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This document is the Mitigation Monitoring and Reporting Program (MMRP) for the Tracy Dual 

Hotels Project in the City of Tracy. This MMRP has been prepared pursuant to Section 21081.6 of 

the California Public Resources Code, which requires public agencies to “adopt a reporting and 

monitoring program for the changes made to the project or conditions of project approval, 

adopted in order to mitigate or avoid significant effects on the environment.”  A MMRP is required 

for the proposed project because the Mitigated Negative Declaration (MND) has identified 

potentially significant adverse impacts, and measures have been identified to mitigate those 

impacts to a less-than significant-level. 

MITIGATION MONITORING AND REPORTING PROGRAM 
The MMRP, as outlined in the following table, describes mitigation timing, monitoring 

responsibilities, and compliance verification responsibility for all mitigation measures identified in 

the Tracy Dual Hotels Project MND. 

The City of Tracy will be the primary agency responsible for implementing the mitigation measures 

and will continue to monitor mitigation measures that are required to be implemented during the 

operation of the project. 

The MMRP is presented in tabular form on the following pages. The components of the MMRP are 

described briefly below: 

• Mitigation Measures:  The mitigation measures are taken from the MND in the same 

order they appear in the MND. 

• Mitigation Timing:  Identifies at which stage of the project mitigation must be completed. 

• Monitoring Responsibility:  Identifies the agency that is responsible for mitigation 

monitoring. 

• Compliance Verification:  This is a space that is available for the monitor to date and initial 

when the monitoring or mitigation implementation took place.  
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TABLE 1:  MITIGATION MONITORING AND REPORTING PROGRAM 

ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

AIR QUALITY 

a) Conflict with or obstruct 
implementation of the applicable 
air quality plan? 

b) Violate any air quality 
standard or contribute 
substantially to an existing or 
projected air quality violation? 

c) Result in a cumulatively 
considerable net increase of any 
criteria pollutant for which the 
project region is non-attainment 
under an applicable federal or 
state ambient air quality 
standard (including releasing 
emissions which exceed 
quantitative thresholds for ozone 
precursors)? 

Mitigation Measure AIR-1: Prior to the commencement of grading 

activities, the contractor hired to complete the grading activities shall 

prepare a construction emissions reduction plan that meets the requirements 

of SJVAPCD Rule VIII. The construction emissions reductions plan shall be 

submitted to the SJVAPCD for review and approval.  The Project applicant 

shall comply with all applicable APCD requirements prior to commencement 

of grading activities.   

Mitigation Measure AIR-2: The following mitigation measures, in addition 

to those required under Regulation VIII of the SJVAPCD, shall be implemented 

by the Project’s contractor during all phases of Project grading and 

construction to reduce fugitive dust emissions: 

• Water previously disturbed exposed surfaces (soil) a minimum of 

two-times/day or whenever visible dust is capable of drifting from 

the site or approaches 20 percent opacity. 

• Water all haul roads (unpaved) a minimum of two-times/day or 

whenever visible dust is capable of drifting from the site or 

approaches 20 percent opacity. 

• Reduce speed on unpaved roads to less than 5 miles per hour. 

• Reduce the amount of disturbed surface area at any one time 

pursuant to the scope of work identified in approved and permitted 

plans. 

• Restrict vehicular access to the area to prevent unlawful entry to 

disturbed areas and limit unnecessary onsite construction traffic on 

disturbed surfaces. Restriction measures may include fencing or 

signage as determined appropriate by the City.   

• Cease grading activities during periods of high winds (greater than 

20 mph over a one-hour period). 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
• Asphalt-concrete paving shall comply with SJVAPCD Rule 4641 and 

restrict use of cutback, slow-sure, and emulsified asphalt paving 

materials.  

Implementation of this mitigation shall occur during all grading or site 

clearing activities. The SJVAPCD shall be responsible for monitoring. 

Mitigation Measure AIR-3: Prior to the issuance of any building permits, the 

Project applicant shall comply with the requirements of District Rule 9510, 

which is aimed at the following reductions:   

• 20 percent of construction-exhaust nitrogen oxides; 

• 45 percent of construction-exhaust PM10; 

• 33 percent of operational nitrogen oxides over 10 years; and 

• 50 percent of operational PM10 over 10 years. 

The Project applicant shall coordinate with SJVAPCD to develop measures 

and strategies to reduce operational emissions from the proposed Project.  If 

feasible measures are not available to meet the emissions reductions targets 

outlined above, then the Project applicant may be required to pay an in-lieu 

mitigation fee to the SJVAPCD to off-set Project-related emissions impacts.  If 

in-lieu fees are required, the Project applicant shall coordinate with the 

SJVAPCD to calculate the amount of the fees required to off-set Project 

impacts.  The Project applicant shall provide verification of compliance to the 

City prior to the issuance of any building permits.   
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BIOLOGICAL RESOURCES 

a) Have a substantial adverse 
effect, either directly or through 
habitat modifications, on any 
species identified as a candidate, 
sensitive, or special status 
species in local or regional plans, 
policies, or regulations, or by the 
California Department of Fish 
and Game or U.S. Fish and 

Mitigation Measure BIO-1: Prior to the commencement of grading 

activities or other ground disturbing activities on the Project site, the Project 

applicant shall arrange for a qualified biologist to conduct a preconstruction 

survey for western burrowing owls in accordance with SJMSCP requirements.  

• Western Burrowing Owl Surveys: No more than 14 days prior to 

prior to Project activities, a qualified biologist shall conduct at least 

two surveys following the methods described in CDFW 2012 Staff 

SJCOG 

Qualified 
biologist 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
Wildlife Service? Report on Burrowing Owl Mitigation, Appendix D (2012), at least 

seven days apart, with the final survey conducted no more than 48 

hours prior to beginning Project activities. Surveys shall encompass 

the Project site and a sufficient buffer zone to detect owls nearby 

that may be impacted commensurate with the type of disturbance 

anticipated, as outlined in the CDFW 2012 Staff Report, and include 

burrow surrogates such as culverts, piles of concrete or rubble, and 

other non-natural features, in addition to burrows and mounds. If a 

lapse in Project-related work of 14 calendar days or longer occurs, 

additional surveys shall be required. If occupied burrows are 

detected during surveys, CDFW shall be consulted prior to Project 

commencement. 

If no owls or owl nests are detected, then construction activities may 

commence. If burrowing owls or occupied nests are discovered, then the 

following shall be implemented: 

• Western Burrowing Owl No-Disturbance Buffers: A qualified 

biologist shall clearly delineate a no-disturbance buffer around all 

western burrowing owl burrows, including nesting, roosting, and 

satellite burrows, or the entire burrow complex within and 

adjacent to within 150 meters of the Project Area with posted 

markers demarking the area to avoid, using stakes, flags, and/or 

rope or cord to minimize the disturbance of western burrowing owl 

habitat. Buffers shall be determined based upon the time of year 

and level of disturbance as described in the CDFW 2012 Staff 

Report. If burrows cannot be fully avoided, CDFW shall be 

consulted. 

Implementation of this mitigation shall occur prior to grading or site 

clearing activities. SJCOG shall be responsible for monitoring and a qualified 

biologist shall conduct surveys and relocate owls as required. 

Separately, prior to the commencement of grading activities or other ground 

disturbing activities on the Project site,  to minimize impacts to Swainson’s 

Hawk, the following surveys and avoidance activities shall be implemented, 

as applicable: 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
• Swainson’s Hawk Surveys and Avoidance: If Project activities are 

scheduled during the nesting season for Swainson’s hawks (March 1 

to September 15), prior to beginning work on this Project, a 

qualified biologist shall conduct surveys according to the 

Recommended Timing and Methodology for Swainson’s Hawk 

Nesting Surveys in California’s Central Valley (TAC, 2000). Survey 

methods should be closely followed by starting early in the nesting 

season (late March to early April) to maximize the likelihood of 

detecting an active nest (nests, adults, and chicks are more difficult 

to detect later in the growing season because trees become less 

transparent as vegetation increases). Surveys shall be conducted: 1) 

within a minimum 0.5-mile radius of the Project site or a larger 

area if needed to identify potentially impacted active nests, and 2) 

for at least the two survey periods immediately prior to initiating 

Project-related construction activities. Surveys shall occur annually 

for the duration of the Project. The qualified biologist shall have a 

minimum of two years of experience implementing the survey 

methodology resulting in detections. If active Swainson’s hawk 

nests are detected, the Project shall implement a 0.5-mile 

construction avoidance buffer around the nest until the nest is no 

longer active as determined by a qualified biologist. 

Mitigation Measure BIO-2: Prior to commencement of any grading 
activities, the Project proponent shall seek coverage under the SJMSCP to 
mitigate for habitat impacts to covered special status species. Coverage 
involves compensation for habitat impacts on covered species through 
payment of development fees for conversion of open space lands that may 
provide habitat for covered special status species. These fees are used to 
preserve and/or create habitat in preserves to be managed in perpetuity. In 
addition, coverage includes incidental take avoidance and minimization 
measures for species that could be affected as a result of the proposed 
Project. There are a wide variety of incidental take avoidance and 
minimization measures contained in the SJMSCP that were developed in 
consultation with the USFWS, CDFW, and local agencies. The applicability of 
incidental takes avoidance and minimization measures are determined by 
SJCOG on a Project basis. The process of obtaining coverage for a Project 
includes incidental take authorization (permits) under the Endangered 
Species Act Section 10(a) and California Fish and Game Code Section 2081. 
The Section 10(a) permit also serves as a special-purpose permit for the 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
incidental take of those species that are also protected under the MBTA. 
Coverage under the SJMSCP would fully mitigate all habitat impacts on 
covered special-status species. The SJMSCP includes the implementation of an 
ongoing Monitoring Plan to ensure success in mitigating the habitat impacts 
that are covered. The SJMSCP Monitoring Plan includes an Annual Report 
process, Biological Monitoring Plan, SJMSCP Compliance Monitoring 
Program, and the SJMSCP Adaptive Management Plan SJCOG. 

The following measures shall be implemented, in the event that the SJMSCP 
does not offer full coverage, as applicable: 

• Western Burrowing Owl Habitat Mitigation: The CDFW 2012 Staff 
Report states, “current scientific literature supports the conclusion 
that mitigation for permanent habitat loss necessitates 
replacement with an equivalent or greater habitat area for 
breeding, foraging, wintering, dispersal, presence of burrows, 
burrow surrogates…” If the Project would impact an unoccupied 
nesting burrowing owl burrow or burrow surrogate (i.e., a burrow 
known to have been used in the past three years for nesting), or an 
occupied burrow (where a non-nesting owl would be evicted as 
described above), impacts to burrowing owl habitat shall be 
mitigated for at a minimum 1:1 mitigation to impact ratio through 
a conservation easement and implementing and funding a long-
term management plan in perpetuity. 

• Swainson’s Hawk Habitat Mitigation: Loss of foraging habitat shall 
be mitigated at the appropriate ratio following CDFW’s (then Fish 
and Game) Staff Report Regarding Mitigation for Impacts to 
Swainson’s Hawks (Buteo swainsoni) in the Central Valley of 
California (CDFW, 1994) prior to Project construction, and 
accepted by CDFW in writing. The Project shall be assumed to be 
within one mile of an active nest tree and mitigate at a 1:1 
mitigation to impact ratio, unless protocol-level Swainson’s hawk 
surveys are conducted demonstrating that Swainson’s hawks are 
not nesting within one mile of the Project. Habitat mitigation shall 
include permanent preservation of foraging habitat through a 
conservation easement and implementing and funding a long-term 
management plan in perpetuity. 

• Nesting Bird Surveys: If project activities will occur during nesting 
bird season (February 1 to September 15), a Qualified Biologist 
shall conduct one focused survey for active nests within seven days 
prior to the initiation of project-related activities. If a lapse in 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
project-related activities of seven days or longer occurs, another 
focused survey will be required before project activities can be 
reinitiated. Surveys shall be conducted in all potential habitat 
located at project work sites and in staging and storage areas. The 
minimum survey radii surrounding the work area shall be the 
following: (1) 250 feet for non-raptors; and (2) 1,000 feet for 
raptors. If an active nest is found, Permittee shall consult with 
CDFW regarding appropriate action to comply with the Fish and 
Game Code of California.  

• Active Nest Buffers: Any active nests shall have an appropriately 
sized protective buffer to protect the bird’s normal bird behavior to 
prevent nesting failure or abandonment. Typical protective buffers 
are as follows: i) 1,000 feet for large raptors such as buteos, ii) 500 
feet for smaller raptors such as accipiters and iii) 250 feet for 
passerines. No project personnel or equipment shall be allowed to 
enter the protective buffer until a Qualified Biologist determines 
that the young have fully fledged and will no longer be adversely 
affected by the project. A Qualified Biologist shall observe any 
identified active nests prior to the start of any construction-related 
activities to establish a behavioral baseline of the adults and any 
nestlings, and all active nests should be continuously monitored by 
a biologist during construction activities to detect any signs of 
disturbance and behavioral changes as a result of the project. If 
signs of disturbance and behavioral changes are observed, work 
shall cease and the protective buffer shall be increased. 

e) Conflict with any local policies 
or ordinances protecting 
biological resources, such as a 
tree preservation policy or 
ordinance? 

f) Conflict with the provisions of 
an adopted Habitat Conservation 
Plan, Natural Community 
Conservation Plan, or other 
approved local, regional, or state 
habitat conservation plan? 

Implement Mitigation Measure BIO-2 See Mitigation 
Measure BIO-2 

See Mitigation 
Measure BIO-2 

 

CULTURAL RESOURCES 

a) Cause a substantial adverse Mitigation Measure CUL-1: If any prehistoric or historic artifacts, human City of Tracy If any  
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
change in the significance of a 
historical resource pursuant to 
Section15064.5? 

b) Cause a substantial adverse 
change in the significance of an 
archaeological resource 
pursuant to Section 15064.5? 

c) Disturb any human remains, 
including those interred outside 
of formal cemeteries? 

remains or other indications of archaeological resources are found during 
grading and construction activities, an archaeologist meeting the Secretary 
of the Interior's Professional Qualifications Standards in prehistoric or 
historical archaeology, as appropriate, shall be consulted to evaluate the 
finds and recommend appropriate mitigation measures. 

• If cultural resources or Native American resources are 
identified, every effort shall be made to avoid significant 
cultural resources, with preservation an important goal. If 
significant sites cannot feasibly be avoided, appropriate 
mitigation measures, such as data recovery excavations or 
photographic documentation of buildings, shall be undertaken 
consistent with applicable state and federal regulations. 

• If human remains are discovered, all work shall be halted 
immediately within 50 meters (165 feet) of the discovery, the 
County Coroner must be notified, according to Section 5097.98 
of the State Public Resources Code and Section 7050.5 of 
California’s Health and Safety Code.  If the remains are 
determined to be Native American, the coroner will notify the 
Native American Heritage Commission, and the procedures 
outlined in CEQA Section 15064.5(d) and (e) shall be followed.   

Qualified 
archaeologist 
meeting the 
Secretary of the 
Interior's 
Professional 
Qualifications 
Standards in 
prehistoric or 
historical 
archaeology 

prehistoric or 
historic 
artifacts, 
human remains 
or other 
indications of 
archaeological 
or 
paleontological 
resources are 
found during 
grading and 
construction 
activities 

GEOLOGY AND SOILS 

a) Directly or indirectly cause 
potential substantial adverse 
effects, including the risk of loss, 
injury, or death involving: 

iii) Seismic-related ground 
failure, including 
liquefaction? 

c) Be located on a geologic unit 
or soil that is unstable, or that 
would become unstable as a 
result of the project, and 
potentially result in on- or off-
site landslide, lateral spreading, 
subsidence, liquefaction or 
collapse? 

d) Be located on expansive soil, 

Mitigation Measure GEO-1: Prior to the development of the Project site, a 

subsurface geotechnical investigation must be performed to identify onsite 

soil conditions and identify any site-specific engineering measures to be 

implemented during the construction of building foundations and subsurface 

utilities. The results of the subsurface geotechnical investigation shall be 

reflected on the Improvements Plans, subject to review and approval by the 

City’s Building Safety and Fire Prevention Division. 

Mitigation Measure GEO-2: Expansive materials and potentially weak and 

compressible fills at the site shall be evaluated by a Geotechnical Engineer 

during the grading plan stage of development. If highly expansive or 

compressible materials are encountered, special foundation designs and 

reinforcement, removal and replacement with soil with low to non-expansive 

characteristics, compaction strategies, or soil treatment options to lower the 

expansion potential shall be incorporated through requirements imposed by 

City of Tracy 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
as defined in Table 18-1-B of the 
Uniform Building Code (1994), 
creating substantial direct or 
indirect risks to life or property? 

the City’s Development Services Department.  

f) Directly or indirectly destroy a 
unique paleontological resource 
or site or unique geologic 
feature?  

Mitigation Measure GEO-3: If paleontological resources are discovered 
during the course of construction, work shall be halted immediately within 
50 meters (165 feet) of the discovery, the City of Tracy or San Joaquin County 
shall be notified, and a qualified paleontologist shall be retained to determine 
the significance of the discovery. If the paleontological resource is considered 
significant, it should be excavated by a qualified paleontologist and given to a 
local agency, State University, or other applicable institution, where they 
could be curated and displayed for public education purposes. 

City of Tracy or 
San Joaquin 
County 

Qualified 
paleontologist 

If 
paleontological 
resources are 
discovered 
during the 
course of 
construction 

 

HAZARDS AND HAZARDOUS MATERIALS 

a) Create a significant hazard to 
the public or the environment 
through the routine transport, 
use, or disposal of hazardous 
materials? 

b) Create a significant hazard to 
the public or the environment 
through reasonably foreseeable 
upset and accident conditions 
involving the release of 
hazardous materials into the 
environment? 

Mitigation Measure HAZ-1: A Soils Management Plan (SMP) shall be 

submitted and approved by the San Joaquin County Department of 

Environmental Health prior to the issuance of a grading permit. The SMP 

shall establish management practices for handling hazardous materials, 

including fuels, paints, cleaners, solvents, etc., during construction. The 

approved SMP shall be posted and maintained onsite during construction 

activities and all construction personnel shall acknowledge that they have 

reviewed and understand the plan. 

Mitigation Measure HAZ-2: Prior to bringing hazardous materials onsite, 
the applicant shall submit a Hazardous Materials Business Plan (HMBP) to 
San Joaquin County Environmental Health Division (CUPA) for review and 
approval. If during the construction process the applicant or his 
subcontractors generates hazardous waste, the applicant must register with 
the CUPA as a generator of hazardous waste, obtain an EPA ID# and 
accumulate, ship and dispose of the hazardous waste per Health and Safety 
Code Ch. 6.5. (California Hazardous Waste Control Law). 

San Joaquin 
County 
Department of 
Environmental 
Health 

 

 

 

San Joaquin 
County 
Department of 
Environmental 
Health 

Prior to the 
issuance of a 
grading permit 
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NOISE 

a) Generation of a substantial 
temporary or permanent 
increase in ambient noise levels 
in the vicinity of the project in 
excess of standards established 
in the local general plan or noise 

Mitigation Measure NOISE-1: The City of Tracy Development Services 

Department shall establish the following as conditions of approval for any 

permit that results in the use of construction equipment: 

• Construction shall be limited to 7:00 a.m. to 7:00 p.m. 

City of Tracy Prior to 
approval of 
grading and/or 
building 
permits and 
during 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
ordinance, or applicable 
standards of other agencies? 

• All construction equipment powered by internal combustion 

engines shall be properly muffled and maintained. 

• Quiet construction equipment, particularly air compressors, are to 

be selected whenever possible. 

• All stationary noise-generating construction equipment such as 

generators or air compressors are to be located as far as is 

practical from existing residences. In addition, the Project 

contractor shall place such stationary construction equipment so 

that emitted noise is directed away from sensitive receptors nearest 

the Project site. 

• Unnecessary idling of internal combustion engines is prohibited. 

• The construction contractor shall, to the maximum extent practical, 

locate on-site equipment staging areas to maximize the distance 

between construction-related noise sources and noise-sensitive 

receptors nearest the Project site during all Project construction. 

These requirements shall be noted on the Project plans prior to approval of 

grading and/or building permits. 

construction 
activities 

TRANSPORTATION AND CIRCULATION 

a) Conflict with a program plan, 
ordinance, or policy addressing 
the circulation system, including 
transit, roadway, bicycle, and 
pedestrian facilities? 

Mitigation Measure TR-1: Prior to operation of the Project, the City of 

Tracy Planning Department shall ensure that the Project applicant, in 

coordination within the City of Tracy Planning Department, constructs the 

planned Class I multi-use path along the Project’s Corral Hollow Road 

Frontage. 

City of Tracy 
Planning 
Department 

Prior to the 
operation of 
the Project 

 

d) Result in inadequate 
emergency access? 

Mitigation Measure TR-2: Prior to construction of the Project, the City of 

Tracy Planning Department shall ensure that the Project applicant provides 

compliant emergency vehicle turn templates that meet the City standards, 

and that such templates are implemented as part of the proposed Project. 

City of Tracy 
Planning 
Department 

Prior to the 
construction of 
the Project 

 

TRIBAL CULTURAL RESOURCES 

a) Would the project cause a Implement Mitigation Measure CUL-1 See Mitigation See Mitigation  
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 
substantial adverse change in the 
significance of a tribal cultural 
resource, defined in Public 
Resources Code Section 21074 as 
either a site, feature, place, 
cultural landscape that is 
geographically defined in terms 
of the size and scope of the 
landscape, sacred place, or object 
with cultural value to a California 
Native American tribe, and that 
is: 

i) Listed or eligible for listing in 
the California Register of 
Historical Resources, or in a local 
register of historical resources as 
defined in Public Resources Code 
Section 5020.1(k)? 

ii) A resource determined by the 
lead agency, in its discretion and 
supported by substantial 
evidence, to be significant 
pursuant to criteria set forth in 
subdivision (c) of Public 
Resources Code Section 5024.1? 
In applying the criteria set forth 
in subdivision (c) of Public 
Resources Code Section 5024.1, 
the lead agency shall consider 
the significance of the resources 
to a California Native American 
tribe. 

Measure CUL-1 Measure CUL-1 
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