to the occupancy of any unit in Area B
or development of Phase A1 and A2, whichever occurs first.

This roadway segment shall be partially improved (minimum 24 foot paved width) in
conjunction with the improvement of the adjacent residential lots in Area B1. The entire
roadway segment should be completed in conjunction with the improvement of the
adjacent residential lots in Area B3.

This traffic signal shall be operational prior to the first of the following: (1) Initial
occupancy of any commercial area located in Phase C1; (2) The extension of J Street
to Crane Road and the occupancy of at least 50 dwelling units in Area A3 and/or A4; (3)
Satisfaction of one or more Caltrans signal warrants.

This traffic signal shall be inétalled and operational when J Street is connected to Crane

Road and there is occupancy of at least 50 dwelling units in Area A3 and/or A4 or any
occupancy of the commercial area.
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13.

14.

15.

16.

17.

18.

19,

This traffic signal shall be installed and operational when Greger Street is connected to
Crane Road.

This traffic signal shall be operational prior to the first of the following: (1) Issuance of
the 861st residential building permit; (2) Extension of Greger Road to Crane Road.

The at-grade railroad crossing shall be widened and improved in conjunction with the
widening of Crane Road between F Street and the railroad tracks.

Actual domestic water system improvements, pipe sizes and facilities consistent with
this Specific Plan, City Standards and the City’s Pending 1998/99 Water System Study
will be determined at the time of final design.

Actual storm drainage improvements, pipe sizes and facilities consistent with this
Specific Plan and City Standards will be determined at the time of final design.

The Table 10.2 Phasing Plan proposal is conceptual in nature. It is intended that project
phasing and improvements will remain flexible enough to respond to changing
conditions during the life of the project.

The triggering phase as identified in Table 10.2 js based on the assumption of full
development of previous phases withing the sub-area.
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10.6 ADMINISTRATION OF THE SPECIFIC PLAN

Decemnber 4, 1998

When this Bridle Ridge Specific Plan is adopted l:%?l‘ the City Council, it will be used to direct the

rocessing of future development projects within

e Planning Area. Given the extended time

rame for development, the following responsibilities, mechanisms and procedures will be
necessary to review, monitor, coordinate and integrate the phased development.

10.6.1 RESPONSIBILITIES FOR ADMINISTRATION OF THE SPECIFIC PLAN

Administration of the Bridle Ridge Specific Plan will be a joint effort of the City of Oakdale and
any developer who is proposing to eveIoR in the Specitic Plan area or who is a party to a

development agreement negotiated with t

e City.

10.6.2 DEVELOPMENT REVIEW PROCESS

The intent of this section is to summarize the procedural steps needed to review and approve

P

jects in the Plannin

obtained from the Oakdale Planning Department.

Summary of the Development Review Process

a

A proposed project (usually a subdivision map or
a development plan) is submitted to the Oakdale
Community Development Department for pro-
cessing.

If the proposed project is next to and involves
alterations to a wetland area, the applicant will
be required to submit pertinent information.

if a proposed project involves the dedication

of parkland or development of a park or other
open space area, pathway or trail, it must be
reviewed for consistency with this Specific Plan
and the wider communify.

Each proposed project shall be reviewed by staff
for conformance with City land use laws, engi-
neering standards and the provisions of the ™
General Plan, this Specific Plan, and any applicable
Development Agreement. :

A staff level environmental review will occur

for each proposed project. Environmental

review will determine whether all important
environmental issues were adequately addressed
by the Environmental Document for this Specific
Plan or whether additional study is needed.

Site development/design review for projects within
the Planning Area as required in this Specific Plan.
The Planning Commission shall review development
lans for residential and commercial development
or general consistency with the Specific Plan’s
Development Code, désign guidelines, and the
Mitigation Monitoring Program prior to submittal
for building permits.
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Summary of the Develgpment Review Process Responsible Parties

o Each project will be reviewed for its substantial Planning Staff
consistency with the provisions of the General Plan Planning Commission
and this Specific Plan. Based on findings, it will be City Council

approved, changed or denied.

10.6.3 SPECIFIC PLAN CONSISTENCY

Following adoption of this Specific Plan, no development plan, subdivision, use permit or other
entitlement for use shall be approved by the City and no public improvement shall be authorized
by the City for construction in the Bridle Ridge planning area until a finding has been made that
the proposed entitiement or public improvement is in substantial conformance with this Specific
Plan. In reviewing the consistency between the ultimate land use, street patterns, lotting,
landscaping, design chapter, and the like and this Specific Plan, it is understood that such
matters as are described or illustrated herein are illustrative of conceptual interpretations.
Subsequent development shall be generally consistent with such interpretations, recognizin
that ultimate buildout ma¥ include insignificant variations subject to identified needs and fiel
conditions. Approval of final development plans, on-site public improvement plans and use
%ermits'ari?o shall be substantially consistent with the applicable provisions of the Oakdale
eneral Plan.

All Specific Plan changes (both minor and major amendments) must be found consistent with
the Oakdale General Plan, or a General Plan Amendment may be required.

If any regulation, condition or portion of this Specific Plan is held invalid by a California or

Federal court these portions shall be deemed separate, distinct and independent provisions.

éhe |[}yagclhty of these provisions shall not affect the validity of the remaining parts of the
pecific Plan.

10.6.4 SPECIFIC PLAN AMENDMENTS

Substantive amendments to the Specific Plan may be requested by a developer or property
owner and may be initiated by the City in accordance with City procedures for initial Specific
Plan adoption. Specific Plan amendments shall be processed in accordance with City
ordinances. The developer can make minor amendments and technical corrections to the Plan
with the consent of the Community Development Director, as long as such changes do not
substantively alter the intent of the Plan.

10.6.5 ENVIRONMENTAL F’E VIEW

The EIR prepared for the City's General Plan update and the Initial Study / Mitigated Negative
Declaration prepared for this Specific Plan assess the anticipated environmental changes that
could result from the development proposed in this Specific Plan, Together, these documents
will act as a “master EIR" for the Specific Plan area, reducmg the need for project specific
environmental review under the Specific Plan. Pursuant to Section 15182 of the CEQA
Statutes and Guidelines, residential projects, which are in conformity with the Specific Plan are
exempt from subsequent environmental review, eliminating the need for additional EIR'S. For
non-residential and mixed-use projects that conform to the level of development prescribed in
the Specific Plan, the subsequent environmental review process will only need to address the
project's site-specific impacts. |If additional impacts are identified and a subsequent EIR is
required, general impacts which are addressed in the Specific Plan program EIR can be
included by reference. Overall, the existing environmental documentation should result in faster
processing of project applications that are consistent with the Specific Plan and the identified
mitigation measures.
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10.6.6 CONDITIONS, COVENANTS, AND RESTRICTIONS

Although Conditions, Covenants, and Restrictions (CC&R's) lie outside City enforcement
procedures, this Specific Plan recommends, wherever possible, the use of CC&R's to enforce
the design guidelines of the Specific Plan and to maintain landscape and open space areas and
the improvements of each development project.

Any CC&R's should reflect pertinent requirements contained in the Specific Plan. In addition,
provisions for the design and maintenance of fencing, landscaping, and open space areas and
other facilities within projects within the Specific Plan area, as well for the abatement of
nuisances, should be set forth in the CC&R's.
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- LEGAL DESCRIPTION

PROPOSED ANNEXATION AREA
FOR THE BRIDLE RIDGE SPECIFIC PLAN

ALL that certain real property being a portion of Sections 15, 16, 21 and 22, Township 2
South, Range 10 East, Mount Diablo Meridian, County of Stanislaus, State of
California, being more particularly described as follows:

BEGINNING at the Northeast corner of LOT 45 of the OAKDALE SYNDICATE TRACT,
as per the Official Map thereof filed for record on April 1, 1890 in Book 1 of Maps at
Page 5, Stanislaus County Records, with said point lying on the Southeasterly right-of-
way line of West “F” Street / State Highway No. 108 and with said point lying on the
existing Oakdale City Limits Line, and from which point the corner common to Sections
14, 15, 22 and 23, Township 2 South, Range 10 East, Mount Diablo Meridian, bears
South 76°47'35" East, a distance of 5387.77 feet, more or less; thence along said City
Limits Line the following twenty-four (24) courses: 1) South 27°18'08" East, 1259.65
feet to a point on the South right-of-way line of the Burlington Northern Santa Fe
Railroad; 2) North 75°03'07" East along last said right-of-way line, 782.03 feet to a point
on the Southerly extension of the Westerly line of the FELIX property as shown on the
Map of TIOGA ESTATES NO. 1, filed for record on October 1, 1968 in Book 22 of
Maps at Page 7, Stanislaus County Records; 3) North 27°18'08" West along last said
line and along the Westerly line of said FELIX property, 260.11 feet to the Northwest
corner thereof, with said point lying on the Southerly right-of-way line of “J” Street; 4)
North 67°37'45" East along the Northerly line of said FELIX property, 322.89 feet to the
Northeast comner thereof; 5) South 27°18'08" East along the East line of said FELIX
property, 200.43 feet to a point on the North right-of-way line of said Burlington
Northern Santa Fe Railroad; 6) North 74°32'48" East along last said right-of-way line,
1385.95 feet to a point on the Westerly right-of-way line of Wood Avenue; 7) North
27°18'08" West along last said right-of-way line, a distance of 165.00 feet; 8) North
62°41'52" East, 40.00 feet to a point on the centerline of said Wood Avenue; 9) North
27°18'08" West along said centerline, 484.62 feet to a point on the Westerly extension
of the Northerly line of LOT 6 as shown on the Map of LIVE OAK TERRACE, filed for
record on June 13, 1912 in Book 6 of Maps at Page 44, Stanislaus County Records;
10) North 62°27'52" East along last said line and along the Northerly line of said LOT 6,
353.70 feet to the Northeast corner thereof; 11) North 27°30'08" West along the
Easterly line of LOT 3 of said LIVE OAK TERRACE, 139.30 feet to the Northeast corner
thereof; 12) North 62°27'52" East, 20.00 feet to the Northwest corner of LOT 4 of said
LIVE OAK TERRACE; 13) South 27°30'08" East along the Westerly line of said LOT 4,
139.30 feet to the Southwest corner thereof; 14) North 62°27'52" East along the line
common to said LOT 4 and LOT 5 of the above mentioned LIVE OAK TERRACE,
312.70 feet to a point on the Westerly right-of-way line of Hinkley Avenue; 15) South
27°30'08" East along last said right-of-way line and along the Easterly line of said LOT
5, 139.30 feet to the Southeast corner of said LOT 5; 16) North 62°27'52" East, 30.00
feet to a point on the centerline of said Hinkley Avenue; 17) South 27°30'08" East along
last said centerline, 73.10 feet to its intersection with the centerline of “|" Street; 18)
North 62°27'52" East along last said centerline, 330.00 feet; 19) South 27°30'08" East,
390.00 feet to a point on the Southerly right-of-way line of “J” Street; 20) South
62°29'52" West along last said right-of-way line, 300.00 feet; 21) South 27°30'08" East,
325.85 feet, more or less, to a point on the above mentioned Southerly right-of-way line
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of the Burlington Northern Santa Fe Railroad; 22) North 74°57'17" East, 476.6 feet,
more or less, to the Northwest corner of LOT 1 as shown on the Map of the PACIFIC
PEA PACKING COMPANY COLONY, filed for record on June 26, 1916 in Book 8 of
Maps at Page 41, Stanislaus County Records; 23) South 00°24'22" East along the
West line of said PACIFIC PEA PACKING COMPANY COLONY, 1108.30 feet to the
Southwest corner of LOT 1 of said PACIFIC PEA PACKING COMPANY COLONY, and
from which point the Northeast corner of the above mentioned Section 22 bears North
89°31'22" East, a distance of 1008.85 feet, more or less; 24) continuing South
00°24'22" East along the West line of said PACIFIC PEA PACKING COMPANY
COLONY, 742.96 feet to a point on the Southerly line of the 40.00 foot wide right-of-
way for the Oakdale Irrigation District's Crane Lateral, with said point lying on a curve
concave to the Southeast, having a radius of 330.00 feet; thence leaving the above
mentioned City Limits Line and proceeding along said Southerly right-of-way line of the
Crane Lateral the following thirty-one (31) courses: 1) Southwesterly 10.86 feet along
said curve through a central angle of 01°53'11"; 2) South 59°03'55" West, 800.16 feet
to the beginning of a curve concave to the Northwest, having a radius of 620.00 feet; 3)
Southwesterly 195.34 feet along said curve through a central angle of 18°03'08"; 4)
South 77°07'03" West, 159.95 feet to the beginning of a curve concave to the North,
having a radius of 520.00 feet; 5) Westerly 259.01 feet along said curve through a
central angle of 28°32'19"; 6) North 74°20'38" West, 210.70 feet to the beginning of a
curve concave to the Northeast, having a radius of 370.00 feet; 7) Northwesterly 164.10
feet along said curve through a central angle of 25°24'42"; 8) North 48°55'55" West,
589.65 feet to the beginning of a curve concave to the South, having a radius of 230.00
feet; 9) Westerly 231.82 feet along said curve through a central angle of 57°44'58"; 10)
South 73°19'08" West, 434.28 feet to the beginning of a curve concave to the
Southeast, having a radius of 380.00 feet; 11) Southwesterly 145.99 feet along said
curve through a central angle of 22°00'42"; 12) South 51°18'26" West, 1872.11 feet to
the beginning of a curve concave to the North, having a radius of 240.00 feet; 13)
Westerly 301.46 feet along said curve through a central angle of 71°58'10"; 14) North
56°43'24" West, 322.42 feet to the beginning of a curve concave to the South, having a
radius of 160.00 feet; 15) Westerly 199.41 feet along said curve through a central angle
of 71°24'31"; 16) South 51°52'05" West, 1071.29 feet; 17) North 60°15'08" West,
214.97 feet to the beginning of a curve concave to the South, having a radius of 210.00
feet; 18) Westerly 246.94 feet along said curve through a central angle of 67°22'24",
19) South 52°22'28" West, 203.62 feet to a point from which the East quarter corner of
the above mentioned Section 21 bears South 89°38'46" East, 2220.49 feet; 20)
continuing South 52°22'28" West, 172.51 feet to, the beginning of a curve concave to
the Northwest, having a radius of 420.00 feet; 21) Southwesterly 197.18 feet along said
curve through a central angle of 26°53'54"; 22) South 79°16'22" West, 66.52 feet to the
beginning of a curve concave to the Southeast, having a radius of 105.00 feet; 23)
Southwesterly 130.74 feet along said curve through a central angle of 71°2023"; 24)
South 07°55'59" West, 165.20 feet; 25) North 82°04'01" West, 134.56 feet to the
beginning of a curve concave to the Southeast, having a radius of 210,00 feet; 26)
Southwesterly 177.72 feet along said curve through a central angle of 48°29'20" to the
beginning of a curve concave to the Southeast, having a radius of 1160.00 feet; 27)
Southwesterly 704.20 feet along said curve through a central angle of 34°46'57" to the
beginning of a curve concave to the Northwest, having a radius of 1540.00 feet; 28)
Southerly 268.92 feet along said curve through a central angle of 10°00'18" to the
beginning of a curve concave to the East, having a radius of 310.00 feet; 29) Southerly
159.33 feet along said curve through a central angle of 29°26'54" to the beginning of a
curve concave to the Northwest, having a radius of 290.00 feet; 30) Southwesterly
475.66 feet along said curve through a central angle of 93°58'38"; 31) South 89°11'44"
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West, 246.80 feet; thence leaving last said right-of-way line and proceeding South
89°36'17" West, a distance of 122.71 feet to a point on the West right-of-way line of
Crane Road as shown on the Official Plan Line thereof, filed for record on September
17, 1970 in Book 1 of Plan Lines at Pages 53 through 58, Stanislaus County Records;
thence along last said right-of-way line the following five (5) courses: 1) North 00°23'43"
West, 1751.27 feet to a point on the above mentioned Southerly right-of-way line of the
Burlington Northern Santa Fe Railroad; 2) South 46°57'25" West along last said right-
of-way line, 22.07 feet; 3) North 00°45'15" West, 135.18 feet to a point on the Northerly
right-of-way line of said Burlington Northern Santa Fe Railroad; 4) North 00°46'35"
West, 1038.22 feet; 5) North 00°02'38" East, 848.43 feet to the Southeast corner of
PARCEL 2 as shown on that certain map filed for record on November 28, 1972 in
Book 15 of Parcel Maps at Page 75, Stanislaus County Records; thence leaving last
said right-of-way line and proceeding South 89°10'11" West along the South line of said
PARCEL 2, a distance of 557.06 feet to the Southwest corner thereof; thence North
00°45'22" West along the West line of last said Parcel and along the West line of
PARCEL 1 as shown on said Book 15 of Parcel Maps at Page 75, a distance of 649.63
feet to a point on the above mentioned Southerly right-of-way line of State Highway No.
108; thence North 83°37'43" East along last said right-of-way line, a distance of 550.97
feet; thence North 73°43'36" East, a distance of 130.54 feet to the intersection of the
East right-of-way line of said Crane Road with the above mentioned Southerly right-of-
way line of State Highway No. 108; thence along last said right-of-way line the following
seven (7) courses: 1) North 76°24'55" East, 215.99 feet; 2) North 15°47'05" West,
20.01 feet; 3) North 76°24'55" East, 942.70 feet; 4) South 00°03'35 East, 20.57 feet; 5)
North 76°24'55" East, 115.00 feet; 6) North 00°03'35" West, 20.57 feet; 7) North
76°24'55" East, 1601.37 feet to the Southerly extension of the West line of LOT 20 of
the above mentioned OAKDALE SYNDICATE TRACT,; thence North 00°12'30" West
along last said line, a distance of 61.67 feet to the Southwest corner-of said LOT 20,
with said point lying on the Northerly right-of-way line of said State Highway No. 108
and on the existing Oakdale City Limits Line; thence along said City Limits Line the
following three (3) courses: 1) North 76°24'55" East, 631.20 feet; 2) North 62°29'52"
East, 732.50 feet; 3) South 27°18'08" East, 60.00 feet to the POINT OF BEGINNING.

SUBJECT TO all easements and / or rights-of-way of record.

Containing 529.3 acres, more or less.

NOTE: The bearing of North 00°31'35" West along a portion of the centerline of Crane
Road as shown on the OFFICIAL PLAN LINE FOR CRANE ROAD, filed for record on

September 17, 1970 in Book 1 of Plan Lines at Pages 54 and 55, Stanislaus County
Records, was used as the basis for all bearings included in this description.
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10.0 IMPLEMENTATION ELEMENT
10.1 PURPOSE

The preceding chapters of this Specific Plan provide the plans, policies and guidelines for the
orderly development of the Southwest Oakdale planning area. This chapter sets forth a variety
of implementing steps and regulatory and organizational procedures to implement the Specific
Plan.

10.2 SUMMARY: SPECIFIC PLAN IMPLEMENTATION PROGRAM

The following shows the approximate sequence of the key implementing steps that should be
followed by the City to effectively implement this Specific Plan.

= Prepare and circulate A Mitigated Negative Declaration on the Bridle Ridge Specific
Plan.

- Approve A Mitigated Negative Declaration and adopt a Mitigation Monitoring Program.

. File Notice of Determination with State Office of Planning and Research (OPR) and pay

environmental review fee to County Clerk.

. Adopt the Specific Plan.

= Adopt prezoning for the Specific Plan area.

= Annex currently unincorporated Specific Plan area into the City.

= Negotiate and adopt development agreements and set up financing mechanisms
(assessment districts, impact fee ordinance, etc.).

n Review and approve individual Tentative Subdivision Maps.

. Adopt Public Improvement Plans.

. Adopt Final Maps.

10.3 KEY IMPLEMENTING ACTIONS OF THE SPECIFIC PLAN
10.3.1 MITIGATED NEGATIVE DECLARATION

To meet the requirements of the California Environmental Quality Act (CEQA), an Initial Study
and Mitigated Negative Declaration, as authorized by Section 15168 of the CEQA guidelines,
has been prepared to assess the environmental impacts of this Bridle Ridge Specific Plan.
Given the substantial previous environmental review that was undertaken for the planning area
as part of the City's General Plan update, the City made a determination that an EIR is not
required, and that a Mitigated Negative Declaration was adequate to evaluate the Specific
Plan's potential to generate and mitigate any adverse impacts on the environment.

The Mitigated Negative Declaration covers the development of the Bridle Ridge Planning Area
as a total undertaking, although development is expected to occur in phased increments over a
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number of years. Together, the program EIR prepared for the General Plan update and the
subsequent Negative Declaration on the Bridle Ridge Specific Plan will expedite the processing
of future projects in the planning area. Projects that are substantially consistent with the Plan,
and are determined by the City's Initial Study to not result in new effects or require additional
mitigatior;, may be approved without further environmental documentation. For other projects,
only those factors with potential new impacts will require additional analysis.

10.3.2 APPROVAL OF THE MITIGATED NEGATIVE DECLARATION

When approving a Mitigated Negétive Declaration, the City will also adopt a mitigation
monitoring or reporting program for those mitigation measures included in the Negative
Declaration or made a condition of the Specific Plan's approval to avoid significant impacts.

10.3.3 ADOPTION OF THE SPECIFIC PLAN

In adopting the Specific Plan, the City Council will make findings that the project is consistent
with the content requirements and City objectives as identified in City of Oakdale Ordinance
No.1032. Assuming the Specific Plan is found to be adequate and consistent with City policy,
the City Council will adopt the Bridle Ridge Specific Plan by Resolution.

10.3.4 NOTICE OF DETERMINATION

After deciding to certify the Environmental Document and adopt the Specific Plan, the City,
must file a Notice of Determination. The Notice, which is intended to notify affected agencies of
the City's decision, shall be filed with the Stanislaus County Clerk and with the State Office of
Planning and Research.

10.3.5 PREZONING

Consistent with the City's Specific Plan Ordinance, the area will be prezoned to an SP-2
District. Adoption of the Specific Plan by the City Council will signify adoption of the SP-2 Zone
District by the City. However, the SP-2 Zone District will only become effective following
LAFCO approval and the City's acceptance of annexation (refer to Prezoning diagram in Figure
10.1).

10.3.6 ANNEXATION

The Bridle Ridge Specific Plan area is within the Gity's current Sphere Of Influence, but is
outside the existing city limits. The City will be required to adopt a Resolution Of Annexation
before filing an Application For Annexation with the Stanislaus County Local Agency Formation
Commission. (LAFCO)
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10.3.10 RESPONSIBILITIES FOR KEY IMPLEMENTING ACTIONS

The following table indicates the responsibilities for preparation of the documents discussed
above:

Table 10.1
Bridle Ridge Specific Plan
lMPLEMENTING RESPONS|BILITIES FOFl KEY ACTIONS
Key Implementmg Actlons 5 " Preparatlon =5 ndoptior

Negative Declaration City
Notice of Determination City
Specific Plan Developer -
Prezoning City
Annexation City
Site Plans/Design Review Developer
Tentative Maps Developer
Public Improvement Plans Developer
Final Subdivision Maps Developer City
Financing Plans Developer City

10.4 OTHER IMPLEMENTING ACTIONS

In addition to the foregoing key actions, the following actions will assist in Specific Plan
preparation.

10.4.1 DEVELOPMENT AGREEMENTS

The City and the developers within the Bridle Ridge Plan Area may enter into a mutually-
acceptable development agreement. Typically, such an agreement would be entered into
hefore Final Maps are approved.

Such development agreements may set forth the roles that will govern the developments as
they proceed through the approval process. Both the City and the project sponsors
(developers) would commit themselves to proceed in accordance with the terms of the
agreements. Under a development agreement, the City can agree to process future
development applications in accordance with the Plans and laws in existence at the time of the
agreements. In effect, the City promises not to change its planning or zoning laws applicable to
these developments for a specified period of time. Thus, future land use decisions are not
made according to the City's laws and policies in effect at that future time, but are made
according to the known laws in effect, when the agreements were entered into.
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10.3.7 TENTATIVE MAPS

The subdivision process in the Planning Area will be governed by the Subdivision Map Act, as
well as City standards and procedures. Tentative maps must be substantially consistent with
the Specific Plan. Given the size of the planning area, it is anticipated that tentative maps will
be prepared from time to time for one (1) or more phases of development, rather than one
tentative map for the entire area (see Figure 10.2).

10.3.8 PUBLIC IMPROVEMENT PLANS

The on-site and off-site public improvements necessary to serve the Southwest Oakdale
planning area will be specifically designed at the appropriate time by the applicant developer.
The applicant should prepare for City review and approval Public Improvement Plans,
consisting of detaiied engineering designs and documents for all utilities necessary to develop
the land uses identified in the Specific Plan. These plans should include an infrastructure
sequencing program that will allow orderly development throughout the Specific Plan area.

The sequencing program shall coordinate the installation of roads, sewer, water, drainage and
other utilities that must be in place prior to specific levels of development being permitted.

10.3.9 FINAL MAPS

When all issues associated with a particular Tentative Map are resolved, a corresponding Final
Map will be filed and approved by the City, in keeping with City standards and procedures, and
the Subdivision Map Act. Recordation of Final Maps is required prior to the sale of lots to new
home buyers.

10.3.10 PROJECT PHASING PLAN

The preliminary phasmg of the development of this Specific Plan s shown in Figure 10.2. The

phasing proposal is conceptual in nature, having been formulated to be consistent with good
planning principles and market conditions at the time of plan adoption._lt is intended that
project phasing will remain flexible enough to resgond to changing conditions during the life ot
the project. Development will begin with either phase B1 and/or A1 which may occur

concurrently. Subseguent phases will then occur in a consecut ve manner provided adeguat
infrastructure is provided. Phase C1 may occur at an tledurm the project provided

adequate infrastructure and street improvements have been provided. Phase X1, X2 and X3
cover areas that have previ ouslx develoged within the County. No sgecmc timeframe is
assigned to these areas which could be developed at any time following annexation grovided

adequate infrastructure is provided. The order, timing and configurations of phases may be
amended in the future subject to City approval,

[Specific Plan Errata as approved by City Council Resolution 99-10: 1/19/99],
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| FECORDED AT THE REQUEST OF AND §
® WHEN RECORDED PLEASE RETURN TO: . -

CIiTY CLERK

CITY OF OAKDALE

280 NORTH THIRD AVENUE
OAKDALE, CA 95361

LAW OFFICES OF MAYOL & BARRINGER -
POST OFFICE BOX 3049

MODES10, CA 95353

ATTENTION: JAMES D. MAYOL

DEVELOPMENT AGREEMENT BETWEEN CITY OF OAKDALEAND V.A,
AND DOROTHY R, JACKSON, CO-TRUSTEES OF THE DONALD D.
JACKSON AND DOROTHY R. JACKSON FAMILY TRUST DATED
AUGUST 18. 1993 AND EDWARD RODDEN, AN INDIVIDUAL,
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THIS DEVELOPMENT AGREEMENT (hercinafier referred to as “Agreement™
is made 2nd entered into this Sthday of Septesbex 2002, (the “Effective Date™) by and
between fie CITY OF OAKDALE, a municipal corporation (hereinufter referred to as “City™),
ané V.A. RODDEN, INC., a California corporation, DONALD D. JACKSON AND DOROTHY
R. JACKSON, CO-TRUSTEES OF-THE DONALD . JACKSON AND DOROTH-Y R.
JACKSON FAMILY TRUST DATED AUGUST 18, 1693, AND EDWARD RODDEN, AN
INDIVIDUAL (hereinafier collectively referred to as “Property Owners(s)” or “Developer™).

. RECITALS. |
This Agreement is predicated upon the following facts:

1.1 Code Authorization. The City of Oakdlale, a General Law city, is authorized

. pursuznt to Article 2.5 af Chapter 4 of Title 7 of the Govgrmncnt Ccde, Sections 65864 through \
' 65849.5, providing implementing legistation for the cnaénnmt of developraent agreements. to
enter into binding development agreements with persons having a legal or equitable interest in
real properties for the development of such praperties in order to estublish certainty in the
development process.

1.2 Property Qwners. Property Owness are the owners (as defined in section 2.1€) of

f:ertain real propeﬁicé located in the City of Qakdale, County of Stanislaus, California, more
particularly described in Exhibit "A™ (the “Subject Property™) artached hereto and incorporated
herein (the “Real Properties™). The Real Properties cansist of approitimztely 282 acres of]a.nd
withiz the Bridle Ridge Specific Plan of the City of Ozkdale and/or with'n the City’s 2015
General Plan area ang Sphere of Influence,

Y T
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1.3 Interest of Property Owners. 'Propcrty Owners represent that they havz an

equitable or a legal interest in the Real Propertics and that all other persons holding legal or

equitable interesis in the Real Properties are to be beund by the Agreeraent and have ¢videnced

said cons<ni by executing this Agreement in the apprepriate place.

14 rmeni of Parties. For the reasons recited hcrc;n., Prop=rty Ownm;s and City have
determined that the develnpment of the Real Propcrtics is 2 developraent project for which this
Agrecment is appropriate and that this Agreement:

a. wili eliminate uncertainty in plannil;g and provide for the orderly dwcloprﬁcnt
of the “Real Properties; |

b. insure progressive installation of nezessary improvemc.nts, By the Developer
and/or the City, in such manner that the construetion of infrastructur: or actual reﬁdcnccs by the
Developsr on the Real Properties, shall not be delayed by the lack of necessary |
imprevements/public infrastructure, 'mcludin_g but not limited to the availability of ti-.c Phase 2
Sewer Infrastructure (identified in Exhibit D hereto) on or before the time 760 building permits
have been pulled vithin the entirety of ihc Specific Plan area.

c. provide for public services ﬁppropzinte to the development of: .the Real
Properiies; _

d. insure attainment of the maximum effective utilization of res'::urces within the
City at the least economic cost to its citizens; .

e. achieve the goals and purpose of Sention 10.5.5 of the Spccific Plan which
prcvi&cs in persinent part, that project phasing will reraain flexible enough to respond to

changing conditions during the life of the project.
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. o) S_c_wir; As 10 the Phase 2 Sewer Infrastructure idcnt{ﬁcd as such in
Exhibit D, Clty agrees that it will use its best efforts to promptly select an engineer and
cause improvement plans 1o be created. City “urther agrees that unless it or a third party
has completed the consituction of thé Phase 2 Sewer Infrastructure as of the time 500
building permits have been pulied within the Specific Plan Area, that it shall have set
aside a sum of money cqual to the combined “Co‘.lca_tion" ard "Connection” fees of thc
City’s Dﬁclepmmt Impact Fees (DIF) set forh m Exhibit "}" (which u:ollcctively cquals
$1.536.00 per permit, multiplicd by 500 = $7¢5,00.00). City further agrees that said sum

- should be made imumediately available for rei:nbursement to the party constructing the
Phase 2 Scwc.' Infastructure to the reasonable: satisfaction of the City. Developers agree
they will forego credits for the sewer trunk line in Bridle Ridge Way in Exhibit “C™ until
the Phase 2 sewer infrastructure is complete aad the costs for the infrasmucture péid in

. full. Ir. the event the aﬁmﬁ cost of construction exceeds the zmount specified for the
Phase 2 Scwer L'xfrastruct‘;trc in Exhibit “C" by more than tef perceni (L.0%), the entize
shonfall shall be available as & fee crodit. At the option of the Deveioper. said entire
sho'r:f'all skal] be finarced by an increase to ths appropriate portibn of [h; DIF, or through
the formation of an arez of benefit a.sscsﬁnmt district as provided in C‘nap;er 3l Articfe
IX bf the City Code. City agreesto take 2} stzps necessary 10 increase the DIF or to form
an arez of beaefl assessment district, or take such other legislative action necessary 10
provide 2 mechaniss whcfcby Developer is reimbursed for such amounts cxcccc‘ﬁng the
cost specitied for said Phase 2 Sewer Infrastructure. In the event the actual cost of
construction is less than the amount specified in Exhibit C, Dcvclo-pcr shall receive credit

for that amoun, as oppesed to the credit set ferth in Exhibit . Nobwithstanding the

. : \" A Radden DA July 2002
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. ' | fox;f:going_, City agrees that it shall give due considcratioﬁ to the transﬁ:zr of available
funds via a loan from other DIF categories for the purpose of funding eonstruction of the
Fhase 2 Sewer Infrastructure. City undm-_stancls'and agrees that it is the intent of the
_ _Dcvclopcr to utilize whatever option provides for the fastest refbursement to the
Dcv:lﬁp:r. |

(ii) Drainage Basins, Parks and Trails Developer agress that oh or before the

the 200™ building permit is issued in Phase B- 1 of the Specific Plan, or such comparable
Phase as is approved by the City pursuan‘t to the filing of a final map, Dieveloper shall
have constructed the following improvedicnts in Park #1 of the Project:
a. site contour to accomraodate the contributed dual use of the site as a
park/storm detention arex;
b. curb, gutter, and sidewalk for the full perinaeter of thei- site;
. c. im’éation per approved plans and specifications;
d. seeded lawn;
e. 40-15 gallon trecs per acrx; ﬁpc to be dcllc:'miﬁcd by -Cit_y.
The parties agree that no building permit in Phase B-Z shall be issucd until the improvements set
fc’r*.h above have b@ complsted inPack # 1,
The same improvements shall have been constructed in Park # 2 of the Project on or before the
20C™ building permit is issued in Phase B-3 of the Specific Plan, or such comparable Phase as is
approved by the City pursuant to the filing of a final raap. The partiss agree that no building
pc;':'nit xr Phase B-4 shall be issued until the tmprovements set forth above have been completed

in Park # 2.

® o
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. {it1) Streets-Gregor/Bridle Ridge Way Extension: Developer a:gmc-s thatonor -
| before the 32815 Centificate of Oc'c:upancy is issucd within the Subject Properties, or

upon the partisl closure of the Ash Avenue railroad under crossiﬁg as described below,
whichever is earlier, Developer shall have corstructed to City standards the _mndwéy '
conﬁecting Cregor/Bridle Ridge Way from its terminus in the Specific Plan Area to thé
existing Greger Ave. near Kaufman Road to provige a second vehicular access to the -
project. The partics ﬁm'nc; agree that on or before the 328th Certificate of Occupﬁncy is
1ssued within the Subject Properties, or two years frdm the date of execution of this

Agreement, whichever is earlier, ﬁcvclopcr shall have caused the Ash Avenue railroad

under crossing to be closed to all thmugh trafite, cxcépting there from pedestrian and

limited emergency vehicle trafiic. The pedestrian and Jimited emergency vehicle traffic
shall be via an 8' X 8' box culvert dcsiéncd and constructed in accordance with
specifications 10 be provided by BNSF Railroad,

Notwithstanding the forcgoing, the Partics 2gree that the City shall not be rcs';;onsiblr: for
any delays in any development/construction of any infrasiructure/improvements caused,
prevented or defzyed by chcrs. or caused, prevented or delayed by teason of war, insurrection,
strikes, walkouts, riots, floods, earthquakes, fires, casialties, acts of God, govemmental

 restrictions imposea or mandated by other governmerital entities, enactment of conflicting state
or federal laws or regulaiions, new or supplementary ':nvimAnmmtal regulations, litigation, or
similar bases for excused pcrfonnanéc. In'such an cvent, the time for performance of the aci by

the City will be extended for a period equivalent to the period of delay, and performance of the

act during the period of delay will be excused.

. ' V' A Rudder, DA luly 2007 .
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. The Parties aﬁknowledge that the entirety of the "financing strategy” for the timing,

phasing and canstruction of public facilities infrastructure referenced in the Specific i’lan was
_ "Defesred tc 2 Development Agreement,” as part of the approval by the Cit};' of the Specific Plan.

Thus, the Partics further acknowledge that, the Agreement and any Projuct A;:r,:mvﬁ_ls allowed
thereby shall be the sole vehicle whereby the timing, phasing, and construction of the entirety of
the public facilities infrastructure and all othier terms and conditions pertinent thereto shall bc; sct
forth, and agreed to by the Parties.  In exchange for these benefits to n';xc City, 'togcﬂm; with the
public bencfits j:rovidcd by the development of the Rea) Properties, Property Owners desire 1o
receive the assurance that they may procccd with devzlopment of the Real Properties in -
accorﬁance with existing ordina:ces, in forc_c and effect upon the Effective Date pursuant to the
terms and coaditions containéd in this Agreement, based on the Project Approvals as defined in
Scction 2.15 of the Agreement. City acknowledges that development of the Real Propertizs is 2

. large-scale undertaking, involving major investments by Property Owners, with development
occum'x;g in various phases over several years, Property Owners are unwilling to incur the
required investment in development of the Project as hereinafier defined without binding
assurances from the City of i"nt: continuity of vested rights to develap the Project in accordarce
with the fees and eredits set forth herein, to proceed with the construction of infrastructure and
acrazl residences or: the Real Properties on the terms and cenditions set forth herein. City. in
turr, cannot be assured of realizing the benefits of the development »f the Projuct without
granting the binding assurances desire'd.by the Property Owners.

1.5 Public Hearings. On __ July 10, 2002 (date), the Planning Commissior: of

the City of Oakdale, after giving notice pursuant to Government Code S=ctions 65867, 65090

and 65091 held a public hearing on Property Owners’ application for the Agreement. The City

6 .
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i

Council of the City, after providing public notice as required by Iaw, held public hearings or. the

Agresmenton _July 15, 2082 (date).

1.6 City Council Findings. In approving the Agreement, the City Cowncil has made

appropriate findings that the provisions of this Agreement and the Proj ccf are consistent with the
Bridle Bidgc Specific Plan, and City's General Plan, as wcil as all other applicable plans,
policies and regulations of the City of Oakdale, and that the requir&:xcnts of CEQA have been |
satisfied and any residential dcw.;elopment and/or infrastructure pertinent thereto, that is consistent
witn the General Plan and the Specific Plan shall be exermpt from fusther CEQA raview provided
there is no significant change proposed to the Spcﬁ:iﬁc Plan that would require further review, as
defincd Ey applicable law, |

1.7 Specific Plan. Section 10.5.5 and Figure 10.2 of the Spesific Plan sets forth a nen-

binding preliminary pha.s‘.ng schedule and approach to new development, with the goal of

easuring the dvai!abil%zy of infrastructure (especially sewer treatment capacity) concurrent with

new development. By this Agrecment, the partics intend to fulfill the stzted goal of the Specific
Plax: to ensure the availability of such necessary infrastructure and, ta create the sole vehicle
whereby the ﬁm&ﬁg, phasing, and construction of the extirety of the public facilities

infrastructure and all other terms and conditions pertinent taereto shall be set forth, and

. reasonably agreed to by the Parties. The parties further agree, that as provided in Section 10.5.5.

project phasing will remain flexible enough to respond to changing conditions during the life of

the project.
1.8_City Ordinance. On _August S, .____.2002. the City Comcil of the City,
following a duly noticed hearing 2dopted Ordinence No, 1051 (10 be enacted). effective

ugon Sepe & . 2002, approving the Agreement.

VS Rudden DA Julv 2002
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NOW THEREFOF.E, in consideratior. of the terms and provisions of this
Agr;ecmml, the parties agree as follows: | |
2. | DEFINITIONS. _ |
Defined Terms: the following terms used in ﬁhis Agrocrixcm shatl have the
foliowing meanings: ) |
| 2.1 “Aga_:c_mem"' racans this Developmen: Agreement,
22 “Annexation” shall have that meaning set forth in Recital 2.1 l(ﬁ) of ﬁxis
Agreement. | B ’
-23 | “_C_l_tf‘ teans the City of Oakdale, Ce'ifornia.
24  “CEQA" shall mc‘a.n the California Enviroomental Quality Act.E

2.5  “Conditions of Approval™ means all conditions attached to the Project Approvals

corsistent with the Rules aﬁd chu]a.tions. Applicable Law and this Agreement.

2.6  “Effective Date” means the day and year first above written, as authorized by
Ordinance No. 1091 of the City of Oakdale.

2.7  “EIR" sball mean all envirorunental analysis done for this Projc-(ft, including but
not limited to the Certification of the Negative Mirigited Declaration /Eavironmental
Deicrmdnation Plan adopted and certified by City of (Oakdale City Council Resvlution No. $9-10
epproved January 16, 1999, and amended February 145, 1599,

28 “Vesting Teutative Mans™ shall mean the various phased vesting ientative

subdivision maps, which may hereafter be filed for recerd for each respective phase of

development of the Project,
2.9 “Final Maps™ shall mean the various, phased final subdivision mzps, which may
heveafier be filed for record for each respective phase of development of the Project.

_ 8
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2.10 "Maswr Tentative Large Lot Subdivision Map™ means a subdivision map whereby -

the Real Propzrties will be divided into large multi-acre lots, suitable: for sale to individual
builders. Individual residential lots will not be created by such a map but the zoning for certain

residential product types will be designated for each large 1ot contained therein. A draftofa

. proposed Master Tentative Large Lot Subdivision Map is attached hereto as Exhibit B and

incorporased herein by this reference. No portion of any of the multi-acrs parcéls created by any
Master Tentative Large Lot Subdivision Map shall be cligible for buildirg pcmﬁts until approval
and recordation of a final subdivision map for &1l or a‘portion of that specific multi-acre parcel.
Itis anticipated by Property Owners tixat the purchascr of any such mlulti-carc parcel(s) will
ultimately be responsible for further subdividing and creating Vesting Tentative and/or Final
Meap(s} for the same.
2.11 “Prior Approvals™ means those Project Approvals, which have been przviously

obtained by Property Owners, including but not limited to: :

a. City of Ozkdale City Council Resolution No. 99-19 approved January 16,
1999, and amended February 16, 1999, and each specific item approved thereby;

b. City of Oakdale Ordinance No. 1052 Amending tbe City of Qakdalz Zoning
Megp to Designaie Apprbximatc]y 530 Acrc Spcciﬁc’}“lan Area as SF-2 {Bridle Ridge);

¢ City of Oakdale City Council Resolution No, $9-71 adopted July 6, 1999,
Ordering the Bridle Ridge Reorganization to the City of Oakdale; S

d App@fal of annexation of the Real Properties (the *Annexation”) to the City
by astion of the Local Agency Farmation Comrnittee of Stanislaus Councy (LAFCO) pursuant to
Resolution No. 99-06 May 26, 1999, and 5ubso_q1icdt]:r consented to by the City pui'suant to all

requirements of Jaw.

V 4 Rodiden DA July 2007
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2.12, "City Amendments” means an amendraent to the City's Dievelopment Impact Fees

(DIF} adopting 2 fee schedule consistent with the fee credits to be provided to Property 0wucrs.
pursuznt to this Agreement in exchange for constructing those Public Improvmﬁcnts for
"Streets,” "Sewer," "Wates,” and "Drainage Basins, Parks and Trails,” 2s set forth respectively in
Exhibits "C," “D,”“E,", "F" and "G" attached hereto, which shall futve been obtained by the City
pricr to 61' conteraporaneous with the execution of this Agreement. By executing this
Agtcezném, the City represents it has reviewed and approved the Public Iiﬁpmvcmcm project list
fér the Subject Property obtained from the DIF which have been further dcﬁncﬁl and depicted in
Exhibits "C," "D," "E," “F," and "G," and the ;:ost estimates for the same set forth thcr’m'n_. Inthe
event any question of intqprctaﬁon asises as to the nature and scope of thc cons“tmcﬁon of any

specific Public Improvement set forth ip Exhibits °C," "D," "E,""F,"and "G," the terms of this

Agreement shall prevatl. Anached hereto as Exhibit "G" and incorporated herein by this

reference is the “DIF, as amended,” to be consistent with the City Amendments pertaining
spesifically to the Public Improvements, which, are part of this Agreement.

' A summary of the entirety of the infrastructure project categories and fee credits
exnad bg the construction of the same is attached hersto as Exhibit "H." The parties further
agree that any infrastructure required tn order to meet City standards in effect at the time of the
execution of this Agreement but which were not inciuded as a result of inadvertence, or added as
2 rzsult of information guined from more precise engineering, shall be incl.uded in this
Agreement and required to be constructed. In the event Developer i required to construct the
same. it shall be entitled to a fee credit for the cost of construction. At the option of the |
Developer, the cost ot'constr&ction for that item shall be firanced by an increase to the

appropriate portion of the DIF, or through the formation of an area of benefit assessment district

10

V' A Radden DA July 2002

Description: Stanislaus,CA Document-Year DocID 2002.121641 Page: 15 of 61
Order: 1745790 Comment:



. as provided in Chapter 31 Article IX of the City Code. City agrees to take all s.*:cps necessary to

increase the DIF or to form an area of benefit assessment district, or take such ether legislative -
action necessary to provide a mechanism wﬁmcby Developer is reimbursed for such amounts
ex¢eeding the cost specified herein for the paﬂiéuIar item. City nnderstands and agrees that it is
the intent of the Developer to utilize whatever option provides for the: fastest reimbursement to
the Developer. Nohvithstancﬁng the foregoing, City sigrees that it Shalf give due considcraﬁoﬁ 10

the transfer of available funds via 2 loan from other DIF categories for the purpose of funding

constructcn of any item for which there is a shontfall,

2 13 “Planning Director™ means the planning director of the City, or such pexson as the

City Adrinistrator shall designate to act as such for purposes of this Agreement.
Z.14  “Project” is the project for development of the Real Property as represented by the
Prior Approvals as noted in Section 2.11 hereof, as they may be amended from time to time,

2.15 “Project Approvals” means al] land use and building gpprovals, penmits and

entitlements granted by the City including, without limitation, Prior Approvals, Subsequent

Approvzls. City Amendments and Conditions of Approval,

2.16 ‘“Property Owners” means the person, persons or cnﬁ;y having a'l‘cga] or equiteble
imterest in the Real Propertics s described in Extibit A and includes the Property Owners”
sucCessers in interest.

217 “Real %Qmies" mcans; those real propénics owned by the Property Owners
Jocated in Oakdale, Califoruia, consisiing of aépmximatcjy 282 acres of land and more

particularly described in Exhitit A.

"
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2.18 “Reimbursement Azr}:emcnt" means thal certain Reimbursement Agreement for
Bridic Ridge Specific Plan /Annexation costs in the approXimate sum of 3700 pi:; acre as more.
particularly defined in Resolution No. 2001-03, adopted January 16, 2001,

2.19 “Rules and Regulations”™ means the rules, regulations, ordinances, laws, general or

spzcific plans, zoning, and official policies governing development, desigm, density and intensity
of permitted uses, growth management, envirunmental review, const-uction and building
stendards and design criteria relating to developmeni of real pmpcfﬁws within the City, andin

effect on the Effective Date of this Agrccment. E

.2.20 “Subsequent Approvals™ means any subsequent land us> or develcpment permit ar
entitlement appli=d for by the Property Owners or its successors in irterest with respect to
dzyelopment of th::.Rcal Properties, which reqinre the exercise of 1cgis]alivc or administrgﬁve
discretion on the part of the City. Said subséqucnt approvals shall be reviewed by the City and if
approved, shall be consistent with this Agreement, the Rules and Regulations, Ordinances,
General and Specific Plan provisions in effect upon ths Effective Date. Subscquent approvals
shall include but ot be limited to the foiroﬁng: |

a. Master Tentative Large Lot Subdivision Maps, Vesting Tentative and/or Final
Maps, which may include all or 2 part of the portions of the Real Progerties identificd in the
Specific Plan;

b. Uss pemits:

¢. Building Permits;

d. Any other approvals as may be necessary for the dnv::!opm:n% of the Project.

3 EXHIBITS AND RECITALS.

3.t Exhibits and Recitals Incorporated. The Recitals set cut in Section 1 hereof and

the Exhibits referred to in this Agreement, are incorporated herein as though set forih in full,

12

V A Rodden DA July 262

Ordexr: 1745790 Copment:



4. GENERAL PROVISIONS.

4,1  Rez] Properties Subject to the Agreement. This Agreement applies to and

govemns the development of the Real Properties a5 described in Exhibit A,

42  Duraton of Agreement. The term of fais Agreement shall commence updn the

Effective Drate hereof and shall expire on September 4 | 2017, unless extended By ;nurual'
agre:rﬁcn‘. of the parties in writing. Expiration of the Agreement shail nét affest any rights of
Preperty Owners atising from entitlernents for the Prejects appx-'ovcd 6r granted by the City prior
to. concurrently with, or subsequent to the approval of this Agreement. |

“4.3  Assignment and Assumption. Developer shall have the right to sell, assign, or

transfer this Agreement with all their rights, title and interests therein to any person, firm or
corporatién at any time during the term of this Agreeraent. The condittons and covenamts set
forth in this Agreement and incorporated herein by exhibits shall rur. with the 1and and the
beaehis and burdens shall bind and inure to the benefit of the parties. D::velnp::f shall provide
City with written notice of any intent to sell, assign, or transfer all ot a portion of the Subject
Property at least thir‘;y (30) days in advance of such action. Express written assumption by such

purchascr, assignec or transferee, of the obligations and other terms and conditions of this

~Agreement with respect to the Subject Property or such portion thereof sold, assigned or

transferted, shall relieve the Developer selling, expressly assumesd. The form of the Assumption
Agreement is atiached hereto and incorporated herein by this reference. :

4.4  Recording. This Agreement and all Amendments thereto, incluc:iing
Ac‘xminisﬁ-at‘.vq Amendments, shall be recorded in the official Records. |

45  Amendment or Cancellation of Agreenient. Except ai provided under

Section 7.11.4 hereof relating to the City's annual review and Sectioa $ hercof, this Agreement

13
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may be cancelied, modified or amended only by mutual written consent of the 3p:ax‘ti':':‘., n

arcordance with Government Code Sections 65867, 65867.5 and 65868.

46  Cancellaticn by Mutual Agreement: This Agreemen: may be cinceled at any time

by mutual written consent of all partics,

4.7  Amendment of Project Approvals. Upon .thc written request of ?mﬁmy Owners
for 2 miror amendment or medification to any of the Projeci Approvals including, but not
Emited to, (2) the location of buildings, streets and roadways and other physiczl facilities, or
{b) the configuration of the parcc!‘s. lots or development arcas, the Platning Director shall
determine whether the requested amendment or modification is consistent with this Agreement,
the General Plar and Specific Plan and applicable previsions of the Tity Zoning and Subdivision
ordinances in effect a5 of the Effective Date. For purposes of this Agreement, the determination
of whether such amendmenti is minor shall be msde by reference to whether such amendment or
modificaticn is minor in the context of the overall Prujects. If the PLanning Director finds that
the propos=d amendment is both minor and consistent with this Agreement, the General Plan and
Epecific Pian, and the applicable provisions of the City zoning aﬁd subdivision ordinances, the
Planning Director may approve the proposed ammﬁmcnt without nctice and public hearing. For
purposes of this Agreement and notwithstanding any City ordinance or n:solutioﬁ 10 the contrary,
lot line adjustments, minor variances as to densiiy, refocation of densitics which do not
materially alter the overall density of the Real Properties as preseatly set forth in the Specific
Plan and as contemplated in Exhibit B, bulk, height, lot coverage, and building setbacks and any

related entitlements, design review approval shall be deemed minor ameadmerts or

medificatons.

14

¥\ Rudden DA Juls 36502

bescription: Stanislaus,CA Document-Year.DocID 2002.121651 Page: 19 of 61
Order: 1745790 Comment: '




. 48  Binding Effect of Agreement. The provisions of this Ag:recmcni. shall constitute
covenants or §crvimdcs. which shall run with the lané. cofnpﬁs’.ng the Real Propertics, and the
burdc1';5 and benefits hereof shall inure to the benefit nf the City and all estates and interests in
the Real Propertics and all suc-cclrssors in intcﬁ of the parties hereto.

4.9  Notices. All notices, demands and correspondence required ot 1::rovided for ur_mdef
this Agreement shall be in writing and delivered in person or sent by certified rmuil, postage
prepaid. Notices to the City shall be addressed as Follows:

Bruce Bannerman
City Administrator

- City of Oakdale
280 N. Third Avenue
Qakdale, CA 95361

Thomas N. Hallinan, Esq.
City Attorney
Bush, Ackley, Milich & #Hallinan
366 West “F”" Street
. Oakdale, CA 95361

Steve Hallam
Planuing Divector
City of Oakdale
455 8. 5° Aveaue
Oakdale, CA 55361

Notices to Property Owners zhall be adldressed as follows:

V. A. Rodden, Inc.
P. O. Box 485
Oakdale, CA 95361

Donald D. Jackson eud !
Doroty R. Jackson, Co-Trustees :
of the Donald D. Jackson and

Dorothy R. Jacksoa Family Trust

P. Q. Box 485

Qakdale, CA 95361

Edward Radden
1488 S. Walnut Springs Place

() - | 15
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Groen Vallcy, AZ 85614 |

_ A paz‘ry.may.change its address by giving notice in writing to the other party in
the raanner provided gbove. Thereafter, notices, demands and other correspondence pertinent to
this Agn:tm‘cnt shall be addressed and transmitted to the new address. |

5. CONFLICTS OF LAW. o

5.1 Conflict of City and State or Federal Laws. In the event that sta:te or federal IAWS
or regulations enacted after the Effective Date of this Agreement proven: or preelude compliance
with one or mere provisions of this Agreement or require changes ir: plans, maps or permits
app?ovgd by the City, cach perty shall pmvidc the otber party with vritten notice of such state or
federal restriction, a copy of such fcglﬂaﬁon or policy and a statement conceming the conflict
with the provisions of tiﬁs Agrecment. The parties shall, within thirty (30) days, meet and confer
in good faith in a rca#onablc attempt to modify this Agreement to cemply with such federal or
siate law or regulation.

52  Council Hearings. After the partics have met and conferred pursuant to

Sestion 5.1 hereof, regandicss of whether the parties have reached ar; agr=ement on the effect of
the change in the federal or state law or regulation upon this Agreerrent, the matter shall be
scheduled for hearing befors the Council. Written notice of such hearing shali be given,
pursuant to Government Code Section 65867 or then applicabie statate. ‘The C;)uncil, at such
hearing, shall determing ﬁnc exact modification or suspension necessitated by such federal or
state law or regulation. Property Owners, at the heariag, shall have the right to offer oral ané
wrilten testimony,

5.3  Coopzration on Securing Perrnits. The City shall cooperate with the Property

Owners in the seciring of any permits. which may be required as a result of modifications,

amendments, or suspensions made pursuant to Section 5.1 hereof.

, 18
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54 Invalidity of Agreement/Severability. If this Agreement in its entirety is

determined by a court to be invalid or uhcxﬂ‘orcéable, this Agreement shall antomatically
terminate as of the dzte of final entry of judgment. If any provision of this Agrecment shall be
determined by a court to be invalid and unenforceabls, or if any provisicn of this Agreement is
rendered invalid or unenforceable according to the terms of any statute of the State of California
which became cffc;tivc afier the effective date of the adof)ting ordinance, and <ither party in
good fzith determines such provisions arc maicrial to its entering into this Agreement, that party
may =lect to tcz-minazclthis Agreement as to all of its bbligaﬁons remaining unperformed.

6. _DEVEVOPMENT OF THE REAL PROPERTIES.

6.!  Applicable Law.
| a. Asused in this Agreement regarding the Rcsidcntiai Property, the “Applicable
Law of the Project” or “Applicable Law" shall mean and include all of the following, which are
iz effect upon the Effective Date:
(i) City General Plan;
(i)  Bridle Ridge Specific Flan;
(i)  City Zoning Ordinance;
(iv) Design Review R'cgulm'jons; :
(v)  Theterms and coudiﬁdns of this Agreement, -
{(vi}  The tevms and conditions of the Project Approvals:
(vii)  All other Rules and Repulations of the City {whether the Lawe be
enacted by the City Council, the City Planning Comraission, or the voters on the
City of Ozkdale) in cffect on the Effective Date (the “Lavss™), including, without
limitation, the laws that related to or specify any one or more of the following:

the permitted uses of Jand or improvements: the density or intensity of use; the
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6.2

rental rates or vacancy rates or converiion controls regarding rc:iual pmpértics;
Jabor _fu]es and rates; and building and uniform code standards for construction
and occuparicy {subject to the excepticn in Section 6.3) of rh_is Agreement. .

(viii) Notwithstanding the foregoing subpafagraph (ivY, -not]u"ng in this
Agreement and/or the Applicable Law, whether now in existence or arising iv t.hc.
future, shali be interpreted to provide for or result in uny annual (or other) limit,
moratoriurm, or ether limitation upon the number of, or phasiﬁg or pacing of, units
which may be constructed on, 01; bxﬁld:{ng pcrmits which may oe obtained for lots
in the Real Propertics, the processing f:r approval of zny vesting tentativc. or final
r_ﬁap{s}, or any other Jand use cnti_tlcmmts, approvals, or permits, or the rate,
timing, or sequencing thereof, during the term of this Agreement; and

(ix)  All other Rules and Regulations in cffsct at the time of
dcv;lopmcnt of the portion of the Project to thch they 2pply, to the extent that
they do not conflict with eny of the items listed in subparagraphs (i) through (v)
of this Section 6.1{a) of this Agreement.

Vested Right. Developer shall have the vested right to develop the Real

Properties in accordance with the Applicable Law of the Project, anc. to otherwise rely on the

rights, bencfiis, entitlements as provided for in this Agreement, including but not limited to &s set

forth in Section 1.4 above,

6.3

Exception for Uniform Building Codesi. The provisicms ¢f Section 7.1 shall not

govem the application of the Uniform Building Code and other uniform construciion codes

relzting 1o construstion of the Project, provided that: (i) such unifonn cedes shall apply to the

Rez! Properties only to the extent that the applicuble code (and the applicable version or revision

VA Redden DA July 202
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. éf the code} is adopted by.City and is ineffectona Ei':yxiridc basis; {ii) such un%form codes shall
* be interpreted and appiied to con.;uuctfon upon the Real Prqpcru'cs in a reasonable @a
corsistent with the express provisions and limits on the particular uni fonn_éodé provision(s)
adented by City; and {jii) provisions of such uniform codes shall be intcrprctéd_ anﬁ applied to the
Real Propertics in a manner consistent with the generally prevailing interpretation of such |

provision{s) under the State Building Standards Code

6.4 Rc:;crvations or Dedications of Land for Public Purposes. Portions of the Rezl

Propeities are to be raserved or dedicated by tae Propurty Owners as shown in Exhibits C, D, E,
ard F. Such reservations and dedications are to be imposed in accordance with the Laws in
+ect upon the Effective Date of this Agreement, and otherwise shall be made in accordance
with the Subdivision Map Act and such Coﬁditiou:: of Approval to any Vesting Tentative Map(s)
. and/or Final Map(s), arid at the time required by the Subdivision Map Act and such Conditions
of Appraval.

6.5  Subsequent Enactments.

a This Agreement shall not preclude the City, in subsequent actions applicsble to
the Real Propertics from applying new Rules and Regulaticns, which do not conflict with tﬁe:
Apblicabk: Law or any provisions of this Agreement. However, any action or brbccoding of the
City thet has any of the foIloW_ing effects shall be considered in conflict with this Agmchent and
the Applicable Law of the Pr@jcct:

(i)  limiting or reducing the intensity or density of all' or any part of the
Real Properties, or athexwise requiring any reduction on the square footage or

total number of proposed homes, butldings or other irnprovements;
o | 18
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. _ - (i_i) limiting or restricting the development timing or 'phés'mg or paze of
the development of the Real Propertics in any manger; :

(ii1) _limin’ng the location of building sites, buildings, jgrading, or other
improvements on the Real Propnﬁcs in 2 manner which is inconsistent with or
more resirictive than the [imitations included in this Agreement;

(iv)  applying 1o the Real Preperties any lav/, re,gﬁlatir:nn, or rule
otherwise allowed l.ay this Agreement which is not uriformly applied oo a
Citywide basis to 2} substantially similar types of development projects in the

- City; or

(v}  =2pplying to the Real Propetties 2 moraorium or other limitation
affecting the proécssing or approvel of subdivision maps, building permits or any
other land use entitlements, approvals or permits, or the rate, timing or sequencing

. therenf; |

(vi)  applying to the Real Properties rent, vecancy or.c.onvcrsion

controls, regulaiions and/or palicies not in effect on the Effective Date; or

(LYY

(vii) zpplying to the Real Properties “prevailing wage,” “union shop,”
or other labor regulations or policies net in effect on tae Effective Date, except
those required by State or Federal laws and regulaiions.

b, The above list of actions is not intended to .bc comprehensive, but is
lustrative of the types of actions that would conflict with this Agreement and the Applicable

Law of the Praject -

c. All City actions in applying any allowable new Rules and Regulations

purperiedly affecting the Real Properties must be consistent with this Agreement.  1f City

;' . 20
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dentes any Subsequent Approval for the Real Properties on the basis thar it d_oés not comply with
a new Rule and Regulation, such denial must be consistent with this Agreementand the ™
Applicable Law of the Project, and City must specify in writing when making such denial the
modification or changes which ure required to obtain approval. Any such specified
modificatinne must comply with this subsection, and City shall approve any _subsoqucnﬂy
submitted Subseqeent Approval, which complies with the specified modifications. City and
Developer shall, with due diligcnéc and in good faith, cooperate to interpret any néw Rules znd
Rzgulations in 2 manner which provides for th? issumice of Subsequent Approvals, and shall
cooperate to require modifications to Subsequent Approvals consistunt with this Agreement and
the Applicable Law of the Project whenever reasonablc anci/or possible, rather than City denying
applications for Subsequent Approvals. Any denial of any application for any Subsequent
Approval which is based upon a Rule and Regulation. or any other factor which conflicts with
this Agreement shall be null and void.

d. TkaCity shall enforce the Reimbursement Agresment. wh.ich shall remain
in full force and effect, notwithstanding the approval of this Agxrcmcnt.

6.6 Conditions of Approval. Duc to the size and scepe of the proposéd project, the

development and improvernents of the Real Properties may be comy leteG in phases over the term
of ti-:is Agreement, The Developer may prepare, a Master Tentative Large Lot Subdivision Map,
Vesting Tentative Parcel Maps and/or Final Map(s) for the entirety znd/of a pottion(s) of the
Real Properties. The Conditions of Approval that may be placed on such maps, or other
entitlement, permit, or approval for such maps (collectively referred to herein as the “Phased
Maps") shall be govenicd by this Agreemeat. This Agatdnenr shall impose no greater or earlier

duty of performance on D_cvcl'opcr than the Conditions of Approval, which may be attached to
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any of the forcgoing raaps. The I"artics agree that, it is in the Conditions of A;;prova] for any
Vesting Tentative Map and/or Final Map where tht; tifning and extent of rcciuimd Public
Improvements shall ba s:;:t forth, The pamcs further ugree that, as p:'évided in Scct"mn 10.5.5 of
the Specific Plan, it is intended that the project phasing will remnain flexible cnough to respond to .
changmg conditions during the life of the project. Any such maps, or aniendments thereto, that
zre consistent with the Specific Pian and this Agreerent shall be processed in accordance with

Applicable Law.

- 7. FEES, CREDITS, DEDICATIONS AND PUBLIC IMPROVEMENTS.

“7.1  Fees. The DIF schedule (Exhibit H) shall constitute the entirety of City's fees
applicable to the Project for the term of this Agreement {subject to adjustment for inflation a-
provided in the DIF and except as otherwise provided in this Section 7). Developer shall pay
such DIF fees a‘t the time of oHtaining individuel building permits, except to the extent any such
fee is offset via a credit provided by City to Developer as set forth in Section 7.2 below, or is
otherwise amended as provided in this Agreement. The Parties agree that in the event of a
transfer of all or 2 portion of the Real Properties to & third party(ies), Prcperty Owners may retain
the righ 1o receive fee credits in the form of & cash reimburcement from the City, so long as the
purchasing third party(ies) transfeves(s) agree to pay the entirety of the DIF withou the credits
provided for in this Agreement, City shall pay seid cish reimburserzents to Property Owners no
less than quarterty provided that improvemens for which credits mzy be due have been
constructed at dcvciopcrs expense and accepted by City. Property C)wncrstcveloper may retain
the right to cash reimbursement for suzh fee credits by providing City wiitien potic_c ofits iqtent
to do so for any portion of the Real Properties and £o long as such specific improvements are

comgleted 10 the reasonable satisfaction of the City by Property Owacts/Developers. Property
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Owners shall hold City harmless from any third party claim for fee credits on a:'ity portion of the
Real Pmopertics. | |

7.1.1 Bui!diﬁg and Grading Permits. Upon application by Iscvcglopcr and
lpaymcm of propcr-pmccssing fees in accordance with the previsions gOV@ﬁng such fees
coniained herein, including the application of credits in lieu.c'f said fccs- as provided m
Section 7.2 below, City éhali issue building pcrm.its' to Developer consistent with the
Project Approvals and this Agreement, as they may be amended. In addition, upon
application By Deveioper, City ;ha‘ﬂ iss;uc 10 ficvdopcr site clearance permits, rough and

“final grading permits, demolition permits, and other permits required for grading

operations consistent with this Agreement,

7.2 Credit</Public Improvements. In lieu of puying the entirety of the applicable DIF,
City shall provide to Developer, as an offsct agelnst siid DIF, the credits set forth in Exhibits

*C," YD, “E,” “F.” and "G,"” in consideration of Developer constructing those certain Public

- Improvements also set forth in Exhibits "C,” “D,” *E,” “F," and "G". By this Agreement, the

Developer is entitled to proceed with the development of the Real Properties in accordance with
the rights, obligations and assurances of both the Developer and the City as defined in Section
1.4 akove, in accordance with the Applicable Law of the Project and otherwise on the terms and
condittons set forth berein. |
In the event the actual cost of construction exceeds the amount S'pcciﬁ:::d herein for the

particular item by more than ten percent {10%), said shortfall shall be financed in whole ot part

bjr the formation of an arca of benefit assessment district as provided in Chapter 31 Anticie IN of

the City Code subject to the legal limitations on any such procedure. City agrees to take 2ll steps

necessary to fonm an arez of benefit assessment district, or take such other legislative action
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neeessary to provide a mechanism whereby Developer is reimbursed! for sﬁch zmounts exceeding
the cost specified hcre.in for the particular item. Notwithstanding the foregoing, City agrees that
it shzll give due considcraﬁbn to the transfer of availsble funds via 2 Joan from other DIF
camgoﬁcs. for the purpose of fu_nding construction of any item for which there isa sﬁp&féll.

The parties further agree that any infrastructure icq\ﬁmd in order to rﬁu:t City standards
in cffect at the time of the execution of this Agreemert but which were ot included as a esult of
inedvertence, or added as a result of information gained from more precisc engineering, shal” be
included i this Agreement and required to be constructed. In th.c.cvcnt Develaper is rcqﬁircd to
construct the same, it shall be entitled to a fee credit for the cost of construction, At the option of -
the Developer, the cost of construction for that jtem shall be financed by an increase to the
appropriate portion of the DIF, or through the formatinn of an arca of benefit assessment district
a< provided in Chapter 31 Anicle IX of the City Code. City agrees to take all steps necessary to
increase the DIF or to form an area of benefit mmt district, or take such nther legislative
action nc-:,cssary to provide 2 mechanism whereby Developer is reirrbursed for such amounts
exceeding the cost speciﬁcd herein for the particular item. Nolwitﬁstanding the foiegoing; City
azrees that it shall give due consideration to the transfer of available funds from other DIF
categories for the purpose of funding construction of any item for which there is a shortfall. City
understands and agrees that it js the intent of the Developer to utilize whatever option provides
for the fastest resmbursement to the Developer, |

7.3 Condemnation by Citv. Condemnation of any real property(iesi upon which any

of the Public Improvements are to be located shall be occur in accondance with the Subdivision

Map Act of the State of California and other applicable law. Reimbursement to the Developer
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for any portion of iis real property(ics) required to be dedicated for'Fublic Impﬁnvcmcni(s) shall
te iv such amount as set forih in the DIF for suck item(s).

7.4  Parks, Open Space, Public Purposes and Dedications. Within sixty (60) days of 2

wriiten request by the City, Developer shall dedicate portions of the Rea! Properties required for
parks, open space and/or such ot'nc-r ﬁublic PUIpOSES #nd oﬁxerwi-se puxsnant 1o the terms and
conditicns set fortn in Section 6.4 above. In exchange: for such dedications, Developer shall
receive such credits aoainst the DIF, as are set forth in Exhibits "C," "D, “E,” "F" and "G" and
summarized in Eﬁibir L § !

7.5 Development Timing. To the extent that the Project may or will be developed in

phzses, Developer shall not be required to fnitiate or complete development of any particular
prase of the Real Propertics within any period of time except as provided in the Conditions of
Approval By entering this Agrecment, Developer shall not be obligated to build any
structures, make any improvements or otherwise develop the R'cai Property; provided, however.
tkat Developer must comply with all applicable termas of this Agreemant it; Developer builds any
structures, makes any improvements, or otherwise develops the Real Property.

7.6 Fees, Conditions and Dedications. Property Owners shall make only those

dedications, comply with oniy those conditions, and pay only those fees expressly preseribed in
this Agreement or in force and applicakle to the Projects as of the Effective Date of this |
Agreement subject to Section 7.7 below.

7.7 | Processing Fees. Other than the fees and corresponding credits agn:cd 10 purshant
to this Agrécment and the DIF, the City may only charge the processing fees for land use
2pprovals, building permits and other similar permits and entitlemen’s customarily applied to
similar projects.
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‘ . 7.8  Police Power, Taxing Poweat. The City shall not otherwize impnse or enact any
additional conditions, cxacﬁons, dedications, fees or regulations, throngh the exercise of either
the police power or the taxing powes, related 1o the development of the Projects which are not in

~ exisience at the time of the Efi'cctivc Date of this Agreement and as axpressly permitted by this
Agreemicnt; provided, however, that the City may impose additionél fees, dedications or
exsctions that are directly imposad by anotier govermnmentsi agency. The conds?n'ons, exactions,

‘ dedjcaricf.s, faes or regulatinns applicable to tixc Projects as provided in the Pftvjcct Approva's, or
as provided in this Agreeraent, shall not be mbjdét to mbdiﬁcation or renegotiation by Cityasa
result of an amendiment to any of the Project Approvals or of this Agreerient, er asa result of the
filing of any newr subdivision map or parcel map, or any resubdivision of the properties
{including a merger or lot line adjustment or the creation of new lots within a designated
remainder parcel); provided, however, that if the new map or resubdivision of the properties

. increases the density of the Projmﬁ the City may impasc additional fees on the new units added
by the new map or re-subdivision to address impects of the additions! deasity and to adjust for
effect of excess credits given on carlier homes. Thig may result in a surcharge on subsaquent
homes,

79  Design Review. To the extent that City has not previously appn;)vcd final design
dewails of & sﬁuﬂurc or improvemcﬁx to te developed on the Real Properties as part of the
Project, the Planning Director, on behalf of the City may consider and approve such design
de:aiis prior to issnance of a building permit for such structure or irm_mv:mcm: All City actions
in approving, denying, or madifying such design details must be reasonalble and consistent with
this Agreement. If City denies any design review for a structure or improvement that is part of

the Rez] Properties, City will use its best efforts, within ten (10) dayx of such denial. to specify in
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. writing the modifications which are requircd to obtain design review apvprm(a!.'S }.&ny such
specified madifications must con;xply with this section, and City shall approve :m)'; design details,
which are subsequently submitted for City review and which comply with such specified
medifications. City and Developer shall, with dus diixigéncc and in good faith, cooperate to
obiain end issue design review approvals, and shall caoperate ta require modifizations rather
‘than denying design review applications whenever reasonably possitle.

7.1 Life of Subdivision Maps., Pursaant to Government Code Section 66452.6{(a), the

te:m of any Vesting Tcﬁ\'aﬁvc Large Lot Subdiv‘ision Map. Vesting Wentative Map, or Final
Map, or any resubdivision or amendment to any such 'maps (including any Jot line adjustment or
merger of iots within fhe properties) filed concuirent with or subécqu.cnt to the Effective Date of
this Agreement shat! automatically be extended for the term of this A.grocmcnt;' '

711 Cooperation-Implementation.

. _ 7.11.1  Processing, If necesséry or required, upoh ss.ﬁsf;a.ctory sompletion by
Property Owners of all required preliminary actions ard payments of aﬁpropn'at‘c processing
fees, if any, City shall promptly commence and diligently proceed to complete all steps requived

Cor n:;:cs.sary for the implementation of this Agreement: and the development by Property Owners
cf the real Properties in azcordance with the Project Approvals, including, bu? not limited to, the
following:

(2) Scheduling, convéning and concluding all required p'ilb“c hearings
consistent with appliéable laws and regulations in force as of the Effective Date.

(b) Processing and approval in an expeditious macner, all maps.
improvement plans, atnexation requests, land use permits, building plans and
spcciﬁcationé and other plans reiating to the development of the Rca] Properties filed by

. - 27
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Property Owners, including, but not limited to, all zoning, Maste> Tcn:z:ztfvc Large Lot

Subdivision Map, Vesting Tentative Maps, Final Maps, resubdivisions, amendmcnts to

maps, subdivision improvement agreements, lot line adjustments, encrcachments, grading -

end building permits. associated zoning actions and related matters as necessary for the

completion of the development of all lots and parcels comprising the Project. |

Pmpcﬁy Owners shall, in a timely menner, provide the City “with all docwrments,
applications, plans apd other inforroation necessary for the City to c:my'out its obligations
hcrcuncicr and shall cause Property Owners’ plﬁnncrs, engineers, and all other consultants to
submitin a timely manner all required materials and ¢ocuments therzfor. It is the express intent
of the parties to cogperate and diligently work to implement any zoning, or other laad use,
grading or building permits or approvals which are necessary or desirable in connection with the
dcvc!opfncnt of the Projects in substantial conformance with the Prqicct Approvals (as they may
be amended from time to time pirsuant 1o the terms of this Agréemcnt).- If mutvally agreed, and
if paid for by Property Owners, City will engage outside consultants of its choise if necessary in
order to comnly with this section. at Developer®s expense. The C;ty hereby agrees that it will
accopt frers Property Owners for processing amd review all developrient applications for
cevelepment pemmits or other entitlermnents for the use of the Real Propertics in accordance with
this Agreement, provided thal said applications are submitted in accordaice with the City rules
erd mgiationg

7.11.2 Ohzr Govemmontal Permits and Fees In addition, Property Owners shall

arply 1t a Brmels marner for suek other peomiits ad approvals as may be required by other
gavenmerial or suat-zovermmeriz! agencies, ing teding, without Hirnitatior, districts and special
distizms providing ficod soniucl sewer and Sre protecrens, havieg farisdicton over the Prizcts
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in connection with the development of, or provision of services to, the ijcclsé. City shall
codpmte with Property Owners in its efforts to obtain such permits and approvals z;nd shall,
from time to time at fhc request of Property Owners, attempt with due diligence and in good faith
to enier into binding agreements with any such entity necessary to a.'sr;um thc. aveilability of such
permits and approvels or services, provided such agreements are reasonzble and not detrimental
to City, City shall use its best efforts to work with other governmental and quasi-governmental
agencies so as to limit to the extent poseible the impositio_n of additional fcés, dedications or |

exactions by or through such agencies.

- 7.11.3 Third Party Legal Challenge. In the event any legal action or special
preceeding is commenced by anj person or entity other than a party or a Landowner, challenging
this Agmémcm or any pm\)ision herein, the parties and any Landowner agree t0 cooperate with
czek other in gaod faith to defend said lawsuit, each party and any Landowners to be liable for
its own legal expenses and costs. Notwithstanding the foregoing, City may elect to tender the
defense of any lawsuit filed by a thind person or entity to Dcvc19pcr and/or Lm:downcr(s)_to the
extert applicable therelo, and, in éuch event, Developer and/or such Landowner(s) shall hold the
City harmless from and defend the City from all costs and expenses incurred in the defense of
such lawsid, including but not limited to, attorncys fees and expenses of litigation awarded to
the prevaiting party or parties in such litigation. The Dzveloper and'or Landovrner(s) shall not
seatle any lawsuit on grounds wﬁich include, but are not limited to. rion-monetary relief, without
the consent of the City. The City shali act in good faith, and shall oot unreasonably withhold
congent to seitle, | | |

7.11.4 Annual R_wicw. Each year during the term ol'ghxs Agm:":mcm beginning
ir 2002, the City shall at the first City Counc.ii meeting in October, review the extent of gooc
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faith compliance by Property Owners with the terms of this Agm;:mmt{ Such §[Jer-ic>clic review
shall be limited in scope to compliance with the terms of this Agreement pursuant to
Government Code Section 65855.1. :

At such review meeting, Property Owners shall be required to demonstrate good faith
compliance with the texms of this Agreement pursuant to Government Code Section 65865.1. At
the conclusion of such meeting, City shall make written findings and determinations, on the basis
of substantial evidence, as to whether or not Property Owners o7 the's successor(s)-in-interest
h;_ve coraplied in good faith with the teans and condi-ions of this Agreement. [f City finds and
determjnes that Property Owners have not complied vrith su;:h terms and conditions, City may
terminate or modify this Agreement by giving notice of its intention to do $o in the manner sct
forth in Government Code Sections 65867 ad 65868. In the manner prescribed herein, the City
shall déposit in the mail to Property Owners & copy of all public staff reports, documents anc
related exhibits concemning Property Owners® performance hereunder at least ten (10) days prior
10 any such: periodic review. Propesty Owners shall be perinined an oppartunity to respond 1o
the City's evaluation of its performance, whether oreliy at a public hearing or in a written
statemens, at Property Oﬁm' electioni. Such response shall be made ta the City Council.

8. DEFAULT, REMEDIES AND TERMINATION.

8.1  General Provisions. In the event of default or breach of this Agreement or any of

its terms end conditions, the party alleging such default or breach shall give the breaching party

ot less than sixty {60) days Notice of Default in writing, unless the parties extend such time by
mutual consent in writing. The time of notice_: shall b measured from fhc date of certified
mailing. The notice of default shall specify the nature of the alleged default, and, where
appropriate, the manner and period of time in which '#aid default may be satisfactorily cured. If

the nature of the alleged default is such that it cannot reasonably be cured within such 30-day
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‘\ . period, the commencement of thc.curé within such time period and the Eliligengt prosecution to
complziion o-f.'t'hc cure shall be deemed a curc within such period. During any period of curing,
the party charged shall not be considered in default for the purposes of termination of institution
of legal proceedings. 1f the default is cured, then no default shall exist and the noticing party
shall take no further actiors During said sixty- (60) dzy period, the Parties agreetomectand
confer a:ﬁd negatiate in good faith on at least two occasions i an attempt to resolve any such

. dispute. Such meetings shall zach be of at least four (4) hburs in length, or lesser if both sides
agree. The City Administrator shall be present and ia charge on behalf of the City.

. 8.1.1 Opticn to Institute Leonl Proceedings or to Tenminate, After proper

notice, the expiration of said cure period, and after having participated in both of the
aforementioned negotiating sessions, the noticing party fo this Agreement, at its option, may
nstitute legal proceedings or give notice of intent to ferminate this Agrezment pursuant to

. Gwcmm::n: Code Scction 65868. Fo]lqwing notice of intent to terminate, the matter shall tren
be scheduled for consideration and review by the City Council, within thirty (30) days, tn the
manner set forih in Government Code Section 65867 and 65868, as amended.,

8.1.2 Notice of Termination. Following consideration of the wvidence presented

before the City Council, either party alleging a default by the other party may, at its option, give
written notice of termination of this Agreement to the other party by certified mail. Written
notice of tezmination of this Agreement shall be effective imunediately upon certified mailing to
the defaulting pariy.

8.1.3 Waiver. Failure or delay in giving notice of defanlt pursuant to this
section shali not constitute a waiver of any dsfault. Except és otherwvise _cxprcssly provided in

this Agreement, any failure or delay by the other party asserting any of its rights or remedies as
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i

to any default shall not operate as 2 waiver of any default or of such rights or remedies or deprive
such party of its right to institute and maintain any actions or procesadings which it may deem

necessary to protect, assert, or enforce any such rights or remedies.

8.2  Default by Property Owners, Governnient Code Section 65865.:1, 28 amcr}dod,
requires the Property Owners to demonstrate its good faith compiiance with the tcrmﬁ of thi;
Agrectment at least annually. Such periodic review may result in amendment of tetmination of
this Agreement provided a default has been established under the terms of this Agreement. The |
City shall not impose any fees or other cxactions as 4 condition to a finding of good faiﬁ
compliance with the terms of this Agrecment,

8.2.1 Default by City. In the event that the City defaults on th':is Agreement, the
ity agrees that Property Owners int no event shall be obligated to proceed with or complete the
Projects or any phase thereof, and mé.y exercise all rights and remedies provided herein or u;dcr
apblica‘blc law. In the event of default by the City, any resulting delays in Property Owners’
performance shall not constitte gmuhd: for termination or cancellation of this Agreement.

8.3  Enforced Delay, Extension of Time of Performance. In addition to specific

provisicus of this Agreement, performance by either party hereunder shall not be deemed to be in
default, where delays or defaults are due to war, ixmmcctio_n, strikes, walkouts, riots, _ﬂoods,
carthquakes, fires, casualties, acts of God, governmental restrictions imposed or mandated by
other governmental entities, enactment of conflicting state or federal laws or regulations, new or
supplementary environmental regulations, litigation, or similar bases for cxcuséd performance.

84  Institstion of Legal Action. In addition to any other rights or remedies, either

party may institute legal action to cure, correct or remedy any defauls, to enforce any covenants

or agreemeats herein or to enjoin any threatened or attemptad violation thereof: to recover
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damages for any default; or to obtain any remedies consistent with the purpose of this

Agreement. :
8.5  Applicable Laws. This Agreement shall be construed and enforced in accordance
witk the laws of the State of California and the Applicable Law of the Project.

9. = MISCELLANEOUS PROVISIONS.

8]  Rulcsof Construction. The singular ircludes the plural; “shall” is mandazgry, and
“may” is permissive. | |

92 Severability. The partics hercto agree that the provisions are severable. If any
provisior: of this Agreement is held invalid, the remainder of this Agreemient shall be effective
and shall remain in full fores and effect unlese amendzd or modified by mutual consent of the
parties,

8.3  Eniire Agrecment, Waivers, Amendments — Superseding. This :Agrocmcnt

consttutes the entire undersianding and agreement of the parties. This agreement integrates all
of the terms and conditions mentioned herein or incidental herato, and sepersedes ali negotiation
or previous agreements between the partics with respect to all or any part of the subject matter
herzof. To the extent there are conflicts or inconsistencies between this Agreetnent and any prior
agrccmcnf. map zpproval, pemmit or conditions of epproval, the provisions of this Agreement
shall prevail. Al waivers cf the provisions of this Agreement must be in writing and signed by
the appropriate authorities of the City or of Property Owners. All ariendments, which are
authorized in the manner provided by law, must be in writing, signed by the appropriate
authorities of the City and Property Owners, in a form suitable for recording in the Office of ’thc
Recorder, County of Stanislaus, Any such amendmests shall be promiptly recorded. Upon the
complction of performance of this Agreement or its eurlier rcvocétion and termination, a
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statemert evidencing said completion or revocation signed by the appropriate agents of Property
Crumers and the City shall be recorded in the Official Records of Stanislans County, Califorria,

94  Projectis 2 Private Undertaking. It is specifically inderstood and agreed to by

and between the parties hereto that: (1) the subject development is z private development;
(2) the City has no interest or responsibilities for or duty to third parties concerning any
improvements ﬁmil such ime and only- until such timsz that the City accepts the same pursuant to
the provisions of this Agrecment or in connection wita the various :mbda"visioﬁ map approvals;
(2) Property Owncrs shall have full power over and exclusive control of the Real Propernies
subject only to the limitations and obligations of Property Owners under this Agreement; and
(4) the contractual relationship betwesn the City and Property 0wncrs is such that Property
Owners is an independent contractof and no an agent of the City.

9.5  Attorneys’ Fees. Should any action or dispute arise concerning thc provisions
hereof, the prevailing party chall be entitled 1o recover reasonable atioreys’ fees and costs.

8.6  Reimbursement for Agreement Expense of City. Developer agrees to reimburse

City for actual expenses incurred over and above fees paid by Developer as an applicant incurred
by City directly relating to this Agreement, including recording fees, putlishing fees and
reasonable staff and consultants costs not otherwise included withio apolication fees. This
devclopment agreement shall not take effect until the fees prbvidcd for in this section are paid to
the City. Upon payment of zll expenses, the Developer may request, and the City shall issue,
written acknowledgment of payment of all fees.

Such reimbursernent shall be paid within thirty (30) days of prescnmioﬁ from the City to

Developer of 2 written statement of charges.

3
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. IN WITNESS WHEREOF, the parties have exccuted this Agreernent on:'x the date and year

first sbove written, as authorized by Ordinance No. /09! . (to be enacted)

ALY, a muni

PROPERTY OWNERS:

Y. A. RODDEN, INC.
a California Corperation

BY\ML \\AM-— -8/l0 oz

William R. Ja: ksdn resident

DONALD D. JACKSON AND DOROTHY

. R. JACKSON, CO-TRUSTEES OF THE
DONALD D. JACKSON AND DOROTHY
R. JACKSON FAMILY TRUST DATED
AUGUST 18, 1993

By: azz_léé ‘:'«“4/'%

Donald D. Jacksop-L'o-Trustee

STATE OF AR . By: 961 %‘i&@d@ OW,
gltr]bléuw GF p?&d' % Doroihy R. J}dcwn. fY—Tmstcc

<ribet ad swom
% bsfore me this ‘;7 Elonrd "ol J*"'! EDWARD RODDEN, an frdividual

//+h dayof_;%&z /J/ ;r

-
R Y e

4

N/ Camiisson g umasmm-\.s $
Noery Pubikc Siete of Atarst

. Pira Couty
‘. Ky Come, Exparss 040403 1
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V.A. RODDEN, INC., A CORPORATION, AS TO FARCEL NOS, 1 AND 2; EDWARD W.
RODDEN, A SINGLE MAN, AND DONALD D, JACKSON AND DOROTHY R. JACKSON, .
CO-TRUSYEES OF THE DONALD D. JACKSON AND DOROTHY R. JACKSON FAMILY
TRUST DATED AUGUST 18, 1983, AS TO PARCEL NOS, 3 AND 4

L - * oA
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Description: The land referred to herain is situated in the State of California, County of
Stanislaus, UNINCGRPORATED AREA, and Is described as follows:

. PARCEL NO. 1:

ALL THAT PORTION OF SECTIONS 15, 21 AND 22, TOWNSHI® 2 SOUTH, RANGE 10
EAST, MOQUNT DIABLO BASE AND MERIDIAN, (INCLUDING A PORTION OF THE
OAKDALE SYNDICATE TRACT) DESCRIBED AS FOLI OWS:

BEGINNING AT A 4 X 4 PDST ON THE QUARTER SECTION LINE RUNNING EAST AND
WEST THROUGH SECTION 22, ABOVE TOWNEHIP AND RANGE, SAID POINT BEING
NCRTH 89 DEGREES 28' WEST 15.38 CHAINS FROM THE QUARTER SECTION CORNER
BETWEEN SECTIONS 22 AND 23; THENCE NORT O DEGREES 13' WEST PARALLEL
WITH THE EAST LINE OF SECTION 22, 28.125 CHAINS TO A POINT ON THE NORTH
LINE OF AN OAKDALE IRRIGATION DISTRICT CANAL, SAID LAST MENTIONED POINT
BEING THE TRUE PLACE OF BEGINNING OF THIS DESCRIFTIOM; THENCE ALONG THE
NORTH LINE GF SAID CANAL THE FOLLOWING 22 COURSES AND DISTANCES; SCUTH
80 DEGREES 08 WEST 13.9286 CHAINS; SOUTH 78 DEGREES 18" WEST §.6695
CHAINS; NORTH 74 DEGREES 18° WEST 8.15685 CHAINS: NORTH 49 DEGREES 21°
WEST 70.5694 CHAINS; NORTH 70 DEGREES 38’ WEST 1.41 CHAINS; NORTH 88
DEGREES 43’ WEST 1.324 CHAINS; SOUTH 74 CEGREES 37’ WEST 7.00 CHAINS;
SOUTH 69 DEGREES 27° WEST 2.82 CHAINS; SOUTH 57 DEGREES 40' WEST 29.047
CHAINS; SOUTH 87 DEGREES 53° WEST 1.23 CHAINS; NORTH 82 DEGREES 18° WEST
1.23 CHAINS; NORTH 65 DEGREES 23’ WEST 5.3458 CHAINS:; NORTH 82 DEGREES 49"
WEST 1.09 CHAINS; NORTH 82 DEGREES 11 WIEST 1.08 CHAINS; SOUTH 77
DEGREES 44° WEST 1.08 CHAINS; SOUTH 59 DEGREES 57° WEST 1.80 CHAINS:

. SOUTH 52 DEGREES 09° WEST 14.178 CHAINS; SOUTH B6 DEGREES 07° WEST 1.140
CHAINS; NORTH B8 DEGREES 42° WEST 2.688 CHAINS; NORTH 88 DEGREES 28’
WEST 1.945 CHAINS; SOUTH 66 DEGREES 12" WEST 2.00 CHAINS; SQUTH 65

EGREES 14’ WEST 4.3338 CHAINS TO A POINT ON THE EAST AND WEST QUARTER

ZCTION LINE OF SECTION 21; THENCE NORTH B9 DEGREES 20° WEST ALONG THE
EAST AND WEST QUARTER SECTION LINE OF SECTION 21, 23.6844 CHAINS TO A,
PGINT CN THE EAST LINE OF A 80 FOOT COUNTY ROAD; THENCE NORTH O DEGREES
14’ WEST ALONG THE EAST LINE OF SAID 80 FC'OT COUNTY ROAD 0,292 CHAINS TO
A POINT ON THE SOUTH LINE OF THE RIGHT OF WAY OF THE A.T. & 5.F.R.R.: THENCE
NORTHEASTERLY ALONG THE SOUTH LINE OF SAID RIGHT OF WAY TO A POINT
WHICH 1S NORTH O DEGREES 13’ WEST 27.5977 CHAINS FROM THE TRUE POINT OF
BEGINNING OF THIS DESCRIPTION; THENCE SOUTH 0 DEGREES 13’ EAST AND
PARALLEL TO THE EAST LINE OF SECTION 22, 27.5977 CHAINS TO THE TRUE PLACE
OF BEGINNING OF THIS DESCRIPTION. '

EXCEPTING THEREFROM ALL THAT CERTAIN REAL PROPERTY SITUATED IN SECTION
158, TOWNSHIP 2 SOUTH, HANGE 10 EAST, MOUNT DIABLO BASE AND MERIDIAN;

COMMENCING AT THE CONCRETE MONUMENT MARKING THE SOUTHEAST CORNER
OF SECTION 15, AFORESAID, AND RUNMING THENCE NORTH 89 DEGREES 30" WEST
1008.80 FEET TO A POINT ON THE WEST LINE OF THE PACIFIC PEA PACKING
COMPANY COLONY, THENCE CONTINUING NORTH 89 DEGREES 30° WEST 1121.02
FEET TO THE TRUE POINT OF BEGINNING OF THIi3 DESCRIPTION; THENCE NORTH 38
o EXHIBIT" Aj "
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DEGREES 47’ 30™ EAST 252.28 FEET; THENCE NOATH 13 DEGREES 08' 30" EASY
228.85 FEET; THENCE NORTH 15 DEGREES 49' EAST 283.0€ FEET, THENCE NORTH 1
DEGREES 31’ WEST 184,28 FEET TO A POINT ON THE SOUTHERLY LINE OF THE
CAKDALE BRANCH OF THE A.T. & S.F.R.R. COMPANY; THENCE SQUTH 75 DEGREES
08’ WEST ALONG THE SOUTHERLY RIGHT OF WAY LINE OF SAID RAILROAD TO A
POINT ON THE EASTERLY LINE OF A 40 FOOT PRIVATE ROAL); THENCE ALONG THE
€ASTERLY LINE OF SAID ROAD, SOUTH 8 DEGHEES 08' 30" [:AST 253.82 FEET AND
SOUTH 10 DEGREES 09' 30" EAST §24.50 FEET TO THE TRUE POINT OF BEGINNING.

PARCEL NO. 2:

A RIGHT OF WAY FOR ROAD PURPOSES THAT CERTAIN PRIVATE ROAD
APPROXIMATELY 40 FEET WIDE NOW LOCATED AND ESTABLISHED; THE CENTER LINE
OF SAID ROAD RUNNING FROM A POINT ON THE SOUTHERLY LINE OF THE ABOVE
DESCRIBED PROPERTY; DISTANT 40.56 CHAINS WEST FROM THE EAST BOUNDARY
OF SAID PARCEL OF LAND EXTENDED, AND RUMNING THENCE IN A GENERAL

- NORTHERLY DIRECT:ON ACROSS THE HEREINABOVE DESCRIZED LAND AND

CONTINUING NORTHERLY THROUGH THE NORTHWEST QUARTER OF SECTION 22 AND
THE SOOTHWEST QUARTER OF SECTION 15, TOWNSHIP 2 SDUTH, RANGE 10 EAST,
TO THE STATE HIGHWAY, SAID ROAQ TO BE USED IN COMMON AS APPURTENANT
TO VARIOUS LANDS ADJACENT THERETO, INCLUDING THE LAND LYING SOUTH OF
THE HEREINABOVE BDESCRIBED LAND {ASH AVENUE EXTENDED SOUTHERLY].

PARCEL NO. 3:

ALL THAT CERTAIN HEAL PROPERTY SITUATED iN SECTION 16, TOWNSHIP 2 SOUTH,
RANGE 70 EAST, MOUNT DIABLO BASE AND MERIDIAN, DESCRIBED AS FOLLOWS:

COMMENCING AT TiiE CONCRETE MONUMENT MARKING THE SOUTHEAST CORNER
OF SECTION 15, AFOQRESAID, AND RUNNING THIENCE NORTH 83 DEGREES 30" WEST
1G08.80 FEET TO A POINT ON THE WEST LINE OF THE PACIFIC PEA PACKING
COMPANY COLONY, THENCE CONTINUING NORYH 89 DEGREES 30° WESY 1121.02
FEET TO THE TRUE POINT OF BEGINNING OF THI5 DESCRIPTION; THENCE NORTH 39
DEGREES 47 30" EAST 252.28 FEET; THENCE NORTH 13 DEGREES OB' 30" EAST
228.85 FEET; THENCE NORTH 15 DEGREES 49° EAST 283,08 FEET, THENCE NORTH 11
DEGREES 31" WESY 184.29 FEET TO A POINT OM THE SOUTHERLY LINE OF THE
OAKDALE BRANCH OF THE A.T. & S.F.R.R. COMPANY; THENCE SOUTH 75 DEGREES
08’ WEST ALONG THE SOUTHERLY RIGHT OF WAY LINE OF SAID RAILROAD TO A
PGINT ON THE EASTERLY LINE OF A 40 FOOT PRIVATE ROAL; THENCE ALONG THE
EASTERLY LINE OF SAID ROAD, SOUTH 8 DEGREES 08" 30" EAST 253.82 FEET AND
S0UTH 10 DEGREES 09’ 30" EAST 524,60 FEET TO THE TRU=z PGINT OF BEGINNING.

EXCEPTING THEREFROM THE MOBILE HOME OR MANUFACTURED HOUSING UNIT AND
APFURTENANCES, IF ANY, LOCATED ON SAID LAND.

EXHBIT: 4 #
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* PARCEL NO. 4:

. & RIGHT CF WAY FOR PURPOSES QF INGRESS AND EGRESS QVER A STRIP OF LAND
26 FEET IN WIDTH ADJACENT TO THE WEST LINE.OF THE FOREGOING DESCRIBED
REAL PROPERTY, SAID RIGHT OF WAY BEING A PRIVATE ROAD EXTENDING FROM THE
SQUTH END OF WOOD AVENUE N A SOUTHERLY DIRECTION _

ASSESSOR’S PARCEL NO.: .083~25~01-724 FARCEL NO, 1
ASSESSOR’S PARCEL NO.: 083-26-02-711 PARCEL NO. 3

© Exuem A e
. . Page 5 A _
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Bridla Ridga

EXHIBIT C
y _ :
¢ - Sewer :
' Opinlan of Probabls Cost '
Opinlen of Probabie Cost
Reviand PFMP Sewsr Elaments
Willow Gien Sewnr Trunk Piiass 1 (Ex, 1282000 Mid Valey Esglnesrieg) :
Mo. Ham Cruuntity Unit Unit Price
1 Pump Staton {1000 GDM) 1 ] 5 175.000.00
2 12" Farce Main 1315 L= L3 £1.00
3 18° Sewer 1300 s 5 42.00
& §" Tamporaiy FM at Law Avenus 850 L= s an.oo
5 Foroa Madn Apcurisnances 1 L3 5 4,000.00
- Sublotal -
10% Comngancy
Total
- Faes
Surveying (2% of Construction)
Enginearing {5% of Construction)
- Gaotechnical
Canstruction Managsmart (3% of Constnicilon)
Construction Staking (3% of Congiructon)
Conatructing Administration (2% of Constnuction)
Caltrans Encroachmaerni Ponmic’ .
Totl Fena
\ Phazs One Totad
.- Pcriion of Willow Gien Sewes Trurk Phsse 1
To tia Constructed by VA Redden ' .
{12~ xmiver from J street to Gregor Strast) -
No. - tem . Quantity Unlt Unlt Price
- % 18" Sewer . 1300 F 5 49,00
Sublotal
1G% Coningenty
Tas
Focs
Surveying {2'% of Construttion)
Enpinesring (5% of Construction)
CGaolachnica
Construction Managemant (3% of Construetion)
Construction Smking {3% of Consiruction}
Construction Administration (2% of Construction) '
. Total Feas
Phass One Vota!
Rsmahl g Portion of Willow Glen Sewar Trunk Phass 1
To ba Camatructad by Othors
' Tatel Project
VA Rodde:s Partion
Othsrs Portian

.
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175,003
65,750
£2,000
25,503

4,000

322253

354,475

7003
17,724
2,500
10,634
10,634
7080
3,503
59,171
413,843

Amount
52,000
52,000

5,200
57200

1.144
2,860
1,000
1,716
1,718
1,144
8,580
ss.780

413,840
88,780
348,886

20fd



Bridle Ridge

EXHIBIT C

sewer

Opinion of Probaliie Cost .

Wiliow Glen Sawer Trunk Phaxe 2 (x. 1-28-2000 Mid Veley Enginesring}

Ko, Ram

1 1Z° Foroe Maln (Exsting Stest) |

2 247 Gravity Sewsr (Opan Fiskl)

3 24° Gravity Sewer (Exixting Straet)

4 Misc Upgrades @ Rivar Crosalng
5 Pucp Ugpradas

Fous

Greugar Road Sub-Trunk Sewer
wﬂhm YA Roddan Propacty
Rasn
2 157 sub-trunk sewer
3 10" sub-truny sewar
4 £ gub-trunk sewer
5 Manhoia=

Grager Road Sub-Trunk Sews:

Unit Linit Price

Quaitity
1995 L7 s 52.00
2385 L= s 15).00
1798 L= $ 170.00
1 LS s 30,000.00
1 L3 S §,000.00 -
Subtola)
1% Cantingercy
) Toial
Surveying {2% of Constucton)
Enginsaring (5% of Constuction)
Gaatachnlcal

Conxtruction Managament (3% of Conatrudlion)
Construction Staklng (3% of Construction) .

Construction Administration (2% of Construction)

Quantity
5818
1378

Crare Roxd ta W. Baundary VA Radden Prdi;-!tty

N Ham
1 8° aub-trunk aswar
2 Manholas

Dasecription: Stanislaus,CA Document Year.DocID 2002, 121641 Page:

Order: 1745790 Comment:

Quantity
0

0

Total Fees
Phase One Votal
Unit . Unit Price
LF 3 55.00
L 3 40.00
LF 3 30.00
EA b 1.800.00
Subtotal
10%  Continpenzy
Sublrtsd
15% Ergineertg
Gscanchne sl

Grager Roag Sub-Trunk Sewer 'l otal

Uniz Unit Price
LF s - 30.60
EA 5_ 1.800.00
Subiotal
10% Comingen:y
Subiatn
15% Engnesdng
Geotaechnbal

Crana Rosd to w Bouadary VA Rodden Proparty Toul

50 of 61
1

Amount -
29,750
357,750

305880 -
30,500
5,007
798,180
78,818
877,673

47583
43,893
5,000
28,333
26,333
$7.560
136,690
2,214,872

Amount
319,800
55,040

45,000
420,030
42,003
482,033
£9.305
5,000
838,234

Amourt

cooccaoo

5.000
5,000

Jol4
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Bridis Ridge .

EXHIBIT C

- Sewer :
Opinlon of Probalile Cost

Willowood Grager Rd. to S. Boundary of SPA ’ 5
Mo, . Xomn . Qusniity Lng _ Unit Price
1157 aubtrunk sewvaer 1070 LF 5. 5500
2 Manh{iss 3 EA s 1,800.00
Subtots
10% Contingarcy
Subsotel
5% Engiresd
Cacmciyionl
Yilllownnd Grager Rd. to S. Baundacy of 3PA Total

J Stroet Crans Road to E. Boundary SP Aren o i
No. " Ham Quantity Untt Unit Price

1107 mb-tnunk sewer 1200 U= 4 AD.0D0
2 8" suh-umik spwer o} U 5 X.00
3 Manhcles 10 £A 3 1.800.00
Subriota)
10% Contingercy
Bublotd
15% Engiresng
Gaochreal

Crzne Rond to W. Boundary VA Roddan ProplrtyTohI

Description: Stanislaus,CA Document-Year.DocID 2002 121641 Page: 51 of .61

Order: 1745790 Comment:

A

Amaount
58,850
5,400
84 250
8,425
70,875
10,801
5,000
88,773

Amaunt
448,000

18,000
858,000

8.600
72.500
10,890

5000
83,490

4afd
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Exhibit D

. ~ Brdle R4y
Streets
Opinon of Probatie Cost

Aoyt

18,000
312,00
$M5 047
M2
33500

§ Tes2
B111.002
11011
32250
41,120

L<IAX-T 0

$37.101
408778

$a.178
304
1500
3112y
312283
a7
.00
370518
A3
-1.580
i ~7

1M
SR

Amoamt
225000
3I28.000

390.000
370,000
350,000
$353.000
I8.200
PR, 300

S10.548
347,425
$4.000
SIBATY
$I8.ATO
315,088
18,305

Oplnlon of Probabls Coit _
Ravised PPMP Streat Eararts
Yitowoad - North Line of Mwckel Propeiiy to 01D, Car.al et 0133000 13 Vasey g resy;
Ho. Ham Tty Urie Jen Prica
i Closriey . 1 [+-1 E B.0001,00
2 Grading : 1 L3 ] 12,0060
A B Veic Cu and Galer 0 LF $ ©.00
A & Concreim Yicmgls, Ok 19732 o 3 o2
5 Winal Chalr Rt [Labex Omy) 10 EA $ 23,00
8 Suwrywrd Bamicacs at LF 5 ZL00
7 Paveract [Cobectr Sacion} 031 &F 3 1.5
& blalion AT =F L 3 80
# Siepic 1 LS .3 2783
10 Landd 11700 H 1m
Sutaged
0% Cerwngmesy
= Tousl
Fotd
Surveyrs (% of Constrclion)
Engraing (1% of Cormruciion)
Gacicirica
Cormiruction Mafdgitrart (Y% of Corsruction)
Corminokr: Biwingg (1% of Corst ucton)
Contruciion Adrmindersiian (% of Conmtruciion)
Lardecars Architect
Totad *ype
Torel Este nmie
Anpm&mh Angth of Foed (scelet LF)
Extimxts PyriF
Proxiaid Fxtiomxien
WRowood - J Jreat 20 R Tracks 550 LF $245
YiTcmood - RE Tracks ¥ Greper 710 LF | ¥7 4
Willowood Drive Underpaay ot the BNBE RR . £.13-2000 4 4 \atey Sogreerrg)
Ho. twm Casristy Unit Url: Price
1 Qrwding 1 itz 3 029, 000,00
2 Stucture 1 LS s 325000
3 Foulge 1 LS s £0.000.00
4 Teack Rapiacemect t L3 3 70,000.00
5 Labor 9 15 $ 50,001,009
LA
1% Canirrgerry
Tenad
Fria
Survrnig (2% of Campuction)
Engingsning (% of Cormrucson)
Geottrectvionl
Comenciion Macsoument (Y% of Cengoucsan)
Consrucion, $dang (1% of Cormeuction)
Comtrucion Adrtinistplion (2% of Comstrucine)
Tolal Fesy
Tot Estirme

.

Descr:.ptz.on' Stanislans,CA Document-~Year,Doclld 2002. 121641 Page: 53 of 61
Order: 1745790 Comment:

Stanang



- | Exhiblt D ?

Biidie Ridgs
1"’ : ' Oeinlor of Probaties Cost : _-j

eruRmd Eutﬂound;ryafSPAtuthﬂmmd (50 S TAZ00 Ly Erg Mmarng §

Chranit, Urit Prica Adyouret
1rvmmm&.-r 11144 LF 3 .00 3100314
2 & Coneyrim Ndwarslc Octy A2 ¥ 5 226 2108572
3 Wit Ovelr Raev (Laanar Ocdy) 30 EA 3 ™o 17,500
4 Prosrant (Colear Sekm) 21813 5F 3 175 374,208
£ Masian s e 3 2% 135,088
8 Seleyg 1 5 H T.454.10 7,484
3¢ Lord 18008 &F 3 - 1.9 120,000
Subrotel 70,043
0% Cortrguxy 04
Tom AR A7
Foim
Survaning (I% of Cormteciion) 7.4
Errp—mg o C‘.or-hx:ﬁ:n] . : $m7
. RBAD
wam Managwrect (1% of Construcsion) 4. Rierd
. . Canvirsoion Taldrg (M% of Camiruon) 8104
- ConsirLcion Ao isiryion (% of Consruction} $17.803
Towl Fasa $14,022

Totul Exfirt ale £4,004,170

Gm-arad H’lmedmmawndwm 3 (Rt 1023000 M ey Ty}

Ominery Uit Lt Pricw At

1rvmawma~ 4513 LF 4 -3 1] 20317

2 & Concruie Stk Ook; w7 ar H HF.4 $a3.421

_ 3 Whesl Chak Rarmp (Laher Oniy) " EA 3 005 18,950

j 4 Presruny (Coberor Sacon) palie &F E 178 $141.403

. § hivctary Y 2% 15378
& Swipicy b} & 3 3,02 08 2028 A

7 Land 14400 sF 3 = 172

LT -] SLIN 008

0% Conergmacy $:2410

Tow S48 508

Feaa :

Surverng [T% of Corsraction) 19,30

Engioewing (% of Comingion) 3323

Cowcrmctwdin 51,500

Comr 555 Mansgurmet (3% of Constnuthon) 130

Cormriachon Staldng (', of Carminoion) $13.509

Conumrncy: Airricutirn: (2% of Sormlre:2r0) 3330

Teml F s £71.478

Totn] Eadiet e 1507,
Apscarrmirrabs {argn of P (saied LF) 240
Eatimyets P LF 324

Grapar Hoxd - Want Boundary Whass 3 ta West Badry YA Rodden Propecty [Est. §-18-2000 Mdvakey Engr)

Cramry Unt Upitt Price Ammonunt
1150 LE S )7 5247723
Greger Romi - Wast Bndry VA Rodisn Bropany to Crere Rowd (Ext. $-13-2000 45 fValwy Engr }
Coarwtyy Unit Unit Prica Asretrin X
1088 L¥ L2324 ST7.H00

® P
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. EXHIBIT E

Bridle Ridgo

Yiater
Opinlon of Probable Cost Oplnian of Probably Cost
Revized PFMP Stroet Elanisnts

.’-\

Grager Road er Main Trunk (Within VA Rodden Property) .
No. Quentity Unth . UnitPrica
1 tzwnsm 9519 LF $ - im0
2 127 Guto Vabva 51 E= 3 1,100.00
T
178 Comegmncy
Tetnl

Suveying (2% of Congnscion)
Enpiraring (5% of Cautvcl!m)
Geotachnlcol
Corsiryction Mansgeme s (3% of c:mt:uchon)
Construcion Shaking (3% of Canstrucion)
Construction Adminlatraticrn (2% of Construcian)
Toisl Feas
Tatal Extimute
Gragar Rosd W:tar Main Trunk (VA Rodder Propecty to Criine Rosd)
“ﬂ- Quantity Unit . Uri Price
112 Weer l.h!r 1080 LF $ 2800
— 242 GalaVave 4 Ea $ 1,10.00
st
10% ooy
‘Tomi

H F_ B
.. Surveying (2% of Consiruciion)
Erginsering (5% of Canruction)
Geotschnical .
Conatuction Manapecran! (3% of Cinstruction)
Constructhon Staking (3% of Consyuction)
Construction Admirdbansn (2% of Conatructon)
Totel Feas
Tekt! Esti nete
=k
Ko, Rain Quartity Unil Unit Prica
1wWel 1 LF 3 250,000.00
b
1% Carroency
“oll

Surveying (2% of Core'ruction)

Engirwaring (3% of Conaruciion)

Gacwchnica

Conatucton Manzgenas (3% of Comstruction)

Coneracion Sirdig (3% of Corsturton)

Comatruction Administrxtion (2% of (anstruction)
: TN Faas

Tobu! Extinats

Deseription: Stanislaus,CA Document-Year.DocID 2002.121641 Page: 56 of 61
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Anatut
52158,532
458,100
5322 632
.o 332,263
5354,203

. $7.098
© 817,745
53500
' $10,647
: 510,047
T 7,008
- 358734
$411,828

Antount
£20,850
T 5A400
| $34,000
;334038
© %37,488

2013



 EXHIBITE

Watar : .
_ . Opirdiyrs Wi Proskrde {Zuet 4
L
Loyt Tank
[ 79 T M [+2 Uiy Limit Prins - A papai
1 270 Ol Sexwom Tark oo (=) * . [-¥; § i i3
: Sty g 0w
YA Cownrmy e 5 ]
Yot T 00
Fent
Sy 2% of Carmicacacn) P.re
Frsgiinryy (% of Carvelnache ) I
Chintnct gl nys
Corntracien Mysppaimeryt 1% of Camirocsont $11.840
Coromruchis Misiing (7% of (o wrecien) PLF
Corgirm'ind Sdwinibirp (73 of Cormn cam) . L4
Toumd Fot M0
Tkl Bty I
Wikt - Qupte? t3 Sn s, BoUnndary
s, T Chrramny Uit Lowt Proy Acvremnn 3
T T Yeutar M wo 154 5 =08 o
3 T Gk Vo 2 a 3 FRI--1- =253
- : - nrre
. AN Chmirguupy wnni
Toas T
Fat
Sme 2% of Canpinechen) e
Frgiremry (L of CurompLatio') S1rew
Comnsvam ) 3190
Comptpches bntmponrs 3 S Crowrxier) 1100
Conmtmeromn SCing {73 of {0 Wi rcion) 1.1
Cancaney s Niwindetegley, (2 oo Coraieten) ou
Ton Fumt S
Tobel Tinmeny ok
Wimwaad - F Nreel S 1 St
. oy faum, Crumtyamy Ut Ly Price A Bian) .
. 1 YO Yhuaaer My it Lr 3 Fe¥- ] 312479
- 2 VT Gty Wit 2 -] 5 [T ] .0
Calbebad E1IRY-)
WA Comergary B2
Vit . Nirg
Pt - .
Surarping (2% of GOl : =1
Prginewiry [T, sl Conpirucaior'] . .
[0 $4.30
Coumptrustion Waswmptmerd (15 0f Cometruciy i am
Conpirupinm Jutind (7 of Cot weaCion ) Sapn
arpiracen Abwiainmtes 171 of Comrus.n) =13}
Yolut Famt a0
- Totat Rovtwody. 11,982
Wiicwod - J Sireel i Crogr
e - Caaiwumy (1] Uit Price Aot
1 17" Viger Mt e wr fa¥e ] ant
T 13 Qo vab 1 B 3 &xoa p=4 1 ]
Wit )
WA Oy 017
L ™.
Fu :
Survimey (T8 of Ot el
Crirpeng S, of Cormraco t} .74y
[ ] $1.500
Corwiraciae Wiyt 05, o Cominan L1l
Covorngmn Basking (T3 of Ca i :owm) $10M
Carmirmcyn Alinatmir:s (T of Coratracuon ) e
Tonsl Fomt 474
Tonst Eugary e

. : PR
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o

EXHIBIT G
Bridle Ridge

Parks and Tralls
Opinlon of Probatis Coxt

Pbm B81-34 Acru Nolghberhood Park
No. Quantity Unk Unit Prica -
5 Pk L-n:rmrmu 145870 SF 4 075
. Subictu
10% Carvpecy
Toal
Foes
Surveylng (2% of Corsfnuction)
Enginsacing (5% of Congtuctiong
Gachochical
Consiruction Mansgement (3% of Corgtruction)
Cormyuction 3taidng (3% of Construchon)
Corxtrucion Adriolg tration (2% of mrucmn)

Landscape Architsct
Tomi Fess
~ Sublctsl Improvaments
2 Lard Acquinien 3.4 Aces [ 30,000.00
Total Park
Frass BY. 3.6 Acre Neiohharhood Park
Ho. Ry Crosrtity Unkt tink Price
T PaX Imorovenerss 131207 3F 8 075
Susicial
Y% Corirgency
Totd
Foes :
Survaying (2% of Conetruction)
Enginsaring (5% of Conmtructon)
Gastgchnical
Constructian Managemet (3% of Conatructon)
Construction 3a¥ing (1% of Consirustion}
Consyuction Adminisiation (2% of Construchan)
Landarape Architect
: Tolal Feas
Subiotal mprovensnts
2 land Acuisigon a Aces & 30,000.00
Totel Park
Phass B2- 15.5 Acre Comusiunity Park
1 Lanc Acqumiticn 155 Feree $§ 60.,000.00

: Amount

3109.403
$109,403

510,940
S120.343

$2407
88,07

$3.010 -

$3.610
2,407
$2,000
20,551
$240,004
$102,000
1242394

Arnourt

358,405
39.841
2108244

52,185
35412
£2.500
S32AT

© 83247
32,185
$2.000
ser3r
5126042
390.000
$216.083

§030.000

395.405

cmuwmwﬁhg-h)

{172 o bt pald Ty draieeacm )

2all3
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EXHIBIT G

Bridis Rldge
Padcs and Tralis
Qpietae of Probelyks Coat
Phase 81 - Traln
»a B Comadiey Unx Unit Pricy
1 X% Tk 182 LF 3 .00
2 O Pactamyy _ 188 wF $ - W,
3 Witmewd Urearpua o LF 'S .00
4 Faccicy ) el F 3 .
Sutvarah
WS Comteperey
Tt
Surveypirg (2% of Corw y—ofem)
Ergrwarng {55 of Cawirucinn)
Gucamciwirof
Cormpcticn) Mursugen i (1% of Corptrcion)
Coresrantion Swkys] (1% of Corwiruciion)
Comtrection Adrinkndiorn (2% of Conmecaor )
Lardecags Atctamct.  *
’ Total Fyem
Total Trlls
Fime X2 - Trails
Na [~ ottty Lt Lirtd; Padex)
IMAT o L¥ -1 »nm
2 O3 Prremey s L s o0
3 Fandry 13 Lr 35 .
[V
1% Comingayery
Tt
Fom -
Burvndeg (X% of Cormtnesior)
Engirmaring {75 of Cor siructon)
Grackestnionl
Conewmaclian MergeTi ot (3% of Construcion)
Cormrumtinn Siniirg (35 of Corgucion)
Corssursies Adminisirs X (2% of Coralracian
Larsbnepm Archiuct
Tost Fyme
Totsl Y iie
Phase B3 - Trallz :
ba, | = Cyilly Kol Unit Price
1 KR T ns Lr 3 o
2 0 Paricwey 2000 tF 5 x0
I Firxirng [ ¥ 3 -
|
7% Duvirgueoy
Yom
Fobi
Surveyirg (2% of Carmction)
&mmuc«.m,

mwmnam)
L )

Cormtruction At on (7% of Conelruction)
Liwndeomps Aschdmct
Tokel Fgm
Total Tra
Phase B1.82,5 - Tras Land Aculatiion
1 L Aol 124y §x b 112
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381050
0

m::.m
ST
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. CITY OF OAKDALE
City Council Staff Report

To: City Council

From: Pauline Hardie, Assistant Planner

Subject: Bridle Ridge Specific Plan Amendment To Allow An Encroachment Up
To Two Feet Into The Required Five Foot Side Yard Setback

Report Date: June 25, 2002 Meeting Date:  July 15, 2002

l. SYNOPSIS

As the Council may recall, the Specific Plan was adopted by the Oakdale City Council in
January of 1999 (amended in February of 1999), and approved for annexation to the City
by the Local Agency Formation Commission (LAFCO) in July of that year. The Bridle
Ridge Specific Plan represents both a policy and regulatory document containing its’ own
development code and standards for a master planned community.

. Within the development code, Table 5.2 of the Bridle Ridge Specific Plan, are the front,
side and rear yard setback requirements for each specific zoning district. The applicant is
requesting a minor amendment to the Development Code in regards to the Single Family
Low Density Residential (SFLDR) District side yard setbacks in order to accommodate their
product type and design features.

The present Development Code requires an interior five (5) foot minimum side yard
setback for the SFLDR dwelling units. The applicant is requesting an amendment to aliow
architectural features (fireplaces, cantilevered or bay windows, eve projections and similar
architectural features) to encroach up to two (2) feet into the required five (5) foot setback.
If approved, these architectural features may extend two feet into the required side yards
on one side of the residence, while the other side must meet the minimum side yard
setback requirements without obstructions.
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CITY OF OAKDALE
City Council Staff Report

Subject: Bridie Ridge Specific Plan Amendment
Meeting Date: June 1, 2002
Report Date:  June 25, 2002

Il RECOMMENDATION

On a 5-0 vote, the Commission recommended that the City Council adopt the Specific Plan
Amendment as proposed to the Development Code, Table 5.2, of the Bridle Ridge Specific
Plan to allow fireplaces, cantilevered or bay windows, eve projections and similar
architectural features to encroach up to two (2) feet into the five (5) foot side yard setback
on one side of the residence. The other side must meet the minimum side yard setback
requirements without obstructions.

The Council should note that this action to amend the development code of the specific
plan will affect all properties in the specific plan area, offering this same side yard
encroachment opportunity for all residential dwellings that will ultimately be constructed in
Bridle Ridge (1,500+ homes). At the recent joint Planning Commission/City Council
workshop there was brief discussion regarding this issue.

L. ATTACHMENTS

1. Planning Commission Staff Report dated June 5, 2002
2. Draft Planning Commission Minutes for June 5, 2002
3. City Council Resolution

Print Date: 03/13/06 Page 2 BRSP CC Setbacks Staff Rpt 6-24-02 PH (3)



>

CITY OF OAKDALE
City Council Staff Report

To: City Council

From: Steven Hallam, Community Development Director

Subject: Bridle Ridge Specific Plan Amendment: Amend Land Use Diagram to
Relocate the Designated 10-Acre School Site

Report Date: October 24, 2002 Meeting Date: November 4, 2002

SYNOPSIS

As the Council may recall, the Specific Plan was adopted by the Oakdale City Council in
January of 1999 (amended in February of 1999), and approved for annexation to the City
by the Local Agency Formation Commission (LAFCO) in July of that year. The Bridle
Ridge Specific Plan represents both a policy and regulatory document containing its’ own
development code and standards for a master planned community.

The Specific Plan includes provisions for a broad range of public uses and facilities
necessary to serve the future residents of this master planned community, including a site
to accommodate a neighborhood elementary school. As described in attached staff report
to the Planning Commission, the applicant, SCM Homes on behalf of the property owners,
Rodden-Jackson, are requesting an amendment to Land Use Diagram to relocate the
designated school site approximately 500 feet further south along the west side of
Willowood Drive. The need to relocate the school is driven by restrictions of State
guidelines regarding elementary school placement near active railroad lines.

At a public hearing held on October 2, 2002 the Planning Commission considered this
requested amendment to the land use diagram, including some minor amendments to the
text of the Plan, Section 9: Community Services and Facilities necessary to reflect
comments received from the Oakdale Joint Unified School District. Note: An additional
possible Plan amendment, revising the single family architectural design expectations of
the Specific Plan (initiated by City Staff), was continued by the Planning Commission for
further review and discussion at a later, separate meeting. It is anticipated that the
applicant will be an active participant in this forthcoming subsequent amendment.

ENVIRONMENTAL REVIEW

The potential environmental impacts associated with these proposed amendments to the
Specific Plan have been reviewed in accordance with the California Environmental
Quality Act (CEQA). In addition the proposed amendments have been referred to all
interested and affected public agencies for review and comment. A determination has
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CITY OF OAKDALE
City Council Staff Report

Subject: Bridle Ridge Specific Plan Amendment #2
Meeting Date: November 4, 2002
Report Date:  OQctober 24, 2002

been made that these amendments to the Bridle Ridge Specific Plan are minor and will
not generate any issues or significant effects that were not thoroughly and adequately
covered under the scope of the previous Mitigated Negative Declaration was prepared,
posted for public review and adopted by the City Council on February 16,1999
(Attachment G). No new environmental assessment is therefore required.

M. RECOMMENDATION

On a 5-0 vote, the Commission adopted Resolution 2002-22 recommended that the City
Council adopt the Specific Plan Amendment as proposed to amend Figure 5.1 — BRSP
Land Use Summary Diagram with relocated school site; amend Figure 5.2 — BRSP
Specific Plan Zoning Map; and to amend Section 9 — BRSP Community Services and
Facilities Element as recommended by Staff.

IV. ATTACHMENTS

Draft City Council Resolution

Planning Commission Resolution 2002-22

Planning Commission Staff Report dated September 24, 2002
Excerpt of Planning Commission Minutes for October 2, 2002

S
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