
 
 

 
 

THIS MEETING WILL BE OPEN TO THE PUBLIC FOR IN-PERSON AND REMOTE 
PARTICIPATION PURSUANT TO GOVERNMENT CODE SECTION 54953(e). 

 
IN ACCORDANCE WITH THE CALIFORNIA DEPARTMENT OF PUBLIC HEALTH 

GUIDELINES, UNIVERSAL MASKING INDOORS IS RECOMMENDED FOR ALL PERSONS 
REGARDLESS OF VACCINATION STATUS. 

 
MEMBERS OF THE PUBLIC MAY PARTICIPATE REMOTELY IN THE MEETING VIA THE 

FOLLOWING METHOD: 
 
As always, the public may view the Planning Commission meetings live on the City of Tracy’s 
website at CityofTracy.org or on Comcast Channel 26/AT&T U-verse Channel 99.  To view from 
the City’s website, open the “Government” menu at the top of the City’s homepage and select 
“Planning Commission”, then select “Planning Commission Meeting Videos” under the “Boards 
and Commissions” section. 
 
If you only wish to watch the meeting and do not wish to address the Council, the City 
requests that you stream the meeting through the City’s website or watch on Channel 
26.  
 
Remote Public Comment: 
 
During the upcoming Planning Commission meeting public comment will be accepted via the 
options listed below.  If you would like to comment remotely, please follow the protocols below: 

• Comments via: 
o Online by visiting https://cityoftracyevents.webex.com and using the following  
o Event Number: 2554 545 5527 and Event Password:  Planning 
o If you would like to participate in the public comment anonymously, you 

may submit your comment in WebEx by typing “Anonymous” when prompted to 
provide a First and Last Name and inserting Anonymous@example.com when 
prompted to provide an email address. 

o Join by phone by dialing +1-408-418-9388, enter 25545455527#75266464#  
Press *3 to raise the hand icon to speak on an item. 
 

• Protocols for commenting via WebEx: 
o If you wish to comment on the “New Business” or “Items from the Audience” 

portions of the agenda: 
  Listen for the Chair to open that portion of the agenda for discussion, 

then raise your hand to speak by clicking on the Hand icon on the 
Participants panel to the right of your screen.   

 If you no longer wish to comment, you may lower your hand by clicking on 
the Hand icon again. 

o Comments for the “New Business” or “Items from the Audience” portions of the 
agenda will be accepted until the public comment for that item is closed.  
 

Comments received on Webex outside of the comment periods outlined above will not be 
included in the record. 

PLANNING COMMISSION       REGULAR MEETING AGENDA 
 

Wednesday, August 24, 2022, 7:00 P.M. 
 
Tracy City Hall, 333 Civic Center Plaza, Tracy                 Web Site: www.cityoftracy.org 

http://www.cityoftracy.org/
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission/planning-commission-meeting-videos
https://cityoftracyevents.webex.com/
mailto:Anonymous@example.com
http://www.cityoftracy.org/
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Americans With Disabilities Act - The City of Tracy complies with the Americans with 
Disabilities Act and makes all reasonable accommodations for the disabled to participate 
in Council meetings. Persons requiring assistance or auxiliary aids should call City Hall 
(209/831-6105) 24 hours prior to the meeting. 
 
Addressing the Council on Items on the Agenda - The Brown Act provides that every 
regular Council meeting shall provide an opportunity for the public to address the Council on 
any item within its jurisdiction before or during the Council's consideration of the item, 
provided no action shall be taken on any item not on the agenda.  To facilitate the orderly 
process of public comment and to assist the Council to conduct its business as efficiently as 
possible, members of the public wishing to address the Council are requested to, but not 
required to, hand a speaker card, which includes the speaker’s name or other identifying 
designation and address to the City Clerk prior to the agenda item being called.  Generally, 
once the City Council begins its consideration of an item, no more speaker cards will be 
accepted.  An individual’s failure to present a speaker card or state their name shall not 
preclude the individual from addressing the Council.  Each citizen will be allowed a maximum 
of five minutes for input or testimony.  In the event there are 15 or more individuals wishing 
to speak regarding any agenda item including the “Items from the Audience/Public 
Comment” portion of the agenda and regular items, the maximum amount of time allowed 
per speaker will be three minutes.  When speaking under a specific agenda item, each 
speaker should avoid repetition of the remarks of the prior speakers.  To promote time 
efficiency and an orderly meeting, the Presiding Officer may request that a spokesperson be 
designated to represent similar views.  A designated spokesperson shall have 10 minutes to 
speak.  At the Presiding Officer’s discretion, additional time may be granted. The City Clerk 
shall be the timekeeper. 
 
Addressing the Council on Items not on the Agenda – The Brown Act prohibits 
discussion or action on items not on the posted agenda.  The City Council’s Meeting 
Protocols and Rules of Procedure provide that in the interest of allowing Council to have 
adequate time to address the agendized items of business, “Items from the Audience/Public 
Comment” following the Consent Calendar will be limited to 15-minutes maximum period.  
“Items from the Audience/Public Comment” listed near the end of the agenda will not have a 
maximum time limit. A five-minute maximum time limit per speaker will apply to all individuals 
speaking during “Items from the Audience/Public Comment”.  For non-agendized items, 
Council Members may briefly respond to statements made or questions posed by individuals 
during public comment; ask questions for clarification; direct the individual to the appropriate 
staff member; or request that the matter be placed on a future agenda or that staff provide 
additional information to Council. When members of the public address the Council, they 
should be as specific as possible about their concerns. If several members of the public 
comment on the same issue an effort should be made to avoid repetition of views already 
expressed. 
 
Notice - A 90 day limit is set by law for filing challenges in the Superior Court to certain City 
administrative decisions and orders when those decisions or orders require: (1) a hearing by 
law, (2) the receipt of evidence, and (3) the exercise of discretion. The 90 day limit begins on 
the date the decision is final (Code of Civil Procedure Section 1094.6). Further, if you 
challenge a City Council action in court, you may be limited, by California law, including but 
not limited to Government Code Section 65009, to raising only those issues you or someone 
else raised during the public hearing, or raised in written correspondence delivered to the 
City Council prior to or at the public hearing. 
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Full copies of the agenda are available on the City’s website: www.cityoftracy.org. 
 
 
 
MEETING AGENDA 
 
CALL TO ORDER 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
MINUTES – 08/10/22 REGULAR MEETING 
 
DIRECTOR’S REPORT REGARDING THIS AGENDA  
 
ITEMS FROM THE AUDIENCE - In accordance with Council Meeting Protocols and Rules of 
Procedure, adopted by Resolution No. 2019-240, a five-minute maximum time limit per speaker 
will apply to all individuals speaking during “Items from the Audience/Public Comment”.  For 
non-agendized items, Planning Commissioners may briefly respond to statements made or 
questions posed by individuals during public comment; ask questions for clarification; direct the 
individual to the appropriate staff member; or request that the matter be placed on a future 
agenda or that staff provide additional information to the Planning Commission. 
 
 
 

1. NEW BUSINESS  
 

A. STAFF RECOMMENDS THAT THE PLANNING COMMISSION 1) APPROVE A 
ONE-YEAR EXTENSION OF THE THIRTEEN-LOT (13) LARKSPUR ESTATES 
UNIT 4 VESTING TENTATIVE SUBDIVISION MAP IN CONJUNCTION WITH 
THE DEVELOPMENT REVIEW PERMIT (TSM19-0003 AND D20-0005), 
LOCATED ON THE SOUTH SIDE OF DEBORD DRIVE AND CAIRO COURT 
AND ON BENTLEY LANE, (ASSESSOR’S PARCEL NUMBERS 246-330-50 
AND 246-310-08) TO SEPTEMBER 1, 2023, AND, 2) DETERMINING THAT 
THE PROJECT IS EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT (CEQA) PURSUANT TO CEQA GUIDELINES SECTION 15332.  
APPLICANT IS BRIGHT DEVELOPMENT, APPLICATION NUMBER EXT22-
0003. 
    

B. STAFF RECOMMENDS THAT THE PLANNING COMMISSION 
RECOMMENDING THAT THE CITY COUNCIL ADOPT A RESOLUTION 1) 
APPROVING A THREE-YEAR TIME EXTENSION FOR THE DEVELOPMENT 
REVIEW PERMIT (D16-0036) TO CONSTRUCT A FIVE-UNIT RESIDENTIAL 
PROJECT LOCATED AT 21, 25, AND 29 E. EIGHTH STREET, AND 2) 
DETERMINING THAT THE PROJECT IS EXEMPT FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO CEQA 
GUIDELINES SECTION 15332.  THE APPLICANT IS MARK WATROUS-
HEYLIGER.  APPLICATION NUMBER EXT22-0001.   

 
 

http://www.cityoftracy.org./
http://www.cityoftracy.org./
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C. STAFF RECOMMENDS THAT THE PLANNING COMMISSION 1) ADOPT A 

RESOLUTION APPROVING A CONDITIONAL USE PERMIT (CUP22-0009) 
AND A DEVELOPMENT REVIEW PERMIT (D22-0031) FOR A CANNABIS 
STOREFRONT RETAILER (DISPENSARY) AT 239 W. ELEVENTH STREET, 
APN 233-113-03, 2) ALLOW THE CONDITIONAL USE PERMIT TO BE VALID 
FOR ONE YEAR, AS DESCRIBED IN THE CONDITIONS OF APPROVAL, AND 
3) DETERMINE THAT THIS PROJECT IS CATEGORICALLY EXEMPT FROM 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT PURSUANT 
GUIDELINES SECTION 15301. THE APPLICANT IS JOSEPH DEVLIN AND 
THE PROPERTY OWNER IS RT FINANCIAL, INC. 
 

D. STAFF RECOMMENDS THAT THE PLANNING COMMISSION 1) ADOPT A 
RESOLUTION APPROVING A CONDITIONAL USE PERMIT (CUP22-0001) 
FOR A CANNABIS STOREFRONT RETAILER (DISPENSARY) AT 104 W. 
TENTH STREET, APN 235-054-06, 2) ALLOW THE CONDITIONAL USE 
PERMIT TO BE VALID FOR ONE YEAR, AS DESCRIBED IN THE 
CONDITIONS OF APPROVAL, AND 3) DETERMINE THAT THIS PROJECT IS 
CATEGORICALLY EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT PURSUANT GUIDELINES SECTION 15301. THE APPLICANT 
IS MOM TR, INC. AND THE PROPERTY OWNER IS PETER MAGLARAS. 
 

E. RECEIVE AN INFORMATIONAL REPORT REGARDING CITY REGULATIONS 
OF TRUCK STOPS AND TRUCK USES AROUND INDUSTRIAL AREAS 
ACROSS THE CITY. 

 
 

2. ITEMS FROM THE AUDIENCE 
 

3. DIRECTOR’S REPORT 
 

4. ITEMS FROM THE COMMISSION 
 

5. ADJOURNMENT 
 
 
 
 
 
 
 
 
 
 
 
 
Posted:  August 19, 2022 
 
Any materials distributed to the majority of the Planning Commission regarding any item on this 
agenda will be made available for public inspection via the City of Tracy website at 
www.cityoftracy.org. 
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PLANTING PLAN

L3.0Two days before you dig,
call toll free: 1.800.422.4133
(Under Ground Service Alert)
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Megan's Organic Market

San Luis Obispo, California

Landscape Designer

DESIGNED BY

725 Buckley Rd. Suite A
San Luis Obispo, Ca 93401

805.439.1757

Michael H. Vogt

104 W 10th St

DATE SUBMITTAL
REVISIONS

95376

T h e s e  d r a w i n g s  a n d / o r  t h e
accompanying specif ications are the
exclusive property of Purlieu Landscape
Design + Build. Their use and publication
shall be restricted to the original site for
which they were pr epar ed. Re-use,
reproduction, or  publication by any
method, in whole or part, is prohibited
except  by  wr i t ten  per m i s s ion  f r om
Pur l i eu  L an ds cap e D es i g n  +  Bu i l d .

www.purlieulandscapes.com

05/19/22

ALMOND TREE 2
Prunus dulcis / Almond

SMALL GRASS 62
Carex divulsa / European Grey Sedge

AGAVE 8
Agave attenuata / Foxtail Agave
Agave ovatifolia / Whale's Tongue Agave

LARGE AGAVE 1
Agave americana / Century Plant

CONCEPT PLANT SCHEDULE
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GENERAL NOTES:

LEGEND:

HARDSCAPE PLAN NORTHSCALE : 1/16" = 1'-0"
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SYMBOL DESCRIPTION QTY

Concrete Flatwork - Broom finish

Mulch

153 sq. ft.

1,605 sq. ft.

L2.0

HARDSCAPE PLAN

Two days before you dig,
call toll free: 1.800.422.4133
(Under Ground Service Alert)
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Megan's Organic Market

Tracy, California

Landscape Designer

DESIGNED BY

725 Buckley Rd. Suite A
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Michael H. Vogt
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DATE SUBMITTAL
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95376
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DESCRIPTION
1. Work performed shall comply with the following:
A. These General Notes, and Construction Documents and Specifications.
B. All applicable local, state,and federal codes, ordinances and regulations. All codes listed in
          Specifications and Drawings shall be inclusive of all codes, regulations and requirements
          adopted by the State of California, including all Amendments.
2. Source of base information is Purlieu Landscape Design + Build and is assumed to be correct.

Report any discrepancies immediately to the Owner's representative.
3. Verify locations of pertinent site improvements installed under other contracts. If any part of
          this plan cannot be followed due to site conditions, contact owner's representative for

instructions prior to commencing work.
4. Contact local underground utility services for utility location and identification, prior to

commencing work.
5. If a Contractor other than Purlieu Landscape Design + Build, constructs these plans, Purlieu is

not liable for any damage or plan discrepancies.
6. Location, number, and size of existing trees are not exact. Existing trees on plan are placed to

approximate locations. Exact location, number, and size of trees to be determined on site.



1. SLOPE GRADE AWAY FROM HOME (VERANDA) AT 5% 
FOR 10' DISTANCE. EXISTING GRADE TO REMAIN UNLESS 
NOT ABLE TO MEET THIS REQUIREMENT. NOTIFY 
ARCHITECT IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR THE 
PREVENTION OF WIND EROSION AND DUST WITHIN THE 
AREAS OF OPERATION. METHOD OF CONTROL SHALL BE 
SELECTED BY THE CONTRACTOR BUT SHALL SATISFY 
REQUIREMENTS.

3. HAY BALES WILL BE PLACED AS AN EROSION CONTROL 
MEASURE AS DIRECTED BY THE COUNTY PUBLIC WORKS 
DEPARTMENT IF THE CONSTRUCTION IS NOT COMPLETED 
PRIOR TO OCTOBER 15 OF THE YEAR OF CONSTRUCTION.

4. INFORMATION PERTAINING TO EXISTING 
UNDERGROUND FACILITIES AS SHOWN HEREIN IS FOR 
INFORMATION PURPOSES ONLY. UTILITIES SHOWN IN 
PLAN VIEW MAY NOT BE SHOWN IN PROFILE. IT SHALL BE 
THE RESPONSIBILITY OF THE CONTRACTOR TO CONTACT 
"UNDERGROUND SERVICE ALERT" AT 1-800-642-2444 FOR 
LOCATION OF ALL UNDERGROUND FACILITIES. ALL 
UNDERGROUND UTILITIES SHOWN ON THESE PLANS 
WERE DELINEATED BASED ON THE BEST AS-BUILT 
INFORMATION AVAILABLE AT THE TIME. THE CONTRACTOR 
SHALL BE RESPONSIBLE TO VERIFY THE ACTUAL 
LOCATIONS OF THE CABLE TV., FIBER OPTIC, WATER, 
SEWER, DRAINAGE, OR OTHER UNDERGROUND 
FACILITIES IN THE FIELD PRIOR TO CONSTRUCTION AND 
SHALL NOTIFY THE ENGINEER IMMEDIATELY IN THE EVENT 
THAT POTENTIAL CONFLICTS OR INTERFACES ARE 
DISCOVERED.

5. ALL UTILITY COMPANIES MUST BE NOTIFIED PRIOR TO 
THE START OF CONSTRUCTION.

6. NEW ADDRESS IDENTIFICATION AT STREET GATE. PER 
CBC 501.2, PROVIDE ADDRESS LETTERS (MIN. 6" HIGH AND 
1/2" WIDE). THEY SHALL BE INSTALLED ON A 
CONTRASTING BACKGROUND OR VISIBLE ENOUGH FROM 
THE STREET OR ROAD FRONTING THE PROPERTY.

7. NO GRADING OR CIVIL ENGINEERING PROPOSED FOR 
THIS PROJECT. EXISTING PARKING LOT TO BE RE-SEALED 
AND STRIPPED. LANDSCAPE ALTERATIONS WILL NOT 
REQUIRE ADDITIONAL GRADING.

GENERAL NOTES: SITE

1. (E) CONCRETE SIDEWALK W/ ADA ACCESSIBLE SLOPE.

2. (E) PAVING OR SIDEWALK.

3. 12" MINIMUM WALKWAY

4. (N) PARKING SPACE STRIPING AND PAVING AS 
REQUIRED. 

5. (N) SECURITY DOORS. RE: DOOR SCHEDULE.

6. (N) TRASH ENCLOSURE. ENCLOSURE TO BE SECURE 
AND ADA ACCESS ASILE.

7. INSTALL NEW LANDSCAPE PLANTER W/ 6" CONCRETE 
CURB PER CITY STANDARDS.

8. (N) VAN ACCESSIBLE PARKING STRIPING. RE: 42/A1.1

9. INSTALL NEW ACCESSIBLE PARKING SPACE SIGNAGE 
PER CODE. 

10. (E) LOADING DOCK AND GARAGE DOOR TO REMAIN 
FOR DELIVERIES.

11. PROVIDE ADA ACCESSIBLE ENTRANCE SIGN AT 
ENTRY DOOR PER CODE.

12. (E) KNOX CABINET TO REMAIN. VERIFY MOUNTED ON 
WALL 6' ABOVE GROUND LEVEL OUTSIDE ENTRANCE 
WITH A MASTER KEY AS WELL AS ALL MSDS SHEETS AND 
HAZARDOUS INFORMATION.

13.  INSTALL (N) "UNAUTHORIZED VEHICLE" WARNING 
SIGN AT ENTRANCE TO PROPERTY. RE: DETAIL 22/A1.0

14. PROVIDE (N) TREES PER PLAN.

15. (N) ASPHALT PAVEMENT.

16. (N) ADA AISLE STRIPPING FROM SIDEWALK TO TRASH 
      ENCLOSURE AND VAN ACCESSIBLE SPACE.

17. (E) TREE TO REMAIN.

18. (E) COMMUNICATION UTILITIES BOX TO REMAIN.

KEYNOTES: NEW SITE PLAN

ADA PATH OF TRAVEL (P.O.T.)
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1. 6X6 ROOF POST

2. ROOF OUTLINE

3. 8" CONCRETE CURB

4. PAINTED TUBE STEEL GATE POST

5. PAINTED STEEL DOUBLE SWING GATE

6. 2X8 RAFTERS

7. 2X6 PURLINS

8. PAINTED STEEL GATE FRAME

9. STANDING SEAM METAL ROOF COLOR TO MATCH 
BUILDINGS

10. PRECAST CONCRETE CAP

11. (3) BARREL HINGE

12. SLIDE BOLT AND SLEEVE

13. DROP BOLT AND SLEEVE

14. BURNISHED FACE CMU 8X8X16 MATTE HALF-SCORE 
FINISH. COLOR: PAINTED WHITE

15. BURNISHED FACE CMU 8X8X16 MATTE  FINISH. 
COLOR: PAINTED RED TO MATCH BUILDING. TBD BY 
OWNER

KEYNOTES: TRASH ENCLOSURE
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DN
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DN

DN

(E) EXT. MASONRY WALL. EXT. 
FINISH PER ELEVATION.

(E) INT.  WALL TO REMAIN.

(E) WALL TO BE REMOVED.

(N) 2X4 D.F. WOOD STUD WALL 
@ 16" O.C. W/ PLASTER FINISH.

WALL TYPES

1. FURNITURE IN PLAN IS ONLY DIAGRAMMATIC. NOT FOR 
CONSTRUCTION. CONTRACTOR TO VERIFY FURNITURE 
W/ OWNER PRIOR TO CONSTRUCTION.

2. PROVIDE RATED 2A:10B:C FIRE EXTINGUISHERS SUCH 
THAT AN EXTINGUISHER IS LOCATED WITHIN A 75-FOOT 
TRAVEL DISTANCE TO ANY POINT IN THE BUILDING. 
EXTINGUISHERS SHALL BE MOUNTED ON THE WALL OR 
IN CABINETS, SUCH THAT THE TOP OF THE 
EXTINGUISHER IS NO HIGHER THAN 48 INCHES ABOVE 
THE FLOOR.

GENERAL NOTES: FLOOR PLAN

3. GENERAL CONTRACTOR TO PROVIDE NEW SIGNAGE 
AS REQUIRED TO COMPLY WITH APPLICABLE BUILDING 
CODES. ALL SIGNAGE SHALL COMPLY WITH 
ACCESSIBILITY GUIDELINES, AND CBC INCLUDING BUT 
NOT LIMITED TO PROPORTION, COLOR, CONTRAST AND 
RELIEF, FONT STYLE AND GRADE 2 BRAILLE 
REQUIREMENTS. AFFIX AN INTERNATIONAL 
ACCESSIBILITY SYMBOL ON ALL ACCESSIBLE 
ENTRANCES PER APPLICABLE CODE. RE: A-0.2

4. ALL DOOR HARDEWARE TO BE FALCON LEVER 
ACTION.

5. ALL WORK SHALL BE IN COMPLIANCE TO LOCAL 
BUILDING CODES. CONTRACTOR TO SUBMIT ON RFI 
(REQUEST FOR INFORMATION) TO THE EARCHITECT ON 
RECORD FOR CLARIFICATION OF CONSTRUCTION 
METHODS. DETAILS OR SPECIFICATIONS AS NEEDED. 
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ATTACHMENT B 

APPROVED AS TO FORM AND LEGALITY 
 
 

________________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY PLANNING COMMISSION 

 
RESOLUTION NO. _______________  

 
 
 

1. APPROVAL OF A CONDITIONAL USE PERMIT (CUP22-0001) FOR A 
CANNABIS STOREFRONT RETAILER (DISPENSARY) AT 104 W. Tenth 
STREET, APN 235-054-06. THE APPLICANT IS MOM TR, INC. AND THE 
PROPERTY OWNER IS PETER MAGLARAS; 

2. ALLOW THE CONDITIONAL USE PERMIT TO BE VALID FOR ONE (1) 
YEAR, AS DESCRIBED IN THE CONDITIONS OF APPROVAL, AND 

3. DETERMINE THAT THIS PROJECT IS CATEGORICALLY EXEMPT FROM 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT PURSUANT 
GUIDELINES SECTION 15301. 

 
WHEREAS,  California state law allows local governments to regulate commercial 

cannabis activities in their respective jurisdictions; and 
 
WHEREAS,  Commercial cannabis activities require a cannabis business permit to 

operate in Tracy and a conditional use permit to operate cannabis businesses at specific 
locations; and 

 
WHEREAS,  Megan’s Organic Market was awarded a cannabis business permit 

(application number CBPA20-0032) by the Tracy Police Chief on June 21, 2021; and 
 
WHEREAS,  The applicant submitted a conditional use permit application to operate a 

cannabis storefront retailers (dispensary) in an existing building at 104 W. Tenth Street, on March 
1, 2022; and 

 
WHEREAS,  The subject site is designated Commercial in the Tracy General Plan and 

zoned Central Business District (CBD), wherein cannabis dispensaries are a conditionally 
permitted use; and 

 
WHEREAS,  Conditional use permits are valid for six (6) months, under Tracy Municipal 

Code (TMC) section 10.08.4350; and 
 
WHEREAS,  The applicant must also obtain a State license for the operation of the 

cannabis business and comply with the conditions of their approved cannabis business permit, 
which may take longer than six (6) months granted under the conditional use permit; and   

 
WHEREAS,  Under TMC 10.08.4360 the Planning Commission may grant a greater time 

limit for conditional use permit approvals; and  
 
WHEREAS,  The Planning Commission conducted a public hearing to review and 

consider the applications on August 24, 2022; now, therefore, be it 
 



2 

RESOLVED:   That the Planning Commission adopts a resolution approving a conditional 
use permit (CUP22-0001) for a cannabis storefront retailer (dispensary) at 104 W. Tenth Street, 
APN 235-054-06, subject to the Conditions of Approval contained in Attachment C to the staff 
report and based on the findings below. 

 
1. There are circumstances applicable to the use which make the granting of a use permit 

necessary for the preservation and enjoyment of substantial property right, because a 
conditional use permit is necessary for the operation of a cannabis dispensary in the GHC 
CBD Zone as required by the Tracy Municipal Code. 

 
2. The proposed location of the use and the conditions under which it would be operated or 

maintained is in accordance with the objectives of the Tracy Municipal Code Chapter 6.36 and 
Chapter 10.08. Additionally, the project site is located at least 600 feet away from a parcel 
containing a school, day care center, or youth center, and the use will be operated wholly 
indoors. The use will operate similarly to a retail store, which is complementary of the 
surrounding commercial area. 

 
3. The project will not, under the circumstances of the particular case or as conditioned, be 

injurious or detrimental to the health, safety, or general welfare of persons or property in the 
vicinity of the proposed use, or to the general welfare of the City because the project, as 
conditioned, is consistent with the zoning, commercial cannabis activity regulations, and other 
elements of the Tracy Municipal Code the City of Tracy General Plan, the Design Goals and 
Standards, City Standards, California Building Codes, California Fire Codes, and California 
cannabis regulations. There will be no odors or similar objectionable impacts to other 
businesses in the vicinity as all cannabis products will be entirely packaged and stored in 
accordance with the requirements of Chapter 6.36; and be it 

 
FURTHER RESOLVED:  That the Planning Commission allow the conditional use permit 

to be valid for one (1) year, as described in the Conditions of Approval; and be it 
 
FURTHER RESOLVED:  That the Planning Commission determines that this project is 

categorically exempt from the California Environmental Quality Act pursuant Guidelines Section 
15301. 
   

 
 

* * * * * * * * * * * * * * 
 
The foregoing Resolution 2022-_____ was adopted by the Planning Commission on August 24, 
2022, by the following vote: 
 
AYES: COMMISSION MEMBERS: 
NOES: COMMISSION MEMBERS: 
ABSENT:  COMMISSION MEMBERS: 
ABSTENTION:  COMMISSION MEMBERS: 
 
            ______________________ 
         CHAIR 
 
ATTEST: 
 
_______________________ 
STAFF LIAISON 



Attachment C 

City of Tracy 
Conditions of Approval 

Megan’s Organic Market Cannabis Dispensary 
Application Number CUP22-0001 

 
 

A.  General Provisions and Definitions. 
 

A.1. General. These Conditions of Approval apply to: 
 

The Project: Megan’s Organic Market Cannabis Dispensary, conditional use permit 
number CUP22-0001 
 

The Property: 104 W. Tenth Street (Assessor’s Parcel Number 235-054-06) 
 

A.2. Definitions. 
 

a. “Applicant” means any person, or other legal entity, applying for a conditional use 
permit. 

 
b. “City Engineer” means the City Engineer of the City of Tracy, or any other duly 

licensed Engineer designated by the City Manager, or the Development Services 
Director, or the City Engineer to perform the duties set forth herein. 

 
c. “City Regulations” means all written laws, rules, and policies established by the 

City, including those set forth in the City of Tracy General Plan, the Tracy Municipal 
Code, ordinances, resolutions, policies, procedures, and the City’s Design 
Documents (including the Standard Plans, Standard Specifications, Design 
Standards, and relevant Public Facility Master Plans). 

 
d. “Development Services Director” means the Development Services Director of the 

City of Tracy, or any other person designated by the City Manager or the 
Development Services Director to perform the duties set forth herein. 

 
e. “Conditions of Approval” shall mean the conditions of approval applicable to the 

Project located at the Property. The Conditions of Approval shall specifically 
include all conditions set forth herein. 
 

f. “Developer” means any person, or other legal entity, who applies to the City to 
divide or cause to be divided real property within the Project boundaries, or who 
applies to the City to develop or improve any portion of the real property within the 
Project boundaries.  The term “Developer” shall include all successors in interest. 
 

g. “Police Chief” means the Chief of Police of the City of Tracy, or any other person 
designated by the City Manager or the Police Chief to perform duties set forth 
herein. 

 
A.3.  Compliance with submitted plans. Prior to the establishment of the use, the project 

shall be established in substantial compliance with the plans received by the 
Development Services Department on July 6, 2022 to the satisfaction of the 
Development Services Director. 
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A.4.  Payment of applicable fees. The applicant shall pay all applicable fees for the project, 

including, but not limited to, development impact fees, building permit fees, plan check 
fees, grading permit fees, encroachment permit fees, inspection fees, school fees, or 
any other City or other agency fees or deposits that may be applicable to the project. 

 
A.5.  Compliance with laws. The Developer shall comply with all federal, state and local 

laws, as amended from time to time, related to the development of real property within 
the Project, including, but not limited to:   
• the Planning and Zoning Law (Government Code sections 65000, et seq.) 
• the California Environmental Quality Act (Public Resources Code sections 21000, 

et seq., “CEQA”), and  
• the Guidelines for California Environmental Quality Act (California Administrative 

Code, title 14, sections 1500, et seq., “CEQA Guidelines”). 
• The Medicinal and Adult-Use Cannabis Regulation and Safety Act; 
• Regulations of the Bureau of Cannabis Control; 
• Tracy Municipal Code (TMC) Chapter 6.36 (Commercial Cannabis Activity); and 
• City of Tracy Procedures and Guidelines for a cannabis business permit adopted 

by City Council Resolution 2020-137 
 

A.6.  Compliance with applicable regulations. Unless specifically modified by these 
Conditions of Approval, the use shall comply with all City and State Regulations and 
the approved cannabis business permit No. CBPA20-0032, which includes business 
operations requirements, the safety and security plan, and the odor control plan. 
 

A.7.  Prior to construction, the applicant shall submit construction documents which meet 
the requirements of the California Building and Fire Codes and the Tracy Municipal 
Code to the City of Tracy and the South San Joaquin County Fire Authority for review, 
approval and inspections.  
 

A.8.  At all times, applicant (or its successor) shall maintain all necessary permits to operate 
a cannabis business pursuant to Municipal Code Chapter 6.36. Neither the applicant, 
nor any other entity, shall have an entitlement or other property right to operate a 
cannabis business at the property without holding such a cannabis business permit, 
which may be approved, denied, renewed, or revoked in accordance with the 
requirements of Chapter 6.36. 
 

A.9.  This the conditional use permit shall expire one year following the date on which the 
use permit became effective unless, prior to the expiration of one year, the use is 
established in accordance with this use permit, or a building permit is issued by the 
Building Official and construction is commenced and diligently pursued toward 
completion on the site which was the subject of the use permit application. 

 
 
B.  Development Services Department, Planning Division Conditions 
 
Contact: Kimberly Matlock  (209) 831-6430  kimberly.matlock@cityoftracy.org  
 

mailto:kimberly.matlock@cityoftracy.org
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B.1.  Prior to approval of a building permit, the applicant shall provide detailed plans that 
demonstrate compliance with TMC Section 6.36.380(k). 
 

B.2.  Prior to final inspection, the applicant shall demonstrate compliance with TMC Section 
6.36.380(l). 
 

B.3.  Community Benefit Agreement. Prior to commencing any cannabis operation, the 
applicant shall execute a Community Benefit Agreement with the City in accordance 
with the requirements of their cannabis business permit. 
 

B.4.  Wholly indoors. The use shall be conducted wholly indoors. The use may not be 
conducted outside the building, including in the outdoor patio or parking lot. 
 

B.5.  Hours of operation. The hours of operation shall be limited to 6:00 am to 10:00 pm in 
accordance with State law. Should the hours of operation established in the State law 
become more restrictive, the use shall comply with the more restrictive regulations.  
 
 

C.  Development Services Department, Building Division Conditions 
 

Contact: Phillip Rainone   (209) 831-6413  phillip.rainone@cityoftracy.org  
 

C.1. Prior to the commencement of interior improvements, applicant shall submit 
construction documents, plans, specifications and/or calculations to the Building Safety 
Division, which meet all requirements of Title 24 California Code of Regulations and 
City of Tracy Municipal Codes, as applicable. The plans shall include, and not be 
limited to, the following:  
1. Demo Plan 
2. Existing Floor Plan 
3. Proposed Floor Plan 
4. Electrical Plans 
5. T-24 Energy Documentation (as applicable) 
6. Mechanical Plans 
7. Plumbing Plans 
8. Egress plan complying with CBC Chapter 10 
9. ABC form 
 
 

D.  Tracy Police Department Conditions 
 

Contact: Lieutenant Miguel Contreras (209) 831-6618 miguel.contreras@tracypd.com 
 
D.1. A minimum of 2 on-site security guards shall be maintained on site during business 

hours and 1 on-site security guard during closed hours. The name of the company shall 
be provided to the Police Department at the time of Building Permit application 
submittal. The establishment shall remain closed for business if the minimum of 2 
certified security guards are not present during business hours on any given day. Once 
the minimum-security staffing is met, the establishment may re-open for business.  

mailto:phillip.rainone@cityoftracy.org
mailto:miguel.contreras@tracypd.com














P = Permitted 
C = Conditionally Permitted 
NP = Not Permitted 
¹ = Prohibited in the I-205 Overlay Zone and CRSP I-205 Overlay 
² = Only on sites southeast of Capital Parks Drive and International Parkway 

Potential Land Use Permission Ideas to Discuss and Consider 
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(HS) 
Zone 

Truck Stops ¹ NP C C ² NP NP  C C 

Truck Fueling 
& Washing ¹ 

 C  P P C NP  C C 

Truck Repair ¹ C / P P   P ²  P NP  C C 

Off-Site Truck 
and Trailer 
Parking and 
Storage ¹ 

P P P P P NP NP 

P = Permitted 
C = Conditionally Permitted 
NP = Not Permitted 
¹ = Prohibited in the I-205 Overlay Zone and CRSP I-205 Overlay 
²  = Only on sites southeast of Capital Parks Drive and International Parkway 
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